
 

Department of Community Planning and Economic Development – Planning Division 
 

Variance Request 
BZZ-4234 

 
 
Applicant: Keith Sjoquist, on behalf of the Hennepin Avenue United Methodist Church 
 
Address of Property: 511 Groveland Avenue 
 
Contact Person and Phone: Keith Sjoquist, (612) 825-3576 
 
Planning Staff and Phone: Brian Schaffer, (612) 673-2670 
 
Date Application Deemed Complete: November 11, 2008 
 
Publication of Staff Report: November, 28, 2008 
 
Public Hearing:  December 4, 2008 
 
Appeal Period Expiration:  December 14, 2008 
 
End of 60 Day Decision Period:  January 10, 2009 
 
Ward: 7 Neighborhood Organization: Citizens for a Loring Park Community 

Adjacent to: Lowry Hill Residents, Inc. & Lowry Hill East Neighborhood Association 
 
Existing Zoning: OR3 Institutional Office Residence District, DP Downtown Parking Overlay District 
and the SH Shoreland Overlay District. 
 
Proposed Use: A total of five freestanding signs, of which three require variances. 
  
Proposed Variance:   

• A variance to increase the maximum number of freestanding signs along Groveland Avenue 
from one to two. 

• A variance to increase the height of a freestanding sign from 8 feet to 10 feet 9 inches to allow 
for a new freestanding sign along Lyndale Avenue 

• A variance to increase the height of a freestanding from 8 feet to 10 feet 9 inches to allow for a 
new freestanding sign along Summit Avenue 

• A variance to increase the area of a freestanding sign from 32 square feet to 64 square feet to 
allow for a new freestanding sign along Lyndale Avenue 

• A variance to increase the area of a freestanding sign from 32 square feet to 64 square feet to 
allow for a new freestanding sign along Summit Avenue 

 
To allow for three new freestanding signs at 511 Groveland Avenue in the OR3 Institutional Office 
Residence District, DP Downtown Parking Overlay District and the SH Shoreland Overlay District. 
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Zoning code section authorizing the requested variance: 525.520 (21) 
 
Background:  The subject site, 511 Groveland Avenue, is the Hennepin Avenue United Methodist 
Church (HAUMC). The site is 145,470 square feet and contains two buildings and a surface parking lot.  
The site has frontages along Lyndale, Groveland, Dell and Summit Avenues.  The site currently has six 
freestanding signs and numerous auxiliary signs that provide information about traffic flow and parking 
requirements.   
 
The applicant is proposing to remove the six freestanding signs and some of the auxiliary signs and 
install five new freestanding signs.  In the materials supplied by the applicant they indicate that there 
will be eight proposed signs, A-H, on their attached site plan.   
 

• Sign A, located along Lyndale Avenue, is a proposed monument sign that has an 11 foot wide 
base and will stand 10 feet 9 inches in height. The sign face of the proposed sign will be 64 
square feet and will include an internally illuminated face and a Daktronics LED panel. The 
sign will be double faced at a 30 degree angle, which meets the Zoning Ordinance’s definition 
for double faced sign – an angle of 35 degrees or more would result in the sign being counted 
as two different signs.  According to the applicant the sign will be replacing a 10 foot tall by 8 
foot wide sign panel that has a sign face of 62 square feet. 

 
The proposed Daktronic LED panel has ability to operate as a flashing sign. The Zoning 
Ordinance defines flashing signs as:  
 

A sign which exhibits changing light or color effect by any means, so as to 
provide intermittent illumination or the illusion of intermittent flashing light by 
any means. Also, any mode of lighting which resembles zooming, twinkling or 
sparkling. 

 
Flashing signs are prohibited outside of the downtown and C3A zoning districts.  To comply 
with the Zoning Ordinance the sign copy shall not change more than once a day and shall not 
scroll or be animated. 

 
• Sign B, located along Summit Avenue, is a proposed monument sign that has an 11 foot wide 

base and will stand 10 feet 9 inches in height. The sign face of the proposed sign will be 64 
square feet and will include an internally illuminated face and a Daktronics LED panel. The 
sign will be double faced and will be visible from Summit Avenue and Lyndale Avenue.  
According to the applicant the sign will be replacing a 7 foot 6 inch tall by 6 foot 3 inch wide 
sign that has a sign face of 34 square feet. The sign will also be replacing another 21 square 
foot internally illuminated freestanding sign for Hamline University. The proposed and 
existing signage at this location is located in the public right-of-way and requires and 
encroachment permit from Minneapolis Public Works Department. 

