
VILLAGE OF FRANKLIN 

PLANNING COMMISSION 

REGULAR MEETING 

WEDNESDAY, JULY 15 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 7:00 PM. 

 

II. ROLL CALL 

Present: Paul Brakeman, Nena Downing, David Goldberg, Peter Halick, Linda Hiller 

Novak, Stuart Wooters 

Absent: Raj Abbass 

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

Village Administrator; Eileen Pulker, Village Clerk; Fred Gallasch, Village 

Council 

 

III. ADOPTION OF THE AGENDA 

Motion by Halick, seconded by Downing to adopt the agenda, as presented. 

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

IV. ELECTION OF OFFICERS 

Motion by Downing, seconded by Wooters to nominate David Goldberg for Chairman of 

the Planning Commission. 

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

Motion by Goldberg, seconded by Wooters to nominate Nena Downing for Vice Chairman 

of the Planning Commission. 
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Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

Motion by Goldberg, seconded by Downing to nominate Pete Halick for Secretary of the 

Planning Commission. 

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

 

V. ADOPTION OF MINUTES 

A. Regular Meeting of June 17, 2020 

Goldberg suggested that a phrase, “Quorum was present or not present” be inserted after the first 

Roll Call.  Also, at the top of page 6, end of the 2
nd

 line, he would like to strike the word 

“regulate”.  The sentence to read, “…Nothing needed to be done; Recommend an Ordinance be 

drafted to prohibit STRs; and,,,” 

 

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

of June 17, 2020, as amended. 

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 
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Motion carried.  

  

VI. COUNCIL LIAISON REPORT 

Fraser was not currently available.  Goldberg reported what had transpired at the last Council 

meeting regarding the public comments about the Streetscape, the Resolution to revise the 

Streetscape plan, which Council voted down, and the approvals for Civic Events on the Green 

with the provision of observing social distancing.  Council also approved the appointments and 

re-appointments to the Planning Commission, Historic District Commission, and Zoning/Sign 

Board of Appeals.  The Council went into Closed Session to discuss pending legal matters. 

 

 

VII. BUDGET AND EXPENSES REPORT 

There were no comments. 

 

VIII. PUBLIC COMMENTS 

Goldberg advised Josondra Notter that she could make her comments about the Air BnBs later in 

the meeting when that subject would be discussed. 

 

IX. PUBLIC HEARING 

A. Proposed Solar Energy Facilities Zoning Code Amendments. 

Goldberg opened the Public Hearing at 7:15 PM.  He detailed the subject matter for the public 

and possible solutions: standards be put on solar panels, require a Special Use approval by the 

Planning Commission, go to the Council, have a Public Hearing; or have it handled 

administratively.  Traxler detailed the process for each proposal. 

 

Nick Bevins, Hersheyvale, stated he had solar panels and was in favor of approving specific 

standards. 

 

Goldberg closed the Public Hearing at 7:24 PM. 

 

X. UNFINISHED BUSINESS 

A. Proposed Solar Energy Facilities Zoning Code Amendments. 

There was an in-depth discussion of the proposed Code amendments as presented by Traxler in 

her memo, dated July 14, 2020, “Public Hearing Version, Proposed Zoning Code Amendments 

Pertaining to Solar Energy Facilities”, especially regarding 1268.13A Roof Mounted Solar 

Energy Systems. 

 

The approval process was discussed as was the acceptable colors for the panels.  

 

Gallasch suggested including paragraphs pertaining to future/new technologies and if used 

should be considered by the Building Official or re-considered by the Planning Commission.  

Goldberg requested Traxler bring back a revision.  Wooters also thought the sentence under “1. 

Sloped Roofs, C. Solar panels shall be setback a minimum of two (2) feet from any roof edge.” 

should be clarified.  Traxler would amend that sentence to distinguish between the different 

types of shingles.  Traxler will research the difference between solar panels for water heating and 
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electricity and for heating and cooling.  She added that the panels would be permitted in the 

Historic District if approved by the Historic District Commission. 

 

Traxler would present a final version of the Code to PC at its next meeting so action could be 

taken.  All additional comments by the Commissioners should be sent to Traxler.  

