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LAND USE APPLICATION SUMMARY 

Property Location: 6023 Nicollet Avenue South 

Project Name:  Nicollet Goodwill Signage 

Prepared By: Janelle Widmeier, Senior City Planner, (612) 673-3156 

Applicant: Goodwill/Easter Seals 

Project Contact:  Joe Houseman, Wellington Management Inc. 

Request:  To allow a wall sign on a non-primary building wall. 

Required Applications: 

Variance To allow a sign to be located on a non-primary building wall. 

Variance  To increase the maximum allowed sign area on a non-primary building wall 
from 0 square feet to 71.2 square feet. 

Variance To increase the maximum allowed height of a wall sign from 28 feet to 29 
feet. 

SITE DATA 

Existing Zoning 
C2 Neighborhood Corridor Commercial District 
AP Airport Overlay District 

Lot Area 33,326 square feet 

Ward(s) 11 

Neighborhood(s) Windom Community Council 

Designated Future 
Land Use Mixed Use 

Land Use Features 
Commercial Corridor (Nicollet Avenue) 
Neighborhood Commercial Node (60th and Nicollet) 
Major Retail Center (60th and Nicollet) 

Small Area Plan(s) Nicollet Avenue: The Revitalization of Minneapolis’ Main Street (2000) 
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. Goodwill is located in the existing 2-story building.  
There is a parking area on the north side of the building.  Loading and a driveway leading to the 
donation drop-off area are located on the east side of the building.  The donation drop-off area and exit 
to Nicollet are located on the south side of the building.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. There is a mix of uses in the 
immediate area.  Nonresidential uses are directly adjacent to the north and south sides of the subject 
property.  A stormwater retention pond, owned by the City of Minneapolis, is located directly east.  
Beyond the retention pond is Interstate 35W. 

PROJECT DESCRIPTION. The applicant is proposing to locate a sign on the east façade of the 
building to increase visibility from the highway.  They would remove the existing sign on the north side 
of the building facing the parking area and relocate it to the east elevation or add a sign of the same size 
and type as the existing sign on the east building elevation.  The proposed sign would consist of channel 
letters, would be 71.2 square feet in area, and would be internally illuminated.  The top of the sign 
would be 29 feet above the adjacent grade.  The east elevation is not a primary building wall because it 
does not face a street, on-site parking lot, or directly face a highway.   In this case, the property is 
separated from the highway by a stormwater retention pond.  Therefore the east building elevation is 
considered a non-primary building wall.  No signage is allowed to be located on a non-primary building 
wall.  A variance is required to allow the location and to allow the proposed amount of sign area.  The 
maximum allowed sign height is 28 feet.  A variance is also required to increase maximum sign height. 

RELATED APPROVALS.  

Planning Case # Application Description Action 
BZZ-5882 Site plan review. New 2-story, 20,922 

sq. ft. secondhand 
goods store 

The City Planning Commission 
approved the project 
on January 7, 2013. 

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 1) 
a variance allow a sign to be located on a non-primary building wall and 2) a variance to increase the 
maximum allowed sign area on a non-primary building wall from 0 square feet to 71.2 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. 

Both variances: Practical difficulties exist in complying with the ordinance due to circumstances 
unique to the property.  Building signs are allowed on walls facing a highway.  The east building wall 

http://www.minneapolismn.gov/meetings/planning/WCMS1P-102167
http://www.minneapolismn.gov/meetings/planning/WCMS1P-102561
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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faces the highway, but is separated from it by the City-owned stormwater retention pond.  The size 
of the sign would be less than allowed on the east elevation if it were a primary building wall (up to 
146 square feet would be allowed at 1.5 square foot per linear foot of building wall).    If not for the 
retention pond, the sign would be allowed to be located on the east building wall.  The site is also 
located in a designated major retail center. Major retail centers are considered unique locations that 
can accommodate large-scale retail uses and are characterized by their immediate and easy 
connections to regional road networks. These circumstances have not been created 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. 

Both 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.  The site is located in a 
designated major retail center. Major retail centers are considered unique locations that can 
accommodate large-scale retail uses and are characterized by their immediate and easy connections 
to regional road networks. The proposed sign would be 71.2 square feet in area and would be 
located on the east building façade.  The size of the sign would be less than allowed on the east 
elevation if it were a primary building wall (up to 146 square feet at 1.5 square foot per linear foot 
of building wall).  The sign would face a public stormwater retention pond, but would be visible from 
the highway.  It would not directly face any residential uses.  If not for the retention pond, the sign 
would be allowed to be located on the east building wall.  The request is reasonable and 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. 

Both variances: Granting the variances would not negatively alter the character of the area and 
would not be detrimental to the health, safety, or welfare of the general public or of those utilizing 
the property or nearby properties.  The proposed sign would be 71.2 square feet in area and would 
be located on the east building façade.  The size of the sign would be less than allowed on the east 
elevation if it were a primary building wall (up to 146 square feet at 1.5 square foot per linear foot 
of building wall).  The sign would face a public stormwater retention pond, but would be visible from 
the highway.  It would not directly face any residential uses.   

Additional Standards for Sign Adjustments 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when 
considering an 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: 

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. 

