
Pekin Zoning Board of Appeals Meeting 

111. S. Capitol Street 

City Council Chambers 2nd Floor 

September 14, 2022 

5:00 PM 

 

A regular Meeting of the Pekin Board of Appeals will be held at Pekin City Hall, 111 South Capitol Street, City of 

Pekin, Illinois, on the 14th day of September 2022, at 5:00 PM. 

 

Pledge of Allegiance 

 

I. Roll Call 

II. Agenda Approval 

III. Minutes Approval from August 10, 2022 

IV. City Council Action Report 

V. Applications and Hearings 

VI. Informal 

VII. Public Input 

VIII. Adjourn 

 

Case SU 2022-03 (Tabled During July Meeting) 

A special use request submitted by Mitch O’Shaughnessy to utilize property located at 801 S. 2nd Street to display 

and sell used automobiles. Said property is zoned I-2 General Industrial District with a legal description of SEC 3 

T24N R5W PT SW 1/4 & TRACT ADJ LOT 12 NE 1/4 .36 AC, with the following PIN: 04-10-03-212-002, in 

Tazewell County, Illinois. 

 

Case SU 2022-05 

A special use request by Trajectory Energy Partners to utilize property located at 300 and 310 Hanna Drive to 

establish a commercial solar farm. Said property is currently zoned I-1 Light Industrial District with a legal 

description of SEC 10 T24N R5W RIVERWAY BUSINESS PARK 3RD ADD FINAL PLAT LOT 1 N 1/2 SE 1/4 

15 AC, with the following PIN: 10-10-10-400-005, in Tazewell County, Illinois. 

 

CASE V 2022-07 

A variance request submitted by Todd Shea for property located at 223 Sapp Street to add a second story to current 

residential structure. Said property is zoned RM-2 Multiple Family Residential with a legal description of SEC 3 

T24N R5W ROSENDALE ADDN LOT 108 SW ¼ and the following PIN: 04-10-03-312-012, in Tazewell County, 

Illinois. 

Case V 2022-08 

A variance request submitted by Michael McGlasson to bring an awning out 20 feet to the east side of the house 

and 6 feet in front of the house and over an area where current window will be replaced by a door at 1521 Henrietta. 

Said property is zoned R-4 One-Family Residential with a legal description of SEC 35 T25N R5W MILLERS 

ADDN LOT 9 BLK 8 SE 1/4, with the following PIN: 04-04-35-416-013, in Tazewell County, Illinois. 

 

Case V 2022-09 

A variance request by the Tina Slick for property located on 1515 Augusta Street to install a carport on a shared 

drive. Said property is currently zoned R-4 One Family Residential with a legal description SEC 35 T25N R5W 

NORTHSIDE MANOR #5 LOT 22 NE1/4, with the following PIN: 04-04-35-225-013, in Tazewell County, 

Illinois. 

Case V 2022-010 

A variance request submitted by James R Markum for property located at lot 607 S 2nd St to build a larger “Morton” 

building than current setbacks will allow. Said property is currently zoned I-1 with a legal description of SEC 3 

T24N R5W CINCINNATI ADDN LOT 17 NW ¼, and with the following PIN: 04-10-03-203-010, in Tazewell 

County, Illinois. 



Case SU 2022-04 

A special use request submitted by J&J Properties for property located at lot 2331 Lakecrest Drive to sell and repair 

boats, cars, and trailers. Said property is currently zoned I-1 with a legal description of SEC 23 T25N R5W PEKIN 

EDGEWATER PARK SEC 5 LOT 60 SE1/4 and with the following PIN: 04-04-23-401-033, in Tazewell County, 

Illinois. 

 

Other Items for Consideration and Recommendation 

 

Short-Term Rentals Ordinance 

 

Informal Discussion 

 

Public Input 

 

Adjourn 

 

Hannah Martin, Secretary, Pekin Board of Appeals 



Pekin Zoning Board of Appeals 

111 S. Capital Street 
City Council Chambers 2nd Floor  

August 10, 2022 
5:00 PM 

 
Present: Bill Craig, Daryl Dagit, Chris Deverman, Donald Hild, David Huskisson, Kim Joesting, Mary Lanane, 
James Ruth, and Amy Wilson. 
 
