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MINUTES FOR THE REGULAR MEETING 
OF THE PLANNING AND ZONING COMMISSION 

OF THE VILLAGE OF CAMPTON HILLS 
January 14, 2026, 6:30 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                  
Jim McKelvie   x 
Chris Tiedt     x      

  
 

3. Approval of the Minutes of the Special Meeting of October 30, 2025.   
 
Chairman Fredrick noted to corrections: bottom of page 1, change “will” to “while;” page 
3, third paragraph, fifth line, change “had” to “has.” Commissioner Tiedt noted on the top 
of page 3 “Kesinger” should be Keslinger.” Additionally, at the bottom of page 3, “of us” 
should be changed to “of it” or “the maps.” On the bottom of page 7, change “s” to “a.” 
Commissioner Kopec made a motion to approve the minutes as amended; Commissioner 
McKelvie seconded the motion. On a voice vote the motion was approved 4-0.  
 

4. Approval of the Minutes of the Special Meeting of November 6, 2025.  
Commissioner Kopec noted that the public speakers were identified as commissioners. 
Commissioner Tiedt noted on page 6, sixth paragraph, “for” should be “from.”  
Commissioner Kopec made a motion to approve the minutes as amended; Commissioner 
McKelvie seconded the motion. On a voice vote the motion was approved 4-0.  
 

5. Public Comment. 
 
There was no public comment.  
 

6. Review of draft Affordable Housing Plan 2026 (version 2.0). 
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Commissioner Kopec asked if the document [submitted with the commission’s packet] 
was intended to be the plan that would be approved by the Village Board or was it a 
discussion piece. Commissioner Kopec asked Mr. Brown why the format and much of the 
text of the 2015 Affordable Housing Plan had been changed. Mr. Brown explained that 
the state statute regarding the Affordable Housing Planning and Appeal Act had been 
amended and new items needed to be included. He said he had examined other affordable 
housing plans submitted to IHDA by other non-exempt communities and he had tried to 
mimic their formats. He said he felt an outline stating each requirement of the plan and 
then responding to the requirement was the best way to approach the plan. Mr. Brown 
desired to respond to each requirement, but not to add anything above what was required.   

Commissioner Kopec asked what was considered affordable housing. He said there was 
nothing in the draft plan to define it. Mr. Brown asked if the commission would like to 
see that: (1) in the text of the document; or (2) in a reference to another document; or (3) 
as an appendix to the plan. A discussion of how affordable housing is determined ensued. 
Commissioner  Kopec suggested there be a statement in the text how affordability was 
determined and then a reference to another document, such as the IDHA handbook. 
Chairman Fredrick suggested: Define NELG, reference the handbook, and state that 
Campton Hills is an NELG.  

Chairman Fredrick noted a couple of format errors in the draft plan.  

Commissioner Kopec said in the 2015 plan there were references to encouraging 
affordable housing, in the Introduction.  He said such language was missing in the current 
draft. Mr. Brown explained that he had lifted a similar statement straight from the IHDA 
handbook. 

Commissioner Kopec asked if we could determine the addresses for the 83 affordable 
housing units. Mr. Brown said he could inquire with IHDA. A discussion of methodology 
used by IHDA ensued.  

Commissioner McKelvie asked about consequences of filing a plan late or not filing a 
plan. Mr. Brown explained that a State board could overrule local zoning if there was a 
request for affordable housing that was turned down by the municipality. 

Commissioner Kopec noted that the Village did not own any property and there was little 
infrastructure to support affordable housing. Commissioners noted that Campton Hills 
could reduce fees, process requests through PUD, and reduce parking requirements. 
Chairman Fredrick noted that there is, no infrastructure, no capacity for infrastructure and 
no finances for affordable housing. “The timeline won’t begin until you can get those 
three criteria are met,” he said.  

Mr. Brown read from the IHDA handbook a list of potential actions to increase affordable 
housing. Commissioners concluded that most of the actions on the list, e.g. preservation 
of existing affordable housing or creation of a land trust, would be difficult. The Village 
could accept donations for affordable housing. The Village could refer people to a 
counseling agency, like Home Start in St. Charles. 

