




















































































COPPER RIDGE PUD MAJOR AMENDMENT 

 

CURRENT MOTION 

 

MOTION THAT Application SUP-2000-08-O, submitted by Sarah Keever on behalf of Copper 

Ridge for an amendment to the Copper Ridge Planned Unit Development, BE RECOMMENDED 

FOR APPROVAL TO THE TOWNSHIP BOARD with the limited uses for Building 10 only listed 

on the Copper Ridge Planned Unit Development Site Plan. 

 

 

REVISED MOTION 

 

MOTION THAT Application SUP-2000-08-O, submitted by Sarah Keever on behalf of Copper 

Ridge for an amendment to the Copper Ridge Planned Unit Development, BE RECOMMENDED 

FOR APPROVAL TO THE TOWNSHIP BOARD with an amendment to the Copper Ridge 

Planned Unit Development Site Plan (Exhibit 1) to list the limited uses for Building 10 as provided 

in PD Report 2025-4. 

 

 





Copper Ridge PUD Major Amendment 

SUP-2000-08-O 

Public Comment 





From: 

Sent: 

To: 

Subject: 

Hello Karen, 

Steve Hannon 

Wednesday, December 11, 2024 4:39 PM 

Karen Leaver 

FW: Copper ridge PUD proposal 

Can you please place a copy of the email below on the PC members' desks as correspondence? 

Thanks, 

Stephen Hannon, AICP 

Deputy Planning Director 
Charter Township of Garfield 

3848 Veterans Drive 
Traverse City, MI 49684 
shannon@garfield-twp.com 
(231) 225-3156

From: Kendra Mac <kendramac96@gmail.com> 

Sent: Wednesday, December 11, 2024 4:00 PM 

To: Steve Hannon <shannon@garfieldmi.gov> 

Subject: Re: Copper ridge PUD proposal 

Caution! This message was sent from outside your organization. 

Steve and other this may concern, 

Allow sender I Bloclcsender 

I am writing this email to express opposition in the proposed Special Use Permit for Copper Ridge LU 

Copper Ridge Planned Unit Development. 

My primary concern is the long term affects of the changes being requested. The increase in traffic is 

certainly something to consider. I currently work at Copper Ridge Surgery Center and the amount of 

throughput that this development sees each day is growing. Thirlby Clinic is moving to Copper Ridge in 

February of 2025 we are going to see an increase of traffic due to more patients coming through each day 

for appointments. Cars frequently run stop signs, pull out in front of people, and speed through the 

Copper ridge development. I see this on a daily occurrence with my short commute to work. Every week 

someone pulls out in front of me causing me to hit the brakes despite going the recommended speed 

limit. The windiness of the established roads creates blind spots and makes it hard to elderly to drive in 

this area. I am concerned that adding more traffic with commercial and office space is going to cause a 

strain on the current flow and make the development less safe for those traveling on foot. I frequently 

take walks to the State hospital grounds and down to the Garden and I have to be extra careful at the 

stop signs due to many drivers not paying attention. I also have to be cautious at the light as there is no 

side walk to connect back into the development until you reach the Physical therapy center. 

Another issue is the safety of the residences that currently reside in the Copper Ridge 

Community. Increasing traffic is going to make the surround residential areas less safe and also 

increase the peripheral noise that already exists with current businesses and traffic. I believe a traffic 
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From: 

Sent: 

To: 

Subject: 

Steve Hannon 

Wednesday, December 11, 2024 5:05 PM 

Karen Leaver 

FW: Copper Ridge PUD Amendment 

We received another comment, can you please also make copies of this one for the PC members' desks? 

Thanks, 

Stephen Hannon, AICP 

Deputy Planning Director 
Charter Township of Garfield 

3848 Veterans Drive 
Traverse City, MI 49684 
shannon@garfield-twp.com 
(231) 225-3156

From: Lauren Rippentrop <laurenmripp@gmail.com> 

Sent: Wednesday, December 11, 2024 4:47 PM 

To: Steve Hannon <shannon@garfieldmi.gov> 

Subject: Copper Ridge PUD Amendment 

Caution! This message was sent from outside your organization. 

Hi Shannon-

Allow sender I Block sender

My name is Lauren Rippentrop and I am an owner and resident of the Copper Ridge condo association. I 

am writing to you with my opposition on amending the planned use of the undeveloped parcels in our 

community. 

If the amendment were to pass making the undeveloped land to be used for commercial purposes rather 

than solely residential use that this will severely impact our community. There are always so many 

children riding bikes and playing with each other in the common areas that this would cause an unsafe 

environment for them if there were to be more car traffic as drivers would be passing by the homes. This 

also pertains to the children's day care center in which would be affected by traffic as well. 

I also believe if there were to be more commercial buildings mixed into the residential parcels that this 

would cause home values to decrease, creating a lot of unhappy homeowners in the association. Let 

alone make it a lot more unsafe not only for children playing, but people walking their dogs and the 

potential for higher theft rates and other criminal activities to occur. 

Thank you for considering my opinion on the matter. 

Lauren Rippentrop 
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From: Mark Plotzke <markplotzke@gmail.com>
Sent: Wednesday, December 11, 2024 5:25 PM
To: John Sych; Steve Hannon
Cc: Mark Plotzke
Subject: PUD revision request for Copper Ridge

Caution! This message was sent from outside your organization. Allow sender | Block sender

John and Stephen, 

My name is Mark Plotzke & I just found out that we can email our concerns regarding the PUD revision request for 
Copper Ridge that will be discussed tonight (11-DEC-2024) at the Planning Commission meeting. 

Unfortunately I am unable to attend; however, I am expressing my objections and concerns. 

First and foremost, I am against changing the PUD revision request.  I bought my house in Eagle View with the existing 
zoning in this HOA “subdivision” and the surrounding property. 

I do not want the planning commission to allow more residential, especially apartments and the increase in potential 
transient non permanent residents in the surrounding areas. 

I think changing the PUD would invite more flux, increase traffic at the limited 2 entrances-exits, and have a negative 
impact on the property values, all which were not part of the original scope and scheme.  Consequently, there are safety 
concerns with regard to the increase in traffic. 

Further, another concern is the potential for a low rent complex, group homes, or other less than desirable purposes. 

If, the Planning Commission decides to move forward and grant this PUD Revision, will this be a permanent 
change?  And what restrictions will the Planning Commission impose? 

Please advise the outcome, the next steps, and if any feedback is allowed after tonight’s meeting. 

Thank you, 
Mark Plotzke 
Eagle View Homeowner 
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From: kathy bowers <kabowers24@yahoo.com>
Sent: Thursday, December 12, 2024 1:18 PM
To: John Sych; Steve Hannon
Subject: PUD Copper Ridge

Caution! This message was sent from outside your organization. Allow sender | Block sender

Dear John and Steve,  
My name is Kathy Bowers and I am a resident in the Eagle View Condominium Association. I am writing to let you know 
that I am not in favor of the revision of the PUD for Copper Ridge.  

While I understand the need for increased affordable housing in Traverse City I believe that this project would have 
a detrimental impact on our community.  

First, the proposed project is just too large for our area. The increase in population density would put a strain on our 
community, leading to traffic congestion, noise pollution and increases in the already present strain on our public 
services. Also, this project if it proposes new building structures would result in significant environmental damage 
destroying natural habitats, and putting wildlife at risk.  

