
City of Joliet

Zoning Board of Appeals

Meeting Agenda

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Brigette Roehr

Jane McGrath Schmig
Jesse Stiff

City Hall, Council Chambers2:00 PMThursday, November 20, 2025

Citizens who are unable to attend the meeting can email comments in advance of the meeting to publiccomment@joliet.gov.

CALL TO ORDER

ROLL CALL

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 10-16-25

Zoning Board of Appeals Meeting Minutes 10-16-25.pdfAttachments:

CITIZENS TO BE HEARD ON AGENDA ITEMS

This section is for anyone wanting to speak regarding agenda items and are allowed a maximum of 4 minutes.  It is not a 
question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to public 
comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in conduct 
injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the opportunity to 
speak.

OLD BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to 
present evidence and ask questions subject to the rules of the meeting.
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Zoning Board of Appeals Meeting Agenda November 20, 2025

NEW BUSINESS: PUBLIC HEARING

During the Public Hearing, members of the public will be allowed to 
present evidence and ask questions subject to the rules of the meeting.

PETITION 2025-50: A Special Use Permit to allow a day care facility at 580 
Caton Farm Road, located at 580 Caton Farm Road. (COUNCIL DISTRICT #3)

ZBA 2025-50 (580 Caton Farm Rd) Staff Report Packet.pdfAttachments:

PETITION 2025-51: A Special Use Permit to allow a self-storage facility, located 
at 1701 Drauden Road. (COUNCIL DISTRICT #3)

PETITION 2025-52: A Variation of Use to allow a B-3 (general business) use in 
the B-1 (neighborhood business) district, located at 1701 Drauden Road. 
(COUNCIL DISTRICT #3)

ZBA 2025-5152 (1701 Drauden Road) Staff Report 
Packet_Redacted.pdf

Attachments:

PETITION 2025-54: A series of Variations on signage to increase maximum 
area for a monument sign, located at  2219 W. Jefferson Street. (COUNCIL 
DISTRICT #2) **TO BE DEFERRED**

ZBA 2025-54 (2219 W Jefferson St) deferral.pdfAttachments:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

PUBLIC COMMENT

This section is for anyone wanting to speak regarding non-agenda items and are allowed a maximum of 4 minutes.  It is 
not a question and answer period and staff, and the Zoning Board of Appeals members do not generally respond to 
public comments. The City Clerk has a copy of the public speaking procedures; please note, speakers who engage in 
conduct injurious to the harmony of the meeting shall be called to order by the Presiding Officer and may forfeit the 
opportunity to speak.

ADJOURNMENT

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact The City Clerk 
Office, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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Thursday, October 16, 2025

2:00 PM

City of Joliet
150 West Jefferson Street

Joliet, IL 60432

Meeting Minutes - Pending Approval

City Hall, Council Chambers

Zoning Board of Appeals

Board Members
Ralph Bias

Ed Hennessy
Bob Nachtrieb

Debbie Radakovich
Brigette Roehr

Jane McGrath Schmig
Jesse Stiff



Meeting Minutes - Pending Approval October 16, 2025Zoning Board of Appeals

Citizens who are unable to attend the meeting can email comments in advance of the meeting to publiccomment@joliet.gov.

CALL TO ORDER

ROLL CALL

Ralph Bias, Ed Hennessy, Debbie Radakovich, Brigette Roehr, 
Jane McGrath Schmig and Jesse Stiff

Present

Bob NachtriebAbsent

ALSO PRESENT: Community Development Director Dustin Anderson, Planning Director 
Jayne Bernhard, Interim Corporation Counsel Todd Lenzie, Deputy Director of Engineering 
Sean Mikos, Planner Raymond Heitner, Planner Francisco Jimenez, Planner Helen Miller, 
Legal Assistant Katy Fyksen, and Community Development Administrative Assistant Lauren 
Helland

APPROVAL OF MINUTES

Zoning Board of Appeals Meeting Minutes 9-18-25 TMP-9025

Attachments: Zoning Board of Appeals Meeting Minutes 9-18-25.pdf

A motion was made by Debbie Radakovich, seconded by Ralph Bias, to approve 
Zoning Board of Appeals Meeting Minutes 9-18-25. The motion carried by the 
following vote:

Bias, Hennessy, Radakovich, Roehr and StiffAye:

NachtriebAbsent:

McGrath SchmigAbstain:

Planning Director Jayne Bernhard explained Petition 2025-45 was withdrawn.

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

PETITION 2025-40: A Variation on maximum fence height to 
allow a 6-foot fence in a corner side yard, located at 2916 
Reflection Drive. (COUNCIL DISTRICT #1)

TMP-9027

Attachments: ZBA2025-40 (2916 Reflection Drive) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Araceli Avalos and Karina 
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Meeting Minutes - Pending Approval October 16, 2025Zoning Board of Appeals

Vega appeared on behalf of the petition.  In response to the Board’s questions, 
a discussion was held regarding whether the neighbor was aware of the 
proposed fence height and relocation, clarification that the variation request 
pertained to fence height and relocation, public notification, and staff ’s 
recommendation.  No members of the public spoke in favor of or in opposition to 
the petition.  

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2025-40: A Variation on maximum fence height to allow a 6-foot 
fence in a corner side yard, located at 2916 Reflection Drive. (COUNCIL 
DISTRICT #1). The motion carried by the following vote:

Bias, Hennessy, Radakovich and StiffAye:

Roehr and McGrath SchmigNay:

NachtriebAbsent:

PETITION 2025-41: A series of Variations on landscape 
requirements and parking lot design standards to allow the 
reconstruction of existing parking lots, located West of N. 
Eastern Avenue at Van Buren Street. (COUNCIL DISTRICT 
#4)

TMP-9028

Attachments: ZBA 2025-41 (Eastern and Van Buren) Staff Report 
Packet.pdf

Ms. Bernhard read the staff report into the record. Joe Hammer of Will Group 
Engineering and Brian Paczesny of Joliet Township High School District 204 
appeared on behalf of the petition. There were no questions or comments from 
the Board. No members of the public spoke in favor of or in opposition to the 
petition.  

