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MINUTES FOR THE REGULAR MEETING 
OF THE ZONING COMMISSION 

OF THE VILLAGE OF CAMPTON HILLS 
June 26, 2024, 6:30 P.M. 

Campton Hills Village Hall 
40W270 LaFox Road 

1. Call to Order 

Chairman Fredrick called the meeting to order at 6:34 p.m. 

2.  Roll Call  

Commissioner Present Absent 
Rolf Fredrick, Chair x   
Joe Garbarski x  
Jim Kopec x  
Terilyn Turney          x 
Chris Tiedt   x 

 

Also present: Plan Commission/ZBA Liaison Jerry Johnson, Village Attorney Carmen 
Forte, Village Administrator Mark Rooney.  Village President Barb Wojnicki was present, 
substituting for Village Board Liaison Mike Millette.   

3. Approval of the minutes of the Zoning Commission meeting of May 8, 2024 

Commissioner Garbarski motioned to approve the minutes of May 22, 2024; 
Commissioner Kopec seconded the motion. There were no corrections or comments. On 
a voice vote the motion was unanimously approved.  

 
4. Public Comment 

 
There was no public comment. 
 

5. Review and discuss draft article introduced at previous meetings of the Zoning 
Commission: Article V, Permitted and Special Uses and Table 5.1 Permitted Uses 
 
Mr. Fredrick introduced Article V. He suggested that 5.1 be striken.  

There was a discussion on the Table 5.1. Mr. Garbarski recommended change the title or 
remove uses that were not permitted. Mr. Fredrick suggested replacing all “na” with a 
dash. That would signify it was not a permitted use. Mr. Garbarski suggested Note 2 be 
modified to indicate the meaning of the dash. Mr. Kopec suggested changing the title: 
strike “all” in the title. There was concurrence on these suggestions. 

Temporary uses were to be removed and addressed elsewhere in the Municipal Code, Mr. 
Fredrick said. 

5.1.A.4 would be changed to a dash.  
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Attorney Forte noted that many zoning codes include uses that were not allowed 
anywhere in the jurisdiction and such uses were indicated with a dash or blank in the 
table. He felt Mr. Brown was calling such uses out in the table as well as text; Mr. Forte 
thought this was a good idea. There was concurrence with the suggestion.   
 
Mr. Kopec noted that not all conceivable uses would be listed in the table. Mr. Forte said 
it is generally accepted that uses not listed in the table are not permitted.  
 
Page 8, Energy section. Mr. Fredrick noted that the paragraphs needed to be renumbered. 
The title of section H.2. should be amended to “wind turbines,” Mr. Garbarski suggested. 
Mr. Fredrick concurred.  Mr. Forte noted that “wind energy system” was mentioned in 
paragraph M., and that Mr. Brown may need to do some re-writing. 
 
Gas stations. Mr. Garbarski said he thought the discussion at a previous meeting 
restricted auto repair to auto body and auto repair and not to gas station. Mr. Fredrick 
asked if they wanted vehicle repair at a gas station. Mr. Garbarski did not want gas station 
uses to include vehicle repair—he felt there was a specific use for vehicle repair. Mr. 
Fredrick did not see an issue with vehicle repair at a gas station. Mr. Forte noted it was a 
special use and could be requested in the future if a gas station operator so desired. 
 
The commission agreed to the following: Strike number I.3 and renumber. Strike L.4.  

Mr. Kopec questioned whether the definition for short-term rentals included store fronts. 
There was a brief discussion, but no amendments recommended. 

N.5. Wireless telecommunications. Stealth design terminology was deleted except for 5.A. 
Mr. Fredrick thought the commission had agreed to remove stealth design references. Mr. 
Forte noted that currently stealth design is a permitted use; the discussion had been to 
make all wireless communications facilities a special use. So references to stealth design 
were removed from the permitted uses section, but there is still some work that needs to 
be done regarding stealth design. Mr. Rooney noted that stealth design could be a 
condition of a special use. Mr. Fredrick said stealth design was still referenced in 5.A. 
and 5.D. It would need to be re-worded. 

Mr. Kopec questioned why “stealth design” was not defined. Mr. Forte noted there was a 
definition 5.A., but it should be “called out better.” Mr. Brown needs to re-work this, he 
said. There was a discussion regarding FCC/FAA and local zoning.  
 
Mr. Garbarski asked if the commission had agreed to allow white. There was no objection 
to the suggestion.  
 
Table 5.1.  Mr. Kopec asked about the spatial distribution of zoning districts across the 
Village. Mr. Forte noted zoning did not pre-date land uses. 
 
Mr. Johnson asked about warehouses, e.g. Sam’s Club, type uses and special uses. Mr. 
Fredrick said this was for potential future development. Mr. Johnson asked if they could 
simply be prohibited. Mr. Rooney said it was uncertain what would be developed on Rte 
38 or 47, and flexibility was desired. Mr. Johnson referenced the sales tax benefit of big-
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box retail, but questioned whether the development would be appropriate. Mr. Kopec was 
in favor of having the big-box retail as a special use. Mr. Forte explained that more retail 
would probably be a rezoning or annexation. Mr. Johnson suggested the big-box retail not 
be allowed; a zoning amendment could be applied for in the future by a developer.  
 
