
          AGENDA FOR THE REGULAR MEETING OF 
THE PLANNING AND ZONING COMMISSION (PZC) 

OF THE VILLAGE OF CAMPTON HILLS 
Wednesday, August 13, 2025, 7:00 p.m. 

                   Campton Hills Village Hall 
                40W270 LaFox Road 

                Campton Hills, Illinois 
 

 
1. Call to order. 

  
2. Roll call. 
 
3. Approve minutes of the PZC special meeting of July 30, 2025 
 
4. Public comment (non-agenda items). 

 

5. Public hearing –Case # 25-04, Special Use Application for a Self-Storage 
Facility, Old LaFox Rd 
 

6. Public hearing - PZC Case # 25-05, Variance application to allow 
placement of an accessory structure (barn with lean-to) in a front yard, 
Brown Road 
 

7. Discussion – Affordable Housing Plan 2015, draft revisions 

 
8. Adjournment. 
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MINUTES FOR THE SPECIAL MEETING 
OF THE PLANNING AND ZONING COMMISSION 

OF THE VILLAGE OF CAMPTON HILLS 
July 30, 2025, 6:00 P.M. 

Campton Hills Village Hall 
40W270 LaFox Road 

 
1. Call to Order. 

Chairman Fredrick called the meeting to order at 7:00 p.m.  

2. 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      
James McKelvie              x 
Chris Tiedt     x      

  
Also present: Village Attorney Carmen Forte. 
 

3. Approval of Minutes of the special meeting of July 9, 2025. 
 
Commissioner Kopec motioned to approve the minutes; Commissioner Tiedt seconded 
the motion. On a voice vote the motion was unanimously approved.   
 

4. Public comment, non-agenda items.  
 

There was no public comment on non-agenda items.  
 
5. CASE 25-03 Application for a School, 4W420 Campton Hills Rd. (Public hearing 

continued from meeting of 9 July.) 
 
Chairman Fredrick: He noted that the minutes of the previous meeting were almost 
verbatim and thus the commissioners had a good understanding of the comments that 
were made. He urged those desiring to comment not to repeat previous comments.  
 
“So, if you'd like to come forward, that'd be fine. But I just ask you to just try to narrow 
those points so we're not repeating things over and over.  
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“One other thing that came up too, it's come up before I mentioned it at the last, meeting, 
concerning covenants and restrictions for subdivisions. And the Village of Campton Hills 
did not enforce covenants and restrictions for a subdivision. That is not a purpose and the 
role that the village plays.  Those are in effect, or can be in effect, or could expire, but if a 
subdivision has a covenants and restrictions in effect, that is up to the homeowners 
association to enforce those; it is not up to the Village. There are dozens of subdivisions 
that have all different types of rules and regulations for covenants and restrictions. The 
village had no input in those, and it's not the village's responsibility to let a arbitrator or a 
referee go into each different subdivision with all of their rules and enforcing things that 
they have no input on.  So, just trying to make sure everybody's clear and understanding 
that the homeowner's association is the media that they should, or the entity that should 
be trying to enforce those covenants and restrictions if the subdivision decides to do that.  
 
“Last time we started off with the petitioner making a presentation, and I would like to 
invite the petitioner and or the representative of the petitioner to step forward and add any 
information that they'd like.” 
 
Mr. Hal Franke. “Thank you, Mr. Chairman, members of the commission, ladies and 
gentlemen. My name is Hal Franke. It's spelled F-R-A-N-C-K-E. I'm an attorney with the 
law firm of Meltzer, Purtill & Stelle. [Spells firm’s name.] My office is at 1450 American 
Lane in Schaumburg, and I am pleased to be reporting this evening as the attorney for 
Headwaters Academy. 
 
“I would like to begin, first of all, by thanking you for accommodating our client's 
request for continuance at the last meeting and for agreeing to entertain a special meeting 
for this evening, and we truly appreciate that. We do have a presentation to share with 
everybody this evening. Our goal is to briefly summarize some of what was said on June 
18th, as I believe all of you know, I was not present on June 18th. 
 
“I've asked Sarah Elliott at the beginning of the presentation, the executive director of 
Headwaters Academy, to again introduce everybody to the academy and plan here for the 
operation of the school on this property. The remainder of our presentation is to address 
some of the issues that have been expressed, both at the original public hearing session on 
June 18th, and also in the public comment that we have seen that has been submitted, and 
we have reviewed the public comment. So this evening, we're going run through a brief 
presentation. The only individuals that we have programmed to speak to this evening are 
myself, Sarah Elliott, and the other is a traffic engineer, recognizing that traffic is a 
concern for some of the neighbors. We understand that the overarching issue and concern 
about establishing a school of this nature in this location. We are going to address that a 
little bit later on in our presentation. And obviously, we understand some of the more 
detailed concerns about that have been raised in the letters that have come up. So again, 
this is a brief overview of what we're going to run through tonight. Again, who we are, 
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Headwaters Academy, a brief summary again for some that might not have been her here 
on June 18th. Description of the property, its location, its features, things like that. 
 
“Sarah's is going run through that in addition to the information on the current and 
anticipated enrollment of the school and hours of operation. A little bit of comment on the 
noise concerns that were expressed at the earlier meeting, concerns about security and 
students wandering off-site. Then you will hear from our traffic engineer who has 
prepared a brief memorandum. We shared that; I've given copies to Mr. Brown. Nobody 
expects you—you're just hearing about it tonight and just receiving the written report. 
Nobody expects you to read it right now on the fly. And then I will approach you again 
on the special use standards that are contemplated by your zoning ordinance. I think 
everybody understands at this point in time that the property is zoned to residential and 
your zoning ordinance establishes this type of school as an authorized special use in that 
district. 
 
“So that means you can apply for it and you have to establish the facts that you satisfy the 
standards for the approval of a special use request. So I'm going to run through that at the 
end of the presentation. If you look at your zoning ordinance, you know that special uses, 
as opposed to permitted uses within a zoning district, are considered to be of a unique 
nature such that in order to allow them to be established, maintained and operated on a 
given piece of property, it might be appropriate to do all of that, but only if certain 
conditions are established. So your ordinance says, you know, when the time comes for 
you to make a recommendation to your village board, you can; make a recommendation 
to approve as is; you can make a recommendation to deny; or what is most commonly, 
what most commonly occurs is you can make a recommendation to approve but subject 
to certain conditions. So I will identify certain possible conditions of approval should you 
be comfortable, you know, recommending approval of the special use to the building 
board, which is obviously what we're hoping for. Some of the conditions, when you get 
there, you'll see they're already in your staff report from the July 9th agenda packet. And 
then based on the facts you're going to hear tonight we will offer some additional 
considerations for you to consider. So with that, I'd like to turn the floor over to Sarah 
Elliott. She's the executive director of Headwaters Academy. She can explain to 
everybody again exactly what the academy is doing and intending to do in the future, 
where it's operating, what its development plans are for the future on this property. And 
with that, I'll turn it over to Sarah.” 
 
Ms. Sarah Elliott, Headwaters Academy. “Thank you, Hal. And I'd like to extend my 
gratitude also for all of you. I know you are volunteering your time to do this and I 
appreciate your consideration. 
 
“So last time I was able to share with you some about Headwaters. I'll mention a couple 
items here. We are a community of parents and educators who really seek to have an 
alternative and an independent way for students to learn [2-3 words inaudible]. 
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There are very few options. And the academy will prioritize time in nature throughout all 
the seasons for our students in kindergarten through eighth grade. We put high value on 
ecological stewardship and sustainable food systems.  
This appreciation for agriculture and learning about agricultural aligns very well if the 
Village of Campton Hills, as does supporting community school. So we are building an 
educational home where students can develop that love for community.  
 
“Much of this is available in the packet but just for review, the property that you're 
discussing is located on the north side of Campton Hills Road about halfway between 
Anderson and Town Hall. It is rectangular with one two-story house and several 
accessory buildings. A fence encloses two-thirds of the property… 
 
“The following dimensions are noteworthy. It is 305 feet of frontage. It is 720 feet deep. 
The distance from residents from Campton Hills Road is about 200 feet off the road. And 
then the distance to the nearest lot line is about 40 more feet. Here is the plat of survey. 
As you can see, it's marked in yellow. All of that is fenced. And this is a little, maybe on 
the side would be even better, but this aerial shot shows the distance from the property 
line to the adjacent houses. And so that's just a straight line To the properties.  If you're 
talking about, to the schoolhouse, all of them are over 150 feet. So some of them are over 
300, almost 400 feet away.”  
 
[Ms. Elliott reviewed photographs of the property. She noted that these were from the 
packet forwarded by Mr. Brown and that photographs had been taken in May.] 
 
“We currently have 18 students enrolled. We will cap it at 25 for the 2025-26 school 
years. Ultimately, we will not exceed 45 students entirely in our school. We have three 
teachers and an administrator and three other staff members that help support the standing 
up of the school, myself included. Our hours of operation will be eight to five. That is not 
the school day, but it's time for the teachers and administrators to do their before and after 
work. 
 
“We understood the horse and concerns about noise. We took a decibel meter and we 
measured it out while ten children were playing in the back. So directly behind the house 
is where that communication is located. So 100 feet away near the eastern property line, 
the decibels measured 40 to 45, which is a comparison to the sound level of a quiet 
library. At 200 feet away near the property line, decibels also measured 40 to 45, and the 
thing that made it register like 48 is a bird song, just so you understand the loud level 
we're talking about. And at 350 feet away near the northern property line, decibels were 
at 37, which is ambient, light wind or distant birds.  
 
“I'll speak a little bit more to the fencing on the property. There's a number of different 
types of fencing around the property, a chain link and landscaping along the eastern 
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property, eastern side, and then on the southeast side of the property, there's a metal fence 
with a locKane gate, a metal fence with a locking gate that will be permanently locked 
during school hours so the children will not be able to leave. The southwestern side, the 
fence enclosures are vinyl fencing with a gated entry that can also be locked. The western 
and northern fences are powder-coated metal agriculture fencing in addition to a thick 
row of bushes and trees. 
 
“Now, I'm going to talk a little bit about our plans for drop-off and pick-up as it pertains 
to traffic concerns. Drop-off would begin at 8:45 a.m. and end at 9:00 and then pick-up 
would begin 3:15 and run until 3:30. [Showing slide with written instructions] So this is 
what the parents would be, so it's written toward our parents. Children will be prepared to 
exit quickly to keep the line moving. 
 
“We're yielding to the incoming cars and making all the right turns. We are making sure 
every year that parents knows not to turn onto other [1 word inaudible] streets like 
Farmview or Country View. We're asking them not to exit their vehicles during drop-off. 
If there is a situation where a child needs a little bit more handling from a parent, there 
are two spaces they could potentially park in front of the house, the schoolhouse, and 
walk a child into school and that would not impede the drop-off line in any way. We 
already have placards made for each family to put at the front of their car so when they're 
coming to pick up their children, they can do it as quickly as possible. We can identify 
whose family that is. 
 
“We are ensuring that we will install appropriate signage at the police chief’s request, 
communicating the right movement limitations. We will always include in our parent 
handbook—that will go out yearly to students and parents—to  communicate to them the 
expectation around drop-off and pick-up so that everyone knows. And then if there are 
issues, we communicate regularly with parents and we will reinforce the policies and 
guidelines.”  
 
Mr. Franke: “Thank you, Sarah. At this time, I'd like to introduce you to Andrew Bowen 
who is a traffic engineer with the firm of KLOA, Inc. Again, Andrew is the author of the 
traffic memorandum that you received when somebody else from his office came out and 
inspected the site and provided him some of the information that's included in the 
memorandum. So, Andrew, if you could please introduce yourself.  
 
Mr. Andrew Bowen. “Like you said, my name is Andrew Bowen from KLOA. We are a 
traffic consulting company out of Rosemont. We've been doing this for a while. We do 
lots of stuff like this and I've worked on many school projects in recent times. Many of 
them are much larger than this, but certainly a lot of the same principles apply.  
 
“The school site, like they've already mentioned, is located on the north side of Campton 
Hills Road, the driveway off of that roadway. Campton Hills Road is a minor arterial 
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roadway and traffic counts on the road show that throughout an entire day the road carries 
about 600 vehicles. 
 
So, during a single hour in the morning or afternoon, during which pickup or drop-off 
would be occurring, the road is expected to carry around 60 total vehicles, a relatively 
low volume. Like we said, we went out to this site and looked at the existing driveway 
and the existing circulation that they have there. [Referring to photographs in the slide 
presentation] Now, the circle driveway they've added is a recent addition and that alone 
would help improve operations, but we have some further recommendations on how to 
ensure that traffic operates efficiently and that pickup and drop-off works. These pictures 
here show the view from the driveway looking out on the Campton Hill Road. And I'll 
have some extra comments about this specific view in minutes. All right, getting into our 
recommendations. These are at the end of the memo that we provided.  
 
“First, we have our estimated trip dimension. Now, this is based on the Institute of 
Transportation and the air rates. These are based on surveys conducted at other private 
schools throughout the country and provide rates to estimate about how many vehicles 
will be using the site. Now, this is the ultimate number of students. And so, these are the 
maximum amount of traffic we expect to see during a single hour. This is a little lower 
than the number of students because it's expected that many students will carpool or have 
children from the same families who are in the waiting line. This also does include some 
staff that will arrive, but it is important to note that staff will likely arrive outside of those 
pickup and drop-off periods, already being on site in the morning or after drop-off pickup 
and drop-off. 
 
“Now getting into some of our recommendations. The first and most important is the 
widening of the driveway between the start of the circle drive and the end of the road. 
Widening it to about 20 feet will allow this segment to operate with two lanes. What we 
don't want to occur is a vehicle leaving the site preventing somebody from entering into 
the site. It could create issues. If the two-way traffic can flow on this segment here, the 
entire internal loop can operate with cars traveling through the whole thing, no conflicts, 
no people blocking another vehicle so that things can keep flowing smoothly even if there 
are people waiting to exit the site. New cars can continue to enter, preventing backups on 
Campton Hills [Road]. Next is just a recommendation for the north end of the circular 
drive just to widen it, the existing pavement, just to promote this circulation that I was 
talking about, ensure that vehicles can turn and they don't have to wait for anyone else to 
move or anything like that. Another recommendation we have, and one of the of pictures 
that we have, is that there is bushes and shrubbery that kind of block some of the sight 
lines, which can make exiting the site a little difficult. And some of this is in the right-of-
way of the road. And so our recommendation is that the existing plant be trimmed within 
the road right-of-way just to ensure that sight lines actually are sufficient.  
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“This next one kind of ties into the first two, and that's increasing the radii of the 
driveway at entry to the road. This just allows for people to enter more smoothly and 
further promotes the ability for people to enter and exit at the same time.  
 
“So we were looKane at pick-up time as a particular point of concern. Unlike in the 
morning, parents are expected to arrive early and wait for their students to be done. 
[Referring to photograph in slide show] Look at the site. And with the improvements I 
have already suggested, around 13 to 14 cars can easily stack within the site on this 
circular road before anything flows out of the site. Given the lower trip generation 
volume you would expect for a school like this, we anticipate this can accommodate most 
of the students leaving and most of the parents waiting without creating any issues. 
 
“When the site reaches closer to its ultimate number of students of 45, this may be 
insufficient. And that is where our next point comes into play.  Which is we recommend 
that once they get more students, they're currently at 25 students this year, but if they get 
35, 45 students [then in the afternoon] the students be broken into two different groups 
with a staggered pick-up time. This would allow for 13 to 14 cars to stack, the first group 
of students to get in their car, all of the cars to leave, and then 15 to 20 minutes later, a 
new set of 13 to 14 cars could stack.  This dramatically increases the amount of cars that 
could be held on site and would really eliminate the chance that vehicles are queuing out 
of the site. In the morning, a similar process could be implemented if necessary, but 
generally that's less of an issue as parents arrive, drop off their students, and the media 
will leave rather than waiting on site. In the morning, the bigger concern is efficiency and 
making sure things circulate fast, which is what our other recommendations address. 
 
“Our last recommendation is something we've already mentioned, which is in the evening 
or in the afternoon when pick-up is occurring, vehicles leaving the site should be 
restricted to turn right, or at least encouraged to turn right on Camton Hills [Road]. This 
just makes sure that cars get out quickly. Waiting to turn left could create delays and back 
things up internally. If people are restricted to turn right, they can exit much faster, and 
that ensures that things continue to move forward smoothly.” 
 
Mr. Franke: “Thank you, Andrew.” 
 
Someone from the audience as well as Commissioner Larario desired to ask a question. 
Chairman Fredrick said he desired to allow the completion of the presentation; then 
questions could be asked.   
 
Mr. Franke: “As I said at the beginning, your ordinance contemplates the consideration 
of certain standards if one requests the approval of a special use. So I'm going to run 
briefly through that. That's the reason that we provided the testimony tonight from Sarah 
and prior testimony and the testimony from Andrew is so that you could decide whether 
or not these standards—these legal standards have been met--because your ordinance 
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says in order to establish whether the standards are met, you're supposed to make some 
findings of that. [Referring to a slide in the presentation] So what you see here first in 
bold font are the standards, and then in bullets below it are the facts that we think you 
could point to to say the standard has been met. So very quickly, the first standard is that 
the proposed special use will not endanger the public health, safety, or welfare, and we 
would respectfully suggest that that finding could be made based on the following facts. 
 
“The property is five acres in area. The homes to the west are approximately 450 feet or 
more away from the proposed school, and the homes to the east are at least 200 feet or 
more away. As you heard and saw this evening, the property is buffered from the 
surrounding property by heavy vegetation and fences. The applicant obviously has agreed 
to and will agree to operate and maintain the school and all the improvements on the 
property in accordance with all village codes and ordinances and regulations, including 
standards in the village code regulating nuisances, which we are specifically citing here 
because of the concerns expressed at the first session on June 18th. Our client, we have 
already been contacted by the local fire protection district and we told that because this 
will be an elementary [school] use, the building will need to be sprinklered, which is not 
a problem, obviously, because it's required. You heard about the enrollment current for 
this coming year, and ultimately, the plan for the future. So there would be limits to how 
many students could be here at any one time. And then finally, the school will only 
operate during the week, as you heard, from 8 to 5, and actual class time would be from 9 
to 3.  
 