The regular meeting of the Pekin Board of Appeals was called to order and quorum was declared. Staff 
present: David Bess (CDBG Program Manager), Jeff Gaster (Legal Counsel), Alina Kramer (Administrative 
Assistant), Hannah Martin (Engineering Tech), and Nick Maquet (Chief Building Inspector). City 
Councilmember Nutter was in attendance. 
 
The meeting was called to order at 5:01pm. Motion by Commissioner Wilson to approve the agenda, 
second by Commissioner Ruth. Motion carried 9-0. 
 
Motion by Commissioner Lanane to approve minutes for the July 13, 2022, second by Commissioner Ruth. 
Motion carried 7-0 with Commissioner Deverman and Commissioner Hild abstaining. 
 
Case SU 2022-03 
A special use request submitted by Mitch O’Shaughnessy to utilize property located at 801 S. 2nd Street 
to display and sell used automobiles. Said property is zoned I-2 General Industrial District with a legal 
description of SEC 3 T24N R5W PT SW 1/4 & TRACT ADJ LOT 12 NE 1/4 .36 AC, with the following PIN: 04- 
10-03-212-002, in Tazewell County, Illinois. 
 
Case SU 2022-03 was called for hearing but was immediately tabled without further discussion due to the 
applicant failing to submit updated site plans as requested by the board during the previous meeting. 
 
Case V 2022-06 

A variance request submitted by Shane Hawkins for properties located at 706 and 708 S. 7th Street to 

combine parcels and utilize the structure currently known as 706 S. 7th Street as an attached accessory 

structure to the principal residence for use as a private garage. Said properties are zoned R-4 One Family 

Residential and with a legal description of SEC 02 T24N R5W KINGS ADDN S37' OF N 194' W OF LOT 2 NW 

1/4, with the following PINs: 04-10-02-123-009 and 04-10-02-123-010, in Tazewell County, Illinois. 

 

Public hearing began at 5:04pm. 

 

Shane Hawkins, property owner of the two properties to be combined, explained the plans to combine 

706 S. 7th St. and 708 S. 7th Street into a single parcel. Hawkins stated the original plan was to tear down 

the house at 706 S. 7th Street however that has since changed and they would like to combine the two 

structures, making the property at 706 S. 7th a double stall garage attached to their primary residence. 

Commissioner Ruth asked if the house was on a slab or a basement, Hawkins indicated there is a small 

basement but they plan to fill it in. Mr. Hawkins opined that he is a concrete contractor by trade. 

 

Barbara Harlan, resident at 723 S. 7th Street asked if combining the two properties would affect the 



addresses of the surrounding properties. David Bess indicated that combing the two properties would not 

change any addresses or impact property lines of the adjoining properties. 

 

Tim Leitner, resident at 3 Vetter Court said that he originally had concerns that the property would 

become a lot for storage but after seeing the plans and gaining additional clarification during the meeting, 

he has no concerns and believes it would be a great asset to the neighborhood. 

 
Public Hearing closed at 5:14pm. 
 
Commissioner Wilson opened the discussion stating that she has no concerns with combining the two 
properties but she does have concern with the amount of concrete to be poured in front of the new 
garage. Wilson suggested that the concrete be poured in front of the new garage (existing home at 106 S. 
7th) and removed from the current drive at 708 S. 7th St.  Commissioner Deverman also suggested moving 
the curb cut. Commissioner Dagit asked the property owner if he has any issues moving the curb cut and 
he indicated he did not if deemed necessary. Commissioner Wilson questioned if there were any utilities 
that ran in front of the driveways and it was indicated that there is likely not. 
 
Commissioner Deverman made a motion to approve coming the two properties, second by Ruth. Motion 
approved 9-0. Commissioner Wilson made a motion, seconded by Commissioner Deverman, to approve 
with the condition of limiting the driveway to a 24’ curb cut and the total concrete pad to a width of no 
more than 32’. Motion carried 9-0. 
 
CASE RZ 2022-04 

A rezoning request submitted by Richard Curto for property located at lot 215 on Velde Drive to amend 

zoning to R-2 One Family Residential. Said property is currently zoned “Water or Rail-Roads” with a legal 

description of SEC 25 T25N R5W MARIGOLD EST PHASE 12 LOT 215 NW ¼, with the following PIN: 04-04-

25-104-056, in Tazewell County, Illinois. 

