
 

ZONING/SIGN BOARD OF APPEALS 
REGULAR MEETING Thursday, August 19, 2021, at 7:00 P.M. 

Village of Franklin Hall (Broughton House), 32325 Franklin Rd, Franklin, MI 48025 

 

I. MEETING CALLED TO ORDER 

The Regular Meeting of the Zoning/Sign Board of Appeals was called to order by Randy 

Brakeman, Chairman, via Zoom, Franklin, Michigan at 7:02 PM. 

 

II. ROLL CALL 

Present: Randy Brakeman, Angelina Sulaka, Linda Hiller-Novak, Mark Ziessow, Stuart 

Greidanus and Fred Gallasch  

Absent: J. Bennett Donaldson and Bruce Kueck 

Also Present: Bill Dinnan, Building Official/Zoning Board of Appeals Facilitator; Heather 

Mydloski, Village Clerk 

Guests: Dan Smith, owner of LSB Homes, Inc., Alexander Bogaerts, Alexander V 

Bogaerts & Associates, Xander Bogaerts, Architect, Alexander V. Bogaerts & 

Associates, Jamie Garcia-Smith, Victor Cestar, Danielle Clayton, Natalya Shub, 

Jay Gardner, Nena Downing and Vitaliy Selektor 

 

III. ADOPTION OF AGENDA 

 

Motion by Gallasch, seconded by Novak to adopt the Agenda for the August 19, 2021, 

Regular Zoning/Sign Board of Appeals meeting, as presented and published. 

 

Ayes:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow  

Nays: None 

Absent: Kueck and Donaldson  

Motion carried. 

 

Dinnan explained to the Board how the ordinance addresses the power of duties for the 

Zoning/Sign Board of appeals.   

 

Under Section 1244.7 (p) (c), Action on Building Department Decisions:  The concurring 

vote of two-thirds of the members of the Board shall be necessary to reverse any order, 

requirement, decision, or interpretation of the Zoning Code in favor of the applicant on any 

matter upon which the Board is authorized by this Zoning Code to render a decision.  Not the 

Board in present but the Board in its entirety to do an affirmative action.  

 

The power or authority to alter or change this Zoning Code or the Zoning Map is reserved to the 

Village Council of the Village of Franklin in the manner provided by law. 
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IV. NEW BUISNESS 

  

A. Zoning Board of Appeals Case #21-08 

 Property:  26320 Normandy  

Zoning:    R-1 

Description of Request:  

The appellant is requesting that the Zoning/Sign Board of Appeals grant a 

variance regarding proposed house plans. 

 

Dinnan stated this application was for a new build, the prior structure had recently been 

demolished, as it was dilapidated. The applicant had submitted plans however, the lot is in the  

R-1 district.  Dinnan provided to the Board the front yard setback requirements, the submitted 

proposal from the applicant and the required variance needed. Dinnan stated that there several 

encroachments for this request. 

 

Dinnan stated that the Village of Franklin Ordinances Appendix B, Schedule of Regulations R-1: 

1. Front yard Required Proposed Variance required 

50 feet 42’-7 5/16” 7’ -4 11/16” 

2. Encroachment Ordinance 1268.07 

Required  Proposed  Variance required 

12’   14’   2’ 

3.    Side yard  Required  Proposed  Variance required 

Both sides 

57’- 4”  50’- 4”  7’ 

4.    Rear yard  Required  Proposed  Variance required 

40’   24’ – 10”  15’- 2” 

Brakeman elaborated to all present; on the procedure for each appeals case submitted to the ZBA 

Board. He mentioned the first step is for the Village Building Official, Bill Dinnan to define his 

denial report in detail.   

 

Brakeman stated that after Dinnan’s full denial report, the applicant may present to the Board 

why their request has been made and why they believe their variances should be granted.  

Following the presentation, public comments will be opened, as well of any letters that have 

been received in favor of or against the request.  After public comments are closed, the Board 

will discuss the request and may ask the applicant or building official questions.  The Board will 

determine mutual findings of fact, will determine a motion, and then vote accordingly.  

 

Brakeman asked that all public comments be directed to the chairperson and not to the audience.  

Brakeman stated that all decisions are finalized the night of the meeting and are not tabled. He 

further stated that the applicant may, at their discretion, chose to withdrawal at any point; asking 

the Board not to render a decision. If the applicant chooses to withdraw their case, they may 

resubmit their case to the Board at a later date. Brakeman made it clear that once a decision is 

rendered by the Board, the only appeal for the applicant is to bring their case before the Circuit 

Court.   

