
           

Charleston Board of Zoning Appeals & Planning
City of Charleston

City Council Chambers
520 Jackson Avenue

Thursday, August 12, 2021

7:00 P.M.
Notice is hereby given that a regular meting of the Charleston Board of Zoning Appeals & Planning will be held on
Thursday, August 12, 2021, at 7:00 p.m. in the City Council Chambers, on the 2nd Floor of City Hall at 520 Jackson Avenue,
Charleston, Illinois 61920.
 

Social distancing may limit physical attendance at City Hall. The public hearing will also be broadcast at the
following link: www.charlestonillinois.org (Click on:  Agendas, Packets & Videos for City Council and BZAP).

Interested parties can participate in any of the following 3 ways:

1. Submission of written comments before the public hearing:  

Written comments may be emailed to City Clerk Deborah Muller at:   CityClerk@co.coles.il.us – Please
put BZAP 03-25-2021 in the Subject Line.

Written comments received by 5:00 p.m. on Friday, August 6, 2021 will be included in the meeting packet
sent to the Board of Zoning Appeals and Planning.  This meeting packet is also posted on the City’s website:
www.charlestonillinois.org

Written comments received after 5:00 p.m. on August 6, 2021, through 5:00 p.m. on August 11, 2021, will
be emailed directly to the Board of Zoning Appeals and Planning but will not be included in the meeting
packet or posted on the City’s website.

Written comments received after 5:00 p.m. on August 11, 2021, will be added to the case file.

2. Participation during the public hearing: 

If you wish to provide comment, testimony, questions, or cross-examination on a petition, or otherwise
address the BZAP on any public hearing matter before it, please email Deborah Muller, City Clerk at the
following email address to register your participation before 5:00 p.m. on the day of the hearing: 
CityClerk@co.coles.il.us -- Please put "BZAP 08-12-2021" in the Subject Line.  Alternatively, you may
obtain a registration form outside the public hearing room, fill the form out, and place it in the registration
form box, which will be brought to the dais prior to the meeting.
Individuals who do not wish to speak during the public hearing may simply indicate whether they support or
are opposed to the application. The individual’s name and their position on the application will be read aloud
into the record at the hearing. Any written comments submitted by an individual in conjunction with their
position will also be read into the record, subject to compliance with the City’s public comment and public
hearing rules and procedures.
Individuals who register to speak in advance will receive an email from City staff with information about how
to join the meeting.
Individuals who fail to register in advance may participate in the hearing by following the instructions
provided on the meeting agenda.

3. Other methods of participation: Any individual who would like to listen to the meeting by telephone or who
may require special accommodation to listen to or participate in the meeting, should contact the City Clerk 
Deborah Muller at 217-345-5650 and/or email CityClerk@co.coles.il.us as soon as possible.

  

AGENDA
 

*PLEASE NOTE: Times are provided for audience members to ask the Petitioner questions, speak in support of the
petition or speak against the petition. Anyone addressing the Board of Zoning Appeals & Planning is requested to
approach the podium, provide the City Clerk with name & address, and speak into the microphone. A handheld
microphone will be provided for those unable to approach the podium. 
           

1. Call to Order   

 

2. Roll Call   

 

3. Approval of Minutes from the regular meeting of the Board of Zoning Appeals & Planning on March
25, 2021.

 

4. The Petition of Elizabeth Copsy for:

http://www.charlestonillinois.org
mailto:CityClerk@co.coles.il.us
http://www.charlestonillinois.org
mailto:CityClerk@co.coles.il.us
mailto:CityClerk@co.coles.il.us


4. The Petition of Elizabeth Copsy for:

Conditional Use Permit to allow “day care home providing care to six (6) or more children, not
related to the day care provider” and a “pre-school” use in the R1- Single Family Residential
Zoning District. 
 

  All on a tract of land described as: 

Lot Eighteen (18) in Block “H” in University Heights Subdivision, Coles County, Illinois.