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve 
PETITION 2025-41: A series of Variations on landscape requirements and 
parking lot design standards to allow the reconstruction of existing parking lots, 
located West of N. Eastern Avenue at Van Buren Street. (COUNCIL DISTRICT 
#4). The motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-42: A series of Variations on signage to allow 
wall and monument signs, located at 2121 W. Jefferson 
Street. (COUNCIL DISTRICT #2)

TMP-9029

Attachments: ZBA 2025-42 (2121 W Jefferson St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Kuntal Shah and Yusuf Oner 
appeared on behalf of the petition.  In response to the Board’s questions, Mr. 
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Meeting Minutes - Pending Approval October 16, 2025Zoning Board of Appeals

Shah and Mr. Oner explained that the signs would be lighted, they have 
permission to sell cannabis at the site, and they did not consult neighboring 
businesses about the pole sign.  Ms. Bernhard explained that the votes on the 
variances could be taken separately.  Ms. Schmig commented on signage along 
Jefferson Street.  No members from the public spoke in favor of or in opposition 
to the petition.

After the vote, Mr. Shah responded to Mr. Bias’s question regarding net sales 
and the City’s percentage.

A motion was made by Brigette Roehr, seconded by Jane McGrath Schmig, to 
deny a Variation to reduce the required setback for a pole sign from 15 feet to 1 
foot, located at 2121 W. Jefferson Street. (COUNCIL DISTRICT #2). The motion 
failed by the following vote:

Radakovich, Roehr and McGrath SchmigAye:

Bias, Hennessy and StiffNay:

NachtriebAbsent:

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve a 
Variation to reduce the required setback for a pole sign from 15 feet to 1 foot, 
located at 2121 W. Jefferson Street. (COUNCIL DISTRICT #2). The motion 
failed by the following vote:

Bias, Hennessy and StiffAye:

Radakovich, Roehr and McGrath SchmigNay:

NachtriebAbsent:

A motion was made by Brigette Roehr, seconded by Ralph Bias, to approve a 
Variation to allow a wall sign that does not face a public way (east side), located 
at 2121 W. Jefferson Street. (COUNCIL DISTRICT #2). The motion carried by 
the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

A motion was made by Brigette Roehr, seconded by Ralph Bias, to approve a 
Variation to increase the total permitted sign area from 200 feet to 234 feet, 
located at 2121 W. Jefferson Street. (COUNCIL DISTRICT #2). The motion 
carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-43: A series of Variations to allow TMP-9030
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Meeting Minutes - Pending Approval October 16, 2025Zoning Board of Appeals

construction of a new commercial building, located at 103 or 
105 S. Briggs Street or 1522 E. Washington Street. 
(COUNCIL DISTRICT #5)

Attachments: ZBA 2025-43 (101 S Briggs St) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Michael Caldwell of Caldwell 
Engineering appeared on behalf of the petition.  In response to questions from 
Mr. Bias and Ms. Schmig, Mr. Caldwell explained that the building would be a 
tear-down, that he would speak to his client about adding a bike rack, and that 
construction was anticipated to begin in spring.  No members of the public spoke 
in favor of or in opposition to the petition. 

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2025-43: A series of Variations to allow construction of a new 
commercial building, located at 103 or 105 S. Briggs Street or 1522 E. 
Washington Street. (COUNCIL DISTRICT #5). The motion carried by the 
following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-44: A series of Variations to allow 
construction of a new detached garage, located at 703 
Clement Street. (COUNCIL DISTRICT #4)

TMP-9031

Attachments: ZBA 2025-44 (703 Clement) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Saul Rodriguez appeared on 
behalf of the petition.  In response to Mr. Bias’s question, Mr. Rodriguez 
explained he lived at the property for four years.  There was a discussion about 
the setbacks of garages along the alleyway.  No members of the public spoke in 
favor of or in opposition to the petition.

A motion was made by Brigette Roehr, seconded by Ralph Bias, to approve 
PETITION 2025-44: A series of Variations to allow construction of a new 
detached garage, located at 703 Clement Street. (COUNCIL DISTRICT #4). The 
motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-45: A Special Use Permit to allow an 
expansion of an existing home daycare business, located at 
913 Plaintain Drive. (COUNCIL DISTRICT #3) 
**WITHDRAWN**

TMP-9032

Attachments: ZBA 2025-45 (913 Plaintain Drive).pdf
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Ms. Bernhard explained Petition 2025-45 was withdrawn.

PETITION 2025-46: A Special Use Permit to allow a truck and 
trailer parking and storage lot, located West of Vera Court, 
South of Oak Leaf Street. (COUNCIL DISTRICT #5)

PETITION 2025-47: A series of Variations to allow a truck 
and trailer parking and storage lot, located West of Vera 
Court, South of Oak Leaf Street. (COUNCIL DISTRICT #5)

TMP-9033

Attachments: ZBA 2025-46 2025-47 (Vera Ct) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Nathaniel Washburn of KGG 
LLC and Charles Sharp appeared on behalf of the petition.  In response to Mr. 
Bias’s questions, Ms. Bernhard explained the Payment in Lieu of Taxes (PILOT) 
program, and Mr. Washburn explained the lot was paved, but not currently in 
use.  No members of the public spoke in favor of or in opposition to the petition.

