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STAFF REPORT 
 
DATE:  December 8, 2025 
TO:         Zoning Board of Appeals 
FROM:  Helen Miller, Planner 
RE:  Petition Number:       2025-57 

Applicant: Victory City Church (Rusty Railey) 
Status of Applicant: Property Owner 
Location: 2200 McDonough Street (Council District #5) 
Request:  A series of Variations to allow installation of a new 

ground sign 
 
 
Purpose 
The applicant is requesting the following Variations on signage to install a new ground 
sign for a non-residential use in the R-2 (single-family residential) zoning district at 2200 
McDonough Street: 
 

• Variation to increase maximum sign area for a ground sign from 12 square feet to 
72 square feet 

• Variation to increase maximum height for a ground sign from 11 feet to 16 feet 3 
inches 

• Variation to reduce the required setback to a pole sign from 15 feet to 0 feet (based 
on the property line as shown on the attached survey) 

 
The Zoning Board of Appeals makes the final decision on these Variation requests. 
 
Site Specific Information 
The subject property is 7 acres and contains a church and school campus for Victory City 
Church. The current owner purchased the property in January 2025; the site was formerly 
occupied by the St. Jude Roman Catholic Church and St Jude School. The site was 
developed as a religious campus for St. Jude in the 1950s and was annexed in 1956. The 
property is zoned R-2 (single-family residential) and has had that zoning designation 
since at least 1971 when the city-wide zoning maps were established.  
 
In 2002, the Zoning Board of Appeals approved a series of variations to allow construction 
of the existing ground sign on the property. The request included the following: 
 

• Variation to increase maximum height of a ground sign from 11 feet to 15 feet 8 
inches 
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• Variation to increase maximum area of a ground sign from 12 square feet to 32 
square feet 

• Variation to allow illumination in a residential zoning district 
• Variation for an electronic message center 

 
The staff report from 2002 states that the existing sign would be constructed with a 10-
foot setback, which was considered the permitted setback at that time. Staff considers 
the proposed sign to be a pole sign which would require a 15-foot setback to the leading 
edge of the sign. 
 
Surrounding Zoning, Land Use and Character 

• North:  R-2 (single-family residential), residential (Marycrest subdivision) 
• South: I-1 (light industrial), industrial 
• East:  B-1 (neighborhood business) and B-3 (general business), commercial 
• West:  B-3 (general business), health care facility 

 
Applicable Regulations 

• Section 47-17.21  Signs 
• Section 47-17.21(3)(bb) Criteria for Granting a Sign Variation 

(refer to attachment) 
         
Discussion 
The petitioner, Victory City Church, seeks to install a new ground sign to replace the 
existing sign that was installed for St. Jude Church in 2002. The proposed sign would be 
16 feet 3 inches in height to its peak and have a sign area of approximately 72 feet. The 
sign would contain an approximately 37-square-foot upper cabinet with illuminated letters 
and a 32-square-foot electronic message center. 
 
The previously approved variation from 2002 allows an illuminated sign in the R-2 (single-
family residential) district. Electronic message centers are now permitted wherever 
illuminated signs are permitted as long as they are 50 square feet or smaller. The 
proposed sign exceeds the height and area permitted with the 2002 request, so the 
petitioner seeks additional variations on height and sign area at this time. 
 
Additionally, the petitioner is requesting a sign setback of 0 feet from the north property 
line. The Will County parcel maps show that the right-of-way width for McDonough Street 
varies adjacent to this property, with the north property line around 10 feet closer to the 
sidewalk on the east side of the property where the sign is located. The existing sign was 
installed based on this property line layout. However, the survey prepared for the owner 
in 2024 shows a straight property line across the north, which places the pole of the 
existing sign directly on the property line. The petitioner has prepared their plans based 
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on the 2024 survey and has moved the sign several feet to the south so that the sign falls 
entirely on private property. Therefore, even with a 0-foot setback from the property line 
as shown on the survey, the new sign will be located around three feet farther from the 
sidewalk than the existing sign. 
 
Recommended Action 
Staff finds that these variation requests meet the criteria for sign variations: enforcement 
of the ordinance would cause hardship due to unique attributes of the property; the 
proposed use would not be detrimental to the use or development of other property in the 
area; ownership of the property has been demonstrated; and approval of the variation 
would not be contrary to the objective of improving the overall appearance of the City. 
 
The Zoning Ordinance limits the height and area of signs for non-residential uses in 
residential zoning districts without accounting for differences in property size. The 
property in question, at 7 acres, is much larger than a typical residential lot and is located 
on a major collector street alongside other commercial and institutional uses. Staff finds 
that the proposed sign dimensions are suitable for a property of this size. The proposed 
sign is a similar height to the existing illuminated ground sign that has been in place for 
over 20 years. Additionally, the property slopes down from the sidewalk toward the 
parking lot at the location of the sign, so the sign will not appear as tall from the street. 
The proposed sign location, while it requires a reduced setback, actually moves the sign 
farther away from the street and ensures that the sign is located entirely on private 
property. 
 
Conditions  
None 
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Figure 1: Subject site and existing sign at 2200 McDonough Street (2025) 

 
 
Figure 2: Existing ground sign at 2200 McDonough Street (right), view east down McDonough 
Street (July 2025) 
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Figure 3: North property line and existing sign on Will County parcel layer (2025) 

 
 
Figure 4: North property line and existing sign on 2024 survey 

 
 
Figure 5: Location of new sign based on 2024 survey 
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Figure 6: Existing ground sign at 2200 McDonough Street, view northwest from Hammes Avenue 
(May 2025) 
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ZONING BOARD OF APPEALS  

CRITERIA FOR SIGN VARIATIONS 
 
Section 47-17.21(3)(bb) of the Zoning Ordinance states: 
  
Any sign which is not specifically permitted in any zoning district shall require the granting of a 
variation, obtained from the Zoning Board of Appeals. This includes signs that have flashing or 
pulsating illumination, animation, rotation, or overall dimensions which exceed the maximum 
dimensions permitted in any district.  
 
Variation Criteria: A variation may be granted by the Zoning Board of Appeals based on all of 
the following criteria:  
 
 Does the evidence 

presented sustain 
this criteria? 

 
Comments 

 
(a) That strict enforcement of the ordinance 
would cause undue hardship to the property 
owner due to circumstances unique to the 
individual property in question.  
 

  

 
(b) That the proposed use would not be 
detrimental to the use, orderly development 
and enjoyment of other property in the 
immediate vicinity for the purposes permitted 
under the zoning ordinance, nor substantially 
diminish the property value within the 
neighborhood.  
 

  

 
(c) That ownership or lease of the property in 
question can be demonstrated.  
 

  

 
(d) That approval of the variation would not be 
contrary to the objective of improving the 
overall appearance of the City.  
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