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STAFF REPORT 

 

DATE:  July 8, 2024 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2024-36 

Applicant:  Harris Investments LLC – Rowell Storage Series 

Owner:                Same 

  Location:   414 Rowell Avenue 

Request:  An extension of a Special Use Permit (Ordinance 

#18522) which allowed a self-storage facility 

 

 

Purpose 

The applicant and owner, Harris Investments LLC – Rowell Storage Series, is requesting 

a second extension of a Special Use Permit (Ordinance #18522) which allowed a self-

storage facility, located at 414 Rowell Avenue (Petition 2023-20). City Council approved 

the ordinance in July 2023 with the condition that a building permit be obtained within 180 

days. In January 2024, the Zoning Board of Appeals approved an extension of the special 

use permit for an additional 180 days, until June 14, 2024 (Petition 2024-02). The 

applicant’s attorney submitted a letter on June 14, 2024 requesting another 180-day 

extension to allow additional time for the applicant’s engineering team to complete the 

final engineering plans for the site. If the extension is approved, the new deadline to 

submit building permits would be December 11, 2024. The Zoning Board of Appeals 

makes the final decision for this Special Use Permit extension request. 

 

The 8.28-acre site is located east of Rowell Avenue at Fourth Avenue and Florence 

Avenue and is zoned I-1 (light industrial). The proposed self-storage facility includes a 

main building with climate-controlled indoor storage and 14 additional storage unit 

buildings. The development of the site includes the approval of a preliminary, final, and 

recording plat in order to consolidate all of the parcels into one lot. The preliminary and 

final plat, as well as associated vacations, reclassifications, and annexation of one parcel, 

were approved by City Council in June 2023. The recording plat still needs to be submitted 

for City Council review. 

 

The original staff report packet for Petition 2023-20 and the minutes from the May 18, 

2023 Zoning Board of Appeals meeting are included as attachments to this report. 
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Conditions  

If the proposed Special Use Permit extension is approved by the Zoning Board of 

Appeals, the following conditions would still be included: 

 

1. That the design of the buildings complies with the City’s Non-Residential Design 

Standards (including the south side wall of the south mini storage building); 

 

2. That the fencing on the west and south sides of the site shall be decorative 

wrought iron; 

 

3. That no barbed wire fencing shall be allowed; 

 

4. That a landscape plan that meets City ordinance requirements shall be submitted 

as part of the building permit plan set; 

 

5. That a tree inventory and tree preservation plan that meets City ordinance 

requirements shall be submitted as part of the landscape plan; 

 

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

permit or certificate of occupancy is obtained not later than 180 days of the 

effective date of this ordinance and the erection or alteration of a building is started 

or the use is commenced within such period.  The Board may grant an extension 

of this period, valid for no more than one hundred and eighty (180) additional days, 

upon written application and good cause shown without notice or hearing. Whether 

or not there is an intention to abandon the Special Use, if any special use is 

discontinued for a continuous period of one year, or if an intent to abandon the 

Special Use is evident in a shorter period of time, the Special Use for such use 

shall become void, and such use shall not thereafter be reestablished unless a 

new Special Use Permit is obtained; and, 

 

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

rehearing and a possible revocation of the Special Use Permit. 

 









Ordinance #18522



Ordinance #18522



Ordinance #18522



Ordinance #18522



Ordinance #18522 - Council Memo



Ordinance #18522 - Council Memo



Ordinance #18522 - Council Memo
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Ordinance #18522 - Council Memo
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STAFF REPORT 

 

DATE:  May 10, 2023 

TO:         Zoning Board of Appeals 

FROM:  Planning Staff 

RE:           Petition Number:   2023-20 

Applicant:  Harris Investments LLC – Rowell Storage Series 

Owner:                Same 

  Location:   414 Rowell Avenue 

Request:  A Special Use Permit to allow a self-storage facility 

 

 

Purpose 

The petitioner is requesting a Special Use Permit to allow a self-storage facility, located 

at 414 Rowell Avenue. Per the City of Joliet Zoning Ordinance, self-storage facilities are 

allowed as special uses within the I-1 (light industrial) district. The Mayor and City Council 

make the final decision on the Special Use request, with the advice of the Zoning Board 

of Appeals in accordance with Section 47-5.2. 

 

Site Specific Information 

The subject site is 8.28 acres and comprises several parcels east of Rowell Avenue at 

Fourth Avenue and Florence Avenue. The site currently contains a concrete block 

building used as a maintenance shop for Joliet U-Pull-It (which is owned by the petitioner), 

a single-family home, and the vacant concession stand for the former Joliet Beach Club. 

The east side of the site is undeveloped and has existing trees. The property is currently 

zoned I-1 (light industrial), R-2 (single-family residential), and County C-6 (recreation 

commercial). 

 

The following related requests are scheduled to be reviewed by the Plan Commission at 

their May 18, 2023 meeting: approval of preliminary and final plats of Rowell Storage 

Subdivision; the annexation of 420 Rowell Avenue and classification to I-1 zoning; 

reclassification of the R-2 parcels to I-1 zoning; and the vacation of unused right-of-way 

portions within the site. 

