STAFF REPORT

DATE: April 9, 2026
TO: Zoning Board of Appeals
FROM: Helen Miller, Planner
RE: Petition Number: 2026-22
Applicant: Maria Garcia
Status of Applicant:  Property owner
Location: 201 N. William Street (Council District #2)
Request: Variation of Use to allow the continuation of a three-

unit residence, an R-4 (multi-family residential) use,
in the R-2 (single-family residential) zoning district

Purpose

The applicant is requesting a Variation of Use to allow the continuation of a three-unit
residence, an R-4 (multi-family residential) use, in the R-2 (single-family residential)
zoning district at 201 N. William Street. The Variation of Use request must be considered
by the City Council following the recommendation of the Zoning Board of Appeals.

Site Specific Information

The subject site is approximately 85.6 feet by 124 feet (10,648 square feet) and contains
a two-story three-unit residence built around 1956. The property has an existing paved
driveway off William Street that leads to an attached two-car garage. The property is
zoned R-2 (single-family residential).

The property currently contains three separate dwelling units. According to City Directory
information, the house has contained at least two units since its construction. It is unclear
when the third unit was established. Notes from the Neighborhood Services history of the
property indicate that it had three units in 2008 when it was first added to the Rental
Inspection Program. The area has been zoned R-2 since the zoning maps were
established in the 1960s and 1970s.

The petitioner purchased the property in May 2025. At that time, City staff alerted the
petitioner that the three-unit use was not permitted and that a Variation of Use would need
to be obtained. Following the purchase of the property, the petitioner was in contact with
Neighborhood Services staff regarding existing rental inspection violations from an
inspection performed for the prior owner. The petitioner was able to have all violations
abated as of November 2025, and Neighborhood Services issued a two-year Rental



Inspection Certificate for the property that expires in September 2027. In February 2026,
the petitioner applied for the Variation of Use.

The house has an existing nonconforming front yard setback. Section 47-17.22(3) Non-
conforming Structures of the Zoning Ordinance allows pre-existing nonconformities to
remain as long as the structures are not enlarged or altered in a way that increases their
nonconformity. There are no proposed changes to the exterior or footprint of the building.

Surrounding Zoning, Land Use and Character

The property is located in the Cathedral Area neighborhood, at the northwest corner of
William Street and Oneida Street. While the area predominantly contains single-family
uses, there are some two-unit and multi-unit residences throughout the neighborhood.
The subject property is surrounded by other properties with R-2 (single-family residential)
zoning. There appear to be single-unit residences on the north, east, and south, and a
multi-unit residence to the west.

Applicable Requlations

e Section 47-8 R-4 (Low Density Multi-Family Residential) District
e Section 47-6 R-2 (Single-Family Residential) District
e Section 47-17.28 Variation of Use

Section 47-17.28: Variation of Use: A "variation of use" shall be defined to mean relief
from strict compliance with the use limitations of this Ordinance regarding the
classification, regulation, and restriction of the location where trades, industries,
businesses, and residences may exist.

Discussion

The petitioner, Maria Garcia, is requesting a Variation of Use to allow a three-unit
residence within the R-2 (single-family residential) zoning district. The property appears
to have contained three units since at least 2008, and at least two units since it was
constructed in the 1950s. The multi-unit use within the R-2 (single-family residential)
zoning district is no longer considered “grandfathered” because the Zoning Ordinance
has provisions for the termination of nonconforming uses after certain time periods.
Therefore, the property owner needs to obtain a Variation of Use to allow the continuation
of the existing three-unit residence. The zoning mismatch was noticed by Planning staff
when the property was for sale around 2023, but the previous owner did not apply for a
Variation of Use. When the property was for sale again in 2025 and then purchased by
the petitioner, Planning staff alerted the petitioner of the need to obtain a Variation of Use.

A plat of survey and floor plans are included in the staff report packet. The first floor
contains an attached two-car garage and one dwelling unit (Unit 1) that is around 780
square feet with two bedrooms. The second floor contains two dwelling units: Unit 2 is
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around 780 square feet with two bedrooms, and Unit 3 is around 568 square feet with
one bedroom. The second-floor units are accessed by an interior staircase that leads to
both entrances.