Both variances:   The sign adjustment would 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 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI_ARTVIISIAD_543.510APCR
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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.  The proposed sign would be 71.2 square feet in area and 
would be located on the east building façade.  The size of the sign would be less than allowed on the 
east elevation if it were a primary building wall (up to 146 square feet at 1.5 square foot per linear 
foot of building wall).  The sign would face a public stormwater retention pond, but would be visible 
from the highway.  It would not directly face any residential uses.  Two other signs are located on 
the building that are of the same size and type as the proposed sign.  One faces Nicollet Avenue and 
the other faces the parking lot.  Both are located above the main entrance.  No freestanding signs 
exist on the site.  The proposed sign and the existing parking lot sign would be spaced far enough 
apart that they generally would not be visible in the same view plane.  

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. 

Both variances: The primary exterior materials of the 2-story building are brick and stucco. The 
channel letter sign would be 71.2 square feet in area and internally illuminated.  It would relate in 
size, shape, material, color, illumination and character of the building and the use.     

VARIANCE 
The Department of Community Planning and Economic Development has analyzed the application for a 
variance to increase the maximum allowed height of a sign from 28 feet to 29 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.    Wall signs are allowed to be 
located at 28 feet above the adjacent grade.  The proposed sign would be placed at 29 feet.  The 
existing building is 2-stories and 30 feet, 8 inches in height.  Locating the sign on the east building 
wall would increase its visibility from the highway.  However, there are not any unique 
circumstances related to this variance request. 

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.  The site is located in a designated major 
retail center.  Major retail centers are considered unique locations that can accommodate large-
scale retail uses and are characterized by their immediate and easy connections to regional road 
networks. Wall signs are allowed to be located at 28 feet above the adjacent grade.  The proposed 
sign would be placed at a height of 29 feet.  The existing building is 2-stories and 30 feet, 8 inches in 
height.  Locating the sign on the east building wall would increase its visibility from the highway.  

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTIXVA_525.500REFI
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Increasing the sign height one foot higher than the typical height allowance would not have a 
discernable impact on its visibility or on any nearby properties. Although the request is not 
unreasonable, the request to increase the height by one foot is not related to the unique 
circumstances identified above in the variance to allow the sign location on the east building wall. 

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. 

Granting the variances would not negatively alter the character of the area and would not be 
detrimental to the health, safety, or welfare of the general public or of those utilizing the property 
or nearby properties.  The proposed sign would be placed at a height of 29 feet.  The existing 
building is 2-stories and 30 feet, 8 inches in height.  Locating the sign on the east building wall would 
increase its visibility from the highway.  Increasing the sign height one foot higher than the typical 
height allowance would not have a discernable impact on its visibility or on any nearby properties. 
Although the request is not unreasonable, the request to increase the height by one foot is not 
related to the unique circumstances identified above in the variance to allow the sign location on the 
east building wall.     

Additional Standards for Sign Adjustments 

In addition, the Planning Commission shall consider, but not be limited to, the following factors when 
considering an 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: 

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 sign adjustment would 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.  Wall signs are allowed to be located at 28 feet above the adjacent grade.  
The proposed sign would be placed at 29 feet.  The existing building is 2-stories and 30 feet, 8 
inches in height.  The sign would face a public stormwater retention pond, but would be visible from 
the highway.  It would not directly face any residential uses.  Two other signs are located on the 
building that are of the same size and type as the proposed sign.  One faces Nicollet Avenue and the 
other faces the parking lot.  Both are located above the main entrance.  No freestanding signs exist 
on the site.  The proposed sign and the existing parking lot sign would be spaced far enough apart 
that they generally would not be visible in the same view plane.  

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. 

Wall signs are allowed to be located at 28 feet above the adjacent grade.  The proposed sign would 
be placed at 29 feet.  The existing building is 2-stories and 30 feet, 8 inches in height.  The channel 
letter sign would be 71.2 square feet in area and internally illuminated.  Because the sign height 
would not exceed the building height, it would not be incompatible with the size, shape, material, 
color, illumination and character of the building and the use.     

 

 

https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH543EMSI_ARTVIISIAD_543.510APCR
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RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the Zoning 
Board of Adjustment adopt staff findings for the applications by Goodwill/Easter Seals, on behalf of the 
Jungle Theater, for the properties located at 6023 Nicollet Avenue: 

A. Variance to allow a sign on a non-primary building wall. 

Recommended motion: Approve the variance to allow a sign on a non-primary building wall, 
subject to the following conditions: 

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

B. Variance to increase the maximum allowed sign area. 

Recommended motion: Approve the variance to increase the maximum allowed sign area on a 
non-primary building wall from 0 square feet to 71.2 square feet, subject to the following 
conditions: 

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

C. Variance to increase the maximum allowed height of a sign. 

Recommended motion: Deny the variance to increase the maximum allowed height of a sign 
from 28 feet to 29 feet. 

 

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan 
4. Sign plans 
5. Renderings 
6. Photos 
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* This drawing is the property of Sandmann Signs, Inc. 
It is submitted to your company for the sole purpose of your consideration of whether to purchase a sign(s) manufactured according to these plans from Sandmann Signs, Inc.  
Distribution or exhibition of this plan to anyone other than employees of your company or use of this plan for construction of a similar sign to the one(s) created herein, is forbidden.
 In the event that such exhibition occurs, Sandmann Signs, Inc. will expect to be reimbursed for the time and materials used in creating this drawing.
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