
VILLAGE OF FRANKLIN 

PLANNING COMMISSION 

REGULAR MEETING 

WEDNESDAY, MAY 20, 2020 7:00 PM 

Held remotely via “Zoom.us” 

 

I. MEETING CALLED TO ORDER 

The regular meeting of the Village of Franklin Planning Commission was called to order by 

Chairman, David Goldberg, via Zoom, Franklin, MI at 7:03 PM. 

 

II. ROLL CALL 

Present: Raj Abbass, Nena Downing, David Goldberg, Peter Halick, Stuart Wooters 

Absent:           Dean Moenck, Albert Haddad 

Also Present: Sarah Traxler, Planning Consultant, McKenna & Associates; Roger Fraser 

Village Administrator; Eileen Pulker, Village Clerk; Doreen Martin, Deputy 

Village Clerk; Fred Gallasch, Village Council  

 

III. ADOPTION OF THE AGENDA 

Downing requested that her overview of the March Michigan Association of Planning Seminar 

be added to the agenda.  It would be added after V. Council Liaison Report.  

 

Motion by Wooters, seconded by Abbass to adopt the agenda, as amended. 

 

Roll Call Vote 

Downing  Aye 

Halick  Aye 

Abbass  Aye 

Goldberg  Aye 

Wooters  Aye 

 

Absent: Moenck and Haddad 

 

Motion carried.  

 

IV. ADOPTION OF MINUTES 

Regular Meeting of January 15, 2020 

 

Motion by Downing, seconded by Wooters to approve the Minutes for the Regular Meeting 

of January 15, 2020, as presented. 

 

Roll Call Vote 

Downing  Aye 

Halick  Aye 

Abbass  Aye 

Goldberg  Aye 

Wooters  Aye 

 

Absent: Moenck and Haddad 

Motion carried.  
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7:10 PM Moenck arrived.  

 

V. COUNCIL LIAISON REPORT 

Fraser and Gallasch reported that a large portion of the May 4, and May 11, 2020 Village 

Council meetings related to Budget issues.  Downing inquired about the Environmental 

Consultant study.  Fraser replied that AKT’s commitment was to do research on all the various 

reports that had been done about the Village’s circumstances. However, because of the COVID-

19 situation, access to libraries and other informational resources had been limited.  Fraser had 

spoken with them two (2) weeks ago and they were hoping to have something to the Village by 

the end of the month.  Her second question was about the cleanup schedule of the trash trees and 

underbrush, which had been cut down on Telegraph, south of 13 Mile Rd.  Fraser understood 

there was more work to be done at that site; however, he would follow up.  Halick supported 

Downing’s concern. 

 

Relating to the Council’s discussions about the Budget, Fraser reported that a Budget Workshop 

was scheduled for June 1, 2020 and on June 8; the Budget would be on the Council’s agenda. 

 

Gallasch also announced that Council had approved Fraser as the Village’s new full-time 

Administrator.  The news was celebrated. 

 

Halick was interested in the improvements in the Historic District.  Fraser stated the contracts for 

all or portions of the Streetscape project had to be received by May 28.  He further explained 

there would be one overall contractor (Nowak & Fraus Engineers) which would provide the 

engineering and contracting oversight. There would be contracts with others who would be 

reporting to the engineers at NFE.  Fraser would be working with them on all of the oversight. 

 

   A.  Michigan Association of Planning Seminar 

Downing garnered several ideas/suggestions which she thought were important for PC: give an 

Annual Report to Council on what the Commission had done during the year and summarize 

Planning’s actions (approved, denied, or working on) on a website for the residents to read; a 

yearly meeting of Planning, Zoning, Historic Commissions, and Council explaining what each 

had been working on, and the reasons behind such decisions.  These activities would provide 

open communication and opportunities for different opinions amongst the various Commissions 

and Council. 

 

It was also suggested that if there was a controversial issue, a public meeting should be held 

before a lot of time was spent working on it, i.e. signs for businesses and establishing expiration 

dates for the completion of projects. 

 

Goldberg reported that the Planning Commission had a “standing” spot on the Village Council 

agenda. 

 

VI. BUDGET AND EXPENSES REPORT 
Goldberg observed that at the moment Planning wasn’t spending a lot of its budgeted money.  

Downing expressed her concern that Council might take away some of the money since the 
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Commission hadn’t spent it.  Goldberg stated that some of the Master Plan work would need to 

be moved to the 2021 Fiscal Year. 

