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LAND USE APPLICATION SUMMARY 

Property Location: 925 4th Street SE (915 4th Street SE) 

Project Name:  University Inn Monument Sign 

Prepared By: Shanna Sether, Senior City Planner, (612) 673-2307 

Applicant: Faegre Baker Daniels, LLP 

Project Contact:  Carol Lansing 

Request:  To allow for a new monument sign. 

Required Applications: 

Expansion of a Legal 
Nonconforming Use To allow for a new monument sign for an existing hotel. 

SITE DATA 

Existing Zoning 
R5 Multiple-Family District 
UA University Area Overlay District 

Lot Area 30,300 square feet / .7 acres 

Ward(s) 3 
Neighborhood(s) Marcy-Holmes Neighborhood Association  

Designated Future 
Land Use Urban Neighborhood 

Land Use Features Community Corridor (4th Street SE) 

Small Area Plan(s) Marcy-Holmes Neighborhood Master Plan (2014) 
  

CPED STAFF REPORT 
Prepared for the City Planning Commission 

CPC Agenda Item #2 
November 2, 2015 

BZZ-7448 

mailto:shanna.sether@minneapolismn.gov
http://www.ci.minneapolis.mn.us/cped/marcyholmesplan
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BACKGROUND 

SITE DESCRIPTION AND PRESENT USE. The subject property was constructed as a 30-room 
hotel in 1958. The property was zoned B3-2 Community Retail District at the time of construction and 
hotels were a conforming use. In 1967, an 18-room addition was added to the hotel. Additional 
remodeling occurred prior to 1970, reducing the number of rooms to 45. In 1986, the property was 
downzoned to R5 in response to the Marcy-Holmes 40-Acre Rezoning Study. The property is still zoned 
R5 District and the hotel now has 44 rooms. A hotel is a prohibited use in the R5 District and is 
therefore nonconforming.  

SURROUNDING PROPERTIES AND NEIGHBORHOOD. The subject property is immediately 
adjacent to the northbound on-ramp to Interstate 35W. The subject property is near the University of 
Minnesota – Twin Cities East Bank campus. Therefore, there are several fraternities and sororities 
nearby. In addition, there is a number of existing multiple-family dwellings, predominately occupied by 
students in the immediate area.    

PROJECT DESCRIPTION. The existing hotel has four signs on the property. Two of the signs are 
non-illuminated metal wall signs; both read “University Inn.” There are two auxiliary signs noting the 
location of the off-street parking. The applicant is proposing to remove one non-illuminated metal wall 
sign and install a 6-foot tall, 32.6 square foot, internally-illuminated monument sign at the corner of 10th 
Ave SE and 4th St SE. The zoning code allows nonconforming uses one non-illuminated flat wall sign up 
to 16 square feet in area and 14 feet in height. The existing use is nonconforming and the proposed signs 
are not allowed, therefore, the applicant is seeking an expansion of nonconforming use to allow for the 
proposed monument sign.   

RELATED APPROVALS.  

Planning Case # Application Description Action 

BZZ-3461 Expansion of a 
nonconforming use 

Proposed 
freestanding and wall 
signs. 

The city planning 
commission 
approved the wall 
sign only on 4/9/07. 

NCE-41 
Expansion of a 
nonconforming use 
and variances. 

Proposed lobby 
addition. 

The city planning 
commission 
approved 6/21/99. 

PUBLIC COMMENTS. Staff has not received any comments, at the time of writing the report, 
regarding the proposed land use application. Any correspondence received prior to the public meeting 
will be forwarded on to the Planning Commission for consideration.  

ANALYSIS 

EXPANSION OF A NONCONFORMING USE 
The Department of Community Planning and Economic Development has analyzed the application to 
allow for a monument sign accessory to an existing hotel based on the following findings: 

1. A rezoning of the property would be inappropriate. 

http://minneapolismn.gov/meetings/planning/planning-commission_2007_20070409cpc_actions
https://www.municode.com/library/mn/minneapolis/codes/code_of_ordinances?nodeId=MICOOR_TIT20ZOCO_CH525ADEN_ARTVIICOUSPE_525.340REFICOUSPE
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On July 10, 2015, the city council approved a zoning code text amendment related to hotels and bed 
and breakfast establishments. The amendment created two different categories for hotel with 5-20 
rooms and 21 or more rooms. Hotels with over 21 rooms are only permitted in the in the C3A, 
C3S, C4, I1, I2 and downtown zoning districts. This site was down-zoned from the B3-2 district 
(similar to the C1 district in today’s zoning code) to the R5 district in 1986 as a part of a 40-acre 
rezoning study. It is surrounded by R5 zoning and residential uses. The nearest commercial zoning 
that would allow for a hotel is within the Dinkytown Activity Center, four blocks to the east. The 
property is located on 4th Street SE, a community corridor, which is primarily residential with 
intermittent, small-scale commercial and retail uses. A community corridor is not appropriate for a 
more intense commercial or industrial district; therefore, a rezoning of the property would not be 
appropriate.  

2. The enlargement, expansion, relocation, structural alteration or intensification will be compatible with 
adjacent property and the neighborhood. 

