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Prepared for the Board of Adjustment 
 
 

 

LAND USE APPLICATION SUMMARY 

Property Location: 600 East Lake Street 
Project Name:  Valvoline Instant Oil Change 
Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 
Applicant:  NStar Real Estate LLC 

Project Contact:   Mitch DeMars, Crosstown Sign 
Request:  To allow signage for an automobile repair use. 
Required Applications: 

Variance  To increase the maximum allowed sign area of the primary building wall 
adjacent to Lake Street from 44.5 square feet to 112 square feet. 

Variance To allow a pole sign. 

Variance To increase the maximum area of a freestanding sign from 80 square feet to 
108 square feet. 

Variance To increase the maximum height of a freestanding sign from 8 feet to 25 feet. 

 

SITE DATA 
 
Existing Zoning C2 Neighborhood Corridor Commercial District 
Lot Area 9,489 square feet 
Ward(s) 6 

Neighborhood(s) Phillips West Neighborhood Organization (adjacent to Central Area 
Neighborhood Development Organization) 

Designated Future 
Land Use Mixed Use 

Land Use Features Commercial Corridor (Lake Street) 

Small Area Plan(s) 

Midtown Minneapolis Land Use and Development Plan (2005) 
Phillips West Master Land Use Plan (2009) 
(Please note that neither of these plans have policies specific to on-premise 
signage.) 

  

BOA Agenda Item #4 
April 23, 2015 

BZZ-7097 

Date Application Deemed Complete March 23, 2015 Date Extension Letter Sent Not applicable 

End of 60-Day Decision Period May 22, 2015 End of 120-Day Decision Period Not applicable 

 

mailto:janelle.widmeier@minneapolismn.gov
http://www.ci.minneapolis.mn.us/www/groups/public/@cped/documents/webcontent/wcms1p-085287.pdf
http://www.minneapolismn.gov/cped/planning/cped_phillips_west
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. An automobile repair use is located in the existing 
one story building located on the subject site.  The site is at the northeast corner of Portland Avenue 
and Lake Street.  A parking area and driveways are located between the building the adjacent streets.   
There is existing signage on each street facing façade of the building.  There is also an existing 18 foot 
tall, 64 square foot pole sign located at the street corner. 

SURROUNDING PROPERTIES AND NEIGHBORHOOD. Automobile oriented uses are 
located to the east, west and south of the site.  Residential uses are located to the north.   

PROJECT DESCRIPTION. NStar Real Estate LLC is proposing new signage for the Valvoline Oil 
Change located at 600 Lake Street East.  The sign proposal includes 4 signs.  The following is a 
description of each sign. 

• Sign A (wall sign facing Lake Street above the main entrance where a tube feature will be 
removed):  This new sign will be 37 square feet in area and internally illuminated.  The top of 
the sign would be located 17 feet above grade. 

• Sign B (wall sign facing Lake Street above the garage doors):  This new sign will be 75 square feet 
in area and internally illuminated.  The top of the sign would be located 17 feet above grade. 

• Sign C (wall sign facing Portland Avenue):  This is an existing sign that will be refaced.  It is 31 
square feet in area and internally illuminated.  The top of the sign is 17 feet above grade. 

• Sign D (freestanding sign):  There is an existing pole sign located at the corner of the site.  The 
applicant is proposing to increase the size of the sign face from 64 square feet to 108 square 
feet, increase the height from 18 feet to 25 feet, and will broaden the base around the pole.  
The larger sign would be internally illuminated. 

The maximum allowed sign area per primary building wall is one square foot for every foot of building 
wall when there is a freestanding sign on the site.  The wall facing Lake Street is 44.5 feet wide and there 
is a freestanding sign on the site.  Therefore, the maximum allowed sign area on that wall is 44.5 square 
feet.  In the zoning code, the face area of framed signs is calculated as follows:  The area of a sign face 
enclosed in a frame or cabinet shall be determined on the basis of the outer dimensions of the frame or 
cabinet surrounding the sign face. Where the frame or cabinet is not in the shape of a rectangle, square, 
triangle or circle, the sign face area shall be determined by calculating the area of an imaginary rectangle 
drawn around the frame or cabinet.  In other words, the sign area includes more than just text.  As 
noted above, the area of the proposed signs on the Lake Street building elevation is 37 square feet and 
75 square feet, for a total of 112 square feet.  A variance is required to increase the maximum allowed 
sign area on a primary building wall. 