 

VII. PUBLIC COMMENTS 

No public comments were made at this time. 

 

VIII. NEW BUSINESS 

   A.  Consider Solar Panels, Special Approval Use, 26380 Willowgreen 

Schedule Public Hearing. 

Traxler confirmed that a virtual Public Hearing was legal. 

 

Motion by Downing, seconded by Abbass to schedule a virtual, via Zoom, Public Hearing 

for the consideration of Solar Panels, Special Approval Use, 26380 Willowgreen on June 17, 

2020. 

 

Traxler informed the Commission that she would prepare the review letters that address the 

Special Use Standards, as well as, the site plan. 

 

Roll Call Vote 

Downing  Aye 

Halick  Aye 

Abbass  Aye 

Goldberg  Aye 

Moenck  Aye 

Wooters  Aye 

 

Absent: Haddad 

Motion carried. 

 

   B.  Air BNB, Residential Rentals 

Goldberg began a general discussion on the subject of whether Franklin had a proliferation of 

interest in this or only a few interested parties and were there concerns and/or potential on-going 

problems about this situation.  The other topic centered around any legislation on this. 

 

Downing was adamant that the Planning Commission not allow Air BNB’s in the Village.  She 

had spoken with about 30 Villagers who had negative opinions.  She also mentioned there had 

been negative comments on Nextdoor about this subject.  She was opposed to short term rentals 

and would not support it.  According to those she had spoken with, they were not comfortable 

with the renting out of homes for 30-90 days and listed some of their concerns. 

 

Halick shared the thought that the Village should limit the activity according to legislation.  

Proliferation of this was possible, especially in terms of being a financial business.  Long term 

rental homes were in the Village and did have negative points and the renting out of one (1) 

room in a house was not a concern to him.  His question to Traxler was relative to the 

Ordinances.  What could be done to discourage or limit such an activity? 
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Abbass understood what Commissioners were saying; however, he didn’t see this as being an 

immediate problem.  Goldberg stated that since Council had sent this subject to Planning it might 

be a sign that there had been some concern with Villagers.  Wooters summarized what an owner 

of an Air BNB in the Village had posted on Nextdoor.  Abbass opined that no matter the 

situation a homeowner must obey all the rules of the Village.  Halick pointed out that the legal 

rights of the homeowner needed to be respected.  

 

Goldberg had done some research and did not find there to be a proliferation in the Village and 

some neighboring communities.  He expressed his opinions about long term and short term 

rentals.  If addressing the less than thirty (30) days rentals and very short transient type of 

occupancies, he understood the concerns and could support some conditions and regulations. 

 

Moenck identified a Villager who had short term rentals and who had found that she was having 

difficulties keeping those homes up.  She has now changed to the Air BNB models; one of which 

was behind his home and had been completely redone.  A positive comment was that if trying to 

rent a short term house on line it needed to be in good condition.  He agreed that some 

regulations should be explored.  At the moment, based on the house behind him, he was in 

support of allowing Air BNB’s in the Village. 

 

Wooters was concerned about infringing on someone’s rights, as long as there wasn’t a public 

safety issue.  However, all this depended upon the Village’s legal authority.  Speaking from 

experience, he found Air BNB properties had been well maintained.  He would like to better 

understand what the legal reasons against allowing Air BNB’s in the Village.  He understood 

some of the issues, which had already been brought up in this discussion. 

 

Traxler was unaware of how other neighboring communities were regulating Air BNB’s.  The 

proposed legislation would not allow communities to regulate short term rentals through zoning.   

She explained what the present regulations of short term rentals were.  McKenna would do some 

research. 

 

Goldberg pointed out the pros and cons of this issue and outlined the possible process Planning 

might need to consider and follow.  Because Council had passed this subject along to Planning to 

give its recommendation, this issue should be placed on future agendas under Unfinished 

Business.  Traxler would continue researching the neighboring communities and their activities 

regarding this subject, keeping in mind the legal rights of property owners.  Responding to 

Halick, Traxler would provide the Village’s percentage of owner-occupied homes.  

