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RESOLUTION NO. 22-009 

 EXEC. SESSION MINUTES TO BE RELEASED 

 

Page 1 of 1 
 

 

Date: 
05/18/2016: 2(c)(5) all 

05/03/2017: 2(c)(6) & 2(c)(1) 

06/07/2017: 2(c)(6) 

09/06/2017: 2(c)(5) portion 

09/04/2019: 2(c)(5) 
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City Council
Agenda Memorandum Item #  CED-1

To: Mayor & City Council 

From: Kimberly Phillips, City Planner

Subject: Special Use Permit for a Unique Use to Allow a Contractor with Custom
Cabinet and Fabrication for the Property Located at 842 N. State Street (D&J
Elite Carpentry)/PZC Case #2021-014 

Date: Wednesday, February 2, 2022

BACKGROUND/HISTORY
The applicants, Devin and Jennifer Patel owners of D&J Elite Carpentry, are seeking approval of
a Special Use Permit for a Unique Use to allow a Contractors Shop with Custom Cabinet
Fabrication to operate at the Property located at 842 N. State Street. 

The property is currently zoned C2 Community Commercial. A Contractor’s Shop is classified as
a Special Use within the C2 District according to the City’s Use Classification Table. However,
Cabinet Fabrication is prohibited in the C2. Therefore, the use has been deemed a Special Use
for a “Unique Use”. A special use is a use that requires particular consideration from the
Council as to its proper location in relation to adjacent properties, orientation on a subject
property, and compatibility with established or intended uses. For a Unique Use the petitioner
shall include proof that the use will be of some affirmative benefit, from a land use and
economic standpoint to the surrounding properties and neighborhood.

The applicants desire to bring the property into conformance by requesting a special use permit.
According to the applicants, (Devin and Jennifer), they operate the business together and there
are no employees. They do not intend to add additional employees in the future, are not
including a showroom in the building and do not invite customers to visit the facility. The
business is a small family carpentry business where they make custom cabinets and furniture
within the enclosed building and then transport the finished product to their customer’s homes
where the cabinets are installed. 

The property has had minimal updates over the last several years. The property is improved
with a 3,000 sf building (a non-conforming structure having a zero-foot interior side yard

89



setback), a small parking lot, gravel ramp, chain link fence, and a shed and retaining wall both
being located within floodplain. 

There is an existing 6-7’ high wood retaining wall currently holding back the soil of the rear yard
was decomposed badly and will require repair/replacement. Staff met with the applicant on site
to discuss the retaining wall and a shed that is in disrepair. The applicants will need to address
the wall, shed and (Building Code) items such as a guard rail and fire sprinklers. These items
are conditions of approval.

The Plan and Zoning Commission held a public hearing for this item on January 11, 2022. The
Commission asked if the applicants agree to the eleven conditions and if City water was
accessible. The applicants agreed to the conditions and acknowledged the location of the
nearest water main. The Commission voted in favor of the special use.

PROS/CONS/ALTERNATIVES
N/A

RECOMMENDATION
By a vote of 5:0, the Plan and Zoning Commission adopted staff's finding of facts and
recommended approval of the special use for a unique use to allow a Contractor's Shop with
custom cabinet fabrication subject to the following conditions:
1. A new business permit will be needed from the City’s Building Department.
2. All fabrication activities shall take place within an enclosed building.
3. Expansion of the business shall not occur. This could result in the revocation of the
Special Use Permit.
4. The existing shed shall be removed from the premise no later than May, 1, 2022.
5. The applicant shall work with the City Engineer to address the decomposing retaining
wall that is located within floodplain. Further evaluation of the necessary repair is needed upon
removal of the shed by May 1, 2022 in order to determine the next steps to address the wall.  
6. The applicant shall work with the Building Inspector and City Engineer to address a
guard rail adjacent to the garage door (in accordance with the 2015 International Building Code)
by May 1, 2022.
7. Fire sprinklers are expressly required (in accordance with the 2015 International Building
Code) prior to the use commencing. 
8. Maneuvering of a trailer and/or delivery vehicle shall take place on site and not within
State Street or its right-of-way. (A diagram demonstrating this is needed prior to the COTW
meeting - Addressed).
9. The parking lot and premises shall be operated in an orderly manner within the
parameters of the Special Use permit and shall be maintained in accordance with City Code.
Gravel surfaces shall not be utilized for vehicle use or storage of any kind. 
10. Outdoor surfaces should be lit appropriately. Any new outdoor lighting shall be reviewed
and approved by the City.  Any existing lighting shall be directed towards the ground and not
towards adjacent businesses or residents.
11. New signage will need to adhere to the City’s Sign Code. A separate sign permit
application shall be submitted and approved for ALL new signage.
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ATTACHMENTS
Ordinance No. 22-001 Contractor Shop with Custom Cabinet Fabrication

