THE PLANNING AND ZONING COMMISSION (PZC)

e

AGENDA FOR THE SPECIAL MEETING OF
e

o ol OF THE VILLAGE OF CAMPTON HILLS
CampTONFIILLS Thursday, October 30, 2025, 6:30 p.m.
LORD OF LIFE CHURCH,

40W605 IL ROUTE 38,
ELBURN, ILLINOIS 60119

1. Call to order.
2. Roll call.
3. Approve minutes of the PZC special meeting of October 16, 2025.

4. Public comment (non-agenda items).

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

6. Motion to approve the Application for a special use/PUD for
LaFox of Campton Hills, totaling 962 acres located north of
Keslinger Road and south of Illinois Rte 38, between Harley Road
and Brundige Road.

7. Discussion of PZC schedule.

8. Adjournment.



BUILDING & ZONING DEPARTMENT

- A

P . 40W270 Lafox Rd, Suite B

C e PTONéILLS Campton Hills, IL60175
AM — O

Date: 30 October 2025

To: Planning and Zoning Commission

From: Jim Brown, Zoning Administrator

Subject: PZC Case # 25-07, Application for a Special Use/PUD for LaFox of Campton

Hills
SUMMARY

A public hearing on an application for a special use for a planned unit development (PUD) was
opened on 16 October 2025 and continued until 30 October 2025. This memorandum updates
previous information provided for the 16 October meeting.

Shodeen Construction Company seeks approval for a special use/PUD the development of
recently annexed territory totaling approximately 962 acres located north of Keslinger Road and
south of Illinois Rte 38, between Harley Road and Brundige Road. The proposed development
would include a maximum of 900 residential units in a variety of sizes, including, without
limitation, parcels with lots 50-100 ft wide and the inclusion of a certain number of townhome
units. The proposal also includes 440 acres of open space.

Proposal Information

Subject Property Address: See maps, next page
PIN(s): See attached legal descriptions
Requested Action: Special use for a PUD/amendment of zoning map to PUD

Applicant/Owner Information
Applicant: Shodeen Construction Company, LLC
Owner: Various owners

Subject Property Information

Zoning Designation: See discussion in narrative of memo.

Adjacent Land Use / Zoning: See discussion in narrative of memo.

Area of Property: 962 acres

Physical Characteristics: Farm and woodland on gently rolling topography.

Zoning History: Area was in unicorporated Kane Co. until annexation on 2 Sep 2025
Public Notice Requirements See Attachments 1 and 2

Newspaper Notice: Published in Fox Valley Daily Herald, 29 September 2025

Mail to Properties w/in 250 ft: Completed by applicant prior to 30 September 2025

Sign on Property: Installed prior 28 September 2025

Village: Posted in Village Hall and on Village website

Page 1 of 9



Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

Location map of the subject properties, above, and site plan of the proposed planned unit
development, below.
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

THE SUBJECT SITE AND ZONING

The subject site is within an area bounded by Keslinger Rd on the south; Illinois Rte 38 on the
north; Brundige Rd on the east; and Harley Rd on the west. (See maps on previous page.) The total
area of the proposed development is 962 acres, of which 440 are intended to be open space. Until
its annexationby the Village Board on 4 September 2025, the territory was zoned as [insert] in
unincorporated Kane County. Per the annexation agreement approved by the Village Board on 4
September, the territory, the F-Farming zoning remains, but the Village is to consider rezoning the
property to PUD.

PLANNED UNIT DEVELOPMENTS

Information on the Zoning Ordinance’s regulations regarding Planned Unit Developments
(PUDs) was previously provided in the staff memo for the 16 October 2025 PZC meeting.
This memo can be accessed on the Village’s website at:
https://camptonhills.illinois.gov/wp-content/uploads/2025/10/101625-PZC-Packet-

red.pdf.

CONSERVATION DESIGN

An explanation of conservation design was was previously provided in the staff memo for
the 16 October 2025 PZC meeting. This memo can be accessed on the Village’s website;
see link above.

THE COMPREHENSIVE PLAN

Information regarding the adherence of the proposed PUD to the Village’s current and
draft comprhensive plans was previously proivded in the staff memo for the 16 October
2025 PZC meeting. This memo can be accessed on the Village’s website; see link above.

THE APPLICATION

As of this writing the application and comments from various organizations remains
incomplete. HR Green has provided a comprhensive summary of materials received to
date. This spreadsheet is attached.

As previously noted by the Village’s consultant engineer: “The submitted documents are
not complete but do show substantial compliance with the requirements for preliminary
submittal. The documents submitted have addressed prior review comments to such a
state that, while not complete, the packet should be forwarded for review by the Planning
and Zoning Commission. Staff is continuing to work closely with the developer and
design engineer on more minor nature technical engineering issues within the engineering
and stormwater report documents submitted within the last week, to be resolved
throughout the preliminary plat and plan approval process.”
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

UPDATED ANALYSIS/COMMENT
Adherence to the Comprehensive Plan(s)

Comments are included in the staff memo for the 16 October meeting. (See link on
previous page.)No updates at this time.

Engineering/Site Desigh Comments

The Village’s engineering consultant, HR Green, has submitted an updated review of
plans. This review also contains comments regarding documents that were submitted by
the applicant following the 16 October meeting. The engineering review is attached.

The review notes a few instances were strict adherence to Village Code is not followed:

9-5-4-5.F

e To prevent unwanted drainage patterns on long stretches of lots the plan shows
either wider lot widths at strategic locations every 10-20 lots or as necessary to
provide for larger side drainage easements without affecting the buildable width of
the lots, or drainage outlots have been provided. Minor storm sewers may
continue to be necessary within sideyard easements based on continuing
coordination between developer and Village, subject to variance approval of
municipal code.

9-5-4-9.E.2
ORIGINAL COMMENT The southern culdesac (Kame Court) in this parcel east of
LaFox Road and north of the UPRR exceeds Village Code requirement of maximum
allowable length of 500 feet. The developer has acknowledged this, that this was
done in order to minimize impacts to the historical area with another entrance to

| aFOX ! . 1 ed. Staff .

5

Staff comment: | recommend that the PZC be supportive of these variances.
Landscape Plan Comments

Comments on the landscape plan were provided in the staff memo for the 16 October
meeting. (See link on previous page.) Additioinal comments regarding the landscape plan,
flora are included in the engineering review, attached.

Subsequent to the drafting and forwarding of that memao, | received a “preliminary tree
assessment.” While this report is neither a full tree inventory nor tree preservation plan, |
find it acceptable and note that large swaths of vegetation will be preserved as part of the
open space components. See additional comments on this tree assessment in the
engineering review. A paper copy of the two-page tree assessment was distributed to the
commissioners immediately prior to the 16 October meeting; it is attached to this memo
as well.
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

Stormwater

A preliminary stormwater report was submitted by the applicant. The document is over
300 pages in length; It is available upon request. KDOT comments on the report are
attached.

TRANSIT-ORIENTED DEVELOPMENT (TOD) AND METRA COMMENTS

In its typical manifestation, transit-oriented development (TOD) is a planning concept that
creates relatively dense residential and mixed-use areas centered on transit nodes—such
as commuter train stations—that allow nearby residents to commute via public transit to
work or other destinations. The concentration of dwelling units provides the necessary
density for commercial establishments such as coffee shops, restaurants and retail. Thus
vibrant communities where residents are not dependent on automobiles for much of their
daily activiy are created.

The TOD concept has proved immensely successful in more urban areas. Here in semi-
rural Kane County, the concept perhaps is not immediately considered or deemed
important, but nonetheless has merit. Many websites provide information on the TOD
concept and its benefits. For those who desire additional information | recommend:
http://www.tod.org/.

The TOD concept for the proposal was championed in a Kane Co. memorandum to the
Village prior to the subject property’s annexation. This memorandum is attached; see
comment 2 of the memorandum.

