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STATEMENT OF PRACTICAL DIFFICULTY 

In order for a variance to be granted, a practical difficulty, as determined by the Board, must be 
present.  On a separate sheet, please clearly identify and explain the practical difficulty justifying 
the variance request.  The practical difficulty must be clearly related to as many of the 5 standards 
below as possible: 

a) Exceptional characteristics of property for which the variance is sought make compliance with
dimensional requirements substantially more difficult than would be the case for the great
majority of properties in the same zoning district. Characteristics of property which shall be
considered include exceptional narrowness, shallowness, smallness, irregular shape,
topography, vegetation and other similar characteristics.

b) The characteristics which make compliance with dimensional requirements difficult must be
related to the premises for which the variance is sought, not some other location.

c) The characteristics which make compliance with the dimensional requirements shall not be of
a personal nature.

d) The characteristics which make compliance with dimensional requirements difficult must not
have been created by the current or a previous owner.

e) The proposed variance will not be harmful or alter the essential character of the area in which
the property is located, will not impair an adequate supply of light and air to adjacent property,
or unreasonably increase the congestion in public streets, or increase the danger of fire or
endanger the public safety, or unreasonably diminish or impair established property value
within the surrounding area, or in any other respect impair the public health, safety, comfort,
morals or welfare of the inhabitants of the City.



RESOLUTION TEMPLATE 

Moved by: 
Seconded by: 

That the variance request for [applicant name, address or location], for [request] 

Be granted for the following reasons: 

The applicant has demonstrated that: 

a) Exceptional characteristics of property for which the variance is sought make
compliance with dimensional requirements substantially more difficult than would be the
case for the great majority of properties in the same zoning district. Characteristics of
property which shall be considered include exceptional narrowness, shallowness,
smallness, irregular shape, topography, vegetation and other similar characteristics.

b) The characteristics which make compliance with dimensional requirements difficult must
be related to the premises for which the variance is sought, not some other location.

c) The characteristics which make compliance with the dimensional requirements shall not
be of a personal nature.

d) The characteristics which make compliance with dimensional requirements difficult must
not have been created by the current or a previous owner.

e) The proposed variance will not be harmful or alter the essential character of the area in
which the property is located, will not impair an adequate supply of light and air to
adjacent property, or unreasonably increase the congestion in public streets, or
increase the danger of fire or endanger the public safety, or unreasonably diminish or
impair established property value within the surrounding area, or in any other respect
impair the public health, safety, comfort, morals or welfare of the inhabitants of the City

Yeas: 
Nays: 

MOTION CARRIED / FAILED 

MOTION TEMPLATE GRANT VARIANCE



Moved by: 
Seconded by: 

That the variance request for [applicant name, address or location], for [request] 

Be denied for the following reason(s): 

The applicant has not demonstrated that: 

f) Exceptional characteristics of property for which the variance is sought make
compliance with dimensional requirements substantially more difficult than would be the
case for the great majority of properties in the same zoning district. Characteristics of
property which shall be considered include exceptional narrowness, shallowness,
smallness, irregular shape, topography, vegetation and other similar characteristics.

g) The characteristics which make compliance with dimensional requirements difficult must
be related to the premises for which the variance is sought, not some other location.

h) The characteristics which make compliance with the dimensional requirements shall not
be of a personal nature.

i) The characteristics which make compliance with dimensional requirements difficult must
not have been created by the current or a previous owner.

j) The proposed variance will not be harmful or alter the essential character of the area in
which the property is located, will not impair an adequate supply of light and air to
adjacent property, or unreasonably increase the congestion in public streets, or
increase the danger of fire or endanger the public safety, or unreasonably diminish or
impair established property value within the surrounding area, or in any other respect
impair the public health, safety, comfort, morals or welfare of the inhabitants of the City

Yeas: 
Nays: 

MOTION CARRIED / FAILED 

MOTION TEMPLATE DENY



Moved by: 
Seconded by: 

RESOLVED, that the variance request for [applicant name, address or location], for [request] 

Be postponed for the following reason(s): 

Yeas: 
Nays: 

MOTION CARRIED / FAILED 

G:\ZONING BOARD OF APPEALS\Resolution Template Zoning Board of Appeals.doc 

MOTION TEMPLATE POSTPONE



NOTICE: People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by 
e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An attempt 
will be made to make reasonable accommodations. 

 

 

 ZONING BOARD OF APPEALS 
 MEETING AGENDA 
      

Michael Bossenbroek, Chair, David Eisenbacher, Vice Chair 
Thomas Desmond,  Aaron Green, Mahendra Kenkre, Jim McCauley,  

Sadek Rahman, Barbara Chambers, Alternate, Jeffrey Forster, Alternate   
   

July 20, 2021                                          7:30 P.M.                         COUNCIL CHAMBERS        
   

  
 
1. ROLL CALL 
 
2. PROCEDURE  
 
3. APPROVAL OF MINUTES – June 15, 2020 
 
4. APPROVAL OF AGENDA 
 
5. HEARING OF CASES: 

  
A. VARIANCE REQUEST, 2600 LIVERNOIS, BRYAN PRITCHARD, TRICAP 

RESIDENTIAL GROUP - A variance to convert the use from extended stay to apartment 
units, the following variances are requested:  1) to allow 23.35 dwelling units per acre 
where the Zoning Ordinance permits 10 dwelling units per acre, and 2) to allow dwelling 
units to be 475 to 600 square feet in area where the Zoning Ordinance requires 600 
square feet of minimum area.  
 
ZONING ORDINANCE SECTION: 4.08 (C) MF Multiple-Family Residential District  

 
B. VARIANCE REQUEST, 2887 E WATTLES, JESUS M. RIVERA JR. & JUANITA RIVERA -  

A variance to enlarge the existing single family home and construct a shed. The property 
is in the NN Zoning District.  The use is nonconforming because single family residences 
are not permitted in the NN Zoning District.  The Zoning Ordinance prohibits enlarging 
structures devoted to nonconforming uses.  The home was originally constructed prior to 
the establishment of the NN Zoning District. 

