
City of Joliet

Zoning Board of Appeals

Meeting Agenda

City Hall, Council Chambers2:00 PMThursday, August 20, 2026

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 - July 16, 2026

Meeting Minutes_ZBA_07.16.2026_Pending ApprovalAttachments:

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.

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 2026-32: A Special Use Permit to allow “box truck” parking as an 
accessory use, located at 1395 N. Larkin Avenue. (COUNCIL DISTRICT #2)

Staff Packet.pdfAttachments:
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PETITION 2026-33: A Special Use Permit to allow a semi-trailer sales, 
service, and repair facility, located at 1720 Worker’s Court. (COUNCIL 
DISTRICT #5)

ZBA 2026-33 (1720 Workers Ct) Staff Report Packet.pdfAttachments:

PETITION 2026-34: A Special Use Permit to allow an automobile service 
station and an accessory car wash, located at the northeast corner of 
Theodore Street and Route 59. (COUNCIL DISTRICT #3)

ZBA 2026-34 (NEC Rt 59 and Theodore St) Staff Report 
Packet.pdf

Attachments:

PETITION 2026-35: A Variation of Use to allow conversion of a single-unit 
residence into a two-unit residence, an R-3 (one- and two-family residential) 
use, in the R-2 (single-family residential) zoning district, located at 540 Bluff 
Street. (COUNCIL DISTRICT #4)

PETITION 2026-36: A Variation to reduce the front yard setback to allow a 
second story addition on a residential structure, located at 540 Bluff Street. 
(COUNCIL DISTRICT #4)

ZBA 2026-35 2026-36 (540 Bluff St) Staff Report Packet.pdfAttachments:

PETITION 2026-37: A Variation to allow construction of a detached garage 
with a larger footprint than the principal structure, located at 329 Pleasant 
Street. (COUNCIL DISTRICT #5)

ZBA 2026-37 (329 Pleasant St) Staff Report Packet.pdfAttachments:

PETITION 2026-38: A Variation to reduce the required front yard setback to 
allow construction of an accessory agricultural structure, located at 10250 
Chicago Road. (COUNCIL DISTRICT #3)

Staff Packet.pdfAttachments:

PETITION 2026-39: A Variation to reduce the required front yard setback to 
allow construction of a front porch roof, located at 1105 Hacker Avenue. 
(COUNCIL DISTRICT #4)

Staff Packet.pdfAttachments:
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PETITION 2026-40: A Variation to reduce the required side yard setback to 
allow construction of a rear covered patio, located at 1111 Clement Street. 
(COUNCIL DISTRICT #4)

ZBA 1111 Clement Street - Staff Report Packet.pdfAttachments:

PETITION 2026-41: A Variation to reduce the required front yard setback to 
allow construction of a new single-family residence, located at 21 N. Hickory 
Street. (COUNCIL DISTRICT #5)

Staff Packet.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, July 16, 2026

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
Bob Nachtrieb

Debbie Radakovich
Jane McGrath Schmig

Jesse Stiff
Luis Leon
Ralph Bias



Meeting Minutes - Pending Approval July 16, 2026Zoning 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, Bob Nachtrieb, Debbie Radakovich, Jane McGrath 
Schmig and Luis Leon

Present

Jesse StiffAbsent

NEW BUSINESS

A motion was made by Debbie Radakovich, seconded by Bob Nachtrieb, to move up agenda 
item: Election of Chair. The motion carried by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

Election of Chair TMP-10019

A motion was made by Debbie Radakovich, seconded by Bob Nachtrieb, to elect 
Jane McGrath Schmig as the new Chair of the Zoning Board of Appeals. The 
motion carried by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

APPROVAL OF MINUTES

June 18, 2026 Zoning Board of Appeals Minutes TMP-9992

Attachments: ZBA Meeting Minutes 06.18.2026 - Pending Approval

A motion was made by Debbie Radakovich, seconded by Bob Nachtrieb, to 
approve: June 18, 2026 Zoning Board of Appeals Minutes. The motion carried 
by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

CITIZENS TO BE HEARD ON AGENDA ITEMS

None

OLD BUSINESS: PUBLIC HEARING

None

NEW BUSINESS: PUBLIC HEARING

PETITION 2026-29: A Variation of Use to allow administrative TMP-9993
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offices, an R-B (restricted business) use, within an existing 
residential structure in the R-2 (single-family residential) 
zoning district, located at 317 S. Reed Street. (COUNCIL 
DISTRICT #5)

Attachments: ZBA 2026-29 (317 S Reed St) Staff Report 
Packet_Redacted.pdf

Jayne Bernhard read the staff report into the record. Brian Patel appeared on 
behalf of the petition. Bob Nachtrieb inquired if Mr. Patel has reached out to the 
neighboring residential property owners regarding the project. Mr. Patel 
responded. A resident appeared to make a statement in support of the petition 
and to read letters of support from other community members. 

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve: 
PETITION 2026-29: A Variation of Use to allow administrative offices, an R-B 
(restricted business) use, within an existing residential structure in the R-2 
(single-family residential) zoning district, located at 317 S. Reed Street. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

PETITION 2026-30: A Special Use Permit to allow a resale 
boutique within an existing tenant space, located at 124 N. 
Ottawa Street. (COUNCIL DISTRICT #5)

TMP-9994

Attachments: ZBA 2026-30 (124 N. Ottawa Street)_Staff Report Packet.pdf

Ms. Bernhard read the staff report into the record. Savanna Wilhelmi appeared 
on behalf of the petition and made a statement to introduce herself and provide 
additional details regarding her business. There were no comments or questions 
from the Board. No public comments were made in favor of or in opposition to 
the petition. 

A motion was made by Debbie Radakovich, seconded by Bob Nachtrieb, to 
approve: PETITION 2026-30: A Special Use Permit to allow a resale boutique 
within an existing tenant space, located at 124 N. Ottawa Street. (COUNCIL 
DISTRICT #5). The motion carried by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

PETITION 2026-31: A Special Use Permit to allow a truck 
repair facility within an existing maintenance and repair 
facility, located at 608 Railroad Street. (COUNCIL DISTRICT 
#5)

TMP-9995

Attachments: 608 Railroad Packet.pdf
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Ms. Bernhard read the staff report into the record. The Operation Manager of 
TFR Fleet Parts and Services LLC appeared on behalf of the petition. Ralph 
Bias made inquiries about the truck fleet. No public comments were made in 
favor of or in opposition to the petition. 

A motion was made by Bob Nachtrieb, seconded by Ralph Bias, to approve: 
PETITION 2026-31: A Special Use Permit to allow a truck repair facility within an 
existing maintenance and repair facility, located at 608 Railroad Street. 
(COUNCIL DISTRICT #5). The motion carried by the following vote:

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

OLD/NEW BUSINESS—NOT FOR FINAL ACTION OR RECOMMENDATION

None 

PUBLIC COMMENT

None

ADJOURNMENT

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

Bias, Nachtrieb, Radakovich, McGrath Schmig and LeonAye:

StiffAbsent:

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.

Page 3 of 3
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STAFF REPORT 
 
DATE:  July 14, 2026 
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:       2026-32  

Applicant: Will County Habitat for Humanity ReStore 
Status of Applicant: Owner 
Location: 1395 N. Larkin Ave (Council District #2) 
Request:  2026-32: A Special Use Permit to allow box truck 

parking at ReStore Joliet.  
 
 
Purpose 
The applicant is requesting a Special Use Permit to allow four “box trucks” to occupy four 
parking spaces on the southern property line. The intent is to utilize the box trucks for 
scheduled deliveries, donation pick-ups, and for the public to rent for moving purposes.   
The City Council makes the final decision on the Special Use Permit upon 
recommendation of the Zoning Board of Appeals. 
 
Site Specific Information 
The 3-acre site is located on the southwest corner of Norley Drive and North Larkin 
Avenue. The subject site has access off Larkin Avenue and access off Norley Drive. The 
site is currently the Will County Habitat for Humanity ReStore, which has been at this 
location since 2017. It was previously a home improvement store that sold flooring 
materials to the public.  
 