Exhibit A - Land Title survey

Staff Memo - SUP Contractor with Custom Cabinet Fabrication

SPECIFIC CITY COUNCIL ACTION REQUIRED
Approve Ordinance No. 22-001 a Special Use Permit for a Unique Use for a Contractor's Shop
with Custom Cabinet Fabrication for the property located at 842 N. State Street (D&J Elite
Carpentry).
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ORDINANCE NO.: 22-001 

 

AN ORDINANCE APPROVING A SPECIAL USE PERMIT FOR A UNIQUE USE 

FOR A CONTRACTER’S SHOP WITH CUSTOM CABINET FABRICATION 

FOR THE PROPERTY LOCATED AT 842 N. STATE STREET, (D&J ELITE 

CARPENTRY) 

  

      WHEREAS, Devin and Jennifer Patel are the purchasers of an approximate 10,000 sf property, 

located at 842 N. State Street (having PIN# 11-04-14-201-003-0000), and legally described on 

“EXHIBIT A” (Plat of Survey) attached hereto; and 

 

WHEREAS, the Property is zoned C2 Community Commercial, and is currently developed 

with an existing 3000 sf commercial building with an asphalt parking lot and a gravel rear yard as 

shown on the Plat of Survey on “EXHIBITA”;  and 

 

WHEREAS, the applicants desire to operate a contractor’s shop (carpentry business) and 

fabricate custom cabinets and other furniture on the subject property and will be conducting all 

operations indoors; and     

 

WHEREAS, the Contractor’s Shop with Custom Cabinetry Fabrication is deemed a “Unique 

Use” within the C2 zoning district; and 

 

WHEREAS, a public hearing was held on January 11, 2022 before the Plan & Zoning 

Commission of the City of Lockport, with prior notice thereof given in the manner as provided in 

Section 11-13-6 and 11-13-7 of the Illinois Municipal Code to consider the special use permit for a 

Unique Use to allow a contractor’s shop with custom cabinet fabrication, and by a vote of 5-0, 

recommended approval subject to certain conditions. 

 

WHEREAS, the Plan & Zoning Commission of the City of Lockport found sufficient evidence 

that such special use for the unique use, meets standards established for such classification in the 

ordinances, and the granting of permission therefor may be subject to conditions reasonably necessary to 

meet such standards, as required under 65 ILCS 5/11-13-1.1, and by a vote of 5-0, recommended 

approval subject to certain conditions. 

 

 

     NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND CITY COUNCIL OF THE CITY 

OF LOCKPORT, WILL COUNTY, ILLINOIS THAT: 

 

SECTION 1: INCORPORATION OF PREAMBLE AND EXHIBITS 

That the Preamble and all Exhibits to this Ordinance are incorporated herein as if fully set 

forth in this Section 1.  

 

SECTION 2:  SPECIAL USE PERMIT FOR A UNIQUE USE FOR A CONTRACTOR’S 

SHOP WITH CUSTOM CABINET FABRICATION 
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A special use permit for a unique use for a contractor’s shop with custom cabinet 

fabrication is duly granted to the property described on “EXHIBIT A” subject to the following 

conditions: 

 

1. A new business permit will be needed from the City’s Building Department. 

2. All fabrication activities shall take place within an enclosed building. 

3. Expansion of the business shall not occur. This could result in the revocation 

of the Special Use Permit. 