 

B. Open Space/Lot Coverage. 

Traxler stated there were no changes to her June 16, 2020 Memo, Lot Coverage and Open Space 

– Preserving Rural-like Character in Franklin. 

 

Goldberg gave a brief history of this issue, which began with the consideration of accessory 

structure revisions and their impact on the surroundings.  As a “spin-off”, Council had requested 

that PC consider lot coverage and open space and limiting imperious surfaces.  Included in 

Traxler’s Memo was a comparison with neighboring communities. 

 

Each Commissioner had a chance to voice an opinion of the memo.  Wooters thought some of 

the zoning districts should be modified to provide a larger space, as some in the larger Zoning 

Districts were already in violation of the Maximum Lot Coverage.  There were also some lots in 

those same Zoning Districts, which do not meet the Minimum Lot Area.  He felt a change was 

needed to make it more equitable.  Downing was satisfied with what the Village currently had.  

Halick was happy with the numbers; however, he suggested that language be included for an 

allowance of non-conforming lots, which were significantly under the minimum lot area.  

Traxler explained that relief for an owner of non-conforming lot would be to go before the 

Zoning Board.  She would review the Ordinance of Non-Conforming Standards and do some 

research on this and the number of non-conforming lots in R-E and follow-up.  

 

For a long time, Goldberg has stated his issue with the varying percentages was because Open 

Spaces and Imperious Spaces were different, and he further explained his reasoning.  He also 

posed questions of how to address these issues. 

 

C. Short Term Rentals. 

Goldberg provided a brief history of this subject for Novak and Brakeman’s benefit, including 

comments from residents who had voiced their concerns and a Village resident who owned 

several Short Term Rentals.  PC was now debating three (3) possibilities to take back to Council: 

1) Do nothing because it does not have an impact, 2) Prohibit them, or 3) Allow them and put 

standards on them.  He added that Franklin’s Chief of Police has not reported any specific events 

when the police had been called to an AirBnB location due to a complaint. 

 

Rick Notter, Hersheyvale Drive, was not opposed to the concept of Air BnBs or short-term 

rentals as he has used them.  For him the issue was bringing this concept into a small residential 

neighborhood such has his.  The neighborhood should not be subject to rentals where strangers 

would be free to hold house parties or roam the streets, especially during this pandemic era.  To 

date the neighborhood has not experienced anything like that but the future might be different.  

He would support prohibition; however, if allowed, he would be in favor of limiting the length of 

rental time to be no less than one (1) month and a maximum of three (3) months per year as was 

the case in other small communities. 
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Josandra Notter, Hersheyvale Drive, noted this may become a growing issue.  Her neighborhood 

was not a social district and Franklin was a Village not a city.  She listed some of her reasons for 

choosing Franklin in which to live, one of which was important, having neighbors.  Living next 

to strangers was not appealing to her.  As a parent of small children, safety in many ways was of 

great concern and the thought of not knowing from one day to the next who was staying on our 

street was unnerving.  She also expressed her concern for the elderly who might be susceptible to 

criminal acts.  Rental companies have no control over nor any responsibility for those who rent 

from them.  Short-term rentals should be stopped in Franklin.  They cheapen the Village and 

lower the property values.  When considering them, please think of the future.  

 

Michelle Assad, Woodside Dive., has lived in communities where short term rentals were 

allowed.  Her concern was that the four (4) AirBnB properties were in the same area, which 

made it a “rental area” or a “commercial area”; however, this area was legally zoned 

“residential”.  She suggested that other questions needed to be addressed: Where are these are 

located?  How are they managed?  And, What kind of responsibilities are put on the owners of 

these spaces?  The uncertainly of who was renting these properties could be problematic, as well 

as having three (3) or four (4) in the same area.  She was strongly against it unless it was 

appropriately managed and other regulations applied, such as how they were integrated into a 

residential space. 

 

Vanessa Metti, owner of five (5) rentals in Franklin, three (3) of which were AirBnBs.  She 

detailed several current families renting her properties, their circumstances, and their contracted 

lengths of rental time.  She felt she had the right to use her houses as she wished.  She has a 

screening process that she personally performs and outlined the advantages of doing such.  