Surrounding Zoning, Land Use and Character 
The properties to the east are zoned B-3 (General Business) and R-2 (Single Family 
Residential). The B-3 zoned parcel is the North Ridge Shopping Center, and the R-2 
zoned parcel is the site of Joliet Catholic Academy. The property to the north is zoned B-
1 (Neighborhood Business) and is occupied by a bank branch.  The properties to the west 
are zoned R-5 (High-Density Mult-Family Residential) and are the Larkin Pointe 
Townhouses. The property to the south is zoned B-1 (Neighborhood Business) and is a 
multi-tenant commercial development. 
  
Applicable Regulations 

• Section 47-5.2 (C)   Special Use Criteria  
• Section 47-13.2A  Special Uses – B-3 (General Business)  
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Discussion 
The petitioner and property owner, Will County Habitat for Humanity ReStore, is 
requesting a Special Use Permit to allow the use of four parking stalls for box truck parking 
on the property.  The petitioner plans to make these box trucks available to customers or 
Habitat for Humanity to deliver goods or facilitate the pickup of donations. The petitioner 
will also rent the box trucks to the general public to use for moving purposes. The 
proposed hours of operation for this use will be Tuesday through Saturday from 9am-
4pm. These are the same hours the store currently follows for their drop-off schedule 
when they are open to the public.  
 
Recommended Action 
Staff finds that the request meets the following Special Use criteria: the establishment 
and operation of the Special Use will not be detrimental to public health and safety, nor 
will it impede the normal and orderly development and improvement of the surrounding 
property. The use of four stalls would not reduce the required number of parking spaces 
and are located on the south side of the parcel. The subject site is surrounded by other 
commercial properties, and the proposed use is complementary to the existing uses in 
the area. The site is served by existing public streets and will maintain access onto Larkin 
Avenue and Norley Drive.  
 
Conditions  
If the Zoning Board desires to approve the Special Use Permit to allow box truck 
parking at 1395 N. Larkin Avenue, the following conditions would be included: 
 

1. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 
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; 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. 
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Figure 1: Subject parcel-1395 N. Larkin Ave 
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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:  August 13, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-33 

Applicant: W & B Service Company 

Status of Applicant: Proposed Tenant 

Property Owner: SRR Venture, LLC 

Location: 1720 Worker’s Court 

(Council District #5) 

Request:  A Special Use Permit to allow a semi-trailer sales, 

service, and repair facility 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow a facility for the sales, service, 

and repair of semi-trailers at 1720 Worker’s Court, which is zoned I-1 (light industrial). Per 

the City of Joliet Zoning Ordinance, a trailer sales and repair establishment may be 

allowed as special use 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. 

 

Site Specific Information 

The subject site is 6.3 acres and located at the south end of Worker’s Court in the Spencer 

Road Industrial Park subdivision, which was recorded in 2007 and 2008. Spencer Road 

Industrial Park was annexed in 2005 for the development of a light industrial subdivision. 

The industrial park contains three existing uses: a building materials supplier, an industrial 

equipment rental and service company, and a traffic control services company. All lots 

within the subdivision, including the subject property, are zoned I-1 (light industrial). 

 

The subject site was recently developed with an approximately 39,000-square-foot 

industrial building and a surrounding paved parking area. The site has around 22 existing 

passenger vehicle parking stalls on the north side of the building. The remainder of the 

parking area is not currently striped. The building has ten dock doors on its west side 

facing the parking area. The interior of the building was designed to accommodate one 

to four tenants, with future interior buildout based on tenant preferences. 

 

Surrounding Zoning, Land Use and Character 

Spencer Road Industrial Park is located just west of the intersection of Spencer Road 

and Briggs Street. The subdivision is bordered by properties with I-1 zoning on the west 
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and east, and a railroad right-of-way on the south. Across Spencer Road to the north 

are residential properties within unincorporated Will County. 

 

The subject site is at the south end of Worker’s Court. The zoning and land uses for 

properties adjacent to the subject site are: 

 

• North:  I-1 (light industrial), drainage and tree conservation lots for Spencer Road 

Industrial Park Subdivision 

• South: County A-1 (agricultural), railroad right-of-way and utility right-of-way 

• East:  I-1 (light industrial), industrial 

• West:  I-1 (light industrial), industrial (vacant) 

  

Applicable Regulations 

• Section 47-13.2A(G) Special Uses – B-3 (General Business) District 

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

(refer to attachment) 

 

Discussion 

The petitioner, W & B Service Company, is requesting a Special Use Permit to allow a 

semi-trailer sales, service, and repair facility in the I-1 (light industrial) district at 1720 

Worker’s Court. The proposed uses at the site would include sales of trailers, repair of 

trailers, sales of parts and accessories, and a mobile service truck. The existing building 

would include the sales office, parts storage, and ten repair bays. The parking area would 

contain around 16 trailer stalls and 42 passenger vehicle parking stalls. The facility would 

have around 20 to 30 employees, including mechanics, office staff, and sales staff. The 

proposed hours of operation are 8 AM to 5 PM Monday through Friday. 

 

W & B is a transportation service and equipment provider with around 24 locations across 

the Midwest and south. An overview of their company and proposal is included in the staff 

report packet. Their facilities provide a comprehensive set of services related to the sales 

and repair of new and used transportation equipment. Their customers include private 

fleets, trucking companies, and food service companies. W & B is the top provider of 

Hyundai Translead, Fontaine, Dorsey, and Doonan trailers. In 2025, W & B was 

announced as the top provider for Hyundai Translead in Illinois. The proposed facility at 

1720 Worker’s Court will serve the new Hyundai Translead locations in Joliet and Will 

County. 

 

The facility would service both new and in-service trailers. New trailers would be 

customized to fulfill special orders or to install aftermarket parts, such as lift gates, that 

are not easily installed on the assembly line. Typical service to in-service trailers would 

be larger repairs that could not be done at a customer’s site. For smaller repairs, the 

facility would dispatch their mobile repair truck to perform the repairs offsite at the 
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customer’s location. The majority of the customization and repair services will be 

performed for the companies that purchase trailers through W & B and for Hyundai 

Translead. 

 

The petitioner estimates that there will be around five to eight truck trips total to and from 

the site per day. Most of the trailers to be repaired will be picked up by the facility’s service 

department. Spencer Road is not designed to accommodate truck traffic west of the 

Spencer Road Industrial Park subdivision. The expected route to and from the facility is 

via Spencer Road east of Worker’s Court to Briggs Street. To deter truck traffic from 

turning left onto westbound Spencer Road from Worker’s Court, the petitioner proposes 

to install “no left turn” signs for trucks at the north end of Worker’s Court. The petitioner 

would need to coordinate installation of these signs with the City. 

 

The proposed site plan shows that the site will contain two employee and visitor parking 

areas, one on the north side and one on the south side of the building. Around 16 trailer 

stalls will be located in the southwest portion of the parking area. Trailer stalls will serve 

trailers awaiting repair, trailers awaiting pickup, and display models of trailers for sale. 

There would not be any loaded trailers onsite – no refrigerated trailers would be running 

in the parking area. Sales would be conducted through the onsite sales office. Most of the 

trailer sales inventory will be located at the company’s other lot in Bolingbrook or at the 

Hyundai sites.  

 

The building elevations, parking lot footprint, detention area, and landscaping plans were 

previously approved through the City’s building permit process. The site is currently under 

construction. The petitioner will need to apply for any additional building permits for 

interior buildout and parking lot striping as needed. 

 

Recommended Action 

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

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 is located at the south end of an 

established industrial subdivision that was created to support light industrial uses, which 

can include warehousing, wholesaling, and clean manufacturing activities. The estimated 

truck traffic for the site and the proposed number of trailer parking stalls is in line with 

these types of uses. However, it should be noted that the special use approval is not 

limited to a specific user, and a different repair company could occupy the site in the future 

if the special use has not been discontinued and is still valid. 