 

 



Proceedings, Zoning/Sign Board of Appeals  Page 3 

Regular Meeting, Thursday, August 19, 2021 at 7:00 P.M. 

 

Dan Smith, owner of LSB Homes, Inc. for the past 40 years, stated that he wanted to 

acknowledge himself as a longtime Franklin resident and that his mother still lives in the Village. 

He further stated he would never build anything that was not conducive to the integrity of the 

Village as he is invested in the community.  

 

Alexander Bogaerts, Alexander V. Bogaerts & Associates discussed with the Board the 

involvement with Smith and adhering to the spirit of Franklin.  Alexander Bogaerts stated that 

the prior structure encroached on the setbacks as well even thought it was a smaller footprint, so 

it would still have had to receive a variance if the same house was to be built today.  

 

Xander Bogaerts. Architect, Alexander V. Bogaerts & Associates is the designer of the proposed 

house for 26320 Normandy.   Xander Bogaerts reviewed with the Board their submitted 

drawings showing the proposed setbacks. Xander Bogaerts stated the house was designed with 

29.5% maximum lot coverage, he pointed out it that this was less than the 30% maximum lot 

coverage allotment of the Village Ordinance. The maximum building height is 35 ft., and the 

proposed house is at 29 ft. Xander Bogaerts stated there was a lot of thought put into the house 

design.  

 

Responding to Gallasch’s question, Xander Bogaerts stated that the first floor is 2,800 sq. ft. and 

the second floor is 1,400 sq. ft.; approximately a 4,200 sq. ft. home with a driveway of 1,680 sq. 

ft.  

 

Ziessow inquired as to how the shrubbery on the parcel would be protected, he asked Smith how 

he would handle any shrubbery that was damaged or destroyed during construction. Smith 

responded that he would provide a signed statement that if the shrubbery was damaged during 

the construction in any way, he would replace what was damaged.  

 

Jamie Yeimy Garcia-Smith, homeowner that shares the shrubbery at 26320 Normandy, stated 

that Dan Smith had shared the plans with her family.  Garcia-Smith stated that the proposed 

house is a giant house compared to her 2,400 square foot house.  Garcia-Smith is concerned 

about how the house would encroach on their house because of the 7ft. on each side variance 

requested. She spoke in favor of the builder submitting plans for a smaller house for the property.    

 

Victor Cestar, homeowner abutting to the back of 26320 Normandy, is against the proposed 

request to build this house because of the size and the fact it would be 15 ft. closer to his 

property line than the prior structure. Cestar expressed concern for the water situation. Cestar 

feels that the size of the new house would reduce the value of his property.    

 

Danielle Clayton, homeowner of 26345 Normandy which is in front of the proposed new house, 

spoke not in favor as she feels it does not fit that street asthenic. She claims it is massive in 

comparison to the existing properties and four times the size of the prior structure. She was also 

concerned about the water run-off to surrounding properties.    

 

Natalya Shub, homeowner of 32334 Franklin Rd., stated she reviewed the plans, driven past the 

proposed site and reviewed the letters submitted to the Clerk’s office.  Shub stated the owner is a 
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developer but that should not be considered as part of the appeal. Shub did not feel the proposed 

project would impact the Historical District.  Shub spoke in favor of the project and feels it will 

be an asset to the community.   

 

Dan Smith stated that a civil engineer will be hired to address the drainage of the lot which will 

be approved by the Village. It was also stated that this is a standard part of the building permit 

process to maintain overall ordinance compliance.   

 

Mydloski verified for the Board the names and addresses of the letters submitted to her office 

regarding 26320 Normandy. She had printed them again for the Board and distributed them prior 

to the meeting, as there had been a few submitted after the packets had been initially printed and 

submitted online.  

 

Jay Gardner, homeowner of 26250 Evelyn Court, asked if someone could answer a question 

regarding the design of the proposed home as it stands with the current real estate market 

demand. Alexander Bogaerts stated that the target of any new construction home today is to be 

of pace with what other new developments are doing in an area.  So, the new homes in Franklin 

well exceed these market expectations.        

 

Nena Downing stated that a house that is not aesthetically pleasing for the proposed lot and 

should be denied.  