 

Surrounding Zoning, Land Use and Character 

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

• South: County C-6 (recreation commercial), pond; and City I-2 (general industrial), 

undeveloped 

• East:  I-2 (general industrial), undeveloped / industrial 

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

 

ZBA 2023-20
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Applicable Regulations 

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

• Section 47-14.3 (D)  Prohibited Uses – All Industrial Districts 

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

(refer to attachment) 

         

Discussion 

The petitioner and owner, Harris Investments LLC, is requesting a Special Use Permit to 

allow development of a self-storage facility on the east side of Rowell Avenue, near the 

southeast corner of Rowell Avenue and Fourth Avenue. The proposed self-storage facility 

includes a main building with climate-controlled indoor storage and 14 additional storage 

unit buildings. The existing 12,100 square foot concrete block building will be remodeled 

to contain climate-controlled indoor storage. The area adjacent to the east side of this 

building will be paved to leave space for a potential building expansion that could include 

an additional 16,800 square feet. The other 14 buildings (A through N) will contain 558 

storage units total. 

 

Site access will be from a private driveway off Rowell Avenue. The gated entrance will be 

accessible by key card only. Other security measures include site lighting, cameras, and 

fencing to enclose the perimeter of the site. Proposed hours of operation are 5:00 a.m. to 

10:00 p.m. The petitioner anticipates there will be around 6 vehicle trips to the site per 

day. 

 

The storage buildings will be required to comply with the City’s Non-Residential Design 

Standards, which require masonry materials for building exteriors within the I-1 district. 

Landscaping and screening will be required adjacent to the residential properties at the 

west end of the site. Landscaping will also be required along Rowell Avenue and around 

the storm detention area. As part of the landscape plan, the petitioner is required to 

complete a tree inventory and tree preservation plan that addresses the replacement of 

any significant trees that will be removed from the property. A site plan, conceptual 

landscape plan, and site renderings are attached. 

 

The petitioner is requesting approval from the Plan Commission of preliminary and final 

plats, reclassification of several parcels, right-of-way vacations, and annexation of the 

parcel at 420 Rowell Avenue in order to consolidate all of the parcels into one lot. All 

public improvements will be required by the Public Works and Public Utilities Departments 

per the City’s Zoning Ordinance and Subdivision Regulations. These improvements 

include curbs, gutters, street repaving, and sidewalks along Rowell Avenue adjacent to 

the site. The development will need to meet the site design requirements of the City’s 

Zoning Ordinance and Subdivision Regulations, which include paving and curbing of all 

parking areas and driveways. A landscape plan that complies with the City’s Zoning 

ZBA 2023-20
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Ordinance must be submitted with future development plans. Development impact fees 

and water and sewer connection fees will be required. 

 

Conditions  

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

facility at 414 Rowell Avenue, the following conditions would be included: 

 

1. That the design of the buildings complies with the City’s Non-Residential Design 

Standards (including the south side wall of the south mini storage building); 

 

2. That the fencing on the west and south sides of the site shall be decorative 

wrought iron; 

 

3. That no barbed wire fencing shall be allowed; 

 

4. That a landscape plan that meets City ordinance requirements shall be submitted 

as part of the building permit plan set; 

 

5. That a tree inventory and tree preservation plan that meets City ordinance 

requirements shall be submitted as part of the landscape plan; 

 

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

permit or certificate of occupancy is obtained not later than 180 days of the 

effective date of this ordinance and the erection or alteration of a building is started 

or the use is commenced within such period.  The Board may grant an extension 

of this period, valid for no more than one hundred and eighty (180) additional days, 

upon written application and good cause shown without notice or hearing. Whether 

or not there is an intention to abandon the Special Use, if any special use is 

discontinued for a continuous period of one year, or if an intent to abandon the 

Special Use is evident in a shorter period of time, the Special Use for such use 

shall become void, and such use shall not thereafter be reestablished unless a 

new Special Use Permit is obtained; and, 

 

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

rehearing and a possible revocation of the Special Use Permit. 

ZBA 2023-20



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. 

  

 

ZBA 2023-20
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UGT

TOP OF PIPE

WATER VALVE VAULT

WATER MAINW W
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WATER VALVE BOX

FIRE HYDRANT

STORM SEWER

MANHOLE (TYPE AS NOTED)

SANITARY SEWER

T/WATER
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STORM SEWER INLET

ASPHALT AREA

POLYVINYL CHLORIDE PIPE POSSIBLE

XXX.XX

XXX.XX
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E/W

MB

RET. WALL

FLAG POLEFP

GM

E

T

T/PIPE

RCP

T/WATER

PVC (POSS)

TREE WITH SIZE

MULTI-TRUNK TREE WITH SIZE

PROPOSED OVERLAND FLOW DIRECTION

PROPOSED SPOT ELEVATION

PROPOSED CONTOUR

PROPOSED STORM SEWER

PROPOSED WATER VALVE

PROPOSED PRIVATE WATER MAIN

PROPOSED STORM STRUCTURES

W

PROPOSED ASPHALT

PROPOSED CURB AND GUTTER

PROPOSED BOLLARD

PROPOSED HIGH WATER LEVEL 569.00HWL

PROPOSED 6' CHAIN LINK FENCE

PROPOSED 6' BOARD ON BOARD FENCE

NWL

CONCRETE AREA

GRAVEL AREA

6"