“The next standard—or this is a continuation of the first standard—you heard this 
evening, and it's also in your agenda packet, the report memo from Mr. Brown, that 
Campton Hills Road is not a heavy-duty traffic road. It's a local road, I believe. It's under 
the village's jurisdiction. It carries, on average, only 600 or so vehicles per day. We 
believe that the limited enrollment and the hours of operation will create minimal impact 
on traffic. We talked about the drop-off and pick-up procedures tonight, which is 
something that the Village has the ability to monitor and make sure that those are 
implemented in a way that also precludes adverse traffic impact on Camton Hills Road. 
All the activities will occur either indoors or in a closed area, again, an area that's been 
fenced.  
 
“One of the things I know that came out of the discussion on June 18th and some of the 
writings, comments that we submitted by neighbors was a concern about after-school 
events and third-party rentals of the facility. The applicant, Headwaters Academy and 
Sarah are agreeable to a condition that would say there would not be more than 12 school 
events in a year, and those would begin after five. In other words, fundraisers, parent-
teacher conferences, school performances, and things like that, and she would agree that 
they would have to be over by 10 o'clock.  Again, that's no more than one per month or 
two per month because of the summer. And then finally, there would be no problem 
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agreeing to or accepting the condition that the school could not be leased out to third 
parties for a wedding or something like that. There's no intention to do that. 
 
“The property is zoned, as I said at the beginning, in the Residential Estate 2 zoning 
district. As I said earlier, your zoning ordinance already acknowledges that an elementary 
school is an authorized special use, so that means it can go there. It doesn't have to go, 
but the concept behind this and the village's zoning ordinance is no different than most 
municipal zoning ordinances in both the Chicago area and around the country it's very 
common to find schools and churches and other religious institutions as authorized 
special uses in the residential districts of our communities. Why? Because that's the way 
the country evolved. People walked to school, they took their characters to school, they 
wanted to have their kids be able to walk and bike to school. You'll find that the way the 
Campton Hills zoning ordinance is written is very similar to virtually every zoning 
ordinance in the area. Not that schools or churches are permitted uses, they're typically 
authorized special uses in these residential districts.  
 
“There's actually an Illinois Supreme Court case that goes back now almost 25 years that 
specifically said, the Supreme Court held, that when a municipality identifies a particular 
use as an authorized special use in a particular district, the village has basically already 
made a legislative determination that that use is not inconsistent with the public's health, 
safety, morals, or welfare. I'm citing this because again, I appreciate the fact that a 
number of residents in the area, a number of neighbors, think it's not an appropriate use in 
this location. But I would respectfully suggest that the fact that the Village has identified 
this type of use in elementary school as an authorized special use in the residential 
districts. I would say the Village, as an entity, has already made the determination that 
this use can be established—doesn't have to be—but it can be established in this district 
in a way that is not inconsistent with public health, safety, morals, and general welfare. 
Does that mean that the Village has to approve every application for every, for any school 
that comes before you? No, that's not what it means. That's why you still have to evaluate 
each property and each request for a school, for a special use for a school, on its own 
merits. And that's why you have to look at the facts. And that's why we have presented 
those this evening. 
 
“Another standard that is provided for in your zoning ordinance is that the proposed use 
is compatible with land use of adjacent properties and other property within the 
immediate vicinity. We think this standard is met by the fact that the area is comprised of 
estate residential properties and agricultural fields. This is, again, a five-acre parcel that 
will be, from a use standpoint, a land use category that is totally compatible with 
residential uses, agricultural uses. As was indicated here, we believe the school can 
operate with minimal impacts on the surrounding area, given the limited enrollment, 
limited hours of operation, and the commitments that Headwater Academy is prepared to 
make. 
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“Finally, the ordinance asks you to consider whether the use in this location is consistent 
with the spirit and intent of the zoning ordinance and the Village's adopted land use 
policies. Again, we would respectfully suggest that that standard is satisfied by the 
following facts. The ordinance does allow schools in residential districts. This property is 
zoned residential. Elementary is an authorized special use, and again, that same Illinois 
Supreme Court case—also separate holding—said that when a municipality identifies a 
particular use as an authorized special use in a particular district, it has already made the 
local legislative determination that the use is not out of harmony with the municipality's 
general zoning plan. It's a slightly different holding than the one we've heard before. 
 
“Going back to my opening comments, one of the benefits of a special use application is 
that the Village, the Planning Commission, you as the Planning and Zoning Commission 
have the ability to recommend conditions that make it possible to establish and operate 
the proposed special use on this property. For the July 9th public hearing, you received a 
report from Mr. Brown, which identified possible conditions of approval for you to 
consider: one is the cap on enrollment, we heard about that tonight; a cap on special 
events, which we heard about; the installation of additional fencing and landscaping, 
which is something you could consider; increased driveway width, which you actually 
heard about from our consultant too; addition of parking spaces, if you determine that 
was necessary; and additional conditions that you might think, based on what you hear 
tonight, what you heard previously, questions you might have, questions members of the 
community might have, answers, all of that together may give you some thoughts on 
some additional possible conditions. We are suggesting, in addition to Mr. Brown's list, 
that you could add these as conditions of approval for any recommendations you might 
make. 
 
“One is what we talked about and I talked about earlier, to require compliance with all 
applicable laws. And in addition, you'll see at the bottom of the first bullet point, that we 
have received the communication from the Elburn-Countryside Fire Protection District 
about certain concerns which we intend to sit down and talk to them about. Some of them 
are consistent with what we heard Mr. Bowman talk about, but there are others that we 
need to discuss with them. So you could make as a condition of approval that we meet 
with the Fire Protection District and successfully address their concerns. Again, we've 
given you a very specific proposal for a cap on enrollment, and we've also given you a 
specific limitation or restriction on after-school events that I mentioned earlier. That 
could be a possible condition of approval. Same with leasing out the space to third 
parties.  
 
“Finally—this is very commonly done by many municipalities where traffic is a concern 
and it is often a concern, the impact of traffic on neighbors—we have proposed a plan, 
and Sarah talked about communications to the families and rules of operation to drop off 
and pick up. But you may find after the school is open and operating, the Village may 
find, or the neighbors may find that the school is open and operating for six months or a 
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year or whatever, that there are still some problems. So it's not uncommon to make a 
condition of approval that a look-back be built into any ordinance of approval, meaning 
that the Village would have the right to hire its own traffic consultant after the school's 
been in operation for a while, have that traffic consultant look at what's going on and 
potentially make some additional recommendations for addressing what are then 
perceived to be ongoing concerns or problems. Again, this is not what I'm proposing and 
what we're proposing, it is not me, it is often done. I will tell you, in the many projects 
I've worked on over the years, I've worked on many projects over many years, I have 
seen and provided for these look-back provisions, not just for schools, but for commercial 
developments, grocery stores going into areas near residential communities, high schools 
with major athletic events taking place. In all the years that I've seen these types of 
provisions work into ordinances and in all the years that I've seen the villages and the 
cities, municipalities in the area take advantage of them by doing a look-back, in every 
single case, the village's traffic consultant has come back and said, it's working fine and 
we don't have any further new recommendations. So, oftentimes the perceived fears of 
the neighbors don’t pan out, but just to make sure that happens here as well, we're 
proposing as a condition of approval to include a look-back provision in your 
recommendation and if the Village requires any ordinance of approval should they decide 
to adopt an ordinance.  
 
“That concludes our presentation. We thank you very much for letting us run through it in 
its entirety and we look forward to any questions.  
 
Chairman Fredrick. “Okay, thank you. [Commissioner Larario], do you have a 
question?”  
 
Commissioner Larario: “I do. [To] the gentleman that did the traffic study…a few 
questions.  One, is the actual drop off of the children up to what point? I've got pictures 
and some of the pictures are cut off, I see the U-shape or the route, the driveway that 
comes around, the newer driveway. Is the drop off right where it meets the actual upper 
driveway near the garage? Where's the actual drop off?”  
 
Ms. Elliott: “Yeah, the drop off would be up towards the house, 150 feet.” 
 
Commissioner Larario: “You'll have staff, correct?”  
 
Ms. Elliot: “Correct.” 
 
Commissioner Larario: “Where will the handicapped parking be for any staff member 
or any child or parent? There's going to be, I would assume, some ADA compliance, 
right? Once we get through this, through the fire district and through the village. Because 
if you're going to have even 10 kids, 15 kids—" 
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Ms. Elliott: “By the garage bays, up at that end of the driveway where the kids will walk 
in, there's a door around the side of the garage—” 
 
 [Continued discussion between Commissioner Larario and Ms. Elliott, referring to 
photographs in the slide presentation, on the location of ADA parking.] 
 
Commissioner Larario: “You'll probably need, I would imagine, at least a minimum one 
handicapped stall and it cannot interfere with any cars that are going to be coming in and 
turning. And which also means you're going to need handicapped entrances, handicapped 
ramps, you're going to need handicapped bathrooms with grab bars. So there's a lot of 
things to be considered when we get into that. 
 
“The other thing, sir, is you do realize that, I think the first 10 or 15 feet of that apron 
entrance to the driveway is actually city and you have a culvert there that would have to 
be thought about and maintained as well, right? And then I think if we get into vegetation 
and trimming and cutting, we're starting to cut trees and vegetation, which actually 
technically belong to Campton Hills. So I guess that would come through a permanent 
approval. The reason why I'm bringing all these things up is because I heard a lot about 
the traffic study, but these are the things you guys are going to be facing. 
 
And I have not heard any consideration at all to, if you're going to have 25 to 45 kids, I 
don't think you're going to be a person that's going to want, you know, not allow any 
handicapped kids into your school, right? [Acknowledged by Ms. Elliot.]  
 
“I think that that's something that I didn't hear anything about. What I'm hearing so far is 
a lot of traffic studies, and I'm sure there's a lot of people that are living in the 
neighborhood that are concerned about traffic, right? But I would be more concerned 
about, yeah, the impact on our roads, because I'm on the Public Works Committee here. 
So I'm worried about those roads and the fact that nobody talked about the fact that 
there's a culvert there and shrubbery and there's utility easements. But also once you guys 
get into this, you're going to have to provide ADA accessibility. And I don't know if that's 
the fire department that would be involved in that or our engineering department, who 
exactly would be involved in that. But that's something that's going to have to be 
considered.” 
 
Mr. Franke: “Again, that's why we said in our presentation and as a condition, that the 
law requires it. Right. Just like the sprinklers were not anticipated initially, sprinkling the 
building was not anticipated, but the fire district brought that to Sarah's attention. As I 
explained to her, that's what the law requires. It's gotta be done.” 
 
Commissioner Larario: “Right. But I think the reason why I'm thinking about all this 
stuff is because you had mentioned often times the word special use, special use. And I 
mean, special use in a neighborhood. I'm going to throw this out there, right? I've got a 
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bunch of letters from people here and a lot of it clearly states, this is zoned as residential. 
There's even some covenants here that actually state no track nor any structure located 
there and shall be used for any business or commercial. And so when people move into 
this neighborhood and they buy the house—I know I live in Fox Mill and before I bought 
it I had to understand what my HOA was all about. But there are certain things that we 
allow in Campton for special uses. And so I think from a voting standpoint from us, we 
really have to consider and think about what the definition of that special use is, because I 
love the idea of the school and educating these kids. I think it's great, putting them 
together with nature. I know we have a lot of people here who are involved in open 
spaces, then they do a great job with that too. So we have a lot of areas for, that the same 
thing can be done there. 
 
“So my thing is, is that I just, once we define this actual special use, and then we start to 
sort of play with the words of zoning, what's going to be the next step? Is it going to be, 
somebody wants to open up a chiropractor office in the neighborhood or a doctor's 
office? I just think that once we define it—” 
 
Chairman Fredrick: “It's already defined. It is a special use that is allowable with public 
hearing and special use. It's been defined—” 
 
Commissioner Larario: “But not authorized, it's just defined right now. 
 
Chairman Fredrick: “It is defined.”[Additional comments regarding schools in the 
zoning ordinance and that they are defined and that the petitioner is asKane for a school 
in a residential neighborhood.] So that's not really an issue.” 
 
Commissioner Larario: “No, no, no, I'm not saying it's an issue. What I'm saying is that 
I'm looKane at the steps that it's going to come in to us, and then at some point beyond 
us, whether we vote yay or nay, there's going to be all these other things that are coming 
into play with it, as far as health department, fire marshal, fire department, all these codes 
and different things that are happening.” 
 
Chairman Fredrick: “Right, those are the things that we as a body are going to try to 
add conditions. And I think that some of the presentation was that they have conditions, 
they understand what we can do. We can recommend for approval, we can recommend 
for time, or we can recommend and approve with conditions. So that would be part of the 
conditions that have to be the road one, or X, or Y, or Z. So we'll be taking some more 
information and finding out what other concerns there are. And I think the idea is to say, 
how will those concerns be addressed, or can they be addressed satisfactorily. If they can 
be then we add those conditions in. That's kind of the layout.” 
 
Attorney Forte: “Chair Frederick's right, it's defined in the fact that the applicant has the 
ability to apply for the use to be considered. If a particular use is not defined in the list of 
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special uses, an applicant can't come forth and apply for a special use. They'd have to be 
first applying for an amendment to the zoning ordinance to include that use in the special 
use matrix, the list of special uses, and then apply for the special use, which is subject to 
your consideration, the board consideration, and the possibility that conditions could be 
placed on it. 
 
“It appears that the applicant today has indicated that a number of conditions that they 
would be willing to agree to, probably also the ones that were included in the traffic study 
as well. Sometimes applicants can't actually meet those conditions, even after special 
uses granted. Sometimes it's outside of their control, whether it's financing or another 
regulatory authority that governs them. So a lot of the things that you discussed would be 
outside of this process, but it wouldn't be up to the [1 word inaudible] consideration. Just 
placing the conditions, if that's the decision that you make, and that they're reasonable, is 
just going to be up there.” 
 
Chairman Fredrick:  “One question I do have, and I think this is actually to both of you, 
I understand that there's some concern about the septic field there, and basically getting 
the Kane County Department to sign off on that. I'm not 100% sure, but I understand the 
petitioner has to fill out an application to the village, and then the village submits it to the 
county. And I don't know where we are in that process.” 
 
Mr. Franke: “Mr. Chairman, I think we're nowhere in the process. We understand that 
that's going to have to be addressed.” 
 
Chairman Fredrick: “Okay, all right. And then you make it a condition—" 
 
Mr. Franke: “It's an engineering issue, and most of the engineers I've worked with over 
the years can say anything can be done, it's just a matter of cost.” Further 
acknowledgement that the issue must be addressed.] 
 
Ms. Elliott: “I have reached out to Kane County. You, the village of Campton Hills, have 
to make the request, but I couldn't do it as an individual or as a school. Kane County 
Health Department says the request has to come from the municipality. Once you do that, 
then I'll do it.” 
 
Chairman Fredrick: “But I thought that the petitioner actually has to make a request to 
the village first. Once the petitioner makes the request to the village, then the village can 
do that.” 
 
Mr. Franke: “The bottom line is, as you said correctly before, Mr. Chairman, that would 
have to be another condition.” 
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Chairman Fredrick: “Satisfied.  Other questions from members up here? We do have 
more opportunities to ask questions, but just right now, with the petitioner up here if there 
are more questions that you have.  If not at this time, I'd like to open it up to the floor for 
comments. Like last time, if you would be so kind as to just kind of come up one at a 
time. I'm not going to call out people or pick people. So, if you'd like to make a comment, 
please come up to the podium. And I'm not putting a time limit on it, but if you could try 
to get right to the point where it is, that'd be greatly appreciated. Just for the record, even 
if you have spoken before, if you could just state your name.” 
 
[There was an objection from the audience of another audience member filming the 
meeting. Chairman Fredrick advised that this was a public meeting and the filming was 
authorized. Mr. Forte also explained that the recording was authorized and that the 
Village was recording the meeting too.] 

Ms. Yana Hodges, 4N163 Country View Ln: “I would like to discuss the traffic safety, 
which falls under the proposed that we not endanger public health and safety or welfare. I 
feel that by allowing Headwaters to move forward with opening a school will help the 
safety and well-being of the community. [2 words inaudible] a parcel at home sits right 
off the Country View Lane with a driveway that is somewhat hidden—this is a fact. It sits 
down where there is a significant dip in the road as well. The risk of accidents becomes 
higher given the fact that there will be in here from 25 to 45, in the future, vehicles 
entering and leaving the driveway early in the morning and at mid-afternoon hours, 
Monday through Friday. 

 
“These times of days is when traffic in Campton Hills Road is generally higher. There is a 
high probability that traffic could be backed up on Campton Hills Road if the 
requirements are not met. This brings me to the point of the speeding, which has not been 
discussed here.  The speed limit on Campton Hills Road and Anderson Road is 50 miles 
an hour. The vehicles that commonly drive on that road often exceed the speed limit, and 
I can attest to that because I've lived here for over 28 years. I can guarantee you that most 
of the vehicles that travel on Campton Hills Road do not abide by the speed limit of 50 
miles an hour. They generally exceed that on a regular basis. 
 
“There are a wide variety of vehicles that travel on this road: cars, motorcycles, bicycles, 
school buses, farming equipment. In addition to this there have been accidents on this 
road. Some of you have seen these images. 
 
“With this potential hazard, it seems very obvious that we want more accidents or worse, 
and in closing, it's been said that the headwaters idea is comparable to Ferson Creek 
School, which is kind of crazy because there's a four-way stop at Ferson Creek, Bolcum 
and Burr Road. Thank you.” 
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Mr. Hal Bruten, 42W194 Campton Hills Rd: “I live on Campton Hills Rd. that all 
traffic going into the drive is going to be making a right-hand turn. Is that right? 
[Unidentified audience member corrects him and says the right-hand turn is for vehicles 
coming out of the site.] Okay, so even if you want go east, you still have to make a right-
hand turn. Now, the traffic coming into the driveway has to make a right-hand turn, or the 
people coming from the west have to make a left-hand turn. And then they're doing this 
between 8 and 8.50 simultaneously, so it's a matter of: I'll let you go, no, I wanna go first. 
Who is going to make that turn in? And there's going to be cars bacKane up, and they 
can't stop on the shoulder of the road waiting to make the right-hand turn or the left-hand 
turn in. And so there's hesitation there, and therefore there's cars who are driving through, 
all the way through, who get stopped and cause a back-up.” [Repeated comments on 
right-hand turn.]  