The site is adjacent to two residential properties located north of the site. The monument sign 
would face the intersection at 4th Street SE and 10th Avenue SE.   
 
Because hotels are not a permitted use in the R5 district, there are not specific sign standards, such 
as size, height, and lighting, in Ch. 543 On-Premise Signs of the zoning code that pertain to this use.  
Larger, permitted uses, such as a nursing home or place of assembly on a zoning lot greater than 
20,000 square feet in area, in the residential districts are typically allowed to have: 

 
One wall identification sign not exceeding 32 square feet with a maximum height of 14 
feet or top of wall, whichever is less. On a corner lot, two such signs per building are 
allowed. In addition, one monument sign not exceeding 32 square feet in area and eight 
feet in height.  
 

The lot size of this site is over 30,000 square feet in area.  The area of the proposed sign would 
exceed what is allowed for permitted uses, on similarly sized lots.  To be more compatible with the 
surrounding properties, the signs should not be greater than 32 square feet in area.   

3. The enlargement, expansion, relocation, structural alteration or intensification will not result in significant 
increases of adverse, off-site impacts such as traffic, noise, dust, odors, and parking congestion. 

The proposed sign would increase the amount of lighting on the site, at the intersection. The 
proposed sign will not be located near residential uses. Therefore, staff finds that the proposed sign 
will not have a significant increase of adverse off-site impacts.  

4. The enlargement, expansion, relocation, structural alteration or intensification, because of improvements to 
the property, will improve the appearance or stability of the neighborhood. 

Sign regulations 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.  In order for the signage to improve the appearance of the site, staff finds that the 
signage should not significantly increase or lead to sign clutter or result in a sign that is inconsistent 
with the purpose of the zoning district in which the property is located.  Also, the sign should be of 
exceptional design or style that will enhance the area or that is more consistent with the 
architecture and design of the site. Staff finds that the addition of the monument sign will not lead to 
sign clutter with the elimination of the redundant wall sign facing 4th Street SE. The proposed sign is 
an aluminum cabinet with acrylic push-thru letters on a vinyl face. The sign will be internally 
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illuminated with LED. Monument signs are required to provide additional amenity at the base of the 
sign per section 543.360(c) of the zoning code:  

(c) Base of sign. Landscaping or other decorative materials designed to screen the base of the 
freestanding sign and any light fixtures shall be provided. Such landscape or decorative materials 
shall be capable of screening the base of the sign all year and shall be well maintained.   

Staff finds that the base of the sign is decorative and does not require screening, however, the 
addition of perennials or grasses at the base will improve the appearance of the property. 

5. In districts in which residential uses are allowed, the enlargement, expansion, relocation, structural alteration 
or intensification will not result in the creation or presence of more dwelling units on the subject property 
than is allowed by the regulations of the district in which the property is located. 

There are no proposed dwelling units. The use will continue as a 44-room hotel.   

6. The enlargement, expansion, relocation, structural alteration or intensification will not be located in the 
Floodway District. 

The site is not located in a Floodway District.  

RECOMMENDATIONS 

The Department of Community Planning and Economic Development recommends that the City 
Planning Commission adopt staff findings for the application by Carol Lansing of Faegre Baker Daniels, 
LLP, for the property located at 925 4th Street SE: 

A. Expansion of a Nonconforming Use. 

Recommended motion: Approve the application for a new monument sign, subject to the 
following conditions: 

1. The maximum area of the proposed monument sign shall not exceed 32 square feet.  
2. The base of the sign shall be landscaped with perennials or grasses.  

ATTACHMENTS 

1. Written description and findings submitted by applicant 
2. Zoning map 
3. Site plan 
4. Plans 
5. Building elevations 
6. Photos 
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UNIVERSITY INN 
 

APPLICATION FOR ALTERATION OF NONCONFORMING USE 
SEPTEMBER 22, 2015 

 
 

STATEMENT OF PROPOSED USE 
 
The University Inn (formerly known as the Gopher Motel) is located at the corner of 4th Street SE and 10th 
Avenue SE in the Marcy-Holmes neighborhood.  The hotel owner, CPM Hospitality LLC, proposes to 
replace an existing wall sign with a monument sign that will be more visible to guests coming to the hotel 
from both 4th Street and 10th Avenue.  Visibility of the existing, 10-SF wall sign located on the south 
facade is obscured by trees and a traffic signal.  The proposed monument sign would be located in the 
southeast corner of the site facing the intersection so that it will be visible to travelers going both 
westbound on one-way 4th Street and northbound on two-way 10th Avenue.  The hotel was built in 1958 
and has been expanded twice since then.  The hotel use became legally nonconforming when the site was 
down-zoned from a commercial classification to the R5 District in 1986 as part of a 40-acre rezoning 
study.  Due to its nonconforming status and because there are no sign standards for hotel uses in a 
residential district, an application for alteration of a nonconforming use is required to allow the proposed 
monument sign. 
 
The proposed sign is 32.6 SF in area and will be installed on a masonry brick base.  It will be 6 feet in 
height to the top of the sign.  It will have a routed aluminum face and will be internally illuminated with 
LED.  “University Inn” will be displayed in acrylic push thru letters in white and the logo will be in gold.  
The cabinet will be painted black with dark red and gold accents. 
 
