
NOTICE:People with disabilities needing accommodations for effective participation in this meeting should contact the City 
Clerk by e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An 
attempt will be made to make reasonable accommodations 
 
Televised Live, Government Channel WTRY  (10 WideOpenWest and 17 Comcast) Replayed Wednesdays 3:00 pm, 6:00 pm and 11:00 pm 

PLANNING COMMISSION 
MEETING AGENDA 

  REGULAR MEETING 
 

David Lambert, Chairman, Marianna Perakis, Vice Chairman 
 Toby  Buechner, Carlton Faison, Tyler Fox, Michael W. Hutson, Tom Krent,  

Lakshmi Malalahalli and John J. Tagle 
   
November 14, 2023 7:00 P.M. Council Chambers    

 
1. ROLL CALL 
 
2. APPROVAL OF AGENDA 
 
3. APPROVAL OF MINUTES – October 24, 2023 
  
4. PUBLIC COMMENT  – For Items Not on the Agenda 
 

SPECIAL USE APPROVAL 
 

5. SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW (SU JPLN2023-
0019) - Proposed Clean Express Car Wash, West side of John R, North of Fourteen Mile 
(PIN 88-20-35-401-001), Section 35, Zoned GB (General Business) District 

 
PRELIMINARY SITE PLAN REVIEW 

 
6. PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0026) – Proposed 

Controlled Exit onto Colebrook from Parking Lot, Northwest corner of Rochester and 
Colebrook (3635 Rochester; PIN 88-20-22-276-051, -052 & -053), Section 22, Currently 
Zoned GB (General Business) and R-1C (One Family Residential) District 

 
OTHER ITEMS 

 
7.  DRAFT MASTER PLAN   
 
8. PUBLIC COMMENT- For Items on the Agenda 
 
9. PLANNING COMMISSION COMMENT 
 
10.  ADJOURN 
. 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
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Chair Lambert called the Regular meeting of the Troy City Planning Commission to order 
at 7:00 p.m. on October 24, 2023, in the Council Chamber of the Troy City Hall. Chair 
Lambert and Vice Chair Perakis presented opening remarks relative to the role of the 
Planning Commission and procedure of tonight’s meeting. 
 
1. ROLL CALL 

 
Present: 
Toby Buechner 
Tyler Fox 
Michael W. Hutson 
David Lambert 
Lakshmi Malalahalli 
Marianna Perakis 
John J. Tagle 
 
Absent: 
Carlton M. Faison 
Tom Krent 
 
Also Present: 
Ben Carlisle, Carlisle Wortman & Associates 
R. Brent Savidant, Community Development Director 
Julie Quinlan Dufrane, Assistant City Attorney 
Kathy L. Czarnecki, Recording Secretary 
 

2. APPROVAL OF AGENDA 
 
Resolution # PC-2023-10-059 
Moved by: Fox 
Support by: Perakis 
 
RESOLVED, To approve the Agenda as prepared. 
 
Yes: All present (7) 
Absent: Faison, Krent 
 
MOTION CARRIED 

 
3. APPROVAL OF MINUTES – September 26, 2023 

 
Resolution # PC-2023-10-060 
Moved by: Malalahalli 
Support by: Buechner 
 
RESOLVED, To approve the minutes of the September 26, 2023 Regular meeting as 
submitted. 
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Yes: All present (7) 
Absent: Faison, Krent 
 
MOTION CARRIED 

 
4. PUBLIC COMMENT – For Items Not on the Agenda 

 
Daniel Bousho, 94 Hickory; addressed residential development as relates to building 
design and options to rent or purchase, encouraged mortgaged-based communities. 
 
Jeff Williams, 159 Telford; addressed proposed Planned Unit Development (PUD) 
application located east of Livernois and north of Square Lake. He encouraged members 
of the Planning Commission to personally reach out to him to visit Telford Ridge 
subdivision and view the proposed development from the perspective of the subdivision. 
 
Mr. Savidant addressed public notification of the above-referenced proposed PUD 
application. He clarified review of the application and Public Hearing is scheduled on the 
November 28, 2023 Planning Commission Regular meeting agenda. 
 

CONDITIONAL REZONING AND SPECIAL USE APPROVAL 
 
5. PUBLIC HEARING – CONDITIONAL REZONING AND SPECIAL USE APPROVAL - 

(CR JPLN2023-001) – Proposed Jax Kar Wash, North side of Big Beaver, East of 
Rochester (PIN 88-20-23-401-036), Section 23, From O (Office) to IB (Integrated 
Industrial and Business) District 
 
Mr. Savidant said public notification on the proposed development was not clear that the 
intent of the applicant is to rezone the entire parcel to IB (Integrated Industrial & 
Business), including the portion zoned P (Vehicular Parking). Mr. Savidant said after 
discussion with the applicant, his legal representative, and the City Attorney, it is 
determined to postpone the item to the December 12, 2023 Regular meeting to allow 
proper notification. Mr. Savidant said the City Planning Consultant and the applicant 
would make their presentations, the Public Hearing would be opened, but there would be 
no deliberation on the application this evening. 
 
Ms. Dufrane announced new public notices with the correct zoning designations and 
properties proposed to be rezoned would be mailed to the appropriate property owners. 
She noted the applicant intends not to develop on the property zoned P (Vehicular 
Parking) and is voluntarily offering conditions related to the property. Ms. Dufrane said 
public comments made this evening would be on the record and in the meeting minutes. 
 
Mr. Carlisle reviewed the Conditional Rezoning and Special Use Approval application for the 
proposed Jax Kar Wash. He addressed its location, an existing pipeline that bisects the P 
(Vehicular Parking) area to the north, two different zoning designations and surrounding 
zonings. Mr. Carlisle defined the P zoning designation as a legacy zoning district with the 
intent to create a buffer. He addressed how the proposed rezoning relates to the Master Plan 
and Future Land Use designation of The Smart Zone. 
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Mr. Carlisle identified the conditions voluntarily offered by the applicant as cited in his report 
dated October 9, 2023. He noted the existing green space on the north side of the property 
that the applicant is offering to preserve is larger in size than the property zoned as Vehicular 
Parking. Mr. Carlisle stated if the Conditional Rezoning application is recommended for 
approval by the Planning Commission, a Conditional Rezoning Agreement would be drafted 
between the applicant and the City Attorney’s office prior to consideration by the City Council. 
 
Mr. Carlisle addressed site arrangement, access, circulation and landscaping. He asked the 
applicant to address (1) potential noise impact from the vacuums and car wash mechanical 
units, (2) consideration in removal or reducing the amount of stacking spaces, (3) the number 
of vacuum spaces, (4) site circulation as relates to customers entering to use the vacuums 
only, (5) screening of the east and west properties to meet Zoning Ordinance requirements, 
and (6) access from the medical office building located to the east. 
 
Mr. Carlisle asked the Planning Commission to consider if the application meets the 
Rezoning Standards (Section 16.04C), Special Use Standards (Section 9.03), Site Plan 
Review Design Standards (Section 8.06) and the intent of the Future Land Use designation. 
He asked that any approval of the application be conditioned on the site plan items identified 
in his report dated October 9, 2023. 
 
Discussion among Planning Commission and administration followed. Some comments 
related to: 
• The Smart Zone designations within the City (one). 
• Proposed use in relation to The Smart Zone, Master Plan and surrounding land uses. 
• Proposed zoning district as relates to “spot” zoning. 
• Quality of existing trees, landscaping. 
• Development limitations on property to the north that is bisected by an existing pipeline. 
 
Mr. Savidant acknowledged receipt of a formal Rezoning Protest Petition and written 
communication with signatures of West Oak subdivision residents, both of which address 
concerns with the proposed development. 
 
Applicant Todd Gesund, Vice President, Director of Expansion of Jax Car Wash, introduced 
the development team present this evening. 
o Jon Zimmerman, CEO, Jax Car Wash 
o John Gaber, Partner, WWRP, Legal Representative 
o Linden Ivezaj, P.E., Chief Operating Officer, Cunningham-Limp 
o Jim Butler, Principal, PEA Group 
 
Mr. Gesund presented a brief history of Jax Kar Wash. He addressed its excellent customer 
service and community involvement. Mr. Gesund said they met with surrounding neighbors 
to introduce the proposed development and address any concerns they might have. He said 
based on recent communication received by the City it is clear neighbors are not in favor of 
the project. Mr. Gesund addressed the application as relates to zoning, existing pipeline that 
bisects the Parking property, preservation of 42% of existing vegetation/landscape, distance 
of car wash from residential property line, and screening and view of the car wash from 
residential properties. He said they intend to never develop the landscaped Parking property. 
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Mr. Gesund also addressed the building design, site layout, traffic circulation, stacking of cars 
and its quiet operation. He said the hours of operation are 7 a.m. to 8 p.m. Monday through 
Saturday and 8 a.m. to 6 p.m. on Sunday. Mr. Gesund said the car wash is 80% membership-
based, that approximately 3.8 cars are washed per month with an average of 475 cars daily. 
Photographs of the perspective view of the car wash from residents on Hartland were 
displayed. 
 
Mr. Zimmerman presented a Jax Kar Wash noise study, citing decibel levels at certain points 
of operation. He said the car wash is extremely quiet because all the mechanical units and 
vacuum noise is contained inside the building. 
 
Mr. Butler said appropriate screening for properties to the east and west would be added to 
comply with Zoning Ordinance requirements. He addressed site circulation and traffic pattern 
as relates to the car wash operation and use of vacuums. Mr. Butler said there is an existing 
cross access easement with the adjacent office building to the east and the applicant is 
amenable to future cross access easements if the City so desires. 
 
Mr. Gaber guided Board members through a PowerPoint presentation to address how the 
application relates to the Conditional Rezoning Standards, Special Use Approval Standards, 
Master Plan and The Smart Zone Future Land Use designation. Some key points addressed 
by Mr. Gaber were: 
• Voluntary conditions offered relating to use, site plan layout and preservation of 

landscaped area in perpetuity. 
• IB zoning supports many of the uses described in The Smart Zone designation. 
• Building design and building elements compatible with The Smart Zone designation. 
• Surrounding zonings compatible with The Smart Zone designation. 
• Intent of the rezoning request is to extend the IB zoning district. 
• Car wash facility likely to service adjacent uses. 
• Rezoning request has no negative impact on neighboring properties, public service or 

overall environment. 
• Site design minimizes traffic impact. 
 
(Ms. Dufrane exited the meeting at 8:23 p.m.; returned to the meeting at 8:26 p.m.) 
 
There was discussion, some comments related to: 
• Site circulation patterns; internal and external. 
• Traffic pattern for customers who use vacuums only. 
• Applicant’s strategy to circumvent customers from using vacuums at no charge. 
• Signage on site to direct traffic patterns for customers. 
• Type of screening provided for properties located to the east and west. 
• Landscape screening to the north; residents’ view of car wash during winter months. 
• Application in relation to the Master Plan and Future Land Use designation. 
• Sound study presented by applicant. 
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PUBLIC HEARING OPENED 
 
The following speakers voiced opposition to the proposed car wash. 
• Moorthy Vivek, 1482 Hartland; addressed concerns that car wash is not a fit for The 

Smart Zone designation, negative effect on property value, privacy, light pollution, 
safety, noise and fumes, setting precedent of continuing IB zoning. 

• Geeta Madurkar, 1494 Hartland; addressed concerns with negative impact on health 
and environment, property value, noise pollution, safety of school children, increased 
traffic. 

• Bruce Knight, 1607 E. Big Beaver, Suite 210; addressed definition of The Smart Zone 
designation as relates to proposed development and compatibility with adjacent 
property, concerns with vehicular access to his property, traffic circulation and safety. 

• Speaker did not identify himself by name or address but stated he lives behind 
proposed development; addressed concerns with noise, light pollution, increased 
traffic, difficulty in exiting subdivision and merging into ongoing traffic to make a 
turnaround on Big Beaver. 

• Chandra Siddharthan, 1446 Hartland; addressed concerns with negative impact on 
quality of life and noise pollution. Mr. Siddharthan challenged applicant’s sound study; 
shared from his phone traffic noise heard at his residence from Big Beaver traffic and 
street noise from a nearby Jax Kar Wash. 

• Makarand Phadke, 1470 Hartland; addressed concerns for safety and security of 
children who play in area, noise pollution, increased traffic, circulation of traffic and 
compatibility with The Smart Zone designation. 

• Venkat Aitharaju, 1410 Hartland; addressed concerns with noise, negative impact on 
property values, compatibility with The Smart Zone designation, encouraged high 
technology developments. 

• Lokesh Jayachandran, 1530 Hartland; addressed concerns with noise pollution, 
exhaust fumes, lack of privacy; both he and his wife work from home. 

• Nandkishor Dhilde, 1518 Hartland; addressed concerns with compatibility with The 
Smart Zone designation, increase in traffic especially during Spring season. 

• Vivek Sandell, 1434 Hartland; addressed compatibility with The Smart Zone 
designation, increase in traffic, traffic circulation as relates to Big Beaver, encouraged 
diverse economic development like the Automation Alley designation. 

• Daniel Bousho, 94 Hickory; addressed The Smart Zone designation in relation to 
proposed car wash, concerned with setting a precedent for future development.  

 
PUBLIC HEARING CLOSED 
 
Mr. Savidant stated the City Council has the final decision on a rezoning application. He 
said public comment can be heard again at the December 12, 2023 Regular Planning 
Commission meeting and at the City Council meeting. 
 
Mr. Carlisle said a Public Hearing will be scheduled at the City Council meeting, noting 
the meeting most likely will be in the New Year. 
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Resolution # PC-2023-10-061 
Moved by: Buechner 
Seconded by: Fox 
 
RESOLVED, To postpone Conditional Rezoning request (CR JPLN2023-001), located 
on the north side of Big Beaver, east of Rochester, to the December 12, 2023 meeting. 
 
Yes: All present (7) 
Absent: Faison, Krent 
 
MOTION CARRIES 

 
OTHER ITEMS 

 
6. PUBLIC COMMENT – For Items on the Agenda 

 
Vivek Sandell, 1434 Hartland; addressed administrative review process for the proposed 
conditional rezoning; said postponing item might be a convenient diversion on the part of 
the City. 
 
Mr. Perakis said public comment this evening would be on the record and in the meeting 
minutes for future reference if residents are unable to attend the Planning Commission 
meeting in December. 
 
Mr. Fox said the City Council gives serious consideration to the Planning Commission 
recommendations on proposed rezonings and encouraged residents to share their 
concerns with the City Council. 
 

7. PLANNING COMMISSION COMMENT 
 
There were general Planning Commission comments, some related to: 
• Special Use Approval and zoning designations that permit car wash facilities. 
• Consideration of City revenue is not within the purview of the Planning Commission. 
• Legal implications relating to proposed development applications considered by the 

Planning Commission. 
• Attendance at Michigan Association of Planning (MAP) conference. 
• Chair Lambert and Commissioner Fox seeking Master Citizen Planner (MCP) 

credentials. 
 
Mr. Savidant reported the Rezoning Request for Encore Development, East side of Todd, 
South of Big Beaver, from R-1C and P to Big Beaver zoning district was granted by City 
Council at their October 16, 2023 meeting. 
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8. ADJOURN 

 
The Regular meeting of the Planning Commission adjourned at 9:01 p.m. 