Chairman Fredrick: “My understanding is if they would be encouraged to take a right-
hand turn.  That was the terminology that I saw in the statement. They were encouraged 
to go right, not encouraged to make a left-hand turn.”  

Unidentified speaker:  “In reality, what really happens?” 

Chairman Fredrick: “Hopefully the safest thing happens.” 

Mr. Bruten: “The word ‘hopefully’ is very good. That’s all I have to say.” 

Mr. Dan Korth, 4N057 Country View Ln:. I'm going to speak on three different topics 
tonight. The first topic is going to be more of a professional presentation. And if you look 
on, there should be a packet of information that was handed out earlier. And those should 
be in the order of speakers. And the first one is mine, and that's right on top, should be 
addressing the pollution of Mill Creek that runs adjacent to the property, starts south of 
Staten Hill Road, and extends down through to the north and northeast until it's daylight, 
about 2,000 feet downstream. 
 
“I'm a professional geologist, retired. I've worked as a professional geologist for about 44 
years. And the last 32 years, I focused primarily on groundwater contamination issues in 
northern Illinois and most of the Midwest. I did a little study on the situation we have 
here. What I'm concerned about is that this house was built in 1977. There is a residential 
septic system installed there that was designed back in the 70s, late 70s. And it was 
designed for four to five people, a four-bedroom house. Now they are proposing to have 
an enrollment of 25, I heard earlier. And now I heard it increased today, up to 45 students. 
So if you increase, you add students, faculty, administration staff, parents or whoever 
visitors come in, at some point, you're going to have over 50 people every day using that 
septic system. Flushing toilets, running the sinks. And there's no doubt in my mind that 
that existing system is going to be overloaded and will not be able to handle it.  
 
[Referring to a presentation board] “This is a FEMA map of the defined floodplain by 
FEMA. [He describes where the flood hazard area is on the map.]  I couldn't find any 
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design or any drawings on the installation of this septic system. I did a FOIA request with 
the Kane County Water and Environmental, Environment and Water Resources 
Department. And they had no records of the septic system that exists there. And in fact, 
one of the representatives there said that any system that's older than 1990, it's very 
common that there's no records of it. Anyway, I couldn't find one. Assuming that this is 
just a residential property, you know, and this is a residential system, whenever that 
ground is saturated, any sewage that's in that system is going to get washed out and go 
downstream. Now, with a family of four or five, it's probably okay. 
 
“But if you've got 50 people or more, which will happen, this is going to flood up and it's 
going to go downstream. It's going to pollute up, no treat, every flood of that. And there's 
no engineering you can do to improve that septic system concept that's going to prevent 
that. It's going to go into the ground and it's going to go.  
 
“But that's not the biggest problem. [Referring to board with map] This is a geological 
map that I got from the Illinois State Geological Survey. People who are not familiar with 
geological maps, they use color coding and symbols to represent different geological 
formations. [Describes some features on the map.] No treat really starts back here, where 
I put this blue dash line, but it runs underground. Now, you gotta kind of think in two 
dimensions in geology. If water moves underground as well as across overground, and 
you're talking about streams here.  [Continues to describe map; refers to the Kahokia 
formation.] And it's made, it's comprised of mainly sand and gravel. That was deposited 
during the last glaciers, when that melted away, the glaciers melted off and created this 
channel through here. It goes all the way around, ends up down in the Fox River. Now, 
this is a surficial geological map. Now, if you went out to the property, you wouldn't see 
this, because over the years, the sand is actually buried below us, a thin veneer of soil. It 
may be one foot, maybe two foot thick, but below there, there's the sand and gravel. So, 
there's always water running through that underground. And if you look here, this unit is 
about 250 feet wide, as defined by the Illinois Geological Survey. And at this location, 
they call this an upland area, it could be up to 10 feet thick, down by the Fox River, it's 
about 30 feet thick. But there's always water running here. There's a square mile of 
drainage here coming through here. It's only evident to the naked eye during flood stages. 
But there's water flowing through here all the time. You just got to get down and find it. I 
think there's a tile that runs through here. I couldn't find any record of where the tile is 
located, [but the tile on his property connects to it.] 
 
[Describes possible location of septic system.] 
 
“And again, if there's only four or five people in the household, probably not a big issue. 
But if you got 50 people using that system every day, every day, every day, that's like 
3,000 gallons. It's getting flushed down here every day. So, to continue, let's read my 
conclusion. Now, a single-family waste stream may not create a significant impact on 
Mill Creek, but an eight to ten times increase in the wastewater upflow will have a 
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significant negative impact on Mill Creek groundwater downstream and the surface water 
as well. Now, groundwater is the water that flows under the ground in the surface water. 
 
“Groundwater is always moving through the Cahokia formation below the surface. The 
Mill Creek headwaters watershed area is large, big area. The groundwater funnels 
downgrading from under Campton Hils Rd to a culvert.   
 
“The groundwater quality may already be slightly impacted by the old septic system on 
the property during normal use, but if usage is increased eight to 10 times in normal 
volume, the system overload will lead to significant negative impact to groundwater and 
surface water quality during flood stage flow. But more importantly, the groundwater 
pollution will occur on a continual daily basis during normal groundwater flow, which 
will continually pollute surface water and groundwater in Mill Creek downstream. And 
like I said, enlarging or improving the existing system is not going to do any good 
because it's that what leech fields are, they drain out. Nothing you can do about it to 
improve that system.  
 
“Also, just to remind you, I attached an addendum to that packet. It just has a listing of 
some of the common household pollutants that occur in a septic system. And you can go, 
I won't go through them all, but you can go through it. And, you know, for the fact that 
there's pathogens, different nutrients like nitrates, nitrates, phosphorus, pharmaceuticals, 
chemicals, hormones, flame retardants, microplastics, organic matter, which brings me to 
the other point. 
 
“If they have a bunch of goats and chickens wandering around out here too, where does 
all that [fecal waste] go? It goes down in the soil.  It's going to affect human health and 
the local ecosystem without a doubt. 
 
“Now I'm going to put my, my next topic, like, just my personal property. This is my 
property right here. Now, it's funny how they measure this. 293 feet away from their 
property, which is my property, to my house. Well, I use all of this. I don't just stay in my 
house. I'm here. 
 
“On my behalf of my backyard, if you look at my second packet, I have a picture here, a 
recent picture of my backyard. This is a tall grass prairie that I established over 27 years 
ago. I've been nurturing that and caring for it. And it's beautiful. We enjoy it. My kids are 
enjoying it. My grandkids are enjoying it. I have friends over who love it. Take a look at 
this picture. Here's my backyard on fire. As you all know, in prairie land, you do 
prescribed burns. And I do this every spring. And I burn it. There, you can see that wall of 
flame there. And I burn it. It burns right up to the fence line. That's what I've been doing 
for 27 years. No problem. I've called the fire department before I do it. And I've had no 
issues with it, ever. But now, if I'm going to have a school full of kids, 30 to 45 kids, 10 
adults, someone playing around here, what's that going to do to my tradition? And I 
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should state, too, that from the last June 18th meeting, it was stressed that the commission 
or the board makes their decision based on the three criteria that's outlined in Article 
Three, the Voting Approval Procedure, and Section E Approval Standards. Item one, the 
proposed special use does not endanger public health, safety, or welfare. Well, that 
situation definitely affects public safety and welfare. When you are polluting the waters 
of Mill Creek.  
 
“Now, for me, personally, I have this prairie patch here that I've been nurturing for 27 
years. If I do a prairie burn here someday, and I can't control the day that I do it because I 
need good weather, I need good wind conditions, and I need dry conditions. But when 
those three things come together, I do it. I don't wait till the weekend or whatever. I just 
got to do it. Nobody gets notified until I do it, okay? Okay? So, here's my, here's my fear. 
For item one, panic or frightened kids, parents and teachers, unfamiliar with the 
prescribed burn occurring next door, is a public health and safety issue. Some of the 
multitude of kids and adults from outside the neighborhood will complain about the 
smoke and fire affecting their physical and mental health. So, some of us freak out when 
they see a fire playing there. It's spectacular. Curious kids and adults approaching too 
close to the fire is a safety issue. Again, it comes right up to the scent of it. It's not 293 
feet away. If I have to literally run through fire to grab a kid out of the way or some 
knucklehead adult walking out there too close, it's going to definitely affect my health 
and safety.  
 
“Approval standard number two. It says, proposed special use is compatible with the 
general land use of adjacent property and other properties in the immediate vicinity. A 
new school located right across the fence holds children and unfamiliar adults from 
outside cities and outside counties, they're coming from who knows where. They're not 
compatible with my long-standing tradition of over 27 years of conducting this annual 
prairie burn. In fact, parents, teachers, students have complained about the smoke and the 
fire. Like I said, it's not compatible. And what's going to happen, I see, is they're going to, 
when I burn that, they're going to be complaining, turning me into the victim. Okay, do 
you see that? That's going to happen. Because smoke sometimes blows east, sometimes 
blows west, sometimes blows south. I definitely will have to incur additional expenses to 
purchase additional liabilities. I'm going to have to put up warning signs, maybe security 
cameras, I don't know. 
 
“But ultimately, am I going to have to plow under my prairie that's been there for 27 
years because I can't use it like I want to anymore?  
 
“The next third special use is the other item. Specific location proposed consistent with 
the spirit, intent of this ordinance and adopted to its land use policy. In looKane at my 
situation, my lifetime situation, located right next door to a school for kids with 
something, you know, unfamiliar adults with the situation, this school is not compatible 
with our land use. It goes against the spirit and intent of this ordinance. In addition, the 
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Village of Campton Hills and Campton Township land use policies include restoration, 
establishment and care for tall grass prairies and open space and wildlife habitat. 
 
“That's what this is to me. I've got a lot of wildlife back here. Injury or outright 
elimination of our ability to continue to care for and enjoy the beauty of the prairie and 
wildlife habitat that we've created in our own backyard is also a violation of this 
ordinance. I got a couple game cameras in there and you can turn page back there and see 
some of the wildlife that I have captured, you know, roaming around in that prairie, 
hunting coyotes back there, hunting rabbits. I got all kinds of rabbits, opahs, raccoons. 
And the last picture I have probably relates to the next topic that's coming up. 
 
“There's a bridle path back there. This was my neighbor's, or my neighbor's riding a 
horse. On the back side of my prairie, which I think you'll hear about.” 
 
Ms. Dana Merk, Headwaters Academy.  “I'm so glad you brought all those points up, 
Mr. Korth. The mission, the heart of Headwaters Academy is nature and environmental 
stewardship. We learn in the prairie. We would love an opportunity to witness a burn, a 
prescribed burn. It would be such an exciting learning opportunity for the students. 
 
“What I do want to address is just some misinformation regarding water use. So on the 
Environmental Protection Agency's website, we of course projected to use about 82 
gallons a day per person, so 320 gallons for a whole family. If you have 25 students 
washing their hands, going to the bathroom, not taking showers, taking a baths, doing 
laundry, our school's projected water use, it's only 162 gallons a day, which is about half 
of a family four. And we're only in session 176 days out of the year. Where a family lives 
in their home for 365 days a year. We care very, very much about the health of the local 
ecosystem, and we would never want to do anything to jeopardize that. Thank you so 
much.” 
 
Scott Fortcamp, 4N091 Country View Ln. “My property is adjacent to the property. One of 
the things I've discovered, which is consistent with fly-by-the-seat-of-your pants, we 
don't need septic changes. We use less septic than a family does, [4-6 words inaudible] 
but that's not my topic. 
 
“I'm looking at the second use case previously, where it's compatible with generally plain 
use adjacent properties. My issue is, I would not build a horse property next to a school. 
You just can't do it. When you look at building a horse property, one of the things we tell 
you to do is look at the zoning laws. Many counties, many villages have zoning laws that 
say you have to be at least 100 feet away, as far as one mile away, properties from 
schools and from churches. It's something that makes sense, and it's something that right 
now, if you look at my property, my horses are 30 feet away from their proposed [use].  
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[Refers to map and describes distances.] “So, my horses, which is what I'm mostly 
concerned about, aren't separated by distance. We use the whole property, because the 
horses use the whole property. I don't really care how far away my house is from their 
property line. I care about how far away their kids are playing with my horses and what's 
in between those situations.  
 
“Now, one of the things that we do have is, you know, there is heavy brush, and there's a 
fence that separates the property. That heavy brush, my kids played in it as kids. They 
make trails in it. They make forts in it. It just draws kids into that situation. It's not a 
protection for me, because I know better, but that draws the kids in. Furthermore, once a 
kid's in the brush, you don't see what they're doing. 
 
So, now I have people that would potentially be with my horses that are no longer visible 
by the people supervising them. That is a huge concern of ours right now. And also 
remember that this was an equine property. This five-acre plot they took over was an 
equine property. The property was meant for horses. It's not meant for kids. I'm also 
concerned that we're looking at the most ideal situation. Every time with rosy eyes, life is 
not ideal. Kids don't do everything you tell them to. Parents don't do everything you tell 
them to. It's not a situation that is overly controllable. The more kids you have, the less 
control you have over it. 
 
“We bought the property more than 23 years ago and it included that bridle path, which is 
a big amenity that my kids used themselves. You say that picture of my daughter riding. 
And it's the nature of children to be loud and play and active. That's what they do at 
recess. That's on the other side of that brush. Loud noises, spook horses. Horses are afraid 
of animals. Noises coming from areas that they can't see or expect. It can be very 
dangerous to the rider. If you can see the kids playing and you ride up to them, that's one 
thing. If you're riding along that prairie path and all of a sudden there's a big noise 
coming out of the bushes, that is going to spook the horse and be a very dangerous 
situation for the riders. The prairie path along that whole side is no longer safe for my 
kids or others to ride. 
 
“There's normal risk of having a horse property. We have an insurance umbrella policy 
for the insurance company to cover that. The problem is it's not set up to—it’s not 
adequate for 20 to 40 children in the adjacent property when my horse is 30 feet away. I 
would have to increase my insurance—I take more cost. [4-6 words inaudible] …possibly 
as well which is some people mentioned cameras or other things. I need to protect 
myself. 
 
“The problem I have is horses are considered an attractive nuisance. Which is a legal 
term saying if a pig can [1 word inaudible] on my property, no matter what the bonehead 
or 2-3 words inaudible] fellow, I'm liable for it. That and swimming pools are two things 
that we can't protect against. 
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It just materially changes our financial-risk profile. And the reality is you just don't get 
horse properties next to schools. And it's not reasonable to put a school next to a horse 
property. My value of my property is it's a horse property. It's in an equine neighborhood. 
Having a school next door, I'm no longer a [2-3 words inaudible] as equine, horse 
property.  I am not going to be able to sell it as a horse property to a great majority of 
people that would purchase that being next to the school. It's not a reasonable risk. You 
do not build a horse property next to the school, you don't put a school next to a horse 
property. It's just completely outside, completely outside the compatibility with our land. 
One thing that really disturbed me was in the write-up, James Brown brushed off our 
concerns, saying they're greatly exaggerated. That was extremely offensive. I can assure 
the zoning committe that these are valid concerns and they are risks. What I don't 
understand is what his intention is to overstep [1-2 words inaudible] his biased opinion 
into something that should be statements and view our concerns. Furthermore, he took 
the talking point of Headwaters and that has [1 word inaudible] any equine experience or 
concern in any of those statements. So it concerns me that took place. You do not reach 
out to us to ask us about our concerns. These are something that's generally greatly 
exaggerated. And other parts of the reports are just the same. People will address different 
considerations and concerns. 
 
“What this property is, it's a commercial enterprise. It's selling education to the public 
and it's inviting the public into our community every day. We're talking about families 
that aren't in Campton Hills. We're talking about areas around, most people are talking 
about non--kids aren't farm people, they're not country people. They might like the 
country and the concept of it, but they're not compatible with what we're doing. And 
again, comes out to more risk for us. 
 
“Also, we're all residential properties that have people living in them around the clock. 
This property is not going to be lived in. They want to have live animals on the property. 
We don't have unattended animals in our neighborhoods, where people are all ten to go 
home at night and they'll come back in the morning. That doesn't exist, that's not the way 
it's [1 word inaudible]. Now, it could be that the house next door will take care of them, 
but there is a suspicion that the adjacent property that they own will end up interacting 
with the school in a cohesive manner and not be a separate residential property. And that's 
another concern we have is, not that they're going to join them from a family perspective, 
because that wouldn't be allowed, but it doesn't mean they won't actually go ahead and 
marry the two together, because it's similar ownership, parents and daughter. Also, we 
keep on saying that the proposed property is a farm. It's not a farm. It doesn't produce any 
income or anything, it should be a definition of a farm. It's a word that makes it sound 
like it fits in the community. A lot of the things are words that make it sound like they fit 
into the community, or they're consistent with stuff. It's a lot of words. It don't exist today. 
This is a brand-new enterprise, it's unproven. It's flying by the seat of its pants. It doesn't 
look ahead, it's a school that doesn't do its homework, it doesn't research things. It just 
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jumps forward. Oh, this looks like a good idea, let's go do it. That's also not a responsible 
partner and neighbor in this situation, especially with so much going on in that area.  
 
“And then the other thing too is, it's really hard to believe that every property and 
neighbor, other than the owner and the owner's daughter, are against this. Whether it's 
across the street, whether it's a full neighborhood next to it, a full neighborhood to the 
other side of it, there is no support for this. And yet it's supposed to be consistent with our 
neighborhood. Yet all of the surrounding areas do not have that. I think someone else can 
speak to that. That part of it, I'm sure someone will show you that on the map as well.  So 
if anybody ever asks me, please say no. This isn't just incompatible. It's actually at odds 
with the equine community, equine residents. The one property started out as an equine 
property. They removed all equine from it. This school was an equine property. That's 
gone too now. So they're slowly knocking off all the horse properties that used to be in 
your neighborhood. And that's not good for anybody. That's not good for anything. And 
it's just consistent behavior of going down another route that we don’t want to go.  So 
please vote no.” 