4. The existing shed shall be removed from the premise no later than May, 1, 

2022. 

5. The applicant shall work with the City Engineer to address the decomposing 

retaining wall that is located within floodplain. Further evaluation of the 

necessary repair is needed upon removal of the shed by May 1, 2022 in order 

to determine the next steps to address the wall.   

6. The applicant shall work with the Building Inspector and City Engineer to 

address a guard rail adjacent to the garage door (in accordance with the 2015 

International Building Code) by May 1, 2022. 

7. Fire sprinklers are expressly required (in accordance with the 2015 

International Building Code) prior to the use commencing.  

8. Maneuvering of a trailer and/or delivery vehicle shall take place on site and 

not within State Street or its right-of-way. A diagram demonstrating this is 

needed prior to the COTW meeting. 

9. The parking lot and premises shall be operated in an orderly manner within the 

parameters of the Special Use permit and shall be maintained in accordance 

with City Code. Gravel surfaces shall not be utilized for vehicle use or storage 

of any kind.  

10. Outdoor surfaces should be lit appropriately. Any new outdoor lighting shall 

be reviewed and approved by the City.  Any existing lighting shall be directed 

towards the ground and not towards adjacent businesses or residents. 

11. New signage will need to adhere to the City’s Sign Code. A separate sign 

permit application shall be submitted and approved for ALL new signage. 

SECTION 3.  SUCCESSORS 

This Ordinance shall be binding upon and in full force and effect with regard to any 

successors in interest to the applicant.  Any such successor shall benefit from and be obligated to 

comply with all of the terms, requirements, limitations, and conditions set forth in this Ordinance 

as to any portion of the Property owned by it or in which it has any interest. 
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SECTION 4. SEVERABILITY 

In the event any word, phrase, clause, sentence, paragraph, provision or section of this 

Ordinance, or any part thereof, shall be held to be unconstitutional, unenforceable or void, the 

same shall not affect the validity or enforceability of any remaining words, phrases, clauses, 

sentences, paragraphs, provisions or sections of this Ordinance. 

SECTION 5. REPEALER 

All ordinances or parts of ordinances conflicting with any provisions of this ordinance are 

hereby repealed. 

SECTION 6. EFFECTIVE DATE 

  This Ordinance shall be effective after its passage, approval and publication in pamphlet 

form as provided by law. 

 

 

PASSED this _______  day of ____________________, 2022, with 

 

_____ALDERMEN voting aye ______ALDERMEN abstaining 

 

_____ALDERMEN voting nay ______ALDERMEN absent 

 

the MAYOR voting aye ______, voting nay ______, not voting ______ 

 

_____ SABAN   ______SCHREIBER   ______ BERGBOWER ______GILLOGLY 

 

_____LOBES  ______KAIRIS______KOSTECKI      _____BARTELSEN   

 

_____MAYOR 

 

___________________________ 

Steven Streit, Mayor 

 

ATTEST: 

_______________________________ 

Kathleen Gentile, City Clerk  
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Planning and Zoning Memorandum          Case #2021-014 
 
TO:  Plan and Zoning Commission 

 

FROM: Kimberly Phillips, City Planner 

   

DATE: January 4, 2022 

 

SUBJECT: Special Use Permit for a Unique Use to allow a Contractor with Custom Cabinet 

and Fabrication for the Property located at 842 N. State Street (D&J Elite 

Carpentry) 
 

 
I.  SUMMARY/REQUESTED ACTION 

The applicants, Devin and Jennifer Patel owners of D&J Elite Carpentry, are seeking approval of 

a Special Use Permit for a Unique Use to allow a Contractors Shop with Custom Cabinet 

Fabrication to operate at the Property located at 842 N. State Street.  