Second, the type of housing proposed is quite simply not in keeping with the character of our neighborhood. I believe It 
would also alter the aesthetic of our area replacing the greenery and open space if large high density complexes are to 
be built. This change could bring in large numbers of low income residents. By adding more commercial space this would 
create an influx of people utilizing the services of   
the commercial buildings. This could ultimately bring increased crime rates and other negative social effects to our 
community.   

Third, I am extremely concerned about the impact this project would have on property values in the surrounding area. 
For all of the reasons stated above these factors could result in a decrease in property values.This could make it difficult 
for the current residents to sell their homes and move elsewhere because of   
the proposed unwanted changes to their community.  

Finally, I strongly urge you to reconsider these proposed revisions to the Copper Ridge PUD.  
I believe this is not the right fit for our neighborhood. I thank you for your attention to this matter. 

Sincerely,  
Kathy A. Bowers 

Sent from Yahoo Mail for iPhone 
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From: Joe Fifer <jfifer126@gmail.com>
Sent: Monday, December 16, 2024 8:13 AM
To: John Sych; Steve Hannon
Subject: Copper Ridge PUD revision

CauƟon! This message was sent from outside your organizaƟon. 

Mr.  Sych and Mr. Hannon,  

My name is Joe Fifer, and my wife and I own a home in Copper Ridge, 4154 Aquila.  It has come to my aƩenƟon that 
there is consideraƟon being given to revise the exisƟng PUD to allow for either high density (apartment) housing and/or 
commercial use for a tract of land at or near the entrance to our neighborhood.  Please consider this note as one of 
opposiƟon to a PUD revision of this nature.  If it goes forward, either high density or more commercial development 
would simply over tax what is already Ɵght and periodically backed up entry/exit to our neighborhood, especially 
considering that there are two lights in close proximity to each other on Silver Lake Dr (Barnes Rd and Copper Ridge Dr). 
I do not think a PUD revision is appropriate and would encourage you to deny it. 

Joe Fifer 
4154 Aquila Ct. 
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From: Lynette LaFave <lynettelafave@yahoo.com>
Sent: Wednesday, December 18, 2024 1:29 PM
To: John Sych; Steve Hannon
Subject: Coppor Ridge

Caution! This message was sent from outside your organization. Allow sender | Block sender

We have been residents of this community since 2012. We are strongly opposed to the 
suggested changes to Copper Ridge. 

Traffic is already an issue in this congested area of health care, businesses and 
residential housing.  Add mail and delivery services to that mix. 

Most people in this community are retired senior citizens. Safety is of great concern. 
We have heard of possible low income housing or a drug rehab center raising concerns 
of lowered property values and personal and property safety. 

Please take our concerns into consideration. 

Randy Mikolowski and Lynette LaFave 
474 Aquila Ct 
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From: Mark Deponio <mdeponio@me.com>
Sent: Thursday, January 2, 2025 11:37 AM
To: John Sych
Cc: Jan Freeman; Gary Long; thomas alfieri; Terry Husby; Paul Bandrowski; Margaret Podworski; 

deponiod@gmail.com
Subject: Request that Garfield Township deny the developers request to rezone Copper Ridge parcel

Cau on! This message was sent from outside your organiza on. 

Dear John, 
I am a long me resident of Garfield Township.  I want to compliment the leadership of the township over the past 10 
years or more for what I believe to be a sustained pa ern of good decisions regarding development in the township.  In 
my opinion the township has benefited greatly from said decisions. 

I’d like to contribute some perspec ve toward making yet one more good planning/development decision.  I live in the 
residen al por on of the Copper Ridge development, and I have recently become aware of the request for rezoning of 
the 4 remaining parcels in the non-residen al por on of Copper Ridge.   

This le er focuses on one aspect of the requested rezoning, the apparent desire of the Copper Ridge developers to 
shoehorn a hotel on land next to the church on Meadowview Drive.  I can certainly understand why the developers 
apparently want to put a hotel there.  If I were an out of towner, I’d certainly rather stay in a hotel in a quiet higher end 
residen al neighborhood than the other hotels that are located in places that are not residen al neighborhoods.  This 
idea is terrible for the adjacent residen al property owners and residents, but great for the developers and out of 
owners.  Hotels fit much be er along US31 or downtown.  Perhaps we could plop a hotel in the middle of Silver Farms or 
Stoneridge or maybe right in the middle of Slabtown or the many similar places people choose to live precisely because 
they are quiet residen al neighborhoods.   

I personally know some of the Copper Ridge developers and respect them.  In this case, I’m extremely disappointed that 
their profit mo ve is apparently driving them to try to do something that is really inappropriate and highly contrary to 
the interests of quiet enjoyment and op miza on of property values of the people who have already purchased property 
from them.   

I strongly urge Garfield Township to deny this rezoning request.  If a pe on of the residen al property owners in Eagles 
View would be helpful to facilitate said denial, please let me know and I’ll be more than happy to get it for you.  Please 
let me know if that would be helpful to convince the township to deny.  Also please acknowledge receipt and review of 
this le er. 

Thank you for your a en on to this ma er. 

Mark Deponio 
4238 Eagle View 
Traverse City, MI 49684 
231-590-7714
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From: Janice Freeman <janfreeeaglevaleboard@gmail.com>
Sent: Saturday, January 4, 2025 9:05 PM
To: John Sych
Subject: Fwd: Copper Ridge PUD Amendment Request

Caution! This message was sent from outside your organization. Allow sender | Block sender

Jan Freeman 
Cell 715 271 9601 

Begin forwarded message: 

From: Suzanne Murphy <sumur730@aol.com> 
Date: January 4, 2025 at 8:38:29 PM EST 
To: Janice Freeman <janfreeeaglevaleboard@gmail.com> 
Subject: Re: Copper Ridge PUD Amendment Request 

Well-said, Jan. Thanks for your letter. Copper Ridge Dev. is just pushing this too quickly. 
Sent from my iPhone 

On Jan 4, 2025, at 7:43 PM, Janice Freeman <janfreeeaglevaleboard@gmail.com> 
wrote: 

January 2, 2025 

Garfield Township Planning Commission Members 
C/O Mr. John Sych, AICP 

 Planning Director 
 Garfield Township, Michigan 
 Mr. Stephen Hannon, AICP 
 Deputy Planning Director 
 Garfield Township, Michigan 

Dear Planning Committee Members, Mr. John Sych and Mr. Stephen Hannon 

I write to you to express concerns regarding the changes being requested by Copper Ridge to amend the 
current PUD to allow residential building on sites on this property.  

I urge you to reject this request until more due diligence is obtained including information below and that 
this information is discussed with the Township Planning staff, community residents and planning 
commission members . If any specific agreements with these and other criteria is made that they are 
included in writing to the proposed amendments to the PUD prior to approval. 

Criteria to be reviewed on each individual request should include but not be limited to the height  of each 
building, the impact on the unique environment of the area, the specific usage of each building, the 
impact on the traffic flow in and around the Silver Lake and Barnes Road ingresses/egresses, the impact 
of traffic flow in the entire development, the light pollution resulting from these changes, and the security 
of the entire area.  