Subsequent to the drafting and forwarding of the 16 October staff memo, | had the
oppurtunity to review a letter regarding the proposed PUD from Metra’s director of
planning. | spoke to the director and would like to emphasize some of his comments from
our converation. His letter is attached.

The director, Mr. David Kralik, AICP, noted that “[Metra] is generally supportive of this
project.” He noted that the “proposed 900 residential units present a significant
opportunity to increase ridership at the nearby LaFox Metra station, which remains below
pre-pandemic levels.” Furthermore, he states:

“To maximize the benefits of this development for both residents and the transit
system, we strongly encourage the inclusion of enhanced bicycle and pedestrian
circulation features throughout the site. Most critically, we recommend
establishing a direct pedestrian connection from the townhouse portion of the
development to the LaFox Metra Station.”
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

| understand that in staff meeting with the developer on October 23, the developer agreed
to provide connections such as those urged by Mr. Kralik. The PZC should ask for
clarification and seek to ensure that such connections—not only from the townhouse area
but from all areas of the development—are added to the plan or are conditions of a
postive recommendation.

TRAFFIC IMPACT STUDY

At the time of this writing, a traffic impact study has not been submitted by the applicant.
The Village received a “traffic impact statement,” which offered an assessment of the
road network in the general area as well as estimates on site-generated traffic.
Nonetheless, a full traffic impact study should be submitted and evaluated.

The traffic impact statement is attached.

An an email to the applicant, a KDOT official noted: “KDOT has reviewed the Traffic Impact
Statement prepared by KLOA, Inc. for the LaFox Campton Hills development. The trip
generation figures seem appropriate. Once the rest of the traffic study is completed, we
will be able to comment on the proposed off-site improvements related to the
development” (Hohertz, Doris email to Dave Patzelt, October 21, 2025 1:33 PM).

Conclusion
Based on the proposed plan and the preceding evaluation, the following is preliminarily concluded:

E The estimated traffic that will be generated by the proposed development will be dispersed
over various access roads, given its multiple access connections to Bunker Road extension
and LaFox Road.

B Bunker Road extension will be widened to provide left-turn lanes at the proposed access
roads.

B Outbound movements from the access roads should be under stop sign control.

E The proposed access system together with the numerous cross-access connections will be
adequate in accommodating the volume of traffic estimated to be generated by the proposed
development.

This document was attached ot the 16 October memao.
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

MATTERS FOR THE PZC TO CONSIDER

Section 3.6 of the Zoning Ordinance of 2024 provides proceedures for approval of PUDs.
Paragraphe 3.e of this section provides approval standards for the PZC as well as the
Village Board to use when evaluating a PUD application. The standards as well as brief
comments are provided in the table below. The comments are intended as starting points
for discussion. Per Section 3.6, “the Planning and Zoning Commission shall make a
finding that the following standards for a planned unit development have generally been
met, which the Village Board will consider in its decision.”

PUD Approval Standard

Analysis/Comment

i. The proposed planned unit development
meets the purpose of a planned unit
development.

Yes. The proposal is a conservation design,
which is best fulfilled by the flexibility offered
through a PUD.

ii. The proposed planned unit development
will not be injurious to the use and
enjoyment of other property in the vicinity.

iii. The proposed planned unit
development will

True. It should be noted that the general area
has been faced with development pressures
for some time. The proposed design should
minimize some of the typical adverse
impacts of large developments. For
example, clustering of 900 residential units
will be limit street lengths and reduce other
infrastructure installation and future
maintenance.

iii. The proposed planned unit
development will not impede the normal
and orderly development and improvement
of surrounding property.

True.

iv. There is provision for adequate utilities,
drainage, off-street parking and loading,
pedestrian access, and all other necessary
facilities.

Still under review, but the development
cannot proceed of water and sewer issues
and agreements are not solidified.

v. There is provision for adequate vehicular
ingress and egress designed to minimize
traffic congestion upon public streets.

The PZC should consider postponing a
recommendation to the Village Board until a
Traffic Impact Study has been submitted and
evaluated by HR Green and KDOT.

vi. The location and arrangement of
structures, parking areas, walks,
landscape, lighting, and other site design
elements are compatible with the
surrounding neighborhood and adjacent
land uses.

The design is good, and the use of
conservation design will separate much of
the new housing from existing development.
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

Since PUDs are one form of a special use, the PZC should also consider the three
standards for special use approval:

1. The proposed special use will not endanger the public health, safety, or welfare.

2. The proposed special use is compatible with the general land use of adjacent properties
and other property within the immediate vicinity.

3. The special use in the specific location proposed is consistent with the spirit and intent
of this Ordinance and adopted Village land use policies.

PZC ACTIONS
Section/paragraph 3.3.D.1.b. of the Zoning Ordinance of 2024 states:

“The Planning and Zoning Commission shall evaluate the application based upon the
evidence presented at the public hearing, pursuant to the approval standards of this
section...”

Following public comment at the hearing, the PZC should take the following actions:
= Discuss the standards as presented above.

= Make a motion to: (1) recommend approval of the application; or (2) continue the
public hearing to a subsequent PZC meeting. If continuing to a subsequent meeting,
the date of the meeting should be identified in the motion. A motion to continue to “the
next regularly scheduled meeting of the PZC” can suffice. To avoid confusion on
voting, motions are normally made in the positive. Thus a “yea” vote is for approval
and a “nay” vote is for denial. A suggested motion for this application would be:

“l motion that the Planning and Zoning Commission recommend to the Village Board
approval of the application for a special use/PUD for LaFox of Campton Hills.
Additionally, | motion to find that the three standards for special uses, as specified
in Section 3.4 of the Zoning Ordinace, as well as the standards for PUDs, as
specified in Section 3.6 of the Zoning Ordinance, are met.”

Following a second of the motion, the Commission could further discuss and vote on the
motion. Results of the vote would be forwarded to the Village Board.

= Close the public hearing. If the hearing will not be continued (see above), it should be
closed. The Commission can close the hearing prior to its discussion and vote on
recommendation for approval. However, once the hearing is closed no further public
comment can be taken unless the hearing is re-opened.

Once a recommendation vote is taken, the hearing is deemed closed; there is no longer a
need to vote to close it.
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Staff Memorandum for 30 Oct 25, PZC Case # 25-07, LaFox of Campton Hills PUD

ATTACHMENTS:

—

HR Green application checklist spreadsheet, 4 pages

HR Green letter, RE: Third Engineering Review for Shodeen Development LaFox of Campton
Hills (250620), 6 pages, dated October 24, 2025.

KDOT review of PRELIMINARY STORMWATER AND FLOODPLAIN MANAGEMENT ANALYSIS
REPORT FOR LAFOX OF CAMPTON HILLS CAMPTON HILLS, ILLINOIS.

Land Design and Construction, Inc. letter, RE: LaFox of Campton Hills Preliminary Existing Tree
Assessment, 2 pages, dated September 30, 2025.

Kane Co. Development & Community Services Department memorandum, RE: LaFox of
Campton Hills, Possible Annexation to the Village of Campton Hills, 2 pages, dated August 11,
2025.

Metra Director of Planning & Programming letter, 1 page, dated October 16, 2025.

