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CITY OF TWO RIVERS  

BOARD OF APPEALS AGENDA  
       April 17, 2025 – 4:00 PM  

Committee Room, 3rd Floor - City Hall 
 

1. Call to Order 
 

2. Roll Call  
Board of Appeals Members: Randall Ammerman, Jayne Rulseh, Preston Jones, and Roger 

Russove (three vacant positions) 

  

3. Statement of Public Notice 
 

4. Public Hearing 
 

Appeal of Ryan Marcelle (owner) proposes to construct a building addition on the northeast side 
of his property.  The property includes a commercial building at 2400 Memorial Drive.  The 
property is situated on a uniquely shaped parcel, and the location of the proposed addition is in 
the rear yard.  The property is zoned Business District (B-1). This appeal is necessary because 
Section 10-1-24, Entitled “B-1 Business District” includes provisions for the setbacks of structures. 
Structures must be setback at least 20 feet from the rear yard property line. 
 
The appeal is for a building addition to be built in the rear yard because it is proposed to be built 
past the rear yard setback requirement.      
 

   1. Explanation of appeal request by the applicant 
   2. Explanation of findings by City staff 
   3. Comments from the public 
 

6. Action to be Taken 
 

7. Adjournment     
 
 

Please note, upon reasonable notice, efforts will be made to accommodate the needs to disabled individuals through 

appropriate aids and services. For additional information or to request this service, please contact the Office of the 

City Manager by calling 793-5532. 
 

It is possible that members of and possibly a quorum of governmental bodies of the municipality may attend the above 

meeting to gather information; no other action will be taken by any governmental body at the above-stated meeting 

other than the governmental body specifically referred to above in this notice.  
 
 
 

 













MEMORANDUM Inspections/Planning Department 
  
 
TO:  City of Two Rivers Board of Appeals 

 
FROM:  Adam Taylor, Zoning Administrator  
DATE:  03/19/2025 
 
SUBJECT: Appeal of Ryan Marcelle (Owner – Applicant) to construct an addition to the rear 

of the building located at 2400 Memorial Drive.  The property is zoned Business 
District (B-1). 

 
BACKGROUND 
 

 Current Zoning: B-1 Business District. 
 Current Use: Commercial  
 Future Use: Commercial 
 Parcel: The property is a corner lot on Memorial Drive and Roosevelt Avenue. The 

proposed addition is a 30’x30’ building in the rear yard, to be setback 3 feet from the rear 
property line. This conflicts with the provisions of Section 10-1-24 “B-1 Business District” 
C (4) which identifies that structures must be setback at least 20 feet from the rear yard 
property line.  

 
STATUTORY STANDARDS  
 
A variance must meet the following three (3) statutory standards to be granted: 
 
 1. That an unnecessary hardship exists. 
 2. That there is a unique property limitation. 
 3. That the public interest is protected if a variance is granted. 
 
STAFF FINDINGS ON MEETING STATUTORY STANDARDS 
 
The following is a summary of staff findings on how the variance request does or does not meet 
the above statutory standards: 
 

1. Existence of an Unnecessary Hardship - An unnecessary hardship is a situation where, in 
the absence of a variance, an owner can make no feasible use of a property or strict 
conformity with the applicable zoning regulations is unnecessarily burdensome.   
 

2. Unique Property Limitation - Unique physical characteristics that limit the reasonable use 
of a property are a basis to grant a variance.  
  

3. Protection of the Public Interest - Dimensional requirements in Zoning Districts are 
established to create certain aesthetic/appearance characteristics specific to each Zoning 
District.  

a. Hardship: An unnecessary hardship is a situation where, in the absence of a 
variance, an owner can make no feasible use of a property or strict conformity with 
the applicable zoning regulations is unnecessarily burdensome. 
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The property’s current use is a commercial property operating a business.  This 
request is for an addition of 30’x30’ to the rear of the structure. The addition would 
meet all building requirements and setbacks, except for the rear yard setback. 
Unnecessary hardship exists only if the property owner shows that they would 
have no reasonable use of the property without a variance. Based on the property 
owner’s current use of the property and the information included in the application, 
the applicant has not yet shown that an unnecessary hardship exists. The Board 
may wish to further investigate whether an unnecessary hardship exists. 
 

b. Unique Property Limitation: Unique physical characteristics that limit the 
reasonable use of a property are a basis to grant a variance.   
 
The property at 2400 Memorial Drive is not a unique shape, however it could be 
said that it is in an irregular location. It is a corner lot bordering Memorial Drive and 
Roosevelt Avenue and is adjacent to a vacant parcel with abandoned railroad 
tracks. The enclosed maps show an aerial view of the lot. Based on the physical 
characteristics of the land, it seems likely that the characteristics of the land would 
limit the reasonable use of the property. The Board may wish to further investigate 
whether the characteristics of the land would limit the reasonable use of the 
property 
 

c. Protection of the Public Interest: Dimensional requirements in Zoning Districts are 
established to create certain aesthetic/appearance characteristics specific to each 
Zoning District. 

 
The resulting 3-foot setback would be typical for a detached structure in this 
location. The request seems unlikely to cause any harm to the interest of the public 
or city. 
 

 
ALTERNATIVES 
 
The Zoning Board of Appeals may consider the following alternatives: 
 
 1. Deny the variance because the Board finds that one or more of the following 

conditions exist: 
 
  a. There is no "Unnecessary Hardship". 
  b. There is no "Unique Property Limitation". 
  c. The "Public Interest" is not protected. 
 
 2. Approve the variance as requested. 
 

3. Approve the variance with conditions to be determined by the Board. 
 
BOARD'S FINDINGS 
 
Please note that the Board of Appeals must express reasons for their findings and decision.  The 
Board shall state how each of the above reference conditions are met for proper documentation. 
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APPLICANT'S ROLE 
 
The Applicants have the burden of providing proof that a hardship, unique property limitation, and 
protection of the public interest exists. 