MT6"

XXX

PROPOSED FIRE HYDRANT

POINT OF BEGINNINGPOB

POINT OF COMMENCEMENTPOC

PROPOSED SANITARY SEWER SERVICE

BENCHMARKS:

SITE BENCHMARK:

NORTHWEST BOLT ON 1st FIRE HYDRANT SOUTH OF FLORENCE AVENUE
ON WEST SIDE OF ROWELL AVENUE.
(AS SHOWN)
ELEVATION: 571.88 (NAVD88)

SITE LOCATION MAP
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P.I.N. 30-07-15-413-020-0000
McDONOUGH STREET LLC
2401 S. LAFLIN STREET
CHICAGO, ILLINOIS 60608
CURRENT ZONE: I-1 (WILL COUNTY)

G

H

P.I.N. 30-07-14-300-013-0000
ROWELL AVE LLC
23343 S RIDGE ROAD
ELWOOD, ILLINOIS 60421
CURRENT ZONE: C-6 (WILL COUNTY)

J

P.I.N. 30-07-15-413-009-0000
McDONOUGH STREET LLC
2401 S. LAFLIN STREET
CHICAGO, ILLINOIS 60608
CURRENT ZONE: I-1 (WILL COUNTY)

P.I.N. 30-07-15-413-022-0000
McDONOUGH STREET LLC
2401 S. LAFLIN STREET
CHICAGO, ILLINOIS 60608
CURRENT ZONE: I-1 (CITY OF JOLIET)

P.I.N. 30-07-15-413-021-0000
McDONOUGH STREET LLC
2401 S. LAFLIN STREET
CHICAGO, ILLINOIS 60608
CURRENT ZONE: I-1 (CITY OF JOLIET)

P.I.N. 30-07-15-403-015-0000
VIOLETA E & MIGUEL C LOPEZ
603 RAYNOR AVENUE
JOLIET, ILLINOIS 60436
CURRENT ZONE: R-2 (CITY OF JOLIET)

P.I.N. 30-07-14-300-007-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

P.I.N. 30-07-14-300-008-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

P.I.N. 30-07-14-300-010-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

P.I.N. 30-07-14-300-011-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: C-6 (WILL COUNTY)

K

P.I.N. 30-07-15-403-014-0000
VIOLETA E & MIGUEL C LOPEZ
603 RAYNOR AVENUE
JOLIET, ILLINOIS 60436
CURRENT ZONE: R-2 (CITY OF JOLIET)

P.I.N. 30-07-15-403-014-0000
VIOLETA E & MIGUEL C LOPEZ
603 RAYNOR AVENUE
JOLIET, ILLINOIS 60436
CURRENT ZONE: R-2 (CITY OF JOLIET)

M

P.I.N. 30-07-15-403-013-0000
WILLIE & ROSIE JOHNSON
706 4th AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

N

P.I.N. 30-07-14-300-004-0000
ROBERT & ROBIN TRAVIS
410 ROWELL AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

O

P.I.N. 30-07-14-300-005-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

P

P.I.N. 30-07-14-300-006-0000
SHF CORP
1014 WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

Q

P.I.N. 30-07-15-403-012-0000
WILLIE & ROSIE JOHNSON
706 4th AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

R

P.I.N. 30-07-15-403-017-0000
WILLIE & ROSIE JOHNSON
706 4th AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

S

P.I.N. 30-07-14-300-003-0000
JOSE GONZALEZ
207 BOULDER AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

T

P.I.N. 30-07-14-300-004-0000
VALENTINE MORRISON
400 ROWELL AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

U

P.I.N. 30-07-14-300-002-0000
WAKIM INVESTMENTS, LLC.
26309 W CAMERON COURT
PLAINFIELD, ILLINOIS 60585
CURRENT ZONE: R-2 (CITY OF JOLIET)

P.I.N. 30-07-14-110-006-0000
SHF CORP
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

W

P.I.N. 30-07-14-110-005-0000
JOSE GONZALEZ & MARTINA HERNANDEZ 358
ROWELL AVENUE
JOLIET, ILLINOIS 60433
CURRENT ZONE: R-2 (CITY OF JOLIET)

X

P.I.N. 30-07-14-110-007-0000
SHF CORP
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

Y

P.I.N. 30-07-14-110-008-0000
SHF CORP
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

Z

P.I.N. 30-07-14-107-018-0000
1014 EAST, LLC.
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-2 (CITY OF JOLIET)

AA

P.I.N. 30-07-14-300-014-0000
1014 EAST, LLC.
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-2 (CITY OF JOLIET)

BB

P.I.N. 30-07-14-300-009-0000
HARRIS INVESTMENTS
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

CC

P.I.N. 30-07-14-503-001-0000
HARRIS INVESTMENTS
1014 E WASHINGTON STREET
JOLIET, ILLINOIS 60433
CURRENT ZONE: I-1 (CITY OF JOLIET)

GRAPHIC SCALE

1 inch =     ft.

