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CITY OF TWO RIVERS  

BOARD OF APPEALS AGENDA  
       July 31, 2026 – 9:00 AM  

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 Metro North Communications, Inc. (Owner – Applicant) for the placement of a shipping 
container on a vacant lot at 1910 – 20th Street. The property is zoned Industrial (I-2). This appeal 
is necessary because Section 10-1-15 J (6), entitled "Height and Area Exceptions" states that 
shipping containers shall not be permitted on vacant lots. Section 10-1-29 A (2) entitled “I-2 
Industrial District” also applies. This section states that shipping containers can be an accessory 
use only. 

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

5. Action to be Taken 
 

6. 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:  07/01/2026 
 
SUBJECT: Appeal of Metro North Communications, Inc. (Owner – Applicant) for the 

placement of a shipping container at 1910 – 20th Street. The property is zoned 
Industrial District (I-2). 

 
BACKGROUND 
 

 Current Zoning: I-2 Industrial District. 
 Current Use: Vacant (no primary structure)  
 Future Use: Industrial 
 Parcel: The property is located at 1910 – 20th Street. The subject parcel is about 3.5 acres 

and is adjacent to the river, as well as residential and industrial properties. Zoning Code 
Section 10-1-15 J (6), entitled "Height and Area Exceptions" (copy enclosed) includes 
provisions shipping containers. Shipping containers shall not be permitted on vacant lots. 
Section 10-1-29 A (2) entitles “I-2 Industrial District” also applies. This section states that 
shipping containers can be an accessory use only. 

 
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.  
 
The property is currently vacant. The shipping container is the only structure on the lot, 
which is currently a violation of the ordinance. 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 application, the applicant has outlined the following logistical and 
financial hardships:  



ZBOA-Staff Report 
Page 2 

 

 The 3.47-acre site is a brownfield undergoing environmental remediation, and active 
sample wells are still in use on the property.  

 The applicant states that placing the structure on the existing concrete slab is necessary 
to meet Wisconsin Department of Natural Resources (DNR) requirements for the re-
use of an active contamination site.  

 Any traditional excavation on the site would create a financial hardship because 
displaced contaminated soil must be stored in barrels.  
 

The Board will need to weigh whether these stated limitations demonstrate that the parcel 
lacks a reasonable use without this variance. 

 
 

2. Unique Property Limitation - Unique physical characteristics that limit the reasonable use 
of a property are a basis to grant a variance.   
 The property owner’s application stated the presence of contamination on the site. The 

owner was aware of the contamination before purchasing the land. This may pose 
issues in developing the site. Based on the physical characteristics of the land, it seems 
likely that the characteristics of the land may 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. 

  
3. Protection of the Public Interest - Use and dimensional requirements in Zoning Districts 

are established to create certain aesthetic/appearance characteristics specific to each 
Zoning District.  
 
The placement of a shipping container on a vacant lot may be harmful to public interest for 
aesthetic reasons. The purpose of the ordinance is to keep shipping containers as an 
accessory structure to the primary building. However, the applicant has presented several 
factors regarding visual mitigation and public interest:  
 The east side of the structure, which faces four residential backyards, was recently 

painted black with special Rust-Oleum paint to mitigate visual impact.  
 The applicant states the parcel is located at a dead-end, is entirely fenced-in as part of 

a nearby EPA/DNR clean-up site, and is not visible to the majority of the public.  
 The applicant has expressed a willingness to add a "curtain" or screening to the site if 

deemed necessary.  
 

The Board must determine whether the applicant's proposed use and mitigations 
demonstrate consistency with the public interest.  
 

OPTIONS 
 
The Zoning Board of Appeals may consider the following actions on this application: 
 
 1. Deny the variance because the Board finds that one or more of the following 
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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. 
 