 
Public hearing opened at 5:41pm. 
 
Richard Curto opened the discussion indicating that he is the owner of the lot and would like to have it 
rezoned so he can build his home. No additional discussion was held. 
 
Public hearing closed at 5:42pm. 
 
Commissioner Deverman made a motion with second by Commissioner Dagit. Commissioner Dagit 
suggested that if there was a fee for this process (to the owner) that it be removed as there is no such 
zoning. All members of the committee agreed. Motion was approved 9-0. 
 
Case SPR 2022-01 

A site plan review request submitted by Jeff Hornecker to utilize property located at the southern corner 

of Velde Drive and N. Parkway Drive for multiple two-unit multifamily dwellings. Said property is zoned 

RM-1 Multiple Family Residential with a legal description of SEC 25 T25N R5W PT E 1/2 SE 1/4 OF NW ¼, 

with the following PIN: 04-04-25-100-013, in Tazewell County, Illinois. 

 

Public hearing opened at 5:45pm. 



 

Phyliss Ripley states her backyard backs up to the proposed site and had concerns as to whether the new 

buildings would be Section 8 housing or properties for low-income residents. Mrs. Hornecker responded 

that the new properties are now Section 8 or low-income housing as they do not build Section 8 housing 

projects. 

 

Dave Whitehurst asked if there was a minimal square footage required and discussed eligibility of the 

property for TIF incentives. Jeff Hornecker stated that the square footage was approximately 1,100 square 

feet. Councilmember Nutter briefly discussed the TIF program in response to Mr. Whitehurst’s questions 

on the topic. 

 

Public hearing closed at 5:51pm. 

 

Motion was made for discussion. Amy Wilson voiced concerns with the curb cut locations but noted that 

so long as appropriate City staff has reviewed it then it should be acceptable. Commissioner Dagit asked 

if the Fire Chief had approved the cul-de-sac to be sure that emergency vehicles could have sufficient 

access to the subdivision. Mr. Hornecker replied that the Fire Chief had approved the plans as proposed. 

Motion approved 9-0. 

 

Case RZ 2022-05 

A rezoning request by the City of Pekin for property located on 14th Street to amend zoning to OS-1 Office 

Service District. Said property is currently zoned R-4 One Family Residential with a legal description of Lots 

1 through 5 of Firehouse Subdivision Final Plat, situated in the City of Pekin. This request includes the 

following PINs: 04-04- 35-223-046, 04-04-35-223-047, 04-04-35-223-048, 04-04-35-223-049, and 04-

04-35-223-050, in Tazewell County, Illinois. 

 

Public Hearing opened at 5:58pm. 

 

Trent Ball, a property owner adjacent to the proposed re-zoning, voiced concerns with the lot lines 

indicated on the property assessor map as one of the lines crosses through his driveway. Property owner 

Dave Milam stated that Trent’s driveway is okay and he will not be taking any of the lot. Mr. Bess explained 

that the action would not change the existing lot lines and that the GIS mapped lines are only approximate 

locations. Mr. Milam explained that he intends to find a low traffic business to utilize the property being 

rezoned and that he has no intentions of impacting Mr. Ball’s driveway. 

 

Public hearing closed at 6:03. 

 

Motion by Commissioner Ruth to approve with second by Commissioner Wilson. Motion carried 9-0. 

 

Informal Discussion 
Commissioner Ruth voiced concerns with the sign at the storage units at 11th and Broadway St. Ruth. Mr. 
Bess indicated that he will check into the new signage as they were not permitted for a new sign pole, 
only replacement of the cabinet for the sign on the southwest corner of the property. Commissioner Ruth 
also stated the CEFCU ATM is no long accessible through the parking lot. Commissioner Huskisson 



discussed how the City might hold business owners accountable when they do not follow the site plans 
approved by the board. Discussion was also held regarding the City’s fees for various applications and 
permits including those reviewed by the board. Mr. Bess indicated that he had compiled a list of the fines 
and fees provided for in the City’s Code and that list had been forwarded to the City Council for review. 
Mr. Bess also noted that there are currently several departments working on updating their fee structure 
for consideration by the Council. 
 
