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STAFF REPORT 

 

DATE:  April 9, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-16 and 2026-17 

Applicant: Menard, Inc. 

Status of Applicant: Property Owner 

Location: 2450 W. Jefferson Street (Council District #5) 

Request:  2026-16: A Special Use Permit to allow a self-

storage facility 

 2026-17: Variation from the Non-Residential Design 

Standards to allow engineered wood siding in the     

I-1 (light industrial) zoning district 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a self-storage facility in the I-1 

(light industrial) zoning district at 2450 W. Jefferson Street. Per the City of Joliet Zoning 

Ordinance, self-storage facilities may be allowed as special uses in the I-1 district by the 

Mayor and City Council, with the advice of the Zoning Board of Appeals in accordance 

with Section 47-5.2.  

 

The applicant is also requesting a Variation from the Non-Residential Design Standards 

to allow engineered wood siding as an exterior material for new buildings within the I-1 

district. Per section 47-15H of the Zoning Ordinance, exterior walls in industrial districts 

shall be constructed with institutional quality masonry materials, including but not limited 

to precast concrete panels. The exterior walls of the proposed storage buildings will be 

sided with LP SmartSide, a textured engineered wood siding. 

 

Site Specific Information 

The 2.8-acre subject site is zoned I-1 (light industrial) and contains a vacant commercial 

building and extensive surface parking. The building was occupied by Bookie Magee’s 

Hideaway and OTB since its construction in 2004 until the business relocated in 2022. 

The building has been unoccupied since then. 

 

The site is Lot 16 of the Menard’s / Joliet Subdivision that was approved and recorded in 

2003. The lot is located behind the Menards and Walmart sites and does not have 

frontage on a public street. The subdivision contains ingress and egress easements along 

the interior roads to allow traffic circulation throughout the subdivision. The Secretary of 
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State DMV facility is located on the lot to the east, and a detention pond for the subdivision 

is located on the lot to the west. Menard, Inc. is the owner of the subject site as well as 

the DMV lot, the detention lot, and the Menards store site. 

 

Surrounding Zoning, Land Use and Character 

• North:  I-1 (light industrial), commercial (Menards; Walmart Supercenter) 

• South: R-4 (multi-family residential), residential (Fairway Estates Condos) 

• East:  I-1 (light industrial), commercial (Secretary of State - DMV facility) 

• West:  I-1 (light industrial), detention pond 

 

Applicable Regulations 

• Section 47-14.2A(G) Special Uses – All Industrial Districts 

• Section 57-15H.4  Non-Residential Design Standards 

• Section 47-5.2(C)  Criteria for issuance of a Special Use Permit 

(refer to attachment) 

• Section 47-19.8  Findings of Fact Supporting a Variation 

(refer to attachment) 

     

Discussion 

The petitioner, Menard, Inc., is requesting approval of a Special Use Permit to allow a 

Menards self-storage facility at 2450 W. Jefferson Street. The storage facility would be 

owned and operated by Menard, Inc. In recent years, the company began establishing 

self-storage facilities next to or near existing Menards home improvement stores. There 

are currently around 25 of these facilities operating in the Midwest. The storage sites are 

an extension of the store operations and are managed by the local Menards employees, 

with support from the Menards general office in Eau Claire, Wisconsin. 

 

The proposed self-storage facility would contain around 92 climate-controlled units within 

the existing building and around 174 non-climate-controlled units in several proposed 

buildings located around the site. The new storage buildings would be constructed along 

the perimeter of the site and within the existing parking lot footprint. The proposed 

buildings would be 11 feet or 12 feet tall measured to the top of the roof. The interior of 

the existing building would be remodeled for the climate-controlled units; the exterior of 

the building will not be significantly modified. The site would be accessed by a gated entry 

with overhead doors, located at the northwest corner of the site (see the north elevation 

on the attached site plan). The door would be controlled by a PIN pad so that only users 

with a private access code could enter the site. The storage facility would be overseen by 

employees of the adjacent Menards store, who would check on the site daily and be 

available for other issues during store hours. The storage facility would be available 

twenty-four hours a day, seven days a week for renters of the units. The facility would 

have security cameras throughout in addition to the secure access gate. The site would 
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be entirely enclosed, with fencing installed between the perimeter buildings and 

connected to the existing south fence at the southwest and southeast corners of the site. 

The proposal will be required to follow all Zoning Ordinance and building code 

requirements, including those for lighting, paving, and emergency access. 