The freestanding sign is a pole sign, which is not a permitted sign type.  A pole sign is defined as a 
freestanding sign which has its supportive structure anchored in the ground or on a solid base not at 
least as wide as the sign, or which has a sign face elevated above the ground or base by one or more 
poles or beams and with an open area between the sign face and the ground or base of more than one 
foot. The type of freestanding sign that is allowed by the zoning code is a monument sign.  A monument 
sign is defined as a freestanding sign with its sign face mounted on the ground, on a solid base at least as 
wide as the sign, or on one or more poles or beams with not more than one foot of open area between 
the sign face and the ground or base. The maximum allowed area and height of a freestanding sign is 80 
square feet and 8 feet respectively.  Because a pole sign is not a permitted sign type, variances to 
increase the size, height, and to allow the sign type are all required.   
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https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI_ARTIGEPR_543.60ILSI
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RELATED APPROVALS. A site plan review application (BZZ-1317) was approved by the Planning 
Commission in 2004.  Zoning Inspections has been working with the applicant to bring the site into 
compliance with the previously approved site plan and have agreed to let the sign variances proceed in 
the meantime.  Plantings that are missing or have died need to be replaced and any other site 
improvements that are required for site plan compliance need to be completed regardless of whether or 
not these variances are granted.   

PUBLIC COMMENTS. As of writing this report, no correspondence from the neighborhood group 
has been received. Any correspondence received prior to the public meeting will be forwarded on to 
the Board of Adjustment for consideration.  

ANALYSIS 

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the maximum allowed sign area of the primary building wall adjacent to Lake Street 
from 44.5 square feet to 112 square feet 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. 

Practical difficulties do not exist in complying with the ordinance.  Also, there are no circumstances 
unique to the property and the request is based on economic considerations alone.  The proposal 
will increase the existing amount of signage on the site.  The applicant is allowed to install signage on 
two sides of the building and retain the pole sign, which is no longer a permitted sign type, in its 
current size and location adjacent to the street intersection.  These allowances are sufficient to 
provide effective signage.     

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. 

Regulations governing on-premise signs are established to allow effective signage appropriate to the 
planned character of each zoning district, to promote an attractive environment by minimizing visual 
clutter and confusion, to minimize adverse effects on nearby property, and to protect the public 
health, safety and welfare.  The C2 Neighborhood Corridor Commercial District is established to 
provide an environment of retail sales and commercial services that are larger in scale than allowed 
in the C1 District and to allow a broader range of automobile related uses. In addition to 
commercial uses, residential uses, institutional and public uses, parking facilities, limited production 
and processing and public services and utilities are allowed. When a freestanding sign is located on a 
site, the zoning code allows less building signage (one square foot versus 1.5 square feet of sign area 
for every one foot of building wall) to lessen sign clutter and prevent a proliferation of signage.  The 
proposed amount of wall signage is almost two times as much as would be allowed with no 
freestanding sign on the site.  The request is not reasonable nor in keeping with the spirit and intent 
of the ordinance and comprehensive plan. 

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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There is a high concentration of automobile oriented uses in the immediate area along Lake Street.  
These uses have large amounts of signage, including large freestanding signs.  However, this is not 
the long-term character envisioned for this area.  The Phillips West small area plan calls for higher 
density mixed use development, maximizing the highest and best use of properties such as the 
subject site.  Lake Street is designated as a commercial corridor.  While automobile oriented uses 
are appropriately located along commercial corridors, the comprehensive plan envisions that these 
corridors will support a mix of uses with a range of goods and services available and promote 
pedestrian access.  Residential uses are also located to the north.  The requested variance apply 
towards the signs oriented to Lake Street, and therefore should have little effect on nearby 
residential properties and would not be detrimental to the health, safety, or welfare of the general 
public or of those utilizing the property or nearby properties. However, granting the variance would 
not be consistent with the character envisioned for this area.   

In addition to the variance standards contained in Chapter 525 and this 
article, the Board of Adjustment shall consider, but not be limited to, the 
following factors when determining sign variances: 
 

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 C2 Neighborhood Corridor Commercial District is established to provide an environment of 
retail sales and commercial services that are larger in scale than allowed in the C1 District and to 
allow a broader range of automobile related uses. In addition to commercial uses, residential uses, 
institutional and public uses, parking facilities, limited production and processing and public services 
and utilities are allowed. Although the C2 district allows automobile related uses, the signage 
allowed in this district is no different from the other commercial districts in order to prevent sign 
clutter and a proliferation of signage.  There is a high concentration of automobile oriented uses in 
the immediate area along Lake Street.  These uses have large amounts of signage and large 
freestanding signs, which have created sign clutter in this area.  The zoning code allows for effective 
signage to be provided on this site.  Granting the variance would contribute to the sign clutter 
problem in the area and would not be consistent with the C2 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 proposed sign materials are aluminum and polycarbonate plastic. The signs would be internally 
illuminated.  They will relate in shape, material, color, height and illumination with the one-story, 
stucco building.  However, the size of the signs is not in keeping with the character of the building 
and the property.  

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for 1) 
a variance to allow a pole sign, 2) a variance to increase the maximum area of a freestanding sign from 
80 square feet to 108 square feet, and 3) a variance to increase the maximum height of a freestanding 
sign from 8 feet to 25 feet based on the following findings: 
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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. 

