MINUTES FOR THE SPECIAL MEETING
OF THE PLANNING AND ZONING COMMISSION
OF THE VILLAGE OF CAMPTON HILLS
October 16, 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)
Jerry Johnson

James Kopec

Andro Lerario

Jim McKelvie

Chris Tiedt

(arrived at 6:37 pm)

T T

Approval of Minutes of the regular meeting of September 10, 2025.
Commissioner Tiedt made a motion to approve the minutes; Commissioner McKelvie
seconded the motion. There were no corrections. On a voice vote the motion was
unanimously approved.

Public Comment.

Chairman Fredrick asked Attorney Forte to make a statement. Mr. Forte addressed the
public. He said the Planning and Zoning Commission was to consider the applicant’s
request for a preliminary planned unit development for property that was annexed into
the Village on September 4, 2025. The hearing for tonight’s meeting was “only the
second step in a long multi-step process for the development.” He explained that
preliminary PUD approval “is an early entitlement level of action that sets broad land use
parameters and key development standards for the property. It does not authorize
construction or development. He described the PUD approval process through final PUD
approval and construction.

He said the hearing was not to discuss a potential tax increment financing district.

Attorney Forte explained some rules for the hearing: comment is not a back-and-forth
debate with the commissioners; the commission may permit limited questions to the
applicant; the chair may limit repetitive testimony. He noted a court reporter was present
and asked all speakers to clearly state their name and address.

Mr. Brown noted for the record that Commissioner Larario arrived at 6:37 pm.
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Chairman Fredrick asked if anyone desired to make a public comment on non-agenda
items. There was no comment.

Public hearing - PZC Case # 25-08, Application to rezone and subdivide 41W250
Route 38 from F-Farming District to RE-1 Residential Estate District with FB
Farm-Business Overlay District.

Mpr. Curtis Hurst, applicant. He explained that he was under contract for 11.8 acres on the
corner of Beith Road and Route 38. The plan was to subdivide that into two 5.9-acre lots,
“soley for the purpose of building a residence on each.” One of the lots would be for his
daughter, her husband, and their four children. At some point, he said, he and his wife
may move to the property. “It is really isn’t anymore complicated than that.”

Mr. Hurst explained he had added the farm business overlay district to his request
because they planned to do “some robust farming.” He now understood what the farm
business overlay district was for, and that it was not really necessary for his plans. He
said it was acceptable to him if the commission did not want to consider the overlay
district.

Mr. Brown explained some of the permitted and special uses in the farm overlay district.

Commissioner Johnson noted that the property, historically, “has had lots of water
standing on it during heavy rain episodes.” He said he had provided photos of the flooded
property to the applicant prior to the meeting.

There were no other comments from the public or commissioners.

Commissioner Kopec motioned: “To recommend to the Village Board approval of the
application to rezone the property commonly known 41W250 Route 38 from F-Farming
District to RE-1 Residential Estate District; and to recommend that the property be
subdivided as requested by the applicant; and to approve the findings as outlined on
pages 6-9 of the staff report.” Commissioner Anderson seconded the motion. On a roll
call vote the motion was unanimously approved.

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

Attorney Forte swore in all those desiring to speak.

Commissioner Johnson motioned to open the public hearing; Commissioner Lerario
seconded the motion. On a voice vote the motion was unanimously approved.

Mpr. Dave Patzelt, 77 North First Street, Geneva, IL. Mr. Patzelt, representing the
applicant, spoke and referred to a slide presentation that was displayed on a screen. He



described the Shodeen organization and then described the subject property and gave an
overview of the proposed development and its various components.

Mr. Patzelt said the Village’s comprehensive plan called for this area to be conservation
design. He explained what conservation design is and said they were proposing a
conservation design that would preserve a “vast amount of open space.” They had tried to
provide a green buffer around the historic downtown of LaFox, and called this “the
emerald necklace.”

He said the PUD would provide “diversity in lot sizes so that not everything is
monotonous. Different lot sizes will generate different sizes of homes and will generate
different socioeconomic classes of individuals, meaning price points of homes.” There
would be diversity in the age bracket too. He discussed slides showing the various lot
sizes.

Traffic was a major concern, he said. The development was surrounded by Kane County
highways designed to carry high volumes of traffic at high speeds. Entrances into the
development would thus be limited by the county. They had worked with the Elburn and
Countryside Fire Departments on emergency vehicle access and routing.

