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

City Council Chambers 2nd Floor 
June 8, 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 8th day of June 2022, at 5:00PM. 

Pledge of Allegiance 

I. Roll Call
II. Agenda Approval
III. Minutes Approval from May 11, 2022
IV. City Council Action Report
V. Applications and Hearings
VI. Informal
VII. Public Input
VIII. Adjourn

Case PPR 2022-01 
A map amendment request submitted by Austin Engineering Company, Inc. to separate the property located at 141 
S. Veterans Drive as indicated in the preliminary plat provided by the applicant. This request is to separate the
southern portion of the property of approximately 11.7 acres. Said property is zoned B-3 General Business District
with a legal description of SEC 5 T24N R4W ESTATES AT LAKEVIEW FINAL PLAT LOT 15 NW 1/4 19.47
AC, with the following PIN: 11-11-05-101-015, in Tazewell County, Illinois.

Vacation of Alleyway between Arcade and Tobin Building 
Vacation of City-owned alley in the block bounded by Court Street, Capitol Street, Elizabeth Street, and 3rd Street. 
Alley will be vacated to the adjoining property owners. 

Vacation of 300 Block of Elizabeth to Tazewell County 
Vacation of City-owned right-of-way consisting of the 300 block of Elizabeth Street between Capitol Street and S. 
3rd Street. 

Vacation of Alleyway between Hecker Court and Washington Street 
Vacation of City-owned alleyway between Hecker Court and Washington Street. Alley will be vacated to the 
adjoining property owners as shown in the vacation plat. 

Vacation of Alleyway at 300 Block of Ann Eliza (IL-9) 
Vacation of City-owned alleyway in the 300 block of Ann Eliza (IL-9) between N. 4th Street and Capitol Street. 
Alley will be vacated to the adjoining property owners as shown in the vacation plat. 

Other Items for Consideration and Recommendation 

Ordinance Proposing Zoning Code Changes Regarding Signage 

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 
May 11, 2022 

5:00 PM 
 

Present: Bill Craig, Daryl Dagit, Chris Deverman, Donald Hild, David Huskisson, Kelly Madden, James Ruth, 
Steve Thompson, Amy Wilson. 
 
The regular meeting of the Pekin Board of Appeals was called to order and quorum was declared. Staff 
present: David Bess (Community Development Director), Matt Fick (Economic Development Director), 
Jeffrey Gaster (Legal Counsel), Alina Kramer (Administrative Assistant). No members of the public were 
present. 
 
Motion by Commissioner Dagit to approve the May 11, 2022 agenda, second by Commissioner Wilson. 
Motion carried 9-0. 
 
Motion by Commissioner Dagit to approve minutes for the April 13, 2022, second by Commissioner 
Madden. Motion carried 9-0. 
 
David Bess communicated that the City Council approved all of the board’s recommendations from last 
month’s meeting.  
 
Case SU 2021-12 
 
A revised special use request by VP Racing Fuel for a drive through establishment in a B-3 General 
Commercial District at 900 N 5th Street. This special use was previously approved but a revised version of 
the site plan is being submitted by the applicant for review. 
 
Commissioner Wilson observed that the original plan included safety bollards by not allowing anyone to 
turn left to prevent anyone from clipping the building or pedestrians. Wilson further stated that the 
revised plan was likely safer by reducing the number of bollards. Discussion was had if applicants were 
required to pay an additional filing fee and staff indicated the applicant did pay additional $85 filing fee 
for the revision to cover administrative costs. The committee further discussed the safety of the revised 
plan.  
 
Motion to approve, motion carried 9-0. 
 
Case V 2022-05 
 
A variance request submitted by Jacob and Megan Sheffler to allow for the use of white rock instead of 
concrete materials for an access drive beyond concrete apron from public throughway to existing 
structure on property located at 2423 Tazewell Road. Said property being zoned R-4 Single Family 
Residential with a legal description of SEC 1 T24N R5W Bluff’s Addn #1 Lot 23 NE ¼, with the following 
P.I.N. 04-10-01-205-013, in Tazewell County, Illinois. 
 
The board discussed whether the structure that the proposed rock roadway leads to was permitted and 
whether the need for a hard surface was discussed during the permitting process. Staff indicates the 



structure was permitted but no information was available as to whether the proposed roadway was 
discussed at that time. Discussion was held about the location and character of the property as a largely 
rural area, the degree to which the property’s fencing would obscure the view of any rocked area, and 
how it is likely that no rock would be visible from the public roadway. Commissioner Ruth brought up 
concerns regarding the precedent that is set by approving this request. Commissioner Madden noted that 
requests for rocked roadways can be considered on a case-by-case basis rather than a blanket approval 
since each situation is different. 
 
Motion to approve by Commissioner Thompson, second by Commissioner Wilson. Motion Carried 9-0. 
 
Discussion Regarding Proposed Sign Ordinance 
 
Commissioner Wilson discussed changes to language regarding structural canopy signs and ground signs. 
Additionally, Wilson suggested adding language for vision triangles as well as whether to allow for the use 
of foam board for permanent signage.  Commissioner Deverman indicated that the use of foam board is 
very common. Committee agreed to leave foam board in the ordinance as written.   
 