 
Respectfully submitted, 
 
 
 
 
        
David Lambert, Chair 
 
 
 
 
       
Kathy L. Czarnecki, Recording Secretary 
 
https://d.docs.live.net/2f7ed4fe5f664ea8/Documents/Kathy/COT Planning Commission Minutes/2023/2023 10 24 Draft.docx 



 
 

ITEM #5 



  PC 2023.11.14 
  Agenda Item # 5 
 

 
 
 
 
DATE: November 8, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW (SU 

JPLN2023-0019) - Proposed Clean Express Car Wash, West side of John R, 
North of Fourteen Mile (PIN 88-20-35-401-001), Section 35, Zoned GB (General 
Business) District 

 
The petitioner Mannik and Smith Group submitted the above referenced Special Use Approval 
and Preliminary Site Plan Approval application for a new full-service car wash within an 
underutilized parking lot at Oakland Mall.  
 
Vehicle auto washes are permitted in the GB district, subject to special use approval. 
 
The Planning Commission held a public hearing on this item on September 26, 2023 and 
postponed the item (minutes attached). 
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the application. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and recommends approval of the project, as noted. 
 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. Minutes from September 26, 2023 Regular meeting (excerpt) 
4. Memo prepared by OHM Advisors dated October 18, 2023  
5. Special use application 

 
G:\SPECIAL USE\SU_JPLN2023-0019_CLEAN EXPRESS CAR WASH\PC Memo 11 14 2023.docx 



PROPOSED RESOLUTION 
 
SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN REVIEW (SU JPLN2023-
0002) - Proposed Clean Express Car Wash, West side of John R, North of Fourteen Mile 
(PIN 88-20-35-401-001), Section 35, Zoned GB (General Business) District 
 
Resolution # PC-2023-11- 
Moved by: 
Seconded by: 
 
RESOLVED, That Special Use Approval and Preliminary Site Plan Approval for the 
proposed Clean Express Car Wash, West side of John R, North of Fourteen Mile (PIN 88-
20-35-401-001), Section 35, Currently Zoned GB (General Business) District, be (granted, 
subject to the following conditions): 
 

1. Add one (1) parking lot tree internal to the parking lot along the western parking 
area, and one (1) tree along the eastern parking lot area. 

2. Stamp plan by licensed landscape architect.   
 
 _________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:_________________________________) 
 
 
Yes: 
No: 
Absent: 
 
MOTION CARRIED / FAILED 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.

2,306

1:

Feet2,3060 1,153



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.

2,306

1:

Feet2,3060 1,153



 
 
 
 Date: September 20, 2023  
  November 7, 2023 
 

Preliminary Site Plan 
For 

City of Troy, Michigan 
 
 

  
Applicant:  Mannik and Smith Group  
 
Project Name:   Clean Express Car Wash 
 
Location: Oakland Mall (outlot adjacent to John R)   
 
Zoning: GB, General Business 
 
Action Requested: Preliminary Site Plan Review  
 
 
SITE/PROJECT DESCRIPTION/CURRENT USE 

 
The applicant has submitted an application for a new car wash to be located in an outlot of 
Oakland Mall.  The proposed outlot is adjacent to John R and in front of the At Home store in the 
mall.   The proposed carwash is 3,600 sq/ft and includes 25 vacuum stations.  The parking and 
vacuum stations are located between the building and the At Home store.  The area proposed 
for development is currently parking.   
 
The site is zoned GB, General Business.  A carwash is a special use in the GB district.  
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PREVIOUS PLANNING COMMISSION REVIEW 

 
The Planning Commission last reviewed this project at their September 26, 2023 meeting.  The 
item was postponed to allow OHM to review the traffic study.  
 
Since the last meeting the applicant has made the following changes:  

• Provided an 8 -foot sidewalk along John R Road 
• Relocated the dumpster to internal to the site 
• Provided a sidewalk across the north side of lot, to and from John R 
• Added one (1) internal parking lot island along the western parking lot side 

 
NATURAL FEATURES 

 
The site has been graded and developed for use as a parking lot.  There are no natural features 
in the area proposed for development.   
 
Items to be addressed: None 
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SITE ARRANGEMENT  

 
The proposed outlot is adjacent to John R and in front of the At Home store in the mall.   The 
proposed carwash is 3,600 sq/ft and includes 25 vacuum stations.  The parking and vacuum 
stations are located between the building and parking for the At Home store.  The area proposed 
for development is currently parking.   
 
Items to be addressed: None 
 
AREA, WIDTH, HEIGHT, SETBACKS 

 
Section 4.14 establishes the dimensional requirements for GB, General Business District. The 
requirements of GB Zoning District and the proposed dimensions are shown in the following 
table. 
 

 
Items to be addressed: None 
 
PARKING 

 
Section 13.06.G of the Zoning Ordinance requires: 
 

 Required Provided Compliance 
Car Wash 

 
2 spaces, plus 12 stacking spaces 

per bay for a semi- or fully-
automatic wash, 1 stacking space 
per bay for a self-serve wash, plus 

1 space per 1 employee on the 
largest typical shift 

 
25 vacuum spaces and 
3 non-vacuum spaces.  

Over 12 stacking 
spaces.  

Complies 

 Required Provided Compliance 

Front (John R) 10-feet 10.55-feet Complies 

Side 20-feet /40-feet 
combined 

Over 20-feet and 40-
feet combined  Complies 

Rear  30-foot minimum 
setback Over 30-feet Complies 

Building Height 3-stories, 40 feet in 
height. 

3-stories, 40 feet in 
height  Complies 

Parking Location N0 more than 50% can 
be in front yard 

No more than 50% of 
parking is located in 

front yard 
Complies 
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Barrier Free 1 1 Complies 

Bicycle Parking 2 2 Complies 
Loading 0 0  

 
Items to be Addressed: None   
 
TRAFFIC, SITE ACCESS, and CIRCULATION 

 
Internally, the site is curbed to separate the use from general mall parking and circulation.  OHM 
has reviewed the traffic study prepared by Mannik Smith Group dated October 13, 2023. OHM 
recommends approval of the traffic impact assessment and site plan. See OHMs October 18, 2023 
memo for more details.  
 
OHM, the City Engineer, and the City Fire Marshall have reviewed site circulation and does not 
have any objections.   
 
Items to be addressed:  None  
 
LANDSCAPING 

 
A landscaping plan has been provided on Sheet L101. The following table discusses the 
development’s compliance with the landscape requirements set forth in Section 13.02. 
 

 Required: Provided: Compliance: 
Greenbelt Planting    
John R: 1 tree every 30 feet 328 / 30 = 11 18 trees Complies  
Parking Lot Landscaping:  
 

   

1 tree per 8 parking spaces  29 / 10 = 4 trees 4 trees in 
perimeter of 
parking area.    

Complies with 
Planning 
Commission 
consideration   

Overall    
Site landscaping:  
A minimum of twenty percent (20%) of the 
site area shall be comprised of landscape 
material. Up to twenty-five percent (25%) 
of the required landscape area may be 
brink, stone, pavers, or other public plaza 
elements, but shall not include any parking 
area or required sidewalks. 

20% = 8,540 
sq/ft  

Over 20% = 
10,332 sq/ft 

Complies  
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We note that there is a long stretch of parking (with vacuums) that does not have any parking lot 
landscaping.  We had recommended that the applicant provide two (2) parking lot trees internal 
to the parking lot along the western parking area, and one (1) tree along the eastern parking lot 
area. Parking lot trees in the western parking area will also breakup and help distinguish and 
define the property and use boundaries of the carwash.  The applicant added one (1) parking lot 
tree along the western parking lot area.  Landscape Plan was not stamped by a licensed landscape 
architect.  
 
Items to be Addressed: 1). Add one (1) parking lot tree internal to the parking lot along the 
western parking area, and one (1) tree along the eastern parking lot area; and 2). Stamp plan by 
licensed landscape architect.   
 
PHOTOMETRICS 

 
The applicant proposes three (3) parking lot pole lights and six (6) building lights.   Photometric 
and fixtures comply with ordinance requirements.   
 
Items to be Addressed: None 
 
FLOOR PLAN AND ELEVATIONS 

 
Floor plans and elevations have been provided.  The primary material is brick.  A rendering shows 
a color scheme of white brick, natural brick, and green vacuums.  The proposed canopy over the 
pay area is red.   
 
Items to be Addressed: None 
 
SPECIAL USE STANDARDS 

 
For any special use, according to Section 9.02.D, the Planning Commission shall “…review the 
request, supplementary materials either in support or opposition thereto, as well as the Planning 
Department’s report, at a Public Hearing established for that purpose, and shall either grant or 
deny the request, table action on the request, or grant the request subject to specific conditions.” 
 
Section 9.03 states that before approving any requests for Special Use Approval, the Planning 
Commission shall consider: 
 

1. Compatibility with Adjacent Uses.  
2. Compatibility with the Master Plan.  
3. Traffic Impact.  
4. Impact on Public Services.  
5. Compliance with Zoning Ordinance Standards.  
6. Impact on the Overall Environment.  
7. Special Use Approval Specific Requirements.  
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SITE PLAN REVIEW STANDARDS 

 
The Site Plan review standards provide the Planning Commission with direction when reviewing 
the proposed site plan and design features of this development.  
 
Section 8.06 outlines Site Plan Review Design Standards.  
 
Section 8.06 outlines Site Plan Review Design Standards.  
 

1. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses. 

a. Building design shall enhance the character of the surrounding area in relation to 
building and parking placement, landscape and streetscape features, and 
architectural design.    

b. Street fronts shall provide a variety of architectural expression that is appropriate 
in its context and prevents monotony.  

c. Building design shall achieve a compatible transition between areas with different 
height, massing, scale, and architectural style. 

 
2. Development shall incorporate the recognized best architectural building design practices. 

a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

b. Provide high quality, durable materials, such as but not limited to stone, brick, 
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent 
material.   

c. Develop buildings with creativity that includes balanced compositions and forms.  
d. Design roofs that are appropriate to the architectural style of the building and 

create an appropriate visual exterior mass of the building given the context of the 
site.  

e. For commercial buildings, incorporate clearly defined, highly visible customer 
entrances using features such as canopies, porticos, arcades, arches, wing walls, 
ground plane elements, and/or landscape planters.  

f. Include community amenities that add value to the development such as patio/ 
seating areas, water features, art work or sculpture, clock towers, pedestrian 
plazas with park benches or other features located in areas accessible to the public. 
 

3. Enhance the character, environment and safety for pedestrians and motorists. 
a. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence.  
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, 

and other features.  
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e.  Improve safety for pedestrians through site design measures. 
 
SUMMARY 

 
The Planning Commission is asked to consider if the plan meets the special use and site plan 
design standards.  
 
If the Planning Commission approves the special use and site plan, the following site plan items 
should be addressed by the applicant: 
 

1. Add one (1) parking lot tree internal to the parking lot along the western parking area, 
and one (1) tree along the eastern parking lot area. 

2. Stamp plan by licensed landscape architect.   
 
 
Sincerely,  

     
 



PLANNING COMMISSION REGULAR MEETING – FINAL SEPTEMBER 26, 2023 
  
 
 

1 
 

SPECIAL USE APPROVAL 
 
5. PUBLIC HEARING – SPECIAL USE APPROVAL AND PRELIMINARY SITE PLAN 

REVIEW (SU JPLN2023-0019) – Proposed Clean Express Car Wash, West side of 
John R, North of Fourteen Mile (PIN 88-20-35-401-001), Section 35, Zoned GB 
(General Business) District 
 
Mr. Carlisle reviewed the Clean Express Car Wash Special Use and Preliminary Site Plan 
application. He addressed the car wash location at the Oakland Mall, site circulation, 
proposed landscaping, architectural features, building size and number of vacuums. He 
reported the application is permitted as a Special Use in the GB zoning district and that it 
meets parking requirements. Mr. Carlisle noted the rendering provided in the agenda packet 
is not site specific but a general rendering of the proposed development. 
 
In summary, Mr. Carlisle asked the Board to consider any public testimony during the Public 
Hearing and to consider in its deliberations site circulation, especially around the location of 
the parking lot entrance, building materials and color scheme, and if the plan meets the 
Special Use and Site Plan Review Design Standards as set forth in Sections 9.02.D and 
8.06, respectively. Mr. Carlisle stated any approval of the application should be conditioned 
on site plan items identified in his report dated September 20, 2023. 
 
Mr. Savidant announced the applicant provided a site-specific rendering after preparation of 
the Planning Consultant report. He said the rendering was emailed to Board members prior 
to tonight’s meeting and is available to view on the Board’s laptop and on the presentation 
screen. Mr. Savidant said a traffic study has been provided by the applicant but due to time 
constraints not yet reviewed by the City Traffic Engineer OHM. 
 
Jacob Rilett of Mannik Smith Group, Consultant Dennis Miller and Oakland Mall owner 
Mario Kiezi were present. 
 
Mr. Rilett provided a brief description of the modernized express car wash that has ninety 
locations throughout the Midwest. He highlighted its quick service, advanced water features 
and conservation and subscription membership. Mr. Rilett addressed stormwater 
management in relation to the overall mall property and topography. 
 
A revised site plan was circulated among Board members that addressed site plan issues 
identified in the Planning Consultant report. 
 
There was discussion, some comments related to: 
• Ownership of the Oakland Mall property. 
• Stormwater management in relation to the existing topography and mall property. 
• Conservation of water usage. 
• Construction of sidewalk connections per Engineering review. 
• Relocation of dumpster. 
• Bicycle parking. 
• Landscaping; additional parking lot trees. 
• Number of vacuums. 
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• Site circulation, as relates to entry and exit and Oakland Mall traffic. 
• Stacking of vehicles. 
• Employee parking. 
• Relationship of application to Master Plan. 
• Future development of mall property. 
 
Mr. Miller said the car wash would be ready to facilitate high volumes during weekends and 
adverse weather conditions and signage would be provided to direct traffic. He addressed 
the in-and-out quick express service, selection of services and price range of membership. 
Mr. Miller said the facility would be community focused, offering fundraisers. 
 
Mr. Kiezi gave a brief history of the Oakland Mall, its anchor stores and recently acquired 
stores. He said a Master Plan is in process to develop the entire mall property to incorporate 
mixed uses and change the overall view of the property. Mr. Kiezi addressed the mall’s 
advantageous location to the I-75 frontage and surrounding communities. He addressed 
ownership of the mall property, marketability of the site, ongoing site improvements and focus 
on acquiring quality tenants. 
 
PUBLIC HEARING OPENED 
 
There was no one present who wished to speak. 
 
PUBLIC HEARING CLOSED 
 
There was a brief discussion on the revised site plan circulated by the applicant that 
addressed site items identified in the Planning Consultant report. 
 
Mr. Savidant and Ms. Dufrane emphasized the importance of OHM reviewing the traffic 
study prior to consideration of site plan approval. 
 
Resolution # PC-2023-09-057 
Moved by: Buechner 
Seconded by: Fox 
 
RESOLVED, To postpone action on Special Use Approval and Preliminary Site Plan 
Approval to allow review of the traffic study by the City Traffic Engineer. 
 