 

Brakeman stated that the property is not located in the Historical District. 
 

The Zoning Board of Appeals made the following Findings of Facts with respect to the request 

for a variance regarding proposed house plans for 26320 Normandy: 

 

1. Six letters submitted to the Board and of those six letters, all six were against granting 

a variance, requesting the denial of the application.   

2. Public comments received, one was in favor and the others were against the variance. 

3. Prior residence that was there, that was built prior to the ordinances and the footprint 

of that building would have been in violation of the front setback and a small portion 

of rear/side setback would have been in violation.  

4. The unusual shape of the property, in it’s a buildable envelope is not a rectangle or 

square it’s a triangle. 

5. The builder was aware of the size and zoning variances prior to his purchase of the 

property.   

6. The current owner are of the existing building was not able to be preserved, not 

salvageable.   

7. The property is in the R-1 district. 

 

Motion by Novak, seconded by Gallasch, that the Board members consider the Proposed 

Findings of Facts for Case #21-08, and if you believe a decision regarding the variance 

request should be made using the above Findings of Facts indicate by saying “Aye” and if 

you do not believe that the proposed Findings of Facts are appropriate for making a 

decision you should vote “Nay”. 
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Ayes:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Absent: Kueck and Donaldson  

Motion approved.  

 

Motion by Novak, seconded by Greidanus to approve the Zoning/Sign Board of Appeals 

grant a variance regarding proposed house plans. Village of Franklin Ordinances 

Appendix B, Schedule of Regulations R-1: 

1. Front yard Required Proposed Variance required 

50 feet  42’ - 7 5/16” 7’ – 4 11/16” 

Ayes:   None 

Nays:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Absent: Kueck and Donaldson  

Motion failed.  

 

Motion by Brakeman, seconded by Greidanus to deny the Zoning/Sign Board of Appeals 

grant a variance regarding proposed house plans. Village of Franklin Ordinances 

Appendix B, Schedule of Regulations R-1: 

1.  Front yard Required Proposed Variance required 

50 feet   42’ - 7 5/16” 7’ – 4 11/16” 

Ayes:   Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Absent: Kueck and Donaldson 

Motion approved.  

 

2. Encroachment Ordinance 1268.07 

Required Proposed Variance required 

12’  14’  2’ 

 

Motion by Novak, seconded by Greidanus to approve the Zoning/Sign Board of Appeals 

grant a variance regarding Encroachment Ordinance 1268.07 

Required Proposed Variance required. 

12’  14’  2’ 

Ayes:   None 

Nays:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Absent: Kueck and Donaldson 

Motion failed.  

 

Motion by Novak, seconded by Greidanus to deny the Zoning/Sign Board of Appeals grant 

a variance regarding  

2. Encroachment Ordinance 1268.07 

Required Proposed Variance required. 

12’  14’  2’ 
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Ayes:   Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Absent: Donaldson and Kueck  

Motion approved.  

 

 

3. Side yard Required Proposed Variance required 

   Both sides 

   57’- 4”  50’- 4”  7’ 

Motion by Novak, seconded by Greidanus to approve the Zoning/Sign Board of Appeals 

grant a variance regarding  

 

3 Side yard Required Proposed Variance required 

   Both sides 

   57’- 4”  50’- 4”  7’ 

Ayes:   None 

Nays:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Absent: Donaldson and Kueck  

Motion failed. 

 

Motion by Novak, seconded by Sulaka to deny the Zoning/Sign Board of Appeals grant a 

variance regarding  

 

3 Side yard Required Proposed Variance required 

   Both sides 

   57’- 4”  50’- 4”  7’ 

Ayes:   Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Absent: Donaldson and Kueck  

Motion approved. 

 

4. Rear yard Required Proposed Variance required 

   40’  24’ – 10” 15’- 2” 

 

Motion by Brakeman, seconded by Greidanus to approve the Zoning/Sign Board of 

Appeals grant a variance regarding  

4       Rear yard Required Proposed Variance required 

   40’  24’ – 10” 15’- 2” 

 

Ayes:   None 

Nays:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Absent: Donaldson and Kueck  

Motion failed. 
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Motion by Brakeman seconded by Greidanus to deny the Zoning/Sign Board of Appeals 

grant a variance regarding  

4 Rear yard Required Proposed Variance required 

   40’  24’ – 10” 15’- 2” 

Ayes:   Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Absent: Donaldson and Kueck  

Motion approved. 