 

ALTERATION OF A NONCONFORMING USE 
REQUIRED FINDINGS 

 
The proposed monument sign meets the following criteria for alteration of a nonconforming use. 
 
(1) A rezoning of the property would be inappropriate. 
 
4th Street SE is a Community Corridor, which could be a basis for rezoning to a commercial district 
classification.  Hotels with more than 20 rooms are first allowed in the C3A District.  The nearest 
commercial zoning is across I35W to the west (C1) and a block south at 10th Avenue and University 
Avenue (C2).  The block on which the hotel is located and all surrounding blocks are guided in the 
Minneapolis for Sustainable Growth as Urban Neighborhood and in the Marcy-Holmes Master Plan a 
multi-family residential.  Therefore, rezoning to C3A or another zoning district that would allow hotels as 
a permitted or conditional use would be inappropriate. 
 
(2) The enlargement, expansion, relocation or intensification will be compatible with adjacent 
property and the neighborhood. 
 
The hotel site occupies the south half of the block.  There are large residential structures on the north half 
of the block owned and occupied by a sorority.  The sign will not be visible from those properties.  The 
properties located on the other three corners of the intersection are used by a sorority, a fraternity and as a 
parking lot.  The site is bordered by I35W to the west.  Both 4th Street (a Community Corridor) and 10th 
Avenue experience high volumes of vehicular, bicycle and pedestrian traffic.  The proposed monument 
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sign is compatible with the character of these streets and will not have adverse effects on adjacent 
properties. 
 
(3) The enlargement, expansion, relocation or intensification will not result in significant increases 
of adverse off-site impacts such as traffic, noise, dust, odors and parking congestion. 
 
Removal of a south-facing wall sign and installation of a monument sign will not result in adverse off-site 
impacts.  It will not interfere with views of oncoming traffic at the intersection.  
 
(4) The enlargement, expansion, relocation or intensification, because of improvements to the 
property, will improve the appearance or stability of the neighborhood.  
 
Sign regulations 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.  In 
residential and office residential districts where monument signs are allowed, 32 SF is the allowed sign 
area and signs may be up to 8 feet high.  Monument signs in zoning districts that allow hotels may be 
larger than 32 SF.  The proposed sign area and height are reasonable for a freestanding sign for this 
nonconforming use.  It will not increase sign clutter because one of the existing wall signs will be 
removed.  The sign is attractively designed and will be constructed of quality materials.  It will improve 
wayfinding for people coming to the hotel, which will promote public safety and welfare. 
 
(5) In districts in which residential uses are allowed, the enlargement, expansion, relocation or 
intensification will not result in the creation or presence of more dwelling units or rooming units on the 
subject property than is allowed by the regulations of the district in which the property is located.  
 
No dwelling units are existing or proposed.  The hotel will continue to have 44 hotel rooms. 
 
(6) The enlargement, expansion, relocation or intensification will not be located in the Floodway 
District.  
 
The site is not located in the Floodway District. 

US.99300168.01 



Lansing, Carol 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

Lansing, Carol 
Tuesday, September 22, 2015 2:30 PM 
'office@marcy-holmes.org'; 'Jacob.Frey@minneapolismn.gov' 
daniel@cpmcos.com 
Notification of application for approval of monument sign for University Inn 
925 4th st se signage site plan 090315a.pdf; University Inn Sign Package 08-14-15.pdf; 
University Inn sign application narrative.docx 

TO: Marcy-Holmes Neighborhood Association 
Council Member Jacob Frey 

Hello. 

On behalf of the owner of the University Inn, CPM Hospitality LLC, I am writing to inform you that we are submitting an 
application for Alteration of a Nonconforming Use to allow for installation of a monument sign for the hotel. The hotel 
is located at 925 4th Street SE. The location proposed for the monument sign is in the corner of the site facing the 
intersection of 4th Street and lOth Avenue SE. As part of this request, one of the existing signs on the building will be 
removed. 

This application is required because the hotel site is zoned R5 and the hotel is a legal nonconforming use. There are no 
sign standards that govern signs for hotel uses in the R5 District. Thus, the Planning Commission will review the 
proposed monument sign as a request to alter the signage for the nonconforming hotel use. I have attached the 
proposed sign plan, the site plan and a narrative that further explains the request. 

Daniel Oberpriller is the Owner representative for this application. His contact information is: 2929 Knox Avenue South, 
#200, Minneapolis, MN 55408, 612.843.2490, daniel@cpmcos.com. I am the applicant's representative for this 
application and my contact information is below. 

Please let me know if you have any questions. Please also let me know if MHNA would like us to meet with your land 
use committee -we would be happy to do so. 

Thank you, 

Carol Lansing 

Download vCarri 

D: +1 612 766 7005 

Faegre Baker Daniels LLP 
2200 Wells Fargo Center I 90 South Seventh Street I Minneapolis, MN 55402-3901, USA 

1 
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PAINTED PANTONE 1815C DARK RED. 
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