He displayed slides indicating the intended signage for the development. There would be
three different types of signs.

Chairman Fredrick announced the commission would take public comment. Attorney
Forte noted that public notice requirements had been completed. He said the packet
indicated the newspaper notice had been completed on September 30; it was actually
October 1. Chairman Fredrick asked the first speaker to come forward.

Joe Gabarski. He said three previous proposals for the area were a “night-and-day”
difference to this current one. He thanked Shodeen for working with the community. He
said the previous proposal, from the City of St. Charles, was an “abomination.” This
proposal was “180 degrees apart from that” and that it was “great for the area.” He said
this was a win-win for everyone.

Paul Mayer. He described himself as a 42-year resident of the area. He said “Campton
Township offers a unique environment in the Chicago metropolitan rea with larger lot
sizes combined with vast open spaces...Only vigilant monitoring of future land use
would enable the residents of the area to continue and maintain these special attributes.”
He said the ability of a developer to make a profit should not be a consideration of the
commission. Instead, “large lot sizes and the natural attributes of the land must be a
paramount consideration in any decisions.” He read from the Campton Township
comprehensive plan.

Chairman Fredrick said the Village of Campton Hills was not the same as Campton
Township. He said the township was a different jurisdiction with a different plan for the
area; it did not apply here.



Shelly Austin. Ms. Austin said she lived on the corner of Keslinger and LaFox Road. She
asked how drainage issues would be managed. She asked about sewage and well and
septic too. She said she would have her home surrounded by three roads and that would
make the home undesirable for a homebuyer.

There was a question regarding the emerald necklace from an unknown speaker.

Mr. Patzelt said the dimensions of the emerald necklace would be set by preliminary plan
approval. In response to a question from Chairman Fredrick, Mr. Patzelt said there was
no plan to extend water and sewer to existing residences, but they would be offered an
opportunity to do so. He explained that private wells were relatively shallow. The water
for the development’s system would come from deep wells not within the same aquifer.

He said the Village engineer had already reviewed storm water management plans. They
were confident that all ordinances would be met. Mr. Patzelt said they had previously met
with the public speaker and had discussed some options. “I believe that we picked or
went with the plan she most preferred.”

Mr. Mayer asked questions regarding the TIF and open space. Mr. Patzelt described the
open space provisions per the annexation agreement. He said they had been working with
the Kane County Forest Preserve to take control of much of the open space. The land
acquisition committee had voted unanimously to approve acquiring the land. The vote
would go o the Kane County board for final approval.

Jessica Impson. She said she was the owner of Heritage Prairie Farm. She wanted to
express her gratitude for the thoughtful planning Shodeen had done and the preservation
of open space. She described the history of her operations on the Heritage Prairie Farm
and thought the development would allow her operation to continue.

Christina Larson, 1101 Fox Road, LaFox, IL. She said the development baffled her. She
said there had been meetings with the developer. She welcomed a development that
respects the historic district of LaFox. “This proposal is slammed down our throats.”

Ms. Larson said she had called KDOT. She was upset about the intended traffic flow in
and around the development. She asked where all the green space was. “Where’s all the
open space, that emerald necklace? I think it is an emerald choker.”

“And I think a lot of things are going under the table, and I’m really disappointed.
Disappointed because you are the professionals. Give us some land. Don’t shoot these
Barbie doll boxes down our throats...I’m just saying it is a historic district and we want
historic homes, and we want historic lots.”

Dan Danielson, IN101 LaFox Road. He said all the traffic from the subdivision would
use LaFox Road and come south on LaFox. He wanted the density in the proposal moved



to the north side of the [UP railroad] tracks. He also wanted a little respect for the historic
district.

Drew Frasz. Mr. Frasz said he was president of the LaFox Civic Association and noted
that the majority of their members were present. The association had been against
previous development proposals. Their goal had been to defeat the St. Charles/Pulte
proposal “and then work with a local developer on a concept of less than 1,000
homes...And we wanted to resurrect the Kane County Forest Preserve’s goal of acquiring
400-plus acres of land near Mill Creek.” He said the county should close on the property
shortly.

The association had worked with Shodeen and submitted design goals. There were five
neighborhood meetings. “We eliminated apartments, three-story apartments, and we
eliminated commercial areas.” He noted 640 of the 952 total acres would become public
access open space and will connect to the existing trail system. The association had
worked with the Village during the push to incorporate. “The alternative is for all of us
who live in the area to sit on the sidelines as proposal after proposal was brought forward
for high-density developments.”