Eagle View is an area of family homes. Most of these homes are owned by retirees and mature adults. 
The potential of having apartment buildings and potentially a hotel close to these areas of fine residential 
homes is concerning and should not be allowed. The neighborhood has a culture of walkers. Both the 
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residents and employees of businesses in the development utilize the area for walking. Increase motor 
vehicle traffic on the narrow curvy roads and potential increase of skateboarding in the area is a very real 
potential safety hazard for all. 
 
With much respect for the Copper Ridge managers I believe that this plan will negatively impact the 
neighbors in the area and we have not had the opportunity to discuss this in depth with the Copper Ridge 
managers, Copper Ridge staff or Township staff. 
 
I have reached out to the developer to have a meeting with the Association. The developer has not 
responded and  I am told this week that she has been traveling over the holidays which is 
understandable. 
 
 In addition, specifics in the current PUD were requested by the Planning Commission members and the 
Home Owners Association and these have not been obtained at this time either from the Developer 
and/or management agency. 
 
Please recommend  to the Board that this request is denied until information is obtained and good faith 
discussions have taken place. 
 
Thank you for your time and work on making Garfield Township a better place for all of us to live. 
 
Respectfully, 
 
Jan Freeman 
4284 Eagle Vale  
Traverse City, Michigan 49684 
 
   
 

Jan Freeman 
Cell 715 271 9601 
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From: kswestie <kswestie@gmail.com>
Sent: Monday, January 6, 2025 1:29 PM
To: John Sych
Subject: To Garfield Township Planning Commission re Copper Ridge PUD. Please address in Jan 8 meeting.

CauƟon! This message was sent from outside your organizaƟon. 

I am a resident of the Eagles View subdivision in the Copper Ridge area of TC.  I am wriƟng to express my strong 
opposiƟon to a proposed change to the Copper Ridge PUD, specifically the idea of a hotel.  I am unable to aƩend the 
meeƟng on January 8 but ask that you pass along my concerns to the commiƩee members.   
        I am adamantly opposed to a hotel being built in this peaceful, small area of our community.  I believe it will 
adversely affect the property values, safety, traffic and quiet, peaceful character of the community in which I invested in 
my home.  I do not oppose reasonable residenƟal or small (2 stories or less) commercial buildings or residences, of a 
density which is consistent with what we have now.  But changing the character and use of this area with tall buildings, 
bright commercial lighƟng and especially bringing a HOTEL to this area is unfair to those of us who have trusted you to 
maintain the planning and zoning that we relied on when purchasing our homes.   I understand the developer wants to 
maximize the commercial value of this property, but I believe that can be done harmoniously with the current 
community—if there is not a hotel.   
     Please keep in mind limiƟng huge, bright commercial building lighƟng.  The “United We Smile” pracƟce is a welcome 
addiƟon to the community but the bright neon sign is disrupƟve to some of my neighbors.  I envision issues similar to the 
TC church parking lot lighƟng problems if bright commercial lighƟng is introduced in the proposed commercial buildings. 
I hope you can address that at the Ɵme changes are addressed/allowed.   

 I hope to meet you all in future meeƟngs, and ask that my concerns be addressed in this week’s meeƟng.  
 Dr. Katharine WesƟe 
  4162 Eagles View Drive 
  Traverse City, MI 49684 
(231) 632-4282
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From: James K Dunn <jkdunn2@chartermi.net>
Sent: Monday, January 6, 2025 1:37 PM
To: John Sych
Subject: Copper Ridge PUD Admendment

CauƟon! This message was sent from outside your organizaƟon. 

To:  Garfield Planning Commission - 
As a resident of the Eagles View neighborhood we are opposed to the zoning changes to the Copper Ridge PUD.  The 
non-specific nature of the amendment will allow Copper Ridge a free hand to do whatever benefits them the most. 
Increased traffic, lower property values, light and noise polluƟon to our now quiet neighborhood will be the result. 
Jim and Eileen 
4178 Aquila Ct 
Traverse City 
Sent from my iPhone 
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From: Chris Lee <csdtc@msn.com>
Sent: Tuesday, January 7, 2025 2:14 PM
To: John Sych
Subject: Copper Ridge PUD Request

Caution! This message was sent from outside your organization. Allow sender | Block sender

Dear Mr.Sych, 
As a resident of Eagle Vew Condominium Association, I am very concerned about the PUD request by Copper Ridge for a 
change in the current property restrictions. I feel that it is very unclear as to the changes that they want to make that 
would certainly affect the association. Changes could affect traffic, safety, and home values.  
This change should be fully vetted and be agreeable to all parties in this neighborhood.  

Sincerely, 
Christine Lee 





COPPER RIDGE PLANNED UNIT DEVELOPMENT (PUD) 
MAJOR AMENDMENT – January 8, 2025 
 
CURRENT PERMITTED USES 
 
Buildings 3 and 4 
“b. Professional Offices 

Professional and medical office suites - 150,00 square feet gross 
floor area (not including lower level parking). 3-story buildings 
with offices on 3 levels or 3-story buildings with offices on 2 upper 
levels and parking on the lower level. All buildings accessed from 
upper level on west and lower level on east. Maximum building 
height-48 feet above lowest grade entry. Total parking: 585 
spaces-1 space per 256 s.f. (Potential for 23 future spaces at 
Surgery Center, if needed.)” 

___________________________________________________________ 
Retail Center Building 3 
“d. Retail Center Buildings 1, 2, & 3 
Neighborhood convenience shopping and health-related retail, such as 
urgent care, pharmacy, specialty shopping, Banking & health foods. 
Building 3 is a 2 story building. Buildings 1 & 2 are one story buildings with 
maximum height of 20 feet. Estimated gross floor area of 37,765 s.f. for all 
3 buildings. Total Parking: 194 estimated-1space per 195 s.f.” 
___________________________________________________________ 
Building 9  
“g. Office (buildings 8 & 9) 
General and professional offices, service retail. One and 2 story buildings 
with a maximum height of 39 feet. Gross floor area of 36,350 s.f. Total 
parking: 169 or 1 space per 215 s.f.” 
 
 
 
 
 
 
 
 
Note: Dimensional requirements (building square footage, parking 
spaces, etc.) is not being considered as part of this change and will 
remain as originally approved for the PUD. 

