
 
 

 

VILLAGE OF FRANKLIN 

SIGN BOARD OF APPEALS 

ZONING BOARD OF APPEALS 

REGULAR MEETING 

THURSDAY, May 20, 2021, at 7:00 P.M. 

Held remotely via “Zoom.us” 

 

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 PM. 

 

II. ROLL CALL 

Present: Randy Brakeman (Franklin, MI); Linda Novak (Franklin, MI); Nick Bevins (Franklin, 

MI); Mark Ziessow, alternate ZBA member (Franklin, MI); Stuart Greidanus (Franklin, 

MI); Bruce Kueck (Franklin, MI) arrived at 7”08 PM; J. Bennet Donaldson (Franklin, 

MI) 

Absent: Fred Gallasch 

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

Village Clerk; Albert and Cindy Ludwig, property owner 

 

III. ADOPTION OF AGENDA  

Motion by Bevins, seconded by Novak to adopt the Agenda for the May 20, 2021, Regular 

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

 

Brakeman requested that the approval of the March 18, 2021 meeting minutes be taken off the table as 

had been requested at the April 15, 2021 meeting and added to this month’s agenda for consideration. 

 

Motion by Bevins, seconded by Novak to adopt the Agenda for the May 20, 2021, Regular 

Zoning/Sign Board of Appeals meeting, as amended. 

 

Ayes:  Novak, Bevins, Ziessow, Greidanus, Kueck, Donaldson, Brakeman 

Nays: None 

Absent: Gallasch 

Motion carried. 

  

IV. NEW BUSINESS 

A. Zoning Board of Appeals Case #21-06-A 

 Property:  27217 Gardenway, Franklin, Michigan  

 Parcel:  TF 24-06-105-003 

        Zoning:  R-2 

 Description of Proposed Request: The appellant is requesting that the Zoning Board 

 of Appeals grant a variance regarding a three-season room. 

1. Village of Franklin Ordinances Appendix B, R-2 rear yard setback footnote 

(c), 35-foot setback required. Using measurements supplied and doing the 

calculations, a violation of 4’6” is proposed as the addition will leave a rear 

yard setback of 30’-6”. 

2. Appendix B, lot coverage maximum is 30%. Existing lot is at 38.7% lot 

coverage, new room will cover existing patio that was in the above 

calculation. 
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Dinnan introduced this item and explained that a three (3) season room would not have heat; however, 

it would have windows and a roof and would be built over an existing patio. 

 

Novak noted that Dinnan had approved the original construction plan for the house in 2014.  

The Village received five (5) letters from neighbors who were in favor of enclosing the patio. 

The parcel consists of ½ of the east portion of Lot 39 and the entire Lot 40. The total lot coverage 

including the patio, drive and walk equals 38.7%. 

 

Albert and Cindy Ludwig, owners of the property, described the existing house and included pictures 

of the outside, particularly the back yard where the new construction would be. Mr. Ludwig also noted 

that the new room would be a four (4) season room as heat would be added. Mrs. Ludwig also added 

that her health created the hardship, and the enclosed patio with windows would be beneficial to her. 

 

Natalya Shub, Franklin Rd., was in favor of granting the variance.  

 

Dinnan explained that with the addition of heat and electricity the room becomes an addition to the 

house and affects the percentage of the lot coverage. He also referred to Code 1268.07 Yard 

Encroachments. 

 

For clarification Dinnan stated that a variance could be approved, it could be approved with 

conditions, or it could be denied. 

 

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

for a variance regarding a four-season room.  

 

The property address is: 27217 Gardenway, Franklin, MI. 

1. The Parcel ID is: 24-06-105-003. 

2. The Zoning is: R-2. 

3. The structure was built in 2014 with the existing lot coverage as it is today. 

4. All the lots on the road are 150 ft. in depth which is typical for R-2. 

5. The required setback is 35 ft. 

6. There is a 20 ft. utility easement at the rear line of the property. 

7. This lot is non-conforming to today’s standard as are the other lots on the south side of the 

 road. 

8. There were (5) letters of approval. 

9. The existing patio structure has a retractable cover in place. 

10. Per the owners’ comments, the existing patio has a 42-inch permanent foundation with a 4-

inch concrete pad poured in place. 

11. It appears this room would be a permanent part of the house with heating, air conditioning, 

and electricity. 

 

Motion by Kueck, seconded by Bevins that the Board members consider the Proposed Findings 

of Facts for Case #21-06-A, and if you believe a decision regarding the variance request should 

be made using the above Findings of Facts indicated 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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Roll Call 

Ayes:  Novak, Bevins, Ziessow, Greidanus, Kueck, Donaldson, Brakeman 

Nays: None 

Absent: Gallasch 

 

Motion carried. 