Also known as 1927 Reynolds Drive, Charleston Illinois 
PIN # 02-2-12759-000
 

 

The following protocol will be observed after presentation of petition(s) at the direction of the Chair:

A. *Questions from the Board and Petitioner response.
B. *Questions from the audience and Petitioner response.
C. *Anyone present wishing to speak in favor of the petition.
D. *Anyone present wishing to speak against the petition.
E. Petitioner response.
F. Board Discussion.
G. Call for a vote.

 

5. Old Business   

 

6. New Business.   

 

7. Adjournment.   

 

BZAP MEMBERS PLEASE NOTE: Contact Deborah Muller, City Clerk, at 345-8426, as soon as possible, if you
are NOT able to attend this meeting. Thank you.
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City of Charleston 
BOARD OF ZONING APPEALS AND PLANNING 

CITY COUNCIL CHAMBERS 

520 Jackson Avenue 
Charleston, Illinois 

Thursday, March 25, 2021 
7:00 p.m. 

 

MINUTES 
 
The regular meeting of the Charleston Board of Zoning Appeals and Planning scheduled for 
7:00 p.m. was called to order on Thursday, March 25, 2021, at 7:01 p.m. by Chairman Jason 
Wavering. 
 
Item 2.  Chairman Wavering directed the City Clerk to call the roll and the following answered 
present to the call of his or her name. 
 
Board Members Physically Present: Pat Adair, Paul Brown, Tim Jacobs, Jill Nilsen, Ryan 
Siegel, and Jason Wavering.  
 
Board Member (s) Absent: None. 
 
Chairman Wavering stated that 6 board members were present physically which constituted a 
quorum.  
 
Staff members Present:  Building Code Official Alex Winkler; City Attorney Rachael 
Cunningham; and City Clerk Deborah Muller. 
 
Chairman Wavering welcomed everyone and explained that the meeting was being audio and 
video-recorded and explained the Board’s procedures. 
 
Due to the ongoing Coronavirus (COVID-19) pandemic, this Board of Zoning Appeals and 
Planning meeting may include remote participation.  
 
Item 3.  The next order of business was to allow remote participation if required. No one had 
requested remote participation, so Chairman Wavering dispensed with explaining the related 
procedures.  
 
 
Item 4.  The next order of business was approval of the minutes. 
 
A motion was made by Paul Brown and seconded by Ryan Siegel to approve the Minutes from 
the regular meeting of the Board of Zoning and Appeals & Planning on March 11, 2021. 
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A Roll Call vote showed Board Members Pat Adair, Paul Brown, Tim Jacobs, Jill Nilsen, Ryan 
Siegel, and Chairman Wavering voting in favor of the motion.   
 
Motion carried with 6-Yeas, 0-Nays. 
 
Chairman Wavering said that as indicated earlier, interested parties had been provided the 
opportunity to comment on each case tonight in a variety of ways, including the submittal of 
written comments prior to tonight’s meeting for inclusion in the meeting packet.  In addition, the 
members of the public were invited to: 
 

1.  Submit an indication of support or opposition to be read into the record by staff; 

2.  Submit written comments to be read into the record by City staff; or 

3.  Request to speak during the meeting.  

For those who registered to speak, Wavering said that he would call each speaker in the order that 
he or she had signed up. Speakers would be muted until their names were called by staff. Prior to 
speaking, he said that he would ask the speakers to state names and addresses, and then they would 
be sworn in. 

Finally, before adjourning the public hearing portion of any case, Chairman Wavering said that he 
would ask if anyone participating in the meeting by phone or through an electronic meeting 
platform, but did not specifically sign up to speak through the City Clerk, would like to provide 
comment or testimony. 
 
To ensure the opportunity to hear from each person wishing to speak, Wavering asked that they 
keep comments specific to the request under consideration and try to avoid repetitive comments.   
 
Anyone participating in the hearing would also be able to ask questions of any speaker that 
provided testimony. 
 
