
Pekin Zoning Board of Appeals Meeting 

111. S. Capitol Street 

City Council Chambers 2nd Floor 

April 12, 2023 

5:00 PM 

 

A rescheduled meeting of the Pekin Zoning Board of Appeals will be held at Pekin City Hall, 111 South Capitol 

Street, City of Pekin, Illinois, on the 12th day of April 2023, at 5:00 PM. 

 

Pledge of Allegiance 

 

I. Roll Call 

II. Agenda Approval 

III. Minutes Approval from March 8, 2023 

IV. City Council Action Report 

V. Applications and Hearings 

VI. Other Items for Consideration and Recommendation 

VII. Informal Discussion 

VIII. Public Input 

IX. Adjourn 

 

Case RZ 2022-07 

A rezoning and variance request submitted by Valerie M Moehle (First United Methodist Church) for the properties 

located at 408 Amanda St and 1307 N 5th St to change from R-4 to RT zoning and reduced front and rear setbacks 

in order to build a duplex. Said properties are zoned R-4 One Family Residential and with a legal description SEC 

35 T25N R5W BAILEYS ADDN LOT 2 BLK 2 NW ¼ and SEC 35 T25N R5W BAILEYS ADDN LOT 1 BLK 2 

NW 1/4, with the following respective PINs:  04-04-35-123-004 and 04-04-35-123-005, in Tazewell County, 

Illinois. 

 

 

Other Items for Consideration and Recommendation 

 

Election of Chairperson & Vice-Chairperson 

 

Informal Discussion:  

- Follow-up on SU 2022-01 

 

Public Input 

 

Adjourn 

 

Hannah Martin, Secretary, Pekin Board of Appeals 



Pekin Zoning Board of Appeals  
111 S. Capital Street 

City Council Chambers 2nd Floor March 8, 2023 
5:00 PM 

 

 

Present: Bill Craig, Daryl Dagit, Donald Hild, David Huskisson, Kim Joesting, Mary Lanane, Kelly Madden, 

and Steve Thompson. 

The regular meeting of the Pekin Board of Appeals was called to order and quorum was declared. Staff 

present: Hannah Martin, Nic Maquet (Chief Building Official) and Jeff Gaster (Legal Counsel).  

The meeting was called to order at 5:00 PM. Motion by Commissioner Huskisson  to approve the agenda 

and second by Commissioner Joesting. Motion carried unanimously.  

Motion by Commissioner Thompson to approve minutes for the January 11, 2022 meeting, seconded by 

Commissioner Hild. Motion carried unanimously. 

Case V 2023-03 

A variance request by Brent Glassey to allow video gaming at a property in a B-2 Central Business District 

zoning when not ancillary to a restaurant, tavern, club or fraternal organization. Said property is located 

at 319 Court St and zoned B-2 Central Business District with a legal description of SEC 34 T25N R5W 

ORIGNIAL TOWN W 26.21 LOT 13 & ALL LOT 11, 12 & W1 LOT 10 BLK 47 SE 1/4, with the following PIN: 

04-04-34-433-019, in Tazewell County, Illinois. 

Public Hearing open at 5:04 pm 

Steve Reeves, Property Manager (Joseph & Camper Commercial):  At 319 Court, this has been a gaming 

café for several years and we feel this is a special case. It’s a hardship to the landlord to not be able to 

lease this portion of the property as a stand-alone gaming café. And, we don’t believe it was the 

intention of the city code modification to directly affect this property  

Chairman Craig: Is it currently operating? 

Reeves: No, there was a change in operators during the code change period 

Commissioner Hild: How long has it been a gaming café? It used to be a tavern, right? 

Reeves: It’s been a gaming café for roughly ten years 

Public Hearing Closed at 5:07 pm 

Commissioner Kelly: This does seem like a hardship as conditions of the code change were not known to 

the property owners 

Commissioner Dave: If one exception is granted, what is to stop future requests like this one from 

circumventing the code change? 

Brent Glassey, Property Owner: We truly did not know. We sent our tenant down to city hall for permits 

and licenses expecting no issues. 



Jeff Gaster, Attorney, voiced caution about using ignorace as a reason for granting a variance. 

Commissioner Hild: Can they get all appropriate licenses in the 180 day timeframe outlined in the code? 

Chairman Craig: The situation is what it is now.  

Commisisoner Hild pushed for better notification of code changes to avoid situations like this. 

Commissioner Kelly reiterated that the owners were not notified about the code change and it is a 

hardship to renovate to the degree necessary for a new kind of business to occupy the space. 

Chairman Craig reiterated he is concerned about setting a precedent.  

Jeff Gaster, Attorney, asked for the details about the last lawful operating gaming café, Wild Aces. The 

requestors responded that the license expired in April 2022 but the business closed before the end of 

their lease. If they had known, they would have established a new gaming café business within the 180 

days to keep their lawful non-conforming use alive. Mr. Gaster responded that if approved, the 

reasoning should be made clear that this is because the property has had continuous ownership before 

and after Wild Aces and the lawful non-conforming use was lost due to a third-party, not the fault of the 

requestor.  