 

The proposed storage buildings would be constructed with gray engineered wood siding 

and red steel roof panels. The petitioner is requesting a Variation from the Zoning 

Ordinance’s Non-Residential Design Standards to allow exterior siding that is not a 

masonry material in the I-1 (light industrial) district. Engineered wood siding is allowed as 

a subsidiary material in the B-1 (neighborhood business) and B-3 (general business) 

districts. This site is located adjacent to commercial uses as well as a residential 

subdivision, not within a typical light industrial area. Therefore, staff finds that the 

requested materials are more appropriate than those required in the Zoning Ordinance 

for industrial properties. 

 

The site will have perimeter landscaping on all sides. The existing 15-foot landscape area 

and 6-foot fence along the south property line, adjacent to the residential subdivision, will 

remain. There is also an existing landscape area along the west, next to the detention 

area, that will remain. Additional perimeter landscaping would be installed along the north 

and east sides. 

 

There are twelve north-south rows of parking between the existing building on the subject 

site and the DMV facility to the east. The subject site contains eight of these rows, while 

four rows are located on the DMV lot. There is currently no physical distinction between 

these parking areas for the two lots, so they act as shared parking. The petitioner 

proposes to leave two existing rows of parking on the east side of the subject site for 

continued use by users of the DMV facility. If the special use permit is approved, the 

petitioner will be required, as part of their development plans, to record an access 

easement over this portion of the self-storage lot to allow use by the DMV lot. Passenger 

vehicle parking for users of the self-storage facility would be located along the sides of 

the main building on the interior of the facility. 

 

Recommended Action 

Staff finds that the special use request meets the attached criteria for special uses. The 

establishment and operation of the proposed use will not be detrimental to public health 

nor be injurious to the use of other property in the immediate vicinity. Additionally, the 

proposed use will not impede development of surrounding property. The site was 

constructed as a commercial property within a commercial subdivision, and the proposed 

use is in character with the existing uses in the subdivision. The storage facility will be 

fully enclosed and only accessible by a secure gate. The site contains a 15-foot landscape 

buffer and solid 6-foot fence along the south side, which is the Zoning Ordinance 

requirement for commercial uses adjacent to residential properties. 
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Staff also finds that adequate drainage and utilities are provided to the site, as it is an 

existing lot within a developed subdivision. Adequate ingress and egress are also 

provided via the interior private roads within the subdivision. 

 

While staff does not find a hardship for the variation request for exterior materials, staff 

believes the requested materials are more compatible with the surrounding properties 

than the type of masonry materials required in industrial districts. Staff finds that the 

proposed materials will not alter the essential character of the area. 

 

Approval of the requested petitions will allow the reuse of a vacant site as a Menards self-

storage facility adjacent to an existing Menards home improvement store. The subject 

site is in a low-profile location that may not be attractive to other commercial uses that 

require street frontage for visibility. 

 

Conditions  

If the Zoning Board desires to approve this Special Use Permit to allow a self-storage 

facility and a Variation from the Non-Residential Design Standards to allow engineered 

wood siding in the I-1 (light industrial) zoning district at 2450 W. Jefferson Street, staff 

recommends that the following conditions would be included:   

 

1. 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; and 

 

2. Should the property be declared a public nuisance, it may be subject to a rehearing 

and a possible revocation of the Special Use Permit. 

 



Figure 1: Aerial view of subject site at 2450 W. Jefferson Street (2025) 

 
 
Figure 2: Subject site and adjacent DMV lot, with shared parking in between (2025) 

 
  

2 ROWS OF PARKING TO REMAIN 



Figure 3: Existing building on subject site, view southeast from corner of site (April 2026) 

 
 
Figure 4: Existing building on subject site, view southwest from interior road along north of site (April 
2026) 

 
  



Figure 5: Existing landscaping along west side of site adjacent to the detention lot (April 2026) 

 
 
Figure 6: Existing landscape area and fence along south property line behind existing building, view 
looking southeast (April 2026) 

 
  



Figure 7: Surface parking on the east side of the site, view southwest near the corner of the site 
(April 2026) 

 
 
Figure 8: Examples of other existing Menards self-storage facilities; note that materials shown may 
not be the same as requested at the subject site 

 
  



Figure 8 continued: Examples of other existing Menards self-storage facilities; note that materials 
shown may not be the same as requested at the subject site 
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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. 

  

 



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 

this criteria? 

 
Comments 

(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) ____________________________________  
(c) ____________________________________ 
(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). 
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