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CPED STAFF REPORT 
Prepared for the Board of Adjustment 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 807 Broadway Street Northeast 
Project Name:  Highlight Center 
Prepared By: Joseph.Giant@minneapolismn.gov, City Planner, (612) 673-3489 
Applicant:  807 Broadway Revival, LLC  

Project Contact:   Charlie Nestor 
Request:  To construct an internally illuminated wall sign 
Required Applications: 

Variance  

 
• Variance to increase the maximum height of a wall sign from 28 feet to 37 

feet. 
 

 

SITE DATA 
 

Existing Zoning I1 Light Industrial District 
ILOD Industrial Living Overlay District 

Lot Area 180,146 square feet 

Ward(s) Ward 1, adjacent to Ward 3 

Neighborhood(s) Logan Park, adjacent to St. Anthony East 

Designated Future 
Land Use Transitional Industrial 

Land Use Features Community Corridor 

Small Area Plan(s) Central Avenue Small Area Plan 
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BACKGROUND 
 

SITE DESCRIPTION AND PRESENT USE. The subject property, 807 Broadway Street 
Northeast, is a 180,146 square foot lot located between Quincy Street Northeast and Jackson Street 
Northeast.  The principal structure on the lot is a 3- and 4-story, 166,000 square foot brick building 
constructed in 1914.  Until recently, the building housed the Minneapolis School District headquarters. 
The building and site are currently being redeveloped for use as multi-tenant commercial office space.  
The property is located in the I1 Light Industrial Zoning District and the ILOD Industrial Living Overlay 
District.  
 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is located in 
the Logan Park neighborhood of northeast Minneapolis, across Broadway from the St. Anthony East 
neighborhood. The site is 2 blocks west of Central Ave NE, and 2 blocks east of Logan Park. The 
property is surrounded on the north by light and medium industrial uses, on the east by light industrial 
and commercial uses, on the south by a low-density residential neighborhood, and on the west by a 
large surface parking lot.  
 
The site is located in the Northeast Minneapolis Arts District, which is home to numerous aged 
warehouse buildings that have been renovated and converted into a diverse array of studio, gallery and 
office spaces, serving a wide variety of medium and small creative sector, professional and business 
services, technology, and arts-oriented businesses. 
 
 
PROJECT DESCRIPTION. This land use application is a small component of a large project that 
seeks to remodel the former school district headquarters into a multi-tenant commercial office building 
called the Highlight Center.  Overall, the project encompasses many aspects including site clean-up and 
environmental remediation, the demolition of 4 steel buildings, extensive interior remodeling, and the 
installation of an on-site surface parking lot containing approximately 185 parking spaces. The site will be 
well landscaped and the parking lot will be constructed in full compliance with Chapter 530 Site Plan 
Review standards. 
 
The applicant proposes to utilize three wall signs to identify the building. Wall signs are allowed in the I1 
District provided they meet certain locational and dimensional standards.  
 
The largest sign will be on the east facade in place of an existing painted sign. The text “Minneapolis 
Public Schools Educational Service Center” will be replaced with the text “Highlight Center.” Repainting 
an existing non-conforming sign can be approved administratively, provided the sign is not being 
enlarged and no illumination is being added.  
 
The second sign will be on the south facade of a one-story brick building, detached from the principal 
structure, facing an on-site parking lot along Quincy Street. This sign would not be illuminated, and 
could be approved administratively.  
 
The proposed location of the third sign is on the upper portion of a stairwell tower located on the 
southwest corner of the principal structure facing Quincy Street.  The sign would be oriented vertically, 
reading from top to bottom. The sign would have a vertical dimension of 21.8 feet and a horizontal 
dimension of approximately 2 feet. The total area of the sign would be approximately 43.6 square feet. 
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The copy would read, “Highlight Center,” and would be comprised of separate, internally illuminated 
channel LED letters mounted to a raceway.  
 
The maximum height for a wall sign in industrial districts is 28 feet, measured as the vertical distance 
from natural grade at a point 10 feet away from the front center of the sign to the upper-most point of 
the sign. The top of the proposed sign is approximately 37 feet above natural grade. Consequently, the 
upper 9 feet of the 21’-10” sign will be above the 28-foot height limit. Therefore, the applicant is seeking 
a variance to increase the maximum height of a wall sign from 28 feet to approximately 37 feet, 
measured from natural grade to the top of the sign. The sign is conforming in all respects besides height. 
 
 
PUBLIC COMMENTS. The applicant presented the proposed variance to the Logan Park 
Neighborhood Association on Wednesday, February 18, 2015. The neighborhood expressed support for 
the variance. Any additional correspondence will be forwarded to the Board of Adjustment for 
consideration. 