( IN FEET )0
40

40 40

PRELIMINARY PLAT
of

A SUBDIVISION OF THAT PART OF THE WEST 1/2 OF THE SOUTHWEST 1/4 OF
SECTION 14, TOWNSHIP 35, RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN

IN WILL COUNTY, ILLINOIS

ROWELL STORAGE
BASIS OF BEARINGS IS THE
ILLINOIS STATE PLANE COORDINATE SYSTEM
EAST ZONE (NAD83)

DATE: 3-16-2023

R E V I S I O N S
No. DATE DESCRIPTION BY

SCALE: 1" = 40' DRAWN BY: ECH CHECKED BY: JPH
PREPARED FOR: FIELD BOOK: 7-197PAGE: 32-36DRAWING No.:

422-0182-P
TO YOUR ABSTRACT, DEED, CONTRACTS AND ZONING ORDINANCES.
FOR BUILDING LINE AND OTHER RESTRICTIONS NOT SHOWN HEREON REFER

SHOULD BE PROMPTLY REPORTED TO THE SURVEYOR FOR EXPLANATION
ANY DISCREPANCY IN MEASUREMENT DISCOVERED UPON THE GROUND

OR CORRECTION.

PRELIMINARY PLAT

Ruettiger, Tonelli & Associates, Inc.
Surveyors   Engineers   Planners   Landscape Architects   G.I.S. Consultants

129 CAPISTA DRIVE   -   SHOREWOOD, ILLINOIS  60404

website: www.ruettigertonelli.com
PH. (815) 744-6600  FAX (815) 744-0101

OF THE DESIGN FIRM OR PROFESSIONAL LICENSEE WHO PREPARED THIS DRAWING.
TO ENSURE AUTHENTICITY OF THIS DRAWING, IT MUST BEAR THE EMBOSSED SEAL

PLAT.

PROPERTY DESCRIBED IN THE ABOVE CAPTION AND AS SHOWN ON THE ANNEXED
No. 184-001251, HEREBY CERTIFIES THAT IT HAS PRELIMINARILY PLATTED THE
RUETTIGER, TONELLI & ASSOCIATES, INC., ILLINOIS PROFESSIONAL DESIGN FIRM

BY

ILLINOIS PROFESSIONAL LAND SURVEYOR

COUNTY OF WILL

STATE OF ILLINOIS )
)SS
)

(MY LICENSE EXPIRES 11-30-2024)

GIVEN UNDER MY HAND AND SEAL THIS ________ DAY OF _____________________ , 2023 .

HARRIS INVESTMENTS, LLC.
ROWELL STORAGE SERIES
1014 E. WASHINGTON STREET
JOLIET, ILLINOIS 60433

LAND SURVEYOR / ENGINEER
RUETTIGER, TONELLI & ASSOCIATES, INC.

129 CAPISTA DRIVE
SHOREWOOD, ILLINOIS  60404

GENERAL NOTES
1.) THE PROPOSED SUBDIVISION CONTAINS 8.280 ACRES.

2.) CONTOURS ARE AT 1 (ONE) FOOT INTERVALS AS SURVEYED BY
RUETTIGER, TONELLI & ASSOCIATES, INC. (6-15-2022).

3.) THE NATIONAL WETLAND INVENTORY (JOLIET QUADRANGLE)
DEPICTS THE PRESENCE OF A WETLAND ON THE SUBJECT PROPERTY

AT THE EDGE OF WATER.

4.) THE PROPOSED SUBDIVISION LIES WITHIN ZONE "A" (SPECIAL FLOOD
HAZARD AREA WITHOUT BASE FLOOD ELEVATION) PER THE FEMA FLOOD
INSURANCE RATE MAP FOR WILL COUNTY, ILLINOIS, MAP No. 17197C0170 G
WITH AN EFFECTIVE DATE OF FEBRUARY 15, 2019.

5.) THE SUBJECT PARCEL IS CURRENTLY ZONED "R-2" (CITY OF JOLIET),
"I-1" (CITY OF JOLIET) AND "C-6" (WILL COUNTY).
PROPOSED ZONING IS "I-1" (CITY OF JOLIET)

6.) ROWELL AVENUE SHALL HAVE COM ED, 25' MOUNTING HEIGHT, WITH LED
EQUIVALENT TO 150 WATT HIGH PRESSURE SODIUM BULBS, SPACED AT

250'.

7.) PARKWAY TREES SHALL BE PROVIDED IN ACCORDANCE WITH CITY OF
JOLIET ORDINANCE.

8.) MAINTENANCE OF THE PERMANENT DETENTION AREA SHALL BE THE
RESPONSIBILITY OF THE DEVELOPER UNTIL THE ESTABLISHMENT OF A

PARCEL OWNER'S ASSOCIATION IN ACCORDANCE WITH THE RESTRICTIVE
COVENANTS. UPON THE ESTABLISHMENT OF THE PARCEL OWNERS
ASSOCIATION, THE PARCEL OWNERS ASSOCIATION SHALL BE
RESPONSIBLE FOR THE MAINTENANCE OF THE DETENTION AREA.
MAINTENANCE SHALL INCLUDE: BANK STABILIZATION, BANK
MAINTENANCE, FUTURE SEDIMENT REMOVAL OR DREDGING,
STABILIZATION OF WATER LEVELS, OUTFALL STRUCTURES AND STORM
SEWER PIPES WITHIN THE DETENTION EASEMENT.