KLOA, “Traffic Impact Statement” 9 pages, dated October 6, 2025.
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1 YES NO N/A [R)ea::ived Date App 9-5-3-3: PRELIMINARY PLAT SUBMITTAL REQUIREMENTS: Notes
The preliminary plat must be prepared by an individual or legal entity acceptably qualified,
trained and experienced in the layout of subdivisions. The following graphic and descriptive .
(] a ] 10/20/25 items are must be provided as part of the preliminary plat application. If any information is Preliminary pla\vprepared byGaryRWeberAésf)clates,Inc.,land planner, and
) ) . . . ) B ) Cemcon, LTD, civil engineer as noted on preliminary plat
not provided, unless it has been specifically waived, or improper information is supplied by
) the applicant, it may be cause for disapproval of a preliminary plat.
A. Application For Approval: Written application by the property owner, or his/her agent, or
(] O (] a contract purchaser, with written consent of the property owner, on forms furnished by the directly from per to Village, per from Village staff
3 Village must accompany each preliminary plan and contain the following information:
4 0 [m] [m] [m] 1. Name For File ification:
5 O (] O a. Name of subdivision, if property is within an existing subdivision. This will be a new subdivision, a combination of many previous owned lots
o o m) b. Prop.osed name, if not within a pre\{iously platted snvlbdivisionA The proposed name LaFoxat Campton Hils
6 cannot duplicate the name of any plat previously recorded in Kane County.
71 0 [m] [m] c. Name of property if no subdivision name has been chosen. LaFox at Campton Hills (tentative)
o =) O 10/20/25 2. L<'Jcation And Description: Location of property by government lot, section, Contained within pretiminary plat, legal description on page 6
8 township, range, and county.
9 3. Basic Facts And P
o o o D a. Size of tract in acres and existing lots, if any, in square feet. zgrzze;cre size as described in annexation agreement approved per Ordinance O
1 [m] ] m] b. Existing zoning classification of property and any rezoning proposed to be requested. :;121::?;‘5z:g::g:;?:::::giz;iaesc”bed inannexation
12 a [m] [m] c._Number of lots proposed in subdivision. 900 lots, as approved per Ordinance 0-25-27
Varies per typical lot details in preliminary plat; front-load and rear load
(]} (] ] d. Area of lots proposed. townhomes, and SFR 53' x 125', 53'x 135', 63' x 135', 73'x 135', 80' x 135', 90' x
13 135',and 100'x 135'.
. . Proposed as shown in preliminary plans to Mill Creek
= o o e. Proposed linkage to water and sewer facilities. Sanitary District, who will be responsible for Permitting and Review
14
As described in annexation agreement approvd per Ordinance 0-25-27,
approximately 440 acres north of Mill Creek and east of Johnson Run Creek to
o ) f. Any other proposals, such as parcels of land intended to be dedicated, conveyed or be conveyed as open space to be purchased by others. Additional onsite open
reserved for public use, and the conditions proposed for such disposal and use. space parcels are proposed,per discussions between the developer and the
Village, to be dedicated to a Homeowners Association (HOA) which has yet to
15 be formed, but which will formed prior to final approval.
o o ) 10/22/25 g. Drainage area that goes through the property being subdivided from the outside of the Ves, as shown in preliminary stormwater report
16 developed land.
17 4. Information As To O rship, Preparation Of Plat And
a. Name and address, including telephone number of legal owner or agent of property ) o )
L B . B R R Owner and applicant isincluded in the
a O O and citation of last instrument conveying title to each parcel of property involved in the .
o o approved per Ordinance 0-25-27
18 proposed subdivision, giving grantor, grantee, date and land records reference.
There are none that the Village is aware of, but the Village will request written
(m] (m] m] b. Citation of any existing legal rights of way or easements affecting the property. notification from applicant of this to address this code requirement, prior to
19] final approval.
There are none that the Village is aware of, but the Village will request written
(m] (m] m] c. Existing covenants on the property, if any. notification from applicant of this to address this code requirement, prior to
20 final approval.
d. Name and address, including telephone number of the professional responsible for  [Cemcon corporate information is listed on the preliminary plat, however the
o o O the subdivision design must be shown on the preliminary plat as submitted; registered Illinois |names of professional engineer and registered land surveyor are not shown on
professional engineer responsible for the design of public improvements, and registered [d yplatas This will be prior to approval of
21 Illinois land surveyor responsible for surveys. preliminary plat
B. Conservation Features Inventory: The ESA Environmentally Sensitive Areas Overlay
District applies to all areas designated as "Regulated Green Infrastructure," "Green
Infrastructure Evaluation Zone," "Recharge Areas," and "Ecological Networks" on the Future  |Information is shown in the Green Infrastructure report and wetland summary
a ] 10/22/25 Land Use Plan contained in the Village of Campton Hills adopted Comprehensive Plan per the |in the stormwater report. These will continue to be reviewed throughout the
Zoning Ordinance or as may be provided in the adopted Green Infrastructure Report. A final approval process
conservation features inventory (CFI) must be included in an application for any new
22 subdivision in the ESA Overlay District.
C. A ing D ion Required: The p! y plan of subdivision must
23 be accompanied by:
o O D 10/6/25 1. Aslatemeljtlhatlhe proposed subdivision (where contiguous) is or is not to be Annexation previously approved, and the annexation plat was recorded
24 annexed to the Village. 100625
2. Apreliminary engineering plan for water, sewer and storm sewers. If individual
septic systems are to be provided, a soils information plan shall be provided which shall |No individual septic systems are proposed, so this requirement is not
be a colored rendering, displaying soils with a severe li inred; d I iminary plans for water, sanitary sewer and storm
] ] 10/22/25 limitation in yellow; and slight limitation in green, per Table 13 Sanitary Facilities - Septic |sewer have been received. 1stand 2nd submittals received and comments
Tank Absorption Fields category located within the Soil Survey of Kane County, Illinois, returned, 3rd submittal was received 102225 and is currently under review,
USDA-Natural Resources Conservation Service, drawn at a scale of one hundred feet with no significant issues pending.
25 (100') to the inch and ing data ing the following:
] ] 10/22/25 a. Existing topography with reference to National Geodetic Vertical Datum (NGVD); Pr.ellmm.ary engieering plarfs note an NAVD 88 ‘datun?. Village will coorainate
26 with design engineer to confirm datum and relationship.
b. The boundaries of each soil type and identification of soil types by their name and ’ . ’
O O (] number according to the Kane County Soil Survey classification system provided by the Asoll type houndar.ymap was notfound in t.he Soll Survey Report, but that can
N . easily be provided in a supplemental submittal by the applicant
27 U.S.D.A.-Natural Resources Conservation Service; and
o O m) c. Alegend of each soil type listed according to their limitation as set forth in the Kane Asoil type boundary map was not found in the Soil Survey Report, but that can
28| County Soil Survey. easily be provided in a supplemental submittal by the applicant
3. Asoil survey map shall be provided graphically identifying the location of septic fields
for each lot on the plan. Every lot must have a septic field area that can accommodate a
septic system equivalent to two (2) times the disposal requirements for a five bedroom home,
in accordance with the criteria for sizing seepage field based upon soil classifications and
g a O other applicable provisions of the then current Kane County Health Department rules and
regulations for individual sewage disposal systems. If the subdivision contains soils which are
moderate to severe in areas of the septic system, the Village may require additional soil test
pits to ascertain more accurately the limiting nature of the soils or ground water conditions
for the construction of septic fields. Said testing must be completed by a certified soil Not applicable; all lots are proposed for municipal sanitary sewer system, and
29 scientist. The soil survey map shall be signed by a Certified Soils Classifier. no septic systems are proposed
4. Soil borings must be performed to determine the bearing capacity and ground water
(] O 10/14/25 limits in the proposed septic and building area. Said borings must be performed by a NAfor septic areas. Soil borings report(s) have been provided. These will be
30 geotechnical testing company. reviewed in further detail as design progresses
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a. Copies of the completed reports prepared by the testing laboratory must be filed with