Yes: All present (9) 
 
MOTION CARRIED 

 



 
 
 

memorandum 
 
 

 

Date: October 18, 2023 
 

To: Brent Savidant 
  

From: Stephan Maxe, PE & Lauren Hull, EIT 
 

Re: Proposed Express Wash Development 
Traffic Impact Assessment Review  

 
 
We have reviewed the traffic impact assessment for the proposed Express Wash development in Troy, 
Michigan. The report was prepared by Mannik Smith Group and is dated October 13, 2023. The site plan was 
prepared by Mannik Smith Group and is dated July 18, 2023. 
 
The applicant submitted hourly pay station count data from five similar car wash facilities in cities in Ohio. 
These cities are Hilliard, Columbus, Heath, Gahanna, and Dublin. Data shows an estimated 56 site generated 
trips during the weekday AM peak hour and 75 site generated trips during the weekday PM peak hour. 
Additionally, the data shows an estimated 77 site generated trips during the weekend peak hour. OHM does 
not object to use of this data; however, we note that this data assumes that the month of April, when the 
provided counts are from, reflect year-round conditions and that employees and deliveries were not included in 
these counts. 
 
OHM recommends approval of the traffic impact assessment and site plan at this time. 
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  PC 2023.11.14 
  Agenda Item # 6 
 

 
 
 
DATE: November 8, 2023 
 
TO: Planning Commission 
 
FROM: R. Brent Savidant, Community Development Director 
 
SUBJECT: PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0026) – 

Proposed Controlled Exit onto Colebrook from Parking Lot, Northwest corner of 
Rochester and Colebrook (3635 Rochester; PIN 88-20-22-276-051, -052 & -053), 
Section 22, Currently Zoned GB (General Business) and R-1C (One Family 
Residential) District 

 
The petitioner Nima Group LLC submitted the above referenced Preliminary Site Plan application 
for an additional exit only onto Colebrook for the ADAM Community Center (place of worship). 
The Planning Commission is authorized to approve changes in vehicular access.  
 
The attached report prepared by Carlisle/Wortman Associates, Inc. (CWA), the City’s Planning 
Consultant, summarizes the project. CWA prepared the report with input from various City 
departments including Planning, Engineering, Public Works and Fire. City Management supports 
the findings of fact contained in the report and the recommendations included therein. 
 
 
Attachments: 

1. Maps 
2. Report prepared by Carlisle/Wortman Associates, Inc. 
3. Memo from OHM Advisors dated October 19, 2023. 

 
G:\SITE PLANS\SP_JPLN2023-0026_CONTROLLED EXIT FROM PARKING LOT\PC Memo 2023 11 14.docx 



PROPOSED RESOLUTION 
 
 
PRELIMINARY SITE PLAN REVIEW (File Number SP JPLN2023-0026) – Proposed 
Controlled Exit onto Colebrook from Parking Lot, Northwest corner of Rochester and 
Colebrook (3635 Rochester; PIN 88-20-22-276-051, -052 & -053), Section 22, Currently 
Zoned GB (General Business) and R-1C (One Family Residential) District 
 
Resolution # PC-2023-11- 
Moved by:  
Support by:  
 
RESOLVED, That Preliminary Site Plan Approval, pursuant to Article 8 of the Zoning 
Ordinance, as requested for the proposed Controlled Exit onto Colebrook from Parking 
Lot, Northwest corner of Rochester and Colebrook (3635 Rochester; PIN 88-20-22-276-
051, -052 & -053), Section 22, Currently Zoned GB (General Business) and R-1C (One 
Family Residential) District, be (granted, subject to the following conditions): 
 
__________________________________________________________) or  
 
(denied, for the following reasons: _________________________________) or 
 
(postponed, for the following reasons:________________________________) 
 
 
Yes:   
No: 
Absent:  

 
MOTION CARRIED 
 
G:\SITE PLANS\SP_JPLN2023-0026_CONTROLLED EXIT FROM PARKING LOT\Proposed PC Resolution 2023 11 
14.doc 



Note: The information provided by this application has been compiled from recorded deeds, plats, tax
maps, surveys, and other public records and data. It is not a legally recorded map survey. Users of this

data are hereby notified that the source information represented should be consulted for verification.
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 Date: November 8, 2023 
 

Preliminary Site Plan Review 
For 

City of Troy, Michigan 
 
 

  
Applicant:  Dr. Amin   
 
Project Name:   Colebrook Road-Curb Cut 
 
Location: West side of Livernois, north of Big Beaver   
 
Plan Date:  October 24, 2023 
 
Action Requested: Preliminary Site Plan Approval  
 
BACKGROUND 

 
The owner of the site at 
located at the northwest 
corner of Rochester Road 
and Colebrook Road has 
requested an additional 
curb-cut from the site onto 
Colebrook.  From my 
understanding, a permit to 
start the work was issued in 
error, and part of the 
construction / demolition 
has started.  Once the error 
was discovered, the City 
informed the applicant to 
stop any work.  
 
 

Colebrook 
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WORK 
 
These are photos taken from the site of the partially completed work.  
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PROJECT DESCRIPTION 

 
The applicant is seeking approval to construct a curb cut and drive-aisle to Colebrook through an 
existing parking lot.  The use of the site is for religious services for a place of worship.  The 
applicant notes that during busy times, particularly Friday afternoons, it is difficult to exit the site 
directly onto Livernois.   
 
The drive-aisle would be one-way exiting only from the site.  Access to the new curb-cut and 
drive-aisle from Colebrook would be blocked with an automatic gate.   
 
The curb-cut aligns with an internal drive in the existing parking lot.  The applicant notes that no 
parking will be lost as a result of the new egress point.    
 
SITE IMPACTS 

 
There is an existing screen wall along Colebrook Road.  Portions of the wall will be removed.  The 
applicant has noted that that the wall end caps will be replaced once construction is finished.  
 
TRAFFIC 

 
OHM has reviewed the proposed traffic impacts and approves the curb cut.    
 
SITE PLAN REVIEW STANDARDS 

 
Section 8.06 outlines Site Plan Review Design Standards.  
 

1. Development shall ensure compatibility to existing commercial districts and provide a 
transition between land uses. 

a. Building design shall enhance the character of the surrounding area in relation to 
building and parking placement, landscape and streetscape features, and 
architectural design. 

b. Street fronts shall provide a variety of architectural expression that is appropriate 
in its context and prevents monotony.  

c. Building design shall achieve a compatible transition between areas with different 
height, massing, scale, and architectural style. 

2. Development shall incorporate the recognized best architectural building design 
practices. 

a. Foster a lasting impact on the community through the provision of high quality 
design, construction, and detailing.  

b. Provide high quality, durable materials, such as but not limited to stone, brick, 
glass, and metal. E.I.F.S. or material equivalent shall only be used as an accent 
material.   

c. Develop buildings with creativity that includes balanced compositions and forms.  
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d. Design roofs that are appropriate to the architectural style of the building and 
create an appropriate visual exterior mass of the building given the context of the 
site.  

e. For commercial buildings, incorporate clearly defined, highly visible customer 
entrances using features such as canopies, porticos, arcades, arches, wing walls, 
ground plane elements, and/or landscape planters.  

f. Include community amenities that add value to the development such as patio/ 
seating areas, water features, art work or sculpture, clock towers, pedestrian 
plazas with park benches or other features located in areas accessible to the 
public. 

3. Enhance the character, environment and safety for pedestrians and motorists. 
a. Provide elements that define the street and the pedestrian realm.  
b. Create a connection between the public right of way and ground floor activities.  
c. Create a safe environment by employing design features to reduce vehicular and 

pedestrian conflict, while not sacrificing design excellence.  
d. Enhance the pedestrian realm by framing the sidewalk area with trees, awnings, 

and other features.  
e.  Improve safety for pedestrians through site design measures. 

 
SUMMARY 

 
The Planning Commission should consider if the required site plan standards have been met.   

 
 
Sincerely,  
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RECOMMENDED ACCESSORIES:

R
G

L2
4

LY

RED/GREEN TRAFFIC LIGHT 
Assures  sa fe  enter ing  and ex i t ing  

by  ind ica t ing  door  s ta tus .

LOW-POWER LOOP DETECTOR  
Automat ic  sens i t i v i ty  se t t ings  fo r 
ease  o f  veh icle  detect ion . Power-

ef f ic ient  des ign  fo r  max. cycles  on 
ba t ter y  backup.

P R O D U C T  G U I D E  M A / M A T
H I G H - T R A F F I C  D C  B A R R I E R  G A T E  O P E R A T O R

A
O

M
R

O
N

HEAVY-DUTY RETRO-  
REFLECTIVE PHOTO EYE  

Rated up to  a  40- foot  sens ing 
d is tance and 24–240VAC/DC,  

non-moni tored .

LED BARRIER ARM 
Aluminum arm wi th  in tegra ted  red 

LED l ight  and DOT tape prov ides 
except iona l  v is ib i l i t y  24 hours  a  day.

COMMERCIAL ACCESS  
CONTROL RECEIVER 

Standa lone commerc ia l  rece iver 
wi th  Secur i ty+ 2 .0  and IP44 hous ing 

des igned for  outdoor  env i ronments ;  can 
program up to  1 ,000 remotes  fo r  your 

park ing  or  commerc ia l  app l ica t ions .

M
A

LED
1

2
/M

A
LED

1
7

LD
7

LP
S

TA
R

1
0

0
0

RELIABLE
HEAVY-DUTY DC MOTOR PERFORMS IN THE MOST DEMANDING APPL ICATIONS.

BATTERY BACKUP  SAFEGUARDS YOUR PROPERTY, PROVID ING 900 CYCLES WHEN 
THE POWER IS  DOWN.

SMOOTH START/STOP OPERATION  EXTENDS L IFE  OF OPERATOR.

MAGNETIC LIMIT SENSORS ARE DESIGNED FOR HIGH-CYCLE APPLICATIONS.

SURGE SUPPRESSION PROVIDES INDUSTRIAL SURGE AND LIGHTNING PROTECTION.

WARRANTY OF 10 YEARS FOR ALUMINUM FRAME AND 2 YEARS FOR PARTS.

R e l i a b l e  b a r r i e r  o p e r a t o r  f o r  h e a v y - t r a f f i c  a p p l i c a t i o n s .

H I G H - T R A F F I C  D C  B A R R I E R  
G A T E  O P E R A T O R

M A / M A T

BATTERY BACKUP
up to  900 Cycles

EXTENDED BARRIER 
ARM LENGTH
up to  17 f t . Long

SAMS (SEQUENCED ACCESS MANAGEMENT SYSTEM) PROVIDES CONTROL  
BETWEEN BARRIER AND SLIDE/SWING GATE OPERATOR TO MAXIMIZE TRAFFIC FLOW.

AUXILIARY PROGRAMMABLE RELAY MAKES ADDING ADDIT IONAL  
ACCESSORIES EASY.

MULTI-VEHICLE MEMORY ALLOWS BARRIER ARM TO REMAIN OPEN UNTIL ALL 
PREAUTHORIZED VEHICLES PASS THROUGH.

SMART

MAT

OPTIONAL ACCESSORIES:

C
A

P
2

D
C

A
P

X
L

CONNECTED ACCESS PORTAL, 
2-DOOR CONTROLLER 

Cloud-based, c redent ia led  
access  cont ro l .

CONNECTED ACCESS  
PORTAL, HIGH CAPACITY 

Cloud-based access  cont ro l  
fo r  res idents  and guests .

SAFE AND SECURE
FIRE-DEPARTMENT COMPLIANCE ALLOWS GATE TO AUTO-OPEN UPON LOSS  
OF AC POWER OR BATTERY DEPLET ION. 

BREAKAWAY ARM CAN BE EASILY REINSTALLED IF ARM IS HIT. 

ANTI-TAILGATE QUICKLY SECURES PROPERTY, PREVENTING  
UNAUTHORIZED ACCESS.

SECURITY+ 2.0® SAFEGUARDS ACCESS WITH AN ENCRYPTED TRI-BAND SIGNAL  
TO VIRTUALLY ELIMINATE INTERFERENCE AND OFFER EXTENDED RANGE.
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M A / M A T
HIGH-TRAFFIC DC BARRIER  

GATE OPERATOR

F E A T U R E S .

A D D I T I O N A L  A R M  O P T I O N S .

S U P P O R T . 
BUILT-IN 110V CONVENIENCE 
OUTLET 

 - S impl i f ies  Add ing or  Power ing  
Up Accessor y  Dev ices  and Saves  
the  Expense o f  Hav ing  to  Add  
an  Ex t ra  Out le t

UNIVERSAL CONTROLLER WITH  
8 INPUTS

 - A l lows for  the  Connect ion  o f  a  Fu l l 
Range o f  Opt iona l  Ex terna l  Dev ices

 - MA024-10RDOT—Red/Whi te  S t r ipe  Ar t icu la t ing  Arm 
(10- f t . Arm Length )
 - MALED12—Red/Whi te  LED Arm  
(12- f t . Arm Length )
 - 50-ALMARMDOT—Red/Whi te  S t r ipe  
(15- f t . Arm Length )
 - MALED17—Red/Whi te  LED Arm*  
(17- f t . Arm Length )
 - MA116RDOT—Red/Whi te  S t r ipe**  
(17- f t . Arm Length )

 - MA034RDOT—Red/Whi te  S t r ipe  Ar t icu la t ing  Arm  
(9- f t . Arm Length )

*Requ i res  Counterweight  MALEDCW
 **Requ i res  Counterweight  MA117

RIGHT- OR LEFT-HANDED OPERATION
 - Prov ides  F lex ib i l i t y  to  Fi t  your  App l ica t ion 
and Ease o f  Ins ta l la t ion

850LM RADIO RECEIVER 
 - Un iversa l  Rece iver  fo r  Commerc ia l 
App l ica t ions
 - V i r tua l l y  E l imina tes  In ter ference and 
Improves  Range to  Access  Your  Home  
or  Fac i l i t y

SLIP CLUTCH (MA005C) 
 - A l lows Arm to  Be Manua l ly  Pushed 
Open wi thout  Damaging the  Gearbox 
or  Sheer  P ins ;  Arm Automat ica l l y 
Resets  to  Normal  C losed Pos i t ion 
upon Rece iv ing  Act iva t ion

For  Suppor t  Too ls  and Tra in ing  V ideos , V is i t 
Li f tMasterTrain ing.com

For  More  In format ion  on  Ga te  Opera tors , V is i t 
Li f tMaster.com/UL325Gates

To Find  the  R ight  Per imeter  Access  So lu t ion 
fo r  You, V is i t 
L i f tMaster.com/Solut ion-Generator 

 

Sales  Suppor t :  800.282.6225 
Techn ica l  Suppor t  Center : 800.528.2806 
To Order :  800.323.2276 

POWER
- 120V Appl ica t ions

- 220V  Opt iona l 

-  Accessory  Power  24VDC 500 mA

 - 24VDC/800 RPM  Cont inuous-Duty  Motor

 - 1/2 HP  Equ iva lent

 - Gear  Reduct ion  60 :1  Reducer  in  Synthet ic  O i l  Ba th

 - Chassis : Powder-Coa ted 1/4  in . A luminum A l loy

MECHANICS

 - Cover : 

MA—UV-Res is tant  Po lye thy lene 

MAT—Ful l  A luminum Cab inet

 - UL ® 325 and UL 991 : C lass  I , I I , I I I  and IV 

 - Recommended Capaci t ies : 

Max. Arm Length—9–17 f t . A luminum or  PVC Arm 

Cycles—6,000/Day

COMMERCIAL-GRADE DESIGN

 - Arm Mater ia l : A luminum

 - Operat ing Vol tage : 12VDC

 - Lamp Type : LED 2528 IP68 S i l i ca  Ge l  Fi l led

 - Color : Red/Whi te

 - Power : 14 .4  W/m

 - UL L isted : UL  325 and UL 991—Class  I , I I , I I I  and IV

 - Warranty : 6-Month  L imi ted

LED BARRIER ARM SPECIFICATIONS

-13°F ( -25°C)  to  140°F (60°C)

TEMPERATURE SPECIFICATIONS

MALED12 12 f t . x  3  in . x  2-1/4  in . ;  17  lbs .  