After the vote, Mr. Bias asked how many parking spaces were available, and Mr. 
Washburn responded that there were six.

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve 
PETITION 2025-47: A series of Variations to allow a truck and trailer parking 
and storage lot, located West of Vera Court, South of Oak Leaf Street. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

A motion was made by Ralph Bias, seconded by Jane McGrath Schmig, to 
approve PETITION 2025-46: A Special Use Permit to allow a truck and trailer 
parking and storage lot, located West of Vera Court, South of Oak Leaf Street . 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-48: A series of Variations to allow the 
continuation of a landscaping business, located at 18 
Henderson Avenue. (COUNCIL DISTRICT #4)

TMP-9034

Attachments: ZBA 2025-48 (18 Henderson Avenue) Staff Report_v2 
Packet.pdf

Ms. Bernhard read the staff report into the record.  Nathaniel Washburn of KGG 
LLC appeared on behalf of the petition.  In response to the Board’s questions, 
Mr. Washburn discussed potential next steps for the site, and Ms. Bernhard 
explained that the Planning and Neighborhood Services divisions handle code 
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enforcement.  No members of the public spoke in favor of or in opposition to the 
petition.

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve 
PETITION 2025-48: A series of Variations to allow the continuation of a 
landscaping business, located at 18 Henderson Avenue. (COUNCIL DISTRICT 
#4). The motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

PETITION 2025-49: A Special Exception to allow a 
roof-mounted solar installation, located at 3300 Channahon 
Road. (COUNCIL DISTRICT #5)

TMP-9039

Attachments: ZBA 2025-49 (3300 Channahon Rd) Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record.  Cale Skagen of Dimension 
Energy appeared on behalf of the petition and gave a presentation on 
community solar.  In response to the Board’s questions, Mr. Skagen explained 
that the program partners with ComEd and provides customers a discounted 
rate on their ComEd bills.  He also described the number of community solar 
locations.  A member of the public, Ron Swetnam, inquired about the weight of 
solar panels and snow.  Mr. Skagen responded that a structural feasibility report 
and site visit were completed. 

A motion was made by Ralph Bias, seconded by Brigette Roehr, to approve 
PETITION 2025-49: A Special Exception to allow a roof-mounted solar 
installation, located at 3300 Channahon Road. (COUNCIL DISTRICT #5). The 
motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None

PUBLIC COMMENT

None

ADJOURNMENT

A motion was made by Ralph Bias, seconded by Jesse Stiff, to approve adjournment. The 
motion carried by the following vote:

Bias, Hennessy, Radakovich, Roehr, McGrath Schmig and StiffAye:

NachtriebAbsent:
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STAFF REPORT 
 
DATE: November 12, 2025 
TO: Zoning Board of Appeals 
FROM: Helen Miller, Planner 
RE: Petition Number:       2025-50 

Applicant: Project Development Group LLC 
Status of Applicant: Contract Purchaser 
Property Owner: David A. Ashby, Mark Ashby, Bonnie Pinnow, and 

the Ashby Trust 
Location: 580 Caton Farm Road 
Request: A Special Use Permit to allow a day care facility 

 

 
Purpose 
The applicant is requesting a Special Use Permit to allow a day care facility in the B-1 
(neighborhood business) zoning district within a proposed commercial development at 
580 Caton Farm Road. Per the City of Joliet Zoning Ordinance, day care facilities may be 
allowed as Special Uses within commercial zoning districts provided that: 
 
 The use is located not less than 40 feet from any other lot located in a residential 

district; 
 There is not less than 75 square feet of outdoor play area for each child; 
 The outdoor play area is enclosed by a fence at least three feet in height. 

 
The Zoning Board of Appeals makes the final decision on this Special Use Permit request. 
 
Site Specific Information 
The subject property is part of a 5-acre site that is currently in unincorporated Kendall 
County with A-1 (agricultural) zoning. The petitioner is proposing the annexation of the 
site and classification to the City’s B-1 (neighborhood business) zoning district in order to 
develop the property as a commercial center with a day care facility and retail and 
restaurant uses. Petitions for the annexation, classification, and preliminary Planned Unit 
Development of 580 Caton Farm Road are scheduled to be heard by the Plan 
Commission at their November 20, 2025 meeting. 
 
The Planned Unit Development of 580 Caton Farm would create three buildable lots. The 
lots would be accessed by a new public street that serves the subdivision. The 
development would also contain access easements along the east-west drive aisles to 



2 
 

provide future access for the adjacent undeveloped lots to the east and west. The subject 
of the Special Use request is proposed Lot 1. This lot is planned for a day care facility for 
Children of America and would contain a 10,000-square-foot day care building, a 5,000-
square-foot outdoor play area, and surrounding surface parking with around 60 spaces. 
Proposed Lots 2 and 3 would contain commercial buildings and surface parking for retail 
and restaurant tenants. Stormwater detention for the subdivision would be on Lot 4 and 
would be maintained by all lot owners within the PUD. 
 
The Planned Unit Development will address the site layout, exterior building design, and 
landscaping for the entire subdivision. Any variations from City standards, including the 
landscape regulations and building design standards, will be included as part of the PUD. 
The proposed elevations for the day care facility meet the City’s Non-Residential Design 
Standards. If the petitioner chooses to significantly modify the elevations in the future, an 
amendment to the PUD may be required. Additionally, the PUD will include a variation to 
allow the day care facility to be located less than 40 feet from any other lot in a residential 
zoning district. The undeveloped property to the south has R-2 (single-family residential) 
zoning, and the outdoor play area will be within 40 feet of this shared property line. 
Significant changes to the approved site layout would also require an amendment to the 
PUD. 
 