9.) ALL PAVEMENT SHALL BE SUPERPAVE MIXTURES FOR BITUMINOUS
SURFACE COURSE, BITUMINOUS BINDER COURSE AND BITUMINOUS BASE
COURSE PER ILLINOIS DEPARTMENT OF TRANSPORTATION.

10.) STORMWATER DETENTION FACILITIES HAVE BEEN DESIGNED USING
THE MODIFIED RATIONAL METHOD WITH THE ORDINANCE REQUIRED
INCREASE FACTOR OF 1.3

11.) MAINTENANCE OF THE LANDSCAPE AREAS AND SIGNAGE SHALL BE THE

DEVELOPEROWNER
HARRIS INVESTMENTS, LLC.
ROWELL STORAGE SERIES

1014 E. WASHINGTON STREET
JOLIET, ILLINOIS 60433

HARRIS INVESTMENTS, LLC.
ROWELL STORAGE SERIES

1014 E. WASHINGTON STREET
JOLIET, ILLINOIS 60433

P.I.N. 30-07-14-300-011-0000
P.I.N. 30-07-14-300-007-0000
P.I.N. 30-07-14-300-006-0000
P.I.N. 30-07-14-300-005-0000
P.I.N. 30-07-14-300-008-0000
P.I.N. 30-07-14-300-010-0000
P.I.N. 30-07-14-300-009-0000
P.I.N. 30-07-14-503-001-0000
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SHADE TREES ( 2.5" BB)
 Acer x. freemanl

 Acer saccharum

 Gleditsia t. inermis (cultivars)
 Pyrus calleryana (cultivars)
 Quercus Bicolor
 Tilia americana

 Tilia cordata (cultivars)

Red-Silver Maple
Sugar Maple
Honeylocust (thornless varieties)
Callery Pear (non-fruiting)
Swamp White Oak
American Linden

Little-leaf Linden

ORNAMENTAL TREES (6' BB)
 Acer ginnala
 Amelanchier (species)
 Betula nigra
 Cercis canadensis

*Hamamelis vernalis

 Magnolia stellata
 Malus (species and cultivars)
 Syringa amurense japonica

*Viburnum prunifolium

Amur Maple
Serviceberry
River Birch
Eastern Redbud

Vernal Witchhazel

Star Magnolia
Crabapple
Japanese Tree Lilac
Blackhaw Viburnum

EVERGREEN TREES (6-10' HT)
 Picea abies

 Picea pungens
 Picea pungens var. glauca
 Pinus nigra
 Pinus strobus

 Norway Spruce
 Colorado Spruce
 Blue Colorado Spruce
 Austrian Pine

 Eastern White Pine

UPRIGHT EVERGREEN SHRUBS (4-6' HT)
 Juniperus chinensis 'Keteleeri'
 Juniperus scopulorum 'Welchi'
 Juniperus virginiana 'Skyrocket'

*Taxus m. 'Hicksii'

*Taxus c. 'Capitata'
*Thuja occicentalis 'Smaragd'

Keteleer Juniper
Welch Juniper
Skyrocket Juniper
Hicks Yew

Pyramid Yew
Emerald Arborvitae

LARGE DECIDUOUS SHRUBS (3-4'+ HT)
*Aronia a. 'Brilliantissima'

 Cornus a. 'Bailey'
 Cornus racemosa

 Cotoneaster acutifolia

 Euonymus a. 'Compactus'
*Hydrangea ci. 'Annabelle'
 Syringa p. 'Miss Km'

*Viburnum dentatum

 Viburnum x juddii
 Viburnum lantana

*Viburnum x rhytidophylloides

Brilliant Red Chokeberry
Bailey's Red Dogwood
Gray Dogwood
Peking Cotoneaster
Dwarf Winged Euonymus
Annabelle Hydrangea
Miss Kim Dwarf Lilac

Arrowwood Viburnum

Judd Viburnum

Wayfaringtree Viburnum
Leatherleaf Viburnum

SMALL SHRUBS (18"-24" HT)
 Berberis t. 'Crimson Pygmy'
 Cotoneaster apiculata

*Fothergilla gardenii
*Hypericum kalmianum
*Ribes a. 'Green Mound'
 Rhus 'Gro-Lo'
 Rosa (various hybrids)
 Spiraea b.'Anthony Waterer'
 Spiraea b. 'Froebel's'
 Spiraea b.'Goldflame'
 Spiraea j. 'Little Princess'

*Euonymus f. 'Carrierei'
*Euonymus f. 'Emerald Gaiety'
*Symphoricarpus x chenaultii 'Hancock'

Crimson Pygmy Red Barberry
Cranberry Cotoneaster
Dwarf Fothergilla
Kalm St. Johnswort