Chairman Fredrick suggested the following be inserted into the plan regarding the 
preservation of affordable housing: “Due to the lack of sustainable revenue streams, the 
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Village will need to seek local, state, and federal government support for owners and 
renters.” 

Commissioner Tiedt suggested the Village pursue grants. Commissioner McKelvie noted 
it took staff time to pursue grants. Commissioner Tiedt then thought a word other than 
“pursue” should be used. Chairman Fredrick revised his statement on revenue streams to 
read: Due to the lack of sustainable revenue streams, the Village will need to seek local, 
state, and federal government support—such as grants—for owners and renters.” This 
statement might be appropriate under Item 5 on page 6, he added. 

Mr. Brown said the Village must select one of the goals listed in the Act. A discussion 
ensued regarding merits and difficulties pursuing each of the goals. The commissioners 
concurred with Mr. Brown’s suggestion to pursue an increase of 5% of the percentage of 
affordable housing (item B in the outline).  

The commissioners discussed the required timeline. Chairman Fredrick suggested: “The 
major limitations to additional affordable housing units are sewer capacity, infrastructure 
and financial. Until these three critical components are met a timeline cannot begin. Once 
the constraints on capacity had been lifted, infrastructure can then be developed. The 
financial component will be critical to accomplishing those tasks. Only then can 
meaningful progress be made and a timeline begun. The Village currently does not have 
financial ability to achieve any of these goals.” 

Commissioner Tiedt suggested submitting a report in circa two years. The commissioners 
discussed options for a timeline. The commissioners also reviewed the list of NELGs. 
Commissioner Kopec noted Zillow had the average home price in Campton Hills as 
$610,000. That figure had increased from $400,000 a few years ago. 

Chairman Fredrick noted a few grammatical and format errors throughout the draft plan.  

Commissioner Tiedt suggested a fuller explanation of the limited extent of the water and 
sewer lines. 

Commissioner Kopec asked about affordable housing in the recently approved LaFox of 
Campton Hills. A discussion ensued, and the commissioners agreed that there were a 
couple of factors why none had been including: heavy community input that did not 
include a desire for “affordable housing.”  It was noted that there was a townhome 
component to the development, and at this point it is uncertain what the price points of 
those units, once built, will be. 

The commissioners returned to the suggestion from Commissioner Teidt, and offered 
thoughts on the lack of water/sewer infrastructure.  

7. Discussion of Schedule.  
 
It was decided to hold the next meeting, scheduled for 11 February, at 6:30 pm since 
public notice had already been arranged by Mr. Brown for a 6:30 start time. Subsequent 
meetings would start at 7 pm. Mr. Brown provided a summary of agenda items for the 
next meeting. 
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8. Adjournment. 

Commissioner Tiedt made a motion to adjourn; Commissioner Kopec seconded the 
motion. On a voice vote the motion was unanimously approved. The meeting adjourned 
at 8:11 pm.  

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

 
Approved this 11th day of February 2026. 

 
 