Kim Joesting asked to find out how much money the city gets from gaming café operations.  

Motion made by Commissioner Madden and second by Commissioner Thompson. 

Motion to grant the variance request approved 5-2. 

Short Term Rental Ordinance Recommendation 

Attorney Gaster highlighted the comment made previously by the board regarding the property’s agent 

to be jointly and severally liable as the owner has been incorporated in the Chronic Nuisance portion of 

the code, seen on page 18 of the ordinance. Commissioner Hild asked about short-term-rentals 

operating prior to this ordinance being adopted and how many currently operate in the city. There are 

approximately twelve, and all of them would be grandfathered in.  

Commissioner Lanane asked if the safety portions of the ordinance would still be applicable to those 

grandfathered properties. Certain aspects could be enforced if they aren’t specific to this ordinance. 

The board asked if we can cap the number of short-term rentals and potentially get to even less than 

the current amount. 

The overall “hook” is that “lawful operation” would apply to any short term rental in operation before or 

after the ordinance is adopted.  

When asked if the portions of city code related to Chronic Nuisance applied to non-renting owners, 

Attorney Gaster replied that discrimination can be lawful as long as it is not based on protected classes. 

The board asked if “grandfathering” would apply to current short-term rentals if they are not registered 

as a business with the city (as that could mean they would not be lawfully operating). Chairman Craig 

asked Nic Maquet and Attorney Gaster if those unregistered short-term rentals could be excluded from 

being grandfathered in. 



Motion made by Commissioner Huskisson and second by Commissioner Joesting. 

Motion to grant the variance request approved 7-0. 

 

Other Items for Consideration 

Chairman Craig reminded the board that it would be time to vote on the position of chairperson and 

vice chairperson for this board. He is willing to continue serving in this role, but if anyone else is 

interested, contact staff to let them know.  

 
Meeting adjourned at 5:51 p.m.  
 

 

 



 
 
 
 
 
 
 
 

 
 

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 
April 12, 2023 

 
Case RZ 2022-07 (tabled from October 12, 2022) 
A rezoning and variance request submitted by Valerie M Moehle (on behalf of First United Methodist Church) 
for the properties located at 408 Amanda St and 1307 N 5th St to change from R-4 to RT zoning and reduced 
front and rear setbacks in order to build a duplex. Said properties are zoned R-4 One Family Residential and 
with a legal description SEC 35 T25N R5W BAILEYS ADDN LOT 2 BLK 2 NW ¼ and SEC 35 T25N R5W 
BAILEYS ADDN LOT 1 BLK 2 NW 1/4, with the following respective PINs:  04-04-35-123-004 and 04-04-
35-123-005, in Tazewell County, Illinois. 
 
SUMMARY 
In addition to rezoning, the applicant has requested to combine the two parcels and build a duplex facing 
Amanda St. that will require variances for front and rear setbacks. Those variances have been identified below. 
 
Note: all setbacks are based on the parcels as they presently exist, not the proposed combination of the two 
since it has not been fully completed yet by the Tazewell County. Staff has included variance information based 
on proposed and current zoning.  
 

 Reduce front yard 1 (north side) setback to 22 feet which is 3 feet closer than the required minimum of 
25 foot listed for RT Two-Family Residential and 3 feet closer than the required minimum of 25 feet 
listed for R-4 One-Family Residential in 4-3-7-1(a).  

 Reduce rear yard (south side) setback to 22 feet which is 8 feet closer than the required minimum of 30 
feet for RT Two-Family Residential in 4-3-7-1(a). The rear yard setback minimum for R-4 is 20 feet, so 
no variance is needed for the current zoning.  

 
The applicant also plans to have a setback of 22 feet on the sides of the properties, however for the RT and R-1 
zoning, current setbacks are less restrictive.   
 
STAFF NOTES 
Staff agrees the RT zoning would be appropriate given the surrounding zoning context – RM to the 
south/southwest R-4 in every other direction. The proposed project is also a marked improvement compared to 
the prior use of these residential lots. Staff encourages the board to consider the proposed structure outside of 
the context presented (housing mission associated with local church) to ensure confidence in the longterm 
results of rezoning to RT.  
Staff recommends approval of both the rezoning request and variance request.  































Tazewell County GIS

I-155
I-474
I-74

IL 29
IL 98
US 150

US 24
Streets

0 0.0065 0.0130.00325 mi

0 0.01 0.020.005 km

1:540

Tazewell County, IL
 

Tazewel l County GIS parcel and map records contained herein are for property tax purposes on ly.
This information has been compiled from the most accurate source data from the public records of
Tazewel l County. This information must be accepted and used with the understanding that the data
was co llected primarily for the use and purpose of creating a Property Tax Roll per Illinois Statute.
The in formation contained herein  is for reference purposes only, and should not be re lied upon as a
substitute  for a title search. Any reliance on the information conta ined here in is at the user's own risk.
The Tazewell County GIS assumes no responsibility for any use of the information contained herein
or any loss resulting therefrom. Users of Tazewell County GIS site  assume all risk and liability when
accessing any third-party site linked to this site. All data is subject to change.
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