(10  f t . 9-3/4  in . Ins ta l led )

MALED17 17 f t . x  3  in . x  2-1/4  in . ;  25  lbs .  
(14  f t . Ins ta l led )

BASE DIMENSIONS:

OPERATOR WEIGHTS (WITHOUT ARM):

Mega Arm Pedestal 
(MADCBB3)

89 lbs .

Mega Arm Tower 
(MATDCBB3)

113 lbs .

MA 41.03" H x  16.37"  W x  13.50"  D

MAT 41.95" H x  14.46"  W x  13.79"  D

AL
UM

IN
UM PV

C

ST
AN

DA
RD

OP
TI

ON
AL

SPEED
2.5  

Seconds  
to  Open

2.5  

Seconds  
to  C lose

HEATER (MA201/UN201)
 - Main ta ins  a  Su i tab le  Tempera ture  Ins ide 
the  Opera tor  When Reach ing Be low 32°F; 
150 W (MA Only )  o r  500 W (MAT On ly ) 

MA



MADCBB, MATDCBB, 
MASDCBB, & MASTDCBB

HEAVY-DUTY DC BARRIER GATE OPERATOR

O W N E R ' S  M A N U A L

RADIO
RECEIVER

INCLUDED

IMPORTANT: Read and understand Warranty Page first. Batteries (included) MUST be connected for proper 
operation of operator. Use (2) LiftMaster 12 Vdc 7AH (Part # MBAT).

MEGA ARM & 
MEGA SPRINT

MEGA ARM TOWER & 
MEGA SPRINT TOWER

The Chamberlain Group, Inc.
845 Larch Avenue

Elmhurst, Illinois 60126-1196
www.liftmaster.com
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When you see these Safety Symbols and Signal Words on the following pages, they 
will alert you to the possibility of serious injury or death if you do not comply with 
the warnings that accompany them. The hazard may come from something 
mechanical or from electric shock. Read the warnings carefully.

When you see this Signal Word on the following pages, it will alert you to the 
possibility of damage to your gate and/or the gate operator if you do not comply 
with the cautionary statements that accompany it. Read them carefully.

IMPORTANT NOTE:
•  BEFORE attempting to install, operate or maintain the operator, you must read and 

fully understand this manual and follow all safety instructions.

•  DO NOT attempt repair or service of your commercial door and gate operator 
unless you are an Authorized Service Technician.

SAFETY » SAFETY SYMBOL AND SIGNAL WORD REVIEW

MECHANICAL

ELECTRICAL
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CLASS I – RESIDENTIAL VEHICULAR GATE OPERATOR
A vehicular gate operator (or system) intended for use in a home of one-to four single family dwellings, or a garage or 
parking area associated therewith.

I

II

III

IV

CLASS II – COMMERCIAL/GENERAL ACCESS VEHICULAR GATE OPERATOR
A vehicular gate operator (or system) intended for use in a commercial location or building such as a multi-family housing unit 
(five or more single family units) hotel, garage, retail store or other building servicing the general public.

CLASS III – INDUSTRIAL/LIMITED ACCESS VEHICULAR GATE OPERATOR
A vehicular gate operator (or system) intended for use in a industrial location or building such as a factory or loading dock 
area or other location not intended to service the general public.

CLASS IV – RESTRICTED ACCESS VEHICULAR GATE OPERATOR
A vehicular gate operator (or system) intended for use in a guarded industrial location or building such as an airport security 
area or other restricted access locations not servicing the general public, in which unauthorized access is prevented via 
supervision by security personnel.

SAFETY ACCESSORY SELECTION
All UL325 compliant LiftMaster gate operators will accept external entrapment 
protection devices to protect people from motorized gate systems. UL325 requires 
that the type of entrapment protection correctly matches each gate application. 
Below are the six types of entrapment protection systems recognized by UL325 for 
use on this operator.

ENTRAPMENT PROTECTION TYPES
Type A:  Inherent obstruction sensing system, self-contained within the operator. 

This system must sense and initiate the reverse of the gate within two 
seconds of contact with a solid object.

Type B1:  Connections provided for a non-contact device, such as a photoelectric eye 
can be used as a secondary protection.

Type B2:  Connections provided for a contact sensor. A contact device such as a gate 
edge can be used for secondary protection.

Type C:  Inherent adjustable clutch or pressure relief valve.

Type D:  Connections provided for a control requiring continuous pressure to 
operate the operator open and close.

Type E:  Built-in audio alarm. Examples include sirens, horns or buzzers.

NOTE: UL requires that all installations must have 
warning signs placed in plain view on both sides of the 
gate to warn pedestrians of the dangers of motorized 
gate systems.

Moving Gate Can Cause
Injury or Death

KEEP CLEAR! Gate may move at any
time without prior warning.

Do not let children operate the gate or
play in the gate area.
This entrance is for vehicles only.
Pedestrians must use separate entrance

The chart above illustrates the entrapment protection requirements for each of the 
four UL325 classes.

In order to complete a proper installation you must satisfy the entrapment 
protection chart shown above. That means that the installation must have one 
primary means of entrapment protection and one independent secondary means of 
entrapment protection. Both primary and secondary entrapment protection 
methods must be designed, arranged or configured to protect against entrapments 
in both the open and close directions of gate travel.

For Example: For a slide gate system that is installed on a single-family 
residence (UL325 Class I) you must provide the following: As your primary type of 
entrapment protection you must provide Type A inherent (built into the operator) 
entrapment sensing and at least one of the following as your secondary 
entrapment protection: Type B1- Non-contact sensors such as photoelectric eyes, 
Type B2- Contact sensors such as gate edges or Type D- Constant pressure control.

Class
I & II

Class III

Class IV
A, B1, B2, C or D A, B1, B2, C, D or 

E

A, B1, B2, D or EA, B1, B2 or D

A, B1 or B2 A, B1, B2, D or E A, B1, B2  or C

A, B1, B2, or CA or CB1, B2 or DA

Slide Gate Operator Swing & Gate Barrier
(Arm) Operator

UL325 
Installation

Class Primary
Type

Secondary
Type

Secondary
Type

Primary
Type

A, B1, B2, C, D 
or E

SAFETY » UL325 MODEL CLASSIFICATIONS

GATE OPERATOR ENTRAPMENT PROTECTION

UL325 MODEL CLASSIFICATIONS

UL325 ENTRAPMENT PROTECTION REQUIREMENTS
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 1.  Vehicular gate systems provide convenience and security. Gate systems are comprised of many component parts. The gate operator is only one component. Each gate 
system is specifically designed for an individual application.

 2.  Gate operating system designers, installers and users must take into account the possible hazards associated with each individual application. Improperly designed, 
installed or maintained systems can create risks for the user as well as the bystander. Gate systems design and installation must reduce public exposure to potential 
hazards.

 3.  A gate operator can create high levels of force in its function as a component part of a gate system. Therefore, safety features must be incorporated into every design. 
Specific safety features include:

  • Gate Edges  • Guards for Exposed Rollers • Photoelectric Sensors
  • Screen Mesh  • Vertical Posts  • Instructional and Precautionary Signage

 4. Install the gate operator only when:

  a.  The operator is appropriate for the construction and the usage class of the gate.

  b.  All openings of a horizontal slide gate are guarded or screened from the bottom of the gate to a minimum of 4' (1.2 m) above the ground to prevent a 
2-1/4" (6 cm) diameter sphere from passing through the openings anywhere in the gate, and in that portion of the adjacent fence that the gate covers in the 
open position.

  c.  All exposed pinch points are eliminated or guarded, and guarding is supplied for exposed rollers.

 5. The operator is intended for installation only on gates used for vehicles. Pedestrians must be supplied with a separate access opening. The pedestrian access opening  
  shall be designed to promote pedestrian usage. Locate the gate such that persons will not come in contact with the vehicular gate during the entire path of travel of the  
  vehicular gate. 

 6. The gate must be installed in a location so that enough clearance is supplied between the gate and adjacent structures when opening and closing to reduce the risk of  
  entrapment. Swinging gates shall not open into public access areas.

 7. The gate must be properly installed and work freely in both directions prior to the installation of the gate operator.

 8 Controls intended for user activation must be located at least six feet (6') away from any moving part of the gate and where the user is prevented from reaching over,  
  under, around or through the gate to operate the controls. Outdoor or easily accessible controls shall have a security feature to prevent unauthorized use.

 9. The Stop and/or Reset (if provided separately) must be located in the line-of-sight of the gate. Activation of the reset control shall not cause the operator to start.

 10. A minimum of two (2) WARNING SIGNS shall be installed, one on each side of the gate where easily visible. 

 11. For a gate operator utilizing a non-contact sensor:

  a.  Reference owner’s manual regarding placement of non-contact sensor for each type of application.

  b.  Care shall be exercised to reduce the risk of nuisance tripping, such as when a vehicle trips the sensor while the gate is still moving.

  c.  One or more non-contact sensors shall be located where the risk of entrapment or obstruction exists, such as the perimeter reachable by a moving gate or barrier.

 12. For a gate operator utilizing a contact sensor such as an edge sensor:

  a.  One or more contact sensors shall be located where the risk of entrapment or obstruction exists, such as at the leading edge, trailing edge and post mounted both 
inside and outside of a vehicular horizontal slide gate.

  b.  One or more contact sensors shall be located at the bottom edge of a vehicular vertical lift gate.

  c.  A hard wired contact sensor shall be located and its wiring arranged so the communication between the sensor and the gate operator is not subject to mechanical 
damage.

  d.  A wireless contact sensor such as the one that transmits radio frequency (RF) signals to the gate operator for entrapment protection functions shall be located 
where the transmission of the signals are not obstructed or impeded by building structures, natural landscaping or similar obstruction. A wireless contact sensor 
shall function under the intended end-use conditions.

  e.  One or more contact sensors shall be located on the inside and outside leading edge of a swing gate. Additionally, if the bottom edge of a swing gate is greater 
than 6" (152 mm) above the ground at any point in its arc of travel, one or more contact sensors  shall be located on the bottom edge.

  f.  One or more contact sensors shall be located at the bottom edge of a vertical barrier (arm).

SAFETY » SAFETY INSTALLATION INFORMATION
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•  Full service controller with eight inputs and LED indicators for loops, card reader, 
radio, etc.

• Reversible arm direction for right or left handed operation.

• Instant Reverse Device (IRD) monitor senses obstructions during motion.

• Fail safe (auto open on AC power failure).

•  Raise gate input memory will memorize multiple vehicles – ideal for bar code 
scanners and AVI.

• Ability to STOP arm in close travel if tail-gating is sensed at close loop. 

•  Anti-tail gate alarm - fires K1 relay to trigger a warning device when tail-gating is 
sensed.

•  SAMS with “memory” - allows Mega Arm to open a slide/swing gate first then 
raises arm.

• Dynamic motor braking to preserve arm positioning.

• Direct drive gear reducer eliminates many parts that might otherwise fail.

• State of the art MOSFET motor drive technology, NO contactors or relays.

• Soft start and stop in open and close travel motions.

•  No limit switches to fail - uses magnetic (Hall Effect) sensors to monitor arm 
position.

• Maximum Run Timer for motor with anti-tamper protection in closing direction.

• Each operator configurable as primary or second operator.

• LED diagnostics for easy troubleshooting.

• Adjustable Timer-To-Close with on/off selection.

• Transient voltage protection on all inputs.

• Wrench or Socket Set

• Phillips Head Screwdriver

• C Clamps

FEATURES

INTRODUCTION » FEATURES + TOOLS NEEDED + OPERATOR SPECIFICATIONS

• Level

• Small Screwdriver

• T25 Torx Head Screwdriver

TOOLS NEEDED
During assembly, installation, and adjustment of the operator, the tools listed below may be needed.

This model is intended for use in vehicular gate applications.

• High torque 24 volt Permanent Magnet DC motor

•  On 120 Vac installations, unswitched duplex outlet gives convenient supply 
for 120 Vac accessories

•  Built in battery run - inherent 24 Vdc backup power with regulated 24 Vdc 
for accessories

•  Capable of being powered from 120 or 230 Vac, or UL Listed Class 2 Solar 
Power

•  Break away mount design for the 12-15 foot x 3 inch tubular aluminum 
barrier arm 

•  Heater option MUST be used if temperature is 30° or below. Heater option 
available for 120 Vac operators ONLY. Refer to Accessories page.

•  All rust proof aluminum construction with white powder coat baked on 
enamel. Molded Polyethylene UV stabilized cover never needs wax or paint 
(excludes towers).

OPERATOR SPECIFICATIONS

FRONT VIEW

41-1/2"

20-1/4"

15-3/4"

9"

41-1/2"

20-1/4"

8"

13-1/2"

21-1/2"

3-1/2"

36-1/2"

17-1/2"
4"5"

SIDE VIEW

MEGA ARM PEDESTAL MEGA ARM TOWER

42"

13-1/2"

14-1/4"

36-1/2"

42"

13-1/2"

3-1/2"

FRONT VIEW SIDE VIEW
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INSTALL THE CONCRETE PAD AND 
CONDUIT
Check the national and local building codes before installation.

Layout the concrete pad for the operator. The concrete pad should be 
approximately 24" x 24" x 24" in order to ensure proper and stable operation. 
The pad should be 6" above the finished grade or even with top of curb (if 
applicable). NOTE: Pad should always extend below frost line in regions where 
ground will freeze.

Install the conduit. The conduits should be installed to fit the 3-1/2" x 
3-1/2" opening in the pedestal base plate or the 10-1/4" x 8-1/4" opening in 
the tower base plate. The operator should be centered on the pad and spaced 
approximately 6" from the edge of the pad on drive way side (in order to get 
the most reach out of arm). Install conduits for the 120/230 Vac main power, 
low voltage control wiring, and one or two extra for loop sensor leads. Conduit 
size should be limited to 1/2" when possible to reduce crowding if more than 
four are needed. All conduits must be UL approved.

Pour a concrete pad (reinforced concrete is recommended).

INSTALLATION » INSTALL THE CONCRETE PAD AND CONDUIT 

1

2

24"

24"

18"

6"

3

TOP VIEW OF PEDESTAL FOOTPRINT TOP VIEW OF TOWER FOOTPRINT

8"

12"

12"

8"

8"

5-1/2"
3-1/2"

5-1/2"

6"

9"

2"

5-1/4"

5-1/4"

13-1/2"

3-1/2"

7-1/8" 7-1/8"

10-1/4"

8-1/4"

9-7/8"

12-1/4"

14-1/4"

(door)

(gate arm bracket)

(concrete pad) (concrete pad)

6"
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INSTALLATION » ATTACH THE OPERATOR TO THE CONCRETE PAD

ATTACH THE OPERATOR TO THE 
CONCRETE PAD

Position the operator on the concrete pad and mark the mounting 
holes.