APPLICANT'S ROLE 
 
The Applicants have the burden of providing proof that a hardship, unique property limitation, and 
protection of the public interest exists. 
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projections and a line joining points on such street right-of-way lines located a minimum of 
ten feet from the intersection thereof in order to provide adequate vehicular vision 
clearance; provided, however, that a fence so designed, constructed and maintained as to 
be 90 percent open for through vision may be constructed in such vision clearance area.  

(5) Exemptions. The zoning administrator may modify the provisions for the requirement of 
screening when suitable screening exists on abutting property, or when he/she determines that 
such modifications for screening shall be in harmony with the general purpose and intent of this 
subsection. The zoning administrator may also modify the provisions for the requirement of 
vision clearance when he determines that such modifications shall be consistent with traffic 
safety and shall be in harmony with the general purpose and intent of this subsection.  

(6) Existing screening fencing. Any screening of fencing which exists at the time of the passage of this 
chapter (October 5, 2009), but does not conform with the provisions thereof, shall not be altered 
or enlarged without making the entire unit conform with the provisions of this subsection.  

J. Shipping containers and similar conveyances used for storage only in certain zoning districts.

 (1) Purpose. This subsection regulates the use of shipping containers and similar conveyances which 
may be permanently placed outdoors and used for storage purposes only in certain zoning 
districts in accord with the provisions described herein which are intended to protect the 
aesthetic qualities of the city.  

(2) Definitions. As used in this section, the following terms shall have the meanings indicated:  

Shipping container. A steel box used for intermodal shipping of products and materials 
between locations. Such containers are designed and constructed to standards established by 
the International Organization for Standards (ISO) and are typically 10 feet, 20 feet, 30 feet or 40 
feet long.  

(3) Containers prohibited with exceptions. Except as described herein, the following shall not be 
placed for storage or residential use in any zoning district in the city: shipping containers, 
semitrailers, truck bodies, mobile offices, storage containers or other similar conveyances either 
with or without wheels.  

(4) Exception for contractors' use. In any zoning district, contractors may temporarily use the above-
listed conveyances in conjunction with construction activities duly authorized by a permit issued 
by the city for a construction project, alteration project or demolition project.  

(5) Exception or household or commercial moving purposes. In any zoning district, contractors may 
temporarily use the above-listed conveyances in conjunction with construction activities duly 
authorized by a permit issued by the city for a construction project, alteration project or 
demolition project.  

(6) Exception for the i-1, i-2 and i-3 industrial districts. Shipping containers or similar conveyances 
may be permanently placed outdoors and used for storage in the districts noted above in accord 
with the following requirements:  

(a) The use of this container, including its contents, shall be accessory to the principal building 
or use of the premises.  

(b) A container shall not be permitted on vacant lots.  

(c) A container shall be located in the rear yard only and shall be placed on a pad consisting of 
stone or gravel or concrete or asphalt or a combination of those materials.  
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(d) The container location shall comply with setback requirements as if it were an accessory 
building. Where a residential use is immediately adjacent to the proposed location of a 
container, the minimum setback may be increased in combination with required screening 
or fencing as determined by the zoning administrator.  

(e) Additional requirements that may be determined by the zoning administrator include 
painting to match the color of the principal building, fencing, landscaping, lighting, 
architectural modifications, maintenance standards and site improvements to manage 
stormwater drainage.  

(f) The removal of a shipping container or similar conveyance may be ordered by the city due 
to lack of maintenance or if it becomes a public nuisance. The cost for such removal shall 
be paid by the property owner. If the property owner is negligent in paying for its removal, 
the city may charge the removal against the property.  

(g) Prior to replacement of any shipping container or similar conveyance, the zoning 
administrator shall issue a permit in accord with these requirements including the payment 
of the applicable permit fee.  

(Amended 6-7-2021; Ord. No. 2023-043, § 1, 3-20-2023; Ord. No. 2023-207, § 1, 12-18-2023; Ord. No. 2024-077, § 
1, 4-22-2024; Ord. No. 2024-194, § 1, 10-7-2024; Ord. No. 2024-213, § 1, 11-4-2024; Ord. No. 25-229, § 1, 12-1-
2025) 

Editor's note(s)—Amended at time of adoption of Code.  