Green Mound Alpine Currant
Gro-Lo Sumac

Shrub Rose Hybrids
Anthony Waterer Spirea
Froebel's Spirea
Goldflame Spirea
Little Princess Spirea
Glossy Leaf Euonymus
Emerald Gaiety Euonymus
Hancock Coralberry

EVERGREEN/BROADLEAF SHRUBS (18-24" HT)
*Buxus m. var.'
 Juniperus chinensis (cultivars)
 Juniperus procumbens 'Nana'

*Taxus media (cultivars)
*Euonymus f. 'Carrierei'
*Euonymus f. 'Emerald Gaiety'
*Euonymus f. 'Sunspot'
*Rhododendron (species)
*lllex (species)

Wintergreen/Green Gem Boxwoods
Chinese Juniper
Dwarf Japanese Juniper
Anglojap Yew
Glossy Leaf Euonymus
Emerald Gaiety Euonymus
Sunspot Euonymus
Rhododendron

Winterberry

* PLANTS TO BE USED IN SHADE/PARTIAL SHADE LOCATIONS (North and East Sides of Buildings)

ALTERNATE PLANT SELECTION FOR MULTI-FAMILY UNITS

ABOVE LIST INCLUDES REPRESENTATIVE SPECIES FOR NOTED CATEGORIES.  OTHER SPECIES FITTING CATEGORY CHARACTERISTICS MY BE SUBSTITUTED UPON APPROVAL BY OWNER.

 Celtis occidentails Hackberry

SELECT DIFFERENT SPECIES FOR ADJACENT LOTS FROM ABOVE LIST WHEN POSSIBLE.

*Thuja occicentalis 'Techny' Techny Arborvitae
*Buxus x 'Green Mountain Green Mountain Boxwood

*Diervilla sessilifolia 'Cool Splash' Cool Splash False Honeysuckle
*Hydrangea macrophylla 'Endless Summer Bailmer Hydrangea

 Deutzia gracilis 'Nikko' Slender Deutzia

 Spiraea j. 'Little Princess' Little Princess Spirea

 Juniperus sabina 'Broadmoor' Broadmoor Juniper
*Thuja occidentalis 'Danica' Danica Globe Arborvitae

*Thuja occidentalis 'Pygmy Globe' Pygmy Globe Arborvitae
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Figure 1: Rowell Storage Subdivision site 

 

 

Figure 2: Subject site, view northeast from Rowell Avenue 

 
  

ZBA 2023-20



Figure 3: Subject site, view northeast from existing entrance at the southwest corner of the site 

 
 

Figure 4: Existing concrete block building – proposed to be remodeled for climate-controlled 

indoor storage 
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Figure 5: East side of subject site, with existing trees 

 
 

Figure 6: Former Joliet Beach Club concession stand located on annexation parcel – future 

storm detention area 
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Figure 7: Northwest corner of subject site, view east from Fourth Avenue at Rowell Avenue 

 
 

Figure 8: West side of existing concrete block building, view south from Fourth Avenue 
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150 West Jefferson Street
Joliet, IL 60432City of Joliet

Zoning Board of Appeals

Meeting Minutes

Board Members
Vincent Alessio
Ed Hennessy
Pat McShane
Bob Nachtrieb

Jim Riggs
Brigette Roehr
Colette Safford

2:00 PM City Hall, Council ChambersThursday, May 18, 2023

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

Ed Hennessy, Vincent Alessio, Bob Nachtrieb, Jim Riggs, 
Colette Safford, Brigette Roehr and Pat McShane

Present

APPROVAL OF MINUTES

April 20, 2023 Zoning Board of Appeals Regular Meeting 
Minutes

TMP-5773

Attachments: 04-20-23 ZBA

A motion was made by Bob Nachtrieb, seconded by Jim Riggs, to approve the  
April 20, 2023 Zoning Board of Appeals Regular Meeting Minutes. The motion 
carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs and McShaneAye:

Safford and RoehrAbstain:

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.

Mr. Vince Logan, Will County Board Member District #7. Mr. Logan spoke about some issues 
residents of Sunny Lands & Crystal Lawns Subdivisions have with the proposed facility. 
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Zoning Board of Appeals Meeting Minutes May 18, 2023

Ms. Robin Caldwell, St. John Church, 2650 Plainfield Road, Joliet, IL. is in opposition to the 
proposed use at this location. 

Ms. Dawn Mayo, 2518 Garden Street, Joliet, IL. Ms. Mayo appeared in opposition to this 
petition. 

Ms. Leslie Grimes, 2564 Plainfield Road, Joliet, IL. Ms. Grimes appeared in opposition to this 
petition. 

Mr. Richard Boyd appeared in opposition to this petition. 

Mr. Tom Mayo appeared in opposition to this petition. 

Dr. Jessie Young appeared in opposition to this petition.

Ms. Patricia Desiderio appeared in opposition to this petition. 

Mr. James Harris appeared in opposition to this petition.

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.

PETITION 2023-19: A Special Use Permit to allow a car and 
truck rental facility, located at 2528 W. Jefferson Street. 
****WITHDRAWN****

TMP-5800

Attachments: staff report withdrawal_2528 W. Jefferson

PETITION 2023-20: A Special Use Permit to allow a 
self-storage facility, located at 414 Rowell Avenue.