 

 

Chairperson, Randy Brakeman recused himself from Case #21-09 and Case#21-10 for a conflict 

of interest, as one property is his and one his neighbors and turned over the meeting to Fred 

Gallasch, Vice Chairperson. 

 

Gallasch presented the Board Case #21-09 for address of 27390 Wellington.   

 

B. Zoning Board of Appeals Case #21-09 

 Property:  27390 Wellington 

Zoning:    R-L 

Description of Request:  

The appellant is requesting that the Zoning/Sign Board of 

Appeals grant a variance regarding a fence. Village of Franklin 

Ordinances Section 1268.28 (b) (5) (A) Permitted locations.  

1. Except as specifically provided below, fences are permitted only in rear 

yards and side yards.  No fence shall be permitted to extend into the front 

yard, except as otherwise specifically provided herein.  For side yards and 

rear yards abutting a street, no fence shall be constructed or maintained 

within any required setback from the street. 

2. The property located above has side and rear yards fronting on Inkster 

Rd. therefore a fence is required to be setback 50 feet from that Rd. right 

of way.  Your application shows a proposed fence within that setback area 

and has no specific dimensions for setback. 

 

Randy Brakeman, homeowner of 27390 Wellington, stated that his property is a corner lot and is 

limited where a fence may be installed.  The western part of the property boarders Inkster Road.  

Brakeman showed slides showing his property and how the fence would be installed and will not 

be seen from the street.  Brakeman stated the proposed fence is a 4 ft., maintenance free 

aluminum fence. 

 

Vitaliy Selektor, homeowner of 27360 Wellington, stated he can attest to the sloppy surface 

especially when it is snow and ice and fully supports Brakeman’s request.   

 

Nena Downing, homeowner 30645 Bruce Lane, stated due to the irregular shape of the lot and 

because of the submission of a well thought out proposal, along with the quality of the fence to 

be installed, she supports the variance request. 
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Natalya Shub, homeowner of 32334 Franklin Road, stated that the fence would not be visible 

from Inkster or Wellington, she also approved of the variance request.     

Mydloski stated that two letters submitted to her office were in favor of the variance request.   

 

The Zoning Board of Appeals made the following Findings of Facts with respect to the request 

for a variance regarding proposed fencing for 27390 Wellington:  

 

1. The project is located in R-L zoning district. 

2. The property is actually on the Boarder of the Village of Franklin and the property 

across the street is outside limits of Franklin in another community.   

3. The variance is being requested for health and safety. 

4. The fence is not visible to anyone accept the one neighbor. 

5. The fence is 25 ft. in the required set back. 

6. The fence would be invisible traveling from Inkster and Franklin Rd. during anytime 

of the year. 

7. The property has some topography issues. 

8. There were no dissenting neighbors on this request. 

9. The fence material height is in accordance with the ordinances. 

 

Motion by Novak, seconded by Gallasch, that the Board members consider the Proposed 

Findings of Facts for Case #21-09, and if you believe a decision regarding the variance 

request should be made using the above Findings of Facts indicate by saying “Aye” and if 

you do not believe that the proposed Findings of Facts are appropriate for making a 

decision you should vote “Nay”. 

 

Ayes:  Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Recused:  Brakeman 

Nays:  None 

Absent: Donaldson and Kueck   

Motion approved.  

 

Motion by Sulaka, seconded by Novak to approve the Zoning/Sign Board of Appeals Case 

#21-09 based on the Findings of Facts that were previous approved regarding the applicant 

requesting that the Zoning/Sign Board of Appeals grant a variance regarding a fence. 

Village of Franklin Ordinances Section 1268.28 (b) (5) (A) Permitted locations. 

 

Ayes:   Gallash, Greidanus, Novak, Sulaka and Ziessow 

Nays:  None 

Rescued:  Brakeman 

Absent: Donaldson and Kueck  

Motion approved. 

 

Dinnan stated the applicant is requesting a variance based on Ordinances Section 1268.28 (b) (5) 

(A) Permitted locations. 
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C. Zoning Board of Appeals Case #21-10 

 Property:  27360 Wellington 

Zoning:    R-L 

Description of Request:  

The appellant is requesting that the Zoning/Sign Board of 

Appeals grant a variance regarding a fence. Village of Franklin 

Ordinances Section 1268.28 (b) (5) (A) Permitted locations.  