 

Gallasch stated he had not heard a lot of interest in this subject from the Council.  This had not 

been an agenda item nor a discussion item.  He thought there had been some concerns but they 

had not been broadly expressed.  He further thought Planning should remember that the Village 

would then have a business located in a residential zone and to keep in mind there were different 

rules for the downtown than for the residential areas.  He encouraged Planning to bring their 

thoughts and opinions to Council.  Traxler outlined some of the issues and format she would 

include in her report.  Gallasch added that one of the advantages of living in the Village was that 

the Police and Fire were familiar and recognize residents and pay attention to the neighborhoods 

and its activities.  
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Restrictions of landlords vs. tenants were discussed and should be considered when regulations 

were being written. 

 

   C.  Commercial Truck Definitions, in section 1240.08 (19B) 

Pulker stated this was just a “housekeeping” issue.  The Building Official discovered 

discrepancies and thought it needed to be reviewed.  Pulker would forward a memo to Traxler 

and the Planning Commission. 

 

IX. UNFINISHED BUSINESS 

   A.  Master Plan Review 

Traxler continued working on this and Goldberg recommended she forward the review when 

completed.  This would be discussed at the next meeting. 

 

   B.  Solar Panel Regulations and Open Space/Impervious Surface Ordinance.  

Goldberg separated these items into two (2) separate discussions.   

     

Solar Panel Regulations 

Traxler provided an update of her January memo.  Goldberg stated that the only issue under 

consideration was whether to and how to regulate solar panels and whether to require a Special 

Use Approval or some other approval.  PC would not deal with the wind energy facilities since 

the Village did not have any. 

 

Traxler gave a synopsis of her May 19, 2020 Memo (Solar and Wind Energy Facilities), 

including the January PC Discussion (1. Special vs, Permitted Land Use, and 2. Development 

Standards), Current Franklin Standards for solar facilities, and Draft of Standards for the 

Commission to consider.  

 

Goldberg questioned if there was a debate of whether solar panels should be administratively 

approved with regulations or should remain the same with Special Land Use Approval, each of 

which was a discretionary act?  Was there a middle ground whereby it would go through the Site 

Plan Approval process?  Traxler thought it would be possible to do it that way; however, she 

would like to do more research on it.  She had drafted a list of six (6) development standards as 

Ordinance amendments and if approved by PC would leave the process as a Special Land Use 

approval.  The different processes to be considered would be:  Special Land Use (which it 

currently was), Permitted Use with Planning Commission Site Plan Approval, or Permitted Use 

with Administrative Approval. 

 

Goldberg stressed that no matter what the approval process was, there needed to be regulations.  

He requested each member to express his/her thoughts on regulations and what those methods of 

regulations should be. 

 

Wooters was more comfortable with a middle of the ground option and a set of regulations rather 

than going through a Public Hearing.  Once a recommendation had been made, there still could 

be a Public Hearing, thereby having some control with strict guidelines. 
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Goldberg agreed with Wooters that the new Ordinance would mandate middle of the ground 

regulations with the traditional Site Plan Approval.  The public input could be heard at a Public 

Hearing.  He continued that with the governmental process of Council being the final authority, 

this process might take 2-3 months. 

 

Abbass favored some detailed standards or regulations with an approval made for the blueprints.  

This would move the process along faster.  Basically, this could be an Administrative approval.  

 

Goldberg inquired if there could be a standard whereby the Village Administrator or Building 

Official could approve the plan on the original basis and, if he felt an element of the plan was 

unwarranted or needed some special consideration, he had the ability to recommend some level 

of approval?  Traxler stated that such a process had been recommended, but needed to be 

clarified. Abbass supported Traxler’s ideas. 

 

Halick agreed with Traxler’s standards and clarified that they could be a Village Ordinance 

within the Zoning Code and the process could be handled administratively.  He felt this system 

could be easier and as long as the Building Code and Ordinance were followed there would not 

be a role for the Planning Commission, other than if there were an issue of a breach of an 

Ordinance.  He thought the Removal clause was valuable.  A permit could be required, but no 

meetings or public approval would be involved.  

 

Downing stated that last year when PC had an application for solar panels it was pointed out that 

that had been the first time in two (2) years this topic had been discussed.  She didn’t feel that 

Planning was over-run with applications; however, she would support a modified version.  The 

opinions of neighbors were very important and should be taken into consideration when approval 

of the placement of the panels was given.  She cautioned that the Building Official had only a 

limited amount of work time in the Village and until that changed she questioned if he’d be able 

to take on any additional work?  There had been talk about increasing staffing, but as of yet that 

had not happened.  She further questioned that until there were any changes would this process 

be any quicker?  She was also concerned that the decision would need to be subjective on his 

part or any another staff member and that person would need to have an extensive knowledge of 

the criteria that the Planning Commission members considered when it approved or denied an 

application.  

