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MINUTES FOR THE REGULAR MEETING 
OF THE PLANNING AND ZONING COMMISSION  

OF THE VILLAGE OF CAMPTON HILLS 
June 10, 2026, 7:00 P.M. 

Campton Hills Village Hall  
40W270 LaFox Road 

 
 
1. Call to Order. 

Chairman Fredrick called the meeting to order at 7:15 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                   
Chris Tiedt     x           

  
Also present: Acting Village Attorney Troy Wallace, Klein, Thorpe & Jenkins, Village 
Attorney 
 

3. Approval of Minutes of the regular meeting of May 13, 2026. 
Commissioner Kopec motioned to approve the minutes; Commissioner Lararaio 
seconded the motion.  There were neither corrections or comments. On a voice vote the 
motion was unanimously approved.  
 

4. Public Comment.  
Chairman Fredrick noted there was no audience present. There was no comment.  

 
5. Public hearing –PZC Case # 26-06, Variance for accessory structure setback, 4N725 

S Circle and motion to recommend approval of the application to the Village Board. 
Commissioner Kopec motioned to open the public hearing; Commissioner Tiedt 
seconded the motion. On a roll call vote the motion was unanimously approved (4-0). 
Attorney Wallace swore in those desiring to speak. 
 
Mr. Brown summarized the case. He said it was an application for a variance for a 
detached garage. The applicant desired to place a garage “pretty much on the lot line” in a 
side yard. The property had been zoned Farm until December 2024. It was one of 500-
plus properties that had been rezoned from Farm to Residential. The property was now 
zoned R-1. The zoning standard was for a setback of 10 feet. The variance would be from 
10 feet to less than one foot.  
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The topography of the lot, Mr. Brown explained, sloped from the street to Mill Creek at 
the rear of the lot. Over half of the lot is in a Special Flood Hazard Area, the 100-year 
floodplain. Mr. Brown said a garage could be placed in the flood hazard area, but it 
would be difficult, costly and time-consuming to obtain permission. 
 
Mr. Kopec noted that the two images in the staff report were incorrect. Need page 
numbers.  The area map on page ??? had the subject property incorrectly marked. The red 
circle indicating the lot should have been placed across the street. The map indicated the 
wrong lot as the subject property. The lot as indicated was actually to the immediate 
southwest of the subject property. Mr. Brown said the map was intended to show the 
topography and extent of the floodplain and that those were similar on lots within the 
area. 
 
Chairman Fredrick asked how far the proposed garage would be from a structure on the 
adjacent lot (to the northeast). Mr. Brown said he was probably 30 feet to a barn-like 
structure. Mr. Matti, the petitioner, said the previous owner had owned both lots and had 
erected a structure like a barn. The barn was about 100 feet from his house. From his lot 
line to the barn was about 30-40 feet.  
 
Mr. Matti said the proposed location was about the only place where he could put a 
garage. Chairman Fredrick asked if he already had a garage. Mr. Matti said he had a two-
car garage. This new structure would be garage for about 2-1/2 cars.  
 
Commissioner Kopec asked about access to the new garage: would it be from the main 
driveway?  Mr. Matti said yes.  
 
Mr. Tiedt asked Mr. Matti if he had considered extending the garage toward the back of 
the lot. He noted, however, that a tree might be impacted. Mr. Matti explained that there 
was a large oak tree in the rear. They were concerned about the location of the new 
garage impacting the oak tree. The septic tank would be about 20 feet beyond the rear of 
the garage—it was “just off the edge of the deck, to the north.” 
 
Mr. Tiedt noted that anything within the drip line of the tree would impact the tree. Mr. 
Matti discussed some of the other potential locations for the garage. 
 
Mr. Tiedt asked about the size of the garage. Mr. Matti said it would probably be about 
900 square feet or less. Mr. Matti said there was a drainage easement on the south side of 
the lot. There was less area for a garage there. 
 
Commissioner Kopec indicated he was in favor of the variance. Commissioner Tiedt said 
he was not convinced that the proposed location was the best choice. He was concerned 
about drainage and maintenance of the one foot of property between the garage and the 
lot line. He would prefer the structure be placed closer to the home.  
 
A discussion amongst commissioners and Mr. Matti regarding potential locations for the 
garage ensued. The concern was how close the garage could be placed to the house and 
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still provide an adequate distance between the garage and house to allow access to the 
rear of the lot. There was consensus that the garage should be three feet from the property 
line. 
 
Chairman Fredrick asked if there was any public comment. There was none. 
 
The commissioners discussed potential options for placement of the shed and potential 
conditions for a recommendation of approval. Additionally, the commissioners reviewed 
the findings of fact as presented in the staff report.  
 
Commissioner Lerario motioned to approve the findings of fact as discussed by the 
commission and to recommend approval of the variance to the Village Board with the 
following conditions: Structure shall be placed a minimum of three feet from the property 
line, as measured from the overhang; structure shall not exceed 24x32 ft, or an equivalent 
square footage (768), in size. Commissioner Kopec seconded the motion. On a roll call 
vote the motion was unanimously approved (4-0). 
 

6. Public hearing – PZC # Case 26-07, Variance for a detached garage to be located in 
a front yard and motion to recommend approval of the application to the Village 
Board.  
Commissioner Kopec motioned to open the public hearing; Commissioner Tiedt 
seconded the motion. On a roll call vote the motion was unanimously approved (4-0). 
Attorney Wallace swore in those desiring to speak. 
 
Mr. Brown provided a summary of the case. The variance application is for a new 
detached garage that would be located in the front yard. The lot had a floodplain in the 
rear. The septic field is south of the house. He referenced a map he had distributed prior 
to the meeting. The proposed garage was 44x22 feet. There had been a previous variance 
request to rebuild an existing deck within a setback.  
 
Chairman Fredrick asked if there was a maximum footprint. Mr. Brown said the 
applicants were well within the zoning maximum for accessory structure area. 
The applicant, Neil Miller, said they had an attached garage. He noted that he and his 
partner were expecting another child and that the garage would be converted to living 
space. This proposed garage would replace the attached garage.  
There was a discussion regarding the placement of the garage and access to hit. Chairman 
Fredrick noted that the applicant did not “have a lot of options” for placement of the 
garage. 
 
Upon a question from Commissioner Kopec, the applicants noted that the rendering of 
the garage was “just a vision” of what they wanted it to look like. 
 
Chairman Fredrick read the suggested findings as contained in the staff report. There was 
consensus on the findings. 
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Commissioner Tiedt motioned to recommend approval of the variance request to the 
Village Board. Commissioner Kopec seconded the motion. On a roll call vote the motion 
was unanimously approved (4-0). 
 

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 
8:04 pm.  
 

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

 
Approved this 8th day of 2026 

 
 

Rolf Fredrick 
Chairman, Planning and Zoning Commission 