 
• Sign C, located along Groveland Avenue, is a proposed freestanding non-illuminated sign that 

has a width of 8 feet and a height of 6 feet. The sign face of the proposed single faced sign is 
24 square feet. According to the applicant the sign will be replacing a 34 square foot sign that 
is 10 feet in height.  
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• Sign D, located along Groveland Avenue, is a proposed freestanding non-illuminated sign that 
has a width of 8 feet, a height of 6 feet and sign face of 32 square feet. The applicant states that 
the proposed sign will replace an existing 13 square foot sign directing parking. 

 
• Sign E, G, and H are considered auxiliary signs. Auxiliary signs do not count toward the 

number of freestanding signs on a site, but do count toward the total sign budget of the site. 
They shall exceed 4 feet in height.  The proposed auxiliary signs are 8 feet in height.  

 
• Sign F, located along Dell Place, is a proposed freestanding non-illuminated sign that is 8 feet 

wide and 6 feet tall. The area of the single faced sign is 28 square feet. The applicant states that 
the proposed sign will replace and existing 28 square foot sign directing parking 

 
Section 543.20(b) of the Minneapolis Code of Ordinances allows public and institutional uses, such as a 
church, one freestanding sign per street frontage. The applicant is proposing to replace two existing 
freestanding signs along Groveland Avenue with two new freestanding signs; this requires a variance for 
the number of freestanding signs along Groveland Avenue. 
 
The maximum height and area of a freestanding sign in the OR3 Institutional Office Residence District 
is 8 feet and 32 square feet in area.  The proposed signs along Lyndale (Sign A) and Summit Avenue 
(Sign B) are 10 feet 9 inches in height and are 64 square feet in area. Variances are required to allow for 
the height and area of the two proposed signs.   
 
Findings Required by the Minneapolis Zoning Code: 
 
1. The property cannot be put to a reasonable use under the conditions allowed by the official 

controls and strict adherence to the regulations of this zoning ordinance would cause undue 
hardship. 
 
Number of Signs: The applicant has requested a variance to increase the number of signs along 
the Groveland Avenue to two signs. The proposed signs will replace two existing signs along 
Groveland Avenue. The total area of the existing signs is 47 square feet and the proposed area of 
the signs is 46 square feet.   
 
Staff does not believe there is undue hardship caused by the Zoning Ordinance. However, Staff 
believes that it is reasonable to replace the existing, previously approved, signage with the 
uniformly programmed, non-illuminated, proposed signs that are similar in number and total area 
to the existing signage and will reduce existing auxiliary signage. 
 
Height of Signs along Lyndale and Summit Avenue: The applicant has requested a variance to 
increase the height of two signs from 8 feet to 10 feet 9 inches.  The applicant states that height 
of the existing sign along Lyndale is 10 feet and the sign along Summit is 7 feet 6 inches.  The 
applicant states that “the hardship for our site is its unique location and the distance and speed of 
traffic passing by the locations of these two signs.” Staff recognizes that the location of the site 
next to the convergences of Lyndale and Hennepin Avenues and the Interstate 94 exit ramp 
along Summit Avenue creates a challenge for directing visitors to the site.  Staff does not believe 
that there is undue hardship caused by the Zoning Ordinance to justify an increase in the 
maximum height of the signs by 2 feet, 9 inches. 



CPED Planning Division Report 
BZZ-4234 

 
 

4 

 
Area of the Sign along Lyndale Avenue: The applicant has requested a variance to increase the 
area of a freestanding sign along Lyndale Avenue from 32 square feet to 64 square feet.  The 
applicant states that the area of the existing sign along Lyndale is 62 square feet.  The applicant 
states that “the hardship for our site is its unique location and the distance and speed of traffic 
passing by the locations of these two signs.” Staff recognized the hardship caused by being 
located next to the convergences of Lyndale and Hennepin Avenues, which has 10 traffic lanes 
and is approximately 150 feet wide at the location of the proposed sign.  Staff believes it is 
reasonable to construct a sign that is in scale with the adjacent width of the public right-of-way 
and scale of the building.   
 
Area of the Sign along Summit Avenue: The applicant has requested a variance to increase the 
area of a freestanding sign along Lyndale Avenue from 32 square feet to 64 square feet.  The 
applicant states that the area of the existing sign along Lyndale is 62 square feet.  The applicant 
states that “the hardship for our site is its unique location and the distance and speed of traffic 
passing by the locations of these two signs.” Summit Avenue acts partially as an exit ramp off of 
Interstate 94. Although traffic coming off the interstate may be heavy, the two traffic lanes and 
approximately 45 feet of roadway width, does not warrant a 100 percent increase in the allowed 
sign area. Staff does not believe there is undue hardship caused by the Zoning Ordinance nor is 
the proposed variance reasonable. 
 