These were submitted 101425, receipt acknowledged and preliminary

(] 10/14/25 ) " o i i
the Village Staff and Planning and Zoning Commission. response emailed to applicant
o b. The Village is not liable for costs connected with the tests, borings, or interpretations |This will be addressed through a written statement to be provided by the
of results of such work. applicant
5. Location of all existing farm and storm drainage tiles by persons qualified to do
such work. All existing drain tile lines encountered during the investigation must be ) . )
10/8/25 N O o 3 > 3 In Huddleston McBride drainage tile report dated 09/22/2006
repaired to their original condition. A topographic map must be submitted showing the
following:
a. Location of slit trenches with each trench corresponding to the tile investigation X . .
(m} O (] 10/8/25 report In Huddleston McBride drainage tile report dated 09/22/2006
[m] [m] [m] 10/8/25 b. Location of each drain tile with a flow direction arrow and tile size. Ink McBride drainage tile report dated 09/22/2006
c. Asummary of the tile investigation report showing trench identification number, tile
(] O O 10/8/25 size, material and quality, percentage of tile filled with water, percentage of restricted In Huddleston McBride drainage tile report dated 09/22/2006
siltation, depth of ground cover, and soil texture at grade.
(] O ] 10/8/25 d. Name, address and phone number of person conducting tile location investigation. InHuddleston McBride drainage report received 100825
There are none that the Village is aware of, but the Village will request written
O O O 6. Any easements, covenants, deed restrictions, or private agreements. notification from applicant of this to address this code requirement, prior to
final approval.
Received and currently reviewing. Map exhibits only are provided in the
g P il e o . it rt. Applicant t ide full wetland delineatit rt. Onsit
7. A certified wetland report identifying the limits of any regulated wetlands within fifty stormwaterrepo pplicant to provide uv wetland delineation repof NELG
a (] 10/22/25 feet (50) of the site wetlands to be impacted are Kane County isolated wetlands, and the
1te. mitigation for those will be addressed in accordance with KCSO requirements
as part of final engineering
Letter dated 101425 received, and the application has been submitted. The
full report is scheduled to be submitted by 121525. final review of report will
o O m) 10/14/25 8. Copy of the land use opinion report provided by the Kane-DuPage Soil and Water take place after receipt, but the later receipt of this report is not anticipated to
Conservation District. have any impact on the proposed development plan, as the applicant and their
engineer are familiar with the typical items noted in these reports and have
already evaluated the site for potential impacts.
a [m] [m] 10/15/25 9. Copy of IHPA Consultation. per email from developer recd 1021, status report provided
Ecocat consultation #2605838 received. Preliminary info about endangerd
N " . P . . N . Black-billed Cuck d Blanding's Turtle. Sub: itinfo additi [§
10. Evidence of compliance with the Illinois Endangered Species Protection Act including Specles Black-biTe YJC 00 and Blanding's Turtle. Su sequeﬁ ! ‘,’a tiona
(] (] (] 10/21/25 . X X assessment of no confirmed reports of Cuckoo, and coordination with Kane
Copy of IDNR EcoCat and any additional consultation required. . " .
County Forest Preserve District regarding Blandings Turtle existence. Further
confirmation of status to follow, but not anticipated to be a concern.
11. Copies of Draft Dormant SSA Documents (providing the ability of the Village to access S;lh\re[z):elved,‘agg:re rTqulred Pe;abnnz;astg)n( aireeme‘ndt lg ::’gizam‘:e
. Dormant Is also requires , to be provided | issolves.
O O O for maintenance of stormwater and other common lots if HOA/POA does not or if HOA/POA g t provice
) These are being coordinated between the developer and Village attorneys
dissolves).
office.
These have not yet been submitted to the Village, and are typically addressed
during the final engineering process. Per discussions with the design engineer,
O O O 12. Sight distance studies at access points. itis not there will be orvertical sight di concerns
that cannot readily be addressed. Exhibits for both of these will be provided
by the design engineer during the final engineering process.
N 5 N N Traffic impact statement received, full study not yet received. This will be
(] a (] 10/6/25 13. Traffic Impact Study if the proposed subdivision creates fifteen (15) lots or more. . o L DR
required prior to preliminary PUD approval.
Review and approval of this will be by the Mill Creek Sanitary District. This
(m] (] m] 14. Copies of basis of design for lift stations, booster stations, etc. receipt of this approval will be a condition of final approval of any final
orfinal plat
There is no IDOT interaction. Kane County prelinary comments on access were
(m] m] 10/21/25 15. Copies of correspondences with County and/or IDOT regarding access. received 102125; locations of entrances acceptable, full review is pending full
TIS submittal
o O ) 16. Copies of correspondence with any other applicable agencies such as County Health |Notreceived. Applicant comment response letters states not likely to be
Department, ACOE and IDNR-OWR. required, still pending ion of this.
a O ] 17. Statement of intent regarding fees and dedications. This is in the
[m] ] O 18. Copy of a letter from School District contact. Coordination has been through Village attorneys office
An acceptable example of a typical infrastructure phasing plan has been
(] (] (] 10/7/25 19. Phasing Map or Plan. P P el P &P
submitted for this item
3rd submittal received 102225 and is currently under review. Minor changes
(] (] 10/22/25 20. Preliminary Stormwater Management Calculations. and additional info provided to address prior review comments. No significant
changes or unresolved issues are anticipated
a O O 10/1/25 21. Water Recharge Map and Report Mentioned in most recent green infrastructure report currently under review
D. Drawings And Data Required: The preliminary plat and required accompanying
maps must be drawn clearly and legibly at a scale of not more than two hundred feet
(200') to the inch. ACD, t ive and/or cloud-b: d files copies of all
N . . . N . Received, in review currently
maps, data and items submitted shall be provided to the Village with each submittal.
The preliminary plat must show all existing conditions and the proposed subdivision
plan including the following:
1. ification And Description: Received, in review currently
a. Name of the subdivision; not a duplication of a name of any plat heretofore recorded
(] 10/20/25 X . i N P VP LaFox of Campton Hills
in the Village or in Kane County, Illinois.
o O m) 10/20/25 b. Location by section, township and range, or by other approved legal description, Received, in review currently. See the plat for detailed writeup. Is confirmed to
including present tract designation according to official County records and PIN number. bein plat for review
e N . Received, in review currently. Will be signed and sealed by surveyor following
c. Survey prepared and certified by a registered land surveyor showing boundary,
] ] 10/20/25 . N Y prep: Y ¢! 4 e v completion of review process and indicated no new comments and all
existing right of way width and easements.
[m] [m] [m] 10/20/25 d. Name, phone, e-mail and address of the site planner and/or engineer. Planner - Gary R Weber and Associates, Engineer - Cemcon, Ltd.
[m] [m] [m] 10/20/25 e. Name, phone, e-mail and address of the property owner and/or subdivider. Shodeen Group, LLC - 77 N First Street, Suite 7 - Geneva, IL 60134
f. Locations and names of adjacent subdivisions and owners of adjoining parcels of land
O O O 10/20/25 - B ) L ) ep Received, in review currently. Comments will be provided for this requirement
within one hundred feet (100') of the subdivision.
2. Existing Conditions: Data required as a basis for the preliminary plan must include
existing conditions as follows, except when otherwise waived by the Planning and Zoning
Commission.
" These are already addressed per approved annexation plat which was
(]} ] ] a. Boundary lines. y perapp P
recorded 100625
(] [m] [m] 10/20/25 b. Totalacreage. 960.7 Acres per preliminary plat
. P . Original Farm Zoning. Zoning information on all abutting lots has not been full
a ] c. Existing zoning districts, both of the proposed subdivision and all abutting lots. prc%/ided e g e v
d. Locations, widths, and names of all exiting or previously platted streets or other rights
m) m) of way showing type of improvement (if any), railroad and utility rights-of-way, parks and other |Received, in review currently. See the plat for detailed writeup. Is confirmed to

public open spaces, permanent buildings and structures, easements and section and
corporate lines within the tract and to a distance of one hundred feet (100') beyond the tract.

