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STAFF REPORT 

 

DATE: August 13, 2025 

TO: Zoning Board of Appeals 

FROM: Helen Miller, Planner 

RE: Petition Number:       2025-32 

Applicant: McDonald’s Corporation 

Status of Applicant: Owner 

Location: 508 E. Cass Street (Council District #4) 

Request: Variation from the Non-Residential Design 

Standards to allow aluminum cladding in the B-3 

(general business) district  

 

 

Purpose 

The applicant is requesting a variation from the City’s Non-Residential Design Standards 

to allow aluminum cladding as one of the main exterior materials on an existing 

McDonalds restaurant at 508 E. Cass Street, within the B-3 (general business) zoning 

district. The Non-Residential Design Standards govern the permitted primary and 

subsidiary exterior materials that can be used for commercial and industrial buildings. 

Metal is not listed as a permissible predominant or subsidiary material in the B-3 district, 

though it can be used for accent details and banding. 

 

The Zoning Board of Appeals makes the final decision on this variation request. 

 

Site Specific Information 

The subject site is a 1.1-acre lot that is zoned B-3 (general business) and contains a 

McDonalds drive thru restaurant with surrounding surface parking. The restaurant was 

remodeled around 2018 to its current appearance, which includes painted brick on the 

first-floor level and EIFS above, with a metal band around the topmost part of the walls. 

 

The owner is in the process of remodeling this McDonalds location and proposes to clad 

the exterior in a combination of the existing brick, fiber cement panels, wood composite 

siding, and aluminum cladding (see attached Exterior Elevations). Figure 1 shows the 

location of the proposed aluminum cladding on the west and south sides of the building. 

 

Surrounding Zoning, Land Use and Character 

The property is located at the southwest corner of Cass Street and Youngs Avenue along 

the Cass Street commercial corridor. The site is surrounded by a mix of commercial, 
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institutional, and residential uses with B-3 (general business) zoning. The specific land 

uses adjacent to the property are as follows: 

 

• North:  Auto glass shop and residences 

• South: Parking lot for Joliet Township High School athletic fields 

• East:  Multi-tenant commercial center 

• West:  Restaurant and residences 

 

Applicable Regulations 

• Section 47-15H.3(A)(4) Non-Residential Design Standards – Materials and 

Colors within the B-1 and B-3 Districts 

• Section 47-19.8  Findings of Facts Supporting a Variation 

(refer to attachment) 

         

Discussion 

The approval of the requested variation would allow aluminum cladding as an exterior 

material on an existing McDonalds restaurant on Cass Street. The aluminum cladding will 

be installed on about two-thirds of the west elevation and along most of the rear elevation. 

It will feature a “wave” design created by the aluminum batten accents (see siding sample 

in Figure 4). According to the petitioner, the cladding is a high-quality product selected to 

add texture, depth, and visual interest to the building’s design while complementing the 

other materials. The petitioner states that the aluminum is a key design element of their 

current architectural and brand identity. The Joliet location would be the first McDonalds 

in the country to display the new design. The design would then potentially be 

implemented in remodels and new restaurants nationally. 

 

The Non-Residential Design Standards were adopted in February 2007 in order to 

increase the quality of non-residential building stock and promote aesthetically pleasing 

developments throughout the City. The Standards apply to new commercial and industrial 

developments as well as additions and renovations to existing structures. The Standards 

do not include metal on the list of permissible predominant and subsidiary materials for 

buildings within the B-3 (general business) zoning district. Approved predominant exterior 

materials include standard brick, face-brick, and veneer. Approved subsidiary materials 

include cut-faced block, EIFS, glass, limestone, other native stone and veneers, stucco, 

and wood or fiber cement siding. The Standards state that materials not included in those 

lists may be used for detailing and banding. 

 

While staff does not find a physical hardship for this request, staff does not believe that 

the proposal would have a negative impact on the neighborhood. The proposed design 

is intended to be high quality and visually interesting by incorporating several 

complementary materials. The Non-Residential Design Standards were adopted 18 years 

ago and have not been updated since then to reflect new types of materials. Staff also 
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finds that the granting of the variation will not alter the essential character of the area 

since the front and east facades of the building will still meet the requirements of the 

current Non-Residential Design Standards. 