There was a discussion on moving the presentation boards so the commissioners could 
see the speaker. 

 
Ms. Nancy Roxworthy, 3N Farmview Rd: “I live on Farmview Road. I've lived there 
for over 25 years. The back of my property is adjacent to the front and side yards of the 
proposed special school. I'm directly to the east.  I'm closest to the school. And I just 
wanted to kind of go over the impact of a new school on adjacent properties that are 
based on several different factors.  
 
“First, any school in a neighborhood has potential positives. Proximity to a school can be 
attractive for families with children. However, this school is advertising to bring children 
from far outside the neighborhood and Campton Hills. In fact, both neighborhoods on 
either side of the school have signed petitions stating they don't want this school. No one 
from our neighborhood is going there. You could have a positive enhanced community 
reputation. A well-regarded school can enhance the reputation of the neighborhood. 
 
“However, in this case, the proponents of the school have done nothing to reach out to 
neighbors. The covenants and restrictions on this property are being ignored. And then, 
near a school we usually have some improved infrastructure that can lead to new 
improvements on roads, parks. But this school probably will demand some changes on 
Campton Hills Road. But are they improvements or changes to pay for by Campton Hills’ 
taxpayers? There are some potential negatives that have been brought up. The increased 
traffic and noise. We know there's going to be increased noise during drop-off and pick-
up time. In these facts, it's been brought up many times, so I'm not going to dwell on that. 
But personally, because I'm very close to their driveway, I will see every car, every car 
light from my back patio. 
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“The proposed school may put a fence. There's fencing on a lot of properties, but there's 
no fence between my backyard and their front. There's nothing to block. No landscape, 
no fence. And they might even propose a privacy fence. But then what will that do? Then, 
basically, I have an open land space that's lost to that. Right now, I can look through a 
wide span of land, so either I see cars, or they'll cut it off with some fence. And then what 
is the negative changes in the neighborhood's character and safety?  
 
“Usually, a school is planned. It's part of a neighborhood. And people move to that area 
because they want to be close to the neighborhood. But this school is being dropped into 
a neighborhood. It's going to be worse. It wasn't planned that way. The land surrounding 
this proposed school is residential. We have protections with covenants and restrictions 
that I know you don't want to deal with, but you certainly will if we need to. With this 
commercial venture in my backyard, the peaceful serenity of the community will be 
changed. I also feel that my personal safety is threatened by 20, 30 unknown cars next to 
my home every day. That's more cars than in our neighborhood that they're bringing into 
one area. 
 
“The previous owners of the proposed school were the best neighbors. We looked out for 
each other. That's what good neighbors in the residential area do. But no one will live in 
this school. No one's protecting the property like it's their home. And then there is 
increased liability. 
 
“I have an in-ground pool, and many homeowner policies require a thousand square feet 
distance between a pool and any commercial property or school. So that's something for 
the future. In summary, the potential positives in the school have been turned into 
negatives by this school because the owners have chosen the wrong location for their 
venture. So what's the bottom line for my property value? There are other properties 
within the immediate vicinity. Real estate people have told me that my property value 
will certainly not increase if this school becomes reality next door. Realistically, I should 
expect a 5% to 10% decrease in my property value if this school is approved. My home is 
one of my largest investments, which is two for most people. I only pray that the 
commissioners here do not approve this special use and vote to protect our homes. Thank 
you.” 
 
Ms. Holly Bauron, 42W500 Foxfield Drive:  “I live on Foxfield Drive. I'm slightly just 
outside of the notice area. I'm approximately 400 feet from this property, and I wasn't 
going to speak tonight, but now I am. I am for this school because I would like to send 
my child here, and I'm a local resident. I know there's a lot of people here already in this 
community, just based on me going live tonight, that are speaKane out about how in 
support they would be and how they didn't even know this was an option for their local 
children.  We're hearing a lot of scare tactics. The scare tactic about outsiders driving 
down the cul-de-sac. All these foreign people that don't belong to Camton Hills. That is 
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not why I moved to Camton Hills. So when I was deputy clerk here, I was sent with 
village money to the Illinois Municipal League conference. I sat through a talk regarding 
the NIMBY complaints. And for the average layman, you may not know what NIMBY 
means, but it stands for Not In My Backyard. So you would be fine with a lot of these 
things if it wasn't in your backyard. So the talk that I sat through, and I took extensive 
notes, was basically how—when you're sitting at a plan commission—to distinguish 
between what is an irrational NIMBY complaint and or fear, and what are the factors 
here. 
 
“I want to remind this commission to go back and remember what the actual factors are. 
I'm a little emotional about this, and I didn't expect that. I kind of already knew what to 
expect, but I'm just shocked that a portion of this community would be so close-minded 
to something that could be so spectacular for us. We already have the farmhouse school. I 
already mentioned this in a prior hearing. There are no sprinkler systems there. A lot of 
the things that they're putting on this school don't exist for a prior special use or variance. 
I think it's a variance, specifically, but they're extremely similar, as you know. Yeah, so as 
a resident, I want my 8-year-old to go here at some point. I'm just not ready for it just yet. 
I'm still homeschooling. I know there's a lot of other parents willing to send their children 
here. We just didn't know that it was going to be right here in our backyard.  
 
“I do want to touch on the children's polluting Mill Creek, because it drives me crazy. So 
I am not afraid of children's urine. I mean, how many times when you were in school did 
you poop at school? Think about it. How many times? One time during the day? Two 
times a week? So children's poop or urine doesn't scare me. They're not doing laundry 
with particle chemicals. 
 
“How many people in this room are spraying pesticides on their lawn? That is the true 
problem. [Inaudible comments from audience.] I sat through a lot of people talking, and 
now I'm talking. So what are you putting in your laundry detergent? What kind of 
pharmaceuticals are you people on? I'm not on any. Okay, so that's polluting. You want to 
bring up pharmaceuticals? Zero in my home. [Commotion and comments from audience; 
Chairman advises attendees to remain quiet.] 
 
“No more comments. I'm sorry that I'm touching hot buttons for everybody. I'm very 
sorry. But I think all of this needs to be said and strongly because it's irrational thinking. 
I'm also sorry that I'm recording this. I'm the reason, by the way, everybody, all the 
residents here, I'm the reason that the Village now records every meeting because I took a 
year and a half of my time and my life and I sat here with my damn camera and I 
recorded everything and put pressure on the Village and they finally do this for you so 
now you can sit at your home and watch the Village breathe. 
 
“Again to remind the board: you have certain factors to consider and it's none of this 
noise.” 
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Chairman Fredrick: “ I’d like to remind everybody—I understand it can be emotional, 
but please no outbursts from the group no matter which side of the aisle you're on. I 
encourage you to speak.  I do want to hear what the concerns are, so next person please.  
 
Ms. Dee McDuffie, 4N156 Country View Lane: “First of all I want to thank you for 
listening to us once more. I know it was a long procedure last time and here we are again 
but that just goes to show you the passion of our area and how much we love the 
residential area that we live in. I want to start off just kind of coming full circle from the 
first meeting that was on June 18th. I know a bunch of the staff is here and I know Sarah 
clearly is from Campton Hills but besides Sarah and I know now you, miss, how many of 
you are from Campton Hills? The staff? You live in Campton Hills? So one. Other. I've 
lived here for decades as well as most of my neighbors. If you live here you realize why 
we live here. What our values are and how this school can impact our beautiful 
residential community. Sarah you mentioned the Farmhouse School, trying to compare it 
to your proposed school. Basically, that's comparing apples to oranges. The Farmhouse 
School is an historical property that has many buildings on it from the 1800s. It is 
actually on the Kane County Historical Register.  Comparing that property—which was 
in place before the Fox Hill subdivision was there.  So basically subdivision was after 
that property unlike the Montessori School where we're residential and they're trying to 
change a residential long-time home that was built in a residential area to a school. That's 
a completely different apple than orange. I know Mr. Brown you stated in your memo 
dated on July 24th just recently your own personal example about Pearson Creek 
Elementary School. This public school building also has no homes directly next to it very 
much like the Farmhouse School. It was built to service the geographical area in St. 
Charles much like Bell Grand Elementary School in the Fox Hill subdivision in St. 
Charles. Again, you're comparing apples to oranges. The proposed Montessori School 
property has always been residential and is surrounded by residential properties. 
 
“I know there's been a lot of talk about traffic but I'm going to just kind of pick through 
what I had written down. We talked about drop-off and pick up times. I mean this might 
sound great on paper in this beautiful presentation but the fact of the matter is I don't 
know any parents or children that don't run late. Kids that don't get sick and have to be 
picked up early in the middle of the day, multiple times a day. Also remember the public 
school buses run and have lots of stops on Campton Hills Road multiple times a day as 
well as frequent joggers, walkers, bicycle clubs that travel in groups, farm equipment, 
rain, semis which would clearly delay the perfect process on paper for drop off and pick 
up.  
 
“We do live in the Midwest. Let's not forget the many rain and snow storms we have in 
our area causing power outages. A big question would be your proposed property is 
unwell and septic. Are you going to have a whole house generator for the safety of the 
children and the staff? Fallen trees, electrical wires, delayed snow removal would all 
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disrupt the perfect process of dropping off and picking up on paper. I think they are 
clearly underestimating the amount of traffic you'll have coming and going and the 
timing of such traffic. [Addressing traffic consultant Mr. Bowen]: And I do have a 
question for you sir. When did you do this traffic study?” [Mr. Bowen’s response 
inaudible.] So you did it this week? You did the evaluation this week?  So the numbers 
that you came up with were purely from this week?  
 
Mr. Bowen [stepping to podium]: “We did not perform a full traffic study. It was just a 
preliminary evaluation. The numbers we have for trip generation are based on Institute of 
Transportation Engineers numbers that they get from countless surveys that they do 
throughout the entire country, other private schools. That's where the numbers we 
presented are from. The only other number we had was the 600 vehicles a day and that is 
an IDOT provided number for every individual.” 
 
Ms. McDuffie: “Okay, so basically there's been no official traffic study to tell exactly 
how many cars travel on that? At this time of the year there are less cars traffic on that 
road due to people on vacations not going many places. The kids aren't in school. They're 
not coming back and forth to their activities. So to estimate a number in an area of which 
clearly I'm assuming sir you're not from the area either, Mr. Lawyer?  I'm sorry I don't 
remember your name. To know what actually the traffic volume is on any specific given 
day. Correct? It's an estimate that you've given us?” 
 
Mr. Bowen: “Yes.” 
 
Ms. McDuffie: “Okay, thank you. We were talking about the driveway and in the last 
June 18th meeting Sarah stated on record that the asphalt people who did her extension 
turnaround which is not a circle, it's a half arc, by the way, was specifically two car. It is 
not a two car. It's a one car. In front it tapers out to a two plus car in front of the garage 
only. Other than that it's very narrow everywhere else leading up into the front of the 
garage. Therefore it has no capacity to have a car coming in and out of the driveway. Cars 
could be sitting on Campton Hills Road waiting to enter and exit. Again it's a 50 mile an 
hour road. That's a huge safety concern. 
 
“I actually have a question that came up when I read Mr. Brown your memo again dated 
July 24th. The approximate number of people and children you had written in your 
document that would be coming in and out of the driveway on the proposed school. But 
you never stated anything more about how many people would be coming in and out of 
the property for the community garden and the special events. That's also written in there 
and has not been taken into consideration. On the 18th Sarah said that they were 
specifically going to have a school for the kids and no events. And now all of a sudden I 
see a community garden and special events that maybe would occur only so many times a 
week or a month or what not.  So again more traffic, more safety concerns especially on a 



28 
 

50 mile an hour road. I would hope that everyone would say that they do not want this: 
No.  And I appreciate your time. Thank you.” 
 
Mr. Frank Del Grazi, 4N121 Countryview Lane.  “I live at 500 feet of the property that 
is seeking a special purpose. Just to start off: a residential house supporting 50 people. It's 
not residential anymore. Traffic going in and out. This property and surrounding 
properties have been zoned residential. There should be no question that a school or any 
other designation should apply to this residential community. This is only a residential 
community. Please let it stay that way. A petition which you all have has been circulated 
and signed supporting a no vote. And we hope that you will comply with the majority of 
the community and move it on. “Thank you.  
 
Unidentified speaker from audience: [Referring to map showing those who have signed 
a petition against the application] “We'll get this out of your way. But the chart itself, all 
the areas that people have signed against, only one for the property, the CPO and the 
property itself.” 
 
 
Mr. Vince Kelly, 4N150 Farmview Road. “Well, I'm just going to read my speech. I 
know you already brought this up, but I feel this is important to be heard again. My name 
is Vince Kelly and I live at 4N150 Farmview Road with my wife and kids. My parents 
built this house in 1978 after purchasing 15 acres of land with their mom and two sisters. 
I was born and raised in this home and have basically lived there my entire life. This 
issue is very important to myself and neighbors as it concerns the preservation of our 
neighborhood as a small, uninhabited rural community. 
 
“While we are not questioning the validity, need, or importance of Headwaters Academy, 
we're definitely questioning the location choice, as it's not legal for the property to be 
used as a school based on covenants and restrictions attached to the title and land. I know 
everyone here is aware of this because I've emailed you all the information. But my 
home, our neighbors' homes, are all part of Campton Hills Farm Subdivision and is 
bound by covenants and restrictions as to how the property is to be maintained and used. 
You keep mentioning HOA, but these covenants and restrictions are not HOA rules. 
They're legal documents that were recorded with Kane County on June 12, 1972, and can 
be found under Kane County document number 1229233, book number 2762, pages 239-
245, as shown on the attachments that I have forwarded to everyone here. The covenants 
are attached to the title by the warranty deed when purchasing a property in this 
neighborhood. 
 
“They run with the land, not the owner of the land or the Village of incorporation. It can 
only be changed by a vote of at least two-thirds of the aggregate landowners. These 
documents have already been enforced in a court of law in Kane County as well: Kane 
County case number 04-CA-414 Robert and Denise Clark and Paolo and Carrie 
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Castellano. The court order rendered on 8-24-04 ruled on the covenants and restrictions 
in favor of the plaintiff and the court retained jurisdiction of enforcement until 
compliance was rendered. The owners of Headwaters Academy admitted that they were 
given a copy of the covenants and restrictions when they purchased the property. In the 
warranty deed that they signed when purchasing the property, it specifically states that 
this deed is subject to general real estate taxes not due and paid about the time of closing, 
covenants, conditions, and restrictions of record and building lines and easements. I'd 
also like to take a quick minute to read the most applicable rules from the covenants and 
restrictions that are in place on this piece of property.  
 
“Rule number one: ‘No tract nor any structure located thereon shall be used for any 
business or commercial purpose except farming or in such a manner as to cause noxious 
odors or create an annoyance or nuisance.’ Rule number 11A: ‘No structure whatever 
except structures appurtenant to farming use shall be erected, placed, or permitted on any 
tract except one private residence to be used only for occupancy as a dwelling by one 
family only with the necessary customary outputtings appurtenant thereto.’ 
 
“‘Rule number 14: The covenants and restrictions set forth herein with the exceptions 
herein stated are for the benefit of all present and future owners of tracts in said 
subdivision. Declarant and each party who accepts title to any part of said subdivision 
finds himself, his heirs, legal representatives, successors, and assigns the covenants and 
restrictions and every other provision herein contained.  It is understood and agreed that 
all the covenants and restrictions shall run with the land and shall bind and endure to the 
benefit of declarant and all parties requiring an interest in said subdivision, the respective 
heirs, successors, and assigns.’ 
 
“Based on the aforementioned rules, it's clear that a school is absolutely not allowed in 
this location. Again, I emailed all of you guys on Thursday with these documents so you 
had time to review and verify these facts. Therefore, it makes no sense to approve a 
special use permit for the property when there are superseding documents that do not 
allow the land to be used for such a purpose. And I'd like to make an additional point 
regarding that statement. During the latest Campton Hills rezoning and land use 
amendment process over the last couple of years, I've heard multiple times in the 
meetings from Village officials that if your property contains covenants that strictly allow 
the use of something or not the use of something, whether it be keeping of animals or 
something else, the covenants would take precedence over the Village zoning ordinance. 
 
“I did a little research on this and I found a Village zoning ordinance that clearly states 
this fact. Campton Hills Ordinance Number 020-13, which is an ordinance amending 
Chapter 5 of Title IX Subdivision Regulations of the Village Code of Campton Hills, 
Kane County, Illinois. In Article 1, Title Applicability and Interpretation, the title says 
this chapter is known, cited, and referred to as subdivision ordinance, subdivision 
regulations, or regulations of the Village of Campton Hills. 
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“Most importantly, in Article 1.3, which is the interpretation, it states in interpreting and 
applying of these regulations, they are held to be the minimum requirements for the 
promotion and effectuation of the purposes set forth herein. Where these regulations 
impose greater restrictions or requirements than one imposed or required by other 
provisions of laws, rules, regulations, covenants, or agreements, these regulations control. 
Where any easements, covenants, restrictions, or agreements between parties impose 
restrictions greater than those imposed by this chapter, those easements, covenants, deed 
restrictions, or agreements will control. 
 
“Now at the end, it does say, however, the Village will not enforce any private easements, 
covenants, deed restrictions, or agreements. So, based on this interpretation, which comes 
directly from a Village ordinance, it's very apparent that the obvious decision in this case 
is to deny the special use permit for headwaters again. I do understand that the Village 
states it won't enforce these covenants or agreements. However, I would argue at this 
point, it's not requiring any actual enforcement, but just a common sense decision to deny 
the special use permit for Headwaters, as it is specifically not allowed, based on 
covenants and land restrictions attached to this piece of property. In fact, I would almost 
argue that approval would be a willful vote to purposely break the covenants by this 
commission. Finally, I know your vote is supposed to be based on three factors. I'm 
specifically going to point to number two, that states the proposed special use is 
compatible with the general land use of adjacent properties and other properties within 
the immediate vicinity. This fact is completely untrue for Headwaters Academy. I 
emphasize again that every parcel within the subdivision is either farmland or owned and 
occupied by a single family in a single-family residence. This is a fact because that's all 
the covenants allow. Therefore, a special use permit is absolutely not compatible with 
adjacent properties as the school has stated that no one will occupy the house as residents. 
Thank you for your time and consideration in this matter, and I look forward to a 
satisfactory resolutions to this situation.” 
 