 
              ZONING ORDINANCE SECTION: 14.03 A & F, Table 5.03-A-1 

 
6. COMMUNICATIONS   
 
7. MISCELLANEOUS BUSINESS  
 
8. PUBLIC COMMENT 
 
9 . ADJOURNMENT 
 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us


Zoning Board of Appeals Meeting Agenda  Page 2 
July 20,2021 
 
 

NOTICE: People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by 
e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An attempt 
will be made to make reasonable accommodations. 

 

 

WATCH MEETING: https://troymi.gov/community/government/citycouncil/council_meeting_webcast.php . 
JOIN ZOOM MEETING:   https://zoom.us/j/99756245375?pwd=b29keVlaMVh5VExjcm0rMnFnWXpWZz09 
Meeting ID: 997 5624 5375  
Passcode: 813506   
Phone: 1 312 626 6799   
Enter your email address and first and last names. Failure to do so may delay when you are recognized by 
the Chair to comment. 
COMMENTS can be sent to the Zoning Board of Appeals via: 
EMAIL ZBAPublicComments@troymi.gov.  
VOICEMAIL:  248.524.3580. no later than 3:00 p.m. on the date of the meeting.   
 

 

mailto:clerk@ci.troy.mi.us
https://troymi.gov/community/government/citycouncil/council_meeting_webcast.php
https://zoom.us/j/99756245375?pwd=b29keVlaMVh5VExjcm0rMnFnWXpWZz09
mailto:ZBAPublicComments@troymi.gov


  

 

ZONING BOARD OF APPEALS – OPENING STATEMENT 
 
Zoning Board of Appeals is a group of seven of your neighbors appointed by City Council to 
decide on requests for variances and other matters that are brought before them.  A variance 
is a relaxation of the literal provisions of the Zoning Ordinance. Petitioners must indicate a 
hardship or practical difficulty with the land that would warrant the granting of the variance. 

 
PROCEDURE 

 
The Board will hear the items in the order that they appear on the agenda. When an item is 
called, the Chairman will verify that the petitioner is present. Then the City Administration will 
summarize the facts of the case. The petitioner will then be given an opportunity to address 
the Board to explain the justification for the action requested. 

 
After the petitioner makes their presentation, and answers any questions that the Board  may 
have, the Chairman will open the Public Hearing. Any person wishing to speak on the request 
should raise their hand and when recognized by the Chairman and come up to the podium. 
The speaker should identify themselves with name and address, indicate their relationship to 
the property in question (i.e. next door neighbor, live  behind the property, etc.) and state 
whether they are in favor of or against the variance request and give reasons for their opinion. 
Comments must be directed through the Chairman. Comments should be kept as brief as possible 
and closely pertain to the matter under consideration. Only one person will be recognized by the 
Chairman to speak at one time. 

 
At the conclusion of public comments, the Chairman will close the Public Hearing. Once the 
Public Hearing is closed, no other public comment will be taken unless in response to a 
specific question by a member of the Board. The Board will then make a motion  to  approve, 
deny, or postpone the request. In order for the request to pass a minimum of four votes are 
needed. If the request is not granted, the applicant has the right to appeal the Board’s decision 
to Oakland County Circuit Court. 
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On June 15, 2021 at 7:31 p.m., Chair Bossenbroek, called the Zoning Board of Appeals meeting to 
order. 
 
1. ROLL CALL 

 
Present: 
Michael Bossenbroek 
David Eisenbacher 
Aaron Green 
James McCauley 
Mahendra Kenkre 
Barbara Chambers 
Jeffrey Forster 
 
Absent:  
Thomas Desmond 
Sadek Rahman 
 
Also Present: 
Paul Evans, Zoning and Compliance Specialist 
Allan Motzny, Assistant City Attorney 
Jackie Ferencz, Planning Administrative Assistant 
 

2. RESOLUTION TO ALLOW PARTICIPATION IN PUBLIC MEETINGS BY ELECTRONIC MEANS 
 
 Moved by Chambers  
 Second by Green  
 
 Yes: All 
 

RESOLVED, to amend the Rules of Procedure to allow participation in public meetings by 
electronic means. 

 
 MOTION PASSED 

  
3. PROCEDURE- read by Vice Chairperson Eisenbacher 
 
4. APPROVAL OF MINUTES –May 18, 2021 
 

Moved by Green 
Seconded by McCauley 
 
RESOLVED, to approve the May 18, 2021 meeting minutes. 
 
Yes: All 
 
MOTION PASSED 
 

5. APPROVAL OF AGENDA – no changes 
 
6.  HEARING OF CASES: 
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A. VARIANCE REQUEST, HART DRIVE, RAVISHANKAR BOMMANAHALLY:   A variance to 
allow an accessory building (garage/shed) to be setback 5 feet from the rear property line 
where the Zoning Ordinance requires the building to be 6 feet from the rear property line.  The 
building has already been constructed. 
 
Moved by Eisenbacher 
Second by Green 
 
RESOLVED, to grant the variance 
 
Yes: Eisenbacher, Green, Kenkre, McCauley, Chambers, Forster 
No:   Bossenbroek 
 
MOTION PASSED 
 
B. VARIANCE REQUEST, 5305 RANGEMORE, KELLY NEFF OF GREAT DAY 
IMPROVEMENTS:  A variance to allow the creation of two new parcels of land, each of which 
will have zero frontage along the constructed portion of the right of way.  The Zoning Ordinance 
requires each parcel to have 110 feet of frontage along a constructed portion of the right of 
way.   
 
Moved by McCauley  
Second by Green 
 
RESOLVED, to deny the variance. 
 
