MINUTES FOR THE SPECIAL MEETING
OF THE PLANNING AND ZONING COMMISSION
OF THE VILLAGE OF CAMPTON HILLS
October 30, 7:00 P.M.
LORD OF LIFE CHURCH, 40W605 IL ROUTE 38, ELBURN, ILLINOIS 60119

Call to Order.
Chairman Fredrick called the meeting to order at 6:31 p.m.

Roll Call.
Secretary Brown called the roll.

PZC Commissioners Present Absent

Neil Anderson X
Rolf Fredrick (chair) X
Jerry Johnson X
James Kopec X
Andro Lerario X
Jim McKelvie X
Chris Tiedt X

Approval of Minutes of the regular meeting of October 16, 2025.

Commissioner Tiedt made a motion to approve the minutes of October 16%;
Commissioner Kopec seconded the motion. Commissioner Johnson noted that there were
many corrections needed. Chairman Fredrick suggested postponing the approval of the
minutes received from the court reporter. Commissioner Johnson made a motion to table
approval of the minutes; Commissioner Tiedt seconded the motion. On a voice vote the
motion was approved, 6-0.

Public Comment. None.

Public hearing — PZC Case # 25-07, Application for a preliminary PUD Plan/Plat for
LaFox of Campton Hills, totaling 962 acres located north of Keslinger Road and
south of Illinois Rte 38, between Harley Road and Brundige Road.

Chairman Fredrick provided some background on the commission function and
procedures—the commission is a recommending body and the Village Board would
ultimately decide on whether to approve or deny the application. Chairman Fredrick said
the comprehensive plan, while not an ordinance, provided some guidance on evaluating
proposals.



He asked the petitioner to provide an overview of the application. Attorney Forte swore
in Mr. Patzelt.

Dave Patzelt, 77 N. I*' Street, Geneva, representing the applicant, Shodeen. Mr. Patzelt
provided a slide presentation. Using maps displayed on the screen, he described the
location of the subject property. The entire area was about 962 acres. The territory had
been recently annexed and was zoned F Farming. The application included a rezoning to
Planned Unit Development (PUD). The PUD had several components, including open
space and housing.

Discussing issues raised at the previous meeting, he said the open space that is north of
Mill Creek, 415 acres plus 30 acres to the east. The Forest Preserve District had voted to
acquire the land as open space. Mr. Patzelt said a Traffic Impact Study had been
completed and submitted to the Village. There had been some initial review by the
Village. He noted that roads around the perimeter of the development were controlled by
the Kane County Department of Transportation. He described other jurisdictional issues.
Mr. Patzelt briefly described some of the methodology in the study.

The preliminary stormwater report had been submitted in September, Mr. Patzelt said. It
had been reviewed by the Village’s consultant, HR Green. It had been “found to be
acceptable,” he said. They would follow the Kane County stormwater ordinance.

Mr. Fredrick opened up the hearing to public comment. Attorney Forte swore in those
desiring to speak.

Paul Mayer. He said he came prepared to talk about TIFs, but realized the commission
did not cover TIFs, the Board did. He opined that the PUD process gave the developer
“carte blanche on what they want to do.” His said his concern was that this development
would become another Elburn Station, which was a PUD and was “very high density.”
Mr. Mayer was fearful that this development would turn out the same as Elburn Station.
He urged the commission to avoid that.

Mark Bernard, Rustic Road Farm on Brundage Avenue. He described his farm’s location
and the history of the farm and his family’s acquisition of it. They began selling
vegetables on a 5.5-acre plot and selling them in restaurants. They started a farmstand
too. He described his successful efforts to preserve the farm with the Conservation Fund.
He was excited about the proposed development and the preservation of open space.

Ellen Engstrom, Dillonfield Drive. She said had lived on Dillonfield Drove for 35 years.
She felt open space was important and applauded those who had worked with the
residents to produce the plan “to make it the best for this area.”

Kristina Larson, LaFox Historic District. Referring to the map on the presentation
screen she said: “There is the ‘green necklace’—or ‘green choker.”” She said the
community was willing to work with a developer but opined that the traffic that would go
through the historic district would ruin the area. She questioned why the traffic could not
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be routed via Keslinger or Bunker Roads. She inquired about the date the traffic study
was completed. Chairman Fredrick responded that it the study had been completed since
the last meeting (October 16). There had been a cursory memo completed and submitted
for that meeting. This study was “more in-depth and deeper.” Ms. Larson said LaFox
Road had been closed during the time of the study and therefore the data from the study
were inaccurate. She wanted “respect and integrity for the historic district of LaFox,” and
said the development would disrespect the historic district. Ms. Larson also questioned
the water system. “Work with us,” she implored.