Chairman Fredrick: “A quick question for you, sir. Maybe someone else can answer 
this for me. Is there an active homeowners association?” 
 
Mr. Kelly: “There is not.” 
 
Mr. Craig McDuffie, 4N156 Country View Lane.   “I'm going to keep this short and 
just summarize things. The proposed special use will not endanger public health, safety, 
and welfare. You've heard from a number of people today when you think about the 
category, you think about the septic system, the floodplain, the list goes on, the traffic; the 
bridle path is a real concern where we've had issues the existing families and children on 
bridle path and riders and the additional liability. It actually will endanger the whole 
public in our area.  
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“Number two—and to Vincent's point—the proposed special uses we have within 
adjacent properties. It's not, and when you look at and while you say, you know, we don't 
import covenants or anything like that, to me it would be negligent of you to actually 
approve the special use knowing the fact that the covenants actually do stand. 
 
“So my recommendation is a vote no. The third piece of that is the special use in specific 
locations is consistent. Again, it's a school. It's not consistent with a residential 
neighborhood at all. You know, there's really no valid explanation that anybody here has 
really put forth that says that it is compatible, it's in the spirit of it. Basically we're a 
community of residential neighbors that support each other. The school is not part of the 
residential neighborhood that supports each other. Thank you for your time. I look 
forward to possibly having somebody recommend now a vote for, so we can hear a vote 
and then move on.” 
 
Mr. Gene Surrico, 4N129 Countryview Lane. [He asks for a photograph of the subject 
property’s driveway to be displayed on the screen.]  

[Referring to the driveway] “I don't know if there was a permit for that. I don't know. But 
look at the construction. You can definitely see a difference between the two types of 
pavements. Will they even hold a car? It looks like they went right over the grass. Now 
this is typical of some of the maintenance on this owner's property. 

 
Just do whatever you have to do to conform. Not doing it right. And I'm afraid the whole 
property is going to just go down, down, down. I guess that's all you have to say. I just 
want to bring it to your attention. They go by and do whatever they have to to comply 
and that’s it. They are not doing it right. 
 
Mr. Ray Sandefur, 4N028 Country View Lane. “What should we consider as 
acceptable to be overlooked? As a community, why would anyone, why should anyone 
object to a school? That's the message that Headwaters Academy would like you to hear 
at your table. But what type of school is it that's being defined? I'm not sure that it is 
definitive even in the petitioner's application. We've heard conflicting numbers of 
enrollment and staff. Per the last meeting minutes, the enrollment was topped at 30 
students—the normal criteria which defines a micro school. Tonight, the testimony has 
changed and that number has been increased to 45. That changes the definition by all 
normal public domain standards and results in requirements and definitions for a private 
school. There are distinctions between home school, micro school, private school, and 
municipal public school. There are requirements and regulations that adhere to all of 
those criteria. 
 
“The distinguished attorney cited established legal precedent yet conveniently neglects to 
show or define the equivalence of those precedents to the school as defined by the special 
use application. Let's look at other things that we may choose to simply overlook. We've 
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discussed several times this evening that a driveway was modified, yet their own traffic 
engineer admits that what was constructed is insufficient for the special use. 
 
“The septic system and water use have not been addressed by their own admission, yet 
was not considered or warranted initially as a concern by the petitioner. The petitioner has 
found an alternate location in Aurora, Illinois, for the purpose to continue their 
educational endeavor unimpeded. So my question is this: What makes this special use 
application and the Campton Hills property superior to the establishment of a school in an 
alternate location?  
 
“And finally, I should leave my own opinion to myself, but does the outcry of the 
neighborhood have any less merit than that of the applicant seeking the variance? Thank 
you.”  
 
Mr. Kaz Katab, DeKalb. “I am one of the two teachers currently at Headwaters, the 
person who proposed the school. I want to thank you all for listening tonight. I want to 
thank even the counter-arguments. My goal, I'm going to just speak for myself for a 
moment, is to come to school every day to teach kids how to live in the world that they 
live in. And that includes people that are going to be against them. And I'm not trying to 
speak all saccharine and anything like that, some lofty ideals. I genuinely, when asking 
the question, why here? This is part of the world. I think we've stated explicitly that we 
want to preserve your way of life. I think we've stated in our presentation the ways we 
want to address your concerns. I don't want to argue. I don't want to debate. I want to go 
into a school with my students and feel like we're not hated from all sides. And maybe 
that sounds crazy. I mean, how could that realistically take place based on the feelings 
that have been expressed? I urge the committee to look at two things. 
 
“Number one: when examining the law, that you know far better than me, and looking at 
our evidence, is public safety, public health, et cetera, being met? Not the sense of public 
safety and public health. These are two different things. I do, however, want to point out 
that the sense of public health and public safety is important to me. I swear on everything 
to me. I swear on my children, on my wife who's here with me today. I want you to not 
have an outcry. I want to make that clear. And I think that my view is corroborated by 
what we've presented tonight. I'm very sorry for the negative feeling, but I think what 
we've presented in my view—and feel free if anyone on my side who wants to counter 
this, is, oh, we hear you. We hear your concerns. Here's how we've tried to fix it. And 
when it comes down to it, my main point is that when you're considering this special 
zoning committee, the considerations of, I think we've given some suggestions, I think 
we have others open to us. I'm going to echo what my head of school said back on June 
18th: We want to work with you. I want you to believe [2-3 inaudible] experiment. 
 
“If you all on the opposition got everything you wanted, we would be happy. If we got 
everything we wanted, obviously we'd be happy. But if you got everything you wanted 



33 
 

and there was no longer an outcry, we would be really happy. If we had all the money in 
the world to make electric fences and anything that you needed, we would do that for 
you. I think I can speak for my team. That's the point of this school, to live peacefully 
within the world as it exists, not to go out and try to live within different points of view. 
 
“I ask you—and I have no answer to this, only you can answer this—if you got 
everything that you wanted, would you still not want us there? If we did everything, if we 
got down on our knees and we could afford it, if we did everything we could for you, 
would you still have a problem? If that is true then I just want to examine that and I want 
the zoning committee to advance that. Because as far as I understand, and again, echoing 
my head of school, we are open to changing whatever we can change to meet your 
demands. And if you still have a problem with that, then I don't, I feel like that's a [2-3 
word inaudible]. Thank you.”   
 
Unidentified speaker [4-5 words inaudible]. From the start of this project, the 
neighborhood wasn't included. They weren't consulted. They still haven't been consulted. 
They're still having conversations with neighbors regarding this or hearing their concerns. 
They have lawyers, they have whatever it is. They have pretty words here saying no, we 
want to be part of the community. But they have isolated themselves from the community 
they serve. They haven't reached out to us. They haven't had discussions with us. They 
haven't heard our concerns. And that is not consistent with the message I just did here at 
all. It's very inconsistent. It's a fact. It's action, not words. Thank you.” 
 
Commissioner Larario: “Mr. Chairman, point of order. Are we taking closing 
statements now? Is that it?  
 
Chairman Fredrick: “I'm just going to wrap up here pretty quickly so we can have 
discussion about it all.” 
 
Ms. Bauron: “I didn't know that we could double dip. So I've been thinking a little bit 
more about some things. I think it's important for people to understand the process here in 
any municipality. I didn't know anything about municipal government until I started 
paying attention about four and a half years ago because I was trying to fight for the 
rights for Campton Hills residents when Mike Tyrell, our old president, was trying to take 
them away. The reason that Mike Tyrell wanted to talk about covenants is because he 
wanted control over people. 
 
“The reality is covenants are private agreements that are generally run by an HOA. If you 
don't have an HOA, it's okay. You can still uphold the covenants by suing someone 
individually. So you can bring the money to the table. You can sue them. You can fight it 
out in court. 
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“But I will say one thing. I spent about an hour a couple weeks ago, because this really 
bugged me, and when things bug me, I'm going to get to the bottom of it. I did some 
research on these two cul-de-sacs, and there are many people that are also in violation of 
those covenants. You have detached garages. You're not allowed to have those. You're 
only allowed to have an outbuilding or horses. So, before you throw stones in a glass 
house, I really recommend and also permits, pools, fences. Did you guys all get pools and 
fences permits? I don't think you did.” 
 
Commotion from the audience. 
 
Chairman Fredrick:  “Hang on. Hang on. I don't want to get into accusations about this 
stuff, so please stick to the facts.” 
 
Ms. Bauron: “Fair enough, but this is public comment, and I'd really like to see it. If we 
still had the 2007 zoning ordinance, this was 100% permitted with zero permissions 
given. The county would have had nothing to do with encampment. This was changed 
December 3rd, 2024. This was changed. So, before that, because our 2023 ordinance was 
invalid, because they didn't follow the proper procedures, the statute, we floated with no 
zoning ordinance. Another thing everybody should know that I'm just going to say, 
because we deleted in its entirety the Kane County 2007 ordinance, we followed that part 
of the statute properly. We, however, used the wrong statute and did not put in the 2023 
ordinance properly.” 
Unidentified speaker from audience: “What are you talking about?” 
 
[Commotion from the audience. Chairman advises crowd to let speaker talk.] 
 
Ms. Bauron: “Well, you don't know. So, this would have been completely legal had we 
still had the Kane County 2007.”  
 
Chairman Fredrick: “I'm going to ask the commissioners if you've had enough 
testimony to start to make a decision, if you'd like.”  
 
Commissioner Johnson: “[1-3 words inaudible]…if there's any new points.”  
 
Chairman Fredrick: “Any new points? Any new points at all?” 
 
Commissioner Kopec: “I make a motion to close the public hearing.” 
 
Chairman Fredrick: “Does the applicant wish to make a closing statement at all?”  
 
Mr. Franke: “No, Mr. Chairman, other than to say we agree with your opening statement 
on the covenants. I don’t think they are relevant for tonight’s discussion.  It is a separate 
issue. Other than that we have no further comment.” 
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Chairman Fredrick: “Seeing that there's no more comments coming out here. 
Discussion within the—" 
 
Commissioner Larario: [To Commissioner Kopec]: “Would you mind repeating your 
motion?  
 
Commissioner Kopec: “I make a motion to close the public hearing.” 
 
The chairman asked for a second. 
 
Commissioner Larario: “I’ll second that.” 
 
Chairman Fredrick: “If you leave the public hearing open, if you have questions then 
you can ask the petitioner or you can ask questions and get more feedback. If you close it, 
then you have to reopen the public hearing.” 
 
Commissioner Larario: “My only concern is if one of our commissioners stepped out, 
maybe he had an opinion, and how do you want to handle that? Do you want to wait on 
this motion? Or let him come back?” 
 
Chairman Fredrick: “I would just prefer that we not close the public hearing.” 
 
Commissioner Larario: “Okay. I'll withdraw my motion.” 
 
Chairman Fredrick: “Okay. That way if you do have questions, you can ask that and 
then we can get more consent.” 
 
Commissioner Johnson: “I’m a little confused.  Are you saying that we'll have our 
discussion and then also ask questions of you?  
 
Chairman Fredrick: “Just in case you have questions, if we have a discussion and all of 
a sudden you have questions about something, then you can ask the petitioner or ask 
somebody that the public hearing is still open. If you close it, then you have to reopen it.” 
 
Commissioner Johnson: “Does anybody have any further questions?”  
 
Chairman Fredrick: “I suggest that we just basically continue our discussion without 
closing the public hearing. Do you guys agree?” 
 
Commissioner Tiedt: [Rephrases the chairman’s comments about not closing public 
comment.] 
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Chairman Fredrick asks Attorney Forte if he has any questions or comments. 
 
Attorney Forte: “Just briefly, because we've had some discussion at the prior meeting. 
The zoning ordinance is very clear and Mr. Brown was instrumental in working on the 
new zoning ordinance just this past year. In section 1.3, Applicability, right at the 
beginning of the zoning ordinance, it discusses the zoning ordinance its relation to private 
agreements including covenants. And it very succinctly indicates that while covenants 
can be more restrictive but not less restrictive, the individuals that are charged with the 
administration and enforcement of the zoning ordinance, which is yourselves, the Village 
Baord, the staff, do not enforce any private agreements. So there was some discussion 
tonight about the relation to covenants association rules with regard to the zoning 
ordinance; completely separate altogether. They're not part of the elements that we would 
be using. And it's very clear in the zoning ordinance that the building should not only not 
enforce them but that they could be more restrictive than the zoning ordinance that we 
enforce.” 
 
Commissioner Larario: “We're talking about there are there may be and will be and 
possibly can be conditions, a list of conditions, that would be added to the ability to open 
and run the school. And those conditions would come during, I would assume, a permit 
process and a construction process and a code—so there are  
Conditions.  On the one side and on the other side obviously you have the homeowners, 
the current residents there and their covenants. So I think that it's something that we'll 
think about and talk about and understand that there's a great deal of conditions that 
they're willing, according to what I heard, I think I heard it, that they they're willing to 
meet or at least address.” 
 
Attorney Forte: “Yes, you could recommend conditions this evening that you can 
replace if you recommend approval. You can recommend or include conditions in the 
recommendation. The Village Board can accept all; remove some of them, you can add 
some add additional ones. If the special use is eventually granted by the Village Board it 
is a formal document is reported on title those conditions remain on the special use. Any 
change in that special use, depending on the severity of the term, would potentially 
require a hearing before the planning and zoning commission and then further board 
approval…It's a good idea to speak about conditions if you are considering a property.” 
 
Mr. Brown: “I just want to add on to what the attorney said and address some of your 
earlier comments. There's a couple of hurdles that the school has to clear and one is 
zoning and the other is all of the other rules and regulations that we have.  They can have 
one and get stopped at the other and I've seen that happen before. I think of another 
community where we approved a car wash, we approved a drive through for Starbucks 
and none of them came to fruition because other engineering and some other different 
issues came up and they were never built. 
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“Mr. Franke indicated the condition of approval would be they fulfill all of the 
requirements.  That would include ADA, that would include the septic fields, that would 
include all the fire and safety issues that the fire department may bring up or other 
engineering issues that may arise when we start to evaluate things, building code issues. 
Those are two related, but they can be separate tracks.” 
 
Commissioner Kopec: “But if we or the board includes those conditions as part of 
special use, then special use only becomes effective when those conditions are all met.” 
 
Attorney Forte: “Well, the special use if it were granted by the bill for the operation of 
the use, the beginning of the use and there are several layers to this development and one 
of the conditions is going to be that all of your ethical codes, regulations, procedures in 
the village or any other governmental authority having authority over property and use. 
The village’s in general terms control prior to the beginning of the operation would be a 
certificate occupancy. The village does not have business license…So that would be 
another layer of regulatory authority. But there are other governmental authorities as 
we've heard about tonight that have their activities controlled. The applicant may or may 
not be able to use those but that is a matter that's outside of the condition that you place 
on them tonight. Whether or not they can meet the conditions or not, that's up to the 
applicant.” 
 
Commissioner Kopec: “But if it's required that they meet the conditions or the 
conditions must be met before the special use becomes effective, therefore that if they 
don't meet those conditions the special use goes away. As opposed to the special use 
being granted and then the permitting process doesn't satisfy the conditions to get the 
special use.” 
 
Attorney Forte: “The use can't begin, the operation could not begin until eventually 
some of the conditions are met. But similarly, some of the conditions would be required 
to be met before the next ones in line. Just a matter of simple order of procedure. For 
instance, like a drive, if one of the conditions was to widen the drive that doesn't mean 
that after the special use is granted and the drive is widened and after operation the course 
is sometimes that would be a use on special use but if it changes that would be a violation 
of the special use and that would likely affect the Village’s allowance for that use to 
continue.” 
 
Commissioner Kopec: “What I'm trying to understand though is if we grant the special 
use and then the school decides to move or whatever that special use stays with the 
property.” 
 
Attorney Forte: “It typically does but sometimes not.” 
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Commissioner Kopec: “That's what I'd like to try to avoid, that the special use is only 
granted when all the conditions are met and not depending on the permitting process 
afterwards bringing the property into compliance.” 
 
Attorney Forte explained some options for approving special uses with conditions. 
 
Chairman Fredrick reminded the public that the commission was a recommending body.  
 
Mr. Franke: “There's a difference between you as a recommending body and the village 
board as the body that actually adopts the ordinance. I think there's a difference in this 
discussion about compliance with laws or conditions. You could make a recommendation 
that says before the village board even adopts the ordinance, the issues raised by the fire 
protection district must be satisfactorily addressed. That's different than saying if the 
ordinance is adopted the applicant must comply with all laws, meet permitting 
requirements. There's a difference between those. For example, you heard the discussion 
this evening about the septic and the drainage and that kind of stuff. You could easily 
make it your recommendation that that issue be comfortably resolved before any 
ordinance is adopted. And then to the last comment that was made, there are some 
communities that will approve a special use and say it runs with the use and if the use 
changes, you've got to come back or something like that.” 
 
Chairman Fredrick said he wanted to discuss a motion and noted that the motion in the 
packet was written in the affirmative.   
 
Mr. Korth: “I was just concerned that the petitioner's lawyer was explaining the rules to 
you guys. But I want to make something unrelated. If you guys approve this with 
conditions, say your condition is that you need to have an ADA acceptable. You need to 
have a commercial grade fire sprinkler system in this beautiful residence. You need to put 
in some kind of a commercial grade wastewater treatment holding tank or system. Now 
you're condemning this property to be a commercial property forever. No homeowner is 
ever going to buy a house with a commercial grade sprinkler system running through the 
house. No homeowner is ever going to buy something with ADA accessibility when they 
don't need it. And nobody's going to want to have a commercial grade wastewater 
treatment system. No homeowner is going to want to have to maintain it, test it, and live 
with it. You'd be condemning this property to be a commercial property from this point 
on.” 
 
Chairman Fredrick: “Great, thank you for all that. Alright, so what I would like to do is 
have a motion that I'll read out of here out of the packet and then some discussion and 
then see how we want to move forward on this. So here is the motion that I'm going to 
read: ‘I motion that the Planning and Zoning Commission recommend to vote for the 
approval of an application for a special lease to allow a school at 42 West 420 Camton 
Hills Road, which is in a residential zoning district. Additionally, I motion that the 
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Planning and Zoning Commission forward the three findings as discussed by the 
Commission at this meeting and stated in the staff memorandum and any additional 
recommendations by the Planning and Zoning Commission.’ That is the motion. 
 