YES: All 
 
MOTION PASSED 

 
7. COMMUNICATIONS – Mr. Evans shared upcoming training details.   

 
8. MISCELLANEOUS BUSINESS –None 
 
9. PUBLIC COMMENT –None 
 
10. ADJOURNMENT –The Zoning Board of Appeals meeting ADJOURNED at 8:45pm 
 
 
Respectfully submitted, 
 
 
 
        
Michael Bossenbroek, Chairman 
 
 
        
Paul Evans, Zoning and Compliance Specialist 
 
G:\ZONING BOARD OF APPEALS\Minutes\2021\Draft\2021 06 15 ZBA Minutes Draft.doc 













Revised December 14, 2020 

CITY OF TROY  |  PLANNING DEPT.  |  500 WEST BIG BEAVER  |  TROY, MI 48084  |  248-524-3364 

Zoning Board of Appeals Application 

planning@troymi.gov   |   Fee $150.00 

THE ZONING BOARD OF APPEALS MEETS THE THIRD TUESDAY OF EACH MONTH AT 7:30 
P.M. AT CITY HALL.  PLEASE FILE A COMPLETE DIGITAL APPLICATION AND FEE AT LEAST 36 
DAYS BEFORE THE MEETING DATE.  PRE APPLICATION MEETING WITH PLANNING 
DEPARTMENT REQUIRED BEFORE FILING APPLICATION.

1. ADDRESS OF THE SUBJECT PROPERTY:

2. PROPERTY TAX IDENTIFICATION NUMBER(S):

3. ZONING ORDINANCE SECTIONS RELATED TO THE REQUEST:

4. HAVE THERE BEEN ANY PREVIOUS APPEALS INVOLVING THIS PROPERTY?   If yes, provide date(s) and

particulars:

5. APPLICANT:

NAME

COMPANY

ADDRESS

CITY  STATE   ZIP 

PHONE

E-MAIL

AFFILIATION TO THE PROPERTY OWNER: 

2600 Livernois Road

88-20-27-151-002

Site Zoned MF

No

Bryan Pritchard

TriCap Residential Group

171 N. Aberdeen Suite 400

Chicago IL 60607

(312) 988-9825

bpritchard@tricapres.com

Prospective Purchaser - Fully Executed PSA

DocuSign Envelope ID: 0308CED6-D7BF-4E20-9D86-75B3EA6FC27B

mailto:planning@troymi.gov
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CITY OF TROY  |  PLANNING DEPT.  |  500 WEST BIG BEAVER  |  TROY, MI 48084  |  248-524-3364 

Zoning Board of Appeals Application 

6. PROPERTY OWNER:

NAME

COMPANY

ADDRESS

CITY  STATE   ZIP 

TELEPHONE

E-MAIL

The undersigned hereby declares under penalty of perjury that the contents of this application are true to the best 
of my (our) knowledge, information and belief. 

The applicant accepts all responsibility for all of the measurements and dimensions contained within this 
application, attachments and/or plans, and the applicant releases the City of Troy and its employees, officers, and 
consultants from any responsibility or liability with respect thereto. 

I, _________________________________(APPLICANT) HEREBY DEPOSE AND SAY THAT ALL THE ABOVE 
STATEMENTS CONTAINED IN THE INFORMATION SUBMITTED ARE TRUE AND CORRECT AND GIVE PERMISSION 
FOR THE BOARD MEMBERS AND CITY STAFF TO ENTER THE PROPERTY TO ASCERTAIN PRESENT CONDITIONS. 

APPLICANT SIGNATURE  DATE 

PRINT NAME:  

PROPERTY OWNER SIGNATURE  DATE 

PRINT NAME:  

Failure of the applicant or their authorized representative to appear before the Board as scheduled shall be cause 
for denial or dismissal of the case with no refund of fees.  The applicant will be notified of the time and date of the 
hearing by mail. If the person appearing before the Board is not the applicant or property owner, signed permission 
must be presented to the Board.   

Approved variances are good for a one year period. 

Nail Abro

Troy Hotel Suites, Incorporated

2600 Auburn Road, Suite 220

Auburn Hills MI 48326

N/A

altas0610@aol.com

Bryan Pritchard

5.29.21

Nail Abro 

DocuSign Envelope ID: 0308CED6-D7BF-4E20-9D86-75B3EA6FC27B

Bryan Pritchard

6/1/2021



 
 
 
 

CEO Luke Bonner    Mobile  734.846.9746     Email  Luke.Bonner@BonnerAG.com  
1054 South Main Street Ann Arbor, MI 48104  

June 1, 2021 
 
 

Mr. Paul Evans 
Zoning and Compliance Specialist 
City of Troy 
 
Re:  ZBA Application for the Alcove at 2600 Livernois  
 
Dear Mr. Savidant: 
 
On behalf of our client TriCap Residential Group we are pleased to submit this Zoning Board of Appeals 
application for the Alcove – currently known as Hawthorn Suites located at 2600 Livernois.  We are 
extremely excited about the opportunity to convert this property into a multifamily property the community 
can be proud of.   
 
The following items are contained in this application: 
 

• COMPLETED CITY OF TROY ZONING BOARD OF APPEALS APPLICATION 
• PRACTICAL STATEMENT OF DIFFICULTY 
• TROY POLICE DEPARTMENT LETTER 
• CERTIFIED BOUNDARY SURVEY 
• CERTIFIED TOPOGRAPHIC SURVEY 
• PRELIMINARY SITE PLAN SHOWING PROPOSED SITE LAYOUT AND USES 
• PRELIMINARY TREE PRESERVATION PLAN / TREE INVENTORY 
• PRELIMINARY LANDSCAPE PLAN 
• PRELIMINARY FLOOR PLANS 
• PRELIMINARY ELEVATIONS 

 
 
We look forward to working with you on this project.  Please contact me with any comments or questions. 
 