Commissioner Wilson also discussed ground sign landscaping and suggested adding language that limits 
plant height to 30 inches to prevent visibility issues. Further, Wilson recommended modifying wording to 
ensure clear indication that shrubs around the entire perimeter of a sign base are required along with 
adding that the owner is responsible for replacement of dead or damaged plants. Commissioner Wilson 
also identified inconsistencies in the language regarding canopy, awning, and sign height and clearance 
requirements and recommended consistency between sections dealing in height requirements.  
 
Jeff Gaster provided a summary of some of the changes between the draft sign ordinance between this 
and last meeting. As part of this summary, Gaster advised that he made additional language changes to 
reduce some of the sign restrictions specific to residential areas to ensure the ordinance allows for the 
protection of freedom of speech. 
 
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 
June 8, 2022 

 
CASE PPR 2022-01 
A map amendment request submitted by Austin Engineering Company, Inc. to separate the property located at 
141 S. Veterans Drive as indicated in the preliminary plat provided by the applicant. This request is to separate 
the southern portion of the property of approximately 11.7 acres. Said property is zoned B-3 General Business 
District with a legal description of SEC 5 T24N R4W ESTATES AT LAKEVIEW FINAL PLAT LOT 15 NW 
1/4 19.47 AC, with the following PIN: 11-11-05-101-015, in Tazewell County, Illinois. 
 
SUMMARY 
A preliminary plat has been submitted by Austin Engineering, Inc. to subdivide an approximately 19.47 acre 
parcel of ground in a B-3 General Business District, located at 141 S. Veteran’s Drive, into two distinct parcels. 
The first parcel on the northern portion of the property will consist of approximately 7.77 acres while the 
separated southern parcel will include approximately 11.7 acres. 
 
STAFF NOTES 
As noted by the applicant in their request summary, this request does not include any additional utility 
extensions or easements nor will there be any new roads or street extensions constructed. 
 
Both parcels will retain access via Veteran’s Drive. This request is in part to facilitate the sale of the property 
for the purposes of establishing a workshop and self-storage structure previously approved for solid surfacing 
variance during the February, 2022 Zoning Board meeting. 
 
Should the new owner wish to move forward in constructing self-storage units, an additional change in the 
parcel arrangement will need to be made to accommodate a B-3 buffer parcel to shield districts zoned as 
residential from the proposed self-storage units per residential abutment restrictions  in Section 4-3-6-5-3(13).



  
 

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. Map Amendment/Rezoning ($75) 

 
 E. Annexation ($75) 

 

 
Request Property Address or PIN: 
_____________________________________ 
 
Current Zoning (if known): 
_____________________________________ 
 
Proposed Zoning (if rezoning request): 
_____________________________________ 
 
Current Use: 
_____________________________________ 
 
Proposed Use (if different): 
_____________________________________ 
 

 

Property Owner Name:  
 

Mailing Address:  
 

Phone:  
 

Alternative Phone:  
 

E-Mail Address:  
 

 

Applicant Name (if different):  
 

Mailing Address:  
 

Phone:  
 

Alternative Phone:  
 

E-Mail Address:  
 mcochran@austinengineeringcompany.com

309-691-0224

311 SW Water St., Ste 215

Austin Engineering Company, Inc

Vacant Land

brent@glasseyappraisal.com

309-360-5505

2012 Highwood Ave

Estates at Lakeview LTD

B-3 General Business District

11-11-05-101-015

x



  
 

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

 
Please summarize your request and explain why it is necessary: 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

 
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. 

________________________________________  ______________________________ 

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 

 

 

will remain off of Veterans Drive.

being granted in this request. Additionally, there will not be any new roads or street extensions constructed. Access to both parcels

be divided just north of the existing agricultural field near a natural drainage way. There are no new utility extensions or easements 

create a separate parcel for the portion to be sold. The topography of this parcel and the size of the portion to be sold, lends itself to 

The current land owner has received an offer to sell the southern portion (+/- 11.7 AC) of a +/- 19.47 AC parcel. This request is to 



  
 

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

 
The following attachments are required for consideration of your request: 

I. Site Plan: An electronic copy (preferred) or two physical copies of a site plan for the proposal showing: 
 

1. A scale of not less than one inch equals fifty feet (1" = 50') if the subject property is less than three (3) 
acres and one inch equals one hundred feet (1" = 100') if three (3) acres or more. Date, north point and 
scale. 

 
2. The dimensions of all lot and property lines, showing the relationship of the subject property to 

abutting properties. The location of all existing and proposed structures on the subject property and all 
structures within one hundred feet (100') of the subject property. The location of all existing and 
proposed drives and parking areas. The location and right-of-way widths of all abutting streets and 
alleys. 

 
3. Attachments such as landscape plan, photograph or renderings of existing and proposed site, building 

layouts or elevations, etc. are commended in order to provide accurate and sufficient information for 
review by the Development Review Committee and consideration by the Plan Commission. 