 

Moenck agreed with Halick that he considered solar panels the same as having a generator; it’s 

very routine and it could be handled with an Ordinance.  If, however, a resident wanted to vary 

from the Ordinance he/she would need to go before the ZBA.  He also thought that wind and 

solar should be kept completely different.  Regarding wind, should it be completely prohibited or 

should it be kept as Special Use?  He also mentioned that solar panels had batteries and 

transformers located on the side of a house which needed to be considered in 5.B. (Glare and 

Screening) of Traxler’s memo. 

 

Goldberg stated these issues would be brought back at the next meeting for consideration. 

Commissioners could email Traxler with concerns and comments.  Traxler responded to 

Downing that she thought Dinnan’s work load would not be a radical increase, especially in 

comparison to the next agenda item (Open Space/Imperious Surface Ordinance). 
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Open Space/Impervious Surface Ordinance 

Traxler had modified her January, 2020 memo with her May 19, 2020 Memo, (Further Analysis 

on Open Space Regulation by Zoning District).  In comparison with neighboring communities 

she stated that Franklin required less land to be covered by structures and impervious surface. 

Franklin required more open, undeveloped space.  She added the definition of “Lot Coverage” to 

the document.  The question from the January meeting was whether the standards were being 

properly applied or, due to a communication breakdown, residents were making improvements 

being unaware of Village requirements?  Under the section NEW INFORMATION, with the 

help of Fraser and Dinnan, a map of parcel sizes by zoning districts, grouped into different size 

categories, which showed larger and smaller lots, had been created.  A spreadsheet had been 

created showing the number of parcels and total acreage by zoning district and by size category.  

With Dinnan’s help, it was concluded there needed to be a tightening of the administration of lot 

coverage standards; i.e. installation of swimming pools and impervious surfaces (driveways. 

patios, recreational courts, and decks).  It was noted that when residents made these 

improvements, the proposed changes had not been reviewed and/or approved by the Village.  

 

Responding to Downing’s inquiry as to who was responsible for the tightening of the lot 

coverage standards, Traxler stated that the Zoning Administrator (Dinnan) would be in charge as 

these requirements were covered by the Zoning Ordinance, not the Building Ordinance.  This 

would not be a change in the Ordinance but rather a change in the administration of the 

Ordinance.  Traxler gave examples of the different requirements for different proposed 

improvements.  Wooters questioned how such proposed improvements would be regulated and 

monitored?  Fraser’s answer emphasized that some Villagers had a lack the knowledge of the 

Ordinances and/or some Villagers didn’t care and had a lack of respect for rules and regulations. 

He added that monitoring such activities could be very difficult and might be inappropriate for 

Dinnan to enforce.  

 

There was a discussion about water drainage in the Village, whether it be natural flow or caused 

by construction on a neighbor’s property.  There was also a discussion about the “Schedule of 

Regulations Excerpt” table included in Traxler’s memo. 

 

Traxler stated that the Planning Commission needed to discuss whether the current standards 

were appropriate, should be enforced and not amended or the current standards should be 

amended to require more or less open space.  The second issue was administrative in nature and 

dealt with notifying the property owners of the different regulations and their enforcement. 

 

Goldberg identified those issues that needed to be discussed and considered at the next meeting:  

1. Is the Ordinance appropriate?  2. Should it remain as is?  If the answer was “Yes” to the first 

(1
st
) question, should Planning modify it by changing definitions, by changing standards, or by 

strengthening enforcement section and penalties?   

 

   C.  Sign Guidelines Update, the Report from HRC is now available. 

Pulker stated this referred to the Police Department’s Village-wide study done by the HRC’s 

Traffic Engineer to determine if the current ones were too numerous or not enough or not the 

right kind.  Goldberg explained to Fraser that it was hoped that the PC’s Sign Guidelines for the 
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downtown could be coordinated with HRC’s Sign Ordinance update of the downtown and would 

then provide some guidance in terms of size, style, and color to those who were applying for a 

sign.  Originally, McKenna had been asked to provide a study guide about whether there was a 

proliferation of signs in the downtown and the result was that every sign served a specific legal 

purpose. 

 

Fraser reported on the progress of HRC’s new Sign Study and some of its findings.  It was hoped 

that PC and Jerry Johnson would provide some input in the recommendations for the downtown. 