Franklin was not considered a “party town” which some residents feared it would become and 

thus attract some undesirables.  She added that she was a 32-year resident and lived next to one 

of her AirBnBs without any fear.  Downing assured Metti that any future decision she would 

make on this issue would not be personal but rather on the whole overview of short-term rentals.  

Metti listed personal advantages and those of the Village with her owning the rentals.  

 

Regarding the handling of this issue, Goldberg pointed out the advantages of being pro-active 

rather than reactive.  He reiterated the three (3) possibilities which he had posed at the beginning 

of this conversation.  He questioned if since Planning was looking at short term rentals why not 

look at long-term rentals as well.  He asked the Commissioners to comment on how he/she 

wanted to proceed. 

 

Halick inquired about what steps PC would take to write an Ordinance.  Goldberg answered that 

the task would fall mainly on Traxler and her team.  Halick related his personal involvement 

with “renters” next to him.  He was in favor of an Ordinance. 

 

Novak, speaking as a resident and a realtor, saw rentals and renters increasing in the future and 

felt the Village would have to deal with the situation.  

 

Goldberg asked Frazer how the Village would handle violations of an Ordinance.  Inspections 

were very important and Frazer had some suggestions of how to deal with both short and long 
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term rentals.  Frazer also stated that according to Chief of Police Roberts the only problems from 

a law enforcement standpoint have been with long term renters.  He acknowledged Metti’s 

description of short term renters.  He expressed his concern that a property owner might be 

prohibited from renting his/her own property and he felt it better to have limitations in place.  

Unfortunately, many Villagers did not abide by the Ordinances, which were already in place, and 

controlling rentals might be more difficult.     

 

Traxler referred to her June 15 Memo, “Short Term Rentals-Preliminary Findings Report” and 

stated that neighboring communities have defined Short Term Rentals (STRS) as being for 29 

days or less.  She agreed with Frazer that administratively STRS would require major changes 

with inspections and enforcement.  

 

Goldberg stated that Council wanted PC to vet this out and come back to them with a solution 

before it made a final decision.  He posed the question of PC scheduling a Public Hearing. 

 

Brakeman did not feel a Public Hearing was necessary since many residents had already 

expressed their opinions about rentals.  Goldberg questioned if this was an isolated issue 

pertaining to only one Villager who owns the STRS or did the general public who might be 

interested in pursuing such a business opportunity have the right to be part of the discussion?  

 

Halick proposed that the small group who opposed STRS make a list of sentiments about Village 

rentals, short and long term, to demonstrate how the residents felt about this subject. 

 

Referring to Goldberg’s question, Wooters stated it had been several months since he had seen 

anything posted on Social Media (Nextdoor) about this topic.  Personally speaking, he was in 

favor of addressing both short term and long term.  Novak confirmed that January was the last 

time she had seen anything on Nextdoor. 

 

Pulker reminded the Commissioners that if they moved toward an Ordinance, a Public Hearing 

would be scheduled.  As Novak indicated the specifics would need to be identified in order to be 

discussed, i.e. how many rentals does Franklin have, long term and short term? 

 

Goldberg wondered if PC should wait on having a Public Hearing, especially for the purpose of 

gathering information.  Was this an urgent issue or could PC tell Council this was an on-going 

concern? 

 

Traxler’s answer to Halick’s question about how many non-owner-occupied houses were in the 

Village: From the 2017 census 94.6% were owner-occupied which was very high.  Novak will 

do some research of public records online to get more specific information. 

 

Goldberg noted that no action would be taken at this meeting.  This would be put on next 

month’s agenda. 

 

Downing was in agreement.  She also stated that she was on the Task Force with Traxler and 

Fraser and found there were no Ordinances to oversee long term or short-term rentals.  

Additionally, rentals were considered commercial enterprises and under any Ordinance 
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commercial activity in residential districts were not permitted.  Further, there were no regulations 

for health and safety inspections for rental homes as there were for other commercial businesses.  