Curt [last name inaudible]. He questioned where the water was going to come from and
where it would be treated. The question had arisen before. He noted there had been a
severe drought in the area. His plants and trees were dying. “There is not just water
problems in [the subject aquifer], but water problems all over the area. His plumber had
told him the aquifers were running dry. He said the Water Reclamation District “was not
up with the project.” Many questions still remained. He said he was 70 years old and
would not live to see the “horrible things” that would happen because of land use
decisions. Farmland needed to be preserved; aquifers and groundwater need to be
recharged. He read a quote from President Lincoln’s State of the Union Address from
1862. He was not against development but he was against this proposal.

Shelly Oest. Corner of Keslinger and LaFox Road. She said a previous comment of hers
regarding flooding on Mill Creek had not been addressed. She noted that Mr. Patzelt had
repeatedly used such words as “typically” and “acceptable” in describing the proposal.
She wanted a contingency plan to address potential negative impacts of the development.
She noted that she lived on the corner of two busy roads and has had to call 911 for car
accidents and continually heard screeching of brakes. There were many elements of the
proposal she liked, but remained concerned about traffic and flooding.

[Unidentified speaker] He asked if the open land was to be controlled by the HOA. He
suggested the open space be transferred into something that would not allow the open
space to change to something else, such as a land trust.

Pat Geier. Ms. Geier said she lived in the schoolhouse on LaFox Road. The schoolhouse
was historic and condemnable when they bought it and they brought it back to life. She
said this proposed development would be similar to Elburn Station with “tiny homes.”
She described how close the houses were to each other. She said the historic district
would be destroyed with traffic. “It is not okay. You ought to be ashamed of yourself
because it was done underhandedly and the meeting at your home—"

The chairman asked the speaker to address the commission.

Ms. Geier continued: “It was private and we weren’t shown the maps. He didn’t even let
us take a picture of [the maps]. This was done underhandedly. They ran out Pulte because
they weren’t going to get what they wanted. And they got Shodeen. I’'m sure they went to
Shodeen to make this work. Because it fit their stuff. It was all the stars and the moons
we were told. It’s not going to get any better than this, folks. But they didn’t take into
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consideration of us in the historic district where we are going to be shut down, put roads
in that jam up traffic all over around us and put in crap homes. Go down to Elburn
Station. Look at the houses that we saw. Who in the world would be a home like that?
And Shodeen ought to be ashamed of themselves because it’s all about the mighty dollar.
You wouldn’t have lived there; you wouldn’t have done it.” Ms. Geier said on the north
side of the tracks there would be homes with increased values, but the people on the
south side of the tracks "are treated like the one-eyed step-kid.”

Chairman Fredrick read a letter from John Kupar, Campton Township Supervisor into the
record. The letter was dated October 28. Mr. Kupar stated in the letter:

“I’ve been a member of Campton Township and the Campton Hills community for over
36 years. During this time I have served our community as both a trustee of Campton
Township for eight years and am its current supervisor for twelve years. In addition, |
was part of the original committee to develop the successful open space plan for Campton
Township.

“As a resident and elected official of Campton Township I have seen the encroachment of
development in our township. Unfortunately, over time, development will continue to
happen within the township. In our experience the only way one can stop growth is to
either strategically purchase the properties that may be developed, or purchase
conservation easements on those properties. Both of those options involve significant
funds which would be difficult to obtain for a property of this size (LaFox of Campton
Hills). A better option is for the community and local government to work with a willing
developer that understands what is important to a community in terms of open space and
natural resource preservation. The property in question is 962 acres. Of this amount the
developer will allow 440 acres to be purchased by the county and/or organizations for
open space. The developer will set aside 39 percent of the 512 acres within the
development as additional open space. All told, 640 acres, or 67 percent of the 962 acres
will be preserved as open space for the public. This set-aside will also allow preservation
of the Mill Creek corridor and the natural resources contained within it. I believe this
encompasses many of the core values that we as a community hold dear.

“Campton Township has been a leader in preserving open space in our community for
over two decades. We have preserved over 653 acres to date with more to follow. We
have partnered, and continue to partner, with the Kane County Forest Preserve District
for the preservation of land within the township. For this development the township will
exchange 67 acres it holds adjacent to the 440 acres of that the forest preserve will
purchase for additional land that is centrally located in the township. This land exchange
will further increase the amount of open space adjacent to the LaFox of Campton Hills
development.