Chairman Wavering said, “With that said, we have come to the portion of our agenda that has 
been reserved for public hearings.  One of the duties of the Board of Zoning Appeals and 
Planning is to conduct a public hearing on requests for Unified Development Code text 
amendment. 
 
Mr. Wavering said that this evening’s petition was for a text amendment request by the City of 
Charleston.  Representing the City was City Building Code Official Alex Winkler. 
 
Mr. Wavering noted that the following protocol would be observed: 
 
1.  Mr. Winkler would present the case describing the proposed text amendment. 
2.  BZAP Members may question Mr. Winkler. 
3.  The public may question Mr. Winkler. 
4.  Rebuttal evidence may be presented as determined appropriate by the Chair. 
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5.  Upon presentation of all evidence by Mr. Winkler, the Board will hear from the public. 
 
Chairman Wavering explained that when questioning any witness, questions were to be directed 
to the Chair and the Chair would determine the appropriateness of the question. If the question 
was allowed, the Chair would then ask the witness the question. 

Mr. Wavering said that when there was no further testimony, the hearing would be closed, and the 
Board of Zoning Appeals and Planning would vote on the text amendment request.  The Board 
shall make a recommendation to the City Council on approval or denial of the text 
amendment request, based on the findings.  The City Council shall make the final decision 
by considering the findings of the public hearing from the Board of Zoning Appeals and 
Planning. 

Please be concise in your testimony. If your point has already been made during the hearing, it 
will not be necessary for you to repeat it. Each item addressed and each point made is recorded 
and considered as the Board of Zoning Appeals and Planning makes its findings and 
recommendation.  
 
When it is your turn to testify, please raise your hand and I will call on you. To ensure that 
everyone can be heard, please do not speak until I call on you. Please then state your name for 
the record.  
 
After everyone who wishes to present testimony has spoken, the Members will be asked to 
consider whether they have heard adequate testimony to make a decision. The Members and the 
City will then offer their comments based on the testimony presented at the hearing and 
considering the comments of other entities such as other units of local government. In addition, 
anyone may present additional information in response to a specific question or requests for 
information from the Board. Those are the only circumstances under which the Board will hear 
additional testimony. 
 
Chairman Wavering then introduced Item #5 on the agenda and opened the public hearing with 
regard to this issue.  He began the public hearing by reading the notice of publication into the 
record: 
 

The Charleston Board of Zoning Appeals and Planning will conduct a Public Hearing on 
Thursday, March 25, 2021, at 7:00 P.M. in the City Council Chambers of City Hall, 520 
Jackson Avenue, Charleston, Illinois, to consider the petition of the City of Charleston 
for: 
 
UDC Text Amendment (10-5-3(C) Table 5-3 Principal Uses Permitted in Non-
Residential Districts) regarding permitted uses and conditional uses for 
“Contractors and Trade Shops” in the C-1 Neighborhood Commercial District; C-
2 General Commercial District; C-3 Central Business District and the C/D Corridor 
Development District. 
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Chairman Wavering noted that this Notice had been published in the local Times-Courier on 
March 6, 2021, and posted on the City’s website as well. 
 
Without any objections from members of the Board, the public hearing on this issue is now open.”  
 
Item #5:  The Petition of the City of Charleston to consider the following: 
 
UDC Text Amendment (10-5-3(C) Table 5-3 Principal Uses Permitted in Non-Residential 
Districts) regarding permitted uses and conditional uses for “Contractors and Trade Shops” 
in the C-1 Neighborhood Commercial District; C-2 General Commercial District; C-3 
Central Business District and the C/D Corridor Development District. 
 
Representing the City of Charleston, Building Code Official Alex Winkler, was duly sworn in. 
 
Mr. Winkler thanked the Board for coming out in such bad weather. He noted that the Board had 
a copy of the City’s application regarding the consideration of Contractors and Trade Shops as 
permitted and conditional uses in certain zoning commercial districts along with a draft 
ordinance and exhibits before them.   
 