 
 
 
PROPOSED PERMITTED USES 
 
Buildings 3 and 4 

“Uses: Office, Commercial, or Residential” 
 
Note: These uses will also apply to existing buildings 1,2, 5, 6, 7, and 8 
 
 
 
 
 
 
___________________________________________________________ 
Retail Center Building R4 (formerly Retail Center Building 3) 

“Uses: Office, Commercial, or Residential” 
 
Note: These uses will also apply to existing buildings R1, R2, and R3 
 
 
 
___________________________________________________________ 
Building 10 (formerly Building 9) 

“Adult Foster Care, Large Group Home 
Adult Foster Care Facility 
Dwelling, Multiple Family 
Financial institution, without drive-through 
Live-Work Unit 
Medical Office, Clinic 
Office 
Pet Grooming Establishment 
Physical Fitness Facilities 
Professional Showroom 
Professional Studio 
Service Establishment, Personal 
Veterinary Hospital” 

 
Note: The above uses are defined in the Township Zoning Ordinance. 
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This publication summarizes the state and federal limitations on zoning in Michigan.  Local governments 
receive power, including authorization for planning and zoning, from the state.  The authority to adopt 
and enforce zoning is granted to local governments through the zoning enabling acts.1 When authority is 
granted to a local government, it often comes with strings attached which may require the task to be done 
a certain way or within certain limitations.  In addition, various court cases, other state statutes and the 
federal code often limit what local governments can do with zoning. 
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�Thirty seven million acres is  
all the Michigan we will ever have� 

William G. Milliken 

 

1 P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, M.C.L. 125.3101 et seq.).  (This footnote used to cite 
the following acts, each repealed as of July 1, 2006: P.A. 183 of 1943, as amended (the County Zoning Act, M.C.L. 125.201 et 
seq.); P.A. 184 of 1943, as amended (the Township Zoning Act, M.C.L. 125.271 et seq.); P.A. 207 of 1921, as amended (the City 
and Village Zoning Act, M.C.L. 125.581 et seq.).) 
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D. Local zoning can regulate only certain specific aspects of extraction (mining) of natural resources 
(e.g., gravel, sand and similar pits).71  Zoning cannot prevent extraction of natural resources unless 
�very serious consequences�72 would occur.  Regulations can include government�s reasonable 
regulation of hours of operation, blasting hours, noise levels, dust control measures, and traffic (not 
preempted by the nonferrous metallic mineral mining part of the Natural Resources and 
Environmental Protection Act73).  Such regulation shall be reasonable in accommodating customary 
mining operations.  Extraction of minerals supersedes surface rights.  (Oil and gas and coal mining 
cannot be regulated, see 2H and 2I.)  Further regulation of mineral extraction might be acceptable if 
the zoning is for a designated natural river. 

E. Wireless communication antenna74 and towers local regulation is preempted, in part by the Federal 
Communications Act, court cases, and Michigan Zoning Enabling Act.  In summary: cannot 
unreasonably discriminate between different provider companies;75 �[t]he regulation of the 
placement, construction, and modification of personal wireless service facilities . . . shall not prohibit 
or have the effect of prohibiting the provision of personal wireless services�76; regulations cannot be 
based on �environmental effects of radio frequency emissions to the extent that such facilities comply 
with the [FCC]�s regulations. . . .�77; applications must be acted on within a certain deadlines and 
decisions shall �be in writing and supported by substantial evidence contained in a written record�78 
as well as following deadline requirements of local ordinance (if any) and the Michigan Zoning 
Enabling Act79; anyone harmed by a decision to deny a wireless facility permit can bring the issue to 
court, and the court must hear and rule on the case in an expedited manner80; state or local 
government must allow certain types of expansion of existing wireless facilities81; arguments 
concerning the impacts of property values must be documented by an expert, testifying on the record 
who has conducted a study of the specific site82; and Michigan requires most applications for wireless 

71 Section 205(3)-205(6) of P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, M.C.L. 125.3206(3)-
125.3205(6). 
 See also Michigan Attorney General Opinion 7269, September 27, 2012. 
72 See Silva v Ada Township, 416 Mich 153 (1982); American Aggregates Corp v Highland Twp, 151 Mich. App. 37; and MCL 
125.3205(5). 
73 Part 632 of P.A. 451 of 1994, as amended, (being the Nonferrous Metallic Mineral Mining part of the Michigan Natural 
Resources and Environmental Protection Act, (M.C.L. 324.63203(4). 
74 Title 47, Chapter 5, Subchapter III, Section 332(c)(7) of the United States Code (47 USC Sec. 332(c)(7).  (See also section 
251 of P.A. 179 of 1991, as amended (the Michigan Telecommunications Act, M.C.L. 484.2251).   Note that section 251 is 
repealed, effective December 31, 2005.) 
75 47 U.S.C. § 332(c)(7)(B)(i)(I) (2006). 
76 47 U.S.C. § 332(c)(7)(B)(i) (2006) and U.S. Court of Appeals Sixth Circuit (691 F.3d 794; 2012 U.S. App. LEXIS 17534, 
August 21, 2012). 
77 47 U.S.C. § 332(c)(7)(B)(iv) (2006). 
78 47 U.S.C. §§ 332(c)(7)(B)(ii)-(iii) and City of Arlington, Texas v. Federal Communications Commission, U.S. Supreme Court, May 
20, 2013. 
79 Section 514 of P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, M.C.L. 125.3514). 
80 47 U.S.C. § 332(c)(7)(B)(v). 
81 Public Law 112�96�Feb. 22, 2012; 126 U.S.C. 156 and FCC Public Notice DA 12-2047 �Wireless Telecommunications 
Bureau Offers Guidance on Interpretation of Section 6409(a) of the Middle Class Tax Relief and Job Creation Act of 2012"; 
January 25, 2013. 
82 Donna J. Pugh; FOLEY & LARDNER LLP, Chicago office, presenting at the APA national conference, April 15, 2013. 
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facilities to be a permitted use in the local zoning ordinance with two exceptions as well as state 
decision deadlines.83

F. Regulation that  (1) unreasonably delay or prevent installation, maintenance or use; (2) unreasonably 
increase the cost of installation, maintenance or use; or (3) preclude reception of an acceptable quality 
signal of customer-end  antennas to receive signals84 (e.g., �dish� antenna one meter or less in 
diameter,85 direct-to-home satellite service, receive or transmit fixed wireless signals, video 
programming via broadband radio service (wireless cable) and wireless signals, and antenna designed 
to receive local television broadcasts).  Clearly-defined local regulation exclusively for safety (e.g., 
securely fastened down), historic site protection are exceptions, and may be locally regulated. This 
does not apply to local AM/FM radio reception antennas, satellite, wireless, WiFi, broadband, 
amateur �ham� radio,86 CB radio, Digital Audio Radio Services �DARS� antennas.)   

G. A local unit of government may regulate the hours of use of fireworks so long as the regulation does 
not apply to certain holidays and times identified by the Michigan Fireworks Safety Act. The ignition, 
discharge, and use of consumer fireworks cannot be regulated at certain times around New Years 
Eve/Day, Memorial Day, July 4th (week of), and Labor Day. 87   

H. Beginning August 1, 2019, a local unit of government with a population of 100,000 or more or a local 
unit of government located in a county with a population of 750,000 or more may enact or enforce an 
ordinance that regulates the use of a temporary structure used in the sale, display, storage, 
transportation or distribution of fireworks.88 A temporary structure includes, but is not limited to, a 
tent or stand.  An ordinance established under this subsection may include, but is not limited to, a 
restriction on the number of permits issued for a temporary structure, regulation of the distance 
required between 2 or more temporary structures, or a zoning ordinance that regulates the use of a 
temporary structure. An ordinance established under this subsection may not prohibit the temporary 
storage, transportation, or distribution of fireworks by a consumer fireworks certificate holder at a 
retail location that is a permanent building or structure.89  

I. Activity at a publically owned airport under control of an airport authority created by the Airport 
Authorities Act (Capital Regional Airport in Lansing) which are aeronautical uses are exempt from 

83 Section 514 of P.A. 110 of 2006, as amended, (being the Michigan Zoning Enabling Act, M.C.L. 125.3514). 
84 Section 207 of Public Law 104-104 (Title 47, Chapter 5, Subchapter III, Part I, Section 303 of the United States Code (47 
USC Sec. 303), the Communications Act of 1934, as amended); and rules adopted by  the Federal Communications 
Commission (rule 47 C.F.R. Section 1.4000)   See: http://www.fcc.gov/guides/over-air-reception-devices-rule. 