Doug Bennett, 11845 Dillon Court. Mr. Bennett asked how many acres the forest
preserve was purchasing. Mr. Patzelt said Shodeen would sell roughly 440 acres total,
with 340 to the forest preserve and a another 24-30 acres to the Conservation Fund. There
would also be a donation of 75 acres.

Unidentified public speaker. She asked what would happen when their wells go dry. She
asked if Shodeen was going to pick up the cost for [the existing residents] to tie into the
new public water system. She was also concerned about the traffic.

Mr. Patzelt addressed her questions. He said there was no request for connection until the
Dillonfield subdivision inquired about it a prior speaker at tonight’s meeting mentioned
it. He described the various aquifers and that the new development would not tap into
shallower aquifers that serviced existing homes.

Doug Bennett said he had been to the various meetings of the LaFox Civic Community
citizen group. He thought the process had been extremely well thought out. He applauded
their efforts and the efforts of Campton Hills. He criticized the Pulte proposal, but
thought this proposal was “phenomenal.”

Seth Kreischer, LaFox. He said he had been in LaFox for 50 years. He said one could not
stop progress but said Campton Hills was founded for low density.

Cindy Iverson, Harley Road. She asked who would maintain the green space within the
development. Mr. Fredrick said it would be the homeowners’ association.



Charles [no last name provided]. He asked how deep the wells would be. Mr. Patzelt said
it would be aboutr 800 to 1,000 feet.

Neil Nelson. “From what I see going on, it’s already done. I mean, they’re building
roads...We are already redefining our community.” Dave Petzelt described the approval
process. There was a comment from Brian Keller and a discussion regarding the bypass
and other planned road construction projects.

Dan Nichols. He said he was a property owner on LaFox Road and probably represented
the only farm “that is actively cultivating on LaFox Roas as part of that northern parcel D
area.” He asked about maintaining his farm zoning and water connections. Mr. Patzelt
said that anyone who wanted to connect would need to annex into the Village. There
would be considerations to maintain the zoning.

Mike Gerton. He asked who would vote on the proposal. Mr. Fredrick explained the
process; the commission would vote on a recommendation to the Village Board. A
discussion regarding resident preferences and opinions against the development and what
was best for the community ensued.

Bruce Miller, Beith Road. Mr. Miller said there would obviously be an increase in traffic
and wanted to know what was being proposed to address that. Chairman Fredrick said
there had been a traffic impact study conducted and informed Mr. Miller he could view it
on the Village website.

Mark King, Dillonfield subdivision. His main concern was water, i.e. flooding. He feared
there would be localized flooding once the development started. Chairman Fredrick
acknowledged stormwater was an issue and would be addressed.

Mr. Patzelt covered a few more items. He said none of the residential units would be in
the St. Charles School District; they would be in the Geneva School District. The
developer would pay impact fees to that district. Second, he said the sewer and water
would be provided by a public utility. He said they would provide sewer and water to the
LaFox historic district. He said the Kane County Historic Preservation Commission is the
review body for anything within the historic district.

Mr. Patzelt described the traffic study and explained levels of service. He said KDOT was
aware of the development and would review the traffic impact study. He said the location
of the fire station had been determined in consultation with the fire districts.

Chairman Fredrick noted traffic concerns were not only about volume of traffic, but
speed too. He thought the development might slow traffic down. A discussion of road
jurisdictions and speed limits ensued.

Commissioner Larario said development was inevitable. There was a lot of green space
proposed for this development.



Chairman Fredrick referenced the Green Infrastructure program. The development should
honor that plan and program. He explained that all the commissions were volunteers and
residents of Campton Hills. They took this job seriously.

The commission discussed an appropriate date for the continuation of the hearing.
October 30 was suggested, at 6:30 pm in the same venue (the church). Commissioner
McKelvie motioned to continue the hearing until 6:30 pm, October 30, at the church.
Commissioner Kopec seconded the motion. On a voice vote the motion was unanimously
approved.

Adjournment.

Commissioner McKelvie made a motion to adjourn; Commissioner Johnson seconded the
motion. On a voice vote the motion was unanimously approved. The meeting adjourned
at 9:01 pm.

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

Approved this 6th day of November 2025

Rolf Fredrick
Chairman, Planning and Zoning Commission