“As I said, it was intentionally stated in the affirmative so that if you want to vote yes, 
you would have to recommend, vote no. Is there any motion? Or do we have more 
discussion? I've read the motion and I am asking someone to make that motion.  If not...” 
 
Commissioner Larario made a motion to approve the motion as read by Chairman 
Fredrick. Commissioner Tiedt seconded the motion. 
 
Attorney Forte recommended potential conditions be discussed. Commissioner Tiedt 
echoed Attorney Forte’s recommendation.  
 
There was a general discussion on the sequence of the discussion: decide on conditions 
then vote on motion with conditions added.  
 
Mr. Fredrick: “We have the conditions in the staff that I guess was the ADA compliant 
with any accessible ADA compliant. I think that would be a condition that would be in 
concerns for that Board.” 
 
Mr. Tiedt: “I guess one thought I had was, one of my conditions was just meet all 
required building codes and I think the ADA would fall under that as well as sprinklers, 
septic, a lot of those things that would fall under that.” 
 
Chairman Fredrick: “Alright, how about meet all required building codes including 
ADA? I think there's a lot of concern with the and I think that's under building codes but I 
know there was a lot of concern with having the Kane County Health Department sign off 
on the septic and so that you have to get a certificate of approval by the Kane County 
Health Department.” 
 
Commissioner Kopec: “Usually that means that you have to have a plan that meets the 
code requirements. They'll have an application, they'll send it to them, they'll bring it 
back to them, and then they'll have a mitigation plan or whatever. That plan must be in 
place, not just saying we're going to make a plan.” 
 
Commissioner Johnson: “I'm concerned by the fact that under current standards you 
would not be building in the flood zone with the FEMA. And so by adding potentially 
more people you're going to be putting even more stress on a bad decision that was made 
back in the 70s. And also that in itself is a concern right there because—” 
 
Chairman Fredrick: “Wouldn’t the Health Department make that determination.” 
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Commissioner Johnson: “I don't know if they would or not. They would probably say 
because it's existing or something like that, you know, I don't know. But the thing is, a 
decision by us, but a decision by us as to, because we are concerned about the water 
quality of Mill Creek. I mean we have all these overlay maps of environmental areas and 
things like that. And so right off the top, the fact that we have a property that's in a 
floodplain zone according to FEMA, then are you going to compound that error by 
adding more to it? And that can be a decision that's more up to us because we are very 
concerned about floodplain zone areas. In fact, we increased the amount of setback we 
had to get away from a floodplain flood zone area in our zoning code. So that's right off 
the top what I'm concerned about because we have stressed. Our water is a big issue here 
in this village and in our watershed. I don't know what condition there is. I'm just saying 
this is something for consideration.” 
 
Chairman Fredrick: “I'm saying it's a sign-off by the Kane County Health Department.” 
 
Commissioner Johnson: “No, we can control our own environmental issues here.” 
 
Chairman Fredrick: “Based on our zoning code, based on the environmental mapping 
we've done of areas where we require setbacks of more than, I think, 250 feet from flood 
zone areas. And so we're only looking at compounding the problem if you're going to 
increase that in a situation that should have been built in that area in the first place.” 
 
Commissioner Anderson: “Currently, you cannot built in a floodplain—anything.” 
 
Mr. Brown: “That is not correct. You can build in a floodplain, in a 100-year flood zone 
has an area you can build. It's the floodway. It's the floodway.”  
 
Commissioner Anderson: “So why has Kane County denied that year after year after 
year?” 
 
Mr. Brown: “It might have been the floodway and not the floodplain. If you're building 
in the floodplain, there are certain measures you have to do to mitigate it. But it can be 
approved. That's going through IDNR and FEMA. And it can be built in a regulatory 
flood hazard area.”  
 
Commissioner Anderson: “That's not what we've been told.” 
  
Commissioner Larario: “I don't think they're building anything.” 
 
Mr. Brown:  “There's nothing that's going to trigger—it’s already built. So if they do 
something that triggers a review by IDNR or FEMA, then it will go up. And then there's 
the regulatory 100-year floodplain, commonly referred to. So even if you are building 
something, there are ways that you can build in that area. You have to ensure that for 



41 
 

example, it's elevated, it's on stilts, whatever, but it can be done. It's a lengthy review 
process, but it can be done.” 
 
[Commotion from audience. Mr. Fredrick asks public to be quiet.] 
 
Mr. Franke: “I just want to clarify, Mr. Brown, that there are regulations that talk about 
this concern, but there's no proposal to build in the floodplain there. There just isn't. I 
understand the comments that were made by Mr. Korth. I understand his comments about 
doing something that could impact land that's in a flood zone, But again, I think that is 
correct. It's a health department issue. No proposal to build anything in the floodplain is 
on the table here. And I believe that's what your village regulations address.” 
 
Commissioner Larario: “I think if it falls into anything, the concern might be if there 
has to be, as part of our considerations, and again, through the health department and 
stormwater, is if there has to be a change to the well, the septic system, and it has to be 
enlarged, and it enlarges into whatever would be the floodplain. But again, that would be 
a consideration that would be looked at, and I believe the health department and 
stormwater would be involved.” 
 
Mr. Franke: “And it doesn't have to be limited to the Kane County Health Department. 
Your recommendation could say that the Board should be comfortable with that issue. 
That's your recommendation, that the board get comfortable with that entire issue before 
they adopt an ordinance.” 
 
Commissioner Larario: “That's going to easily fall under our consideration when it 
comes to the health department and stormwater. I would say the other thing on that 
consideration when it comes to streets and safety is going to be obviously the condition 
of the traffic in streets and culverts, and that's all going to fall under the permitting 
process, I would imagine. As far as the driveway, the culvert system that's going to be 
used. I would recommend the usage and the car traffic over what is considered village the 
first 15 feet or so in the culvert system, and I would also recommend one of the points 
that was brought up continuously—and I hope you guys caught on to it—it is a 50 mile 
an hour road and there will be cars just trying to turn in and out I build roads and parking 
lots for a living and I put no turn signs and light only signs and stop signs in all the time 
and so there's going to be, I would imagine some cars on the street trying to turn in with 
other cars coming in at 50, 55 miles an hour I think that's going to probably be taken into 
consideration I would say. 
 
Commissioner Tiedt: “I think to answer your comments, as some of what the traffic 
engineer had identified, this is a widened driveway so it's two lanes in and out, to widen 
some of the turns.” 
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Commissioner Larario: “A widened driveway is not as effective as you may think 
unless you have an actual turning lane designated for that driveway.” 
 
Commissioner Tiedt: “The traffic count says it's not warranted.” 
 
Commissioner Larario: “I understand it is not warranted, but what I'm saying is that one 
of the considerations is that we're going to have a widened driveway, yes, but there are 
going to be vehicles that are going to at some point be stopped on the road waiting for 
somebody to come in or out and there are other vehicles coming at 50, 55, 60 miles an 
hour whatever it is. I promise I won't drive that fast ever on that road, but it's just if we're 
going to talk about a list of considerations I'm giving you one of my considerations and 
that is, I think it's a safety thing, right?”  
 
Chairman Fredrick: “Yeah, but we're trying to get consideration of how it would 
mitigate it. The recommendations that have been provided by the petitioner's study 
they've got seven bullet points you could include those seven bullet points which include 
widening to 20 feet and the northern edge of the circle should be widened changing the 
axis the radii of the turn in front Campton Hills Road. And then dividing  the drop-off 
pickup times. We need to include those recommendations and just leave those seven as 
part of the recommendations. If there's anything else you'd like to add to that that would 
be helpful.” 
 
Commissioner Kopec: “I agree with those recommendations; that we should make those 
mandatory those recommendations.”  
 
Chairman Fredrick: “Any other conditions, traffic wise, that you want? You talked 
about ADA and all that compliance.” 
 
Commissioner Johnson: “I think there should be some sort of condition that the school 
bear the cost of this burden that'd be placed on the Village in effect to monitor whether or 
not their pickup and drop off and turns in and out and all that actually being executed 
over time.  It can't just be okay we agree to that and then two years later it's not being 
done and then the Village is going to have to come back and spend time and money to 
approve a case one way or the other.  I don't quite understand: if you want to do a look 
back the village has to hire a traffic study or whatever you want to look back on, so 
there's a cost to the village and as the Mr. Franke stated that in most cases they've never 
had a condition that wasn't approved. But yet there's going to be a cost so where does that 
why should the village that has no taxes we have to start worrying about paying for 
potential costs in the future like this.” 
 
Mr. Franke: “Adding a condition that the cost of monitoring would be on the applicant 
would not be a problem.  The other thing that I would note is we're proposing that if the 
board would adopt the ordinance ultimately one of the conditions, we would assume that 
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the Board would require—and you could recommend it—is that this traffic management 
plan that the school has committed to would be a condition of the ordinance. The failure 
to enforce it would be a violation of the ordinance, just like any violation of any zoning 
ordinance violation that a resident of the Village could be subjected to.  That would be a 
violation of the ordinance. Your ordinance, I'm sure, says if you violate this ordinance in 
any respect we have the right to give you a ticket enforce it through a code enforcement 
action and I don't know what yours is, Mr. Forte,  but you know in a lot of villages, cities 
it's like $750 a day it's $500 a day for every day that the violation is taking place so you 
have penalties.  Typically, the ordinances of approval do say any costs of enforcement are 
on the applicant.” 
 
A member of the audience asked to speak. The chairman told her she could not speak at 
the particular moment.  
 
Commissioner Kopec: “In regard to traffic issues: school zone signs.  They need to be 
addressed for the cost of the school zone signs on the highway. 
 
Both Chairman Fredrick and Mr. Brown noted that a school zone sign would probably 
not be warranted, whereupon Mr. Kopec asked for a school warning sign. Mr. Brown said 
that would be possible.  
 
Mr. Forte said another condition could be a more in-depth traffic study. “I've seen that 
happen before when it's just a preliminary report. 
 
Commissioner Johnson: “I want to address conditions or certain issues that need some 
sort of condition at the bare minimum, and that is for the adjacent property owners that 
have both concerns about bridle paths and their horses as well as concern about 
management of natural hazards.  Where do you place the burden on the school to make 
sure that if someone needs to burn off their prairie, and it's the right day and the right 
time, that there's no interference and there's no none of the neighboring members of the 
school are going to be anywhere near it for the sake of the person who's trying to manage 
his or her property.  Likewise what conditions are going to be put out there to ensure that 
bridle path, which is part of the community, that that bridle path is going to be maintained 
for safety for the horses and the riders.”  
 
Chairman Fredrick [addressing Commissioner Johnson]: “You burn on your property, 
Garfield Farm, right?” 
 
Commissioner Johnson: “That’s irrelevant because or I'm asking what is there to help 
the people in this neighborhood that want to do natural area management. So how do we 
put conditions to make sure that there is not any complaints—to prevent whatever of 
natural area management that is being done on these people's property.  What conditions 
are there to protect them?” 
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Chairman Fredrick: “What do you propose?” 
 
Commissioner Johnson: “I don't have a specific proposal. I'm trying to put this in front 
of this commission to think about these factors.” 
 
Chairman Fredrick: “We've got prescribed burns—” 
 
Commissioner Johnson:  “That doesn't mean you might not have complaints with a 
bunch of school children next to someone that's trying to: (a) ride down the bridle path 
safely; or if they're doing natural area management.” 
 
Attorney Forte: “With regard to the bridal path and safety concerns that the residents 
have identified with regard to that question, I know that the applicant has spoken about 
different types of insulation whether it be fencing or landscaping or things like that.  
Those are likely things that we could consider: what, if anything, could be done to 
increase the let's say projected distance between an individual on the applicant's property 
and the surrounding property with regard to the equestrian uses. With regard to school 
burning obviously [that would be done pursuant to regulations].  In many communities 
the Village operates on a complaint-based system. Anyone can complain that somebody's 
just burning something and often times in the fall people do complain that they're burning 
something.  So I'm not sure what kind of restrictions we would be able to place on the 
applicant…” 
 
Mr. Forte suggested potential conditions regarding the location on the subject property 
where the children could be—it would be away from the bridle path. 
 
Commissioner Johnson: “One of the big emphases of our comprehensive plan in our 
zoning has been to try to encourage horse properties and semi-rural ag, etc.  Yet here we 
see a case where we're impacting people who are embracing that lifestyle and have 
invested their money that way, and now potentially there could be a situation arising 
where a neighboring property would take away from all those years. How do you deal 
with that?” 
 
Attorney Forte and Commissioner Johnson discussed the sequence of getting to a vote. 
Commissioner Johnson thought that if there was no consensus on a positive 
recommendation in the first place, then the discussions regarding conditions were mute. 
“Right now we do not know how this commission feels.” Attorney Forte suggested to 
Chairman Fredrick that he query the members on their thoughts on a positive or negative 
recommendation. 
 
Chairman Fredrick asked the commissioners how they would feel about conducting a 
consensus. “It's not a vote, obviously.” 
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Commissioner Tiedt said that he would be comfortable voting in the positive if conditions 
were placed on the approval. 
 
Commissioner Kopec: “My vote is definitely a no at this point.” 
 
Commissioner Johnson: “Mine is too.” 
 
Commissioner Larario: “I'm going to go with no.”  
 
Commissioner Anderson: “No.”  
 
Chairman Fredrick: “So we got the motion on the floor.” 
 
Commissioner Anderson: “Can we call the vote?” 
 
Attorney Forte: “Anticipating that the recommendation will be negative I think that 
would be helpful to have a brief discussion on the elements, the findings. It would be 
helpful for the Village Board in their discussions.” 
 
There was a brief discussion of the location of the findings in the staff report.  
 
Mr. Forte read the three standards for special uses from the staff report: “the proposed 
special use will not endanger the public health or welfare; the proposed special use is 
compatible with the general land use of adjacent properties and other properties in the 
vicinity; and third, the special use in this specific location proposed a consistent with the 
spirit and intent of this ordinance and adapted land use policies. These are obviously 
written in the affirmative. so based on negative recommendations when making a vote 
indicate which of these three have not been met and briefly why.”  
 
Commissioner Larario: “My no [vote] is based on all three and the fact that it was two 
gentlemen who and one of the ladies that were the only ones that actually addressed these 
three points to the fullness and talked about the danger to the endangerment to possibly 
their horses, their animals their welfare within their house and how their house is set up.  
I looked at that I looked at the number two, the general land use of the adjacent property. 
I'm having a real difficult time with the fact that we became a village and we're all of a 
sudden not supposed to honor covenants that have been there established through these 
subdivisions and these people have been here longer than we've been a village and we're 
supposed to just just tell them no and screw you? I'm having a real difficult time with 
that. They have these houses and they have these animals and these horses and whatever 
and they were set up a certain way. I would imagine if one day they decide to sell them, 
they want to sell them in that particular way, and so it just seems to have a negative effect 
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on their particular property. So my no [vote] is specifically based on [standards] one and 
two.” 
 
Chairman Fredrick: “I'm just trying to verbalize some of the stuff you're saying, so 
we're going to go through all three of these and then try to add the comments. 
 
“The proposed special use will not in danger of public health, safety and welfare. You 
believe it will endanger—I’m not trying to put words in your mouth—will endanger the 
public health, safety and welfare.” 
 
Commissioner Larario: “Yea, absolutely.” 
 
Chairman Fredrick: “Based on—” 
 
Commissioner Larario: “Based on the fact that these are people who live in these 
homes, that they have horses. We know that they ride, we know they do what they do and 
somebody [said] a horse can get startled, somebody can get hurt. A child can get hurt who 
happens to get away from someone who is not watching them. To me, it just seems like 
there are a lot of different ways that somebody can get hurt here, be in danger.” 
 
Commissioner Johnson: “I still don’t understand why we don’t have to go into this 
much depth and detail.” 
 
Chairman Fredrick: “We are making a recommendation to the Village Board—” 
 
Commissioner Johnson: “We feel it does not fit—” 
 
Attorney Forte: “The zoning code requires that these applications are addressed on these 
three standards. Commissioner did provide context for the answer; he did not just simply 
a conclusory statement: ‘I don’t feel (2 words inaudible).’ It is very helpful for the Village 
Board to hear it doesn’t meet [standards] 1, 2 and 3, but hearing why. That will provide 
more context for them.” 
 
Commissioner Johnson: “Won’t the petitioners still come forward to the Village Board 
and present a similar packet of information?” 
 
Attorney Forte: “They have the right to; they are not required to. People do, sometimes 
they don’t. Obviously, on a positive recommendation, it's a lot less often that an applicant 
comes on a negative [1-2 words inaudible].  They typically do. But still, it helps the 
Village Board to have an understanding—not just from the applicant's perspective and 
those that are objecting to the special use—but why they feel that these elements have not 
been met—or the standards have or have not been met. But also from your members, to 
know why you voted the way they did.” 
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Chairman Fredrick: “Any other comments from other members? This is [standard] 
number one, health, safety and welfare. Is there anything anybody would like to add on 
that?” 
 
Commissioner Kopec: “So we're going by each of the findings first? I could do all three 
at once.” [Chairman acknowledges.] I tend to agree that there may be little or no apparent 
risk due to traffic, noise, or kids at play. However, with the hydrologic-geologic 
information presented tonight, I question the suitability of increasing the septic system to 
accommodate the school, and further, the suitability of placing any structure within the 
Mill Creek floodplain that uniquely covers that parcel.  
 
“Secondly, the proposed special use is not compatible with the general land use of 
adjacent properties and other properties within the immediate vicinity. The current 
owners and petitioners failed to perform due diligence before purchasing. Adjacent and 
surrounding neighbors have abided by the covenants for over 30 years and deserve to 
maintain the status quo that they all expected.  
 
“Third finding: the special use in that specific location proposed is not consistent with the 
spirit and intent of the zoning ordinance and adopted Village land use policies. While the 
RE-2 zoning allows for school versus special use, these are best incorporated when 
planning new developments where neighborhood and site plans could be optimized. 
Current and potential surrounding landowners would then be aware of the special use and 
should provide recommendations to integrate it into the community.”  
 