 See also U.S. Federal Communications Commission Information Sheet (Dec. 2007), 
http://www.fcc.gov/mb/facts/otard.html, and 
http://www.hindmansanchez.com/docs/fcc_otard_rule_questions_and_answers__05240652_.pdf . 
85 Title 47, Chapter 5, Subchapter III, Section 303(v) of the United States Code (47 USC Sec. 303) and Federal 
Communications Commission administrative rules (47 USC Sec. 210(c). 
86 But see 47 C.F.R.  §97.15. 
87 Act 635 of 2018, as amended (being the Michigan Fireworks Safety Act, M.C.L. 28.457 (2)) If a local unit of government 
enacts an ordinance under this subsection, the ordinance shall not regulate the ignition, discharge, or use of consumer 
fireworks on the following days after 11 a.m.: (a) December 31 until 1 a.m. on January 1 (b) The Saturday and Sunday 
immediately preceding Memorial Day until 11:45 p.m. on each of those days (c) June 29 to July 4 until 11:45 p.m. on each of 
those days (d) July 5, if that date is a Friday or Saturday, until 11:45 p.m.  (e) The Saturday and Sunday immediately 
preceding Labor Day until 11:45 p.m. on each of those days. 
88 M.C.L. 28.457 (4)  
89 M.C.L. 24.457 (4) 
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47 USC 332: Mobile services 
Text contains those laws in effect on January 7, 2025 

From Title 47-TELECOMMUNICATIONS 
CHAPTER 5-WIRE OR RADIO COMMUNICATION 
SUBCHAPTER Ill-SPECIAL PROVISIONS RELATING TO RADIO 
Part I-General Provisions 

Jump To: 
Source Credit 
Miscellaneous 
References In Text 
Codification 
Amendments 
Effective Date 

§332. Mobile services 
(a) Factors which Commission must consider 

In taking actions to manage the spectrum to be made available for use by the private mobile services, the 
Commission shall consider, consistent with section 151 of this title, whether such actions will-

(1) promote the safety of life and property; 
(2) improve the efficiency of spectrum use and reduce the regulatory burden upon spectrum users, based upon 

sound engineering principles, user operational requirements, and marketplace demands; 
(3) encourage competition and provide services to the largest feasible number of users; or 
(4) increase interservice sharing opportunities between private mobile services and other services. 

(b) Advisory coordinating committees 
(1) The Commission, in coordinating the assignment of frequencies to stations in the private mobile services and in 

the fixed services (as defined by the Commission by rule), shall have authority to utilize assistance furnished by 
advisory coordinating committees consisting of individuals who are not officers or employees of the Federal 
Government. 

(2) The authority of the Commission established in this subsection shall not be subject to or affected by the 
provisions of part 111 of title 5 or section 1342 of title 31. 

(3) Any person who provides assistance to the Commission under this subsection shall not be considered, by reason 
of having provided such assistance, a Federal employee. 

(4) Any advisory coordinating committee which furnishes assistance to the Commission under this subsection shall 
not be subject to the provisions of chapter 10 of title 5. 

(c) Regulatory treatment of mobile services 

about:blank 

(1) Common carrier treatment of commercial mobile services 
(A) A person engaged in the provision of a service that is a commercial mobile service shall, insofar as such 

person is so engaged, be treated as a common carrier for purposes of this chapter, except for such provisions of 
subchapter II as the Commission may specify by regulation as inapplicable to that service or person. In prescribing 
or amending any such regulation, the Commission may not specify any provision of section 201, 202, or 208 of this 
title, and may specify any other provision only if the Commission determines that-

(i) enforcement of such provision is not necessary in order to ensure that the charges, practices, classifications, 
or regulations for or in connection with that service are just and reasonable and are not unjustly or unreasonably 
discriminatory; 

(ii) enforcement of such provision is not necessary for the protection of consumers; and 
(iii) specifying such provision is consistent with the public interest. 

(8) Upon reasonable request of any person providing commercial mobile service, the Commission shall order a 
common carrier to establish physical connections with such service pursuant to the provisions of section 201 of this 
title. Except to the extent that the Commission is required to respond to such a request, this subparagraph shall not 
be construed as a limitation or expansion of the Commission's authority to order interconnection pursuant to this 
chapter. 

(C) As a part of making a determination with respect to the public interest under subparagraph (A)(iii), the 
Commission shall consider whether the proposed regulation (or amendment thereof) will promote competitive market 
conditions, including the extent to which such regulation (or amendment) will enhance competition among providers 
of commercial mobile services. If the Commission determines that such regulation (or amendment) will promote 
competition among providers of commercial mobile services, such determination may be the basis for a Commission 
finding that such regulation (or amendment) is in the public interest. 
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(D) The Commission shall, not later than 180 days after August 10, 1993, complete a rulemaking required to 
implement this paragraph with respect to the licensing of personal communications services, including making any 
determinations required by subparagraph (C). 

(2) Non-common carrier treatment of private mobile services 
A person engaged in the provision of a service that is a private mobile service shall not, insofar as such person is 

so engaged, be treated as a common carrier for any purpose under this chapter. A common carrier (other than a 
person that was treated as a provider of a private land mobile service prior to August 10, 1993) shall not provide any 
dispatch service on any frequency allocated for common carrier service, except to the extent such dispatch service is 
provided on stations licensed in the domestic public land mobile radio service before January 1, 1982. The 
Commission may by regulation terminate, in whole or in part, the prohibition contained in the preceding sentence if 
the Commission determines that such termination will serve the public interest. 

(3) State preemption 
(A) Notwithstanding sections 152(b) and 221 (b) of this title, no State or local government shall have any authority 

to regulate the entry of or the rates charged by any commercial mobile service or any private mobile service, except 
that this paragraph shall not prohibit a State from regulating the other terms and conditions of commercial mobile 
services. Nothing in this subparagraph shall exempt providers of commercial mobile services (where such services 
are a substitute for land line telephone exchange service for a substantial portion of the communications within such 
State) from requirements imposed by a State commission on all providers of telecommunications services necessary 
to ensure the universal availability of telecommunications service at affordable rates. Notwithstanding the first 
sentence of this subparagraph, a State may petition the Commission for authority to regulate the rates for any 
commercial mobile service and the Commission shall grant such petition if such State demonstrates that-

(i) market conditions with respect to such services fail to protect subscribers adequately from unjust and 
unreasonable rates or rates that are unjustly or unreasonably discriminatory; or 

(ii) such market conditions exist and such service is a replacement for land line telephone exchange service for 
a substantial portion of the telephone land line exchange service within such State. 

The Commission shall provide reasonable opportunity for public comment in response to such petition, and shall, 
within 9 months after the date of its submission, grant or deny such petition. If the Commission grants such petition, 
the Commission shall authorize the State to exercise under State law such authority over rates, for such periods of 
time, as the Commission deems necessary to ensure that such rates are just and reasonable and not unjustly or 
unreasonably discriminatory. 