Surrounding Zoning, Land Use and Character 

• North:  R-2 (single-family residential), residential (detention ponds for Autumn Fields 
Subdivision) 

• South: R-2 (single-family residential), undeveloped / agricultural 
• East:  Kendall County A-1 (agricultural), residential homestead 
• West:  R-B (restricted business), undeveloped / agricultural 

 
Applicable Regulations 

• Section 47-11.2A Special Uses – B-1 (Neighborhood Business) District 
• Section 47-5.2 (A) Special Uses – R-1 (Single-Family Residential) District 
• Section 47-5.2 (C) Criteria for issuance of a Special Use Permit 

(refer to attachment) 
         
Discussion 
The petitioner, Project Development Group LLC,  is requesting approval of a Special Use 
Permit to allow a day care facility as part of a new commercial development at 580 Caton 
Farm Road. The day care facility would be owned and operated by Children of America, 
which is a national child-care provider with locations in many states, including Illinois. The 
facility would be required to meet all state licensing standards for day care centers related 
to personnel, program requirements, health standards, and building requirements. 
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The proposed day care facility would have a maximum capacity of 190 children and 
employ around 25 employees at full capacity. The center would serve children between 
the ages of 6 weeks and 12 years and also offer before and after care for school-age 
children. Proposed hours of operation are 6:30 AM to 6:30 PM. The proposed design of 
the facility reflects the typical layout and appearance for all Children of America facilities. 
The proposed floor plan shows around 11 classrooms, with a central corridor leading to 
the outdoor play area on the south side of the building. The building’s exterior materials 
would be a mix of brick, split-face block veneer, and EIFS. Parking would be located along 
the north and east sides of the building. For drop off and pick up, parents and guardians 
would park and come inside the building to check in and check out their children. The 
building is surrounded by a concrete sidewalk for adequate access and egress. 
 
The day care facility proposal includes a 5,000-square-foot outdoor play area enclosed 
by a fence. The enclosure would be set back 15 feet from the south property line to allow 
space for the required 15-foot perimeter landscape area adjacent to the undeveloped 
residentially-zoned property to the south. 
 
Recommended Action 
Staff finds that the request meets the special use criteria in that the proposal will not be 
detrimental to public health and safety, the special use will not impede development of 
the area, and adequate access is provided. The proposed facility is intended for a national 
child-care provider and will be required to meet all state day care licensing standards. 
The day care facility will be part of a new commercial development within a Planned Unit 
Development. The PUD will regulate the site layout and perimeter landscaping for the 
entire site. The proposed PUD site plan includes adequate parking for the day care facility 
as well as the other commercial buildings. Access to the lots will be provided via a new 
public street off Caton Farm Road. Staff finds that a day care facility is an acceptable use 
within the B-1 (neighborhood business) zoning district and will be appropriate within the 
proposed 5-acre commercial subdivision. 
 
Conditions  
If the Zoning Board desires to approve the Special Use Permit to allow a day care 
facility, located at 580 Caton Farm Road, the following conditions would be included: 
 

1. That an outdoor play area shall be provided that includes not less than 75 square 
feet per each child using the area at any one time; 
 

2. That the outdoor play area shall be enclosed by a fence at least three feet in 
height; 

 
3. That the Special Use granted shall herein terminate and lapse unless a building 

permit or certificate of occupancy is obtained not later than 180 days of the 
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effective date of this ordinance and the erection or alteration of a building is started 
or the use is commenced within such period.  The Board may grant an extension 
of this period, valid for no more than one hundred and eighty (180) additional days, 
upon written application and good cause shown without notice or hearing. Whether 
or not there is an intention to abandon the Special Use, if any special use is 
discontinued for a continuous period of one year, or if an intent to abandon the 
Special Use is evident in a shorter period of time, the Special Use for such use 
shall become void, and such use shall not thereafter be reestablished unless a 
new Special Use Permit is obtained; 

 
4. Should the property be declared a public nuisance, it shall be subject to a 

rehearing and a possible revocation of the Special Use Permit. 
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Figure 1: 5-acre site for the proposed Planned Unit Development of 580 Caton Farm Road, with 
surrounding zoning (2025) 

 
 
Figure 2: Subject site at 580 Caton Farm Road, view south from Caton Farm Road (April 2025) 

 
  

Western edge of 
subject property 

R-2 

R-B 
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Figure 3: Subject site at 580 Caton Farm Road, view south from Autumn Fields Boulevard (April 
2025) 
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GENERAL NOTES
1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

THE TOILET IN ROOM 11.1 THE RESTROOM IN THE TODDLERS ROOM, SHALL BE A CHILD SIZED TOILED AND 
HAVE A HEIGHT OF 10". THE TOILETS IN ROOMS 13 & 20 , THE ADA RESTROOMS , SHALL HAVE AN ADA 
COMPLIANT TOILET WITH A HEIGHT OF 17". ALL OTHER TOILETS IN THE BUILDING SHALL BE OF STANDARD 
HEIGHT 14".

ALL DOOR JAMBS TO BE 4" FROM HINGED SIDE TO EDGE OF WALL , UNLESS OTHERWISE NOTED. BOTTOM OF 
JAMB NOT TO EXCEED 1/4" A.F.F.

SEE SHEET A9.1 FOR WINDOW TYPES.

ALL WALL TYPES SHOWN ON PLAN ARE NOMINAL THICKNESS. SEE WALL TYPES SCHEDULE FOR ACTUAL 
WALL THINKNESS.

INSTALL 20 AMP DUPLEX  OUTLET AT CORRIDORS PER ELECT PLAN. 