TMP-5788

Attachments: ZBA 2023-20 (414 Rowell Ave) Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Nathaniel Washburn, 111 N. Ottawa Street, 
Joliet, IL. Mr. Washburn appeared in support of this petition. Mr. Washburn gave 
some background on the site and the proposed self-storage use. Mr. Nachtrieb 
asked is there will be any homes adjacent to this property. Mr. Washburn 
answered that there are houses to the north of the proposed development, the 
existing rental houses the petitioner owns on Rowell Avenue will be demolished. 
Mr. Washburn said that the petitioner did reach out to some of the neighbors to 
purchase their homes, none of the property owners were interested. Mr. 
Nachtrieb asked if there were any residences south of the proposed 
development, Mr. Washburn said that the old quarry/ lake is south of the 
development. Mr. Nachtrieb asked if access to the self-storage facility would be 
cut off at a certain time, Mr. Washburn said that the site will open from 5:00 a.m. 
to 10:00 p.m. Mr. Washburn stated that the petitioner would be okay with adding 
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a condition for the hours of operation. 

Chairman Hennessy asked if any one else would like to speak on behalf of this 
petition. No one came forward. 

A motion was made by Jim Riggs, seconded by Brigette Roehr, to approve 
PETITION 2023-20: A Special Use Permit to allow a self-storage facility, located 
at 414 Rowell Avenue.. The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

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 2023-24: A Variation to reduce the required rear 
yard setback from 25 ft. to 18.5 ft. to allow an addition to an 
existing home, located at 1321 Arthur Avenue.

TMP-5784

Attachments: ZBA 2023-24 (1321 Arthur Ave) Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Jorge Ruiz, the General Contractor. Mr. Ruiz 
appeared in support of this petition. 

Chairman Hennessy asked if anyone else would like to speak on behalf of this 
petition. No one came forward. 

A motion was made by Colette Safford, seconded by Bob Nachtrieb, to approve 
PETITION 2023-24: A Variation to reduce the required rear yard setback from 
25 ft. to 18.5 ft. to allow an addition to an existing home, located at 1321 Arthur 
Avenue. The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

PETITION 2023-25: A Variation to reduce the required front 
yard setback from 30 ft. to 26.11 ft. for a single-family 
residential home, located at 2704 Deer Crossing Drive.

TMP-5801

Attachments: ZBA 2023-25_2704 Deer Crossing Drive_Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Mark Gagilano, 2704 Deer Crossing Dr. Mr. 
Gagliano appeared in support of this petition. 

Chairman Hennessy asked if any one else would like to speak on behalf of this 
petition. No one came forward. 
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A motion was made by Bob Nachtrieb, seconded by Pat McShane, to approve 
PETITION 2023-25: A Variation to reduce the required front yard setback from 
30 ft. to 26.11 ft. for a single-family residential home, located at 2704 Deer 
Crossing Drive. The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

PETITION 2023-26: A Variation on signage to reduce the 
required setback for the modification of an existing 
legal-nonconforming pole sign, located at 725 W. Jefferson 
Street.

TMP-5802

Attachments: ZBA 2023-26_725 W. Jefferson_Staff Report Packet_v2

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Alexis Garcia, 612 Prestige Street, Joliet, IL. 
Mr. Garcia appeared in support of this petition. Mr. Nachtrieb asked if the size of 
the proposed sign the same size as the existing sign, Mr. Torri said yes. 

Chairman Hennessy asked if anyone else would like to speak on behalf of this 
petition. No one came forward. 
 
NOTE: Ms. Safford stepped away before the vote on this agenda item. 

A motion was made by Jim Riggs, seconded by Pat McShane, to approve 
PETITION 2023-26: A Variation on signage to reduce the required setback for 
the modification of an existing legal-nonconforming pole sign, located at 725 W. 
Jefferson Street. The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Roehr and McShaneAye:

SaffordAbsent:

PETITION 2023-27: A Variation on signage to allow a 
projecting sign to extend above the roofline, located at 365 
Ruby Street.

TMP-5791

Attachments: ZBA 2023-27 (365 Ruby Street) Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Alexis Garcia, 612 Prestige Street, Joliet, IL. 
Mr. Garcia appeared in support of this petition. Mr. Garcia explained that the 
existing sign was damaged and the petitioner would like to replace it with a 
smaller sign. 

Chairman Hennessy asked if any one else would like to speak on behalf of this 
petition. No one came forward. 
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A motion was made by Bob Nachtrieb, seconded by Colette Safford, to approve 
PETITION 2023-27: A Variation on signage to allow a projecting sign to extend 
above the roofline, located at 365 Ruby Street. The motion carried by the 
following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

PETITION 2023-28: A Special Use Permit to allow an 
automotive service and repair business, located at 521 Oak 
Leaf Court.

TMP-5787

Attachments: ZBA 2023-28 (521 Oak Leaf Ct) Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Joseph Buzzelli, 423 Laurel Avenue, 
Romeoville, IL. Mr. Buzzelli appeared in support of his petition. 

