
Pekin Zoning Board of Appeals Meeting 
111. S. Capitol Street 

City Council Chambers 2nd Floor 
August 10, 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 10th day of August 2022, at 5:00 PM. 
 
Pledge of Allegiance 
 
I. Roll Call 
II. Agenda Approval 
III. Minutes Approval from July 13, 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 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. 
 

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. 
 

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. 
 

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. 
 

 



Case RZ 2022-06 
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: 10-10-10-400-006, in Tazewell County, Illinois. 

Other Items for Consideration and Recommendation 

Short-Term Rentals Ordinance 

Informal Discussion 

Public Input 

Adjourn 

David Bess, Secretary, Pekin Board of Appeals 



Pekin Zoning Board of Appeals 
111 S. Capital Street 

City Council Chambers 2nd Floor 
July 13, 2022 

5:00 PM 
 
Present: Bill Craig, Kim Joesting, Mary Lanane, James Ruth, Steve Thompson, and Amy Wilson. Daryl Dagit 
arrived at 5:22pm. 
 
The regular meeting of the Pekin Board of Appeals was called to order and quorum was declared. Staff 
present: David Bess (CDBG Program Manager), Matt Fick (Economic Development Director) and Katherine 
Swise (Legal Counsel). There were no members of the public present. 
 
The meeting was called to order at 5:01pm. Motion by Commissioner Ruth to approve the July 13, 2022 
agenda, second by Commissioner Wilson. Motion carried 6-0. 
 
Motion by Commissioner Joesting to approve minutes for the June 8, 2022, second by Commissioner Ruth. 
Commissioner Wilson requested amendment of the minutes to reflect that her statement regarding issues 
on Red Bud Drive was instead that City staff should work with the Park District to resolve the issue 
discussed. Motion carried 6-0. 
 
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. 
 
The public hearing was opened at 5:03pm. No comments were made from the public. The public hearing 
was closed at 5:04pm. Commissioner Thompson motioned to approve, second by Commissioner Ruth.  
 
Commissioner Craig questions whether the special use request covered the other items in the plan other 
than the used car sales. Katherine Swise explained that principle uses would not need to come before the 
board but additional special uses would need to be reviewed and approved. David Bess summarized the 
potential additional uses that are being considered by the applicant. 
 
Commissioner Wilson voiced concerns regarding the lack of detail in the submitted site plan noting that 
the plan did not show the number of cars to be placed for sale, the location of curb cuts, and that the plan 
was not to scale to ensure proper fit of the property. Discussion was held on the applicant’s other 
properties and difficulties in following through with previous promises. 
 
Commissioner Wilson motioned to table for additional site plan details including those previously 
discussed as well as access, traffic flow, car placement, etc. Second by Commissioner Thompson. Motion 
carried 7-0. 
 
Informal Discussion 
Matt Fick handed out a draft version of a proposed economic development strategy and provided a brief 
summary of the contents for consideration by the board. Commissioner Thompson discussed the need 
for specific niche districts as shown in the proposed plan. Commissioner Wilson suggested that the 



proposed plan be compared to other successful communities such as Havana. Discussion was held on the 
concept of rehabilitating buildings owned by private individuals and companies as well as what funding 
sources are available to carry out economic development activities. 
 
Commissioner Dagit voiced concerns with how money will be recouped and noted that he felt that TIF 
funds were often wasted. Commissioner Lanane discussed how the Chamber of Commerce and the City 
might cooperate to promote economic development and Commissioner Ruth noted that he does see the 
need for a defined economic development plan and observed that he does feel as though there is 
currently momentum for downtown development. 
 
Public Input 
No additional public input. 
 
Meeting adjourned. 
 
 



David Bess 
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356

Zoning Board of Appeals Review Sheet 
August 10, 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 
This property was previously utilized as a gas station and has been vacant for a significant period of time. The 
applicant is requesting a special use to initially establish a used car lot in the within the “new asphalt” area of 
the included site plan. The structures elements indicated in the “new asphalt” area of the plan are associated 
with a proposed ice machine kiosk but this location is currently estimated and is not considered final. 
Additionally, the applicant would also like to build a structure in the rear of the property for public mini-storage 
at a future date. 

STAFF NOTES 
The special use is being requested to utilize the I-2 property under the I-1 special use provisions at 4-3-6-6-3(4). 
In considering this special use request, staff recommends consideration be given to 4-3-6-6-3(6) as a use of 
similar character, particularly given nearby/adjacent properties of the same zoning undertake similar activities 
presently, despite new/used car sales not being specifically indicated for I-1/I-2 zoning districts. While the 
applicant has indicated additional structures/uses, both additional proposed uses are intended at some point in 
the future and placement has not been finalized per the applicant. 

This item was tabled during the July meeting for additional information within the site plan and this item 
is being brought back for consideration with the per that request. However, as of the time of packet distribution, 
no updated site plan has been received from the applicant. Of note, staff confirmed applicant's intent to submit a 
new site plan by end of day on August 4th.













 
 
 
 
 
 
 
 

 
 

David Bess   
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356 

 
 

Zoning Board of Appeals Review Sheet 
August 10, 2022 

 
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. 
 