“It is rare to see so many local entities successfully working together to find common
ground on a major development such as LaFox of Campton Hills. Given the amount of
open space set aside for this development and the preservation of the flora and fauna
within the Mill Creek corridor I recommend that you and your board give serious
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consideration to approve the passage of this special use/PUD application for the LaFox of
Campton Hills development. Sincerely, John M. Kupar.”

Chairman Fredrick, referring to the traffic study, said he understood that LaFox Road was
closed on October 17 and the study was done three days earlier, on October 14. He also
discussed flooding issues and said there should be benefits to the surrounding areas
because of work that would be done. He asked Mr. Patzelt if he would like to provide
further comment on stormwater management.

Mr. Patzelt said the chairman was correct. The Kane County stormwater ordinance
required the reduction in peak flows during storm events. Stormwater detention and
retention would capture and store the water and release it at a much slower rate. The peak
flows would be reduced and downstream flooding would be reduced. Water quality
would be improved too.

Chairman Fredrick noted that the Village would follow the Kane County stormwater
ordinance.

Mr. Rooney, Village Administrator, said that Mr. Brown, the Village’s planner, and Mr.
Marquardt, HR Green consultant, were generating a list of conditions for approval. He
suggested that such a list be presented at a meeting in November, and a vote could be
taken at that time. He and Mr. Brown had discussed the conservation design concept and
wrote about it in his memo. Mr. Rooney said the density of the development was about
0.9. They would also develop provisions for anti-monotony in the housing.

Chairman Fredrick acknowledged Mr. Paul Meyer from the audience, who desire to make
another comment.

Mr. Meyer said the density was not 0.9, as Mr. Rooney had indicated, but “was more like
0.4 to 0.6. You are calculating the density based on the whole 962 acres...which brings
the density into ‘high-density’ housing.”

Commissioner Johnson said the Campton Historic Agricultural Lands is a non-profit
organization founded in 1977 to preserve Garfield farm and other lands in the region.
They had helped create conservation easements. They had found the raising of funds was
necessary to preserve lands. The organization had worked with the forest preserve. He
discussed the defeat of the Pulte development proposal for the area and subsequent efforts
and cooperation to preserve land and buy 30 acres of the property. He said he was
recusing himself from any voting on the development. He said he also would not be
involved in any deliberations.

Commissioner McKelvie noted that a vote on the proposal was an agenda item, but he
liked the idea—as suggested by Mr. Rooney—to postpone the vote until another meeting
and thus allow time for the conditions to be formulated. He wanted to learn more about
the traffic study as well as stormwater. Conditions [of approval] were needed, he said.



Commissioner Anderson said he agreed; the commission should take some more time to
evaluate the proposal and potential conditions of approval. “This is a huge impact for our
community. There are a lot of concerns here that [have not been addressed]. I don’t think
there will ever be a perfect development here.” He said he was a farmer and would prefer
to see farmland preserved, but he realized that could not always happen. Purchase of land
for preservation was expensive. He preferred to see large [residential] lots. “That’s our
trend and character.” Water and the effect on aquifers were issues too.

Commissioner Anderson was also concerned about traffic and the effects on the LaFox
Historic District. He agreed that people had put in a lot of effort and they needed to
continue to work together.

Commissioner Kopec said he was “basically in favor of allowing the preliminary PUD
process to proceed.” However, there needed to be several conditions to the approval. He
asked why street widths were not to Village code.

Mr. Patzelt said Shodeen had extensive experience with development and believed that
reducing roadway widths helps reduce stormwater runoff and allows more water to
infiltrate into the ground. Furthermore, they believed that narrower streets calm traffic.
Lastly, the replacement and maintenance of streets were less costly. He noted that the
Mill Creek development had road widths of 24 feet. The proposal was for 28-ft wide
streets. They would have preferred 24-ft wide streets.

Mr. Kopec asked why there was right-in/right-out turn at Ladyfern and Bunker Road. Mr.
Patzelt said Bunker Road was under the jurisdiction of Kane County. There was full
access point at Indigo, and the intersection at Ladyfern was too close, per county
guidelines, for another full access point. Full access [at Ladyfern] could be a traffic
hinderance. There was a curve there as well. Mr. Kopec said the right in/right-out were
often annoying for the residents and asked that Mr. Patzelt reconsider the design.