ALL THERMO/ SENSOR TO BE INSTALLED AT 54" A.F.F WITH TAMPER PROOF COVERS. THERMO/SENSORS TO 
BE LOCATED IN EACH CLASSROOM AND TO BE INDEPENDENT OF EACH OTHER (SEE M-1).

ALL CASEWORK / CABINETS/MILLWORK/COUNTERTOPS SHOWN ON DRAWINGS TO BE PROVIDED BY COSTA 
CABINETS.

ALL COUNTERTOPS TO HAVE RADIUS CORNERS.

SEE SHEET A8.2 FOR APPLIANCE LEGEND.

FIRE EXTINGUISHER: CONFIRM W/ BUILDING DEPT. REQUIREMENTS FOR FIRE EXTINGUISHER CABINET 
      QUANTITIES &  LOCATIONS. REFER TO SPECIFICATIONS FOR CABINET DESCRIPTION & INSTALLATION 
      REQUIREMENTS ( INCLUDING RECESSED CABINETS). FIRE EXTINGUSHERS TO BE RECESSED INTO THE 
      WALL.

      THE MINIMUM C.O.A REQUIREMENT (OR MORE IF CODE REQUIRED) SHALL BE:
           1. IN THE LOUNGE
           2. IN THE PANTRY
           3. AT THE FRONT DESK
           4. AT EACH AND OF THE LONG CORRIDOR.
           5. IN THE MECHANICAL, ELECTRICAL / SPRINKLER ROOM.

11. PROVIDE 20'-0" HIGH STANDARD FLAG POLE WITH AN INTERNAL ROPE. AMERICAN FLAG & FLAG POLE CO. 
      800-426-6235 (SKU S20050125) VERIFY LOCATION WITH C.O.A.

12. PROVIDE FIRE SPRINKLERS THROUGH-OUT. FIRE SPRINKLER CONTRACTOR TO PROVIDE SHOP DRAWINGS
      FOR SYSTEM TO MEET LOCAL CODES.

13.CCTV CAMERAS AND ALL VIDEO TO BE SUPPLIED BY ALWAYS CLOSE BY. QUANTITY AND LOCATION OF 
     CAMERAS TO BE PROVIDED BY "ALWAYS CLOSE BY' 
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 1/8" = 1'-0"1 PROPOSED FIRST FLOOR_LOT 1



Seed & Blanket (Typ.)Seed & Blanket (Typ.)
Seed & Blanket (Typ.)

Seed & Blanket

Seed & Blanket

Seed & Blanket

Seed & Blanket (Typ.)

Seed & Blanket (Typ.)

Seed & Blanket (Typ.)
Seed & Blanket

Seed & Blanket (Typ.)
Seed & Blanket (Typ.)Seed & Blanket (Typ.)

S&BS&
B

S&
B

S&
B

S&
B

S&
B S&B

S&B

S&B S&B S&B

Seed & Blanket (Typ.)

80 Perennials West Of Entrance Drive80 Perennials West Of Entrance Drive

153 Perennials East Of Entrance Drive153 Perennials East Of Entrance Drive

S&B

S&BLOADING ZONE

S87° 51' 12"W
660.00 '

N
1°

 5
7'

 3
6"

W
33

0.
17

'

N87° 51' 10"E
659.99 '

S1
° 5

7'
 3

9"
E

33
0.

18
'

Seed & Blanket
(Typ.)

S&
B

Seed & Blanket (Typ.)

Seed & Blanket (Typ.)

Seed & Blanket

0 30

SCALE  1" = 30'

60

L-1

1"=20'

PRELIMINARY
LANDSCAPE

PLAN

Know what's below.
Call before you dig.

PROJECT NO.:  2325 - 2463

DATE:
SCALE:
PLANNER:
DRAWN BY:
CHECKED:

SHEET

REVISIONS

RP

HERITAGE
OAK

STUDIOS, LLC

 c  2025 Heritage Oak Studios, LLC
The drawings, specifications, design ideas, and
other information contained within as prepared
by the Landscape Architect and/or Land
Planner for this project are instruments of the
Landscape Architect's and/or Land Planner's
service, for use solely with respects to this
project and, unless otherwise provided, the
Landscape Architect and/or Land Planner shall
be deemed the author of these documents and
shall retain all common law, statutory, and
other rights, including copyright.  This drawing
is not to be reproduced without the expressed
written consent of Heritage Oak Studios, LLC.

CAUTION:   IF THIS SHEET IS NOT 24"x36", THEN IT IS NOT AT THE SCALE INDICATED. 

1 - Revised Per 30' Buffer         2025-09-05

Landscape Architects

24301 White Oak Drive
Plainfield, IL 60585

PHONE: 815-531-4415

DEVELOPMENT

RP

2025-08-22

MULTI-TENANT

Joliet, Illinois
580 Caton Farm Road

2 - Per Revised Site Plan          2025-10-14

3 - Per City Of Joliet Review     2025-11-11

VINES, GROUNDCOVER & ANNUALS)
(PERENNIALS, ORNAMENTAL GRASSES

CONTAINER PLANTS TO PROMOTE
EXTERIOR ROOTS ON ROOT-BOUND
SLICE, CUT, OR SEPARATE

ROOT GROWTH.
DISTRIBUTOR FOR PRECISE DEPTHS.
OTHER PLANTING DEPTHS.  CONSULT BULB
CERTAIN BULBS/PERENNIALS MAY REQUIRE

BED PLANTING DETAIL

SEE SPECIFIC SPACING
DIMENSION ON DRAWINGS

NTS

GROUNDCOVER & PERENNIAL BEDS &

APPLY 18-6-12 OSMOCOTE (270 DAY)
TIMED RELEASED FERTILIZER TO

TIME RELEASED FERTILIZER TO

RECOMMENDATIONS.
ANNUAL BEDS PER MFRS.