The required number of off-street parking spaces for a three-unit residence is five spaces
(1.5 spaces per unit). The property contains the required spaces, as the garage has two
spaces and the driveway can accommodate three spaces. The property also meets the
required lot area per family of 2,500 square feet, which is the area required per unit for
multi-unit dwellings in the R-4 (multi-family residential) district.

The property is currently enrolled in the Rental Inspection Program and has received a
two-year rental certificate. There are no outstanding rental inspection violations at the
property. Neighborhood Services does not have concerns about the property remaining
as a three-unit. If the Variation of Use is approved, the property will remain enrolled in the
Rental Inspection Program.

Recommended Action
Staff finds that the request meets the following Variation of Use criteria:
e the use of the property as fewer than three units would involve practical difficulties
since the three units have been established for years;
e the site has the unique circumstance of being constructed as a multi-unit structure
within a predominantly single-family area; and
e the approval of the Variation of Use will not alter the essential character of the
area.
While the surrounding neighborhood is largely single-family residential in character, there
are some existing multi-unit structures located throughout the area. There are no
proposed changes to the exterior or appearance of the existing residence. The property
can accommodate the required off-street parking spaces for three units. Approval of the
Variation of Use would allow the existing three-unit structure to remain as it currently
exists.

Conditions

If the Zoning Board desires to approve this Variation of Use to allow the continuation of
a three-unit residence, an R-4 (multi-family residential) use, in the R-2 (single-family
residential) zoning district at 201 N. William Street, staff recommends that the following
conditions be included:

1. That the property shall remain enrolled in and comply with the City’s Rental
Inspection Program;

2. That the use of the property shall not be expanded in the future;

3. Should the property be declared a public nuisance, the property may be subject
to a rehearing and a possible revocation of the Variation of Use.
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Figure 1: Aerial view of the subject site at 201 N. William Street (2025)
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Figure 2: Existing residence at 201 N. William Street, view northwest from the intersection of William
Street and Oneida Street (April 2026)
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Figure 3: Existing residence at 201 N . William Street, view north from Oneida Street (April 2026)
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FieNo. 0401225

KETCH ADDENDU

Borrower or Owner Maria Garcia

Property Address 201 N William St

city Joliet County  Will State L ZipCode 60435
Client Cross Country Mortgage LLC. ISAOA/ATIMA
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Living Area First Floor
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***Verified by Planner (please initial): *hx
Payment received from: Petiton#:
e Common Address:
Date filed:

Meeting date assigned:

ZONING BOARD OF APPEALS
JOLIET, ILLINOIS
PETITION FOR VARIATION OF USE

City of Jolict Planning Division, 150 W. Jefferson St., Jolict, IL. 60432
Ph (815)7244050  Fax (815)724-4056

ADDRESS FOR WHICH VARIATION IS REQUESTED: 2001 N Wi llians Stneet Joliot,IL b0y

PETITIONER’S NAME: M) Qv ¢ v
HOME ADDRESS: ZIP CODE:_

BUSINESS ADDRESS: ZIP CODE:

0N i) .o

EMAIL ADDRESS: _
PROPERTY INTEREST OF P ITIONER Owwn e

OWNER OF PROPERTY: (V) amcu& Gave L al

sove svorsss: [ - <> I

BUSINESS ADDRESS: ZIPCODE:

. oves: [

Any use requiring a business license shall concurrently apply for a business licerse and submit a_
copy with this petition. Additionally, if this request is for operation of a business, please provide

the following information:
BUSINESS REFERENCES (name, address, phone or email):

N - Residenha | pental @rngwhj I

N LA
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] Site plan / concept plan / floor plan / building elevation plan
O Joliet Ownership Disclosure form
[J Business license application (if applicable)

NOTARIZATION OF PETVIION

STATE OF ILLINOIS) s
COUNTY OF WILL)

LMoaric G! e xc; , depose and say that the above statements are true and correct to the best of
my knowledge and belief. I agree to be present in person or by representation when this petition is heard before

the Zoning Board of Appeals.

~ Petitioner’

Subscribed and sworn to before me
Owner's this /5" dayof [ eircavy  ,2026

(Ijo!her than petlli(mer) _——-

Official Seal
HARISH M 3HATT
Notary Public. State of lllinois

Commissior No. 996104
My Commissior Expires August 29, 2028
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM
[ The City of Jolict requires that applicants for zoning relicf, subdivision approval, building
permits and business licenses disclose the identity of all persons having an ownership
interest in the business and the real property associated with the application. A copy of
this form must be completed and submitted with other application materials. Failure to
nronerly comnlete and cuhmit this form may result in the denial of the application.