 

There is adequate drainage within the site’s detention pond, and utility infrastructure 

exists on Worker’s Court. The site has existing ingress and egress points to Worker’s 

Court, which is around 300 feet away from the intersection of Briggs Street and Spencer 

Road. The petitioner plans to minimize traffic congestion by posting “no left turn” signs for 
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trucks exiting Worker’s Court so that they do not travel westbound on Spencer Road. If 

the truck traffic follows the appropriate route to and from the site, it should not be injurious 

to the surrounding properties. The proposed use will conform to other applicable land use 

regulations for the I-1 (light industrial) district, including landscaping requirements, 

building setbacks and design standards, photometrics, and stormwater detention 

requirements. 

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit to allow a semi-trailer 

sales, service, and repair facility at 1720 Worker’s Court, staff recommends that the 

following conditions would be included: 

 

1. That all service and repairs shall be performed within the building; 

 

2. That the parking lot shall be striped in accordance with City standards prior to the 

issuance of a Certificate of Occupancy; 

 

3. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 

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; and 

 

4. 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: Subject site at 1720 Worker’s Court (2026) 

 
  



Figure 2: Area surrounding subject site at 1720 Worker’s Court, with City zoning layer (2026) 

 
 
Figure 3: New building at 1720 Worker’s Court, view south from Worker’s Court (June 2026) 
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Figure 4: Subject site at 1720 Worker’s Court, view south from Worker’s Court (June 2026) 

 
 
Figure 5: View south down Worker’s Court from Spencer Road (June 2026) 

 
  



Figure 6: View east down Spencer Road from intersection with Worker’s Court (June 2026) 

 
 
Figure 7: View west down Spencer Road from intersection with Worker’s Court (June 2026) 
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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. 

  

 



City of Joliet

Memo

150 West Jefferson Street
Joliet, IL 60432

File #: TMP-10089 Agenda Date:8/20/2026

City of Joliet Printed on 8/18/2026Page 1 of 1

powered by Legistar™

http://www.legistar.com/


1 
 

STAFF REPORT 

 

DATE:  August 13, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-34 

Applicant: S & P RE LLC 

Status of Applicant: Contract Purchaser 

Location: Northeast Corner of Route 59 and Theodore Street 

(Council District #3) 

Request:  A Special Use Permit to allow an automobile 

service station and an accessory car wash 

 

 

Purpose 

The applicant is requesting a Special Use Permit to allow an automobile service station 

and an accessory car wash on Lot 1 of Cobalt Commercial Subdivision at the northeast 

corner of Route 59 and Theodore Street. Per the City of Joliet Zoning Ordinance, 

automobile service stations and car wash establishments may be allowed as special uses 

in the B-3 (general business) district by the Mayor and City Council, with the advice of the 

Zoning Board of Appeals in accordance with Section 47-5.2. 

 

The Zoning Ordinance states that car wash establishments may not be located within 100 

feet of a residential zoning district. There are properties with R-2 (single-family residential) 

zoning south of the subject site across Theodore Street. The south property line of the 

subject site is around 112 feet away from the north property line of the residentially-zoned 

lots, so the proposal meets the spacing requirement. 

 

Site Specific Information 

The subject site is Lot 1 of Cobalt Commercial Subdivision, which was recorded in 2021. 

The subdivision was annexed in 2019 and classified to the B-3 (general business) district 

for the development of a commercial subdivision. The subdivision contains private interior 

roads, Cobalt Drive and Cobalt Circle, which provide access to the lots while limiting 

access to Theodore Street and Route 59. A CarMax car dealership is located on Lot 4 

and is the only developed site within the subdivision. 

 

The subject lot, which is undeveloped, is at the southwest corner of the subdivision and 

bordered by Theodore Street on the south, Route 59 on the west, Cobalt Circle on the 

north, and Lot 2 on the east. The subject lot is approximately 2.9 acres. There are existing 

landscape easements and public utility and drainage easements around the perimeter of 
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the lot. The annexation agreement for Cobalt Commercial Subdivision included provisions 

requiring compliance with the City’s landscape regulations and non-residential design 

standards. The agreement also states that lots within the subdivision shall have similar 

lighting and signage styles. 

 

Most public improvements were completed following the recording of the subdivision, 

though public sidewalk will need to be installed along the frontage of Lot 1 adjacent to 

Theodore Street. Lot 1 has an existing curb cut off Theodore Street, across from the 

commercial access driveway on the south side of Theodore Street. Stormwater for Cobalt 

Commercial Subdivision is existing and located on Lot 9.  

 

Surrounding Zoning, Land Use and Character 

The subject site is located within Cobalt Commercial Subdivision at the northeast corner 

of the intersection of Route 59 and Theodore Street. There are commercial 

developments with B-3 (general business) zoning at the other three corners of the 

intersection. Across Theodore Street south of the subdivision is the Pheasant Landing 

residential subdivision, which is zoned R-2 (single-family residential). 

 

The zoning and land uses for properties adjacent to the subject site are: 

 

• North:  B-3 (general business), commercial (undeveloped lots within Cobalt 

Commercial Subdivision) 

• South: B-3 (general business), commercial (service and retail uses); and 

R-2 (single-family residential), residential (Pheasant Landing Subdivision) 

• East:  B-3 (general business), commercial (undeveloped lots within Cobalt 

Commercial Subdivision) 

• West:  B-3 (general business), commercial (undeveloped) 

  

Applicable Regulations 

• Section 47-13.2A(N) Special Uses – B-3 (General Business) District 

• Section 47-13.2A(F)  Special Uses – B-3 (General Business) District 

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

(refer to attachment) 

 

Discussion 

The petitioner, S & P RE LLC, is requesting a Special Use Permit to allow an automobile 

service station and an accessory car wash in the B-3 (general business) district at the 

northeast corner of Route 59 and Theodore Street. The subject site is within a recorded 

commercial subdivision and located along an established commercial corridor. The 

petitioner proposes to develop the site with a gas station, car wash, and drive-thru 

restaurant. The gas station and the car wash require approval of a special use permit; the 
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restaurant is a permitted use in the B-3 (general business) district. A future subdivision 

will be needed to create a separate lot for the restaurant building because the Zoning 

Ordinance only allows one main building per lot. The car wash is considered an accessory 

use to the gas station so both uses would be located on the same lot. 

 

The gas station will consist of an approximately 4,150-square-foot building with a 

convenience store, a canopy with eight fuel pumps, and 16 parking stalls. The proposed 

car wash consists of a 3,200-square-foot tunnel wash building and a vacuum station with 

ten stalls. The gas station and car wash will be under the same ownership. The gas station 

will have approximately six total employees and the car wash will have two total 

employees. Proposed hours of operation for the car wash are 7 AM to 9 PM, while the 

gas station will be open 24 hours. 

 

The buildings will be required to meet the City’s Non-Residential Design Standards. The 

proposed elevations show that the main exterior materials for the gas station, car wash, 

and restaurant will be brick and stone. The gas station canopy poles would also be 

wrapped in brick and stone. Elevations and renderings are included in the staff report 

packet. The development will also need to comply with the City’s landscaping regulations, 

which will include installation of plant materials in the existing perimeter landscape 

easements. The site has landscape easements on the north, west, and south sides of 10, 

25, and 20 feet respectively. Per the annexation agreement, the landscape area along 

Theodore Street will need to include a berm. The east side of the site will need a 5-foot 

landscape area. 

 

The site will have one access off Theodore Street and two accesses off Cobalt Circle, 

which is a private street. These access driveways and the interior drive aisles will serve 

all proposed uses on the site. The future subdivision of the site into two lots will need to 

include appropriate easements for cross access throughout the site. 

 

The car wash and the drive-thru restaurant will require approval of a drive-thru permit 

through City Council. The petitioner has been coordinating with the Public Works 

Department to finalize the site plan layout. The most recent version of the site plan is 

included in the staff report packet. Once the future users of the car wash and restaurant 

are confirmed, the Public Works Department can complete their review and then the drive 

thru permit can move forward for Council review. 

 

Recommended Action 

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

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 is within a recorded commercial 

subdivision along the Route 59 commercial corridor. The other three corners of the 



4 
 

intersection contain commercial uses. The site is served by the existing drainage and 

utility infrastructure within Cobalt Commercial Subdivision. 