 

“Sign Guidelines” would stay on the agenda. 

 

   D.  Franklin Cemetery Proposal. 

Goldberg reminded everyone of Bancroft’s previous presentation when he showed some 

drawings to the members and had addressed some of the PC’s questions.  PC had questioned if 

the area he was showing the Commission was larger than what the PC had mapped out.  The PC 

sub-committee then met with cemetery representatives and had proposed some modifications.  

Goldberg described the specifics of the new plan.  He posed the question of whether PC was 

ready to have HRC do one final drawing, send it over to the Cemetery Board for its 

consideration, and then have everyone discuss what long term impact it would and/or could have 

on the Village? 

 

Downing suggested the PC walk through the staked area. Halick’s opinion was that the general 

idea was not very impactful on the Village; however, to him the bigger issue was the future 

upkeep of the cemetery.  He suggested inserting language/conditions into the “agreement” that 

the cemetery would maintain the aesthetics and upkeep of the property. 

 

Goldberg will send an email to the PC members to schedule a walk in the cemetery. 

 

   E.  Downtown Development Task Force 

Downing stated that it had been adopted.  She explained the purpose of the Task Force was to 

monitor and inspect properties initially in the Historic District and then Village-wide.  Goldberg 

further stated that the Task Force proposed modification of 2 or 3 basic Ordinances, which went 

directly to the Council for review and approval without PC’s input.  These involved the ability to 

inspect buildings.  Traxler noted that none required any Zoning Code adjustments. 

 

Downing noted that this subject could be removed from future agendas. 

 

   F.  Master Plan Implementation 

    Sidewalks/Safe Walking Zones 

Goldberg wanted to focus on Sidewalks.  He suggested that since PC had not used its entire 

budget, it might approach Council with the idea of allowing PC to allocate some of it to Nowak 

& Fraus for the mapping out/engineering decisions of certain difficult areas of the sidewalks.  

Goldberg suggested that he and Wooters contact Nowak’s professional in charge of sidewalks 

and ask him for a proposal of possible locations of the sidewalks.  As a starting point, they would 

provide him with HRC’s original sidewalk document from 10 years ago.  Wooters proposed that 
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PC pay for Nowak to update HRC’s existing plans for Franklin Rd. 13 Mile Rd. to 14 Mile Rd. 

and then go to Council with its allocation request. 

 

Before giving Goldberg some advice as to how to approach Council with this issue, Fraser 

requested some information about HRC’s original proposal and/or design from 10 years ago.  

Traxler will forward HRC’s study and proposal to Fraser. 

 

    Proposed Projects  

 

Moenck had additional comments about the sidewalks.  The 2006 Bond issue was for all of 13 

Mile Rd., 14 Mile Rd. from Franklin Rd. to Telegraph Rd., and Franklin Rd. to the Southfield 

border.  Unfortunately, he didn’t think there were any design documents available to reference. 

Fraser answered Moenck’s question regarding the extent of the proposed lighting and sidewalks 

of the Streetscape, by identifying it as running on the west side of Franklin Rd. from 13 Mile Rd. 

to Evelyn Ct. and on the east side going all the way to 14 Mile Rd..  Within the downtown there 

would be sidewalks on both sides of Franklin Rd. and  from Carol south to 13 Mile the sidewalk 

would be on the east side.  There would be a crossing at 13 Mile Rd. with a pedestrian crossing 

light.  Fraser confirmed there was already a completed design, including retaining walls along 

Franklin Rd.  Moenck stated that from what he was hearing Council already had the design and 

plan done.  However, Fraser stated that the portions Moenck had been talking about had not been 

done. 

 

X. GENERAL COMMUNICATION   

A. Upcoming Meeting Dates:  Next Regularly Scheduled Meeting, June 17, 

2020, 7 PM. 

Pulker stated the Governor had enacted that communities were allowed to meet remotely through 

the end of June. 

 

XI. ADJOURNMENT 

Motion by Wooters, seconded by Goldberg to adjourn the meeting. 

 

Roll Call Vote 

Downing  Aye 

Halick  Aye 

Abbass  Aye 

Goldberg  Aye 

Moenck  Aye 

Wooters  Aye 

 

Absent: Haddad 

Motion carried. 

 

There being no further business, the meeting adjourned at 10:00 PM. 
 

Respectfully submitted, 
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       Gail Beke, Recording Secretary 

 

 

       Eileen H. Pulker, Clerk 

 

       _______________________ 