Winkler explained that the City Code provided that the City may from time to time by petition, 
amend, supplement or change by ordinance the development regulations in the Unified 
Development Code to better provide for the public health, safety, and welfare of the citizens.  
The City had been reviewing existing permitted uses and conditional uses for contractors and 
trade shops in non-residential district and the related land uses in the City.   
 
The City had presented its draft ordinance and exhibits regarding this matter to the Board and 
established that these were a part of the record. 
 
Mr. Winkler asked to enter the following exhibits into the record at this time: 
 

• The 2020 Comprehensive Plan, by reference;  
• The 2019 Official Zoning Map of the City of Charleston, by reference.  

 
Mr. Winkler noted that the application met the required findings for approval of the Text 
Amendment described in Title 10-4-3B of the Unified Development Code, and in support thereof 
he would present suggested findings of fact that are contained in the application in addition to the 
general custom evidence during this hearing 
 
Mr. Winkler then proceeded to describe the Petitioner’s Application and Exhibits, the Finding of 
Fact, and the Ordinance which were before the Board. 
 
He noted that the UDC was not in error at the time of its adoption; however, the current business 
and commercial climate warrants this text amendment in accordance with the City’s 
Comprehensive Plan.  A goal of the Comprehensive Plan was to actively promote the retention, 
expansion, development, and redevelopment of businesses and industries in the City of 
Charleston.  The Comprehensive Plan also recommended to continually review and amend the 



Page 5 of 8 
 

City’s Unified Development Code as necessary.  Expanding business opportunities are a 
community need in zoning districts where these expansions are appropriate.   
 
The proposed text amendment is consistent with activities found in commercial zoned districts.   
The Contractors and Trade Shops businesses classification is an appropriate use in Commercial 1 
District. 
 
In the submitted application, there is a proposed Ordinance, and that Ordinance has the matrix 
for the commercial zoned district.  He explained that the shaded items for the C-1, C-2 and C-3 
and C/D Districts were the ones that were being proposed to be changed.   
 
With the exception of Contractors and Trade Shops, Indoor operations and storage in the C-3 
District, all the other proposed changes were currently not a permitted use.  So currently, C-3 
Indoor operations and storage requires a conditional use permit—we propose to change that to a 
P-Permitted Use.  All the other changes are not permitted, and we are proposing changing those 
to either a Permitted use or a Conditional Use. 
 
Mr. Winkler asked if there were any questions. 
 
Board Member Jacobs asked what had brought the need for this particular change about. 
 
Mr. Winkler said that he and City Planner Pamperin had been looking at this for some time.  It 
just made sense.  For example, where there were Indoor operations and storage was probably the 
least intrusive of the 3 categories.  In the last one—Outdoor storage and operations, which also 
included heavy equipment they decided to change that to C under Commercial District. 
 
If a plumbing contractor was operating all indoors, it made sense for them to operate in a 
commercial situation.  But, if they want to have outdoor storage, they would have to come before 
the Board for a Conditional Use Permit. 
 
Board Member Jacobs asked if this was for instances of not conforming. 
 
Mr. Winkler said it was not conforming in some instances, but there have been a number of 
requests for the change also.  So, it made sense to allow it in the Commercial District. 
 
Chairman Wavering asked if he were a contractor and had 4 backhoes and a bulldozer, would he 
need a conditional use permit to park these heavy vehicles outdoors in a commercial district. 
 
Mr. Winkler said that would require a Conditional Use Permit.  If they were in an I-1 or I-2 
Industrial District, it would not require that. 
 
While there was a rental center for a while, they were not contractors, and the machines were not 
used there. 
 
Mr. Adair asked about Storage facilities themselves. 
 
Mr. Winkler said that currently storage units were not permitted in a commercial zoned district.   
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It was noted that those that existed were classified as “legal non-conforming” because they 
existed before they were no longer allowed to exist. 
 