 
4. The names, addresses, and phone numbers of the architect, planner, designer, engineer or person 

responsible for the preparation of the site plan (commercial projects only). 
 

 
 



  
 

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. 

_______________________________________________________________________________________ 

_______________________________________________________________________________________ 

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?  

________________________________________________________________________________________ 

________________________________________________________________________________________ 

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)? 

________________________________________________________________________________________ 

________________________________________________________________________________________ 







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 
June 8, 2022 

Vacation of Alleyway between Arcade and Tobin Building 
Vacation of City-owned alley in the block bounded by Court Street, Capitol Street, Elizabeth Street, and 3rd 
Street. Alley will be vacated to the adjoining property owners. 

STAFF NOTES 
This vacation was requested by the County in preparation for an upcoming project in the area.



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 
June 8, 2022 

Vacation of 300 Block of Elizabeth to Tazewell County 
Vacation of City-owned right-of-way consisting of the 300 block of Elizabeth Street between Capitol Street and 
S. 3rd Street.

STAFF NOTES 
This vacation was requested by the County in preparation for an upcoming project in the area.



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 
June 8, 2022 

Vacation of Alleyway between Hecker Court and Washington Street 
Vacation of City-owned alleyway between Hecker Court and Washington Street. Alley will be vacated to the 
adjoining property owners as shown in the vacation plat. 

STAFF NOTES 
This vacation was requested by the property owners on Hecker Court. According to the City Engineer, the City 
experiences some storm water issues in this alley. Vacating this alley will allow the homeowner to address the 
issues they experience by grading their property within the vacated alley property. 





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 
June 8, 2022 

Vacation of Alleyway at 300 Block of Ann Eliza (IL-9) 
Vacation of City-owned alleyway in the 300 block of Ann Eliza (IL-9) between N. 4th Street and Capitol Street. 
Alley will be vacated to the adjoining property owners as shown in the vacation plat. 

STAFF NOTES 
Vacation request was made by adjoining property owners. 
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.

A sign advertising a business, person, activity, goods, products, or services
not located on the site where the sign is installed, or that directs persons to
any location not on that site.

On-Premises Sign
A sign advertising a business, person, activity, goods, products, or services
located on the site where the sign is installed, or that directs persons to any
location not on that site.
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  triangular area determined by a diagonal line connecting two (2) points 
measured along the property lines of abutting streets twenty five (25) feet 
equidistant from the intersection of those property lines, so as to obstruct or 
obscure the vision of drivers of motor vehicles on either or both streets
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Unless activity related to the erection, construction, alteration, or relocation of a sign has already
commenced, all permits for the erection, construction, alteration, or relocation of a any sign shall 
automatically expire on the 181st day after said permit was granted.

Commented [JG1]: I am unsure what “subsection B” is 
referring to. 
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c) 
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under
community standards, appeals to the prurient interest; (2) taken as a whole, is a
patently offensive depiction or description of sexual conduct; and (3) lacks
serious literary, artistic, political, or scientific value.

Commented [JG3]: Another formatting issue to deal with 
once we put into final form 

Commented [JG4]: I do not know if the ZBA ever 
designated an official to handle this. I’d have it go to the city 
manager because that office already handles administrative 
modifications 
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CONFIDENTIAL ATTORNEY WORK PRODUCT 

23 

1. The light intensity or brightness from any illuminated sign located in a district
abutting a residential district shall not disrupt the reasonable peaceful enjoyment
of surrounding properties. Illuminated signs visible to adjacent residential
properties shall be turned off and not operated between the hours of 11:00 P.M.
and 7:00 A.M.”
Off-Premises Signs shall not be permitted in any residential district unless the sign (1)
qualifies as a “Temporary Sign”; (2) does not exceed 12 square feet in area; and (3) the
business, person, activity, goods, products, or services to which the sign pertains
is located on a lot zoned Residential. Off-Premises signs in Residential Zones may be
placed (1) in the public right-of-way with the permission of the owner of the property
abutting such right of way and (2) on private property with the permission of the
property owner. All Off-Premises Signs placed in a Residential Zone must be removed
by the person or entity responsible for placement of the sign within 24 hours after the
business, person, activity, goods, products, or services so-advertised cease to be
offered at the location stated on the sign..

Commented [JG8]: This would eliminate possibility that 
businesses start popping up cheap temporary signs in 
Residential, for example a 3x4 sign for McDonalds that 
meets the definition of temporary sign. 
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Fees.

Seasonal businesses.

Portable sign into a permanent sign.
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Expiration.

Maintenance.

Alterations.

Grandfather clause.
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Food Pantries and Donation Centers in Residential Area 

Consideration of the draft language as follows:  

Food pantries or Donation Centers on any lot whose primary structure is used as a residential dwelling. 
For purposes of this subsection, “Donation Center” shall mean “A location that an individual, Non-Profit 
Organization or entity, or For-Profit Organization or entity, including but not limited to Not-for Profit and 
For-Profit corporations, utilizes to accept contributions of goods—including but not limited to food or 
clothing—from the public, or distribute goods or money free of charge to the public on a frequent or 
consistent basis exceeding # of times per calendar year. 