(B) If a State has in effect on June 1, 1993, any regulation concerning the rates for any commercial mobile service 
offered in such State on such date, such State may, no later than 1 year after August 10, 1993, petition the 
Commission requesting that the State be authorized to continue exercising authority over such rates. If a State files 
such a petition, the State's existing regulation shall, notwithstanding subparagraph (A), remain in effect until the 
Commission completes all action (including any reconsideration) on such petition. The Commission shall review such 
petition in accordance with the procedures established in such subparagraph, shall complete all action (including any 
reconsideration) within 12 months after such petition is filed, and shall grant such petition if the State satisfies the 
showing required under subparagraph (A)(i) or (A)(ii). If the Commission grants such petition, the Commission shall 
authorize the State to exercise under State law such authority over rates, for such period of time, as the Commission 
deems necessary to ensure that such rates are just and reasonable and not unjustly or unreasonably discriminatory. 
After a reasonable period of time, as determined by the Commission, has elapsed from the issuance of an order 
under subparagraph (A) or this subparagraph, any interested party may petition the Commission for an order that the 
exercise of authority by a State pursuant to such subparagraph is no longer necessary to ensure that the rates for 
commercial mobile services are just and reasonable and not unjustly or unreasonably discriminatory. The 
Commission shall provide reasonable opportunity for public comment in response to such petition, and shall, within 9 
months after the date of its submission, grant or deny such petition in whole or in part. 

(4) Regulatory treatment of communications satellite corporation 
Nothing in this subsection shall be construed to alter or affect the regulatory treatment required by title IV of the 

Communications Satellite Act of 1962 [47 U.S.C. 741 et seq.] of the corporation authorized by title Ill of such Act [47 
U.S.C. 731 et seq.]. 

(5) Space segment capacity 
Nothing in this section shall prohibit the Commission from continuing to determine whether the provision of space 

segment capacity by satellite systems to providers of commercial mobile services shall be treated as common 
carriage. 

(6) Foreign ownership 
The Commission, upon a petition for waiver filed within 6 months after August 10, 1993, may waive the application 

of section 31 0(b) of this title to any foreign ownership that lawfully existed before May 24, 1993, of any provider of a 
private land mobile service that will be treated as a common carrier as a result of the enactment of the Omnibus 
Budget Reconciliation Act of 1993, but only upon the following conditions: 
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(A) The extent of foreign ownership interest shall not be increased above the extent which existed on May 24, 
1993. 

(B) Such waiver shall not permit the subsequent transfer of ownership to any other person in violation of section 
310(b) of this title. 

(7) Preservation of local zoning authority 

(A) General authority 
Except as provided in this paragraph, nothing in this chapter shall limit or affect the authority of a State or local 

government or instrumentality thereof over decisions regarding the placement, construction, and modification of 
personal wireless service facilities. 

(B) Limitations 
(i) The regulation of the placement, construction, and modification of personal wireless service facilities by any 

State or local government or instrumentality thereof-
(I) shall not unreasonably discriminate among providers of functionally equivalent services; and 
(II) shall not prohibit or have the effect of prohibiting the provision of personal wireless services. 

(ii) A State or local government or instrumentality thereof shall act on any request for authorization to place, 
construct, or modify personal wireless service facilities within a reasonable period of time after the request is duly 
filed with such government or instrumentality, taking into account the nature and scope of such request. 

(iii) Any decision by a State or local government or instrumentality thereof to deny a request to place, construct, 
or modify personal wireless service facilities shall be in writing and supported by substantial evidence contained in 
a written record. 

(iv) No State or local government or instrumentality thereof may regulate the placement, construction, and 
modification of personal wireless service facilities on the basis of the environmental effects of radio frequency 
emissions to the extent that such facilities comply with the Commission's regulations concerning such emissions. 

(v) Any person adversely affected by any final action or failure to act by a State or local government or any 
instrumentality thereof that is inconsistent with this subparagraph may, within 30 days after such action or failure to 
act, commence an action in any court of competent jurisdiction. The court shall hear and decide such action on an 
expedited basis. Any person adversely affected by an act or failure to act by a State or local government or any 
instrumentality thereof that is inconsistent with clause (iv) may petition the Commission for relief. 

(C) Definitions 
For purposes of this paragraph-

(i) the term "personal wireless services" means commercial mobile services, unlicensed wireless services, 
and common carrier wireless exchange access services; 

(ii) the term "personal wireless service facilities" means facilities for the provision of personal wireless 
services; and 

(iii) the term "unlicensed wireless service" means the offering of telecommunications services using duly 
authorized devices which do not require individual licenses, but does not mean the provision of direct-to-home 
satellite services (as defined in section 303(v) of this title). 

(8) Mobile services access 
A person engaged in the provision of commercial mobile services, insofar as such person is so engaged, shall not 

be required to provide equal access to common carriers for the provision of telephone toll services. If the 
Commission determines that subscribers to such services are denied access to the provider of telephone toll 
services of the subscribers' choice, and that such denial is contrary to the public interest, convenience, and 
necessity, then the Commission shall prescribe regulations to afford subscribers unblocked access to the provider of 
telephone toll services of the subscribers' choice through the use of a carrier identification code assigned to such 
provider or other mechanism. The requirements for unblocking shall not apply to mobile satellite services unless the 
Commission finds it to be in the public interest to apply such requirements to such services. 

(d) Definitions 
For purposes of this section-

(1) the term "commercial mobile service" means any mobile service (as defined in section 153 of this title) that is 
provided for profit and makes interconnected service available (A) to the public or (B) to such classes of eligible 
users as to be effectively available to a substantial portion of the public, as specified by regulation by the 
Commission; 

(2) the term "interconnected service" means service that is interconnected with the public switched network (as 
such terms are defined by regulation by the Commission) or service for which a request for interconnection is 
pending pursuant to subsection (c)(1 )(B); and 

(3) the term "private mobile service" means any mobile service (as defined in section 153 of this title) that is not a 
commercial mobile service or the functional equivalent of a commercial mobile service, as specified by regulation by 
the Commission. 

(June 19, 1934, ch. 652, title 111, §332, formerly §331, as added Pub. L. 97-259, title I, §120(a), Sept. 13, 1982, 96 Stat. 
1096; renumbered §332, Pub. L. 102-385, §25(b), Oct. 5, 1992, 106 Stat. 1502; amended Pub. L. 103-66, title VI , 
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§6002(b)(2)(A), Aug. 10, 1993, 107 Stat. 392; Pub. L. 104-104, §3(d)(2), title VII, §§704(a), 705, Feb. 8, 1996, 110 
Stat. 61, 151 , 153; Pub. L. 115-141, div. P, title IV, §402(9), Mar. 23, 2018, 132 Stat. 1089; Pub. L. 117-286, §4(a) 
(296), Dec. 27, 2022, 136 Stat. 4338 . ) 

EDITORIAL NOTES 

REFERENCES IN TEXT 

Provisions of part Ill of title 5, referred to in subsec. (b)(2), are classified to section 2101 et seq. of Title 5, 
Government Organization and Employees. 

This chapter, referred to in subsec. (c), was in the original "this Act", meaning act June 19, 1934, ch. 
652, 48 Stat. 1064 , known as the Communications Act of 1934, which is classified principally to this 
chapter. For complete classification of this Act to the Code, see section 609 of this title and Tables. 