Commissioner Anderson: “I would ditto what Jim just said for me, times two.” 
 
Chairman Fredrick: “Any other findings of fact? If not, should we take a roll call vote 
on the motion on the table? I reminder: the motion is to approve, with conditions. And so 
a yes [vote] would be to approve and a no [vote] would be not recommended.” 
 
Attorney Forte: “Technically, the motion was just to approve. If the majority votes no 
then it would be a negative recommendation.” 
 
Mr. Brown: “And I believe the motion was to adopt the findings as discussed.” 
 
Chairman Fredrick: “Correct.” He then asked Mr. Brown to call the roll. 
 
The results of the roll call vote: 
 
Chairman Frederick:   Yes.  
Commissioner Teidt:   Yes. 
Commissioner Kopec:  No.  
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Commissioner Johnson:  No.  
Commissioner Larario:  No. 
Commissioner Anderson:  No. 
 
Mr. Brown noted that Commissioner McKelvie was absent. The motion failed 2-4. 
 
Chairman Fredrick asked Mr. Brown if he needed anything else from the commission. 
Mr. Brown said no. 
 
Attorney Forte: “Just for the applicant's sake and for the public's sake, the public 
hearing is closed and has resulted in a recommendation we will adjourn. Pursuant to the 
zoning ordinance, the Planning and Zoning Commission has no more than 60 days to 
provide its findings and recommendation to the Village Board for its consideration. That 
does not mean that an action has to be taken at that time…We don’t have a set date.” 
 
Chairman Fredrick and Attorney Forte advised the audience that they would need to 
consult the agendas posted on line. They said the Board typically meets the 1st and 3rd 
Tuesdays each month.  The report and recommendation would included in a packet to the 
Board. 
 
It was noted by Attorney Forte and Mr. Brown that the vote closed the hearing.  
 

7. Adjournment. 
 
Commissioner Tiedt made a motion to adjourn; Commissioner Kopec seconded the 
motion. On a voice vote the motion was unanimously approved. The meeting ended at 
10:12 pm. 

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

 
Approved, this 13th day of August 2025 

 
 

Rolf Fredrick 
Chairman, Planning and Zoning Commission 
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ARTICLE 6.   DIMENSIONAL AND DESIGN STANDARDS 

6.1: GENERAL STANDARDS. 

A. Site development standards. For additional on-site development standards and
requirements, such as accessory structures and uses, fences and walls, see Article 8 of this
Ordinance.

B. Landscape.  See Article 10 of this Ordinance for landscape, buffering, and screening
standards and requirements.

C. Off-street parking and loading. See Article 11 of this Ordinance for off-street parking
and loading standards and requirements.

D. Signs. See Article 12 of this Ordinance for sign standards and requirements.

E. Illumination. See Title 9 (Building and Development), Chapter 7 (Outdoor Lighting for
New Construction) for illumination and luminaire standards.

F. Building height.  The following structures or parts thereof are exempt from maximum
height limitations, unless otherwise limited by any height restriction imposed by any airport
authority, or other similar federal, state, or local authority.
1. Public utility poles, towers, and wires. This does not include wireless

telecommunication towers and wind turbines that are regulated separately by this
Ordinance.

2. Water tanks and standpipes.
3. Building appurtenances such as chimneys, parapet walls, skylights, steeples, flag

poles, smokestacks, cooling towers, elevator bulkheads, fire towers, monuments,
water towers, stacks, stage towers, or scenery lofts, tanks, ornamental towers and
spires, rooftop accessory structures, recreational facilities, necessary mechanical
appurtenances, or penthouses to house mechanical appurtenances.

6.2: DIMENSIONAL STANDARDS. 

Dimensional standards for all lots in all zoning districts are established in Tables 6-1, 6-2 
and 6-3, below.  



Village of Campton Hills Zoning Ordinance of 2024 
Article 6 – Dimensional and Design Standards 

32 

Table 6-1. Dimensional Standards for R Districts

RE-1 RE-2 RE-3 R-1 R-2 R-3 R-4

Lot Standards

Minimum lot area 4 acres 2 acres 1.25 acres 30,000 sf 15,000 sf 10,000 sf 5,000 sf
Minimum lot width (in ft) 250 150 125 125 100 80 50
Maximum building coverage 
(as pct of lot)

20% 25% 25% 30% 30% 35% 45%

Maximum impervious surface 
coverage (as pct of lot)

35% 35% 40% 40% 50% 60% 60%

Setback and Height Standards (in ft)

Minimum front yard setback 35 35 35 35 30 25 25
Minimum side yard setback 15 15 15 15 10 10 10
Minimum corner side yard 30 30 30 25 20 20 20
Minimum rear yard 30 30 30 25 20 20 20
Maximum building height 40 40 40 30 30 30 25

Standards
Zoning District

Table 6-2. Dimensional Standards for C Districts

C-1 C-2 RD
Lot Standards

Minimum lot area N/A N/A 10,000 sf
Minimum lot width (in ft) N/A N/A 100
Maximum building coverage 
(as pct of lot)

N/A N/A N/A

Maximum impervious surface 
coverage (as pct of lot)

N/A N/A N/A

Setback and Height Standards (in ft)
Minimum front yard setback 15 20 25
Minimum side yard setback Note 1 Note 1 10
Minimum corner side yard 15 20 25
Minimum rear yard 20 25 25
Maximum building height 40 40 40

Note 1: None, unless abutting a residential district, then 10 ft.

Standards Zoning District



Village of Campton Hills Zoning Ordinance of 2024 
Article 6 – Dimensional and Design Standards 

 

33 
 

 
 

 
6.3: DESIGN STANDARDS. 

 
A. Applicability of design standards. The design standards of this Article apply to new 

construction, substantial repair or rehabilitation meant to remedy damage or deterioration 
of the exterior façade of an existing structure, and additions to an existing structure. The 
aforementioned design standards apply only to commercial zoning districts, including the 
RD District. These standards do not apply to interior remodeling.  
 

B. Commercial district design standards. Table 6-4, General Building Design Standards, 
indicates the applicability of general building design standards to the commercial districts. 
An “X” indicates that the standard is applicable in the district indicated. A blank cell 
indicates that the standard is not applicable. (See Table 6- 4 at the end of this Article.) 
 

C. Building materials.   The materials listed in this paragraph shall be limited to thirty percent 
of non-window areas in any building elevation:  
1. CMU or split face block 
2. Corrugated metal 
3. Galvanized steel 
4. Exposed aggregate concrete wall panels 
5. Exterior insulating finish systems (EIFS).  
6. T-111 composite plywood siding 
7. Plastic. For the purposes of this paragraph “plastic” is defined as a synthetic, 

thermoplastic, or solid polymer based on hydrocarbons.  

Table 6-3. Dimensional Standards for F and OSP Districts
Zoning District

F OSP

Lot Standards
Minimum lot area Agriculture use: 5 aces 1 acre

All other uses: 2 acres

Minimum lot width (in ft) Agriculture use: none 100
All other uses: 250

Maximum building coverage (as pct 
of lot)

N/A N/A

Maximum impervious surface 
coverage (as pct of lot)

Agricultureal use: none. 
All other uses: 20% 

N/A

Setback and Height Standards (in ft)
Minimum front yard setback 35 15
Minimum side yard setback 10 15
Minimum corner side yard 35 15
Minimum rear yard 10 15

Maximum builidng hieght 40 40

Standards
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8. Vinyl. For the purposes of this paragraph “vinyl” is defined as a form of plastic, the 
equivalent hydrocarbon radical (CH2=CH), derived from ethylene. 

 
D. Roof-mounted mechanical equipment.  

1. For the purposes of this Article, roof-mounted mechanical equipment shall include 
heating, ventilation, and air conditioning (HVAC) equipment, electrical generators, 
and similar equipment. Mechanical equipment in this Article does not include solar 
panels or wind turbines.  

2. Roof-mounted mechanical equipment shall be screened from view from a public 
street by a parapet wall on all four sides. Alternatively, the equipment may be housed 
a rooftop enclosure that is architecturally integrated with the building. If used, such 
a rooftop enclosure shall be the minimum size and height necessary to conceal the 
mechanical equipment. Neither roof-mounted mechanical equipment nor their 
enclosures shall count toward the maximum allowable height of the building.  

3.   
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Table 6.4. General Building Design Standards

Building Elevations C-1 C-2 RD
When visible from the public right-of-way, building elevations should 
include architectural features to avoid the appearance of blank walls 
facing the street. These include, but are not limited to: window, 
changes in the wall plan of at least two feet, changes in wall texdture or 
masonry pat terns, colonnade, columns or pilasters.

X X X

Facades in excess of 100 ft must include a repeating pattern with no 
less than two of the following elements: color change, texture change, 
material module change, or a wall articulation change of no less than 
two feet in depth, such as a reveal, pilaster or projecting rib. All 
elements must occur at intervals of no more than 40 ft. 

X

Building facades in excess of 100 feet along public rights-of-way must 
include a repeating pattern with no less than two of the following 
elements: color change, texture change, material module change, or a 
wall articulation change of no less than two feet in depth, such as a 
reveal, pilaster, or projecting rib. All elements must occur at intervals 
of no more than 75 feet.

X X

Public entrances and primary building elevations  must be oriented 
toward public streets. Main entrances to buildings must be defined and 
visually distinctive from the remaining portions of the façade.

X X X

Fenestration Design
The ground floor must maintain a transparency of 50%, measured 
between two and ten feet in height from grade.

X

The ground floor must maintain a transparency of 35%, measured 
between two and ten feet in height from grade.

X X

Upper floors must maintain a transparency of 25% of the wall area of 
the story.

X

Parapet walls must feature three-dimensional cornice treatments or 
other shadow-creating details along their tops.

X X X

Green roof, blue roof, and white roof designs are encouraged. X X X
Reflective roof surfaces that produce glare are prohibited, except for 
solar panels or white roofs intended to radiate absorbed or non-
reflected solar energy and reduce heat transfer to the building.

X X X

Site Design
Retail centers must be designed to accommodate safe pedestrian 
access to the center from the public right-of-way and safe pedestrian 
circulation within the development itself.

X

Roof Design

Applicable Zoning DistrictDesign Standards
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ARTICLE 10. LANDSCAPING STANDARDS 
 
10.1: LANDSCAPE PLAN. 

 
A. Landscape Plan Required. A landscape plan is required as part of a site plan review 

(Section 3.7) application for non-residential (including mixed-use) developments and any 
planned unit development. The landscape plan must be approved prior to the issuance of a 
building permit. 
 

B. Content of Landscape Plan. The following details shall be included on all landscape plans 
required by this Article: 
1. North arrow and graphic scale, the location and dimensions of all existing and 

proposed structures, property lines, easements, parking lots and drives, rights-of-
way, refuse disposal and recycling areas, pedestrian and bicycle paths, fences, 
mechanical equipment, overhead utility wires, underground utilities, 
retention/detention facilities, and other drainage facilities, such as drainage swales. 

2. Tree preservation plan. See Section 10.2 below.  
3. The location, quantity, size, root ball condition (e.g. B/B) and scientific and common 

names of the proposed plants; and 
4. Specification of the type, boundaries, size and spacing of all proposed ground cover; 

and 
5. The existing and proposed grading of the site indicating contours at one-foot 

intervals. Any proposed berming, earthwork, or stormwater management basins must 
also be indicated using one foot contour intervals.  

6. Elevations of all proposed fences, stairs, and retaining walls. 
7. A title block indicating the preparer, applicant, date of plan and any subsequent 

revisions to the plan. 
8. Any other details as determined by the Zoning Officer.  
 

C. Minor Revisions to Approved Landscape Plans. Once a landscape plan has been 
approved, the Zoning Officer may authorize minor revisions to the plan, such as 
substitution of equivalent plantings, where such revisions do not diminish the benefits or 
aesthetics of the approved plan. Minor revisions are situations where none of the following 
occur: 
1. A reduction in the quality of material, e.g. replacing a native plant with a non-native 

plant; 
2. Significant changes in the size and location of plant material; 
3. A change in the general category of plant material, e.g. replacing a canopy, or street 

tree, with an ornamental tree.  
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10.8: BUFFER YARDS. 

 
This section establishes standards for the dimension and required landscape for buffer yards 
between land uses and/or zoning districts within the rear or interior side yard. Nothing in 
this section prevents the applicant’s voluntary installation of buffer yards where they are 
not required. 
 

A. When required. As of the effective date of this Ordinance, buffer yards are required for 
new construction along interior side and rear yards in the following cases: 
1. Where a non-residential use is located within a residential district. This does not 

include public parks.  
2. Where a non-residential district abuts a residential district. This does not include the 

OSP district or public parks. 
 

B. Location. Buffer yards may be located within required yards but must be reserved for the 
planting of material and installation of screening as required by this section. No parking, 
driveways, sidewalks, accessory structures, or other impervious surfaces are permitted 
within the buffer yard area. 
 

C. Design requirements. The required design of buffer yards is as follows: 
1. A buffer yard must be a minimum of ten (10) feet in width.  
2. One canopy tree must be planted for every twenty-five (25) linear feet of buffer yard 

length. As part of the landscape plan approval, trees may be spaced at various 
intervals based on specific site requirements, but the total number of trees planted 
must be no less than one per twenty-five (25) linear feet of buffer yard length.  

3. Existing trees that are preserved may count toward the buffer yard tree requirement. 
This credit is at a ratio of one (1) existing tree for one (1) proposed tree (1:1 ratio) 
regardless of the size of the existing tree. 

4. Unless otherwise specifically required by the use standards of this Ordinance, a solid 
fence or wall a minimum of six feet and a maximum of eight feet in height must be 
erected along one hundred percent (100%) of the buffer yard length. 

5. One shrub, measuring a minimum of eighteen (18) inches in height at planting and 
reaching a minimum of three (3) feet in height at maturity, must be planted for every 
three linear feet of buffer yard length, spaced linearly.  

6. Sixty percent (60%) of the landscape area outside of shrub and tree masses must be 
planted in live groundcover, perennials, or ornamental grasses. 
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Village of Campton Hills
BUILDING & ZONING DEPARTMENT 

40W270 LaFox Rd, Suite B 
Campton Hills, IL 60175 

Date: 6 August 2025 

To: Planning and Zoning Commission 

From: Jim Brown, Zoning Administrator 

Subject: PZC Case # 25-05, Variance application to allow placement of an accessory 
structure (barn with lean-to) in a front yard, Brown Road

_____________________________________________________________________________________ 

SUMMARY 
Mr. Christopher Trcka desires to erect an accessory structure, described as a barn with 
lean-to, on one of two adjacent lots he owns. The desired location of the structure does 
not meet zoning setback standards. Approval of any variance would be tied to an 
annexation agreement. 

Proposal Information 
Subject Property Address: Parcel between 5N428 and 5N476 Brown Rd, Campton Hills 
PIN(s): 08-15-400-023
Requested Action: Variance for barn

Applicant/Owner Information 
Applicant: Christopher Trcka, 5N428 Brown Rd 
Owner: TRCKA, CHRISTOPHER & JACQUELINE 

5N428 BROWN RD 
SAINT CHARLES, IL, 60175-7829 

Subject Property Information 
Zoning Designation: RE-2 (Residential Estate 2 District) 
Adjacent Land Use / Zoning: 

To the north - Open Space-Recreation and Farming District 
To the south - Residential / unincorporated Kane Co. 
To the east -  Residential / unincorporated Kane Co. 
To the west -  Residential / unincorporated Kane Co. 

Area of Property: 4.46 acres 
Physical Characteristics: Rolling topography dropping off to west; wetland area on 

portion of site 
Zoning History: N/A 
Public Notice Requirements  See Attachment 1 
Newspaper Notice: Published in Fox Valley Daily Herald, 28 July 2025 
Mail to Properties w/in 250 ft: Completed by applicant prior to 29 July 2025 
Sign on Property: Installed by 28 June 2025 



Staff Memorandum, PZC Case # 25-05, Variance for Barn, Brown Rd 
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Village: Posted in Village Hall and on Village website  

 

 
The Subject Parcel and adjacent parcel owned by the applicant. Note that the orange-tinted areas are 
within the Village of Campton Hills. This includes the subject parcel. The applicant’s home is on an 
adjacent parcel which is currently in unincorporated Kane County. 

 

THE SUBJECT SITE 

An address for the subject parcel is currently unassigned. The site is vacant lot, 4.46 acres 
in area. This parcel is within the Village of Campton Hills. The applicant owns this parcel 
as well as an adjacent parcel to the south, where his home is located. This parcel is not 
within the Village; it is in unincorporated Kane County. 



Staff Memorandum, PZC Case # 25-05, Variance for Barn, Brown Rd 
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The zoning in the area near the subject parcel, which is circled in red. The white areas are unincorporated 
Kane County.  

 

ZONING AND THE APPLICATION 

The applicant desires to construct an accessory structure—a barn with lean-to—on one of the 
two contiguous parcels he owns. See Table 6-1 below, which indicates setback from front lot line 
must be at least 35 feet. The applicant’s desired placement is approximately 50 feet. However, 
Also see a portion of Table 8-1, below, which indicates barns are not allowed in the front yard. 
The desired location is in the front yard, and hence the variance request.   
 



Staff Memorandum, PZC Case # 25-05, Variance for Barn, Brown Rd 
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Since the parcels are adjacent to one another, are not separated by a right-of-way, and under 
common ownership, they can be treated as one “zoning lot.” A zoning lot is defined in Article 16 
of the 2024 Zoning Ordinance as: 

 



Staff Memorandum, PZC Case # 25-05, Variance for Barn, Brown Rd 
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However, the subject parcel (where the barn is to be constructed) and the adjacent parcel (where 
the applicant’s home is located) are not within the same jurisdictions, as described above in the 
“subject site” section. After several discussion exploring options for the homeowner, it was 
determined that the best course of action would be for: 
 Application for variance for the barn with the understanding that applicant would annex the

parcel where his home is located;
 Positive recommendation of the variance from the PZC;
 Postive consideration of both the annexation and variance application by the Village Board
 Consolidation of the two parcels [advisable, but not necessary for variance request because of

“zoning lot” situation.]
 Approval of the variance request.
 Annexation (and rezoning) of parcel occupied by the applicant’s home;
 Building permit application for the accessory structure to be constructed in accordance with

the variance ordinance.