Freestanding sign variances: Practical difficulties do not exist in complying with the ordinance.  
Also, there are no circumstances unique to the property and the request is based on economic 
considerations alone.  The proposal will increase the existing amount of signage on the site.  The 
proposed pole sign area is significantly larger than what is allowed for a permitted freestanding sign.  
The applicant is allowed to install signage on two sides of the building and retain the pole sign, which 
is no longer a permitted sign type, in its current size and location adjacent to the street intersection.  
Because the pole sign exists, the applicant can reface the sign cabinet without the need for a 
variance.  These allowances are sufficient to provide effective signage.     

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. 

Freestanding sign variances: Regulations governing on-premise signs are established to allow 
effective signage appropriate to the planned character of each zoning district, to promote an 
attractive environment by minimizing visual clutter and confusion, to minimize adverse effects on 
nearby property, and to protect the public health, safety and welfare.  The C2 Neighborhood 
Corridor Commercial District is established to provide an environment of retail sales and 
commercial services that are larger in scale than allowed in the C1 District and to allow a broader 
range of automobile related uses. In addition to commercial uses, residential uses, institutional and 
public uses, parking facilities, limited production and processing and public services and utilities are 
allowed. In 2009, the zoning code was amended to no longer allow pole signs in order to lessen sign 
clutter and restrict the installation of signage that is overly auto-oriented and not pedestrian 
oriented. Because the pole sign exists, the applicant can reface the sign cabinet without the need for 
a variance.  The request for a larger pole sign is not reasonable nor in keeping with the spirit and 
intent of the ordinance and comprehensive plan. 

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. 

Freestanding sign variances: There is a high concentration of automobile oriented uses in the 
immediate area along Lake Street.  These uses have large amounts of signage, including large 
freestanding signs.  However, this is not the long-term character envisioned for this area.  The 
Phillips West small area plan calls for higher density mixed use development, maximizing the highest 
and best use of properties such as the subject site.  Lake Street is designated as a commercial 
corridor.  While automobile oriented uses are appropriately located along commercial corridors, 
the comprehensive plan envisions that these corridors will support a mix of uses with a range of 
goods and services available and promote pedestrian access.  A pole sign is primarily auto-oriented.  
Residential uses are also located to the north.  The requested variances apply towards the signs 
oriented to Lake Street, and therefore should have little effect on nearby residential properties and 
would not be detrimental to the health, safety, or welfare of the general public or of those utilizing 
the property or nearby properties. However, granting the variances would not be consistent with 
the character envisioned for this area. 
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In addition to the variance standards contained in Chapter 525 and this 
article, the Board of Adjustment shall consider, but not be limited to, the 
following factors when determining sign variances: 
 

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. 

Freestanding sign variances: The C2 Neighborhood Corridor Commercial District is established 
to provide an environment of retail sales and commercial services that are larger in scale than 
allowed in the C1 District and to allow a broader range of automobile related uses. In addition to 
commercial uses, residential uses, institutional and public uses, parking facilities, limited production 
and processing and public services and utilities are allowed. Although the C2 district allows 
automobile related uses, additional sign area is not warranted for this type of use.  The proposed 
pole sign area is significantly larger than what is allowed for a permitted freestanding sign.  Further, 
pole signs are no longer a permitted sign type anywhere in the City.  There is a high concentration 
of automobile oriented uses in the immediate area along Lake Street.  These uses have large 
amounts of signage and large freestanding signs, which have created sign clutter in this area.  The 
zoning code allows for effective signage to be provided on this site.  Granting the variance would 
contribute to the sign clutter problem in the area and would not be consistent with the C2 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. 

Freestanding sign variances: The proposed sign materials are aluminum and polycarbonate 
plastic. The sign would be internally illuminated.  It will relate in shape, material, color, and 
illumination with the one-story, stucco building.  However, the size and height of the sign is not in 
keeping with the character of the building and the property.  

 
RECOMMENDATIONS 
 
The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the application(s) by NStar Real Estate LLC for the 
property located at 600 East Lake Street: 

A. Variance to reduce the maximum allowed sign area of a primary building wall. 

Recommended motion: Deny the variance to increase the maximum allowed sign area of the primary 
building wall adjacent to Lake Street from 44.5 square feet to 112 square feet. 

B. Variance to allow a pole sign. 

Recommended motion: Deny the variance to allow a pole sign. 

C. Variance to increase the maximum area of a freestanding sign. 

Recommended motion: Deny the variance to increase the maximum area of a freestanding sign from 80 
square feet to 108 square feet. 

D. Variance to increase the maximum height of a freestanding sign. 

Recommended motion: Deny the variance to increase the maximum height of a freestanding sign from 
8 feet to 25 feet. 
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ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan/aerial 
4. Sign details 
5. Floor plan 
6. Site photos 
7. Photos of other properties 
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NAME OF APPLICANT
NStar Valvoline Lake Street LLC

600 E Lake St BZZ-7097
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PROPERTY ADDRESS
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