The Communications Satellite Act of 1962, referred to in subsec. (c)(4), is Pub. L. 87-624, Aug. 31, 
1962, 76 Stat. 419. Titles Ill and IV of the Act are classified generally to subchapters Ill (§731 et seq.) and 
IV (§741 et seq.), respectively, of chapter 6 of this title. For complete classification of this Act to the Code, 
see Short Title note set out under section 701 of this title and Tables. 

The Omnibus Budget Reconciliation Act of 1993, referred to in subsec. (c)(6), is Pub. L. 103-66, Aug. 10, 
1993, 107 Stat. 312. For complete classification of this Act to the Code, see Tables. 

CODIFICATION 

In subsec. (b)(2), "section 1342 of title 31" substituted for "section 3679(b) of the Revised Statutes {31 
u.s.c. 665(b))" on authority of Pub. L. 97-258, §4(b ), Sept. 13, 1982, 96 Stat. 1067 , the first section of which 
enacted Title 31, Money and Finance. 

AMENDMENTS 

2022-Subsec. (b )(4 ). Pub. L. 117-286 substituted "chapter 1 0 of title 5." for "the Federal Advisory 
Committee Act." 

2018-Subsec. (c)(1 )(C). Pub. L. 115-141 struck out first and second sentences which read as follows: 
"The Commission shall review competitive market conditions with respect to commercial mobile services 
and shall include in its annual report an analysis of those conditions. Such analysis shall include an 
identification of the number of competitors in various commercial mobile services, an analysis of whether 
or not there is effective competition, an analysis of whether any of such competitors have a dominant 
share of the market for such services, and a statement of whether additional providers or classes of 
providers in those services would be likely to enhance competition." 

1996-Subsec. (c)(7). Pub. L. 104-104, §704(a), added par. (7). 
Subsec. (c)(8). Pub. L. 104-104, §705, added par. (8). 
Subsec. (d)(1), (3). Pub. L.104-104, §3(d)(2), substituted "section 153"for"section 153(n)". 
1993-Pub. L. 103-66 struck out "Private land" before "mobile services" in section catchline, struck out 

"land" before "mobile services" wherever appearing in subsecs. (a) and (b), added subsecs. (c) and (d), 
and struck out former subsec. (c) which related to service provided by specialized mobile radio, multiple 
licensed radio dispatch systems, and other radio dispatch systems; common carriers; and rate or entry 
regulations. 

STATUTORY NOTES AND RELATED SUBSIDIARIES 

EFFECTIVE DATE OF 1993 AMENDMENT 

Pub. L. 103-66, title VI, §6002(c), Aug. 10, 1993, 107 Stat. 396, provided that: 
"(1) IN GENERAL-Except as provided in paragraph (2), the amendments made by this section [amending 

this section and sections 152, 153, and 309 of this title] are effective on the date of enactment of this Act [Aug. 
10, 1993]. 

"(2) EFFECTIVE DATES OF MOBILE SERVICE AMENDMENTS.-The amendments made by subsection (b)(2) 
[amending this section and sections 152 and 153 of this title] shall be effective on the date of enactment of 
this Act [Aug. 10, 1993], except that-

about:blank 

"(A) section 332(c)(3)(A) of the Communications Act of 1934 [subsec. (c)(3)(A) of this section], as 
amended by such subsection, shall take effect 1 year after such date of enactment; and 

"(B) any private land mobile service provided by any person before such date of enactment, and 
any paging service utilizing frequencies allocated as of January 1, 1993, for private land mobile 
services, shall, except for purposes of section 332(c)(6) of such Act [subsec. (c)(6) of this section], be 
treated as a private mobile service until 3 years after such date of enactment." 
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AVAILABILITY OF PROPERTY 

Pub. L. 104-104, title VII , §704(c), Feb. 8, 1996, 110 Stat. 152, provided that: "Within 180 days of the 
enactment of this Act [Feb. 8, 1996], the President or his designee shall prescribe procedures by which 
Federal departments and agencies may make available on a fair, reasonable, and nondiscriminatory 
basis, property, rights-of-way, and easements under their control for the placement of new 
telecommunications services that are dependent, in whole or in part, upon the utilization of Federal 
spectrum rights for the transmission or reception of such services. These procedures may establish a 
presumption that requests for the use of property, rights-of-way, and easements by duly authorized 
providers should be granted absent unavoidable direct conflict with the department or agency's mission, 
or the current or planned use of the property, rights-of-way, and easements in question. Reasonable fees 
may be charged to providers of such telecommunications services for use of property, rights-of-way, and 
easements. The Commission shall provide technical support to States to encourage them to make 
property, rights-of-way, and easements under their jurisdiction available for such purposes." 

TRANSITIONAL RULEMAKING FOR MOBILE SERVICE PROVIDERS 

Pub. L. 103-66, title VI, §6002(d)(3), Aug. 10, 1993, 107 Stat. 397 , provided that: "Within 1 year after the 
date of enactment of this Act [Aug. 10, 1993], the Federal Communications Commission-

about:blank 

"(A) shall issue such modifications or terminations of the regulations applicable (before the date of 
enactment of this Act) to private land mobile services as are necessary to implement the amendments 
made by subsection (b)(2) [amending this section and sections 152 and 153 of this title] ; 

"(B) in the regulations that will, after such date of enactment, apply to a service that was a private 
land mobile service and that becomes a commercial mobile service (as a consequence of such 
amendments), shall make such other modifications or terminations as may be necessary and practical 
to assure that licensees in such service are subjected to technical requirements that are comparable to 
the technical requirements that apply to licensees that are providers of substantially similar common 
carrier services; 

"(C) shall issue such other regulations as are necessary to implement the amendments made by 
subsection (b)(2); and 

"(D) shall include, in such regulations, modifications, and terminations, such provisions as are 
necessary to provide for an orderly transition." 
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ASSISTANCE

This application must be completed in full. An incomplete or improperly prepared application will not be accepted 

and will result in processing delays. Before submitting an application, it is recommended that you contact the 

Planning Department to arrange an appointment to discuss your proposed application. Time is often 

saved by these preliminary discussions. For additional information or assistance in completing this development 

application, please contact the Planning Department at (231) 941-1620. 

ACTION REQUESTED

PROJECT / DEVELOPMENT NAME

APPLICANT INFORMATION

AGENT INFORMATION

OWNER INFORMATION

Adaptive Re-use of Former TJ Max tenant space into Ollie's Bargain Outlet

Ollie's Bargain Outlet

6295 Allentown Blvd., Suite 1, Harrisburg PA

248-255-8984

Frank Meyers (GFM Architecture, LLC)

1201 S Purpera Ave, STE 301, Gonzales, LA

225-754-4345

office@gfmarch.com

Eddie Bowles (GRAND TRAVERSE MALL LLC/BROOKFIELD)

350 N. Orleans St, STE 300, Chicago, IL

312-960-2822

John Sych
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CONTACT PERSON 
Please select one person to be contact person for all correspondence and questions: 

PROJECT TIMELINE 

 

REQUIRED SUBMITTAL ITEMS 

A complete application for a  consists of the following: 

Application Form: 

One original signed application 

One digital copy of the application (PDF only) 

Application Fee: 

Fees are established by resolution of the Garfield Township Board and are set out in the current Fee 

Schedule as listed on the Planning Department page of the Township website (http://www.garfield-

twp.com). Please make check out to Charter Township of Garfield.  