Mr. Winkler added that on Lincoln Avenue and 18th Street you wouldn’t want large vehicles 
parked in front of the businesses.  With regard to storage units, you wouldn’t see these anymore 
because they were no longer allowed in the Commercial District. 
 
Board Member Siegel said that he hadn’t noticed a particular definition or classification of 
Contractors and Trade Shops in the UDC. 
 
Mr. Winkler said that he hadn’t looked to see this, but sometimes there was a definition and 
sometimes there was not.  They tried to categorize as best as they could. 
 
Board Member Jacobs asked whether this would allow a temporary contractor bringing in a ton 
of equipment for 30 days, for example. 
 
Mr. Winkler said there were no specifics in the City Code—there was permitted, not permitted, 
and conditional use only.  What they were trying to do was to make the Code less restrictive.  
Indoor storage was less intrusive.  Outdoor storage was more intrusive. 
 
Mr. Siegel asked if there was a point at which storage becomes outdoor storage.  For instance 
hardware stores. 
 
Mr. Winkler said that they would consider a hardware store as Retail or Mercantile, and in those 
categories, outdoor displays would be allowed. 
 
Chairman Wavering asked about landscaping businesses. 
 
A landscaper would be put in with the Contractors and Trade Shop category.  If they had outdoor 
storage, it would depend upon which district they wanted to be in.  Then they would fall under 
“Not a Permitted Use” to a “Permitted Use” or a “Not a Permitted Use” to a “Conditional Use 
Permit.” 
 
Mr. Winkler was asked if there were requests for this currently on the table. 
 
Mr. Winkler said that they had received a number of requests for this, but there were no 
applications on the table at this time. 
 
Chairman Wavering asked if there were any other questions or comments. There were not. 
 
Chairman Wavering called for Board Discussion. 
 
Board Member Jacobs said that it made sense to him. 
 
As it was determined that there was no further discussion, Board Discussion came to a close. 
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Chairman Wavering asked if there were any comments from the public; there were not. 
 
City Attorney Cunningham asked the Clerk whether she had received and written comments, and 
the Clerk said that she had received no comments written or otherwise. 
 
It was noted that this was a 7-Member Board; there were 6 members present this evening.  In order 
to advance a favorable recommendation to City Council, it would require that 4 out of 6 of the 
members vote in favor of the petition.  There needed to be 4 of 6 affirmative votes. 
 
Chairman Wavering asked Mr. Winkler whether he wished to continue with a vote this evening. 
 
Mr. Winkler said that he would like them to vote at this time. 
 
 
A motion was made by Tim Jacobs and seconded by Jill Nilsen that the petition of the City of 
Charleston for a UDC Text Amendment of Title 10-5-3(C) Table 5-3 Principal Uses Permitted in 
Non-Residential Districts regarding permitted uses and conditional uses for “Contractors and 
Trade Shops” in the Corridor Development (C/C) District, be approved and a favorable 
recommendation be made. 
 
A Roll Call vote showed Board Members Pat Adair, Paul Brown, Tim Jacobs, Jill Nilsen, Ryan 
Siegel, and Chairman Wavering voting in favor of the motion.  
 
The Motion carried with a vote of 6-Yeas, 0-Nays. 
 
 
It was noted that the petition would go before the City Council on April 6, 2021, with a favorable 
recommendation from the Board of Zoning Appeals & Planning.   
 
 
Item #6:  Old Business:   There was none. 
 
 
Item #7:  New Business:  Building Code Official Alex Winkler said that there were no petitions 
on the horizon at this time. 
 
 
As there was no further business to discuss, Board Chair Wavering said that he would entertain a 
motion to adjourn. 
 
A motion was made by Tim Jacobs and seconded by Paul Brown to adjourn. 
 
A Roll Call vote showed Board Members Pat Adair, Paul Brown, Tim Jacobs, Jill Nilsen, Ryan 
Siegel, and Chairman Jason Wavering voting in favor of the motion.   
 