Motion to adjourn by Commissioner Craig, second by Commissioner Ruth. Meeting was adjourned.



 
 
 
 
 
 
 
 

 
 

Hannah Martin 
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

hmmartin@ci.pekin.il.us 
(309) 478-5348 

 
 

Zoning Board of Appeals Review Sheet 
September 14, 2022 

 
Case SU 2022-03 (Tabled During July Meeting) 
A special use request submitted by Mitch O’Shaughnessy to utilize property located at 801 S. 2nd Street to 
display and sell used automobiles. Said property is zoned I-2 General Industrial District with a legal description 
of SEC 3 T24N R5W PT SW 1/4 & TRACT ADJ LOT 12 NE 1/4 .36 AC, with the following PIN: 04-10-03-
212-002, in Tazewell County, Illinois. 
 
SUMMARY 
ITEM HAS BEEN WITHDRAWN 
 
STAFF NOTES 
This item was tabled during the July meeting for additional information within the site plan and this item was 
brought back for consideration with the additional items indicated. However, the applicant has since changed 
his intended use for the property to personal storage. At this time, no action by the zoning board is needed for 
the project to proceed. Staff has referred the applicant to the building department for guidance to complete the 
new project.  



 
 
 
 
 
 
 
 

 
 

Hannah Martin 
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

hmmartin@ci.pekin.il.us 
(309) 478-5348 

 
 

Zoning Board of Appeals Review Sheet 
September 14, 2022 

 
Case V 2022-07 
A variance request submitted by Todd Shea for property located at 223 Sapp Street to add a second story to 
current residential structure. Said property is zoned RM-2 Multiple Family Residential with a legal description 
of SEC 3 T24N R5W ROSENDALE ADDN LOT 108 SW ¼ and the following PIN: 04-10-03-312-012, in 
Tazewell County, Illinois. 
 
SUMMARY 
The following have been identified as necessary variances to facilitate the project as submitted by the applicant: 
 
 The building does not meet the Minimum Yard Setbacks for side yards stipulated by Section 4-3-7-1(a), 

even with the reduced setback of 10 feet for lots of not more than 50 feet in width. Staff estimates the 
west side yard setback to be 3 feet from the property line.  
 

 Fire/Safety Code requires 10 feet between structures. The applicant’s property being at 223 Sapp St and 
the neighboring structure to the west at 221 Sapp St have 6 feet of separation and is currently considered 
legal non-conforming.  
 

STAFF NOTES 
No additional staff notes. 
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Case V 2022-08 
A variance request submitted by Michael McGlasson to bring an awning out 20 feet to the east side of the house 
and 6 feet in front of the house and over an area where current window will be replaced by a door at 1521 
Henrietta. Said property is zoned R-4 One-Family Residential with a legal description of SEC 35 T25N R5W 
MILLERS ADDN LOT 9 BLK 8 SE 1/4, with the following PIN: 04-04-35-416-013, in Tazewell County, 
Illinois. 
 
SUMMARY 
The following have been identified as necessary variances to facilitate the project as submitted by the applicant: 
 

 Front yard setback does not meet requirements for R-4 listed in 4-3-7-1. Current structure is less than 6 
feet from the property line so the proposed 6 feet awning would extend into Henrietta Street’s Right-of-
Way.  

 
 Sideyard setback also does not meet requirements for R-4 in 4-3-7-1. However, this setback has received 

an approved variance for the same proposed width in 2017 for this property. 
 
Additional codes related to awnings or permanent canopies: 

 City code 5-4-6-5 allows for permanent canopies with permit and proof of liability insurance. 
 