State law reference(s)—See title 1, general provisions, Ch. 1-1, Art. III.  
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Sec. 10-1-29. I-2 industrial district. 

A. Use. In the I-2 industrial district, no building or premises shall be used and no building shall be hereinafter be 
erected or structurally altered unless otherwise provided in this chapter, except for one or more of the 
following uses.  

(1) Principal permitted uses.

(a) Agricultural and farming, but not including fur farms, poultry farms or farms operated for the 
disposal of garbage, rubbish or offal.  

(b) Business, professional and clerical offices.  

(c) Communication towers and antennas.  

(d) Contractor offices and shops including sales, service and repair of related products and 
equipment with no outdoor operations and no outdoor storage, excluding heaving construction 
and landscape contractors.  

(e) Laboratory.  

(f) Manufacturing, processing, repairing, warehouse or assembly of previously prepared material.  

(g) Municipal facilities.  

(h) Wholesale establishment.  

(2) Accessory uses.

(a) Accessory buildings for the storage of vehicles, materials or equipment related to a permitted 
use.  

(b) Dock facility.  

(c) Essential services.  

(d) Off-street parking and loading facilities.  

(e) Rail tracks and spur lines.  

(f) Retail sales of products manufactured on the premises or products which are sold wholesale 
from the premises. Retail sales shall be incidental to the principal permitted use and shall be 
limited to 25 percent of the gross floor area of the principal building and all accessory buildings.  

(g) Shipping containers used for storage in accord with Sec. 10-1-15J(5).  

(h) Signs in accord with chapter 10-4.  

(3) Conditional uses.

(a) Animal hospital and kennel.  

(b) Auction facility, business.  

(c) Auction facility, industrial.  

(d) Day-care center.  

(e) Flea market, excluding any special event authorized by the city council.  

(f) Heavy contractor's yards and equipment storage.  

(g) Junkyard.  
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(h) Private utilities.  

(i) Ready-mix concrete plant and related facilities including material storage, processing and 
roadway material recycling operations.  

(j) Recreational facility, indoor or outdoor.  

(k) Recreational vehicle, sales, service and storage.  

(l) Recycling of scrap and waste materials with outdoor storage.  

(m) Sanitary landfill.  

(n) Self-storage.  

(o) Truck terminals and related service facilities.  

(p) Utility trailer and truck rental.  

(q) Wind energy systems.  

(4) Prohibited uses. Any use not specifically permitted is subsection A(1), (2) and (3).  

B. Open storage. Open storage permitted if it is out of public view or contained within an opaque fence or wall 
eight feet high or a visual screen consisting of evergreen or evergreen-type hedges or shrubs, spaced at 
intervals of not more than six feet, which grow uniformly to a height of eight feet or more after one full 
growing season and which will eventually grow to a height of not less than 16 feet. They shall be located and 
maintained in good condition within 15 feet of the property line.  

C. Minimum yard dimensions.

(1) Total area: 7,500 square feet minimum.  

(2) Setback: 25 feet minimum.  

(3) Side yard: ten feet excluding rail track or public alley, except where adjacent to a residential zone, in 
which case the side yard shall be not less than 25 feet.  

D. Height. Buildings hereafter erected or structurally altered shall exceed neither 75 feet nor six stories in 
height.  

E. Off-street parking and loading. Facilities for off-street parking and loading shall be provided in accord with 
section 10-1-13.  

F. Vision clearance. Vision clearance shall be provided at all street intersections and at all alley and driveway 
intersections in accordance with section 10-1-15.  

(Amended 1-6-2020) 

Editor's note(s)—Amended at time of adoption of Code.  

State law reference(s)—See title 1, general provisions, Ch. 1-1, Art. III.  