bein plat for review
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e. Location and size of existing sewer lines, water mains, culverts or other underground
facilities within the tract and to a distance of one hundred feet (100') beyond the tract, also
indicating such data as locations and surface and invert grade elevations of catch basins,

Received, in review currently. Contained mainly in the preliminary engineering
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a O manbholes, and fire hydrants. If water mains and sewers are not on or adjacent to the tract, submittal
indicate the direction and distance to, and the size of the nearest usable facilities. The
location of existing field drainage tiles, inlets, and outfalls of said tiles within the boundaries
of said tract.
f. Alocation map drawn at a scale of not less than one inch equals one thousand feet
(1,000') or larger, showing boundary lines of adjoining lots within an area bounded by nearest
O arterial streets or other natural boundaries, but not less than one-half mile beyond the Received, in review currently. Current submittalis at 1"'=400"
subdivision boundaries in subdivisions located beyond the Village limits, identifying type of
use of surrounding land and alignment of existing streets.
g. Topographic data including existing contours at vertical intervals of not more than two A @i . 4. Thisi tained within th imi
eceived, in review currently. This is contained within the prelimina
(]} (] ] 10/22/25 feet (2'). In unusual topographical conditions, such vertical intervals may be required to be engineering submittal 4 P v
altered as determined by the Village Staff, (topographic data must refer to NAVD88).
" . " : " . Received, in review currently. This is contained within the prelimina
h. The delineation of all floodplains and wetlands, including base flood elevations v ) inrevi W ur y ! ‘, ! withi pr wmnary
O O 10/22/25 . A engineering submittal. Platis showing some elements of this, but notall. A
available through public records. . . .
wetland report is also being reviewed.
i. Other conditions on tract such as, but not limited to, watercourses, marshes, rock Received, in review currently. Not all requirements noted are provided, but
(]} (] ] outcrops, wooded areas, isolated preservable trees eighteen inches (18") or more in caliper at|nothing significant appears to be missing. Alandscape plan has been
three feet (3') above ground level, houses barns, shacks and other significant features. submitted but not approved
Received, in review currently. This is currently being reviewed and commented
. . . . on. As this has been traditionally farm feilds, there may be a overall lack of
j. Locations of or reference to locations of existing monuments or survey markers used ) ) )
(] O . . N monumentation that will need to be installed as part of this development.
in preparation of survey and grade elevation of each bench mark. . . .
Some in relation to streets and new street projects will need to be correlated as
part of future review comment addressal
o =) O 10/22/25 k. Highway or other major improvements planned by public authorities for future Coordination ww\.h KDOT ongoing regarding Bul?ker Road Reconstruction and
construction on or near the tract. project currently under construction
] ] O ._Location, width, and purpose of existing easements. Received, in review currently. No easements are indicated on prel. plat.
m. Other conditions on adjacent land: approximate direction and gradient of ground . o -
N N L . . Received, in review currently. This is contained in the other preliminary
slope, including any embankments or retaining walls, character and location of buildings, as )
railroads, power lines, and towers.
o O O 10/22/25 n. Tributary drainage area that goes through the property being subdivided from the 3rd submittal of stormwater report, in review currently, offsite tributary
outside of the developed land and location(s) where runoff currently exits the site. drainage areas are shown
Received, in review currently. This will need to be fully explored as part of the
] O o. Significant historical, architectural, and archaeological sites or structures. preliminary process. If local historical societies have records of items related
to this, these could be helpful in assisting the completion of this requirement
3. Subdivision Design Features: ivi: design features must be as follows: Received, in review currently
a. The preliminary plat must be in substantial accord with the Comprehensive Plan and
O|a|ao| o] iwmeors b A g Ist submittal received, in review currently
adopted land use policies.
[m] [m] [m] 10/20/25 b. The zoning districts proposed for the subdivision. Proposed PUD zoning as stated in comment response letter
3rd submittal of prel eng plans currently being reviewed. See other comments
for roadway width concern clarifications; street names are as proposed by
Village and have been reviewed by Fire district. Streets do extend to
boundaries (with temporary tee turnarounds), typical roadway cross section
provided, spot centerline roadway grades are provided. The interior access
aisle in the townhome neighborhood are less than the 24' drive aisle minimum
c. Right-of-way and roadway widths, street names, which does not duplicate the name  |with generally required for two way traffic. The Village should evaluate the
of any street used in the Village or its environs unless such street is an extension of orinline  |suitability of the reduced width. Also, roadway centerline
O (] 10/22/25 with an already named street in which event that name shall be used. Showing proposed curve and tangent layouts comply with municipal code requirements with the
through streets extended to the boundaries of the subdivision and approximate grades and following exceptions
gradients. Typical roadway cross sections must be provided. oGeometrics provided indicate radii less than the minimum of 150" exist at:
?Indigo Drive around the park on sheet 5 (2 locations)
?Prairie Willow Drive in the townhome area on sheet 8 (2 locations)
?Blue Vervain Drive on sheet 8 (1 location}
ofhese locations should be reviewed to determine if the Village would support
variances at the locations.
During final engineering, additional sidewalk connections shall
" . Typical public utility easements are shown on prel plat, to be refined in final
a O O 10/20/25 d. Location and width of all proposed easements. ypicatp y pretp
3rd submittal of prel eng under review; storm, water and sanitary are shown on
[m] m] m] 10/22/25 e. Location of utilities, if not shown on other exhibits. preleng plans. No dry utilities (gas, electric, phone, etc) are shown, which is
typical for prel eng
Partially completed per table in Prel Plat dated 10/16/25. YES: layout, total
. . ber of lot: ize, L lot dit ions, minil lot width and depth
f. Layout, total number of lots, lot dimensions, lot numbers, and block numbers. A table num_ eroflots per size, ypu?a otdimensions, minimum (ot width an e_p
(] (] 0 10/20/25 o o o X provided. NO: average lot width, lot numbers, block numbers. These are items
must be presented which identifies the minimum and average lot width and depth. . N . .
which can be addressed during final engineering and should not affect
preliminary plat review and approval process.
. . . YES: outlots for parks, open space, water and sewer infrastructure facilities.
g. Sites, if any, to be reserved or dedicated for schools, parks, playgrounds, or other P pen sp
(] (] (] 10/20/25 > g X NO: no schools or playgrounds are proposed. Cul de sac islands are not
public uses. Such sites must be designated by letter or number.
currently shown as outlots to be conveyed to HOA for maintenance.
h. Proposed location of water wells, septic systems or sewer lines and storm water
" . . . . N N 3rd engineering submittal under review, well location shown, no septic
drains and proposed method of sewage and waste disposal including sufficient information B
(] (] (] 10/22/25 X X X X e i systems proposed, storm water, sanitary and water preliminary layouts
to show the intent of surface drainage and detention and/or retention facilities conforming to provided
minimum standards of the Village and the County stormwater requirements.
i. Site grading plan including building pads, top of foundation elevations, and roadway 3rd submittal in review, no building pads or T/F elevations provided, spot
N . . e roadway centerline grades provided, No septic fields are proposed. No
centerline grades. Locations designated for proposed septic fields must be shown ) 3 3
O O (] 10/22/25 a o i e A provided on drainage areyet provided.
demonstrating no or minimal disturbance to the existing grade. Subsurface drainage systems ) .
150 be desi dif ired Detailed information on building pad and T/F elevations are typically
mustaalso be designated if required. addressed during final engineering.
10/4/25 j. A P plan the g must be that
shows the foll g, when
o m) 104125 (1) Entryway signs and landscaping containing the height, size, location and material  |Submittal received, and comments provided 100925. PZC to consider sizing
for the sign and generalized planting plan. and layout per these and other comments previously provided
[m] a [m] (2) Screening treatments for double frontage lots. There are no double frontage lots
O m) 104125 (3) Perimeter fencing, type, size, and material along with any associated landscape Comments provided 100925. Village should consider possible additional
screening. locations for perimeter fencing adjacent to Lafox Road open space locations
Comments provided 100925 OK, and is shown with native plantings, wet
(]} (] (] 10/4/25 (4) Landscaping and planting plan for stormwater management facilities. meadow, and low profile prairie plantings legends. The final seed mixes and

limits of each will be

during final engineering




94]

10/14/25

(5) Restoration plan for disrupted site flora.