14-14-14 OSMOCOTE (120 DAY)

DEPTH OF 9".  DO NOT COMPACT
UNNECESSARILY AFTER PLANTING

ROTOTILLED INTO SOIL TO A MIN.
MIN. OF 3" MUSHROOM COMPOST

SHALL BE TOP DRESSED WITH 2"
OF SHREDDED HARDWOOD MULCH

PERENNIALS & ORN. GRASSES 

SHALL BE TOP DRESSED WITH 2"
GROUNDCOVER & ANNUALS

OF MUSHROOM COMPOST

EXISTING SUB-GRADE

SPACING

ALL BED PLANTINGS
SHALL BE INSTALLED
WITH TRIANGULAR

9"-12"

PLANTING SOIL:

FINISHED GRADE

FORM MULCH SAUCER
AROUND PLANTING PIT

PINE BARK MULCH
2" OF SOUTHERN

1" OF SHREDDED
HARDWOOD MULCH

3/16" STEEL AIRCRAFT
CABLE

KEEP MULCH AWAY
FROM TRUNK

PREPARED BACKFILL

PEAT OR COMPOST.

AROUND THE ROOTBALL
BE REMOVED OR ROLLED DOWN
BURLAP & PLASTIC WRAP SHALL
SHALL BE REMOVED.  TREATED
TWINE AROUND THE TRUNK
BE REMOVED, HOWEVER ALL

45° OR LESS

OF 75% SOIL & 25%

UNTREATED BURLAP NEED NOT

NTS

TO MAINTAIN WIRE TAUTNESS

NEW 2-PLY 1/2" REINFORCED
RUBBER HOSE, 1/4" CABLE
CLAMP & 1/4" TURNBUCKLES

30" STEEL SCREW EARTH ANCHORS

2 TIMES BALL WIDTH

EVERGREEN TREEDECIDUOUS TREE

2 TIMES BALL WIDTH
DRAINAGE MATERIAL WHEN
WETNESS OR DRAINAGE 
PROBLEMS ENCOUNTERED

DRAINAGE TUBING AND/0R

NTS

2-PLY 1/2"
REINFORCED HOSE

FROM TRUNK
KEEP MULCH AWAY

AROUND PLANTING PIT
FORM MULCH SAUCER

HARDWOOD MULCH
3" OF SHREDDED

OF 75% SOIL & 25%
PEAT OR COMPOST.

PREPARED BACKFILL

45° OR LESS

3 METAL STAKES @ 8'

#12 GAUGE STEEL WIRE

UNTREATED BURLAP NEED NOT
BE REMOVED, HOWEVER ALL
TWINE AROUND THE TRUNK
SHALL BE REMOVED.  TREATED
BURLAP & PLASTIC WRAP SHALL
BE REMOVED OR ROLLED DOWN
AROUND THE ROOTBALL

NOTE: STAKING OF DECIDUOUS
TREES NOT REQUIRED UNLESS

PROTECTED W/ TREE WRAP.
SECURE WRAP W/ TWINE @
TOP & REMOVE THE NEXT

DO NOT STAKE INTO

TRUNK OF TREE SHALL BE

TREE WILL NOT REMAIN PLUMB.

SPRING

ROOTBALL

FINISHED GRADE

EXISTING SUB-GRADE

SHRUBS
NTS

6"

PREPARED BACKFILL

PEAT OR COMPOST.
OF 75% SOIL & 25%

3" OF SHREDDED
HARDWOOD MULCH

SHALL BE REMOVED.  TREATED

UNTREATED BURLAP NEED NOT
BE REMOVED, HOWEVER ALL

AROUND THE ROOTBALL
BE REMOVED OR ROLLED DOWN
BURLAP & PLASTIC WRAP SHALL

TWINE AROUND THE TRUNK

Tno.
157-000717
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Expires: 2025-08-31

LEGEND
DECIDUOUS SHADE TREE - 2.0"

ORNAMENTAL TREE - 6'BBClump/2"BB

EVERGREEN TREE - 6'BB

LARGE DECIDUOUS SHRUB- 5 Gal/24" Min.

EVERGREEN SHRUBS - 5 Gal.

DWARF DECIDUOUS SHRUB- 3 Gal/24" Min.

PERENNIALS & ORNAMENTAL GRASSES- 1 Gal./1 Qt.

LANDSCAPE CALCULATIONS:

Caton Farm Road Perimeter- West Side (10' Wide):  197 LF (minus Drives)

Requirement: 10' Wide Buffer, 2- Evergreen or Ornamental Trees, 1- Shade Trees,
20- Shrubs & 40- Perennials/100 LF

Calculation: 4- Evergreen or Ornamental Trees, 2- Shade Trees, 40- Shrubs &
80 Perennials

Provided: 5- Evergreen or Ornamental Trees, 3- Shade Trees, 40- Shrubs &
80- Perennials

Caton Farm Road Perimeter- East Side (10' Wide):  382 LF (minus Drives)

Requirement: 10' Wide Buffer, 2- Evergreen or Ornamental Trees, 1- Shade Trees,
20 Shrubs & 40 Perennials/100 LF

Calculation: 8- Evergreen or Ornamental Trees, 4- Shade Trees, 77- Shrubs &
153 Perennials

Provided: 8- Evergreen or Ornamental Trees, 6- Shade Trees, 82- Shrubs &
153 Perennials

West Property Line Perimeter:  330 LF

Requirement: 2- Evergreen or Ornamental Trees + 1- Shade Trees + 10 Shrubs
/100 LF