Install 1/2" x 6" wedge anchors in the location of the mounting 
holes. The wedge anchors should be installed with approximately 1-1/4" 
showing above the concrete pad in order to allow for the 1/2" thick base plate 
as well as washers for leveling.

Attach the operator to the concrete pad with appropriate fasteners.

1

2

3

1/2" x 6" 1/2" x 6"

(base plate) (base plate)

PEDESTAL INSTALLATION TOWER INSTALLATION

(Barrier Arm)(Gate Arm Bracket)

(Operator)

INSTALL THE BARRIER ARM
Line up the holes in the barrier arm with the slotted holes in gate arm bracket. 

Insert the bolts through the barrier arm and gate arm bracket. 

Secure with the flat washers and nylon nuts (It is recommended to use ONLY 
nylon nuts).

1
2
3
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Use UL approved 14AWG (or larger) 600 volt insulated wire only.

NOTE: Do not connect the batteries until instructed. 

120 VAC
Ensure your main power is OFF before connecting the AC power. 

The AC wiring should be connected to the wires exiting the conduit or pedestal 
post. Connect AC power to the operator:

• Connect the black wire to the incoming 120 Vac hot lead.

• Connect the white wire to the incoming neutral lead.

• Connect the green wire to the ground.

Do not connect any of the AC power wires directly to the control board.

230 VAC
The 120 to 230 Vac conversion kit will need to be purchased for 230 Vac operation. 
See Accessories page.

Pedestal 
Version

Top End of 4" x 4" Tube

120 VAC

Neutral

Green

White

Black

Ground

120 Vac

WIRING » POWER WIRING

To reduce the risk of SEVERE INJURY or DEATH:
•  ANY maintenance to the operator or in the area near the operator MUST NOT 

be performed until disconnecting the electrical power and locking-out the power 
via the operator power switch. Upon completion of maintenance the area MUST 
be cleared and secured, at that time the operator may be returned to service.

•  Disconnect power at the fuse box BEFORE proceeding. Operator MUST be 
properly grounded and connected in accordance with local electrical codes. 
NOTE: The operator should be on a separate fused line of adequate capacity.

• ALL electrical connections MUST be made by a qualified individual.

•  DO NOT install any wiring or attempt to run the operator without consulting the 
wiring diagram. We recommend that you install an optional reversing edge 
BEFORE proceeding with the control station installation.

•  ALL power wiring should be on a dedicated circuit and well protected. The 
location of the power disconnect should be visible and clearly labeled.

•  ALL power and control wiring MUST be run in separate conduit.
•  BEFORE installing power wiring or control stations be sure to follow ALL 

specifications and warnings described below. Failure to do so may result in 
SEVERE INJURY to persons and/or damage to operator. 

POWER WIRING

1

3

2
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WIRING » INPUTS

The J5 terminal strip is used for controlling the barrier arm with various accessories such as receivers, loop detectors, access controls, and push button stations. Use common 
and normally open contacts from devices connected to these inputs. The J5 terminal strip is located on the top of the control board. Make connections to the appropriate points 
for the desired operation. Wires should be UL approved 600 volt rated and at least 18 AWG. They are to be routed through the upper grommet in chassis to avoid chafing. All 
external control devices must have normally open dry contacts. 

NOTE: Above inputs are tied to LED indicators to show input command activity.

J5
S3

Q2

T2

1 2 3 4 5 6 7 8 9 1Ø 11 12

T1

OPEN 1

D1
5

3

OPEN 2

D1
6

OPEN 3

D1
7

AUX 4

D1
8

SAFETY 5

D1
9

CLOSE 6

D2
2

BACK 7

D2
3

SHADOW 8

D2
4

OPEN

CLOSE

MANUAL

T4
T3

T6
T5

T8
T7

C15
F

C18
U18

R21

R24 R35 R41 R466 R5R Ø R61

C16

J5 Wiring Inputs on the control board

DO NOT connect ANY device which would deliver ANY voltage of ANY kind to these terminals.

INPUTS (J5 TERMINAL STRIP)

TERMINAL INPUT EXPLANATION

1,2,3 OPEN  These inputs will trigger gate open when pulsed or hold gate open with maintained contact. When released gate 
will close if closing timer is on or if close input is given.

4 AUXILIARY OPEN  Same as 1, 2 and 3 with S2 switch 6 off. With S2-6 DIP switch in the ON position, the Multiple Vehicle Memory 
will activate, with inputs on terminal 4 and Common (COM) on the J5 terminal strip. Use with laser scanners or 
card readers and (transmitters with timed anti-pass back). With S1 switch 5 on, this input becomes a momentary 
pulse open, pulse close. 

5 SAFETY  This input is generally not used with the MEGA ARM. If used its function is to make gate reverse and go back to the 
open position if it was closing. Input is disabled when gate is closed.

6 CLOSE  When used with a vehicle detector, it is recommended that the presence contacts (N.O. & C.) be used for the 
close input. This input will close gate after input is applied and then removed. It will stop the open cycle and 
reverse gate to close. EXAMPLE: Car crosses over close loop before arm reaches full open position- gate will 
reverse and close. NOTE: The close input also acts as a safety-stop in that if gate is closing and a tailgater is 
sensed at the close input, the gate WILL STOP its closing motion and not continue to close until the close input is 
removed or gate is re-opened.

7 BACK-AWAY (FREE EXIT)  This input is used as a free exit input to open gate. When input is active, gate will open and close immediately 
once input is removed. EXAMPLE: Car pulls up to exit loop, gate opens; car “backs-away” from exit loop and 
gate closes.

8 SHADOW (SAMS)  Used to monitor an auxiliary open limit switch of another operator in the same lane. SAMS with memory 
feature, see page 19.

9,10,11,12 COMMON These are the commons (0 Vdc) to be used to activate above inputs.
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ACCESSORY AND RELAY CONNECTIONS

These terminals will provide battery backed power to 24 Vdc devices and are located 
at the bottom of the control board at J4 terminals 1 and 2. Terminal 1 is 24 Vdc (+) 
and number 2 is 0 Vdc (-). Peripheral CLASS 2 low voltage devices that require 
24 Vdc power maybe connected here (500 ma. maximum). 

EXAMPLE: Vehicle detector, radio receiver.

WIRING » ACCESSORY AND RELAY CONNECTIONS + BATTERY INSTALLATION

24VAC XFMACC+PWR

C NC NO

Aux Relay

DC 1
1

K1 D11 D12

R13

D14

U19 J4

F3

J1

ACC– BAT–

BAT– MOV

BAT+

+

–

+

–

Black Lead

Jumper

12 VDC Battery

12 VDC Battery
Red Lead

BATTERY INSTALLATION

CONNECTING THE BATTERY LEADS - ALWAYS CONNECT AC POWER BEFORE 
INSTALLING BATTERIES. 

Connect AC power BEFORE installing batteries.

Install two new, fully charged 12 volt DC batteries on shelf next to motor.

Connect red lead from the operator control board to the positive (RED +) 
terminal of one battery.

Connect the black lead from the operator control board to the (BLACK -) 
terminal of the OTHER battery. 

Connect the jumper (provided) between the remaining terminals of each 
battery if one is not already in place. 

IMPORTANT: Do not run operator without installing the batteries.

Replace batteries in pairs using LiftMaster MBAT or 29-NP712 batteries. Failure to 
install batteries correctly will cause damage and will not be covered by warranty.

Relay Connection Terminals on the J4 Terminal Block

24
 V

dc
 (+

)

0 
Vd

c (
-)

 S1-6 S1-8 RESULT

 OFF OFF  Relay will fire (latch) when gate is not closed.

 ON OFF  Relay will fire when arm is pushed up off of limit 
switch (use with slip clutch option) and fires relay 
when a tail-gate is detected by the close loop - 
ANTI TAIL-GATE ALARM.

 OFF ON  Relay will pulse relay when arm reaches full 
open position.

 ON ON  Relay will only pulse when input is given to J5 
1,2,3 inputs. (Refer to pages 14-15.)

AUX LIMITS

1

J2
1

R1

S1
D8

1 2
S2

1 2

D1Ø

RELAY OUTPUT K1 - (OPTIONAL)
S1-6 S1-8S1 DIP Switch Block

1
2
3

4

5

The K1 Relay (optional) and terminal strip (J1) are used for auxiliary devices such as 
Counters, Alarms,Buzzers, and SAMS (Sequence Access Management System).
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WIRING » PRIMARY/SECOND WIRING

PRIMARY/SECOND WIRING

In a primary/second configuration, either operator can be the primary. 

Choose an operator to be the primary and then direct all control wiring to it 
(also install vehicle detectors and receivers in it).

At the primary, any input (at J5) with control wires (detectors, receivers, 
keypads, timers, etc.) to it must also be run to the same terminals of the 
second. Along with these control wires, both operators MUST share a common 
ground connection from chassis to chassis (or from common to common, i.e., 
primary gate J5 terminal #12 to second gate J5 terminal #12).

EXAMPLE: If only open and close are used at primary then three wires will 
run between gates (Figure 1).

If it is required that if one gate senses an obstruction, the other reverses also, 
then 3 additional wires must be run between the primary J3 and second J3 
(Figure 2). These connections are for transmitting IRD (obstruction signals) 
between both operators. This will allow the primary or second to inform the 
other that a closing obstruction has occurred and for it to reverse and open. 
SET switches on S2, 1-8 the same on both gates.

1
2

3

1 2 3 4 5 6 7 8 9 10 11 12

1 2 3 4 5 6 7 8 9 10 11 12

RX GND TX

RX GND TX

1 2 3 4

1 2 3 4

Common

Primary J5

Second J5

Primary J3

Second J3

Close

Open

IRD - Obstruction Signal Connections 
Terminal 1 of Primary must go to terminal 4 
of Second and terminal 1 of Second must go 
to terminal 4 of Primary. Terminal 2 of 
Primary must go to terminal 2 of Second.

FIGURE 1

FIGURE 2
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NOTICE: To comply with FCC and or Industry Canada (IC) rules, adjustment or modifications of this receiver and/or transmitter 
are prohibited, except for changing the code setting or replacing the battery. THERE ARE NO OTHER USER SERVICEABLE PARTS.

Tested to Comply with FCC Standards FOR HOME OR OFFICE USE. Operation is subject to the following two conditions: (1) this 
device may not cause harmful interference, and (2) this device must accept any interference received, including interference 
that may cause undesired operation.

WIRING THE RECEIVER
Contacts 1 and 2 on the receiver terminal strip are for power. The power terminals 
are unpolarized. Connect terminals 1 and 2 to the accessory power terminals on the 
J4 terminal strip at the bottom of the control board (Figure 1).

Contacts 3 and 4 on the receiver terminal strip are for a common and a relay. 
Connect terminals 3 and 4 to terminals 1 and 10 on the J5 terminal strip at the top 
of the control board.

NOTE: Auxiliary Pin 4 can be used for push to open/push to close functionality.

SET SECURITY MODE
The Universal Receiver can be used with up to 15 rolling code remotes or passwords 
in HIGH security mode. Alternately, it can be used with up to 31 of any type remote 
in NORMAL security mode, including any combination of rolling code, billion code 
(390 MHz only), or dip switch remotes.

The jumper must be set at the HIGH position for the receiver to operate in HIGH 
security mode. It must be set at NORMAL position to operate at the NORMAL mode 
(Figure 2).

When changing from NORMAL to HIGH security mode, any previous remote codes 
must be erased. Repeat Steps 2 and 3 in the Programming Section below to 
reprogram the receiver for each remote control in use.

The receiver is factory set at HIGH.

PROGRAMMING THE REMOTE TO THE RECEIVER
Pry open the front panel of receiver case with a coin or a screwdriver. 
Re-connect power to opener (Figure 3).

Press and release the “learn” button on the receiver. The learn indicator light 
will glow steadily for 30 seconds.

Within 30 seconds, press and hold the button on the hand-held remote that 
you wish to operate your gate.

The operator will now operate when the push button on either the receiver or the 
remote control is pressed.

Repeat Steps 2 and 3 for each remote control that will be used to operate the gate.

TO ERASE ALL REMOTE CONTROL CODES
Press and hold the “learn” button on the receiver panel until the indicator light 
turns off (about 6 seconds). All remote codes are now erased. 

Follow the steps above to reprogram each remote control.

HBEAT BAT LO AC POWER

C NC NO

Aux Relay

R2 R11

D1

DC 1

K1 D11 D12

R13

D14

U19 J4

F3

F4

F1

F2
1A   DC

IRD1
R63

BAT– MOV MOTOR

UX LIMITS J3 J5M/S

JP2

S3

1

Q2

T2

1 2 3 4 5 6 7 8 9 1Ø 11 12

T1

OPEN 1

D
15

C
7

X
2

C
19

C2

C3

C4

U4

R12

OPEN 2

D
16

R
3Ø

OPEN 3

D
17

AUX 4

D
18

SAFETY 5

D
19

CLOSE 6

D
22

BACK 7

D
23

SHADOW 8

D
24

OPEN

CLOSE

MANUAL

R1Ø

R9

R38

R
15

R37

C8
C2Ø

C12
U12

U1Ø

+

R8

R7

R6

R5 U2
U3 CPU

U5

U6

U7

X1

R4

R3

T4
T3

T6
T5

T8
T7

C
15

C
2

D
27

Q
6Q
5

F
5

C
22

C
18

U
18

2 3 4 5 6 7 8
S2

1 2 3 4 5 6 7 8

D1Ø

R14

R18

R21

R24

R
36

R
42

R
47

R
53

R35 R41 R46 R5Ø R61

C16

R17

R16

D
29

Q
4

D
28

D
26

C
6

D
25

–
B

2

U8 U9

U16

U11 U13 U14 U15

D9

R23

R22

R26

R25

R19

B1

R2Ø

C5

+

+

R34

R33

R4Ø

R39

R45

R44

R58

DX3

R49

R48

R43

R51

WARNING FOR
CONTINUOUS
PROTECTION
AGAINST FIRE
REPLACE ONLY
WITH THE SAME
TYPE AND RATING
OF FUSE

R43

R6Ø

R59

D21

D2Ø

R62

DX1

TR

DX4

R57

R56
C13

DX2

R55

24VAC XFMRACC+

HBEAT BAT LO AC POWER

PWR

C NC NO

Aux Relay

R2 R11

D1

Q1

DC 1

1

K1 D11 D12

R13

D14

U19 J4

F3

F4

F1

F2
1A   DC

IRD1
R63

J1

ACC– BAT–

BAT– MOV

BAT+ MOTOR

MOTOR

AUX LIMITS

1

J2
J3 J5M/S

JP2

S3

1

Q2

T2

1 2 3 4 5 6 7 8 9 1Ø 11 12

T1

OPEN 1

D
15

C
7

X
2

C
19

D7
OLS

R1

U1
C2

C3

C4

C
1

U4

R12

S1

D6

OPEN

D5

BRAKE

D4
CLOSE

D3
CLS

D2
IRD

OPEN 2

D
16

R
3Ø

OPEN 3

D
17

AUX 4

D
18

SAFETY 5

D
19

CLOSE 6

D
22

BACK 7

D
23

SHADOW 8

D
24

OPEN

CLOSE

MANUAL

R1Ø

R9

R38

R
15

R37

C8
C2Ø

C12
U12

U1Ø

+

R8

R7

R6

R5 U2
U3 CPU

U5

U6

U7

X1

R4

R3

D8 T4
T3

T6
T5

T8
T7

C
15

C
2

D
27

Q
6Q
5

F
5

C
22

C
18

U
18

1 2 3 4 5 6 7 8
S2

1 2 3 4 5 6 7 8

D1Ø

R14

R18

R21

R24

R
36

R
42

R
47

R
53

R35 R41 R46 R5Ø R61

C16

R17

R16

D
29

Q
4

D
28

D
26

C
6

D
25

–
B

2
+

U8 U9

U16

U11 U13 U14 U15

D9

R23

R22

R26

R25

R19

B1

R2Ø

C5

+

+

R34

R33

R4Ø

R39

R45

R44

R58

DX3

R49

R48

R43

R51

WARNING FOR
CONTINUOUS
PROTECTION
AGAINST FIRE
REPLACE ONLY
WITH THE SAME
TYPE AND RATING
OF FUSE

R43

R6Ø

R59

D21

D2Ø

R62

DX1

TR

DX4

R57

R56
C13

DX2

R55

ACC+

HBEAT BAT LO AC POWER

1

D11 D12

R13

D14

U19 J4

ACC– BAT–

BAT– MOV

BAT+

+
–

101

2
3

4

1

J4 

J5 

P1 to J4 Accessory Power

P2 to J4 Accessory Power

P3 to J5 Terminal 1

P4 to J5 Terminal 10

FIGURE 3

Security Mode Terminals

HIGH 
SECURITY MODE

Jumper Security Mode Terminals

NORMAL
SECURITY MODE

Jumper

Security Mode

Power Supply Jumper

OPENING RECEIVER

Connect Antenna

24V 12V 

HI
G

H 

NO
RM

 