Preliminary tree assessment report was provided at two locations. Some
guidance on invasive species understory removal provided, but minimal tree
size, quality, information included. Additional survey and info should be
provided to retain mature trees to the extent possible, to minimize clear cutting
as prohibited by Village Code.

95

10/4/25

(6) Parkway tree planting plan or planting of trees within ten feet (10') of the right-of-way
showing. A minimum of one tree per lot is required.

Comments previously provided 100925. The plan exceeds the minimum one
tree per lot requirement, except in the townhome area on sheet L1.5. In this
area the planting of parkway trees has been maximized to the general extent
possible based on spacing of driveways. In general the representative plant
list provided is indicative of plantings typically used in the northeastern Illinois
region. Adetailed review, including specific tree and plant species and
specific plant locations, will be performed at final plan submittal stage.
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10/8/25

k. Phasing.

An example infrastructure phasing plan was submitted, considered to be
acceptable. The requirement for the applicant to submit similar plans for
approval for each phase of development with final engineeirng shall be a

condition of preliminary plat approval.

10/22/25

L. Road, sidewalk and bike path and/or trail cross sections.

Roadway (we do have a 28' or 30" issue to be addressed) and sidewalk typical
section is in prel eng page 2, bike path cross sections are not provided. We do
also note that no pedestrian connection is currently shown between any new
residential neighborhoods and the current METRA station or the future north
METRA parking lot. Pedestrian connections to METRA site should be added to
the preliminary engineering plan and be a condition of preliminary approval.

10/20/25

m. Typical lot with setbacks and typical easements.

This is i on page one of preliminary plat

[m]{m]

[m]{m]

10/20/25

n. Legal description of land to be subdivided.

This is i on page six of preliminary plat

10/20/25

o. Proposed percentage of lot coverage.

Percentages of lot coverage are not provided in preliminary plat. Per
coordination with the design engineer, final design will not exceed the 60%
allowed in R3-zoning, but is esti to be closer to 50% overall

10/22/25

p. Proposed percentage of impervious areas including area of normal water surface in a
detention basin. (Ord. 0-20-13, 11-4-2020)

Info is in preliminary engineering plans and preliminary stormwater report,
which is currently under review. NWS elevation of detention basins are shown
in preliminary engineering plans

Not in ordinance, but in the Campton Hills Zoning Code

103

PUD D

A PUD agreement document has not yet been submitted. This shall be
submitted, reviewed, revised as necessary prior to final approval of the
y plat by the Village Board.




N\ u 1391 Corporate Drive | Suite 203
] McHenry, IL 60050
Main 815.385.1778 + Fax

HRGreen.

DEVELOPMENT

October 24, 2025

Mr. Mark Rooney

Village Administrator

Village of Campton Hills
40W270 LaFox Road, Suite B
Campton Hills, IL 60175

Re: Third Preliminary Engineering Review for Shodeen Development LaFox of
Campton Hills (250620)
Report for October 30, 2025 PZC Meeting

Dear Mr. Rooney,

As requested, HR Green has performed a review of the preliminary documents
submitted for the Shodeen Lafox of Campton Hills development. This projectis being
proposed as a Planned Unit Development (PUD).

The documents submitted for review include the following:

1.

Monument & Fencing Plan, dated 10/02/2025, prepared by Gary R. Weber Associates,
Inc., consisting of four (4) sheets, and received on October 4, 2025. (no change from
previous review)

Preliminary Landscape Plan, dated October 3, 2025, prepared by Gary R. Weber
Associates, Inc. consisting of sixteen (16) sheets, and received on October 4, 2025.
(no change from previous review)

Preliminary Site Plan, dated 2025-10-03, prepared by Gary R. Weber Associates, Inc.,
consisting of four (4) sheets, and received on October 4, 2025. (no change from
previous review)

. Traffic Impact Statement memorandum, dated October 6, 2025, prepared by KLOA,

Inc., consisting of nine (9) pages, and received on October 6, 2025. (ho change from
previous review)

Example Phasing plan for LaFox of Campton Hills, dated October 7, 2025, prepared by
Cemcon, Ltd., consisting of one (1) sheet, and received on October 7, 2025. (no
change from previous review)



10.

11.

12.

13.

14.

Agricultural Existing Drain Tile Investigation Report, dated September 22, 2006,
prepared by Huddleston — McBride Co., consisting of four (4) sheets, and received on
October 8, 2025. (no change from previous review)

Preliminary Existing Tree Assessment for LaFox of Campton Hills, dated September
30, 2025), prepared by Land Design and Construction, Inc., consisting of two sheets
and received on October 14, 2025.

Soil Borings Reports (multiple reports and dates most recent being July 23, 2024),
prepared by Testing Service Corporation, consisting of 300 sheets and received on
October 14, 2025.

EcoCat consultation for LaFox of Campton Hills Review #2605838, dated October 2,
2025, prepared by IDNR, consisting of 3 sheets, and received on October 21, 2025.
Preliminary Plat for LaFox of Campton Hills, dated October 16, 2025, prepared by Gary
R. Weber Associates, Inc., consisting of six (6) sheets, and received on October 20,
2025.

Preliminary Stormwater and Floodplain Management Analysis Report for LaFox of
Campton Hills, revised October 21 2025, prepared by Cemcon, Ltd., consisting of 678
pages, received on October 22, 2025.

Overall Site Plan / Preliminary Site Development Plan for LaFox of Campton Hills,
revised 10/21/2025, prepared by Cemcon, Ltd., consisting of ten (10) sheets, and
received on October 22, 2025.

Comment/Response Letters dated October 20 and dated October 22, 2025, prepared
by Cemcon, Ltd., consisting of 4 sheets responding to engineering review comments
and consisting of 6 sheets including written dispositions to the KDOT Preliminary
Stormwater comments, and received on October 20 and October 22, 2025,
respectively.

Green Infrastructure Evaluation Summary for LaFox of Campton Hills, revised October
22,2025, prepared by Cemcon, Ltd., consisting of nine (9) pages, and received on
October 22, 2025.

The review of the submittal documents follows and makes reference to Sections 9-5-3-3:

Preliminary Plat Submittal Requirements and Section 10-3-6: Planned Unit Developments
of the Village of Campton Hills municipal code:
https://codelibrary.amlegal.com/codes/camptonhillsil/latest/camptonhills_il/0-0-0-3285

SUMMARY: The submitted document package is not fully complete but does show
substantial compliance with the requirements for preliminary submittal. The
documents submitted have addressed prior review comments to such a state
that, while not fully complete, the packet should be forwarded for continued


https://codelibrary.amlegal.com/codes/camptonhillsil/latest/camptonhills_il/0-0-0-3285

review by the Planning and Zoning Commission. Staffis continuing to work
closely with the developer and desigh engineer on more minor nature technical
engineering issues within the engineering and stormwater report documents
recently submitted within the last week, which are to be resolved throughout the
preliminary plat and plan approval process.

The attached Preliminary Plat Checklist lists the submittal requirements as outlined in
Campton Hills Municipal Code Section 9-5-3-3: Preliminary Plat submittal requirements.

This checklist summarizes the status of each item required by the Municipal Code, as YES
—completed, NO - not completed, N/A —if not applicable to this development, along with
date information was received, and notes supporting and referencing each item. Also,
for some items both YES and NO are checked, which indicates information has been
submitted but is not fully complete.