 

ANALYSIS 

VARIANCE 

In accordance with Chapter 525, Article IX Variances, Section 525.520(21) “To vary the number, type, 
height, area or location of allowed signs on property located in an OR2 or OR3 District or a commercial, 
downtown or industrial district,” the Department of Community Planning and Economic Development has 
analyzed the application for variance based on the following findings: 
 

1. Practical difficulties exist in complying with the ordinance because of circumstances 
unique to the property. The unique circumstances were not created by persons 
presently having an interest in the property and are not based on economic 
considerations alone.  
 
A practical difficulty exists due to the unique identification needs of the building and the limited 
opportunities for sign placement on the south and west facades. The building is very large, but it’s 
orientation on the property and abundance of windows on primary building facades offer few 
opportunities for effective signage. However, a featureless and windowless 4-story stair tower is 
situated on the southwest corner of the building, facing Quincy Ave and visible from Broadway. The 
stair tower is the most practical location for building signage. 
 
The tower is more than twice as tall as it is wide, lending itself to a vertical sign rather than a 
horizontal sign. Regardless of whether it is being placed horizontally or vertically, the maximum 
height of a wall sign in industrial districts is 28 feet. The more appropriate vertical sign, constructed 
to match the proportions of the stair tower, would need to be situated fairly low to the ground so 
that the top of the sign did not exceed 28 feet. Placing a sign in such a location would appear 
incongruous with the form of the stair tower and would not properly serve the identification needs 
of a large commercial building.   
 
The unique identification needs of the building, the limited options for sign placement, and the 

http://library.municode.com/HTML/11490/level4/MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA.html#MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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orientation of the building are circumstances unique to the property that were not caused by the 
applicant. 

 
 
2. The property owner or authorized applicant proposes to use the property in a 

reasonable manner that will be in keeping with the spirit and intent of the ordinance 
and the comprehensive plan. 
 
The proposed use of the structure will be multi-tenant office space. Multi-tenant office space is a 
permitted use in both the I1 Light Industrial Zoning District and the ILOD Industrial Living Overlay 
District. Besides the requested variance, the repurposing and site improvements at the subject 
property meet all provisions of the zoning ordinance.   
 
The site is classified as “transitional industrial” on the future land use map contained in the 
comprehensive plan. This is a flexible category designed to allow existing industrial uses to continue, 
but to allow them to transition to other uses over time if desired. At the subject property, the 
previous use was not industrial in nature, nor is the proposed use. 
 
The Central Avenue Small Area Plan, adopted in 2008, recommended that the subject property 
retain its industrial zoning and character, and that redevelopment be focused on job generating uses, 
“to align with the goals of the Northeast Arts District and the area’s history as an employment 
area.” The proposed adaptive reuse of the building aligns with this policy. Many aged industrial 
buildings along Quincy St have been repurposed for creative uses and light manufacturing/retail. The 
success of this area has occurred despite its lack of visibility from major thoroughfares and the 
absence of modern paving and curbing on Quincy Street.  
 
The Small Area Plan states, “Over 400 artists have studios within the blocks adjacent to this 
segment of Central Avenue, but this vibrant arts community is invisible and perceived as inaccessible 
from the Avenue.” Redeveloping 807 Broadway will create a link between Broadway St NE and the 
businesses on Quincy Street.  The proposed signage facing Quincy St could be a recognizable 
landmark that will help to draw attention to a unique and somewhat hidden group of businesses. 
 
According to 543.10, the purpose of on-premise sign regulations is to allow effective signage 
appropriate to the planned character of each zoning district, to promote an attractive environment 
by minimizing visual clutter and confusion, and to minimize adverse effects on nearby property. This 
ordinance provision aligns with the following policy from the comprehensive plan:  
 
Policy 10.20: Promote an attractive environment by minimizing visual clutter and confusion caused by a 
proliferation of signage. 
 
Only 3 identification signs are planned for the entire building, one of which is the re-facing of an 
existing sign.  The total area of all signs will be far less than the amount permitted by-right.  
Therefore, staff finds that the proposed signage will not create visual clutter and confusion.  
 