STAFF NOTES 
City staff recommends denying a variance for the portion of proposed awning structure at the front of the house 
which would extend in the Henrietta Street Right-Of-Way (ROW). It is estimated that the current building is 3-4 
feet behind the front property line, so a 6 ft wide awning would place a permanent structure in the ROW. This is 
not a desirable precedent to set or uphold as the city could incur additional costs of repairing or replacing this 
structure in the future should any work need to occur in this area of the ROW.  
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Zoning Board of Appeals Review Sheet 
September 14, 2022 

 
Case V 2022-09 
A variance request by the Tina Slick for property located on 1515 Augusta Street to install a carport on a shared 
drive. Said property is currently zoned R-4 One Family Residential with a legal description SEC 35 T25N R5W 
NORTHSIDE MANOR #5 LOT 22 NE1/4, with the following PIN: 04-04-35-225-013, in Tazewell County, 
Illinois. 
 
SUMMARY 
The following have been identified as necessary variances to facilitate the project as submitted by the applicant: 
 

 A variance to reduce sideyard setback to 9 inches rather than the required minimum of 36 inches listed 
in 4-3-7-1(a).  

 
 
STAFF NOTES 
No additional staff notes. 
 



CITY OF � 

P.ek-rn 
ILLINOIS 

Planning and Zoning Department 
111 S. Capitol Street, Pekin, Illinois 61554-(309) 477-2300 

Board of Appeals Application for Consideration 

Type of Request (check one): 

□ A. Special Use ($85) 

� B. Residential Variance ($85) 

□ C. Non-Residential Variance ($85) 

D D. Map Amendment/Rezoning ($75) 

□ E. Annexation ($75) 

Property Owner Name: 

Request Property Address or PIN: 
15 1s ;+ue l{t<A 

Current Zoning (if known): 
/2.-Jf 

Proposed Zoning (ifrezoning request): 
'1-J /A: 

Proposed Use (if different): 
/ ,J A 

Mailing Address: f otS AvtGLl�-(A 
Phone: 

Alternative Phone: 

E-Mail Address:

Applicant Name (if different): 

Mailing Address: 

Phone: 

Alternative Phone: 

E-Mail Address:

304 ·- :i.�1- Lf-L{-o 3 

tf n�-o'ltck_ � 2...@ 6rnAIL- � .. l'h.

._,,{) 0 ru-

RECEIVED 

AUG O � 2022 



CITY OF 

Pe �n 
ILLINOIS 

Planning and Zoning Department 
111 S. Capitol Street, Pekin, Illinois 61554-(309) 477-2300 

Please summarize your request and explain why it is necessary: 

I /,f)aUl,,I) L1 J<t:; MD Na?v TD J-J-/HJe ,A- cMfoR..r. 

CERTIFICATION BY PROPERTY OWNER 

I certify that I am the owner of the property, which is the subject of this request. I certify that all the information 

contained in this application form or any attachments, documents, or plans submitted herewith are true to the best 

of my knowledge and belief. If an applicant is signing below, that applicant has received my approval to proceed 

with this request. 

\ 
�A&?J d JkJu g,.. s-V>22 

Owner Signature Date 

CERTIFICATION BY THE APPLICANT (if different) 

I certify that all the information contained in this application form or any attachments, documents, or plans 

submitted herewith are true to the best of my knowledge and belief. 

Applicant Signature Date 



CITY OF � 

P�ki'n 
ILLINOIS 

Planning and Zoning Department 
111 S. Capitol Street, Pekin, Illinois 61554-(309) 477-2300 

II. Payment: Payment of the amount indicated on the first page to accompany your application. If making

payment via check, please make payment payable to the "City of Pekin".

III. Variance: If requesting a variance, you must complete and attach this page to your application:

1. Variances are intended to relieve situations involving a hardship in meeting Zoning Code

requirements. What is the hardship that this variance request is intended to relieve? Examples of

hardships can include the topography of the lot, unique shape of the lot or other physical conditions

that prevent the request from meeting the requirements of the Zoning Code.

:ilUe TP AGG _Ml) J)}SA-6/L-/77� J/V f3o77:f f)-,2.ms µJD JJ-.,A-tv'l>S 

2. Is the variance needed due to special and unique circumstances not caused by the applicant's or

owner's own actions?

3. Should the request be approved, will the variance negatively impact adjoining properties in any

way?

f\)D 

4. Will the variance be consistent with the purpose and intent of the Zoning Code and not alter the

essential character of the locality?