 

Brakeman suggested the Commissioners consider combining the two (2) requests into one or voting on 

two (2) separate requests. A decision was made to combine the two (2) requests into one (1) motion, 

noting that the second (2nd) request was for an existing variance which will remain with the property in 

perpetuity. Dinnan also mentioned that conditions could be included in the motion. There would be 

three (3) options for approval – approve as requested, approve it with conditions, or deny it.   

 

Motion by Bevins, seconded by Greidanus that each member of the ZBA approve the variance as 

requested by Case #21-06-A, based on the Findings of Facts, for 27217 Gardenway, Franklin, 

Michigan to grant a 4 ½ ft. variance from the rear yard setback and a lot coverage variance of 

8.7% to build an enclosed space on an existing patio with no conditions.                                      

 

Roll Call 

Ayes:  Novak, Greidanus 

Nays: Donaldson, Ziessow, Kueck, Bevins, Brakeman 

Absent: Gallasch  

 

Motion failed (2-5). 

 

Brakeman and Donaldson explained their reasons for voting “nay” on the motion.  

Ludwig proposed several alternatives: tear out half of the circular driveway, eliminate a curb-cut and 

turn that area back into lawn which would eliminate the lot coverage ratio. The circular drive would 

stop at the walkway to the front porch. Dinnan explained that with a change of the lot coverage ratio 

the homeowners might have a non-variance request. Bevins confirmed that the rear yard setback 

violation would remain. Dinnan explained that the Board could grant a variance of less than the 38%. 

If the Board agrees that the removal of the circular drive was sufficient and whatever is in excess of 

the 30% is acceptable, this could be put into the new motion. Bevins did some calculations and the 

partial removal of the driveway would be an estimated 800 ft., a reduction to about 34%. Other 

alternatives involving the walkway and driveway, thus reducing the lot coverage closer to the legal 

maximum of 30%, were proposed. 

 

Dinnan defined and explained the term “hardship” and how, unfortunately, it did not apply to this 

application. 

 

Motion by Bevins, seconded by Novak that each member of the ZBA approve the variance as 

requested by Case #21-06-A for 27217 Gardenway, Franklin, Michigan to grant a variance for 

the rear yard setback of 4ft. 6 in. and lot coverage variance of 8.7% to build a four (4) season 

room on the existing patio with the following conditions: in the event the home being destroyed 

by whatever means the variances do not carry forward to a future structure and the owners are 

not permitted to build any further impermeable surfaces on the property. 

 

Dinnan clarified the differences between a three (3) season room and a four (4) season room. 
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Roll Call 

Ayes:  Greidanus, Donaldson, Ziessow, Kueck, Bevins, Novak, Brakeman 

Nays: None 

Absent: Gallasch 

Motion carried. 

 

V. Approval of Minutes: March 18, 2021, and April 15, 2021 

In a submitted statement, Hinnant, the homeowner, questioned the reported inches between the lot line 

and the existing house. Brakeman reviewed the minutes and saw no need to adjust the minutes as the 

information referring to the measurement came from information presented to the Board by the 

applicant. 

 

Motion by Kueck, seconded by Bevins to approve the minutes of the March 18, 2021, ZBA 

meeting as reviewed and presented. 

 

Motion carried. 

 

Motion by Kueck, seconded by Bevins to approve the minutes of the April 15, 2021, ZBA 

meeting as presented. 

 

Motion carried. 

 

Dinnan expressed his appreciation and applauded the members of this Board as it does not take its 

responsibility lightly and spends the time to carefully examine and deal with the requirements of the 

Ordinances. These are tough decisions which must be made, and this Board is outstanding.  This is the 

way it should be. He thanked each member.  

 

Mydloski reported that the Council passed a resolution to extend Zoom meetings until August 31, 

2021. ZBA has the option to continue meeting via Zoom or to meet in person. Novak stated that last 

night the Planning Commission decided to continue using Zoom for at least the next meeting. The 

Board decided to continue using Zoom for a while. 
  

VI. ADJOURNMENT 

Motion by Bevins to adjourn the meeting. 
 

Motion carried.   
 

There being no further business the meeting was adjourned at 8:43 P.M. 

 

Respectfully submitted, 

 

       __________________________ 

       Gail Beke, Recording Secretary 

 

        __________________________ 

       Heather Mydloski, Village Clerk 