 
2. The circumstances are unique to the parcel of land for which the variance is sought and 

have not been created by any persons presently having an interest in the property.  
Economic considerations alone shall not constitute an undue hardship if reasonable use for 
the property exists under the terms of the ordinance. 
 
Number of Signs: The conditions upon which the variance is sought are unique to the land. The 
subject site is 145,470 square feet and contains two structures and a surface parking lot. The site 
has roughly 575 feet of frontage along Groveland Avenue. Staff believes the size of the site, the 
length of frontage along Groveland, and the two buildings on site are unique circumstances that 
justify the variances. 
 
Height of the Sign along Lyndale Avenue:  The conditions upon which the variance is sought 
are not unique to the land.  The applicant states that conditions are unique to the parcel and 
created by “the development of the streets, bike paths, sidewalks, bust stops and other 
development that surrounds the site.”  Staff understands that multi-modal traffic along this 
portion of Lyndale and Hennepin Avenues is quite heavy.  However, the location of the proposed 
signage is already elevated approximately 2-3 feet from the adjacent grade of the public right of 
way. This additional height of the land allows for increased visibility of the signage without 
having to increase the height of the sign through a variance.  Staff does not believe the conditions 
for which the variance is requested are unique enough to justify the variance. 
 
Area of the Sign along Lyndale Avenue: The conditions upon which the variance is sought are 
unique to the land. The building wall of the structures along Lyndale Avenue is approximately 
325 feet in length and the proposed sign is adjacent to 10 lanes of traffic that occupy over 150 
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feet of right-of-way.  Staff believes that these conditions create a unique circumstance to justify 
the variance to increase the area of the proposed sign from 32 square feet to 64 square feet.  
 
Height  and Area of the Sign along Summit Avenue:  The conditions upon which the variance 
is sought are not unique to the land.  The applicant states that conditions are unique to the parcel 
and created by “the development of the streets, bike paths, sidewalks, bus stops and other 
development that surrounds the site.” Summit Avenue acts partially as an exit ramp off of 
Interstate 94. Staff does not believe that the road width or traffic along Summit are unique 
enough circumstances to justify the variance. 
 

 
3. The granting of the variance will be in keeping with the spirit and intent of the ordinance 

and will not alter the essential character of the locality or be injurious to the use or 
enjoyment of other property in the vicinity.  
 
Number of Signs:  The proposed sign variance is in keeping with the spirit and intent of the 
ordinance.  The size of the proposed signs is keeping with the scale, massing, and length of the 
site.  Staff does not believe that the two signs will be injurious to the use or enjoyment of the 
other property or negatively alter the essential character of the locality as there are already two 
signs along Groveland Avenue.    
 
Height of the Sign along Lyndale Avenue: The height of proposed sign is not in keeping with 
the spirit and intent of the ordinance. The location of the proposed sign is approximately 2-3 feet 
above the grade of the right-of-way, resulting in a sign that reads much higher than it is.  Height 
is limited to reduce impact on surrounding properties and maintain a pedestrian scale.  
 
Area of the Sign along Lyndale Avenue:  The area of the proposed sign is in keeping with the 
spirit and intent of the ordinance.  The area of signs is limited to keep freestanding signs in scale 
to the structures and right-of-way they are adjacent to. The HAUMC has approximately 325 feet 
of building wall along Lyndale Avenue and the site is adjacent to ten lanes of traffic.  The area of 
the proposed sign is well within the scale of the structure and adjacent right-of-way.   
 
Staff does not believe the proposed sign area will alter the essential character of the area. 
However, the proposed sign area variance will contain a 38 square foot (4 feet 9 inch tall by 8 
foot wide) Daktronics LED panel, which on its own exceeds the 32 square feet of sign area 
allowed in the district. This form of sign has the potential to be injurious to the use of the 
property in the vicinity through brightness of the additional signage as result of the area increase. 
The Daktronics LED panel has the ability to be used a flashing sign, which is also prohibited by 
the zoning ordinance.  
 
Height  and Area of the Sign along Summit Avenue: The proposed sign is not in keeping with 
the spirit and intent of the ordinance.  The size and height of the proposed signage is out of scale 
with the portion of the building along Summit Avenue and the width of the right-of-way adjacent 
to the sign.  Staff believes a sign of the proposed height and area would negatively alter the 
essential character of Summit Avenue. 
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4. The proposed variance will not substantially increase the congestion of the public streets, 
or increase the danger of fire, or be detrimental to the public welfare or endanger the 
public safety. 
 