 

The proposed ingress and egress to the site has been designed to minimize traffic issues. 

The subdivision was planned with interior private roads to minimize access driveways off 

Route 59. No additional accesses to Route 59 are proposed. Additionally, the stacking 

and circulation requirements for the car wash will be evaluated through the required drive-

thru permit. The proposed use will conform to other applicable land use regulations for 

the B-3 (general business) district, including landscaping requirements, building 

setbacks, design standards, and photometrics. 

 

Conditions  

If the Zoning Board desires to approve the Special Use Permit to allow an automotive 

service station and an accessory car wash at the northeast corner of Route 59 and 

Theodore Street, staff recommends that the following conditions would be included: 

 

1. That building elevations that meet the City’s Non-Residential Design Standards 

shall be submitted as part of the building permit plan set; 

 

2. That the automobile service station canopy poles shall be wrapped in masonry 

materials that match the masonry materials used for the main structure; 

 

3. That a landscape plan that meets City Ordinance shall be submitted as part of 

the building permit plan set and landscaping per the approved plan shall be 

installed prior to the issuance of a Certificate of Occupancy; 

 

4. That the Special Use granted herein, per Section 47-5.2(E) Special Uses, shall 

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; and 

 

5. 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: Cobalt Commercial Subdivision (teal outline), with City zoning layer (2026) 

 
 
Figure 2: Subject site, view northeast from the intersection of Route 59 and Theodore Street (June 2026) 
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Figure 3: Intersection of Cobalt Circle with Route 59, view southeast from Route 59 (June 2026) 

 
 
Figure 4: View west down Theodore Street near the east side of the subject site (right) (2026) 

 
 



2026-34a

P
H

E
A

S
A

N
T

 L
A

N
D

IN
G

 D
R

S
K

Y
L

A
R

K
 L

N

DOVE CT

SWAN CT

IL
L

IN
O

IS
 R

T
 5

9

C
O

B
A

LT
 D

R

THEODORE ST

C
O

B
A

LT
 C

IR

Will County 911

¯

= 600' Public Notification Boundary /
    Límite de notificación pública de 600 ft (180 m)

= Property in Question / Propiedad en cuestión

DIVISIÓN DE
PLANIFICACIÓN



2026-34

P
H

E
A

S
A

N
T

 L
A

N
D

IN
G

 D
R

S
K

Y
L

A
R

K
 L

N

DOVE CT

SWAN CT

IL
L

IN
O

IS
 R

T
 5

9

C
O

B
A

LT
 D

R

THEODORE ST

C
O

B
A

LT
 C

IR

Will County 911, City of Joliet

¯

R-B

R-5

R-4

R-3

R-2A

R-2

R-1B

R-1A

R-1

I-TC

I-TB

I-TA

I-T

I-2

I-1

B-3

B-2

B-1

Legend

= Property in Question
= 600' Public Notification
   Boundary



hmiller
Typewritten Text
PLAT OF SURVEY



hmiller
Typewritten Text
PROPOSED SITE PLAN























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:  August 13, 2026 

TO:         Zoning Board of Appeals 

FROM:  Helen Miller, Planner 

RE:           Petition Number:       2026-35 and 2026-36 

Applicant: Abraham Garcia 

Status of Applicant: Property owner 

Location: 540 Bluff Street (Council District #4) 

Request:  2026-35: Variation of Use to allow conversion of a 

single-unit residence into a two-unit residence, an  

R-3 (one- and two-family residential) use, in the R-2 

(single-family residential) zoning district 

 2026-36: Variation to reduce the front yard setback 

to allow a second story addition 

 

 

Purpose 

The applicant is requesting a Variation of Use to allow the conversion of a single-unit 

residence into a two-unit residence, an R-3 (one- and two-family residential) use, within 

the R-2 (single-family residential) zoning district at 540 Bluff Street. The Variation of Use 

request must be considered by the City Council following the recommendation of the 

Zoning Board of Appeals. 

 

The applicant is also requesting a Variation to reduce the required front yard setback from 

30 feet to 12.9 feet to allow a second story addition on the existing structure. The Zoning 

Board of Appeals makes the final decision on this Variation request. 

 

Site Specific Information 

The subject site is an 80-foot by 100-foot double lot (8,000 square feet) that contains a 

one-story single-unit residence built around 1906. There is an existing asphalt driveway 

along the south side of the house. The property is zoned R-2 (single-family residential). 

 

The property was reclassified from the R-4 (multi-family residential) zoning district to the 

R-2 (single-family residential) zoning district in 1995 as part of a neighborhood-wide 

rezoning process. At that time, the property was identified as a single-family use. Based 

on historic Joliet Street Directory information, the property appears to have been a single-

family residence since its construction.  

 

The house has an existing nonconforming front yard setback: the setback to the porch is 

around 8.3 feet and the setback to the front wall of the house is around 12.9 feet. The 
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required front yard setback in the R-2 district is 30 feet. 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. The addition of a full second story, with the same 12.9-foot front yard 

setback as the existing structure, increases the nonconformity and requires approval of a 

Variation. 

 

The petitioner previously submitted the same Variation and Variation of Use requests for 

540 Bluff Street, which were heard at the April 16, 2026 Zoning Board of Appeals meeting. 

The Zoning Board of Appeals denied the Variation request and recommended denial of 

the Variation of Use request. The Variation of Use request did not move forward for 

Council review because the proposed floor plans and elevations were not valid without 

the approval of the setback Variation for the second story. 

 

Surrounding Zoning, Land Use and Character 

The property is located in the Bicentennial Bluffs neighborhood on the east side of Bluff 

Street, south of Lime Street. The area contains a mix of single-unit, two-unit, and multi-

unit residential uses. The zoning and land use for the adjacent properties are as follows: 

 

• North:  R-2 (single-family residential), residence 

• South: R-2 (single-family residential), residence and auto repair business 

• East:  Des Plaines River 

• West:  R-2 (single-family residential), residences 

 

Applicable Regulations 

• Section 47-7  R-3 (One- and Two-Family Residential) District 

• Section 47-6  R-2 (Single-Family Residential) District 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

• 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, Abraham Garcia, is requesting a Variation of Use to allow a two-unit 

residence in the R-2 (single-family residential) zoning district and a Variation to reduce 

the front yard setback to allow a full second story on an existing structure. The house was 

previously a single-unit one-story structure with around 1000 square feet of first floor living 

area. The petitioner purchased the property in December 2025 and began construction 

without permits to convert the structure into a two-story, two-unit residence. When City 
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staff alerted the owner to apply for building permits, staff also informed the owner that a 

two-unit was a prohibited use in the R-2 zoning district and that approvals of a Variation 

of Use and Variation would also be needed. The owner ceased work on the structure and 

applied for these petitions in March of 2026. 

 

The initial Variation and Variation of Use petitions were heard at the April 16, 2026 Zoning 

Board of Appeals meeting. After the Variation was denied at that meeting, the petitioner 

worked with their architect to revise the proposed elevations for a second submittal. The 

revised elevations include two dormers on the north side of the gable roof and an updated 

porch railing. There are no other changes to the elevations or floor plans since the first 

petition. The proposed two-story structure would have a gable roof with a 4:12 pitch. The 

existing front porch and enclosed side porch would remain. The proposed floor plans 

show that each floor would contain one dwelling unit with three bedrooms and 

approximately 1,012 square feet of living area. The units would have separate entrances 

and no interior connections. The structure prior to the recent construction is shown in 

Figure 1; the current structure is shown in Figures 2 and 3. The proposed elevations and 

floor plans are included in the staff report packet. 

 

The required number of off-street parking spaces for a two-unit residence is three spaces. 

The site plan shows that these will be provided on the existing paved driveway along the 

south side of the house. As a condition of approval, the parkway along the frontage of the 

north side of the lot would need to be returned to grass and not used for parking. The 

property meets the required lot area per family of 3,500 square feet, which is the area 

required per unit for two-unit dwellings in the R-3 (one- and two-family residential) district.  