There was a discussion on who was putting forward or suggesting the big box retail. Mr. 
Garbarski and Mr. Kopec noted that Mr. Brown was suggesting various items based on 
his experience. Additionally, Mr. Fredrick noted, the information was coming from the 
and existing zoning ordinance.  

There was confusion over “amusement arcade.” Mr. Brown should clarify, the 
commission concluded.  There was a discussion over “art gallery” and “museum,” but no 
changes suggested. 

Mr. Garbarski suggested that “park district” be stricken from the definition of “public 
administration.” Mr. Forte suggested “It does not include a government-owned field 
house…” 

There was a discussion of the distinction between “garden supply” and 
“nursery/greenhouse.” It was agreed to keep them separate. 

The commission decided to keep medical/dental into urgent care separate.   

The commission decided “nature preserve” should not be combined with “park.” 

The commission concurred with suggestion regarding outdoor dining—agreed that it was 
an accessory use and should be moved to Article 8. 

The commission agreed to treat “health club” and “fitness center” separately. The new 
definitions for pawn shop, drug store, physical therapy center/therapist were okay.  

The commission preferred the new definition of “private club or lodge” 

The commission wanted Mr. Brown to modify title of “housing services for the elderly” 
by removing “elderly” since the housing services were for those with other illnesses or 
physical / mental issues.  Housing services—Mr. Kopec thought it provided for housing 
counseling. 

Mr. Garbarski thought the various types of residential care were different and should be 
separated. Mr. Fredrick suggested a break-out based on medical licensing. 

Mr. Fredrick suggested just one definition. Reword “housing services;” it encompasses 
all types of care into one. 

Mr. Fredrick liked the new terminology for “short-term rental.” 

“Temporary contractor’s office” should be removed from the matrix, but keep it in 
definition. Mr. Forte thought such offices might be covered in the building code.  

Vehicle dealership—Mr. Fredrick asked if that should remain in or be prohibited. The 
commission decided to prohibit them. 

Vehicle repair was already broken out, Mr. Garbarski noted. 



4 
 

6. Introduction, review, and discussion of draft articles: Article 10, Landscape 
Standards. 
 
10.1 Landscape plan. In Paragraph 10.1.d. Mr. Fredrick noted that this section on water 
quality was stricken. He thought this may have been a mistake. It should be unstricken. 
 
10.2 Tree preservation plan. Mr. Fredrick thought this was much needed and a good idea. 
Mr. Garbarski asked about the use of the title “zoning administrator.” He thought we were 
using “zoning officer” instead. Mr. Fredrick said such terms could be cleaned up later.  
 
Mr. Fredrick said he did not have an issue with leaving native plants of Illinois and upper 
Midwest, i.e. leaving the way it is in this draft. Mr. Johnson said the work of non-profits 
promoting native plants from NE Illinois should be considered. There was a discussion 
on availability of plants native to NE Illinois.  
 
Mr. Fredrick noted the options were: 33 percent native plants from a larger area or 75 
percent from narrow area, such as NE Illinois. 
 
Mr. Garbarski suggested the issue be discussed at the next meeting. He felt there was no 
continuity in the percentages, for example, 60 percent. 
 
Mr. Rooney brought up the issue of sub-categories of open space. Would the commission 
like staff to separate open space, e.g. F1 Farmland Preservation, deed-restricted areas. 
Should they be separately defined and separated by zoning? 
 
Mr. Fredrick asked if they would be treated differently in the zoning ordinance. Mr. 
Garbarski said farmland was different and should be treated differently. Farmland 
preservation was different than open space. Mr. Rooney said it should have its own 
definition. And there were other properties that had deed restrictions.  
 
There was a discussion on deed restrictions.  
 
Mr. Fredrick noted that if the uses of the land were going to be treated differently, then 
there could be separate categories. Mr. Garbarski said definitions were needed. He did not 
think there was good record-keeping.  
 
Mr. Kopec said “farmland preservation” should be one of the categories of open space. 
 
Mr. Rooney suggested that zoning restrictions would make it harder for the land use to 
change.  
 
Mr. Fredrick discussed the map. He said the idea was to look at a parcel and 
accompanying fact sheet. He wanted a map that should each individual parcel and PIN 
number. He explained the fact sheets prepared by Mr. Brown on parcels in Wasco. 
 

7. Adjournment 
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Mr. Garbarski made a motion to adjourn; Mr. Kopec seconded the motion. On a voice 
vote the motion was unanimously approved. The meeting ended at 8:44 pm. 

 

Submitted by Jim Brown, Secretary, Zoning Commission 
Amended and approved this 24th day of July 2024 

 
Rolf Fredrick 
Chairman, Zoning Commission 