Chairman Hennessy asked if any one else would like to speak on behalf of this 
petition. No one came forward. 

A motion was made by Jim Riggs, seconded by Pat McShane, to approve 
PETITION 2023-28: A Special Use Permit to allow an automotive service and 
repair business, located at 521 Oak Leaf Court. The motion carried by the 
following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

PETITION 2023-29: A Special Use Permit to allow a logistics 
terminal, located at 22909 W. Mound Road

TMP-5792

Attachments: ZBA 2023-29 (22909 W. Mound Road) Staff Report Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. James DeFily, 22909 W. Mound Road, Joliet, 
IL. Mr. DeFily gave a brief overview of the proposed facility. 

Chairman Hennessy asked if any one else would like to speak about this 
petition. No one came forward. 

A motion was made by Bob Nachtrieb, seconded by Brigette Roehr, to approve 
PETITION 2023-29: A Special Use Permit to allow a logistics terminal, located at 
22909 W. Mound Road. The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

PETITION 2023-30: A Special Use Permit to allow a fueling TMP-5803
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facility, located at 2571 and 2573 Plainfield Road.

Attachments: ZBA 2023-30_2571 and 2573 Plainfield Road_Staff Report 
Packet

Mr. Torri read the staff report into the record. 

Chairman Hennessy swore in Mr. Christian Kalischefski, 2675 Pratum Avenue, 
Hoffman Estates, IL. Mr. Kalischefski gave a presentation for the proposed use. 
Mr. Riggs asked if there will be overnight parking, Mr. Kalischefski there is no 
designated parking. Mr. Riggs asked how often the EPA & State of Illinois would 
inspect the facility, Mr. Kalischefski said the fire marshal will visit five times as 
the facility is built. There will also be quarterly, yearly and random visits where 
records will be reviewed. Mr. Riggs asked how often will the tanks and pumped 
with be tested for leaks, Mr. Kalischefski explained that there is a 24 hour 
monitoring system for the tanks. He explained that the piping and pumps are all 
monitored and the records must be available at all times. Mr. Alessio asked why 
there isn't a right-out onto Plainfield Road, Mr. Kalischefski answered that the 
existing traffic set up is what the Illinois Department of Transportation approved. 
Mr. Kalischefski said there will only be parking for passenger vehicles in the front 
and side of the service station. Mr. Alessio asked how much distance there is 
from the drive-through to the canopy, Mr. Kalischefski said 38 ft. 

Chairman Hennessy swore in Mr. Richard Boyd, 2574 Crystal Drive, Joliet, IL. 
Mr. Boyd appeared in opposition to this petition. 

Chairman Hennessy swore in Mr. Steve ___, 523 Conan Avenue, Joliet, IL. Mr. 
___ appeared in opposition to this petition. 

Chairman Hennessy swore in Ms. ___. Ms. ___ appeared in opposition to this 
petition. 

Chairman Hennessy swore Ms. Lisa Rudabacker. Mr. Rudabacker appeared in 
opposition to this petition. 

Mr. Alessio asked about the addition of a stop light, Mr. Torri said that the 
I.D.O.T. would have to approve a stop light at this location. 

Chairman Hennessy swore in Mr. Frank Desiderio, 2713 Lake Shore Drive, 
Joliet, IL. Mr. Desiderio appeared in opposition to this petition. Mr. Desiderio 
spoke with the petitioner about the traffic patterns. 

Chairman Hennessy swore in Mr. Andy Doyle, 2516 Garden Street, Joliet, IL. 
Mr. Doyle appeared in opposition to this petition. Mr. Doyle asked if a list of 
contaminants will be provided, Mr. Kalischefski said the petitioner will provide a 
list to City staff. 

Chairman Hennessy swore Mr. Vince Logan, Will County Board Member from 
District #7. Mr. Logan asked about the weight limits for the existing streets. Mr. 
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Logan noted that Illinois state statue that classifies the proposed use as a truck 
stop. Mr. Kalischefski rebutted that the petitioner will be rebuilding the existing 
side road to meet the truck weight requirements. Mr. Kalischefski explained that 
the proposed use is a local use, not a travel center. 

Chairman Hennessy swore in Ms. Lesley Grimes, Ms. Grimes appeared in 
opposition to this petition. 

Chairman Hennessy asked if any one else would like to speak about this 
petition. No one came forward. 

A motion was made by Bob Nachtrieb, seconded by Brigette Roehr, to deny 
PETITION 2023-30: A Special Use Permit to allow a fueling facility, located at 
2571 and 2573 Plainfield Road. The motion carried by the following vote:

Alessio, Nachtrieb, Safford and RoehrAye:

Hennessy, Riggs and McShaneNay:

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

A motion was made by Colette Safford, seconded by Brigette Roehr, to adjourn the meeting. 
The motion carried by the following vote:

Hennessy, Alessio, Nachtrieb, Riggs, Safford, Roehr and 
McShane

Aye:

This meeting will be held in an accessible location. If you need a reasonable accommodation, please contact Christa M. 
Desiderio, City Clerk, 150 West Jefferson Street, Joliet, Illinois 60432 at (815) 724-3780.
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