 

The construction of a full second story requires approval of a Variation because the front 

wall of the second story has the same nonconforming front yard setback of 12.9 feet as 

the existing structure. The Variation for the second story addition is required even if the 

structure remains as a single-unit residence. The petitioner will be required to pull all 

necessary building permits and receive approval of their building plans prior to re-starting 

construction work on the site. 

 

The petitioner states that they plan to live in one of the units and rent out the other unit. If 

the Variation of Use is approved, the property will need to be enrolled in and comply with 

the City’s Rental Inspection Program. 

 

Recommended Action 

Staff does not find that the Variation of Use request meets the criteria for hardship or 

practical difficulties. However, staff does find that the proposed two-unit use would not be 

out of character with other uses in the area. The neighborhood has a mix of single- and 

multi-unit properties. The property in question can accommodate the required number of 

off-street parking spaces for two units.  
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Staff finds that the setback Variation request meets the following criteria: there is a 

physical hardship due to the house’s existing location on the lot. The house was built prior 

to the adoption of the Zoning Ordinance bulk requirements and has an existing 

nonconforming front yard setback. The petitioner would not be able to add a second story 

in an architecturally sensitive manner and meet the current front yard setback requirement 

of 30 feet. Staff does not find the addition of a full second story to be out of character with 

the area, as there are other two-story structures in the neighborhood. However, staff 

believes the proposed roof pitch and style as well as the massing of the addition to be out 

of character with other houses along the street and surrounding streets. Staff 

recommends that the roof pitch be increased to at least a 7:12 pitch and that the dormers 

be eliminated for the proposed structure to be more contextually appropriate. 

 

Staff recommends considering the Variation and Variation of Use requests separately and 

voting on these requests as separate items. Approval of the Variation would allow a full 

second story on what was previously a one-story structure. Approval of the Variation of 

Use would allow one additional dwelling unit within the neighborhood. 

 

Conditions  

2026-35: If the Zoning Board desires to approve the Variation of Use to allow 

conversion of a single-unit residence into a two-unit residence at 540 Bluff Street, staff 

recommends that the following conditions would be included:   

 

1. That the property shall be enrolled in and comply with the City’s Rental 

Inspection Program; 

2. That a building permit shall be applied for and approved prior to any construction 
commencing; 
 

3. That the area between the street edge and the front property line shall be seeded 

or sodded with turf grass prior to issuance of a Certificate of Occupancy; 

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

5. 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. 

 
2026-36: If the Zoning Board desires to approve the Variation to reduce the front yard 

setback to allow a second story addition at 540 Bluff Street, staff recommends that the 

following conditions would be included: 

 
1. That a building permit shall be applied for and approved prior to any construction 

commencing; and 
 

2. That the area between the street edge and the front property line shall be seeded 

or sodded with turf grass prior to issuance of a Certificate of Occupancy. 

 



Figure 1: One-story structure at 540 Bluff Street (April 2025) 

 
 
Figure 2: Current structure at 540 Bluff Street (August 2026) 

  



Figure 3: Current structure at 540 Bluff Street (April 2026) 

 
 
Figure 4: Aerial view of the subject site (2025) 
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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 

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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STAFF REPORT 

 

DATE: August 13, 2026 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2026-37 

Applicant: John Honiotes 

Status of Applicant: Property Owner 

Location: 329 Pleasant Street (Council District #5) 

Request: Variation to allow construction of a detached garage 

with a larger footprint than the principal structure 

 

 

Purpose 

The applicant is requesting the following Variation to allow the construction of a new 

detached garage on their property at 329 Pleasant Street: 

 

• Variation to allow a detached garage that is larger in footprint (first floor square 

footage) than the principal structure 

 

The Zoning Board of Appeals makes the final decision on this Variation request. 

 

Site Specific Information 

The subject site is around 22,015 square feet and contains a one-story residence built 

around 1890 and a detached garage. The lot is a through lot that faces Pleasant Street, 

with its rear yard along Hyde Park Avenue and its side yard along McDonough Street. 

The property is zoned R-2 (single-family residential). 

 

Surrounding Zoning, Land Use and Character 

The property is located in the St. Pat’s neighborhood on the section of McDonough Street 

between Railroad Street and Center Street. There are residential properties zoned R-2 

(single-family residential) adjacent to the north side of the property. Across the street to 

the west, south, and east of the site are residential properties with R-2 and R-3 (one- and 

two-family residential) zoning. A commercial business with I-2 (general industrial) zoning 

is southeast of the site across the McDonough Street and Pleasant Street intersection. 

 

Applicable Regulations 

• Section 47-17.5 Garages and Carports 

• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 
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Discussion 

The petitioner, John Honiotes, is requesting a Variation to allow construction of a new 

detached garage that is larger in footprint than the existing principal residence at 329 

Pleasant Street. The petitioner would like to demolish the existing 20-foot by 30-foot 

garage and construct a new 36-foot by 40-foot detached garage in the same part of the 

property. The Zoning Ordinance states that detached garages are to be smaller in 

footprint (first floor square footage) than the principal structure unless otherwise approved 

by a variance from the Zoning Board of Appeals. The first floor square footage of the 

existing house is approximately 1,169 square feet. The proposed garage would be 1,440 

square feet, so the petitioner must request a Variation. 

 

The proposed garage will meet setback requirements for an accessory structure on a 

through and corner lot. The garage will be set back at least 30 feet from Hyde Park 

Avenue as required for the rear yard of a through lot. The garage will be set back around 

30 feet from McDonough Street, which exceeds the setback requirement of 20 feet for 

the corner side yard. The proposed garage will be accessed by the existing concrete 

driveway apron off McDonough Street. The petitioner will pave the driveway leading to 

the new garage as required by the Zoning Ordinance. The proposed garage will have a 

gable roof with a 6:12 pitch and engineered wood siding. There will be one vehicle door 

on its south side. Conceptual elevations are attached – the petitioner plans to install some 

windows but these are not shown on the plans. 

 

The petitioner, who lives at the property, will use the garage for storage and hobby work. 

They request the proposed garage size in order to accommodate their belongings and 

workshop space. 

 

Recommended Action 

Staff does not find an exceptional hardship for this request but does find that the site’s 

size compared to the size of the existing residence creates a unique circumstance. The 

lot is three times the minimum area for a lot in the R-2 (single-family residential) district. 

The proposed garage would be 217 square feet greater than the footprint of the existing 

house, which was constructed over 100 years ago. Staff also finds that approval of the 

Variation will not significantly alter the essential character of the area because the 

proposed garage will be set back at least 30 feet from the side and rear lot lines along 

the adjacent streets. 

 

Recommended Conditions  

None 

 

  



3 
 

Figure 1: Aerial view of the subject site at 329 Pleasant Street (2026) 

 

 

Figure 2: Existing garage at 329 Pleasant Street (left) and existing residence (right), view 
northeast from McDonough Street (August 2026) 
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Figure 3: Subject site at 329 Pleasant Street, view north from McDonough Street (June 2026) 

 

 

Figure 4: Rear yard of 329 Pleasant Street along Hyde Park Avenue, view north along Hyde 
Park Avenue (August 2026) 
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Figure 5: Existing residence at 329 Pleasant Street, view northwest from the intersection of 
McDonough Street and Pleasant Street (June 2026) 
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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 

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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STAFF REPORT 
 
DATE:  July 20, 2026 
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:   2026-38 

Applicant / Owner: Felipe Carrillo / Classic Investments LLC 
  Location:   10250 Chicago (COUNCIL DISTRICT #3) 

Request:  2026-38: A Variation to reduce the required front yard 
setback to allow construction of an accessory 
agricultural structure.  

 

 
Purpose 
The applicant is requesting a Variation to reduce the required front yard setback from 30’ 
to 23’ to allow construction an accessory agricultural structure in an R1-B (Single-Family 
Residential) District. The Zoning Board of Appeals makes the final decision on this 
variation request.  
 
Site Specific Information 
The subject property is an agricultural parcel on the far west side of the city. It is zoned 
R1-B, and the surrounding area is farmland. A large portion of this area of Joliet was 
annexed in 2008 (Ord. 16294) and primarily given a zoning designation of R1-B. From 
aerial imagery, the property has always been used for agricultural purposes, and the 
property in question has always contained structures tied to the agricultural use of the 
property.    
 