 
Sincerely, 
 

 
 
Luke Bonner 
CEO 
Bonner Advisory Group 



 
 
CITY OF TROY | PLANNING DEPT. | 500 WEST BIG BEAVER | TROY, MI 48084 | 248-524-3364  

Zoning Board of Appeals  

Application  

STATEMENT OF PRACTICAL DIFFICULTY  

Project Background 

The proposed project “The Alcove” entails converting the existing Hawthorn Suites located at 2600 Livernois Road from 

its current use as an extended stay hotel into a multi-family residential property with long term tenancy. There are 152 

existing units distributed amongst 10 buildings on the 6.44 acre site currently operating as a hotel.  The applicant is 

proposing to maintain the same number of units as a multi-family property. The current property is zoned as MF-

Multifamily and is located on the east side of Livernois Road, immediately contiguous to I-75/State of Michigan right of 

way, in close proximity to the Big Beaver Corridor to the south.  The property abuts a limited number of single-family 

residential homes to the South, and another multifamily property to the east.  The applicant spent time surveying the 

homeowners directly south of this site and based on multiple conversations with vested property owners, the Hawthorn 

Suites has become a severe detriment to their safety, perception of the neighborhood, and value of their property.  The 

property is purportedly plagued with criminal activity related to the sale of drugs, use, and associated violence.  The 

goal of the proposed project is to convert the property into a contemporary community attractive to young 

professionals, single and married professionals, and other segments of the local workforce population.    

Applicant 

TriCap Residential (“Tricap”) is based in Chicago, IL and currently owns and manages over 3,000 similar properties 

throughout the United States.  Our team is a fully integrated organization that owns, operates, and manages our 

properties.  This includes a process of completing full background checks on property residents, managing all 

maintenance and technical work, providing on-site security and management, and most importantly creating a 

community that is safe and of high quality.   

Project Scope 

TriCap Residential, if successful with it’s efforts to obtain variances, plans the following improvements to the property: 

• Maintain a one-to-one ratio of unit conversions (hotel to apartment) for a total of 152 

• Units are comprised of 114 efficiency units ranging in size of 475 s.f. to 540 s.f. and 38 one bedroom, 650 s.f. 

units including a loft. 

• Paint all existing wood trim (external) 

• Paint all existing wood stairways and railing (external) 

• Add new durable siding with vibrant but tasteful color palates  (external) 

• Add contemporary site amenities such as: 

o Dog Park area 

o Landscaped Trellis area for passive recreation 

o Decorated seating areas 

o Decorative community outdoor kitchen and picnic respites 

• Add new landscape buffer areas abutting adjacent properties 

• Screen exterior mechanical systems with landscape buffers 

• Add additional parking spaces to meet MF ordinance requirements 



 
 

• Add landscaping to exceed MF requirements 

• Add composite hardwood flooring material to units (interior) 

• Exchange carpeting in units for new durable high-end carpet  

• Paint unit interiors 

• Remove fitness center from upper floor mezzanine in clubhouse to the ground floor and also expand and 

enhance it 

• Improve the aesthetics of the club house including flooring, new paint, and create a welcoming check in desk 

for residents 

• Improve the open spaces at the clubhouse to be a more “Co-working” style environment with an increased 

technology package 

• Improve and expand the resident laundry facility  

At the May 25th, 2021 Planning Commission meeting the following recommendations were made by the planning 

department: 

1. Provide overall site landscaping calculation 
2. Resubmit a landscape plan with sufficient plant density to adequately screen the entire 
southern property line 
3. Resubmit landscape plan with a stamp from a registered architect 
4. Provide a higher quality material than vinyl and provide additional architectural improvements 
to the buildings. 
 

It is our intent to implement these recommendations to the fullest, and if successful with the Zoning Board of Appeals, 

we intend to re-submit our project for final site plan approval. 

STATEMENT OF PRACTICAL DIFFICULTY  

A) The property as built, is a hotel commercial property that is currently in a Multi-Family zoning district (MF).  

Even though the proposed re-use of this commercial property is multi-family, the zoning district does not 

contemplate the current as-built/existing conditions of the Hawthorn Suites.  The property as converted to 

multi-family, along with our proposed alterations, will meet all zoning requirements including: landscape, 

dimensional (setbacks, height), parking, and lot area coverage.   

However, due to existing conditions, the two areas of the MF zoning the property, as converted, does not 

meet includes:  

• Density – current MF zoning density is 10 units per acre – existing conditions are 23.5 units per acre 

• Size of Units – current MF zoning minimum unit size is 600 s.f. – existing conditions is 475 s.f. 

Even though these unit sizes and density characteristics are acceptable in the City of Troy Urban Residential (UR) 

zoning district, they are not contemplated in the MF district.  In order to meet the MF zoning district the following 

actions would be required of TriCap Residential: 

• Reduce the current unit count of 152 units (23.5 units per acre) to 10 units per acre (64 Units) 88 units would 

require demolition or 5 of 10 buildings on the property.   

• Even after the demolition of 5 out of 10 buildings on the property, the remaining buildings would still consist 

of efficiency units 475 s.f. which does not meet the minimum unit size.   



 
 

• Alternatively, the 475 s.f. efficiency units could be combined with the 600 s.f. one bedroom units.  This would 

reduce the overall amount of units on the property to 96 units however, this would lead to a new density of 14 

units per acre, a density still not acceptable under the MF zoning.   

In addition to the above scenarios, even if feasible, the existing layouts of efficiency units and one bedroom units 

are not uniform or congruent to one another, and combination of said units would create a building that would be 

functionally obsolete in both design and layout.  This combination of units would require new foundations and 

structural supports, and new HVAC and Plumbing systems.  

B) Location for which the variance is being sought is 2600 Livernois the Hawthorn Suites property, and not 

another location. 

C) The dimensional features for which the variance is being sought are not of a personal nature.  They are related 

to the existing conditions of the physical building structures.   

D) The dimensional features for which the variance is being sought was created by the original owner/developer 

of the Hawthorn Suite property.  The buildings were constructed for their intended use which is a long term 

stay hotel property.  However, based on the density and unit size of the property they are not compliant with 

the current multi-family zoning.   