Fee 

Escrow Fee: 

Additional fees may be required if a review by independent professional help is deemed necessary by the 

Township. If required, such additional fees must be placed in escrow by the applicant in accordance with 

the escrow policies of the Township and prior to any further processing of this application. Any unused 

escrow funds shall be returned to the applicant. Please complete an Escrow and Review (ER) Application 

form. 

PROPERTY INFORMATION 

Site : 

T  complete stapled 11”x17” paper sets 

One digital set (PDF only) 

Form Date: 

Frank Meyers

3350 W South AIrport Rd, Traverse City, MI 49684

05-021-015-00

Planned Shopping

Mixed Use Center

4,701,669.77

Mercantile Tenant

Mercantile Tenant
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: 

T  complete stapled 11”x17” paper sets 

Two complete bound 24”x36” paper sets 

One digital set (PDF only) 

  

Digital items to be delivered via email or USB flash drive 

SUBMITTAL DEADLINE

Submittal deadlines are listed on the Planning Department page of the Township website (http://www.garfield-

twp.com).  Please note that the listed dates are the deadlines after which submittals will not be considered for the 

indicated meeting. Any errors or missing information on an application submitted at the deadline will result in a 

delay in the processing of the application. An earlier submittal is encouraged to avoid possible delays. 

WAIVER 

SITE PLAN 

Check that your site plan includes all required elements for a Site 

 

Form Date: 



Not 
Yes No Applicable 

ADDITIONAL INFORMATION 

If applicable, provide the following further information: 

A. Sanitary Sewer Service

1. Does project require extension of public sewer line?

B. Water Service

1. Does project require extension of public water main?

If yes, has a Utility Agreement been prepared? 

2. Will a community water supply be installed?

If yes, has a Utility Agreement been prepared?  

If yes, provide construction plans and specifications 

C. Public utility easements required?

If yes, show on plan. 

Form Date: 
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D. Stormwater Review/Soil Erosion

1. Soil Erosion Plans approved by Soil Erosion Office?

If so, attach approval letter. 

If no, are alternate measures shown? 

2. Stormwater Plans approved by Township Engineer?

If so, attach approval letter. 

If no, are alternate measures shown? 

Note:  Alternate measures must be designed and sealed by a registered Engineer. 

E. Roads and Circulation

1. Are interior public streets proposed?

If yes, has Road Commission approved (attach letter)? 

2. Will public streets connect to adjoining properties or future streets?

3. Are private roads or interior drives proposed?

4. Will private drives connect to adjoining properties service roads?

5. Has the Road Commission or MDOT approved curb cuts?

If yes, attach approved permit. 

OTHER INFORMATION 

If there is any other information that you think may be useful in the review of this application, please attach it to this 

application or explain it on a separate page. 

REVIEW PROCESS

Upon submittal of this application, Staff will review the materials submitted and will, within ten (10) working days,

forward a determination of completeness to the applicant. If the submission is incomplete or noncompliant with the

Zoning Ordinance, it will be returned to the applicant for revision. Once the submission is revised, Staff will again

Form Date: 
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PERMISSION TO ENTER SUBJECT PROPERTY

Permission is hereby granted to Garfield Township staff and Planning Commissioners to enter the premises subject to this 

application for the purposes of making inspections associated with this application, during normal and reasonable working

hours.

Owner Signature: 

Applicant Signature: 

Agent Signature: 

Date: 

OWNER’S AUTHORIZATION

If the applicant is not the registered owner of the lands that is the subject of this application, the owner(s) must complete 

the authorization set out below. 

I/We __________________________________________________ authorize to make this application on my/our behalf 

and to provide any of my/our personal information necessary for the processing of this application. Moreover, this shall be 

your good and sufficient authorization for so doing. 

Owner Signature: 

Date: 

AFFIDAVIT

The undersigned affirms that he/she or they is (are) the owner, or authorized agent of the owner, involved in the application 

and all of the information submitted in this application, including any supplemental information, is in all respects true and 

correct. The undersigned further acknowledges that willful misrepresentation of information will terminate this permit 

application and any permit associated with this document. 

Owner Signature: 

Date: 

Applicant Signature: 

Date: 

Form Date:



Required Site Plan Elements Checklist (See § 956 of the Zoning Ordinance) SD 
ASP/ 
SDP 

A. Basic Information

B. Site Plan Information

Form Date: 

*





Revolutionizing 
the retail industry
brookfieldproperties.com

Box Store Concept

Concepts designs are the property of Brookfield Properties. Fabrication and/or 
reproduction of this concept without the express written consent of Brookfield 
Properties is prohibited. © 2023 Brookfield Properties

Retail Design and Development
Sr Dir, Leasing - Big Box: Brian Tader

Retail Design: Austin Wyeth

Submittal Date: 10.24.2023

Grand Traverse Mall, Traverse City, MI
GRAND TRAVERSE 
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2Site Plan View 

Ollie's Bargain Outlet
Proposed Use of Former TJ

Maxx Tenant Space.

Ollie's Bargain Outlet plans include adaptive
re-use of existing mercantile tenant space. 
Alterations for this space are minimal, with
most utilities, partitions, and sales floor to
be used as-is with new finishes.

Occupancy is to be same as previous, type M
mercantile.

Sales floor is to remain as is in terms of size
and location.

For your consideration:

Ollie's will be a new mercantile tenant
located in the former anchor location.  Due
to Ollie's store layout and process by which
patrons are welcomed, and purchase
products the following adaptations are
proposed:

1.) Provide new exterior entrance to anchor
location as typical in Mall locations so as to
facilitate direct access from parking area
provided.

2.) Ollie's utilizes a queue system at
checkout which requires all patrons to
proceed in an organized manner to the next
available register located at the main
entrance / access.

a.) The main access for the store
will be the direct access to the
exterior parking.

b.) All Ollie's locations typically
have one entrance and exit,
requiring the removal of the mall
concourse entrance.  The purpose
of this store design is two-fold:

1.  Diversity of products sold
require all space provided to be
utilized.

2.  Security - loss prevention. 
Multiple large exits combined
with the previous notation of
products make layout difficult.

Benefit of Proposed Layout
The decline of shopping malls nationally presents a
significant challenge, but innovative strategies like
integrating outdoor shopping areas with existing interior
spaces offer a promising solution. This approach
enhances accessibility for customers and creates
opportunities to attract new tenants, ultimately
extending the lifespan of malls.

For instance, a mall we worked on in Valdosta, Georgia,
experienced a significant increase in traffic after
incorporating an outdoor shopping component. 
Customers appreciate the convenience of accessing
anchor stores directly from the exterior, while the
outdoor space also draws them into the interior food
court and other shops. This revitalization strategy has
generated renewed interest and extended the viability
of the mall.

While the provided example from our site
documentation, showing customer activity on a
Wednesday morning in a less populated area, offers a
snapshot of the mall's success, further data and analysis
would strengthen the argument. 

All stores shown in the image do not have direct access
to the mall concourse.
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Former TJ Maxx Store Location
Store overall area unchanged.  Adaptive re-use of

existing space and utilities with minimal
modifications to adapt to Ollie's layout. 
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