Surrounding Zoning, Land Use and Character 
All nearby properties are zoned R-1B (Single-Family Residential). All surrounding 
properties are agricultural in use.  
 
Applicable Regulations 

• Section 47-16 Schedule of Yard and Lot Requirements  
• Section 47-19.8 Criteria for Variations  

     
Discussion 
The petitioner has submitted a variation petition to reduce the required front yard setback 
in an R-1B zoning district from 30’ to 23.’ The proposed structure will be placed in the 
same location as the previous barn that was on the property. The new structure will be 
used for agricultural equipment storage and supplies. The petitioner desires to build the 
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new structure in the same location to reduce buildings costs, keep access close to 
Chicago Road, and preserve the current site layout for operations.  
 
Recommended Action 
Staff recommends approval of the Variation request. Surrounding properties are all 
agricultural use, even if zoned R-1B (Single-Family Residential), and the property in 
question is far from any residential developments. The approval of the Variation would 
not alter the character of the area, nor would it take away from the enjoyment of other 
nearby properties by their owners.  
   
Conditions  

1. That a building permit shall be applied for and approved prior to any construction 
commencing.  
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1. How do the applicable zoning regulations prevent the property from yielding a reasonable 
return? 
 
Strict application of the 30-foot front-yard setback would prevent the owner from 
repairing/reconstructing and using the existing agricultural storage structure in its practical 
existing location. The property is currently used for agricultural purposes, and the structure is 
necessary for storage of the farmer tenant’s agricultural equipment and supplies. Without the 
requested variation, the property cannot reasonably continue to support its existing agricultural 
use in the same manner because the tenant would lose needed on-site storage for equipment 
and supplies. The requested relief is limited to the setback/location of the structure and does not 
introduce a residential, retail, industrial, or public commercial use. 
 
2. What unique circumstances exist which mandate a variance? 
 
The property has an existing agricultural use and an existing agricultural storage 
structure/location that does not fit neatly within the residential accessory-structure setback rules 
applied to the R-1B district. The hardship is created by the existing location of the structure in 
relation to the Chicago Road frontage and the required 30-foot setback, not by a request to 
intensify the use of the property. The structure is intended only to repair/reconstruct agricultural 
storage in-kind for the farmer tenant’s equipment and supplies. No expansion of use, residential 
occupancy, retail sales, animal housing, plumbing, mechanical systems, or public customer 
traffic is proposed. Relocating the structure farther back on the property would be impractical 
because of the existing site layout, agricultural operations, access needs, and the cost and 
disruption of moving/rebuilding the structure in a different location. 
 
 
3. What impact would granting the variance have on the essential character of the general 
area? 
 
Granting the variation would not alter the essential character of the area because the property is 
already used agriculturally and the structure will remain limited to agricultural storage. The 
request does not add residential units, retail sales, public commercial activity, exterior lighting, 
plumbing, mechanical equipment, or customer traffic. The positive impact is that the structure 
can be repaired/reconstructed safely and kept functional for the existing agricultural use. Any 
negative impact is limited to the reduced setback from Chicago Road, which already reflects the 
existing site condition. The petitioner is willing to comply with applicable building, drainage, 
visibility/sight-triangle, and maintenance requirements and to limit the structure to agricultural 
storage only. Petitioner agrees that the structure shall be limited to agricultural equipment and 
supply storage only; shall not be used as a residence, business open to the public, retail sales 
location, or animal housing; shall not include plumbing, mechanical systems, or electrical 
service unless separately permitted; and shall not be expanded beyond the approved 
dimensions without further City approval. 





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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STAFF REPORT 
 
DATE:  July 17, 2026 
TO:         Zoning Board of Appeals 
FROM:  Francisco Jimenez, Planner 
RE:           Petition Number:   2026-39 

Applicant / Owner: Araceli Fernandez 
  Location:   1105 Hacker Ave (COUNCIL DISTRICT #4) 

Request:  2026-39: A Variation to reduce the required front yard 
setback to allow construction of a front porch roof   

 

 
Purpose 
The applicant is requesting a Variation to reduce the required front yard setback from 30’ 
to 11’ to construct a cover over an existing front deck at the property at 1105 Hacker 
Avenue. The Zoning Board of Appeals makes the final decision on the Variation request.  
 
Site Specific Information 
The 6,200 square foot property contains a one and a half story circa 1924 (according to 
historical Sanborn Maps) single-family house with an existing front deck. The house 
originally had front porch on the south elevation that was similar in size, style and location 
as the current front porch at the house at 1109 Hacker Avenue; however, this original 
front porch was enclosed at some point over the last 50 years. The property is zoned R-
2 (Single-Family Residential) as are the surrounding properties.    
 
Surrounding Zoning, Land Use and Character 
Surrounding properties are all zoned R-2 (Single-Family Residential), and the area is a 
mix of one- and two-story homes.  
 
Applicable Regulations 

• Section 47-16 Schedule of Yard and Lot Requirements. 
• Section 47-19.8 Criteria for Variations  

    
Discussion 
The petitioner has applied for a Variation to allow the construction of a roof over an 
existing front deck that has an 11’ front yard setback, which does not conform to the 
required 30’ front yard setback. Any expansion of the non-conformity requires approval 
of a Variation from the Zoning Ordinance. The footprint of the existing front deck would 
not be expanded, and the only change to the house and property would be the addition 
of a roof over the existing front deck.  
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Recommended Action 
Staff supports this Variation request in recognition that adherence to the R-2 Zoning 
District’s required 30’ front yard setback imposes practical difficulties for the use and 
enjoyment of the property. This house and surrounding properties have existing front yard 
setbacks that do not comply with current front setback requirements. A roofed porch 
would not detract from the character of the neighborhood and would be consistent with 
this character as nearby properties have covered front porches that encroach into the 
required front yard setback. 
 
Conditions  

1. That a building permit shall be applied for and approved prior to any construction 
commencing. 

 



























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). 

  

 



City of Joliet

Memo

150 West Jefferson Street
Joliet, IL 60432

File #: TMP-10094 Agenda Date:8/20/2026

City of Joliet Printed on 8/18/2026Page 1 of 1

powered by Legistar™

http://www.legistar.com/


1 
 

STAFF REPORT 
 
DATE: August 20, 2026 
TO: Zoning Board of Appeals 
FROM: Ray Heitner, Planner 
RE: Petition Number:       2026-40 

Applicant: Oswaldo Guzman 
Status of Applicant: Owner 
Location: 1111 Clement Street 
Request: A Variation to reduce the required side yard setback 

to allow construction of a rear covered patio 
(COUNCIL DISTRICT #4) 

 

 
Purpose 
The applicant is requesting a Variation to reduce the required side yard setback from 8 
feet to 4.8 feet to allow construction of a rear covered patio, located at 1111 Clement 
Street. The Zoning Board of Appeals makes the final decision on the requested petition. 
 
Site Specific Information 
The subject property is approximately 6,916 square feet in size (52 feet by 133 feet) and 
contains a two-story, 25-foot by 46-foot, two-dwelling residence that was built in 1904. 
Section 47-7.4 of the City’s Zoning Ordinance requires lots improved with two-family 
dwellings to be 7,000 square feet in size, with a lot width of 50 feet. The same code 
section requires a minimum 6-foot side yard setback for two-story two-family dwellings in 
the R-3 zone. When the existing main structure was built in 1904, it was placed just 4.8 
feet off the north side yard lot line. 
 
The applicant wishes to build a covered rear patio that would match the width of the rear 
(west) side of the house and extend 14 feet deep into the rear yard. The patio would be 
11 feet tall. Elevations of the proposed new patio have been included in the staff report 
packet. The covered patio would have three wooden support beams and a pitched 
wooden roof covering a cement patio. The ground floor dwelling unit is owner occupied 
and the proposed patio would be for that unit’s use. Approval of the patio building permit 
is contingent upon approval of the request setback variation.  
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Surrounding Zoning, Land Use and Character 
The subject property is in the Cunningham neighborhood on the City’s near west side and 
is surrounded by single-family and two-unit residences with a combination of R-3 (one 
and two-family residential) and R-2 (single-family residential) zoning.  
 