Number of Signs:  Granting the variance would not likely increase congestion in the area or 
increase the danger of fire safety. The proposed variance will not be detrimental to public 
welfare or public safety.  The applicant states that the intent of the two signs is to reduce signage 
and improve readability and clarity. Executed correctly the signage could better direct traffic to 
the site and reduce congestion of the public streets. 
 
Height of the Sign along Lyndale Avenue: Granting the variance would not likely increase 
congestion in the area or increase the danger of fire safety. Staff is concerned that the proposed 
variance may be detrimental to public welfare due to its height and the adjacency of the 
pedestrian areas. 
 
Area of the Sign along Lyndale Avenue: Granting the variance would not likely increase the 
danger of fire. Staff is concerned that area of the LED panel that is part of the sign area will 
increase the congestion of the streets as passersby attempt to read changing text or graphics or by 
the size of the illuminated sign. This could pose to be detrimental if to the public safety and 
welfare if the flashing capabilities of the LED panel are used.  
 
Height  and Area of the Sign along Summit Avenue: 
Granting the variances would not likely increase congestion in the area or increase the danger of 
fire safety. The proposed variances will not be detrimental to public welfare or public safety.   

 
 
Findings Required by the Minneapolis Zoning Code for a sign adjustment: 
 

1. The sign adjustment will not significantly increase or lead to sign clutter in the area or 
result in a sign that is inconsistent with the purpose of the zoning district in which the 
property is located. 

 
Number of Signs:  The variance will not add additional signage along Groveland Avenue. 
However, the auxiliary signs for the parking lot on the subject site are numerous and create sign 
clutter. The proposed signage appears to reduce a number of these signs, but it is not clear how 
many of the auxiliary signs are proposed to be removed.  
 
Height and Area of the Sign along Lyndale Avenue: The proposed sign will not significantly 
increase sign clutter along Lyndale Avenue. The area of the sign is consistent with scale of the 
area. 
 
Height  and Area of the Sign along Summit Avenue: The proposed sign will be out of scale 
with Summit Avenue and increase sign clutter in that area. 

 
2. The sign adjustment will allow a sign of exceptional design or style that will enhance the 

area or that is more consistent with the architecture and design of the site. 
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Number of Signs: The proposed signs are a brushed face non-illuminated aluminum signs. Their 
design is better than the existing wooden painted signs and is more consistent with the site. 
 
Height and Area of the Sign along Lyndale Avenue: The proposed sign is a stone or CMU 
product monument sign that contains a brushed aluminum internally illuminated sign and a LED 
panel. The style of the sign is in keeping with the architecture of the site.  
 
Height  and Area of the Sign along Summit Avenue: The proposed sign is a stone or CMU 
product monument sign that contains a brushed aluminum internally illuminated sign and a LED 
panel. The style of the sign is in keeping with the architecture of the site. However, the size and 
area of the sign, which is the focus of the variance, are not consistent with the design and scale of 
the site along Summit Avenue. 

 
Recommendation of the Department of Community Planning and Economic Development -
Planning Division: 
The Department of Community Planning and Economic Development Planning Division recommends 
that the Board of Adjustment adopt the findings and: 

• Approve a variance to increase the maximum number of freestanding signs along Groveland 
Avenue from one to two. 

• Deny a variance to increase the height of a freestanding sign from 8 feet to 10 feet 9 inches to 
allow for a new freestanding sign along Lyndale Avenue 

• Deny a variance to increase the height of a freestanding from 8 feet to 10 feet 9 inches to allow 
for a new freestanding sign along Summit Avenue 

• Approve a variance to increase the area of a freestanding sign from 32 square feet to 64 square 
feet to allow for a new freestanding sign along Lyndale Avenue 

• Deny a variance to increase the area of a freestanding sign from 32 square feet to 64 square feet 
to allow for a new freestanding sign along Summit Avenue. 

 
To allow for three new freestanding signs at 511 Groveland Avenue in the OR3 Institutional Office 
Residence District, DP Downtown Parking Overlay District and the SH Shoreland Overlay District. 
 
With the following conditions of approval: 

1. The applicant shall submit a master plan for all auxiliary signage on the site that reflects a 
reduction in auxiliary signage on the site. All auxiliary signs shall comply with the height 
requirement of four (4) feet.   

2. The proposed LED panel in the sign on Lyndale Avenue shall not exceed 32 square feet in area. 
3. The proposed LED panel shall not operate as a flashing sign. The sign copy and graphics shall 

not scroll or be animated and shall only be changed once a day. 
 

Attachments 
1. Applicant’s statement 
2. Map of the area 
3. Site Plan, Plans, Pictures and Specifications for the proposed signs. 