 

A Special Use Permit requires public hearing. Notification of the public hearing is necessary in 

three (3) ways: newspaper ad, (completed by staff), mailings to property owners within 250 feet 

of the subject property (completed by applicant), and installation of a sign along State Street 

(completed by the applicant).  All requirements have been completed. 

 

II.  GENERAL INFORMATION   

1) Meeting Date:  January 11, 2022 

2) Applicant:  Devin and Jennifer Patel 

3) Location:  842 N. State Street 

4) PIN Number(s):  11-04-14-201-003-0000 

5) Parcel Sizes:  10,000 sf 

6) Zoning and Land Use:  C2 – Community Commercial  

7) Surrounding Zoning and Land Use: 

+ Zoning Jurisdiction Use 

North C2  City of Lockport Mixed Use  

West R2  Unincorporated Will County Residential 

South C2 SUP Autobody Repair City of Lockport Commercial 

East C2 City of Lockport Commercial 

City of Lockport 

Community Development Department 
 

222 E. 9th Street · Lockport, Illinois 60441    
Phone 815-838-0549 · fax 815-838-9498   
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III.PROJECT OVERVIEW  

The property is currently zoned C2 Community Commercial. A Contractor’s Shop is classified as 

a Special Use within the C2 District according to the City’s Use Classification Table. However, 

Cabinet Fabrication is prohibited in the C2. Therefore, the use has been deemed a Special Use for 

a “Unique Use”. A special use is a use that requires particular consideration from the Council as 

to its proper location in relation to adjacent properties, orientation on a subject property, and 

compatibility with established or intended uses.  For a Unique Use the petitioner shall include 

proof that the use will be of some affirmative benefit, from a land use and economic standpoint to 

the surrounding properties and neighborhood. 

 

The subject property consists of approximately 10,000 sf and is deemed a “nonconforming” parcel 

having only 50’ of frontage on N. State Street (75’ of frontage is required per the C-2 Bulk 

Requirements). The property has had minimal updates over the last several years. The property is 

improved with a 3,000 sf building (a non-conforming structure having a zero-foot interior side 

yard setback), a small parking lot, gravel ramp, chain link fence, and a shed and retaining wall 

both being located within floodplain. Floodplain was found on a small portion of the southeast 

corner in the rear yard. 

 

Upon site inspection, staff noted that an existing 6-7’ high wood retaining wall currently holding 

back the soil of the rear yard was decomposed badly and will require repair/replacement. Staff met 

with the applicant on site to discuss the retaining wall and a shed that is in disrepair. The applicant 

will need to remove the shed and work with the City’s Engineering staff to address the next steps 

for the retaining wall. This will be a condition of approval.   

 

The applicants desire to bring the property into conformance by requesting a special use permit. 

According to the applicants, (Devin and Jennifer), they operate the business together and there are 

no employees. They do not intend to add additional employees in the future, are not including a 

showroom in the building and do not invite customers to visit the facility. The business is a small 

family carpentry business where they make custom cabinets and furniture within the enclosed 

building and then transport the finished product to their customer’s homes where the cabinets are 

installed.  

 

No improvements to the existing parking lot are proposed at this time (nor to the existing gravel 

area in the rear yard). Currently, adequate parking exists on premise.  Additionally, loading would 

take place via a trailer which is not kept on the subject property.  The constraints of the small site 

would make maneuvering of the trailer onsite difficult. As a condition of approval, the 

maneuvering of the trailer shall take place on site and not on State Street or its right-of-way.  

 

 

 

 

 

 

 

 

 

97



Page 3 of 5 

 

 

IV.  SPECIAL USE PERMIT FOR UNIQUE USE TO ALLOW A CONTRACTOR’S SHOP WITH CUSTOM 

CABINET FABRICATION 

Findings of Fact - Section 156.122 - Special Use Standards. A special use permit shall be granted 

only if evidence is presented to establish the following: 

 

(A) The proposed building or use at the particular location requested is necessary or 

desirable to provide a service or facility which is in the interest of the public and will 

contribute to the general welfare of the neighborhood or community. 