C 
P2 

M 

OPEN RECEIVER Indicator Light

Output Duration 
Terminals

(Not Provided)

Learn Button

FIGURE 2

FIGURE 1

P1-P4

J5

INSTALL THE RECEIVER » INSTALL THE RECEIVER

To prevent possible SERIOUS INJURY or DEATH from a moving gate or garage door:
• ALWAYS keep remote controls out of reach of children. NEVER permit children to operate, or play with remote control transmitters.
• Activate gate or door ONLY when it can be seen clearly, is properly adjusted, and there are no obstructions to door travel.
• ALWAYS keep gate or garage door in sight until completely closed. NEVER permit anyone to cross path of moving gate or door.

1

2

3

J4

INSTALL THE RECEIVER

1
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FEATURES AND FUNCTIONS » S1 DIP SWITCHES

AUX LIMITS

1

J2 J
M/S

1

R1

U4

R12

S1
D8

1 2 3 4 5 6 7 8
S2

1 2 3 4 5 6 7 8

D1Ø

R

A B C D E

FAST RUN TIMER (FULL SPEED RUN TIMER)
DIP Switch S1-1 to S1-4
When the gate operator activates, it ramps up and slows down for a fixed 
amount of time, but will run at full speed for variable amounts of time 
depending upon the settings of the S1-1 to S1-4 DIP switches. 

Each DIP switch represents increments of 1/8 second. 

When DIP switches S1-1, S1-2 and S1-3 are in the ON position, the Fast Run 
Timer is set to 2-3/8 seconds by factory default. 

When DIP switches S1-1 to S1-4 are set in the OFF position, the full speed run 
time is 1-1/2 seconds.

The longer the operator runs at full speed, the less ramp up and slow down 
time. When adjusting, make sure the Fast Run Timer settings DO NOT overrun 
the slow down time.

SINGLE BUTTON FUNCTION (INCLUDING PULSE RADIO RECEIVER 
OPEN/CLOSE)
DIP Switch S1-5
With S1-5 DIP switch in the ON position, the Single Button Function (Command 
to Open/Command to Close) will activate, with inputs on terminal 4 and 
Common (COM) on the J5 terminal strip. Any of the terminals 9-12 on the J5 
terminal strip can be used for common.

When using this feature with the radio receiver (provided), move the radio 
wire from terminal 1 to terminal 4 on the J5 terminal strip. 

CLUTCH OPTION 
DIP Switch S1-6
With S1-6 DIP switch in the ON position, and using the Clutch Option; when the 
barrier arm is manually forced UP (OPEN), the barrier arm will automatically 
CLOSE. 

If the Close Loop detects tailgating, the K1 Relay will activate. If an anti-
tailgating alarm is wired into terminal strip (J1), an alarm will sound.

NOTE: When using the Clutch Option, turn DIP switches S1-6 and S2-7 to the 
ON position (Auto Close). When this feature is activated the barrier arm will 
CLOSE by the timer whenever it is forced UP (OPEN).

A

B

C

HANDING THE BARRIER ARM
DIP Switch S1-7
The J4 Motor Wiring is controlled by DIP switch S1-7. The Handing of the 
Barrier Arm may be changed from right-hand to left-hand operation by 
reversing the factory default motor connections. 

NOTE: Right-hand or left-hand operation is determined by facing the 
control board with the barrier arm in the CLOSED position. If the barrier arm 
is to the right, it is set for right-hand gate operation.

1.  Disconnect power to the operator.

2.  For left-hand operation reverse the motor wires on J4-7 (blue wire) and 
J4-8 (orange wire) (see below).

3.  Set DIP switch S1-7 to the ON position.

4.  Turn the motor pulley until the barrier 
arm is to the left.

5.  Turn the Limit Cam so the Limit Cam is 
parallel to the arm and just behind the 
limit sensor. 

6.  Connect power to the operator.

K1 RELAY (OPTIONAL)
DIP Switch S1-8
Auxiliary devices such as Counters, Alarms, Buzzers, and SAMS (Sequence 
Access Management System), can be wired into the K1 Relay and terminal 
strip (J1).

When S1-8 DIP switch is in the OFF position, the K1 Relay will activate 
throughout the OPEN cycle.

When S1-8 DIP switch is in the ON position, the K1 Relay will be activated 
briefly until the OPEN LIMIT (OLS) is reached.

E

D
S1 Dip Switch Block

S1 DIP SWITCHES

24VAC XFMRACC+

1

D12

R13

D14

U19 J4

F3

ACC– BAT–

BAT– MO

BAT+ MOTOR

MOTOR

Blue Orange

CAM POSITION

(Control Board)
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FEATURES AND FUNCTIONS » S2 DIP SWITCHES

TIMER-TO-CLOSE
DIP Switch S2-1 to S2-5
The S2-1 to S2-5 DIP switches will set the period of time the gate remains 
opened after reaching the OPEN position.

Each DIP switch represents the number of seconds the gate will remain OPEN 
before CLOSING. With the S2-3 DIP switch in the ON (factory default) position, 
there are 4 seconds to allow a vehicle enough time to move out of the path of 
the closing barrier arm.

Turning multiple switches ON will combine the amount of time the barrier arm 
remains OPEN.

The maximum hold OPEN time is 32 seconds.

To de-activate this feature turn S2-7 DIP switch to the OFF position. 

F

AUX LIMITS

1

J2 J
M/S

1

R1

U4

R12

S1
D8

1 2 3 4 5 6 7 8
S2

1 2 3 4 5 6 7 8

D1Ø

R

F G H IS2 Dip Switch Block

S2 DIP SWITCHES

MULTIPLE VEHICLE MEMORY
DIP Switch S2-6
With S2-6 DIP switch in the ON position, the Multiple Vehicle Memory will 
activate, with inputs on terminal 4 and Common (COM) on the J5 terminal 
strip. Any of the terminals 9-12 on the J5 terminal strip can be used for 
common.

NOTE: With Multiple Vehicle Memory activated, the barrier arm will remain 
OPEN until the pre-authorized number of vehicles pass over the Close Loop. 

AUTO CLOSE
DIP Switch S2-7 
The S2-7 DIP switch (Auto Close) should be activated in case one or more of 
the pre-authorized vehicles DO NOT pass through the gate. The barrier arm 
will close after the set amount of time elapses and the count memory is reset 
to zero.

FAIL SAFE (AUTO OPEN ON AC POWER FAILURE)
DIP Switch S2-8
With S2-8 DIP switch in the ON position, the barrier arm will automatically 
OPEN approximately 15 seconds after a loss of power. Once the power has 
been restored the operator will resume normal operation after any input. 

With S2-8 DIP switch in the OFF position, the barrier arm will resume normal 
operation until the batteries drop below 50% at which time the barrier arm will 
OPEN and remain opened until the batteries are fully charged.

I

H

G



15

ADJUSTMENTS » INSTANT REVERSE DEVICE (IRD) + INSTALL THE BARRIER ARM

To reduce the risk of SERIOUS INJURY or DEATH:
• Disconnect power BEFORE performing ANY adjustments near drive shaft.

ADJUST THE BARRIER ARM
The arm should be level in the HORIZONTAL POSITION. If the arm is not level it can 
be adjusted by sliding the control board and/or adjusting the limit cam. The control 
board has two sensors on the back of the control board that sense when the limit 
cam has reached the open and close limit. 

•  If the arm is closing too far: Loosen the control board screws and slide the 
control board UP to increase the time it takes for the limit cam to travel between 
each sensor. 

•  If the arm is not closing far enough: Loosen the control board screws and 
slide the control board DOWN to decrease the time it takes for the limit cam to 
travel between each sensor. 

•  If the arm is not stopping at the limits: Move the limit cam closer to the 
control board by loosening the set screw on the limit cam.

After any adjustment open and close the arm to test if the arm is level. Ensure the 
limit cam set screw and control board screws are tight when adjustments are done. 

IRD1

AUX LIMITS

1

J2 J3
J5M/S

S3

1

Q2

T2

1 2 3 4 5 6 7

T1

OPEN 1

X2

D7
OLS

U1

C3

C1

D6
OPEN

D5
BRAKE

D4
CLOSE

D3
CLS

OPEN 2

D1
6

OPEN 3

D1
7

AUX 4

D1
8

SAFET

D1
9

OPEN
MANUAL

U6

U7

X1

T4
T3

T6
T5

R14

R24 R35 R41 R466

Location of limit sensor

Location of limit sensor

Limit Cam

(Control Board)

Control Board 
Screws

(Operator Chassis)

INSTANT REVERSE DEVICE (IRD)
Adjustments to be done by qualified service persons only.

The instant reverse device is an internal circuit that continuously monitors the 
motor's current for increased draw in order to detect obstructions. If the arm 
is obstructed while closing the arm will reverse to the open position, time out 
(using the time delay set at S-2 switches 1-5) and then close. If arm is 
obstructed while opening, the arm will stop, time out (using the time delay set 
at S-2 switches 1-5) and then close.

Turning the IRD1 right (clockwise more sensitive), or left (counter clockwise 
less sensitive) in small increments will allow sensitivity adjustments (IF ARM 
DOES NOT REVERSE, DO NOT CONTINUE TO FORCE). 

Place an obstruction in the path of the arm. Adjust sensitivity so that 
consistent reversal occurs when the arm hits the obstruction. If the gate 
stops while opening then the IRD is TOO sensitive.

NOTE: Instant reverse device (IRD) should be tested monthly to ensure proper 
operation. 

1

IMPORTANT SAFETY INSTRUCTIONS

To reduce the risk of SEVERE INJURY or DEATH:
 1. READ AND FOLLOW ALL INSTRUCTIONS.
 2. NEVER let children operate or play with gate controls. Keep the remote 

control away from children.
 3. ALWAYS keep people and objects away from the gate. NO ONE SHOULD 

CROSS THE PATH OF THE MOVING GATE.
 4. Test the gate operator monthly. The gate MUST reverse on contact with a 

rigid object or stop when an object activates the non-contact sensors. After 
adjusting the force or the limit of travel, retest the gate operator. Failure to 
adjust and retest the gate operator properly can increase the risk of INJURY 
or DEATH.

 5. Use the emergency release ONLY when the gate is not moving.
 6.  KEEP GATES PROPERLY MAINTAINED. Read the owner’s manual. Have a 

qualified service person make repairs to gate hardware.
 7. The entrance is for vehicles ONLY. Pedestrians MUST use separate entrance.
 8. Disconnect ALL power BEFORE performing ANY maintenance.
 9. ALL maintenance MUST be performed by a LiftMaster professional.

 10. SAVE THESE INSTRUCTIONS.

WARNING 

OPERATION AND MAINTENANCE » IMPORTANT SAFETY INSTRUCTIONS

NOTES: 

• In some cases, additional adjustments may be required after the belt wears in. 

•  To prevent entrapment, allow for two (2) feet minimum clearance past end of 
arm when in down position.
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OPERATION AND MAINTENANCE » GENERAL SERVICE + SHEAR PIN REPLACEMENT + BATTERY

To avoid SERIOUS PERSONAL INJURY or DEATH from electrocution, disconnect ALL electric power BEFORE performing ANY maintenance.

Check at the intervals listed in the following chart:

GENERAL SERVICE

 •  If the belt is loose or needs replacement, adjust with 4 bolts that support motor 
to allow 1/4" play.

 •  Battery voltage should be 27.5 +0.05, -0 Vdc disconnected (set with R63, 
shown on the Control Board Layout page ).

 Repeat ALL procedures.

 1.  Turn the S3 Manual Open switch to OPEN on the control board to rotate gate 
arm bracket to the up position.

 2. Disconnect AC power and disconnect batteries.

 3. Remove the gate arm bracket and pieces in collar.

 4.  Drive out pin pieces with hammer and punch  (Solid sharp blows are better than 
light ones).

 5. Reinstall gate arm bracket.

 6.  Lightly oil the new pin and insert into collar.

 7. Fully seat pin in shaft by tapping on large end.

 8.  Reinstall the barrier arm if required.

 9. Connect AC power and batteries.

 10. Turn off S3 Manual Open switch to CLOSE to put gate into operation.

SHEAR PIN REPLACEMENT

If gate arm is vandalized and the tapered pin in the output shaft has been sheared, it must be replaced correctly and with the right pin type. Replacement must be done by 
always punching out the pin (or pieces) from the small end only. If drilling is required, DO NOT DAMAGE THE SHAFT, use a drill bit smaller than the small hole size of the pin. 
(Correct pin (P/N MA013) is a 2" pin with a number 6 taper only.)

NEVER USE A BOLT AS A TEMPORARY FIX, THIS WILL DAMAGE THE SHAFT AND COLLAR.

BATTERY

BATTERY DISPOSAL
Replaced batteries must be treated as a hazardous waste and disposed of in 
accordance with State, Local and Federal Regulations. See the battery manufacturer’s 
Material Safety Data Sheets (01-30839 “MSDS Sheets, Battery, Standard”).

BATTERY REPLACEMENT
Service Kits are available for battery replacement. Please contact Technical Support 
(see back of this document for contact information). Replace the batteries with 
LiftMaster P/N MBAT batteries. Replace in pairs.

BATTERY MAINTENANCE / TESTING
The batteries are maintenance free. However, to ensure proper and safe operation, it is 
recommended that the batteries be replaced every two years. Battery testing is 
conducted automatically. See the Battery Test Description section for manually 
initiating the battery test.

BATTERY HANDLING / STORAGE
Refer to the battery manufacturer’s Material Safety Data Sheets (01-30839 “MSDS 
Sheets, Battery, Standard”). LiftMaster does not recommend storage of batteries in 
the field. Batteries are intended for immediate use.