1. Except as specifically provided below, fences are permitted 

only in rear yards and side yards.  No fence shall be 

permitted to extend into the front yard, except as otherwise 

specifically provided herein.  For side yards and rear yards 

abutting a street, no fence shall be constructed or maintained 

within any required setback from the street. 

2. The property located above has a rear yard fronting on 

Inkster Rd. therefore a fence is required to be setback 50 feet 

from that Rd. right of way.  Your application shows a 

proposed fence within that entire setback area of 50 feet 

therefore a violation of 50 feet. 

Public Comment 

 

Vitaliy Selektor, homeowner of 27360 Wellington, requested a variance such as requested 

by his neighbor, Randy Brakeman. The fence will be shared with Brakeman and will 

obviously be of the same height and material.  

 

Brakeman stated that the property slopes downward and the fence will not be visible from 

the roadway.  

 

Natalya Shub, homeowner of 32334 Franklin Road, stated that the fence is being installed 

for safety reasons and she approves of the variance request. 

 

Brakeman stated he approved of the variance request. Brakeman was acting as a private citizen, 

as he had recused himself.  

 

Mydloski stated the same letters supporting Brakeman also support Selektor’s request. 

 

The Zoning Board of Appeals made the following Findings of Facts with respect to the request 

for a variance regarding proposed fencing for 27360 Wellington.  

1. The project is located in R-L zoning district. 

2. The fence belonging to Brakeman and Selektor will be sharing the back fence. 

3. The property is actually on the Boarder of the Village of Franklin and the property 

across the street is outside limits of Franklin in another community. 

4. Two public comments in favor of the fence request. 

5. Matter of health and safety. 
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Motion by Novak, seconded by Gallasch, that the Board members consider the Proposed 

Findings of Facts for Case #21-10, and if you believe a decision regarding the variance 

request should be made using the above Findings of Facts indicate by saying “Aye” and if 

you do not believe that the proposed Findings of Facts are appropriate for making a 

decision you should vote “Nay”. 

 

Ayes:  Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Recused:  Brakeman 

Nays:  None 

Absent: Donaldson and Kueck   

Motion approved. 

 

Motion by Novak, seconded by Sulaka to approve the Zoning/Sign Board of Appeals Case 

#21-10 based on the Findings of Facts that were previous approved regarding the applicant 

requesting that the Zoning/Sign Board of Appeals grant a variance regarding a fence. 

Village of Franklin Ordinances Section 1268.28 (b) (5) (A) Permitted locations.  

 

Ayes:   Gallasch, Greidanus, Novak, Sulaka and Ziessow  

Nays:  None 

Rescued:  Brakeman 

Absent: Donaldson and Kueck  

Motion approved. 

 

Randy Brakeman returned as the Chairperson for the remainder of the meeting. 

 

V. Approval of Minutes: May 20, 2021 

 

Mydloski submitted a written request for the Board to adjust Case#2021-06 for 20217 

Gardenway as the case number was duplicated on the May 20, 2021, Zoning/Sign Board of 

Appeals Agenda. Dinnan suggested amending item IV, New Business, A, Zoning Board of 

Appeals Case #21-06 be amended to item IV, New Business, A, Zoning Board of Appeals Case 

#21-06-A for the May 20, 2021, Zoning/Sign Board of Appeals Minutes.  

 

Motion by Brakeman seconded by Sulaka to approve the minutes of the May 20, 2021, 

ZBA meeting as reviewed and amended.  
 

Ayes:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow  

Nays: None 

Absent: Donaldson and Kueck  

Motion carried. 
 

Brakeman asked the Board if they would rather have the rest of the meetings for the year in 

person or a zoom meeting.  The Board agreed to continue have the meetings in person. 
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VI. ADJOURNMENT 

Motion by Brakeman, seconded by Greidanus to adjourn the meeting. 

 

Ayes:  Brakeman, Gallasch, Greidanus, Novak, Sulaka and Ziessow 

Nays: None 

Absent: Donaldson and Kueck  

Motion carried. 
 

 

There being no further business the meeting was adjourned at 9:35 PM. 

 

Respectfully submitted, 

 

       __________________________ 

       Connie Folk, Recording Secretary 

 

        __________________________ 

       Heather Mydloski, Village Clerk  
 
 