5. Does the benefit(s) of granting the variance outweighs any anticipated negative impacts to the

surrounding properties (if any)?
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CASE V 2022-10 
A variance request submitted by James R Markum for property located at lot 607 S 2nd St to build a larger 
“Morton” building than current setbacks will allow. Said property is currently zoned I-1 with a legal description 
of SEC 3 T24N R5W CINCINNATI ADDN LOT 17 NW ¼, and with the following PIN: 04-10-03-203-010, in 
Tazewell County, Illinois. 
 
SUMMARY 
Applicant submitted multiple building sizes and wishes to build the maximum allowed by the zoning board.  
 
The following have been identified as necessary variances to facilitate the project as submitted by the applicant: 
 

 Reduce front setback from the required minimum of 30 ft. listed in 4-3-7-1(a).  
 Reduce side yard 2 setback from the required minimum of 20 ft. listed in 4-3-7-1(a).  
 Reduce rear yard setback from the required minimum of 30 ft. listed in 4-3-7-1(a).  

 
 
STAFF NOTES 
Because of the unique shape of this parcel and the context of surrounding properties, staff encourages leniency 
on setback particularly on the eastern property line where there is unused 20 feet of public Right-of-Way before 
a portion of the railroad Right-of-Way. Additionally, the largest of the example buildings in the application 
would result in a 35% lot coverage which is well below the maximum of 50% in 4-3-7-1(a).  
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Zoning Board of Appeals Review Sheet 

September 14, 2022 
 
CASE SU 2022-04 
Special use requests submitted by J&J Properties for property located at lot 2331 Lakecrest Drive to sell and 
repair boats, cars, and trailers. Said property is currently zoned I-1 with a legal description of SEC 23 T25N 
R5W PEKIN EDGEWATER PARK SEC 5 LOT 60 SE1/4 and with the following PIN: 04-04-23-401-033, in 
Tazewell County, Illinois. 
 
SUMMARY 
This property is currently being used as an automobile repair shop which requires a special use per Code at 4-3-
6-6-3(1) or 4-3-6-6-3(5). In requesting the special use, the property owner also indicated that a secondary 
business is being established on the same parcel that includes retail sales of boats and other recreational 
vehicles. This secondary use also requires that the parcel be granted a special use at 4-3-6-6-3(4). 
 
As some automobiles associated with the automobile repair business are being stored outside of an enclosed 
structure, City staff is also requesting further recommendation as to whether the repair business should be 
classified under subsection (1) which references auto engine and body repair when completely enclosed or 
subsection (5) which refers to short-term car storage for wrecked automobiles when no such storage is 
undertaken for wrecking or salvaging. Should the board determine that subsection (5) applies, the property 
owner will be mandated to fence and gravel the property as described in the Code reference. It has been 
indicated by the property owner that if subsection (5) applies, then a variance is being requested as to waive the 
fencing requirement. 
 
In addition to the special use requests, the property owner has also submitted a proposed site plan to 
significantly expand the parking areas using gravel. If the board recommends that the repair business be 
considered under subsection (1) as described above, then Code would dictate that the business will need to 
utilize a solid surface as opposed to gravel unless a variance is provided. Further, if a solid parking surface is 
required of the applicant, then a variance will be needed for water detention considerations if the site plan is to 
be approved as submitted. 
 
STAFF NOTES 
This item is associated with an open Code Enforcement violation for operating without an approved special use. 
The violation’s administrative hearing was held over to await the outcome of the board and council actions on 
this item. 
 
To be clear, two special uses are being considered with this request, along with one or more variances 
dependent on the determination of whether the first use is more appropriately classified under (1): “auto engine 
and body repair and undercoating shop when completely enclosed” or (5) “short-term car storage for wrecked 
automobiles where such storage is for periods not to exceed six months and when no such storage is undertaken 
for the wrecking or salvaging of automobiles or parts thereof. All such storage areas shall be graded and  
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maintained to assure adequate drainage, pollution and erosion control for the subject and surrounding 
properties. The storage area shall comply with all applicable municipal, State and Federal guidelines and 
regulations for hazardous material waste and pollution control. A minimum recommended surface cover is four 
inches of coarse gravel or crushed rock over a compacted base. The storage area shall be completely fenced and 
obscured from public view with solid panels, chain link fence with solid strip panels or similar type of 
construction.” 
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