(Operator)

Gate Arm Bracket

Barrier Arm

Shear Pin

Collar

ITEM PROCEDURE EVERY 3 MONTHS EVERY 6 MONTHS EVERY 12 MONTHS EVERY 24 MONTHS

Fasteners Check and tighten as required ◆

Bearings and Shafts Check for wear and lubricate ◆

Battery Maintenance Replace batteries. ◆
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SUGGESTED LOOP SENSOR LOCATIONS

Do not allow control devices to be within 10 feet of gate or operator.

RECOMMENDATIONS:

•  If vehicle detectors are used to open or close the gate, use of the presence 
contacts are recommended. Using the pulse contacts will REDUCE the gate’s safe 
operation.

• If closing timer is to be used, use ONLY on a dedicated free exit.

• Close loop must be centered under gate arm.

FREE EXIT ON VEHICLE APPROACH
Gate will open when sensed by exit loop and then close once the close loop is 
cleared. If the vehicle pulls up to the exit loop and then backs away, it will close.

Space between loops will be 4 to 10 feet.

Terminal #7 is backaway (free exit).

Terminal #6 is close input.

ENTRY WITH ACCESS CONTROL DEVICE
Gate will open when activated by an access control device. When vehicle passes and 
clears close loop, gate will close.

NOTE: If a second vehicle tail-gates and is sensed at the close loop, gate will stop its 
closing motion until loop is cleared again.

Terminal #6 is close input.

Terminals #1, 2, and 3 are open inputs.

DUAL DIRECTION AS ENTRY OR FREE EXIT
Dual direction is a combination of both of the above configurations to provide the 
ability for traffic to enter or exit in the same lane.

Space between loops will be 4 to 10 feet.

Back Away Loop

(Free Exit)

Back Away Loop

(Free Exit)

Mega Arm

Mega Arm

Mega Arm

Close 
Loop

Close 
Loop

Close 
Loop

Card Reader

Tele-entry

Radio Control

Card Reader

Tele-entry

Radio Control

ADDITIONAL FEATURES » SUGGESTED LOOP SENSOR LOCATIONS
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INSTALL THE K1 AUXILIARY RELAY AND CONNECTOR AT MEGA ARM 
CONNECTED TO THE ACCESS DEVICE
 1. Press the relay into the K1 location ensuring the pins are properly aligned.

 2. Press the connector into the J1 connector pins.

INSTALL THE K1 AUXILIARY RELAY AND CONNECTOR AT THE SECOND
 1. Press the relay into the K1 location ensuring the pins are properly aligned.

 2. Press the connector into the J1 connector pins.

WIRE THE CONNECTIONS BETWEEN THE OPERATORS
 1.  Connect the Normally open output (NO) of the K1 relay on the trap operator to 

the OPEN input (J5 - term#2) of the second operator.

 2.  Connect the common output (C) of the K1 relay of the trap operator to the 
common of the second operator (J5 - term#12).

 3.  Connect the Normally open output (NO) of the K1 relay on the second operator 
to the INTERLOCK input of the trap operator (J5 - term#8).

 4.  Connect the common output (C) (J5 - term#12) of the second operator to the 
common of the trap operator (J5 - term#12).

SET THE DIP SWITCHES AT THE TRAP OPERATOR
 1. Set switch bank S1 to 00100001 where 1 is up and 0 is down.

 2. Set switch bank S2 to 00100010 where 1 is up and 0 is down.

SET THE DIP SWITCHES AT THE SECOND OPERATOR
 1. Set switch bank S1 to 00100000 where 1 is up and 0 is down.

 2. Set switch bank S2 to 00100010 where 1 is up and 0 is down.

 S1 

1 

ON 

2 3 4 5 6 7 8

1 

ON 

2 3 4 5 6 7 8

Close
Loop

 S2 

OFF

ON ON ON ON ON ON ON

ON ON ON ON ON ON

OFF OFF

1 

ON 

2 3 4 5 6 7 8

1 

ON 

2 3 4 5 6 7 8

 S1 

 S2 

OFF OFF

ON ON ON ON ON ON

OFF OFF

ON ON ON ON ON ON

RECONNECT THE POWER AND TEST
 1.  Reconnect the DC power by replacing the neutral (Black) wire to the battery 

terminal.

 2. Reconnect the AC Power to the operator.

 3. To test, activate the following sequence of inputs:

  • Open the trap gate using the access device.

  •  When the trap gate is open, activate the close loop on the trap operator. 
The trap gate will close and the second gate should open.

  •  When the second gate is open, activate the close loop on the second 
operator. The second gate should close.

Mega ARM OperatorTrap OperatorS1 S1

S2 S2

TRAP CONFIGURATION

Must use trap kit. See Mega Arm Options Parts List

Mega Arm

Mega Arm Trap

Close 
Loop

Close Loop Trap

Close Loop 
Trap

Card Reader

Tele-entry

Radio Control

S1-6 OFF
S1-8 OFF

S1-6 OFF
S1-8 ON

C NC NO DC

C NC NO DC

Opener Common

Interlock

OPEN
Trap

TES

TRAP SET UP

C

K1

MA MA

ADDITIONAL FEATURES » TRAP INSTRUCTIONS

TRAP INSTRUCTIONS
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SAMS WITH OTHER OPERATORS
REQUIRES THE K1 RELAY OPTION (Order SAMS KIT)

This feature allows a logical interface between the MEGA ARM barrier gate and a 
swing, slide, etc. gate operator (or MTC-31). All that is required is 4 wires between the 
MEGA ARM barrier gate and the other operator. It will be necessary to have one set 
of dedicated/isolated dry contacts - {C. and N.C.} COMMON and NORMALLY CLOSED 
be available at the other operator’s OPEN LIMIT SWITCH. Most operators will require 
that this EXTRA limit switch be added to their open limit switch assembly.

OPERATION 

A one second pulse from access control device to the MEGA ARM will energize its K1 
relay sending an open signal to the other operator causing it to open. However, the 
MEGA ARM’s barrier arm will not raise yet. When the other operator reaches its full 
open limit switch, this will open the COMMON and NORMALLY CLOSED contact on the 
EXTRA open limit switch. This will allow the original signal from your access control 
device (that was stored in memory) to now raise the barrier arm. As long as the 
other operator is in the full open position, any additional open pulse sent will in turn 
energize the MEGA ARM’s K1 relay to send another open signal to the other 
operator as well as cause the arm to raise again if it has closed via a car crossing 
the MEGA ARM’s close loop.

WIRING: 

 1.  Run 2 wires from the other operator’s isolated common & normally closed 
contacts of its open limit switch to the MEGA ARM J5#8 and one of the 
commons J5, #9-12. 

 2.  Run 2 wires from the MEGA ARM’s K1 relay (common & normally open) to the 
other operators common and open input. (WARNING: Max of 30 VOLTS at .5 
amps through relay). J5 #8 was the unused SHADOW LOOP input on the MEGA 
ARM. NOTE: A separate open device (24 hour timer, toggle switch) can be run 
to the other operator to control it without raising the gate arm. Tampering with 
the other operator’s safety loops, safety edges and reverse sensors WILL NOT 
cause the arm to raise if one tripped. The arm will only raise if an intended 
open signal was sent to the MEGA ARM.

NOTES: 

 •  For motorized teeth, vertical pivot or overhead operator, leave S1-6, S1-8 OFF 
(this will keep the K1 relay latched down until the arm reaches the down 
position. This will keep the other gate operator locked open or teeth locked 
down until the arm closes completely).

 •  In this mode, if the arm senses an impact, the K1 relay will stay energized 
holding open (or teeth down) the other operator until the arm times out and 
closes.

NOTE: Insert a jumper across the JP2 terminal to allow the SAMS feature to work 
with the multiple vehicle memory count selection, use the K1 relay to open the 
sequenced gate (S1-5 off, S2-6 on, jumper across JP2). This allows gate to store 
input counts via J5 #4 but not raise the arm until the sequenced slide or swing gate 
has fully opened.

K1 Relay

C

C

Access Device

Open Input

NO

NC

Other Operator

(Slide, Swing, Teeth, etc.)

S1, #6 and #8 (ON) = K1 Relay PULSE only.

S1, #6 and #8 (OFF) = K1 Relay LATCH only.

J5 #11

J5 #8

Extra Open Limit 
Switch

ADDITIONAL FEATURES » SEQUENCE ACCESS MANAGEMENT SYSTEM (SAMS) WITH "MEMORY"

SEQUENCE ACCESS MANAGEMENT 
SYSTEM (SAMS) WITH "MEMORY"
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INPUT LOCATIONS

Accessory power is 24 Vdc regulated rated at 500 ma. [1/2 amp].

NOTE: J5 #8 is now the SAMS with memory input (see page 13).

D11: Heart beat. Shows that processor and program are running properly.

D12: Battery status. See diagnostic procedures.

D14: AC power indicator. Shows that AC power is present.

S3: Manual open. To allow gate to be opened or closed during service of operator. Keep in the “Close” position for normal operation.

F3: 10 amp ATO type fuse for 24 Vac input power. (UL listed fuse only.)

F4: 15 amp ATO type fuse for 24 Vdc battery input power. (UL listed fuse only.)

24VAC XFMRACC+

HBEAT BAT LO AC POWER

PWR

C NC NO

Aux Relay

R2 R11

D1

Q1

DC 1

1

K1 D11 D12

R13

D14

U19 J4

F3

F4

F1

F2
1A   DC

IRD1
R63

J1

ACC– BAT–

BAT– MOV

BAT+ MOTOR

MOTOR

AUX LIMITS

1

J2
J3 J5M/S

JP2

S3

1

Q2

T2

1 2 3 4 5 6 7 8 9 1Ø 11 12

T1

OPEN 1

D
15

C
7

X
2

C
19

D7
OLS

R1

U1
C2

C3

C4

C
1

U4

R12

S1

D6

OPEN

D5

BRAKE

D4
CLOSE

D3
CLS

D2
IRD

OPEN 2

D
16

R
3Ø

OPEN 3

D
17

AUX 4

D
18

SAFETY 5

D
19

CLOSE 6

D
22

BACK 7

D
23

SHADOW 8

D
24

OPEN

CLOSE

MANUAL

R1Ø

R9

R38

R
15

R37

C8
C2Ø

C12
U12

U1Ø

+

R8

R7

R6

R5 U2
U3 CPU

U5

U6

U7

X1

R4

R3

D8 T4
T3

T6
T5

T8
T7

C
15
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D
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Q
6Q
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F
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18

U
18

1 2 3 4 5 6 7 8 
S2

1 2 3 4 5 6 7 8 

D1Ø

R14

R18

R21

R24

R
36

R
42

R
47

R
53

R35 R41 R46 R5Ø R61

C16

R17

R16

D
29

Q
4

D
28

D
26

C
6

D
25

–
B
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+

U8 U9

U16

U11 U13 U14 U15

D9

R23

R22

R26

R25

R19

B1

R2Ø

C5

+

+

R34

R33

R4Ø

R39

R45

R44

R58

DX3

R49

R48

R43

R51

WARNING FOR
CONTINUOUS
PROTECTION
AGAINST FIRE
REPLACE ONLY
WITH THE SAME
TYPE AND RATING
OF FUSE

R43

R6Ø

R59

D21

D2Ø

R62

DX1

TR

DX4

R57

R56
C13

DX2

R55

Open Gate Inputs - Reader, Push Button

Aux Open / Reset (Pulse Open/Close)

Close Gate Input - Close Loop

Back Away - Free Exit Loop

Commons - 0 Vdc

Shadow Loop

Safety Loop Input

K1 Relay Terminals 
(Optional)

Relay (Optional)

Relay Indicator

Obstruction Sense (IRD and MRT)

Close Limit Sensor

Close Drivers On

Motor Brake On

Open Drivers On

Open Limit Sensor

24 Vdc (Regulated) YEL YELRED ORGBLUBLK

ADDITIONAL FEATURES » CONTROL BOARD LAYOUT + INPUT LOCATIONS

CONTROL BOARD LAYOUT
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WARNING - DISCONNECT BATTERIES AND AC POWER BEFORE 
SERVICING ANY MECHANICAL OR MOVING COMPONENTS.

BATTERY CHECKOUT

When the batteries become weak the gate will begin to run noticeably slower. 
NOTE: Batteries should only be checked when you are sure they have had 
adequate time to fully charge. 

1.  Turn off the AC power and run gate for 5 to 10 cycles while observing low 
battery indicator LED D12. If LED 12 comes ON, batteries are too weak to 
function properly. If LED 12 does not light, then voltage should be checked as 
they still maybe near failure. Correct voltage is approximately 24.5 Vdc. 
NOTE: If LED D12 does light, gate will open to conserve batteries in this test 
or in a real power loss, even if mode switch 8 on S2 is off. 

Return of AC power will clear low battery indicator. Correct charge voltage is 27.5 
Vdc with batteries not connected (set with R63, shown on the Control Board Layout 
page).

TROUBLESHOOTING » BATTERY CHECKOUT + GATE NOT OPERATING

GATE NOT OPERATING

GATE WILL NOT OPERATE.

Check the battery
connections.

Clear the active input to allow the 
gate to open.

Clear the active input to 
allow the gate to close.

The max timer (MRT) has expired. Remove AC and battery power then reapply to reset. 
Inspect the belt for slippage and verify the fast run timer settings are correct.

Make sure the gate is not binding, then adjust the IRD. 
Verify the gate reverses when obstructed.

Check fuse F4
Replace if blown.

Is the AC power 
LED on now?

Check fuse F3, 
Replace if blown.

Allow operator to 
charge before 

operation.

Restore AC power and/or 
turn AC power switch ON.

Is the HBEAT  flashing now?

Is the AC PWR LED on?

Is the HBEAT flashing?

Yes

Yes

Yes

No

Is the “BAT LO” LED on?

Is S2-8 (open on AC fail) on?

Is the shadow input active?

Is the Safety, Backaway, or 
Open input active?

Does the IRD light while operating?

Is the IRD flashing?