Some key items to note that are remaining to be addressed are noted in the attached
checklist and are summarized below. This list below should be reviewed in
conjunction with the attached submittal checklist:

9-5-3-3.A.3.f
e Additional onsite open space parcels (outlots) are proposed, per discussion
between the developer and the Village, to be dedicated to a Homeowners
Association (HOA) which has yet to be formed but which will be formed prior to
final approval.

9-5-3-3.A.4.b,4.cand C.6
e The Village is not aware of existing easements or covenants on the property, but
will request written notification of this from the applicant prior to final approval.

9-5-3-3.C.2
e Qurreview did not locate soil type maps in the submitted documents, but those
can easily be provided by the applicant in a subsequent submittal.

9-5-3-3.C.11
e Copies of Draft Dormant and Active SSA documents have not yet been provided.
These are being coordinated between the developer and the Village attorneys
office, and are required per the annexation agreement.

3



9-5-3-3.C.12

Sight distance studies have not been provided, and these are typically performed
during final engineering. The design engineer is to provide exhibits for both vertical
and horizontal sight distance studies, and preliminary discussions between them
and Village staff have not raised any concerns which cannot readily be addressed.

9-5-3-3.C.13

A complete Traffic Impact Study (TIS) has not yet been submitted, although a
summary Traffic Impact Statement letter has been provided and guidance
comments have been provided. Itis expected that TIS recommendations will
require coordination and approval through KDOT as well for improvements within
the Bunker Road ROW, and any other adjacent KDOT roadways. Locations of
entrances onto KDOT roadways have been previously coordinated and confirmed
with KDOT, though exact details on the limits of required improvements are not yet
known. These improvements within the Bunker Road ROW are not anticipated to
have impacts to the lot layout / land planning of the proposed development. This
TIS will need to be received, reviewed for any recommendations proposed to
internal Village roadways and intersection, and does need to be received and
approved prior to final approval of the preliminary plat.

9-5-3-3.C.15

Initial correspondence with KDOT has been received, confirming access location
are acceptable. Open issue pending further review following TIS submittal
regarding extent of required access improvements on KDOT jurisdictional
roadways.

9-5-3-3.D.3.j.5

Restoration plan for disrupted site flora. A preliminary tree assessment was
provided for two limited areas, with high level information. The existing mature
trees, though of lower quality, should be preserved to provide visual buffers as
possible. Additional information on understory clearing and restoration with native
species should be provided. This is not a material issue that should affect
preliminary plat approval, as long as requirements for this to be done at the time of
final engineering are included as a condition of preliminary plat approval.

9-5-3-3.D.3.1



e Roadways are currently shown as 28’ B-B, Village code requires 30’ B-B. The
Village can consider allowing narrower roadways on dead end, minor or lower
traffic roadways but should consider, at a minimum, requiring the full width for all
main entrance roadways. Further review of this issue will be necessary.

e Bike path typical sections are not provided, but can be easily added

e The developer has been notified that certain portions of bike paths (shown as 8
foot wide) should be evaluated to be wider for vehicle access in open space areas
for storm sewer maintenance. This can be looked atin more detail at final
engineering, but the condition should be a requirement of preliminary plat
approval.

e No pedestrian connection to the existing METRA station is currently shown. This
should be added to preliminary engineering plan, at least to property limits of
METRA property. Also, there is no access from the northern development areas to
the METRA station, sidewalk ends at the METRA property limit. Should some
connection fully to the METRA station be considered?

9-5-3-3.D.3.k
e Anexample of an acceptable infrastructure phasing plan was submitted. The
requirement for the applicant to submit similar plans for approval for each phase
of development with final engineering shall be a condition of preliminary plat
approval.

9-5-4-5.F

e To prevent unwanted drainage patterns on long stretches of lots the plan shows
either wider lot widths at strategic locations every 10-20 lots or as hecessary to
provide for larger side drainage easements without affecting the buildable width of
the lots, or drainage outlots have been provided. Minor storm sewers may
continue to be necessary within sideyard easements based on continuing
coordination between developer and Village, subject to variance approval of
municipal code.

9-5-4-9.E.2
ORIGINAL COMMENT The southern culdesac (Kame Court) in this parcel east of
LaFox Road and north of the UPRR exceeds Village Code requirement of maximum
allowable length of 500 feet. The developer has acknowledged this, that this was
done in order to minimize impacts to the historical area with another entrance to

LaFox Road, and that a variance will be needed. Staff can support this.




9-5-4-9.F.2
Roadway centerline curve and tangent layouts comply with municipal code requirements
with the following exceptions
o Geometrics provided indicate radii less than the minimum of 150’ exist at:
= Indigo Drive around the park on sheet 5 (2 locations)
= Prairie Willow Drive in the townhome area on sheet 8 (2 locations)
= Blue Vervain Drive on sheet 8 (1 location)
o These locations should be reviewed to determine if the Village would
support variances at the locations.

We can discuss further during the upcoming weekly coordination meeting in advance of
the October 30" PZC meeting.

I can be reached at 815.759.8302 office, 847.980.3037 cell or by email at
smarquardt@hrgreen.com

Sincerely,

Scott Marquardt, PE
Village Engineer

C: James Brown, Village of Campton Hills
Dave Patzelt, Shodeen Development
Tim Hartnett, HR Green, Inc.
Derrik Mills, HR Green, Inc.
Ralph Stark, HR Green, Inc.
Chris Caldarella, HR Green, Inc.


mailto:smarquardt@hrgreen.com

KDOT Review to Shodeen

Bunker-Kelinger-LaFox

LaFox of Campton Hills Subdivision
Submittal dated Sept. 08, 2025

KDOT Review Comments issued 10-16-2025

Sheet # Comment # |[Comments
Preliminary Stormwater Report

5 Provided FIRM map does not show these areas. Please include FIRM maps for
entire project area.
For the final report, KDOT will want demonstration that the "existing" Bunker

6 Road, or any other KDOT facilities, are not adversely impacted by the proposed
development. One method of doing this may be by showing flow reductions to
these facilities versus the original design.

8 Unable to locate
Final report should include supporting calculations. Any new impervious areas

8 within KDOT right-of-way generated for this project will need to be
accommodated by the subdivisions stormwater management facilities.

9 Compensatory storage calculations in the final report will need to be provided.
Volumes should be based on cross sections cut/fill or other verifiable methods.

11 Include soil maps and hydrologic soil group information in final report.

12 SWMF-1 appears to include 50+ ac-ft of storage and >6-ft of height. Per IDNR-
OWR 3702.30, this appears to exceed thresholds and would be regulated as a dam.
This is not consistent with KCSMO 9-84-E.2. Total tributary area should be

14 released at 0.1 cfs/acre. Alternatively, if practical, the applicant may bypass offsite
flow around basins to avoid detaining it.
Currently, the approach appears to intermingle stormwater detention with

15 floodplain storage. This approach is difficult to design and calculate. Flood waters
must have free unrestricted access to floodplain storage. Also, compensatory
storage must consider hydraulic equivalency.
Final report should demonstrate that building protection standards are achieved,

16 based on the tributary area of the overland flow path. Demonstrate appropriate

protection for KDOT facilities.




16

The review performed by HLR on behalf of the Kane County Division of
Transportation (KDOT) is focused primarily on impacts to KDOT right-of-way and
drainage facilities. However, due to the project’s location and its hydraulic
connectivity to adjacent KDOT highways, KDOT will also review stormwater
management facilities to verify that storm runoff entering or discharging to KDOT
right-of-way is properly conveyed and controlled. Interior areas of the
development, including those containing floodplains, wetlands, or other natural
resource features, are generally the responsibility of the Applicant to design,
permit, and manage in accordance with applicable County, State, and Federal
regulations. Review of these interior areas will typically be performed by the
municipality and/or other regulatory agencies. KDOT may, however, review
portions of these interior areas where stormwater systems, grading, or natural
features are directly adjacent to, hydraulically connected with, or have the
potential to impact KDOT right-of-way or facilities.