Staff Memorandum, PZC Case # 25-05, Variance for Barn, Brown Rd 
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PLANNING AND ZONING COMMISSION CONSIDERATIONS 

Section 3.5 of the 2024 Zoning Ordinance contains provisions for zoning variances. The 
Planning and Zoning Commission must evaluate the application based upon the evidence 
presented at the public hearing, pursuant to the approval standards found in paragraph F 
of Section 3.5. The Planning and Zoning Commission must recommend either approval, 
approval with conditions, or denial of the variation. Within sixty days of the close of the 
public hearing, the Planning and Zoning Commission must forward its recommendation to 
the Village Board, unless an extension is agreed to by the applicant. The recommendation 
of the Planning and Zoning Commission must include findings to support the following 
conclusions, which the Village Board will consider in its decision. The findings required by 
Section 13.5 are listed below with staff comment.  

Findings 
1. Finding: The strict application of the terms of this Ordinance will result in undue
hardship unless the specific relief requested is granted.
a. Staff comment: This finding is related to the finding below: the site, while large, has
topography and wetlands that makes most of it unusable for the location of a barn.
2. Finding: The particular physical surroundings, shape or topographical conditions of
the specific property impose a particular hardship upon the owner, as distinguished from a
mere inconvenience, if the strict letter of the regulations were to be carried out.
a. Staff comment. See comment above.
3. Finding:  The plight of the owner is due to unique circumstances inherent to the
subject property and not from the personal situation of the owner and has not been
created by any person presently having a proprietary interest in the property in question.
a. Staff comment: See comment above.

Consider conditions for approval 
Upon hearing public testimony and reviewing evidence, the PZC should consider any 
conditions it may want to attach to a positive recommendation. A condition in this case 
may be that the deck plans are modified to decrease deck width and increase the distance 
between Forest Preserve property and the new deck. 

Motion to approve findings and recommendation 
Upon hearing public testimony, reviewing evidence and considering conditions, the PZC 
should make motions to approve the findings and to approve a recommendation to the 
Village Board.  These motions may be combined into one. Alternatively, the PZC could 
make a motion to continue the hearing. Such a motion should be considered only if some 
vital piece of testimony or evidence is missing, and the absence of such prevents the PZC 
from making an informed decision. A suggested motion for this application would be: 
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I motion that the Plan Commission / Zoning Board of Appeals recommend to the 
Village Board the approval of a variance from the requirements of Table 8.1 of the 
2024 Zoning Ordinance and allow a barn to be located in a front yard. Additionally, I 
motion that the Plan Commission / Zoning Board of Appeals forward the findings as 
discussed and stated on page 6 of the staff report. 

Best practice is to make motions in the positive. This avoids confusion regarding the 
meaning of a yes or no vote.  For example, if the motion were to recommend denial, then a 
commissioner’s vote of “no” would mean they are in favor of the application.  Following a 
second of the motion, the Commission could further discuss and vote on the motion. 
Results of the vote would be forwarded along with the findings of fact to the Village Board. 
Close the public hearing  

The PZC may decide to close the public hearing and/or public comment following all 
testimony. Alternatively—and my preferred procedure—the PZC may keep the public 
hearing open until a vote on a recommendation is taken. Once this vote has occurred the 
hearing is deemed closed and there is no longer a need to vote to close it.   

ATTACHMENTS: 

1. Public notice, newspaper proof
2. Findings sheet from application
3. Plat of survey indicating desired location of

barn
4. Rendition of proposed barn



NOTICE OF PUBLIC HEAR ING

Pursuant to Section 3.2 of the Zoning Ordi nance of the
Village of Camp ton Hills, notice is hereby provided for
a public hear ing to be conducted by the Village Camp- 
ton Hills Plan ning and Zoning Commis sion.
Date, time and place of hear ing:

Wednes day, August 13, 2025
7:00 pm
Village Hall, 40W270 LaFox Road Suite B
Camp ton Hills, IL 60175
Descrip tion of matter to be consid ered: Vari ance
appli ca tion to allow place ment of an acces sory struc- 
ture (barn with lean-to) in a front yard.
Address of subject prop erty: Parcel between 5N428
and 5N476 Brown Rd, Camp ton Hills.
Parcel Iden ti fi ca tion Number: 08-15-400-023.
All inter ested parties desir ing to speak on this matter
will be provided an oppor tu nity to do so. Alter na tively,
comments or ques tions may be forwarded to: Zoning
Admin is tra tor at 630-524-6258 by email ing
jbrown@camptonhills.illinois.gov.
Rolf Fredrick, Chair man
Village of Camp ton Hills Plan ning and Zoning Commis sion
Published in Daily Herald July 28, 2025 (298516)
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Village of Campton Hills        
40W270 LaFox Rd Suite B 
Campton Hills, IL  60175 
T-630-584-5700 
www.camptonhills.illinois.gov 
 
 

 

PART III. FINDINGS OF FACT - VARIANCE/RE-ZONING (if applicable) 
 
 

1. How does your proposed use relate to the existing uses of property within the general area of the 

property in question? 

 

 
 
 
 

2. What are the zoning classifications of properties in the general area of the property in question? 
 
 

 
 
 
 

3. How does the suitability of the property in question relate to the uses permitted under the existing zoning 

classification? 

 

 
 
 
 

4. What is the trend of development, if any, in the general area of the property in question? 
 
 

 
 
 
 

5. How does the projected use of the property, relate to the Kane County 2030 Land Use Plan? 
 
 

 
 
 

Proposed use is consistent with the general area.  Proposed building is intended for storage of owned

vehicles and additional work and/or storage area.

properties adjacent on either side are zoned as Farm.  Properties across Brown Rd are zoned PUD.

The suitability is consistent with the uses permitted under the existing zoning.

There is little development in the area.

The projected use is consistent with the Land Use Plan

http://www.camptonhills.illinois.gov/
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Callout
Proposed Secondary Structure -Approx. Location.  50' Minimum Front Setback. Not to exceed 2500 SF Enclosed.

ChristopherTrcka
Callout
Proposed attached Lean-To with concrete slab - Approx. 12X20

ChristopherTrcka
Callout
Proposed Driveway

ChristopherTrcka
Rectangle



Legal Description 

 

LOT 1 OF MARKTON RESUBDIVISION OF LOT 1 IN PLAT OF MARKTON, AN ASSESSMENT 
PLAT OF PART OF THE EAST ½ OF SECTION 15, TOWNSHIP 40 NORTH, RANGE 7, EAST OF 
THE THIRD PRINCIPAL MERIDIAN, IN THE TOWNSHIP OF CAMPTON, KANE COUNTY, 
ILLINOIS 

COMMONLY KNOWN AS: 5N428 BROWN ROAD, ST. CHARLES, ILLINOIS 
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I. Introduction 
 

In 2003, the Illinois General Assembly adopted Public Act 93-0595, the Affordable 
Housing Planning and Appeals Act, which became effective January 1, 2004, codified at 
310 ILCS 67/1 et seq. (“Act”). The Act’s purpose is to encourage municipalities to 
incorporate affordable housing within their housing stock sufficient to meet the needs of 
their community. The Act also provides a forum for affordable housing developers who 
believe they have been unfairly treated to seek relief from local ordinances and 
regulations. 310 ILCS 67/10. 

In 2003, the Illinois General Assembly passed the Affordable Housing and Appeal Act 
(“AHPAA “or “the Act.”) to address a shortage of affordable housing in Illinois. Since its 
original passage, the AHPAA has been amended several times, most recently in 2023.1 
The 2023 amendment expands planning and reporting requirements for local 
governments that are required to submit an affordable housing plan under the Act. The 
Village of Campton Hills is among the current list of 44 local governments that must 
submit an affordable housing plan. How the AAPA works and why Campton Hills must 
submit an affordable housing plan are discussed below. 

 

1) A statement of the total 

The AHPAA and IHDA 

The AHPAA establishes procedures and requirements and these are discussed in detail 
below.   

 

The Act contains three major provisions: 

1. Illinois Housing Development Authority (“IHDA”) has been charged with 
determining those local Governments that must prepare an affordable housing plan 
and those that are exempt. 

2. Requires all non-exempt local governments to prepare and adopt affordable housing 
plans. 

3. Provides an appeal procedure for aggrieved developers of affordable housing. 
 

The Village of Campton Hills is a non-exempt community pursuant to Section 20(b) of 
the Act. Pursuant to Section 25 of the Act, therefore, the Village must prepare an 
affordable housing plan for Village Board approval.  Additionally, The Village has been 
designated as a Non-Exempt local government since at least 2015. 

 

 
1 The AHPAA is codified within State Statute as 310 ILCS 67. The 2023 amendment was Public Act 103-0487. 



When preparing an AHPAA mandated affordable housing plan, local governments which have 
been previously designated as Non-Exempt must include the below, at a minimum, within their 
plans. The bold text within the requirements indicates that the provision is new or that is 
applicable only to previously designated Non-Exempt Local Governments. 

 

1) A statement of the total number of affordable housing units that are necessary to exempt the 
local government from the operation of the AHPAA as defined in Section 15 and Section 20. 

2) An identification of lands within the jurisdiction that are most appropriate for the construction 
of affordable housing and of existing structures most appropriate for conversion to, or 
rehabilitation for, affordable housing, including a consideration of affordable housing for both 
owner-occupied dwelling units and dwelling units for rent, lands and structures of developers 
who have expressed a commitment to provide affordable housing, and lands and structures that 
are publicly or semi-publicly owned. 

3) Incentives that local governments may provide for the purpose of attracting affordable housing 
to their jurisdictions. 

4) A description of any housing market conditions, infrastructure limitations, local 
government ordinances, including zoning and land use ordinances, local government 
policies or practices that do not affirmatively further fair housing as defined in the federal 
Fair Housing Act, and other factors that may constrain the local government’s ability to 
create and preserve affordable housing. 

5) A plan or potential strategies to eliminate or mitigate the constraints identified in item 4. 

6) One or more of the following goals: 

a. A minimum of 15% of all new development or redevelopment within the local government 
that 

would be defined as affordable housing in the Act. 

b. A minimum of a 3% 5% increase in the overall percentage of affordable housing within the 
jurisdiction, as described in sub-section (b) of Section 20 of the Act.11 (Was previously 3%) 

c. Or a minimum of a total of 10% affordable housing within the jurisdiction as described in 
subsection (b) of Section 20 of the Act.  



II. Background and Intent 

Campton Hills intends to comply with the directive that it prepare and adopt an 
affordable housing plan. Campton Hills recognizes the importance of providing 
affordable housing throughout the State of Illinois and believes that affordable housing 
must be provided in a way that does not compromise the public health or safety or 
destroy the environment and character that defines a particular community. 

Infrastructure within the Village has historically been developed in a manner consistent 
with the character and environment of the Village in order to protect the health and safety 
of its residents and accommodate the relatively low-density development in the Village.  
The Village does not operate its own fire department; instead the Village obtains fire and 
emergency medical services provided by five separate fire protection districts. 
[Comment: Suggest striking this; there is nothing unique about a fire protection district 
separate from the municipality and municipalities are sometimes served by more than one 
district.] Establishing affordable housing in a manner inconsistent with the overall 
character of the Village could be detrimental to the Village’s environment and put at risk 
the public health and safety. [How?] 

The Village faces the following in establishing affordable housing: 

 The Village was incorporated in 2007 and does not collect property taxes from 
residents. Given the limited revenue sources that the Village does have, the Village 
lacks supplemental revenue sufficient to provide the type of substantial financial 
subsidies and funding programs that would be necessary to attract affordable housing.  

 Campton Hill is developed predominantly with single-family residences, with limited 
commercial development. 

 The majority of properties are not serviced by a water and wastewater facility and 
must rely on well-and-septic systems which require larger parcels to function 
properly. This can only be remedied if the existing water and wastewater facility is 
facilities are expanded or further communal wastewater treatment facilities are 
integrated into a future development. Both options are costly measures that would 
require a fairly large project to render financially feasible. 

 The impacts of any new development must be identified as to how they affect the 
environment and what actions might be required to mitigate problems any potential 
adverse issues. While regulations to protect the environment (e.g., wetlands, aquifers, 
septic systems) are important and essential, they present challenges to development 
by reducing the amount of buildable land and increasing the time and costs of 
developing new housing. 
[Comment: the section below will need to updated once the new comprehensive plan 
is approved by the Village Board.] 



 The Campton Hills Comprehensive Plan identifies, among others, the following 
policy statements for future development in Campton Hills which may present 
challenges to affordable housing developments. 
o Further development, land use changes, and transportation improvements should 

be consistent with the semi-rural character of the community and preserve scenic 
views and vistas, natural assets, farmland, and open space. Development should 
attempt to preserve the “quiet, peaceful, and secluded” feel of some of the 
residential areas. 

o The density and layout of new housing should strive to maintain the natural, 
scenic, rural, and open character and assets of the community and preserve natural 
vistas and natural features. 

o New housing should have high-quality construction design and be consistent with 
the semi-rural look and feel of the community as it relates to architectural designs 
cale, materials, and details. 

o New development endeavors will be encouraged to fund infrastructure 
improvements and public services to prevent financial burden on existing 
residents. 

o The integration of sustainable practices and strategies into new and existing 
developments, such as alternative energy, water management, and dark sky 
lighting shall be encouraged. 

It is within this context that the Village has prepared this plan in accordance with the Act. 
The overall objective of the Village and this Plan is to identify potential locations for, and 
to undertake steps to promote, affordable housing in a manner that preserves the character 
and environment of Campton Hills and protects the public health and safety. 

  



III. Affordable Housing Plan 
 
A. 10% Affordable Housing 

The Act seeks a goal of 10% of all housing units being affordable. According to the 
“2013 Report of Non Exempt Local Governments Ordinal,” IHDA has determined 
that 4.1% of owner-occupied and renter-occupied housing units in the Village are 
affordable as calculated under Section 20(b) of the Act. Under IHDA’s calculations, 
of the 3,358 housing units in the Village for which affordability could be determined, 
139 units were determined to be affordable. To mee the 10 percent goal, a total of 336 
units of affordable housing should be available. 

B. Identification of Lands and Structures Most Appropriate for Affordable Housing 
In identifying lands and structures that are most appropriate for affordable housing 
and incentives that may be available to attract affordable housing developments in the 
Village, The Village of Campton Hills has carefully considered the requirements and 
intent of the Act and the character and environment of the Village, as set forth in the 
Village Code, Comprehensive Plan, Zoning Ordinance and other regulations of the 
Village. One of the key strategies of the Village’s Comprehensive Plan is to 
encourage diverse housing types in key locations. 
 
In light of the existing character and environment of the community, the Village 
identified the following as most appropriate locations for affordable housing 
development or redevelopment: 
 
1. Vacant parcels where the Future Land Use Map contained with the Village’s 

adopted Comprehensive Plan calls for mixed-use centers. 
2. Existing older single-family homes as renovation and turnover may occur. 
3. Future zoning districts identified for the development of diverse housing types as 

recommended within the Village’s Comprehensive Plan. 

The Village’s identification of areas most appropriate for affordable housing does not 
ensure or require that these properties be developed with affordable housing, nor does 
it create any entitlement for development. Conversely, such identification is not 
intended to affect the existing development rights currently vested in such properties. 
“Appropriate” does not simply translate to all properties or structures that are vacant 
and undeveloped. Even within the identified areas, any sites that are used for new 
construction or adaptation of existing units must: 

 Provide compatibility with established land use patterns and surrounding land 
uses. 

 Avoid areas designated for retail growth, parks, open space, and sensitive 
environmental areas. 



 If possible, be in mixed income developments. 
 Not concentrate the entire goal for affordable housing units in only one site. 
 Prove adequate infrastructure to support such housing developments. 

 
C. Affordable Housing Policies and Incentives 

After a careful review to ensure that the public safety and health and the character and 
environment of the Village will be protected and preserved, the Village should 
explore and examine adopting and implementing, or otherwise facilitating, the 
following policies and incentives to encourage the development of affordable housing 
by both for-profit and non-profit developers in the Village: 
 
 Expedited permit reviews or educed costs of permitting fees for affordable units. 
 Cooperation with a developer in application for IHDA Housing Trust Funds 

(matching funds). 
 Flexible zoning, density bonuses, or other zoning relief to allow additional 

density. 
 

D. Goals 
Campton Hills has identified the following target for development of affordable 
housing in the Village: 
 10% of all housing in the Village will be affordable housing. 

 
E. Next Steps 

In furtherance of reaching these targets, the Village establishes the following goals for 
its Affordable Housing Plan: 
 
1. Consider the creation of a zoning district that encourages the development of 

diverse housing types and map the new district in appropriate locations as 
recommended by the Village’s Comprehensive Plan. 

2. Monitor potential affordable housing units within the Village. [What does this 
mean, i.e. what is the intent?] 

3. Monitor the renovation, rehabilitation, and reconstruction of existing single-
family dwelling units to encourage such dwelling units to be made more 
affordable. 

4. Review the Comprehensive Plan, and other regulations and policies to determine 
whether amendments are appropriate to further the goals of this plan while still 
protecting the character and environment of the Village. 

5. Not less than every 10 years following approval of this Affordable Housing Plan, 
review and update the Affordable Housing Plan. [Comment: Not really necessary 
to state here as part of our plan, since this action is required by State Statute.] 



 
 

IV. Closing  
The Village cannot control market forces that affect the affordability of land and 
housing within Campton Hills, nor the income levels of households that serve as the 
benchmark for determining affordability. Because of these factors, as well as the 
overall uncertainty of the real estate development industry and the changing 
regulatory field in which such development occurs, it is not and cannot practically be 
a goal of this plan to meet the target levels of affordable housing units stated above in 
any specific time frame. Rather, it is the objective of this plan that, by pursuing the 
goals set forth above, the village will have created conditions amenable to ultimately 
achieving the stated affordable housing targets in Campton Hills in a manner that will 
not impact the health and safety capabilities of the Village and will protect and 
preserve the character and environment of the Campton Hills community. 
 
The Village Board of Trustees adopted this plan, via the attached Resolution R-15-23. 
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