This may make it more complicated to separate contracted long-term rentals vs. short-term 

rentals.  Traxler opined there was a grey area regarding whether it was a commercial use of land 

or a residential use of land.  

 

Wooters questioned if the PC did not act on this, was there a “grandfather” clause which would 

preclude PC from applying the regulations to existing rentals and, thus, allowing them to 

continue as they were?  Goldberg did not believe this to be allowable and Traxler agreed. 

 

Goldberg decided that no action would be taken at this meeting.  Novak and Traxler would do 

some more research.  There would be no Public Hearing.  A discussion would continue, and a 

decision would be made next month and passed on to Council.  

 

 

D. Commercial Vehicle Standards. 

Traxler referred to her Memo “Commercial Vehicle Zoning Standards”, dated July 14, 2020.  

Two (2) conflicting definitions of “Commercial Vehicle” were found in the Zoning Code; one 

was in Definitions, Section 1240.08 and the second in Section 1268.14, Parking and Storage of 

Vehicle and Equipment in Residential Districts.  The definition in Section 1268.14 would not be 

revised. 

 

Traxler proposed that Section 1268.08 Definitions be amended as presented in the memo.  

Section 1268.14 would be updated as it was a “housekeeping” issue and not an issue with the 

standard itself.  Frazer was favorable to keeping the definition in one location of the Code. 

 

Motion by Goldberg, seconded by Brakeman to schedule a virtual, via Zoom, Public 

Hearing for August 19, 2020 at the regular Planning Commission meeting for the 

consideration to amend the Zoning Code, Section 1240.08 Definitions and Section 1268.14 

Parking and Storage of Vehicles. 

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 

Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

E. Fence Standards. 

Goldberg presented this issue to Council at its last meeting stating this had been brought to PC’s 

attention.  Council had agreed that PC should consider regulating fences and be incorporated into 

an Ordinance.  Traxler will research this subject.  
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F. Formatted Sign Code. 

Goldberg stated that Traxler had put together the Sign Code verbatim with pictures.  Action 

would be taken on it at the next meeting. 

 

G. Master Plan Implementation. 

This item would be kept on the agenda.  Wooters and Goldberg were on the sub-committee.  

They would meet to finalize details and present their recommendations at the Planning meeting 

next month.  It would then be sent to Council for its direction in the process. 

 

H. Sidewalks/Safe Walking Zones. 

 

I. Proposed Projects. 

 

J. Discussion: Summary of the Commission’s actions during the year to be 

provided to Village Council. 

This item will be kept on the Agenda. 

 

K. Master Plan Review 

Traxler provided an updated schedule for the Review process.  Downing and Brakeman would 

be on the sub-committee to assist in the process of reviewing and suggesting revisions. 

 

L. Franklin Cemetery Proposal. 

Goldberg gave Novak and Brakeman a detailed background history of this issue and updated the 

Commission on recent activity.  HRC has sent the Planning Commission’s final detailed drawing 

to Bancroft, Director of the Franklin Cemetery Association.  Planning has asked that the 

Cemetery’s engineer re-draw it using the exact land that was being proposed and overlay it on 

the aerial to scale, as well as provide a side-by-side financial analysis for the future with and 

without the additional land for the columbarium.  If need be, future plans and negotiations would 

follow.  Goldberg stated that once Council approved the plan, stakes and yellow caution tape 

would be put in place to mark off the actual area being considered. 

 

Goldberg offered to walk the area with Novak and Brakeman. 

 

XI. GENERAL COMMUNICATION   

  A.  Upcoming Meeting Dates:  Next Regularly Scheduled Meeting, August 19, 2020, 

7 PM. 

 

 

XII. ADJOURNMENT 

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

 

Roll Call Vote 

Downing  Aye 

Brakeman Aye 

Halick  Aye 
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Goldberg  Aye 

Hiller Novak Aye 

Wooters  Aye 

 

Absent: Abbass 

Motion carried.  

 

There being no further business, the meeting adjourned at 10:02 PM. 
 

Respectfully submitted, 

 

       Gail Beke, Recording Secretary 

 

             

       Eileen H. Pulker, Clerk 

 

  