16

The final report should demonstrate meeting the requirements of KCSMO 9-107
thru 9-110 (stormwater mitigation / BMPs). If infiltration BMPs are proposed,
demonstrate proper separation from estimated seasonal high water table.

79

This label appears to be incorrect/duplicate.

81

Provide a plan view with cross section locations used in this analysis. Include
output of cross sections.

238

Based on volume and depth, basin will require regulation under IDNR-OWR Part
3702 rules.

256

Per Section 2.1.F (Drainage) of the Kane County Division of Transportation Permit
Regulations and Access Control Regulations, the Applicant shall include the volume
for the 100-year storm for the additional impervious surface for the 20-year
planned design of the highway (Keslinger Road). This means that the Applicant
should demonstrate that the detention has been designed to accommodate the
current new impervious and a future 12' lane widening (along the property
frontage) of Keslinger Road.

258

Provide a plan view with cross section locations used in this analysis. Include
output of cross sections.
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Land Design and Construction, Inc.
22w 140 Glen Valley Drive

Glen Ellyn, lllinois 60137

630.330.6053 - cell
cniedert88@gmail.com
www.landdesignandconstruction.net

September 30, 2025

Dave Patzelt
Shodeen, Inc.

17 North First Street
Geneva, lllinois 60134

Re: LaFox of Campton Hills
Preliminary Existing Tree Assessment

Dear Dave Patzelt:

On Monday, September 29, 2025, LDC, Inc. conducted a Preliminary Existing Tree
Assessment on two separate tree lots within the Proposed LaFox of Campton Hills
Residential Development in LaFox, llinois. The first parcel measures approximately 10
acres and is located south of the Dillonfield Residential Development and fo the west of
LaFox Road. The second parcel is about 15 acres, situated east of LaFox Road and
directly north of Keslinger Road.

The purpose of this Preliminary Tree Assessment is to identify the general species and
condition of frees over 8 inches in caliper size.

Parcel 1: A mowed or cleared pathway provides access to several neighboring
homesites to the north. The assessment recorded the presence of Walnut, Cherry, Ash,
Elm, and Maple trees ranging from 8 to 24 inches in caliper size. Understory vegetation
includes Mulberry, Honeysuckle, and Buckthorn. Most of the trees are located within the
200-foot property line buffer and outside the boundaries of proposed single-family lots.
(We would recommend clearing the invasive understory plant material and utilize within
the proposed open space buffer areq)

Parcel 2: This parcel contains understory plant material dominated by Honeysuckle and
Buckthorn, along with old field invasive plants. The Tree Assessment recorded the
presence of Silver Maple, Cottonwood, and Ash trees, ranging from 8 to 30 inches in
caliper size; there were no frees assessed of notable quality.

Planning & Design
Landscape Architecture
Site Construction

Site Restoration
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If the property owner chooses to proceed with a tree survey, all free species over 8
inches in caliper size can be tagged and identified. For further information or questions
regarding this assessment, please contact us.

Best Regards,

Chris Niedert
President
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COUNTY OF KANE

County Government Center
719 Batavia Avenue

Geneva, lllinois 60134

Phone: (630) 232-3480

Fax: (630) 232-3411
www.kanecountyil.gov

MEMORANDUM

August 11, 2025
Village of Campton Hills

Mark VanKerkhoff, Director
Kane County Development and Community Services

LaFox of Campton Hills, Possible Annexation to the Village Campton Hills

We understand a public hearing will be held by the Village of Campton Hills to discuss possible
annexation of the proposed new development, LaFox of Campton Hills.

After reviewing the Bubble Land Plan dated 5/15/25, the Kane County Development and
Community Services Department asks that the Village consider the following guidance from Kane
County’s Comprehensive Plan, the 2040 Plan, as well as the County’s Historic Preservation Program.

1.

The proposed site falls within the Kane County 2040 Plan’s Resource Management area of the
2040 Future Land Use Map. This category is intended to be an adaptive land use and anticipates
that many of the areas designated are expected to be annexed by neighboring municipalities. It
is deferential to the future land use maps of municipalities with extraterritorial planning
jurisdiction. In this case, the Village’s Future Land Use Map identifies the site area as
Conservation Neighborhood, which is presented as adaptive for residential use of varying
densities.

The Mobility and Connectivity chapter of the Kane County 2040 Plan recognizes that residential
developments located within walking distance of a transit center can result in increased transit
ridership and a reduction in vehicle trips. For rail stations, Transit Oriented Developments
(TODs) could encompass residential developments located within a 20-minute walk of a station.
The La Fox Bubble Plan identifies multiple areas for residential development within a half mile
of the La Fox Metra station. To the extent that it is feasible, Kane County would encourage that
any higher density units, including multi-family units or smaller lot single-single family units,
proposed within the plan be located in closest proximity to the Metra station. According to a

(1 0f2)
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Kane County Chronicle article published on June 13, 2025, the proposal could include up to 700
single-family units and 200 units of potentially greater density. The Resource Management land
use category also encourages compact and mixed-use development.

The proposal does meet the 2040 Plan’s requirement that at least 40% of the gross area for
PUDs within the Resource Management area be preserved as open space. As proposed, this
development appears to maintain approximately 46% of the site area as open space.

The Village of Campton Hills and Kane County have an Intergovernmental Agreement (IGA) for
the Continuation of the Kane County Historic Preservation Program, executed in 2007. The La
Fox Historic District and Brundige Road Rustic Road Corridor are both currently protected under
the Kane County Landmark Program. Should the annexation be approved, these landmarked
areas would continue to be protected by the existing IGA.

In accordance with the existing Historic Preservation Program IGA, alterations that may be
necessary due to the new development must be reviewed for approval by the Historic
Preservation Commission by obtaining a Certificate of Appropriateness. Alterations subject to
review may include the installation of street lights, including type and quantity, sidewalks and
entrances onto La Fox Road, within the limits of the Historic District, and Brundige Road within
the limits of its Rustic Road Corridor boundaries.

(2 of 2)
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October 16, 2025

Mr. Jim Brown

Building and Zoning

40W270 LaFox Road, Suite B,
Campton Hills, IL 60175
jbrown@camptonhills.illinois.gov

Dear Mr. Brown:

Thank you for the opportunity to review and comment on the proposed LaFox of Campton
Hills development. We appreciate the Village's proactive planning efforts and are generally
supportive of this project.

The proposed 900 residential units present a significant opportunity to increase ridership at
the nearby LaFox Metra station, which remains below pre-pandemic levels. Clustered
development of this scale can play a significant role in growing commuter rail usage and
supporting regional mobility goals.

To maximize the benefits of this development for both residents and the transit system, we
strongly encourage the inclusion of enhanced bicycle and pedestrian circulation features
throughout the site. Most critically, we recommend establishing a direct pedestrian
connection from the townhouse portion of the development to the LaFox Metra Station. A
safe, accessible, and well-integrated pedestrian route will ensure that residents can
conveniently access transit, reduce reliance on personal vehicles, and support sustainable
growth. While Metra is not in a position to financially support investments on the developer'’s
property, we are committed to providing new connecting infrastructure on our property to
align with any path, stairs, or ramp that are constructed.

We look forward to continued collaboration with the Village and the development team to
ensure this project supports both community and transit objectives. Please feel free to contact
me at 312-322-8035 or dkralik@metrarr.com if we can provide additional input or support.

Sincerely,

vk Ve

David Kralik, AICP
Director, Planning & Programming

547 W. Jackson Boulevard, Chicago, IL 60661 312-322-6900 metra.com
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