Calculation: 7- Evergreen or Ornamental Trees, 3- Shade Trees & 33 Shrubs

Provided: 7- Evergreen or Ornamental Trees, 3- Shade Trees & 33 Shrubs

East Property Line Perimeter:  330 LF

Requirement: 5' Wide Buffer, 2 Evergreen or Ornamental Trees + 1 Shade Trees &
10 Shrubs/100 LF

Calculation: 7- Evergreen or Ornamental Trees, 3- Shade Trees & 33 Shrubs

Provided: 7- Evergreen or Ornamental Trees, 3- Shade Trees & 33 Shrubs

South Property Line Perimeter:  660 LF - 60 LF ROW = 600LF

Requirement: 15' Wide Buffer, 3 Evergreen Trees + 3 Ornamental Trees + 2 Shade
Trees & 5 Shrubs/100 LF

Calculation: 18- Evergreen Trees + 18- Ornamental Trees + 12- Shade Trees & 30
Shrubs

Provided: 18- Evergreen Trees + 18- Ornamental Trees + 12- Shade Trees & 30
Shrubs

Detention Basin Landscaping: 833 LF H.W.L.

Requirement: 1 Shade Tree + 1 Evergreen Tree + 1- Ornamental Tree/100LF
H.W.L.

Calculation: 8- Shade Trees, 8- Evergreen Trees & 8- Ornamental Trees

Provided: 8- Shade Trees, 8 Evergreen Trees & 8- Ornamental Trees
NOTE: This plan is preliminary in nature. Plant locations my vary pending final site

geometry, utilities locations, grading, etc.
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ZONING BOARD OF APPEALS  

CRITERIA FOR SPECIAL USES 
Section 47-5.2 (C) of the Zoning Ordinance states: 
  
A special use permit shall not be granted unless the applicant establishes by clear and convincing 
evidence:  
 
 

Does the evidence 
presented sustain this 

criteria? 

 
Comments 

(1) That the establishment, 
maintenance or operation of the 
special use will not be 
detrimental to or endanger the 
public health, safety, morals, 
comfort, or general welfare; and  

  

(2) That the special use will not 
be injurious to the use and 
enjoyment of other property in 
the immediate vicinity for the 
purposes already permitted, nor 
substantially diminish and impair 
property values within the 
neighborhood; and 

  

(3) That the establishment of the 
special use will not impede the 
normal and orderly development 
and improvement of surrounding 
property for uses permitted in the 
district; and  

  

(4) That adequate utilities, 
access roads, drainage, and/or 
other necessary facilities have 
been or will be provided; and 

  

(5) That adequate measures 
have been or will be taken to 
provide ingress and egress so 
designed as to minimize traffic 
congestion in the public streets; 
and 

  

(6) That the special use shall in 
all other respects conform to the 
applicable land use regulations 
of the district in which it is 
located and shall not be in 
violation of any other applicable 
law, ordinance or regulation; and 

  

(7) At least one (1) year has 
elapsed since any denial of any 
prior application for a special 
use permit that would have 
authorized substantially the 
same as all or part of the sites, 
unless conditions in the area 
have substantially changed. 
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STAFF REPORT 

DATE: November 20, 2025 
TO: Zoning Board of Appeals 
FROM: Ray Heitner - Planner 
RE: Petition Number:  2025-51 & 2025-52 

Applicant: Ronald Schelling  
Owner:   Timpanogas, LLC 
Location: 1701 Drauden Road  
Request: 2025-51: A Special Use Permit to allow a self-storage 

facility, located at 1701 Drauden Road (COUNCIL 
DISTRICT #3) 
2025-52:  A Variation of Use to allow a B-3 (general 
business) use in the B-1 (neighborhood business) 
zoning district, located at 1701 Drauden Road 
(COUNCIL DISTRICT #3)  

Purpose 
The applicant is requesting a Variation of Use and a Special Use Permit to allow a 
self-storage facility in a B-1 (neighborhood business) District. The City Council makes 
the final decision on both the Special Use Permit and Variation of Use petition requests. 

Site Specific Information 
The 3.86-acre subject property is Lot 2 of the of the 10.41-acre two-lot commercial 
subdivision at the northwest corner of Drauden Road and Theodore Street that the City 
Council approved on December 1, 2020. A Gas N Wash fueling center was constructed 
on Lot 1.  The property is zoned B-1 (neighborhood business) District. Access to 
the subject property would be from Drauden Road. The stormwater detention system for 
Lot 1 would be expanded and shared to accommodate the proposed facility.   

Surrounding Zoning, Land Use and Character 
• North:   Com Ed Easement, R-2 (single-family residential)
• South:   Gas Station; B-1 (neighborhood business)
• East:     Single-Family Residential, R-2.
• West:    Com Ed Easement, R-2 (single-family residential)

Applicable Regulations 
• Section 47-11.4: Prohibited Uses – B-1 Zoning District
• Section 47-17.28: Variation of Use
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• Subsection 47-19.8: Finding of Fact Supporting a Variation (See below) 
• Section 47-13.2A (I): Special Uses – B-3 Zoning District 
• Section 47-5.2(C) Criteria for Issuance of Special Use Permit 

 
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. 
 
Case History 
This proposal was brought before the Zoning Board of Appeals in 2021 and in 2023. In 
2021, the Zoning Board of Appeals recommended approval, but the petitions were not 
approved by the City Council. In 2023, the motion to approve the petitions failed by a vote 
of 3-4. The petitions were subsequently withdrawn prior to City Council consideration. 
Primary concerns from neighborhood residents in opposition to the petition in 2023 
included concerns over squatters living in the facility and increased traffic and noise in 
the area. Meeting minutes of the Zoning Board of Appeals and City Council meetings 
from the previous years are attached, and videos of these meetings are available on the 
City’s website.  
 