Motion carried with 6-Yeas, 0-Nays. 
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Adjournment: 7:25 p.m. 
 
Respectfully submitted, 
 
 
___________________________ 
Secretary Jill Nilsen 
 
 
___________________________ 
Deborah Muller 
City Clerk/Recording Secretary 
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PUBLIC HEARING LEGAL NOTICE 
 
The Charleston Board of Zoning Appeals and Planning will conduct a Public Hearing on 
Thursday, August 12, 2021 at 7:00 P.M. in the City Council Chambers of City Hall, 520 
Jackson Avenue, Charleston, Illinois, to consider the petition of Elizabeth Copsy (Ms. 
Liz’s Kids & Co.) for: 
 
Conditional Use Permit to allow “day care home providing care to six (6) or more 
children, not related to the day care provider” and a “pre-school” use in the R1- Single 
Family Residential Zoning District.  
 
All on a tract of land described as:  
 
Lot Eighteen (18) in Block “H” in University Heights Subdivision, Coles County, 
Illinois. 

 
Also known as 1927 Reynolds Drive, Charleston Illinois  
PIN # 02-2-12759-000 
 
Social distancing may limit physical attendance at City Hall. The public hearing will also 
be broadcast at the following link: charlestonillinois.org (agendas, packets and videos 
for City Council and BZAP) 
 
Interested parties can participate in any of the following 3 ways: 
 
1. Submission of written comments before the public hearing:  

 Written comments may be emailed to City Clerk Deborah Muller at 
cityclerk.co.coles.il.us 

 Written comments received by 5:00 p.m. on Friday, August 6, 2021 will be 
included in the meeting packet sent to the Board of Zoning Appeals and 
Planning.  This meeting packet is also posted on the City’s website: 
charlestonillinois.org 

 Written comments received after 5:00 p.m. on August 6, 2020 through 5:00 p.m. 
on August 11, 2021 will be emailed directly to the Board of Zoning Appeals and 
Planning but will not be included in the meeting packet or posted on the City’s 
website. 

 Written comments received after 5:00 p.m. on August 11, 2021 will be added to 
the case file. 



 
2. Participation during the public hearing: 
 If you wish to provide comment, testimony, questions, or cross examination on a 

petition, or otherwise address the BZAP on any public hearing matter before it, 
please email Deborah Muller, City Clerk at the following email addresses to 
register your participation before 5:00 p.m. on the day of the hearing: 
cityclerk@co.coles.il.us  
Alternatively, you may obtain a registration form outside the public hearing room, 
fill the form out, and place it in the registration form box, which will be brought 
to the dais prior to the meeting. 

 Individuals who do not wish to speak during the public hearing may simply 
indicate whether they support or are opposed to the application. The individual’s 
name and their position on the application will be read aloud into the record at the 
hearing. Any written comments submitted by an individual in conjunction with 
their position will also be read into the record, subject to compliance with the 
City’s public comment and public hearing rules and procedures. 

 Individuals who register to speak in advance will receive an email from City staff 
with information about how to join the meeting. 

 Individuals who fail to register in advance may participate in the hearing by 
following the instructions provided on the meeting agenda. 
 

3. Other methods of participation: Any individual who would like to listen to the 
meeting by telephone or who may require an accommodation to listen to or 
participate in the meeting, should contact the City Clerk Deborah Muller at 217-
345-5650 and/or email cityclerk@co.coles.il.us as soon as possible. 

 
 
To request a copy of the proposed conditional use permit or questions regarding the 
proposed conditional use permit, please contact the City of Charleston City Planner at 
217-345-5650.  Members of the public may be heard at the public hearing. 
 
       /s/ Deborah Muller 
            City Clerk 
 





















 
Communications in support of or in 
opposition to the Petition of Elizabeth 
Copsy for a Conditional Use Permit at 
1927 Reynolds Drive. 
 
Attachments are in Order of Receipt. 
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