Mr. Kopec noted there was no connectivity between the north and south sections of the
development. He requested the developer install trails or paths to allow pedestrians and
bicyclists to go between the sections. He also suggested a pedestrian overpass.

Mr. Patzelt responded that if space allowed it, they would “gladly provide sidewalks on
one or both sides” of the railroad underpass at Bunker. He said an overpass would be
unlikely based on his development experience—the railroad would be unlikely to
approve it. They had offered to pay for one in Elburn but they had not secured approval
from the railroad. There would be a public passageway under the tracks near the Metra
station.

Mr. Kopec asked for clarification on the sequence of development. He was concerned
that the development would start and then stall or fail. The infrastructure would be
incomplete.

Mr. Patzelt said codes were in place that had requirements to build a house. For example,
he said, sanitary sewer needed to be present and ready for hook-up. The water supply
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system needed to be in place with adequate flows. The Village would require a financial
guarantee to cover any uncompleted elements of the development. Shodeen typically
built about 100 homes a year in multiple developments. Absorption would be 30-40
homes a year, even in a slower market, Mr. Patzelt added. Mr. Kopec and Mr. Patzelt
discussed sequence of installing roadways, utilities and homes.

Commissioner Tiedt asked about access and the multi-purpose path and any coordination
with KDOT and other agencies. Mr. Patzelt explained that there had been coordination.
The taper length of the turn lane would determine the width of the pavement and the
“freeboard” on either side for the paths. If space is adequate, Shodeen would construct a
multi-purpose path or sidewalk, Mr. Patzelt acknowledged in response to questioning by
Mr. Tiedt. Mr. Tiedt noted KDOT would not accept maintenance responsibilities for any
path.

Mr. Tiedt noted that Old LaFox Road may stay open and he thought it prudent to have a
traffic engineer consider that. There was a discussion on potential closing of the railroad
grade crossing at LaFox Road. Mr. Tiedt asked about coordination with the ICC [Surface
Transportation Board]. Mr. Patzelt said Shodeen had not had any direct coordination.

Chairman Fredrick reviewed a status checklist in the staff report. There was a discussion
of potential conditions of a positive recommendation/approval. He asked the other
commissioners about their thoughts regarding road widths. Mr. Kopec said 28 feet might
be acceptable provided there was not a zero lot line. The area must retrain an open
feeling. He nevertheless was inclined to favor wider streets.

Mr. Patzelt noted there would be no zero lot line; there would be 25-ft front yard
setbacks.

Mr. Tiedt said he would be okay with varying some of the minor streets to a 28-ft width.

The main thoroughfare streets should remain at the Village standard. Chairman Fredrick

concurred with Mr. Tiedt’s comment. He commissioners about their thoughts. Mr. Kopec
said the throughfare streets could be 30 ft and the lesser streets 28 ft.

Chairman Fredrick asked Mr. Patzelt about street curvature radii that did not meet Village
code. Mr. Patzelt described the locations said smaller radii were on shorter street
segments and locations where traffic would be travelling slower.

There was a discussion of trail widths, cul-de-sac islands as outlots, and the removal of
native species in greenbelts. These would be conditions, the commissioners concurred.
Chairman Fredrick led a discussion street illumination. He questioned how much lighting
would be adequate and how much would be too much. Mr. Patzelt said he and staff felt a
street light was not needed at every intersection, per code. He noted that homeowners had
lights on garage and porches. These illuminated the area. He said there was no security
issues that would necessitate an abundance of lighting.



Mr. Kopec thought lighting at intersections would be appropriate. A number between 13
and 42 lights might be good. This number should be negotiated. Lighting should provide
security and safety, he said.

Chairman Fredrick reviewed HR Green’s memo and its comments.

Discussion of PZC schedule.

There was a discussion on continuing the hearing, a date for the next meeting and
conditions. Mr. McKelvie motioned to continue the hearing until a special meeting on
November 6, 2025; Mr. Kopec seconded the motion. The venue would again be the
church. On a roll call vote the motion was unanimously approved.

Adjournment.

Mr. Anderson motioned to adjourn; Mr. Tiedt seconded the motion. On a voice vote the
motion was unanimously approved. The meeting adjourned at 8:40 pm.

Respectfully submitted, James A. Brown, Building and Zoning Officer and
Secretary to the Planning and Zoning Commission

Approved this 14% day of January 2026

Rolf Fredrick
Chairman, Planning and Zoning Commission