Rolf Fredrick 
Chairman, Planning and Zoning Commission 
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	Affordable Housing Plan 2026 (DRAFT v.2.1)
	I. INTRODUCTION
	1. The AHPAA. 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, mo...
	a. 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.
	b. Requires all non-exempt local governments to prepare and adopt affordable housing plans.
	c. Provides an appeal procedure for aggrieved developers of affordable housing.
	2. Non-Exempt Local Governments.
	a. The AHPAA established procedures for IHDA to identify communities with shortages of local housing stock available at an amount which would be affordable to:
	i. Homebuyers at 80% of the median household income in the applicable county or Metropolitan Statistical Area (MSA); and
	ii. Renters at 60% of the median household income in the applicable county or MSA.
	b. To determine which local governments are exempt from the AHPAA, a threshold of 10% of the year-round housing stock is used, i.e. those local government jurisdictions where at least 10% of the year-round housing stock is deemed affordable are exempt...
	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 t...
	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 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. A minimum of a total of 10% affordable housing within the jurisdiction as described in subsection (b) of Section 20 of the Act.
	7. Proposed timelines to commence, within the first 24 months after the date upon which the affordable housing plan was adopted, for actions to implement the components of the affordable housing plan. To comply with the affordable housing plan require...
	III. THE PLAN REQUIREMENTS AND RESPONSES.  In an effort to fulfill the requirements of an affordable housing plan for a previously designated NELG, the Village submits the following:
	1. Statement on Affordable Housing Units. Per Section 25 of the AHPAA, previously designated Non-Exempt Local Governments, such as the Village, must include in their affordable housing plans “a statement of the total number of affordable housing units...
	2. Identification of Lands and Structures Most Appropriate for Affordable Housing. Per Section 25 of the AHPAA, previously designated Non-Exempt Local Governments, such as the Village, must include in their affordable housing plans:
	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...
	a. Lands most appropriate for the construction of affordable housing. In identifying lands and structures that are most appropriate for affordable housing the Village has carefully considered the requirements and intent of the Act and the character an...
	i. In and near the existing commercial/mixed-use center of the Village located near the intersection of Illinois Route 64 and LaFox Road;
	ii. Along the Illinois Route 47 corridor, particularly near the intersections of Route 47 with Burlington Road and McDonald Road;
	iii. Other?
	b. Existing structures most appropriate for conversion to, or rehabilitation for, affordable housing. Generally, the Village lacks buildings that offer the potential for conversion to, or rehabilitation for, affordable housing. Note that the US Census...
	See Paragraph 4 below on constraints to incentives.
	4. Factors Constraining the Creation of Affordable Housing.   Per Section 25 of the AHPAA, previously designated Non-Exempt Local Governments, such as the Village, must include in their affordable housing plans:   “A description of any housing market ...
	a. Fair Housing constraints. The Fair Housing Act, 42 U.S.C. 3601 et seq., prohibits discrimination by direct providers of housing, such as landlords and real estate companies as well as other entities, such as municipalities, banks or other lending i...
	b. Affordable housing creation and preservation constraints. There are several factors that inhibit or constrain the creation or preservation of affordable housing within the Village. These constraining factors include:
	i. The local and regional real estate markets. The Village of Campton Hills and its environs have long been desired locations for single-family home owners. Historically, the residences have been relatively large structures on large lots. The landscap...
	ii. The historic reason for the Village’s creation and continued existence. The Village was incorporated in 2007. The reason that the area’s residents incorporated as a municipality was to preserve the semi-rural character of the area and inhibit subu...
	iii. Lack of infrastructure to support housing density. Due to the lack of sustainable revenue streams, the Village will need to seek local, state, and federal government support for owners and renters. The Village does not own or operate its own muni...
	iv. Lack of revenue streams.  Since its incorporation in 2007 the Village has not collected property taxes from residents. Moreover, the Village has no sales tax. Given the limited revenue sources that the Village has, there is a lack of supplemental ...
	v. Preservation of affordable housing. The preservation of affordable housing is not an issue, since so little of it exists within the Village. [Comment: keep this?]
	5. Plan to Eliminate or Mitigate Constraints. Per Section 25 of the AHPAA, previously designated Non-Exempt Local Governments, such as the Village, must include in their affordable housing plans: “A plan or potential strategies to eliminate or mitigat...
	a. Potential extension of water and sewer to service LaFox of Campton Hills. The Village is currently considering the establishment of a TIF district to finance the extension of water and sewer for this development.
	b. New zoning ordinance that allows mixed use developments. The Village, per the new zoning ordinance and the mixed use category, is willing to consider development proposals with a mix of commercial and residential development. Additionally, the Vill...
	c. Other?
	6. Goals. Per Section 25 of the AHPAA, previously designated Non-Exempt Local Governments, such as the Village, must include in their affordable housing plans  at least one 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.  [COMMENT: As a reference, if LaFox of Campton Hills had been required to meet this goal, then 135 of the u...
	b. A minimum of a 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%.)  [Comment: The Village current percentage of affordable housing is ...
	c. A minimum of a total of 10% affordable housing within the jurisdiction as described in subsection (b) of Section 20 of the Act.  [Comment: This would mean—at the current number of housing units—365 units would need to be affordable.]