SUMMARY 
For this project to move forward, the Board would need to approve several variances as well as approval of an 
accessory building being utilized for purposes beyond automobile storage as described in the City Code at 4-3-
8-3(8). It should be noted that City Code reference 4-3-8-3(1) states that although the applicant intends to 
connect the two structures to form an attached garage, accessory uses and buildings provisions in 4-3-8-3 still 
apply despite such attachment. The following variances/approvals have been identified as necessary to facilitate 
this transaction once the parcels have been combined as planned by the applicant: 
 
 Staff is of the understanding that the accessory building (706) will be used for storage of automobiles as 

well as additional second-story living space. Based on this, Board approval is broadly required for use 
per 4-3-8-3(9). 
 

 The accessory building will exceed the accessory building ground floor threshold of 500 square feet (or 
75% of the ground floor area of the main building) stipulated by Section 4-3-8-3(3). Staff estimate 
ground floor space of approximately 900 square feet. 

 
 Fire/Safety Code requires 10 feet between structures. The applicant’s property being converted at 706 

and the neighbor’s structure at 704 have 9 feet of separation and is currently considered legal non-
conforming. As this project expands the footprint of the involved parcels, a variance will be required for 
this requirement. 
 

 Proposed site plan indicates a driveway egress width of 30 feet which exceeds the allowable driveway 
width of 24 feet for the combined parcels. The combined frontage would be approximately 87 feet and 
Code allows for a maximum of 24 feet for parcels with 90 feet or less of frontage in 4-3-9-1(2)(c)(3). 
 

STAFF NOTES 
In addition to the variances above, the Board may wish to address the combination of parcels and the flow of 
the project insofar as whether the parcels should be combined prior to construction to convert the future 
accessory building at 706 into a garage and whether the applicant may start that process prior to combining the 
parcels. Should the applicant convert the structure into a garage prior to combination, the parcel could then be 
considered in violation of 4-3-9-1(2(c) since the status as a garage creates an off-street parking structure without 
a principal structure on the parcel which is precluded in the aforementioned reference. 
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David Bess   
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356 

 
 

Zoning Board of Appeals Review Sheet 
August 10, 2022 

 
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. 
 
SUMMARY 
Staff reviewed multiple adopted zoning maps and consulted with the City’s legal counsel on this item as the 
City’s Code does not provide for a parcel designation of “Water or Rail-Roads” thus it was unclear whether this 
was an error or if there was a purposeful zoning of this type for a planned use/ownership. Staff was unable to 
locate any inconsistencies in this zoning and the property appears to have been consistently indicated as this 
zoning type from year-to-year. Legal staff advised that since an inconsistency error cannot be located, it is 
appropriate to undertake the re-zoning process as provided for in the Code as opposed to undertaking a 
unilateral or administrative action to resolve the matter. 
 
STAFF NOTES 
The area surrounding the parcel in consideration is largely consistent with the requested zoning type. Staff 
considers the undertaking of the re-zoning process as a formality to ensure protection of the new owner and the 
City.
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David Bess 
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356

Zoning Board of Appeals Review Sheet 
August 10, 2022 

Case SPR 2022-01 
A site plan review request submitted by Jeff Hornecker to utilize property located at the southern corner 
of Velde Drive (Lick Creek Dr.) 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. 

SUMMARY 
This is a review of a multiple dwelling site plan per review requirements in 4-3-5-5-4(a). The site plan includes 
14 structures (duplexes) with building distance and setback spacing that appears to coincide with setback and 
life/safety requirements in City Code. Staff have identified no variances necessary to approve the site plan and 
the proposed development is within the confines of principal uses for the parcel’s zoning type. 

STAFF NOTES 
No additional notes. 
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Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356 

 
 

Zoning Board of Appeals Review Sheet 
August 10, 2022 

 
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. 
 
SUMMARY 
A City of Pekin fire station is located on the parcels identified in this item. The City is exchanging the identified 
parcels for additional land to be utilized for construction of a future replacement fire station to replace the 
aforementioned existing station. As part of this exchange, the receiving owner of the identified parcels would 
like to utilize the existing fire station structure for uses allowed by OS-1 and thus the City is pursuing the 
rezoning of these parcels to facilitate that transaction. 
 
STAFF NOTES 
The new owner of the parcels intends to preserve the existing fire station structure for use as an OS-1 business 
property. The surrounding parcels are zoned R-4 One Family Residential. Two instances OS-1 zoning 
surrounded by R-4 in the general area was observed by staff including 1715 Dragon Drive and 904 10th Street. 
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David Bess 
111 S. Capitol Street 

Community Development 
Pekin, Illinois 61554 

dhbess@ci.pekin.il.us 
(309) 478-5356

Zoning Board of Appeals Review Sheet 
August 10, 2022 

Case RZ 2022-06 
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: 10-10-10-400-006, in Tazewell County, Illinois. 

SUMMARY 
This item has been pulled from the agenda and will be revisited at a later meeting date. 

STAFF NOTES 
No additional staff notes. 
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