Applicable Regulations 

• Section 47-7.3 Permitted Accessory Uses within the R-3 Zone 
• Section 47-7.4 Yard and Lot Requirements within the R-3 Zone 
• Section 47-19.8 Findings of Facts Supporting a Variation (refer to attachment) 

         
Analysis 
Approval of the requested variation would allow the owner to construct a 25-foot by 14-
foot covered patio in the property’s rear yard. The subject variation is needed to allow the 
rear patio to be built as proposed 4.8 feet from the north side yard lot line.  
 
Section 47-19.8 of the City’s Zoning Ordinance details the conditions that must be met to 
establish whether adequate evidence has been submitted to establish whether a practical 
difficulty or particular hardship exists to warrant approval of the requested variation. Staff 
finds that the property in question would still be able to yield a reasonable return if 
permitted to be used only under the conditions allowed by the regulations in the particular 
zone, as the R-3 zoning regulations that are in place do not negate the fact that the home 
was previously purchased without the proposed patio. However, staff does find that the 
plight of the owner is due to the unique circumstances that are present due to the 
undersized nature of the subject lot and the location of the principal structure within the 
lot that predates the application of the R-3 zoning designation. Furthermore, staff does 
not believe that the variation, if granted, would alter the essential character of the locality, 
as several residences in the neighborhood contain additional accessory structures within 
their respective rear yards such as detached garages, pools, and patios. Staff does not 
find the size or design of the proposed rear patio to be aesthetically out of character with 
the main building or with the architecture that can be found in the surrounding area.   
 
Conditions  
If the Zoning Board of Appeals wishes to approve the requested variation, staff 
recommends the following conditions:  
 

1. That the new patio compliments the materials and color of the principal structure 
on the subject property.  
 

2. Should the property be declared a public nuisance, it shall be subject to a rehearing 
and a possible revocation of the Variation. 
 

 





Filing Fees: 
 
The following fees will be invoiced once the petition is accepted: 

Filing Fee Type Amount 
Variation for a Single-Family Home $200.00 
Variation for a Mutli-Family Property $500.00 
Variation for a Non-Residential Property $500.00 
Additional Variations $50.00 each 

Sign Deposit Fees (properties that are less than one (1) acre) 
$100.00 ($50.00 for an English sign & 
$50.00 for a Spanish sign) 

 
Notice of Petition Request: 
 
In accordance with Resolution No. 1694 of the City of Joliet, all persons residing within 600 ft. of the 
property referred to in this application must be notified of the proposed re-zoning. The Planning Division 
will notify these residents 10 days prior to the meeting of the Zoning Board of Appeals. 
 
Sign Deposits: 
 
At least one sign shall be posted no later than 15 days, but not more than 30 days before, the hearing 
date.  The sign shall contain the time and place of the public hearing and the nature of the request. It 
shall be placed in a conspicuous location on the property so it may be observed and read from the 
street. If the property is less than one (1) acre, the sign shall be provided by the City of Joliet Planning 
Staff upon the applicant’s payment of the $50.00 deposit for each sign. It shall be the applicant’s 
responsibility to post the sign. If the property is larger than one (1) acre, the applicant shall be 
responsible for creating and erecting the sign. For properties larger than one (1) acre, please refer 
to the “Requirements For Posting Land Use Change Informational Signs” sheet in this packet.  
 
Upon completion of the public hearing, the sign(s) shall be removed and returned to the City of Joliet 
within ten (10) days.  If the applicant fails to remove the sign within ten days, the City of Joliet may 
remove the sign, and the cost of the removal shall be deducted from the applicant’s sign deposit. Please 
allow approximately 10-15 days for sign deposit refund processing. 
 
Failure to post the notice sign as required may result in the deferral of action on, or the denial 
of the applicant’s petition. 

 
 



EXAMPLES: 
 

 





PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________; 

____________________________; _______________________________; ____________________________. 

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website** 

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred): 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
 

LOT SIZE:    WIDTH: __________DEPTH: __________AREA: ________________ 
 

PRESENT USE(S) OF PROPERTY:____________________________________________________________ 

PRESENT ZONING OF PROPERTY:__________________________________________________________ 

VARIATION/APPEAL REQUESTED:__________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

RESPONSE TO VARIATION CRITERIA 

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 
conditions:  

(a) The property in question cannot yield a reasonable return by use permitted and subject to 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. 

  
Please describe how this request meets the criteria by responding to the following questions in your own 
words.  

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return? 
________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

2 unit residential home

51’ 10” 132’ 07” 6750

Residential Living

MULTI, R-3

 Distance from property line to build 5’ away instead of the 8’ 

allowing to extend a covered attatched roof in same dimensions as the back side of the house

The current zoning regulations prevent me from making improvements to my home that would blend 

seamlessly with the existing structure and maintain the property's overall appearance

in a manner that is architecturally consistent with the existing house.



2. What unique circumstances exist which mandate a variance? 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

3. What impact would the granting of this variance have upon the essential character of the general area?  Please 
include both positive and negative impacts. 

 
________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

 
REQUIRED SUPPORTING ATTACHMENTS 
 Site plan / concept plan / floor plan / building elevation plan 
 Joliet Ownership Disclosure form 
 Business license application (if applicable) 

 
 
NOTARIZATION OF PETITION 
 
STATE OF ILLINOIS)     ss           
COUNTY OF WILL) 
 
 
I, _____________, 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’s Signature 
 
 __________________________________  Subscribed and sworn to before me 
              Owner's Signature  this_____day of ______________, 20________ 
                            (If other than petitioner)   
  _______________________________________
  
 
 

 

The home was originally constructed in a location that does not conform to the current zoning regula

Granting the requested variance would provide useful shelter from the weather, allowing for greater   

of the backyard throughout the year. The improvement would also enhance the appearance and fun  

the property, increasing its overall value. I do not anticipate any negative impacts on the surrounding 



Page 1 of 2 

Page 1 of 2 

CITY OF JOLIET OWNERSHIP DISCLOSURE FORM 
 
The City of Joliet requires that applicants for zoning relief, 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 
properly complete and submit this form may result in the denial of the application.   
 

I. INFORMATION ABOUT THE APPLICATION 
 
This form is submitted as part of an application for the following (check all that apply): 

�  Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections II and III) 

�  Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections II and III) 

�  Building Permit (Complete Sections II and III) 

�  Business License (Complete All Sections) 
 

II. INFORMATION ABOUT THE PROPERTY 
 

The address and PIN(s) of the real property associated with this application are: 
 
____________________________________________________________________________________ 
 
PIN(s): ______________________________________________________________________________ 

 
III. PROPERTY OWNERSHIP 

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

 

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 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 

� 
 

Land Trust: 
 

State the names, addresses, and phone #’s of the trustee(s) and all 
beneficiaries 

� 
 

Partnership: 
 

State the names, addresses, and phone #’s of all partners 

� 
 

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 

 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

E-MAIL: ______   FAX:____________________________________ 

1111 Clement St Joliet IL 60435 United States

41.54399° N, 88.09691° W
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How to Post a Sign for any Land Use Change 

In an effort to increase the awareness of neighborhoods of potential land use changes in 
their areas, the City of Joliet requires posting of a sign giving notice of a hearing on a 
proposed land use change. All petitions filed for review by the Zoning Board of Appeals 
and Plan Commission must follow these procedures: 

1. At least one sign for every 500 feet of street frontage, with a minimum of one sign on
each street abutting the property shall be posted. If the property in question is more
than 1 acre please refer to page 2 for information.

2. The sign shall be posted at least 15 days but not more than 30 days before the hearing
date.

3. The sign shall contain the time and place of the public hearing and the nature of the
land use change being requested. It shall be placed in a conspicuous location on the
property so it may be observed and read from the street.

4. The sign shall be provided by the City of Joliet Planning Division upon the
applicant's payment of a $50.00 deposit for each sign.