E) The variances requested will not create a harmful or negative effect on the character of the area.  The property 

has been and continues to operate as an extended stay hotel property, originally built as a Marriott Residence 

Inn.  There will be not physical changes proposed to the existing structures other than paint, landscaping, site 

amenities, and change of specific materials within units.  The variances will allow the property to be 

professionally managed, including background checks on residents, and create a sense of community.  As a 

prospective owner of this property, our team carefully canvassed the adjoining neighborhood and went door to 

door to speak with neighbors.  It was very clear based on our conversations, the neighborhood residents on 

Starr Street immediately adjacent and contiguous to the south, were very pleased and excited about the 

prospect of converting this current property into a long term residential apartment community. There have 

been continuous and on-going police runs to this property which make the neighboring residents extremely 

fearful.  The Alcove will be a much friendlier and safer neighbor and a much more productive, quality property 

for the City of Troy. 

 



 

 

 

 

 
May 24, 2021 

 
Re: Hawthorn Suites 

2600 Livernois 
Troy, MI 48083 

 
In recent years, the Troy Police Department has noticed an increase in the calls for police 

service to the Hawthorn Suites.  Police Administration met with the hotel owner on two 
occasions, in 2016 and 2021 to address the increase in police responses to the hotel.  At this 
point, there has been no notable progress, and officers are still routinely responding to the 
location.  
 

Troy police officers have monitored the hotel, but despite these efforts, the following issues 
remain a serious concern: 

- Shooting incidents.  
- Multiple arrests for drug possession. 
- Multiple incidents involving armed individuals. 
- Party incidents with a large amount of people in attendance. 

 
As you can see, the number of incidents has drastically increased in the last two years.  

Below is a list of police calls for service by year: 
 
2012 – 28 
2013 – 18 
2014 – 46 
2015 – 50 
2016 – 103  
2017 – 72 
2018 – 60 
2019 – 85 
2020 – 192 
2021 – 124 (YTD) 
 
 An evaluation of the calls for service to the location indicates that the criminal activity at 
the hotel involves transient guests who have short-term overnight stays.  The proposal to 
convert the location to apartments would very likely reduce the calls to the location.  The 
reduction of calls for service would allow officers more time to conduct proactive patrols that 
would benefit the residents of Troy. 

 
 

Very truly, 
 

 
Lieutenant Nathan Gobler 
Troy Police Department 













Date: 4/20/2021
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Date: May 14, 2021 
 
 

Preliminary Site Plan Review 

For 
City of Troy, Michigan 

 
 

 
Project Name: Alcove   
 
Plan Date: April 22, 2021 
 
Location: 2600 Livernois  
 
Zoning: MF, Multiple Family Residential  
 
Action Requested: Preliminary Plan Approval 
 
PROJECT AND SITE DESCRIPTION 

 
The applicant is proposing to convert the existing Hawthorne Suites, which is an extended stay hotel, 
to a multiple family apartment development.  The applicant is proposing a one-to-one conversion of 
units, converting the existing 151 extended stay units into 151 apartments units.   
 
As part of the conversion, proposed improvements include:  

• Landscaping 
• Architectural 
• Twenty-five (25) additional parking spaces 

 
The applicant does not propose any changes to the existing building footprint. The applicant proposes 
to add twenty (20) parallel parking spaces along the northern property line adjacent to the I-75 right 
of way. Five (5) additional spaces are proposed in the southwest portion of the property. With these 
twenty-five (25) additional spaces, the site will be served with 193 parking spaces, which is three (3) 
more than required. 
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Figure 1. - Location and Aerial Image of Subject Site 
 
 

 
 

Size of Subject Property: 
23.35 acres 
 
Proposed Uses of Subject Parcel: 
One-hundred and fifty-one (151) apartment units 
 
Current Use of Subject Property: 
One-hundred and fifty-one (151) apartment units 

 
   

20-01-451-001 20-01-300-016 
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Extended Stay Hotel  
 
Current Zoning: 
The property is currently zoned MF, 
Multiple Family Residential District.  
 
Surrounding Property Details:  
 

 
Items to be addressed: None 
 
 
 
 
 
ZONING BOARD OF APPEALS  

 
Though zoned MF, Multiple Family Residential, the conversion from an extended stay hotel to 
multiple family requires two variances:  
 

1. As set forth in Section 4.08.C, multiple family residential is capped at 10 units per acre when 
adjacent to residential.  The site is 6.4 acres, which would permit a maximum of 64 units.  
The applicant is proposing a one-to-one conversion of units, converting the existing 151 
extended stay units into 151 apartments units.   This equates to 23.35 units per acre.  
  

2. As set forth in Section 4.08.C, the minimum square footage of an efficiency or one-bedroom 
unit is 600 square feet.  The existing units range in size from 475 to 600 square feet.  
 

 
The Planning Commission is asked to review and consider the preliminary site plan prior to the 
applicant going to the ZBA for the required variances.   

 
 
 
 
 
 
 
 
 
 
 
 

Direction Zoning Use 
North I-75 I-75 
South R-1E, One-family 

Residential District 
Single-
family 
homes 

East MF, Multiple Family 
Residential District 

Single-
family 
homes 

West BB, Big Beaver Commercial  
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LANDSCAPING 

 
 

Table 2. – Landscaping Requirements 
 Required: Provided: Compliance: 
Street Trees: The Ordinance requires that 
the greenbelt shall be landscaped with a 
minimum of one (1) deciduous tree for 
every thirty (30) lineal feet, or fraction 
thereof, of frontage abutting a public 
road right-of-way.   
  

Livernois = 12 trees  11 trees 
 
 

Deficient by 
one (1) tree  

Site landscaping: A minimum of twenty 
percent (15%) of the site area shall be 
comprised of hardscape and landscape 
material. 

20%  Unkown  Provide 
calculation 

Parking Lot Landscaping:  1 tree for every 
8 parking spaces.  Trees may be located 
adjacent to parking lot with planning 
commission approval.   

193 surface spaces 
= 25 trees  

25 trees Compliant 
with Planning 
Commission 
approval  

Screening between land uses: Large 
evergreen every 10 feet or small ever 3 
feet.  

Large evergreen 
every 10 feet or 
small ever 3 feet or 
alternative as 
approved by the 
Planning 
Commission  

Existing landscaping 
to be supplemented 
with additional 
evergreens.  Existing 
4-foot masonry wall 
to remain.   