. INFORMATION ABOUT THE APPLICATION

This form is submitted as part of an application for the following (check all that apply):
R’ Rezoning, Special Use Permit, Variation, or Othier Zoning Relict (Complede Seclione It and i)
O Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections Il and Ilf)
O Building Permit (Complete Sections Il and I1i)
O Business License (Complete All Sections)

il. iNFCRUATION ABOUI THE PROPERTY

The address and PIN(s) of the real property associated with this application are:
200 0 Williorn  Sheeet, \oliet , LL, LOY3S
PING: 20 = 01 =-0% -~ Y12 - 03717 -0000

ll. PROPERTY OWNERSHIP

Select the type of owner of the real property associated with this application and fill in the appropriate
contact information balow:

M Individual: State the names, addresses, and phone #s of the individual
owner(s)
[] Corporation: State the names, addresses, and phone #'s of all persons holding

3% or morc of thic Slouk of the Gourpouiation and he pasiniags of
shares held by such stockholders

[J Limited Liability Company: State the names, addresses, and phone #'s of all members of the
company along with the percentage of ownership held by each

member

Lasd Truste clafe the manss, wddicsses, and phone &5 ol he rusiee(s) and all
beneficiaries

Partnership: State the names, addresses, and phone #'s of all partners

oo

Other type of organization:  State the names, addresses, and phone #'s of all persons having a
legal or equitable ownership interest in the organization or the right to
direct the affairs of the organization

Moav.a, 6 (DIQVLLOL.J
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IV. BUSINESS OWNERSHIP

If the owner of the business is different than the owner of the real property associated with the application,
then the following information must be provided:

Sclect the type of business owiner associated with this application and iill in the contact information below:

K Individual: State the names, addresses, and phone #'s of the individual
owner(s)

[0 Corporation: State the names, addresses, and phone #'s of all persons holding

3% or more of the stock of the corporation and the percentage of
shares held by such stockholders

[] Limited Liability Company: State the names, addresses, and phone #'s of all members of the
company along with the percentage of ownership held by each
member

(J Partnership: State the names, addresses, and phone #'s of all partners

[0 Other type of organization:  State the names, addresses, and phone #'s of all persons having a
legal or equitable ownership interest in the organization

Sawme.  as  Sechan 0L

E-MAIL: FAX:

| NOTE:

| If a stockholder, member, bencliciary or pariner disclosed in Section Il or Section IV is
not an individual, then the individuals holding the legal or equitable title to the real
property or business associated with the application must also be disclosed. For
example, if the real property associated with an application is owned by a land trust,
and the beneficiary of the land trust is a limited liability company, then the members of
the limited liability coinpany musl be disclosed. If one of the members of the limited
liability company is a partnership, then the identity of the partners must be disclosed. If
one of the partners is a corporation, then all persons owning 3% or more of the issued
| stock must be disclosed.

DATE:__ 2 - 1% - 20
Name, Titde, and T elophone Numbers of Person Completing and Submitiing This Form:

DWWUr)

PRINT
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ZONING BOARD OF APPEALS
CRITERIA FOR VARIATIONS

Section 47-19.8 of the Zoning Ordinance states:

A variation shall not be granted in any case unless the Board shall find and clearly state in its
record of the case that:

Does the evidence
presented sustain Comments
this criteria?

(1) Reasons sustaining the contention that strict
enforcement of the Ordinance would involve
practical difficulties or impose exceptional
hardship were found as follows:

(a)
(b)
(©)

(list of reasons)

(2) Adequate evidence was submitted to establish
practical difficulties or particular hardship so that,
in the judgment of the Board, a variation is
permitted because the evidence sustained the
existence of each of the three following
conditions:

(a) The property in question cannot yield a
reasonable return if permitted to be used
only under the conditions allowed by the
regulations in the particular district or
zone.

(b) The plight of the owner is due to unique
circumstances.

(c) The variation, if granted, will not alter the
essential character of the locality.

(3) A public hearing was held on such variation of
which at least 15 days and not more than 30 days
notice was published in the
(name of newspaper) on
(date).