5. It shall be the applicant's responsibility to post the sign. Written certification of the
posting of the sign shall be provided by the applicant to the City with the date and
location of the posting of the sign.

6. Upon completion of the public hearing, the sign shall be removed and returned to the
City within ten days. The applicant's deposit shall be refunded upon return of the
sign.

7. Failure to post the sign as required may result in the deferral of action on, or the
denial of, the applicant's petition.
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STAFF REPORT 

DATE: July 16, 2026 
TO: Zoning Board of Appeals 
FROM: Francisco Jimenez, Planner 
RE: Petition Number:    2026-41 

Applicant: 
Property Owner: 
Location:  
Request:  

Luis Vazquez  
South Suburban Land Bank 
21 N. Hickory St (Council District #5) 
2026-41: A Variation to reduce the required front 
yard setback to allow construction of a new single-
family house.   __________________________________________________________________ 

Purpose 

The applicant is requesting a Variation to reduce the required front yard setback from 30 
feet to 12 feet to allow construction of a new single-family house. The Zoning Board of 
Appeals makes the final decision on this variation request. 

Site Specific Information 

The subject property, 21 N. Hickory St, is a vacant lot in the northeast corner of the St. 
Patrick’s neighborhood of Joliet. The vacant lot is 5,700 square feet in size with a lot depth 
of 95 feet and a lot width of 60 feet. The current zoning is R-2 (Single-Family Residential). 
A demolition permit for the former dwelling on the property was approved in 2015, and 
the lot has remained vacant since that time.   

Surrounding Zoning, Land Use and Character 
• North: R-3 (One-and-Two-Family Residential)
• South: R-2 (One-and-Two-Family Residential)
• East: R-4 (Low Density Multi-Family Residential)
• West: R-2 (One-and-Two-Family Residential)

The property to the north is a multi-family apartment building. The property to the east is 
the site of the Victory Centre of Joliet, which is a senior apartment community. The 
properties to the west and the south are both single-family homes.  

Applicable Regulations 
• Section 47-19.8 Findings of Facts Supporting a Variation 

(refer to attachment) 
• Section 47-6.4 Yard and Lot Requirements – R-2 (Single Family Residential) 

Discussion 

The applicant is proposing the construction of a one-story single-family home on a 5,700 
square-foot vacant lot at 21 N. Hickory. The house will be 1,220 square feet in size and 
will have three bedrooms and will include the required two off-street parking spaces. At 
staff’s request, the applicant has proposed a 12’ front yard setback as opposed to the R-



 
 
2 District’s required 30’ front yard setback to more closely match the existing front yard 
setbacks of nearby properties. 
 
Recommended Action  
While the Variation request does not meet technical criteria for hardship or practical 
difficulties, staff requested that the applicant seek the front yard setback variation in 
recognition that adherence to the R-2 District’s required 30’ front yard setback would alter 
the essential character of the area. The reduced front yard setback would align with 
nearby properties as they also have front yard setbacks that do not meet the required 
minimum of 30 feet. Additionally, nearby properties exhibit smaller front yards and 
setbacks than is currently required by the Zoning Ordinance. Staff recognizes the 
mismatch between the existing built form in many older areas of the City and the 
dimensional requirements of the base zoning district and seeks to address this issue with 
a comprehensive zoning code update in the future. Staff finds that the construction of a 
new single-family residence at this location would not be detrimental to the public and 
would add needed housing to the area and city. Additionally, the proposed use will not 
impede the use and enjoyment of surrounding properties due to the residential nature of 
the project.  
 
Conditions 

If the Zoning Board desires to approve the Variation request to reduce the required front 
yard setback, the following conditions should be included:   

1. That a building permit shall be applied for and approved prior to any construction 
commencing. 
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Payment received from: Petition #: __________________________________ 

_________________________________________ Common Address: ___________________________ 

_________________________________________ Date filed:__________________________________ 

_________________________________________ Meeting date assigned:_______________________ 

 

ZONING BOARD OF APPEALS 

JOLIET, ILLINOIS  

PETITION FOR VARIATION/APPEAL 
City of Joliet Planning Division, 150 W. Jefferson St., Joliet, IL  60432 

Ph (815)724-4050      Fax (815)724-4056 
 

ADDRESS FOR WHICH VARIATION IS REQUESTED: __________________________________________ 

PETITIONER’S NAME:_____________________________________________________________________ 

HOME ADDRESS:_____________________________________________________ZIP CODE:___________ 

BUSINESS ADDRESS: _______________________________ZIP CODE:___________ 

PHONE:  (Primary) _________________(Secondary)__________________________________ 

EMAIL ADDRESS:  _______  FAX: _____________________________   

PROPERTY INTEREST OF PETITIONER:______________________________________________________ 

OWNER OF PROPERTY:____________________________________________________________________ 

HOME ADDRESS: _______________________________________________________ZIP CODE: ________ 

BUSINESS ADDRESS: ______________________ ZIP CODE: ________ 

EMAIL ADDRESS:  ________FAX: _______________   

Any use requiring a business license shall concurrently apply for a business license 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): 

_____________________ ____________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

 

OTHER PROJECTS AND/OR DEVELOPMENTS: 

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________ 

21 N Hickory Street, Joliet

Luis Vazquez

60462

New Construction - Single Family home

South Suburban Land Bank

60477

•126 E. 118th Street •11725 S. Indiana Avenue

•5023 S. Aberdeen Street

5025 S. Aberdeen Street - 1113 W 110TH PL



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________; 

____________________________; _______________________________; ____________________________. 

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website** 

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred): 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

 

LOT SIZE:    WIDTH: __________DEPTH: __________AREA: ________________ 

 

PRESENT USE(S) OF PROPERTY:____________________________________________________________ 

PRESENT ZONING OF PROPERTY:__________________________________________________________ 

VARIATION/APPEAL REQUESTED:__________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

RESPONSE TO VARIATION CRITERIA 

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 

evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 

conditions:  

(a) The property in question cannot yield a reasonable return by use permitted and subject to 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. 

  

Please describe how this request meets the criteria by responding to the following questions in your own 

words.  

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return? 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

________________________________________________________________________________________ 

30-07-09-417-022-0000  

 THE E 95 FT OF LOT 6 IN BLK 21,IN WEST JOLIET, A SUB OF PRT OF THE W1/2 OF THE SE1/4 OF SEC. 9, T35N-R10E.

61.0 " 95.5" 9,366 sqft

Vacant Land

R-2

Variation for the front yard setback

The property in question cannot yield a reasonable return due to the front setback condition required in the R-2 zoning district.

The R-2 zoning district requires a minimum front yard setback of 30ft. 





Page 1 of 2 

Page 1 of 2 

CITY OF JOLIET OWNERSHIP DISCLOSURE FORM 
 
The City of Joliet requires that applicants for zoning relief, 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 
properly complete and submit this form may result in the denial of the application.   
 

I. INFORMATION ABOUT THE APPLICATION 
 
This form is submitted as part of an application for the following (check all that apply): 

�  Rezoning, Special Use Permit, Variation, or Other Zoning Relief (Complete Sections II and III) 

�  Preliminary Plat, Final Plat, or Record Plat of Subdivision (Complete Sections II and III) 

�  Building Permit (Complete Sections II and III) 

�  Business License (Complete All Sections) 
 

II. INFORMATION ABOUT THE PROPERTY 
 

The address and PIN(s) of the real property associated with this application are: 
 
____________________________________________________________________________________ 
 
PIN(s): ______________________________________________________________________________ 

 
III. PROPERTY OWNERSHIP 

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

 

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 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 

� 
 

Land Trust: 
 

State the names, addresses, and phone #’s of the trustee(s) and all 
beneficiaries 

� 
 

Partnership: 
 

State the names, addresses, and phone #’s of all partners 

� 
 

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 

 

_______________________________________ ______________ 

________________________________________ __________ 

____________________________________________________________________________________ 

____________________________________________________________________________________ 

E-MAIL:_ _____   FAX: ____________________ 

30-07-09-417-022-0000  





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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