Not 
compliant.  
See comment 
below  

 
The applicant is providing additional trees to comply with the number of parking lot trees but we note 
that they are located along the perimeter of the parking lot.  If they were to place the trees within the 
existing parking lot they would remove parking and then be out of compliance with the required 
parking.  The Planning Commission may approve parking lot trees to be placed at the perimeter of the 
parking lots.  
 
 
There is an existing 4-foot masonry wall 
that runs the length of the property on 
the south side.   There is no note on the 
plan of its removal, so we assume it will 
remain.  However, there are pockets 
along the southern property line that 
are not adequately screened, and the 
proposed landscaping is not sufficient to 
screen those areas.  The applicant shall 
resubmit a landscape plan with 
sufficient plant density to adequately 
screen the entire southern property 
line.  
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Other site amenities include creation of a dog park, grilling area, and swing area.  
 
Items to be Addressed:  1). Planning Commission to consider allowing parking lot trees to be planted 
outside of the parking lot; 2). Provide overall site landscaping calculation; 3). Resubmit a landscape plan 
with sufficient plant density to adequately screen the entire southern property line; and 4). Resubmit 
landscape plan with a stamp from a registered architect. 
 
ELEVATIONS AND FLOOR PLANS 
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The applicant is proposing minimal changes to the materials and elevations.  Outside of new paint, the 
only material change the applicant proposes is to replace the vinyl siding on the first floor, with new 
vinyl.  We find that conversion of these units from extended stay to apartments is a unique opportunity 
to make site improvements including material and architectural changes.  We recommend that the 
applicant provide a higher quality material than vinyl and provide additional architectural 
improvements to the buildings.  
 
Items to be addressed: Provide a higher quality material than vinyl and provide additional  architectural 
improvements to the buildings. 
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RECOMMENDATIONS 

 
Because the applicant needs variance, the Planning Commission cannot take action on the item until 
and if the variances are granted. The Planning Commission is asked to review and consider the 
preliminary site plan prior to the applicant going to the ZBA for the required variances.   
 
If the variances are granted by the Zoning Board of Appeals, we recommend that the applicant revise 
their plans and resubmit prior to coming back to the Planning Commission with the following items 
addressed:  
 

1. Provide overall site landscaping calculation 
2. Resubmit a landscape plan with sufficient plant density to adequately screen the entire 

southern property line 
3. Resubmit landscape plan with a stamp from a registered architect 
4. Provide a higher quality material than vinyl and provide additional  architectural improvements 

to the buildings. 
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PRELIMINARY SITE PLAN REVIEWS 
 
7. PRELIMINARY SITE PLAN REVIEW (File Number PSCP2021-0001) – Proposed 

Willowbrook No. 2 Site Condominium (PIN 88-20-24-100-013 and 88-20-24-100-014), 7 
units/lots, East side of John R, South of Wattles, Section 24, Currently Zoned R-1C 
(One Family Residential) Zoning District 
 
(Item removed from agenda at request of applicant.) 

 
8. PRELIMINARY SITE PLAN REVIEW (File Number SP 2021-0003) – Proposed The 

Alcove Site Improvements, East side of Livernois, South of Big Beaver (2600 Livernois), 
Section 27, Currently Zoned MF (Multiple Family Residential) Zoning District 
 
Mr. Savidant reviewed the Alcove Site Improvements application. He said the applicant 
wants to convert an extended-stay hotel to a multi-family apartment building. Mr. 
Savidant identified neighboring land uses and zoning. He addressed landscaping, 
architectural improvements, parking and elevations. Mr. Savidant said site plan approval 
would provide an opportunity for the Commission to ask the applicant for higher quality 
building materials, additional architectural improvements and additional landscaping 
should it desire. 
 
Mr. Savidant referenced a memorandum provided by the Police Department 
enumerating the police calls to the Hawthorn Suites. He said it is anticipated that the 
conversion to multi-family residential would reduce the need for police service to the 
property and would be a significant benefit for the City. 
 
Mr. Savidant summarized the two variances for which the applicant is required to seek 
from the Zoning Board of Appeals (ZBA). He indicated if the variances are granted, it is 
recommended that the applicant revise their plans and resubmit prior to coming back to 
the Planning Commission for site plan review and address items identified in the 
Planning Consultant report dated May 14, 2021. 
 
Present from Tricap Residential Group were CEO and Founder Bryan Pritchard and 
Development Manager Robert Sanchez. Also present was Luke Bonner, Consultant, 
from Bonner Advisory Group. 
 
Mr. Pritchard said Tricap Residential Group makes significant investments in 
underutilized apartment complexes to launch multi-family residential developments and 
indicated they typically are long-term holders and operators of the multi-family 
communities. He gave a brief history of the firm and his personal relationship with the 
City of Troy. 
 
Mr. Bonner said they considered density and size of units resulting in two scenarios: 
combining units or demolishing the entire site. He said the size of units would still be 
under the requirements for multi-family if the entire site was demolished. He addressed 
the existing building layout and indicated the current units are not congruent with one 

evanspm
Highlight
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another to create a workable floor plan and design for larger units, noting a potential to 
run into structural issues. Mr. Bonner addressed building materials. 
 
Mr. Sanchez addressed the price point for the multi-family residential and enhanced 
outdoor amenities that would create a community within the complex. 
 

(Mr. Carlisle arrived 8:08 p.m.) 
 
There was discussion on: 
• Review of application; discussion only, no recommendation to ZBA. 
• Existing building, landscaping, wall; in compliance. 
• Number of extended-stay hotels located in City. 
• Police incidences; potential to lower police service calls. 
• Price range of apartment units; $900 - $1,100. 
• Building materials; consideration of higher quality, durable materials. 
• Physical layout of building as relates to conversion. 
• Target tenants; professional singles and couples. 
• Additional landscaping; visual amenity to neighboring residents. 
 
Mr. Pritchard said there was positive feedback when they shared the proposed 
improvements to neighboring residents. He extended a thank-you to the Board and 
assured their comments would be taken into consideration. 
 