 
3. The proposed variance will not alter the essential character of the locality or be 

injurious to the use or enjoyment of other property in the vicinity. If granted, the 
proposed variance will not be detrimental to the health, safety, or welfare of the 
general public or of those utilizing the property or nearby properties. 
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The subject sign would be located on a primary building wall facing a public street. The sign would 
be appropriately scaled for the wall upon which it would be located, and would effectively identify 
the site for both vehicular and pedestrian traffic. A large surface parking lot is located on the 
opposite side of the street from the sign, and the nearest residence district from which the sign 
would be visible would be more than 200 feet from the sign. Nine feet of excess height on an 
otherwise conforming sign will likely have a negligible adverse effect on surrounding properties and 
will not alter the essential character of the locality. 

 
 
Adjustment to the number, type, height, area or location of allowed signs on property located in 
an OR2 or OR3 District or a commercial, downtown or industrial district may be approved if the 
following criteria are met: 
 
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. 
 
The length of wall upon which the sign would be located is approximately 79 feet in length, which 
would allow 118.5 square feet of signage. The area of the proposed sign is 43.6 square feet. At the 
present time it is the only identification sign proposed for this facade, and one of only three 
identification signs proposed for the entire site. The anticipated use of the building is multi-tenant 
office, so it is unlikely that additional signage will be necessary.  
 
Therefore, staff finds that the proposed sign adjustment will not lead to sign clutter or allow a sign 
that is inconsistent with the purposed of the zoning district.  

 
 

2. The sign adjustment will allow a sign that relates in size, shape, materials, color, 
illumination and character to the function and architectural character of the building or 
property on which the sign will be located. 
 
The sign would be composed of individually illuminated LED letters. Each letter would be mounted 
to a raceway, which would be attached to the building wall. The proposed sign type is allowed in 
industrial districts and can be found on many buildings in the area. In order to minimize the visual 
impact of structural components not related to identification, as a condition of approval, staff 
recommends that the raceway be painted to match the building wall. 
 
The stairwell tower upon which the sign would be mounted has a width of approximately 26 feet 
and a height of approximately 50 feet.  The tower, which projects from the southwest corner of the 
building, is the most prominent and visible feature of the west facade. Due to its prominence and 
lack of windows and architectural features, it is a natural location for an identification sign. The 
vertical orientation of the sign would complement the vertical shape of the stairwell tower, and the 
size of the sign is proportionate to the total wall area. Further, the visual interest created by the sign 
reduces the visual impact of the blank and featureless wall. 
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RECOMMENDATIONS 
 
Recommendation of the Department of Community Planning and Economic Development 
for the Variance: 
 

The Department of Community Planning and Economic Development recommends that the Board of 
Adjustment adopt staff findings and approve the application for variance to allow for an increase in the 
maximum height of a wall sign from 28 feet to 37 feet for the property located at 807 Broadway Street 
Northeast, subject to the following conditions: 
 

1. Approval of the final sign permit by the Department of Community Planning and Economic 
Development; 

2. The top of the sign may be no closer than ten (10) feet from the roofline of the wall to 
which it is mounted; 

3. The area of the sign will be no larger than the dimensions indicated in the product 
specifications page included in the application materials dated February 2, 2015; 

4. The raceway upon which the letters are mounted will be painted to closely match the wall 
to which it is mounted;  

5. The signs will be installed by March 5, 2017, or the approval may be revoked for non-
compliance. 

 

ATTACHMENTS 

 
1. Zoning map 
2. Written materials submitted by applicant 
3. Authorization letter from owner 
4. Renderings of proposed signs 
5. Land survey 
6. Site plan 
7. Letter to Ward 1 
8. Letter to Ward 3 
9. Letter to Logan Park Neighborhood Association 
10. Letter to St. Anthony East Neighborhood Association 
11. Photos of site 
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NAME OF APPLICANT
Charlie Nestor, Hillcrest Development

807 Broadway St NE BZZ-7024
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• Indentity • Inform • Impact    

HIGHLIGHT CENTER  

Existng wall

Face & return .050 alum. painted yellow

LED Strips (white)

internal mounting clip

3/16”  acrylic lens with 3/4” push through
glue weld together. Glue lens to back of face 

through connectors

Secondary wiring

Power supply & raceway Cabinet

 Channel LED Letters on raceway

3"

21’-10”

24"

• Yellow routed out aluminum faces 
   with 3/4” acrylic push through accent stripe
• 3/16 “ milk white acrylic backer 
• Yellow  3” returns and faces 
• White LEDs color selection  
• Raceway painted to match bldg. color

• The sun ray unit made with routed out  face
  to accomodate  3/4”  clear acrylic
  glued to 3/16” milk white acr ylic backer 
 Illumin

• Address -12” White  1/4” alum. numbers- stud mounted

ated  internally with white LEDs   

West Elevation

West Elevation

SPECIFICATIONS

Night timeDay time
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