 

Conditions  

None 
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Figure 1: 508 E. Cass Street (2024) – proposed location of aluminum cladding in red 

 

 
Figure 2: McDonalds at 508 E. Cass Street, view of front and west elevations from Cass Street 
(May 2023) 

 

PROPOSED 

ALUMINUM 

CLADDING 
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Figure 3: McDonalds restaurant at 508 E. Cass Street, view of front and east elevations from 
Cass Street (April 2025)  

 
 
Figure 4: Sample of aluminum cladding with aluminum batten accents 
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FOR OFFICE USE ONLY

***Verified by Planner (please initial):__________***

                      

Payment received from: Petition #: __________________________________

_________________________________________ Common Address: ___________________________

_________________________________________ Date filed:__________________________________

_________________________________________ Meeting date assigned:_______________________

ZONING BOARD OF APPEALS
JOLIET, ILLINOIS 

PETITION FOR VARIATION/APPEAL
City of Joliet Planning Division, 150 W. Jefferson St., Joliet, IL  60432

Ph (815)724-4050      Fax (815)724-4056

ADDRESS FOR WHICH VARIATION IS REQUESTED: __________________________________________

_

HOME ADDRESS:_____________________________________________________ZIP CODE:___________

BUSINESS ADDRESS: _________________________________________________ZIP CODE:___________

PHONE:  (Primary)______________________________(Secondary)__________________________________

EMAIL ADDRESS:  _____________________________________ FAX: _____________________________

PROPERTY INTEREST OF PETITIONER:______________________________________________________

OWNER OF PROPERTY:____________________________________________________________________

HOME ADDRESS: _______________________________________________________ZIP CODE: ________

BUSINESS ADDRESS: ___________________________________________________ ZIP CODE: ________

EMAIL ADDRESS:  ______________________________________FAX: _____________________________

Any use requiring a business license shall concurrently apply for a business license and submit a 
copy with this petition. Additionally, if this request is for operation of a business, please provide 
the following information:

BUSINESS REFERENCES (name, address, phone or email):

________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

OTHER PROJECTS AND/OR DEVELOPMENTS:

___________________________________________________________________________________________

___________________________________________________________________________________________

___________________________________________________________________________________________



PERMANENT INDEX NUMBER (TAX NO. OR P. I. N.):_______________________________________;

____________________________; _______________________________; ____________________________.

**Property Index Number/P.I.N. can be found on tax bill or Will County Supervisor of Assessments website**

LEGAL DESCRIPTION OF PROPERTY (an attached copy preferred):

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

_________________________________________________________________________________________

LOT SIZE:  WIDTH: __________DEPTH: __________AREA: ________________

PRESENT USE(S) OF PROPERTY:____________________________________________________________

PRESENT ZONING OF PROPERTY:__________________________________________________________

VARIATION/APPEAL REQUESTED:__________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

RESPONSE TO VARIATION CRITERIA

The Zoning Board of Appeals is authorized to grant or recommend relief only when it has received adequate 
evidence to establish a practical difficulty or hardship. The evidence must support each of the following three 
conditions: 

(a) The property in question cannot yield a reasonable return by use permitted and subject to the conditions
allowed by the regulations in the particular district or zone.

(b) The plight of the owner is due to unique circumstances.
(c) The variation, if granted, will not alter the essential character of the locality.

Please describe how this request meets the criteria by responding to the following questions in your own 
words. 

1. How do the applicable zoning regulations prevent the property in question from yielding a reasonable return?
________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________
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CITY OF JOLIET OWNERSHIP DISCLOSURE FORM

I. INFORMATION ABOUT THE APPLICATION

II. INFORMATION ABOUT THE PROPERTY

III. PROPERTY OWNERSHIP

Individual:

Corporation:

Limited Liability Company:

Land Trust:

Partnership:

Other type of organization:

E-MAIL FAX



IV. BUSINESS OWNERSHIP

Individual:

Corporation:

Limited Liability Company:

Partnership:

Other type of organization:

E-MAIL FAX

NOTE

SIGNED:

DATE:

Name, Title, and Telephone Numbers of Person Completing and Submitting This Form: 

PRINT



ZONING BOARD OF APPEALS  

CRITERIA FOR VARIATIONS 
Section 47-19.8 of the Zoning Ordinance states: 
  
A variation shall not be granted in any case unless the Board shall find and clearly state in its 
record of the case that: 
 
 
 

Does the evidence 
presented sustain 

this criteria? 

 
Comments 

(1) Reasons sustaining the contention that strict 
enforcement of the Ordinance would involve 
practical difficulties or impose exceptional 
hardship were found as follows:  
(a) ____________________________________  
(b) ____________________________________  
(c) ____________________________________ 
(list of reasons) 

  

(2) Adequate evidence was submitted to establish 
practical difficulties or particular hardship so that, 
in the judgment of the Board, a variation is 
permitted because the evidence sustained the 
existence of each of the three following 
conditions: 
  

(a) The property in question cannot yield a 
reasonable return if permitted to be used 
only under the conditions allowed by the 
regulations in the particular district or 
zone. 
 

(b) The plight of the owner is due to unique 
circumstances.  
 

(c) The variation, if granted, will not alter the 
essential character of the locality. 

  

(3) A public hearing was held on such variation of 
which at least 15 days and not more than 30 days 
notice was published in the ___________________ 
(name of newspaper) on ___________________ 
(date). 
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