CITY OF TROY MASTER PLAN 
 
9. MASTER PLAN UPDATE 

 
Mr. Carlisle said the Master Plan survey goes live on May 27 and would remain open 
until June 18. He noted there is flexibility to extend the time frame if desired. Mr. Carlisle 
displayed a flyer that states the web address and a QR code of the survey that would be 
distributed and placed in highly visible locations in the community. Mr. Carlisle 
addressed the distribution plan and asked the Board to let him know if they have other 
suggestions. 
 
There was discussion on: 
• Goal of survey responses. 
• Distribution suggestions; school districts, Chamber of Commerce, Walsh College, 

homeowner associations, Global Troy Advisory Committee, retail locations. 
• Kudos on flyer creativity. 
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Table 5.06.C-1
Use Groups Permitted

Use Group
(Table 5.03-1)

Site Type NN:A Site Type NN:B

Street Type NN:A
Arterials

Street Type NN:B
Local and Connectors

Street Type NN:A
Arterials

Street Type NN:B
Local and Connectors

1
Residential NP NP NP NP

2*
Residential/Lodging P1 P1 P P

3
Office/Institution P P P P

4
Auto/Transportation S S NP NP

5
Retail/Entertainment/

Service
P P P P

6
Misc. Commercial S S NP NP

7
Industrial NP NP NP NP

1 Permitted on upper floors only.

P - Permitted Use Groups
S - Special Use Approval Groups
NP - Prohibited Use Groups
* Lodging uses are permitted subject to Special Use Approval

Table 5.06.C-2
Building Forms Permitted

Building Forms
Site Type NN:A Site Type NN:B

Street Type NN:A
Arterials

Street Type NN:B
Local and Connectors

Street Type NN:A
Arterials

Street Type NN:B
Local and Connectors

A: Small, single-purpose, 
out buildings P P P P

B: Small, multi-tenant 
commercial with mixed 

use
P P P P

C: Attached residential 
or live/work S S P P

D: Multi-story mixed use, 
medium density P P S S

E: Large format com-
mercial P S NP NP

F: Large format mixed-
use P S NP NP

P - Permitted Building Form
S - Special Approval Building Form
NP - Prohibited Building Form

http://troymi.gov/Planning/ZoningMapDraftJan2011.pdf
evanspm
Polygon
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Article 5
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Planning Commission as to whether or not the proposed use is similar to a use 
permitted as of right, permitted in upper stories only, or permitted as a special 
use.

g.	 If a site is adjacent to two (2) different street types, the more intense street type 
shall control for the purpose of determining allowable use groups.

 
TABLE 5.03-A-1

USE GROUPS BY CATEGORY

PRINCIPAL USE
Use Group 1
Residential Uses:
One-Family dwellings
Two-Family dwellings
Use Group 2
Residential/Lodging Uses:
One-Family attached dwellings
Multiple-Family dwellings
Live/Work units
Senior assisted/independent living
Child care centers
Use Group 3
Office/Institution:
General office
Professional and medical office
Hospitals
Medical office
Primary/secondary schools (private)
Post-secondary schools
Places of worship
Data centers
Technology centers / Office research
Publicly owned/operated office and service facilities
Funeral homes
Veterinary clinics or hospitals
Use Group 4
Auto/Transportation Uses:
Vehicle sales
Vehicle service station
Vehicle repair station
Vehicle body repair
Vehicle wash

http://troymi.gov/Planning/ZoningMapDraftJan2011.pdf
evanspm
Highlight
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Use Group 5
Retail, Entertainment, and Service Uses:
Lodging*
Financial institutions
General retail
Retail, large-format
Shopping centers
Fitness, gymnastics, and exercise centers
Theatres and places of assembly
Indoor commercial recreation establishments
Restaurant
Personal services
Business services
Use Group 6
Miscellaneous Commercial Uses:
Building & lumber supply
Garden centers, nurseries
Outdoor commercial recreation
Indoor commercial recreation
Self-Storage
Commercial kennels / pet day care
Drive-through facilities
Use Group 7
Industrial Uses:
Contractor’s equipment storage
Food products
Commercial outdoor storage
Manufacturing, processing, etc.
Metal plating
Plastics
Printing
Tool & die, gauge & machine shops
Truck/trailer rental
Warehousing/wholesale
Experimental research & testing labs

* Lodging uses in all Form-Based Districts are permitted subject to Special Use 
Approval in compliance with Article 9.

B.	 Building Form Standards.

1.	 The form-based districts permit a series of potential building forms, dependant 
on the site’s location. The six building forms, set forth in Tables 5.03.B.1 through 6, 
are established in this section as follows:

http://troymi.gov/Planning/ZoningMapDraftJan2011.pdf
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Date:  June 16, 2021 
 
To:   Members of the Troy Zoning Board of Appeals 
  
From:  Allan T. Motzny, Assistant City Attorney  
   
Subject: Application for Use Variance for 2887 E. Wattles  
 
 

BACKGROUND INFORMATION:  
 

The applicant for the property at 2887 E. Wattles is seeking to build an addition to a single 
family residential structure located in the NN (Neighborhood Node) zoned district.  Since a single-
family residential home is not a permitted use in the NN zoning district, the expansion would have the 
effect of enlarging a nonconforming use.  Under Section 14.01 of the zoning ordinance, it is the intent 
of the ordinance to eliminate nonconforming uses.  Under Section 14.03, the extension or expansion 
of a nonconforming use is prohibited.  Accordingly, if any additional land and/or space is used in a 
manner not allowed by the ordinance, the use is prohibited unless a use variance is 
granted.  Accordingly, the variance request in this matter is a request for a use variance as opposed 
to a request for a dimensional or non-use variance. 
 

Since this Board seldom hears requests for use variances, the purpose of this memo is to 
provide some guidance regarding the procedure and the requirements that must be satisfied before a 
use variance may be granted.  
 