 

 The custom shop could service local residents.  

 

 (B) The proposed building or use will not have a substantial adverse effect upon the 

adjacent property, the character of the neighborhood, traffic conditions, utility 

facilities and other matters affecting the public health, safety and general welfare. 

  

 The use should not have adverse effect upon adjacent property. The family operated 

business is a small volume, low intensity operation that will not generate traffic or alter 

the character of the neighborhood. There are no employees (in addition to the applicants) 

and customers do not visit the site, therefore there is no change to current traffic 

conditions.  

 

(C) The proposed building or use will be designed, arranged and operated so as to permit 

the development and use of the neighboring property in accordance with the applicable 

district regulations. 

 

 The proposed shop should not hinder the development of neighboring properties as all 

activities, including use of saws, sanders and other carpentry equipment take place within 

an enclosed building. Currently, new development is not taking place in the general area. 

 

Below is a Photograph of the subject property: 
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Below is an aerial map. The property is highlighted in Red. 

 
 

Engineering Review 

The City’s Engineering comments are forthcoming. 

 

Fire and Building Review 

The City’s Building Department provided the following comments: 

1. Guard rails are required along walking surfaces located more than 30 inches above grade 

section IBC 1015.  

2. The Property is a Commercial Property and requires an accessible parking stall. Illinois 

accessibility act requires Parking spaces designated for individuals with disabilities have 

proper signage.  

3. Requirements for fire sprinkler systems in woodworking operations (IBC 903.2.4.1) An 

automatic sprinkler system shall be provided throughout all F-1 occupancy fire areas that 

contain wood-working operations in excess of 2500 square feet in area that generate finely 

divided combustible waste or finely divided combustible materials. 

4. Upon approval of a special use permit, a building permit will be required for the interior 

and exterior remodel/renovation  

V.  RECOMMENDED MOTION 

Should the Commission find the Special Use Permit for a Unique Use to operate a Contractor’s 

Shop with Custom Cabinet Fabrication acceptable, the following motion is suggested: 

 

A. A motion to adopt the findings of facts as presented by staff to make recommendation of 

approval of the Special Use Permit for a Unique Use within the C2 District with the 

following conditions: 
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1. A new business permit will be needed from the City’s Building Department. 

2. All fabrication activities shall take place within an enclosed building. 

3. Expansion of the business shall not occur. This could result in the revocation of the 

Special Use Permit. 

4. The existing shed shall be removed from the premise no later than May, 1, 2022. 

5. The applicant shall work with the City Engineer to address the decomposing retaining 

wall that is located within floodplain. Further evaluation of the necessary repair is 

needed upon removal of the shed by May 1, 2022 in order to determine the next steps 

to address the wall.   

6. The applicant shall work with the Building Inspector and City Engineer to address a 

guard rail adjacent to the garage door (in accordance with the 2015 International 

Building Code) by May 1, 2022. 

7. Fire sprinklers are expressly required (in accordance with the 2015 International 

Building Code) prior to the use commencing.  

8. Maneuvering of a trailer and/or delivery vehicle shall take place on site and not within 

State Street or its right-of-way. A diagram demonstrating this is needed prior to the 

COTW meeting. 

9. The parking lot and premises shall be operated in an orderly manner within the 

parameters of the Special Use permit and shall be maintained in accordance with City 

Code. Gravel surfaces shall not be utilized for vehicle use or storage of any kind.  

10. Outdoor surfaces should be lit appropriately. Any new outdoor lighting shall be 

reviewed and approved by the City.  Any existing lighting shall be directed towards the 

ground and not towards adjacent businesses or residents. 

11. New signage will need to adhere to the City’s Sign Code. A separate sign permit 

application shall be submitted and approved for ALL new signage. 

VI.  ATTACHMENTS 

1. Survey     

2. Written Narrative 
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