Discussion 
The petitioner proposes to build an indoor, climate-controlled storage facility with 
accessory outdoor mini-storage units on Lot 2 of the Gas and Wash Theodore and 
Drauden Subdivision. The Joliet Zoning Ordinance allows self-storage facilities in the B-
3, I-1, and 1-2 Zoning Districts upon Special Use Permit approval. The subject property 
is zoned B-1 (neighborhood business) District, where self-storage facilities are not listed 
as a by-right or special use, and therefore, per the Joliet Zoning Ordinance, is considered 
a prohibited use. For these reasons, the request requires both a Special Use Permit and 
a Variation of Use approval. 
 
The petitioner feels that the subject property cannot accommodate a traditional 
neighborhood commercial use, and that the proposed self-storage facility use provides a 
service to residents not readily available nearby. The Zoning Ordinance requires at least 
one (1) year to elapse before a petition can be reintroduced through the Zoning Board of 
Appeals / City Council process. Since over 2.5 years have passed from the City Council’s 
April 2023 vote, the petitioner desires that that Zoning Board of Appeals and City Council 
review the proposal again. 
 
This proposal includes a one-story, 10,950 square foot climate controlled indoor facility 
as well as six outside-access one-story buildings with mini-storage units. The building 
facades that face the perimeter will be brick-faced with light and dark brick. The buildings 
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that are located within the proposed complex would be sided with fiber cement board.  In 
total, there would be approximately 370 storage units of varying sizes. Outdoor storage 
of any kind is not permitted on site. The proposed site plan and conceptual building 
elevations are included with the staff report packet. The proposed landscape plan shows 
that the site will feature dense landscaping along Drauden Road, and all landscape beds 
will have low berming.  There will be a decorative 6’ high black wrought-iron style fence 
along the perimeter in areas where no buildings are present.   
 
The proposed hours of operation, during which renters can access their storage units, 
would be from 5:00 am to 10:00 pm. Renters of the storage units would access their units 
through a secured gate. The facility would be staffed by one employee. Security cameras 
would be positioned to review the exterior drives and the interior of Building #5.   
 
Recommended Action 
Staff recommends the Zoning Board of Appeals recommend approve the Variation of Use 
and Special Use Permit requests. While staff does not find that that strict enforcement of 
the permitted uses of the B-1 Zoning District would involve practical difficulties or impose 
exceptional hardship considering the property in question can yield a reasonable return if 
permitted to be used only under the conditions allowed by the regulations in the B-1 
Zoning District, staff does find adequate evidence that the unique circumstances exist 
with the shape and location of the site. Staff also finds that adequate evidence was 
submitted to establish that the Variation of Use, if granted, will not alter the essential 
character of the locality. The proposed self-storage facility is a service-oriented use and 
with the scale, buffering, and other considerations that are built into the Special Use 
Permit process, meets the spirit and intent of a B-1 (neighborhood business) Special Use. 
Staff does not believe the proposed facility would be detrimental to the health, safety, and 
welfare of the surrounding neighborhood, nor would it be injurious to the use and 
enjoyment of other property in the immediate vicinity. The proposed self-storage facility 
business would be buffered by a 350-ft. utility easement along its west side, share a 
southern boundary with an existing gas station and car wash, and have a 100-ft. 
separation, with an additional 30-ft.-wide landscape easement, from the existing 
residential neighborhood on the east side of Drauden Road. The facility would be secured 
with fencing and be required to meet the City’s stormwater management regulations and 
building design standards. Staff does not believe the proposed use will impede the normal 
and orderly development of surrounding property. The applicant has provided a plan that 
shows adequate roadway access that would minimize traffic ingress and egress to 
Drauden Road by using an existing curb cut. If the requested Variation of Use petition 
were granted, the requested Special Use Permit would not be in violation of the City’s 
Zoning Ordinance. Over one year has elapsed since the last Special Use Permit request 
was denied for this property.  
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Conditions  
If the Zoning Board of Appeals desires to recommend approval of the Variation of Use 
and Special Use Permit requests to allow a self-storage facility, located at Drauden Road 
and Theodore Street, the following conditions would be included:   

 
1. That no outside storage be allowed on site; 

 
2. That the Special Use granted shall herein terminate and lapse unless a building 

permit or certificate of occupancy is obtained not later than 180 days of the 
effective date of this ordinance and the erection or alteration of a building is started 
or the use is commenced within such period. The Board may grant an extension 
of this period, valid for no more than one hundred and eighty (180) additional days, 
upon written application and good cause shown without notice or hearing.  
Whether or not there is an intention to abandon the Special Use, if any special use 
is discontinued for a continuous period of one year, or if an intent to abandon the 
Special Use is evident in a shorter period of time, the Special Use for such use 
shall become void, and such use shall not thereafter be reestablished unless a 
new Special Use Permit is obtained; 
 

3. Failure to comply with any of the above conditions could result in a rehearing and 
a possible revocation of the special use permit; and 
 

4. Should the property be declared a public nuisance, it shall be subject to a rehearing 
and a possible revocation of the Special Use Permit. 
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STAFF REPORT 

 

DATE:  November 12, 2025 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:  Petition Number:       2025-54 

Applicant: Vinod Parikh 

Status of Applicant: Property Owner of 2219 ½ W. Jefferson Street 

Property Owner: First Midwest Bank Trust 9466 

Location: 2219 W. Jefferson Street (Council District #2) 

Request:  A series of Variations on signage to increase 

maximum area for a monument sign 

 

 

Deferral of Petition 

Staff is requesting that this petition be deferred indefinitely to allow time for the petitioner 

to obtain accurate information regarding property ownership that is required as part of 

their application. 
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