AUTHORITY: 
 
 The Michigan Zoning Enabling Act (“MZEA”) authorizes a City to adopt an ordinance allowing 
a Zoning Board of Appeals (“Board”) to entertain use variances.  Since 2011, the City of Troy’s 
Zoning Ordinance has permitted use variance applications. (Article 15.04(B)(4)).  
   

The term “use variance” is not defined in the City’s Zoning Ordinance, but it typically refers to a 
change which permits a use of the land which the zoning ordinance otherwise proscribes and is 
similar to a rezoning in that it runs with the land. ((See Paragon Props Co v. Novi, 452 Mich. 568, 
575; 550 NW2d 772 (1996)). 
 
PROCEDURE: 
 
 The zoning ordinance requires a concurring vote of 2/3 of the members of the Board to pass a 
use variance (at least five votes). In making its decision, the Board is charged with making specific 
findings of fact and conclusions which will be in the form of a resolution 
 
 The applicant has the burden of proof.  Under Article 15.04(F), a use variance may be allowed 
ONLY where there is reasonable evidence of unnecessary hardship and ALL of the following 
conditions are met: 
 

https://1.next.westlaw.com/Link/Document/FullText?findType=Y&serNum=1996167288&pubNum=542&originatingDoc=I0922cabe433e11db8ac4e022126eafc3&refType=RP&fi=co_pp_sp_542_575&originationContext=document&transitionType=DocumentItem&contextData=(sc.Search)#co_pp_sp_542_575
https://1.next.westlaw.com/Link/Document/FullText?findType=Y&serNum=1996167288&pubNum=542&originatingDoc=I0922cabe433e11db8ac4e022126eafc3&refType=RP&fi=co_pp_sp_542_575&originationContext=document&transitionType=DocumentItem&contextData=(sc.Search)#co_pp_sp_542_575
https://1.next.westlaw.com/Link/Document/FullText?findType=Y&serNum=1996167288&pubNum=595&originatingDoc=I0922cabe433e11db8ac4e022126eafc3&refType=RP&originationContext=document&transitionType=DocumentItem&contextData=(sc.Search)


 

2 
 

1. The site cannot be reasonably be used for any of the uses allowed within the current 
zoning district designation.  

 
2. The condition or situation of the property or the intended use is unique to the property 

and not commonly present in the general vicinity or in the zoning district. The applicant 
must prove that there are certain features or conditions of the land that are not generally 
applicable throughout the zone and that these features make it impossible to earn a 
reasonable return without some adjustment.  The Board may consider such unique 
situations as: 

  
  a.  exceptional narrowness, shallowness or shape of the property 
  b. exceptional topographic conditions or other extraordinary situation on the land 
  c. the use or development of the immediately adjoining property 
  d. any other situation deemed by the Board to be extraordinary; and 
 

3. The use variance will not alter the essential character of the neighborhood or the intent 
of the Master Plan or be a detriment to the adjacent properties; and 

 
4. The capacity and operations of public roads, utilities, other facilities and services will not 

be significantly compromised; and 
 

5. The immediate practical difficulty causing the need for the variance was not self-created 
by the applicant; and  

 
6.   There is no other administrative relief available to the applicant.  

 



RESOLUTION TEMPLATE FOR GRANTING USE VARIANCE  
 
Moved by: 
Seconded by: 
 
I move the use variance for (applicant name, address or location) for (request) 
 
Be granted or the following reasons: 
 
The applicant has demonstrated all of the following: 
 

A. The site cannot be reasonably be used for any uses allowed within the 
current zoning district. (Elaborate)1 

   
B. The condition (or situation) justifying the use variance is unique to the 

property and not commonly present in the general vicinity and such 
condition (or situation) makes it impossible to earn a reasonable return on 
the property. The unique conditions or situations include (State any or all 
that are applicable):  
 
1. Exceptional Narrowness (Elaborate) and/or 
2. Exceptional topographic conditions (Elaborate), and/or 
3. The use or development of the property adjoining the subject property 

creates a unique condition making it impossible to earn a reasonable 
return on the property (Elaborate) and/or 

4. Other (Describe any other extraordinary physical situation affecting the 
ability to make a reasonable return on the property).  

 
C. The Use Variance will not alter the essential character of the 

neighborhood or the intent of the Master Plan, or be a detriment to 
adjacent properties. (Elaborate). 
 

D. The capacity and operations of public roads, utilities, other facilities and 
services will not be significantly compromised. (Elaborate). 
 

E. The need for the use variance was not self-created. (Elaborate). 
 

Yeas: 
Nays: 
 
MOTION CARRIED/FAILED       

                                                 
1 To elaborate, point out any information presented, whether presented by the applicant, City 
Staff, or someone else that appeared at the meeting or provided comments, which supports the 
finding. 



RESOLUTION TEMPLATE FOR DENYING USE VARIANCE  
 
Moved by: 
Seconded by: 
 
I move the use variance for (applicant name, address or location) for (request) 
 
Be denied or the following reasons: 
 
The applicant has failed to demonstrate the following: 
 
(Since an applicant has to demonstrate “all” the criteria, failure to demonstrate 
just one or more of the following justifies a denial.  When making the motion, 
point out which of the following criteria have not been demonstrated and 
elaborate1 as to why it was not met) 
 

A. The site cannot be reasonably be used for any uses allowed within the 
current zoning district.  
   

B. The condition (or situation) justifying the use variance is unique to the 
property and not commonly present in the general vicinity or that such 
condition (or situation) makes it impossible to earn a reasonable return on 
the property.  
 

C. The Use Variance will not alter the essential character of the 
neighborhood or the intent of the Master Plan, or be a detriment to 
adjacent properties.  
 

D. The capacity and operations of public roads, utilities, other facilities and 
services will not be significantly compromised.  
 

E. The need for the use variance was not self-created. 
 
 

Yeas: 
Nays: 
 
MOTION CARRIED/FAILED       

                                                 
1 To elaborate, point out any information presented, whether presented by the applicant, City 
Staff, or someone else that appeared at the meeting or provided comments, which supports the 
finding that the specific criterion has not been met. 
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