No No No

Yes

No

Yes

No

No

No

No

Yes

Yes

Yes

No

Yes
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PART NUMBERS AND DESCRIPTIONS
 ITEM PART NUMBER DESCRIPTION

 1 MA001 Controller 

 2 MA002 Removable Connector

 3 MA003 DC Motor - 24 Vdc

 4 MBAT  12 Vdc 7AH Battery
2 required 

 5 MA005 Gear Reducer 60:1

 6 MA006 Aluminum Chassis

 7 MA007 Drive Belt

 8 MA008 Reducer Pulley

 9 MA009 Motor Pulley

 10 MA010 Gate Arm Bracket

 11 MA011 Magnet

 12 MA012 Cam Arm

 13 MA013 Shear Pin

 ITEM PART NUMBER DESCRIPTION

 14 MA014  Bolt and Nut (4) Motor

 15 MA015  Transformer

 16 MA016  120 Vac Duplex Outlet 
(120 Vac Only)

 17 MA017 Bolt and Nut (4) Reducer

 19 MA019 On/Off Switch

 * MA020 Operator Cover for Mega Arm 
   (Not Tower)

 * MA021 Nylon Arm Nuts (2)

 * MA022 Arm Bolts (2)

 * MA023  Gate Arm - 12'

 * 73A3 Filter Module

 * 74-31243  Surge Suppressor

 20 MA036 Collar

 21 MA037 Nylon Washer

( * ) parts not shown

1

2

3

4

5

6

7

8
9

10 11
12

13

14

15

16

1718

18

19

20

21

PARTS SHIPPED
ITEM QTY

MEGA ARM Operator 1

Controller 1

Operator Cover 1

Installation and Service Manual 1

Arm Bolts with Washers 2

Nylon Nuts 10

7AH Batteries 2

MEGA ARM TOWER UNIQUE PARTS LIST
 ITEM PART NUMBER DESCRIPTION

 * MA020T Operator Cover for Mega Arm Tower 

 * MA020D Operator Door for Mega Arm Tower

NOTE: Mega Arm Tower not shown

MEGA ARM OPTIONS PARTS LIST
 ITEM PART NUMBER DESCRIPTION

 * 71-TRAP Trap option 

 * 71-SPRINT Sprint option

 * 71-TRAPSP Sprint Trap option

REPAIR PARTS » PART NUMBERS AND DESCRIPTIONS + PARTS SHIPPED + MEGA ARM TOWER UNIQUE PARTS LIST
 + MEGA ARM OPTIONS PARTS LIST
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SECURITY✚® SINGLE BUTTON REMOTE CONTROL 

Includes visor clip. Model 371LM

SECURITY✚® 4-BUTTON REMOTE CONTROL 
Includes visor clip. Model 374LM

PASSPORT TM 1-BUTTON REMOTE CONTROL 
Includes visor clip. Model CPT13.

PASSPORTTM 3-BUTTON REMOTE CONTROL 

Includes visor clip. Model CPT33

PASSPORT TM 4-BUTTON REMOTE CONTROL

Includes visor clip. Model CPT43

24 VDC LOOP DETECTOR

Model A24

WIRING HARNESS 

For the A24. Model A57

HEATER KIT 

500 watt with thermostat (MAT and MATS only). Model UN201

SLIP CLUTCH OPTION 

For Mega Arm Gear Box. Model MA005C

K1 RELAY OUTPUT OPTION

Model MA200

SAMSKIT

Includes required relay and limits.

ALUMINUM ARM 

White, 12' x 3" diameter with warning labels. Model MA023

ALUMINUM ARM: 

12' x 3" diameter with yellow/black stripes. Model MA024

ALUMINUM ARM 

12' x 3" diameter with reflective yellow/black stripes. Model MA024R
(Highly Recommended)

NYLON ARM NUTS

(Pkg. of 50). Model MA021

NYLON ARM NUTS

(Pkg. of 50), thin. Model MA021A

ADAPTER COLLARS

For padded arm option (2 included). Model MA031

ROUND PADDED ARM

12' x 4" diameter, yellow (requires MA031). Model MA025

REPLACEMENT PAD: 

12' x 4" diameter, yellow. Model MA026

REPLACEMENT ARM TUBE

12' x 2" diameter. Model MA027

ROUND PADDED ARM 
14' x 4" diameter, yellow (requires MA031). Model MA028

REPLACEMENT PAD

14' x 4", yellow. Model MA029

REPLACEMENT ARM TUBE 

14' x 4". Model MA030

COUNTER WEIGHT

Required for all 15' arms. Model MA117

ALUMINUM GATE ARM 
15' x 3" with yellow/black stripes (requires MA117). Model MA116

ALUMINUM GATE ARM 

15' x 3" with reflective yellow/black stripes (requires MA117). Model MA116R

ALUMINUM GATE ARM

White, 15' x 3" (requires MA117). Model MA115

ARTICULATING PVC (FOLDING) ARM 
9' with hardware kit. Model MA034 (Highly Recommended)

HARDWARE KIT 

(Only for MA034). Model MA033

PVC ARM: 9' 

(Only for MA034). Model MA035

ARTICULATION ALUMINUM (FOLDING) ARM:

10' without hardware kit, with yellow/black stripes. Model MA024-10

SPRINT GATE ARM 

8' Padded Safety Arm, yellow. Model SP8

REPLACEMENT ARM TUBE

Model SP8 TUBE

REPLACEMENT PAD

Yellow. Model SP8 PAD

SECURITY✚® 3-BUTTON REMOTE CONTROL

Includes visor clip. Model 373LM

SPRINT OPERATORS ONLY

MA230VKIT

Includes surge suppressor, wire jumper, duplex box covers and detailed instructions.

ACCESSORIES
Chamberlain offers a variety of LiftMaster Security✚® and Passport™ remote 
controls to satisfy your application needs. Single-button to 4-button, visor or key 
chain. Additionally, Passport™ remote controls are ideal for integration with 
Telephone Entry and Access Control Systems. Contact your authorized LiftMaster 
dealer for details.

REMOTE CONTROLS

MISCELLANEOUS
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(YOU MUST READ, UNDERSTAND AND AGREE WITH ALL ITEMS IN THE LIMITED WARRANTY)
LiftMaster warrants the MEGA ARM-UL to be free of defects in workmanship and materials for a period of 2 years for electronics and mechanical components and 
includes a 10 year corrosion perforation warranty on the cover and chassis. Warranty will begin from the date of purchase. 

LiftMaster reserves the right of final determination as to the existence and causes of any defect or failure. Any part or parts found to be defective and are returned to 
LiftMaster within the warranty period, shall at our option be repaired or replaced free of charge F.O.B. the factory. Freight is not included at any time on gate arms and 
chassis. ONLY UPS ground freight is included during the first year of warranty.

The warranty will not apply the following circumstances which are considered beyond our control.

Mis-use, vandalism, accident, neglect, unauthorized repairs or modifications, acts of God (lightning, floods, insect damage, etc.), power surges, units subjected to corrosive 
environments, incorrect installation or application, the batteries or incorrect battery installation, operation without or failure to use correct battery type, damage to arm 
bracket and/or gear reducer due to use of incorrect arm.

The warranty set forth above is entirely exclusive and no other warranty whether written or oral, is expressed or implied. LiftMaster specifically disclaims any and all implied 
warranties, merchantability or fitness for a particular purpose. It is the purchasers sole and exclusive responsibility to determine whether or not the equipment will be suitable 
for a particular purpose. In no event shall LiftMaster, inc. be held liable for direct, indirect, incidental, special, consequential damages or loss of profits whether based on 
contract, tort, or any other legal theory during the course of the warranty or at any time there after. The installer and/or end user agree to assume all responsibility for all 
liability in use of this product, releasing LiftMaster of all liability.

WARNING! MEGA ARM NOT FOR USE WITH BICYCLES OR PEDESTRIANS. YOU MUST PROVIDE APPROPRIATE SIGNAGE BEFORE ACTIVATING THE 
UNIT. NEVER ALLOW CHILDREN TO PLAY NEAR OR OPERATE AUTOMATIC GATES.

IN ORDER TO INSTALL AND USE THE MEGA ARM, YOU MUST UNDERSTAND AND BE IN FULL UNCONDITIONAL AGREEMENT WITH ALL STIPULATIONS OUTLINED ABOVE. IF YOU 
ARE NOT IN FULL AGREEMENT, DO NOT PUT UNIT INTO OPERATION. IF OPERATOR IS PUT INTO OPERATION THIS WILL BE CONFIRMATION THAT YOU ARE IN FULL 
UNCONDITIONAL AGREEMENT WITH ALL OF THE ABOVE STIPULATIONS.

Materials, components, features and specifications are subject to change without notice.

WARRANTY POLICY

HOW TO ORDER REPAIR PARTS

OUR LARGE SERVICE ORGANIZATION
SPANS AMERICA

INSTALLATION AND SERVICE INFORMATION
SIMPLY DIAL OUR TOLL FREE NUMBER:

1-800-528-2806

www.liftmaster.com

WHEN ORDERING REPAIR PARTS, ALWAYS GIVE THE FOLLOWING INFORMATION:

  • PART NUMBER

  • PART NAME

  • MODEL NUMBER

ADDRESS ORDERS TO:

THE CHAMBERLAIN GROUP, INC.
Technical Support Group

6050 S. Country Club Road
Tucson, Arizona 85706



4700 Rochester Road, 
Troy, MI 48085 

248-250-6787(o)
248-462-3907(c)
248-250-6797(f)

mnamin1@ msn.com 

City of Troy 
Planning Department 
c/o Brent Savident 

RE: TRAFFIC IMPACT STUDY OF 3635 ROCHESTER RD, JAMIAH MASJID 
OF TROY 

Dear Mr. Brent Savident: 

 In accordance with your request, we have analyzed the proposed new additional exit from 
3635 Rochester Road, 1st Jamiah Masjid of Troy, MI 48083 for traffic impact on the 
surrounding Rochester Road and Colebrook Road. This letter, and the conclusions herein, 
are based on the on-site inspection of the property, exiting and future traffic.  

The existing parking lot consists of 145 parking spaces with an additional 6 spaces designated 
for handicap. The focus of this report essentially has three parts: (1) to define and delineate 
the exits in its influential area from the current   parking lot (2) to identify and analyze traffic 
flow with regard to the proposed new exit and (3) identify and analyze the impacts of the 
new flow of traffic from the exit on Colebrook Road with regard to the two exits (one existing 
and the proposed additional Colebrook Road exit). 

The following report presents a narrative review of the assessment and our analysis of facts 
along with other pertinent materials on which this report is predicated. It contains data and 
exhibits gathered in our investigations and will include a description of the analytical process 
and our conclusions. 

Traffic studies are a tool that the City of Troy may require to assess how the added traffic 
from an existing parking lot will affect vehicles, pedestrians, as well as current and future 
residents. These studies help reviewers make decisions regarding land use zoning, special 
land uses, subdivisions, and that may negatively impact traffic flow. Usually, a community 
will set within their ordinance a threshold of new trips generated by the proposed 
development to determine if a study is required or not.  

The size and scope of each traffic study will differ; however, each will generally contain a 
summary of the proposed development if any, a review of the existing roadway conditions 
and background traffic operations, discussion of the proposed site and its expected 
generated trips based on the Institute of Transportation Engineer’s (ITE) Trip Generation 
Manual, an evaluation of the proposed traffic with the existing traffic, and suggested 
mitigation measures and their effectiveness.  It is our interest to communicate the potential 
impacts of the proposed additional new exit on the traffic, people, and community.  



Traffic Impact Study 
1st Jamiah Masjid of Troy 
Page 2 of 3 

Please refer exhibit F2. Of the Project Location on Rochester Road. Please refer exhibit F6. 
Of the current traffic volume. 

Website link: https://maps.semcog.org/trafficvolume/ 

The traffic on the Rochester Rd near our masjid; daily VMT for segments in map 
view:42,257 (south bound AADT = 22.700; north bound AADT = 19,300) 

EXISTING SITUATION AND ANALYSES 

 Friday prayer is a mandatory prayer that Muslims hold every Friday (generally occurring 
for a short period of time between noon from 1:30 PM to 4:00 PM depending on the season).  
In Jamiah Masjid of Troy this prayer takes place at two different times to accommodate the 
attending people coming from various office facilities and schools at : 

The first congregational prayer start 1:45pm ends 2:30pm while the second congregational 
Prayer begins at 3:00pm and  ends 3:45pm.  

Each prayer needs approximately 45 minutes from beginning to end.   The existing parking 
lot becomes almost filled up in 1st Congregational prayer.  In the second congregational 
prayer, the attendances are significantly less not more than 50 to 60 people.  The people from 
1st congregational prayer must exit the parking lot before 2:45 PM so that the second group 
can enter to perform their obligated prayer.  Having an only manner of entrance and only one 
exit onto Rochester Road has been posing a problem to perform Fridays congregational 
prayer management and operations. Currently with only one exit onto Rochester Road it has 
caused traffic congestion within the parking lot of Jamiah Masjid of Troy at the conclusion 
of the first congregational prayer.  

 In order to accommodate the needs of the community, Jamiah Masjid of Troy recommends 
putting a second exit from the current existing parking lot to the Colebrook Road at the South 
to alleviate this problem of attending prayers in time. The Colebrook Road exit will not be 
used as an entrance point and will be structured in such a way as to permit traffic to exit only 
to the left towards Rochester Road and not into the neighborhood.  

 For you information, all mosques like IAGD – Rochester Hills– on Auburn Road and Unity 
Center- Bloomfield —Long Lake Road have double exits. 

 There is only a traffic signal (Exhibit F6) on Rochester Road approximately 400 ft upstream 
form the current exit does not help to exit the vehicles from parking lot to Rochester Road 
using one single exit and entry. There are several Michigan U turn downstream of these exits   
for people going to the North. 

As such, we are recommending one additional exit from the parking lot to Colebrook Road. 
There is no excess traffic or any increase in traffic volume in the parking lot because there 
were no additional vehicles or empty parking spaces.  These attending people used to come 
for a limited time permitted by their offices to perform this obligatory prayer. 

https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fmaps.semcog.org%2Ftrafficvolume%2F&data=05%7C01%7C%7Cf6d18d58020f44fbf71708dbaf4a447e%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C638296505769968534%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=8l%2BaQEUMz6PLCzCVSPsrV5RaCC2ZE4lQKi0bF5R5tpc%3D&reserved=0
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 TRAFFIC IMPACT STUDY (TIS) FOR SUITABLE LAND USE AND 
TRANSPORTATION 

There is no potential risk for a traffic incident i.e., congestion related collisions, non-standard 
sight distance considerations, increase in traffic conflict points, etc.   This TIS requires 
updating when the amount or character of traffic is significantly different from a previous 
study.  This Rochester Road exit and reentry was in existence since 1996 when the existing 
building and parking lot were upgraded in 1996 (City of Troy Permit # PB1996-0928). 

 Therefore, keeping this entry and exit as it was will impose no Traffic impacts to Rochester 
Road Traffic at the defined times mentioned 2:30 PM t0 3:00 PM.  In addition, the existing 
exit and reentry conditions - current year traffic volumes and peak hour level of Service 
(LOS) analysis on this six lanes Rochester Road will not have any impact on non-peak hours. 
The existing entry and   exit in use by the Rochester Road on weekdays except Fridays and 
week end will have no significant impact on the Rochester Road. 

 As a mitigation measures the second recommended exit only to Colebrook Road at South 
end for allowing less than 10% of the traffic from parking lot (10 to 12 cars) is considered in 
this traffic impact analysis. This determines this new proposed exit will have impacts that 
can be eliminated or reduced to a level of insignificance.   

The new exit to Colebrook will reduce the traffic congestion at Rochester Road Exit and the 
exit will reduce this traffic impact to an acceptable level of service (LOS) by adding more 
safety and LS by installing auto regulated exit gate, turning to left only with additional traffic 
signals as shown in exhibits F1 and F2.  

The current plan of an additional exit can be implemented as there are no increase in the 
capacity of parking lot and no additional development to the property since 2018, by efficient 
land use and accommodating only 50 to 60 worshippers’ entrance through Rochester Rd exit 
-entry. The additional Colebrook Road exit can be used to help exiting the parking lot for the
1st group of worshipers. Any future increase in people of second group also this new exit
will help to increase the safety of the parking lot and attending people to exit in time of
necessity. We hope this site specific TIS will help you to make decision by approving to
implement executing of second exit.

Best Regards, 

Dr. Md. Nurul Amin PE, Peng. 

NIMA GROUP LLC 
09/08/2023
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ITEM #7 



 
 
To:              City of Troy Planning Commission  
                    Brent Savident, AICP  
 
From:         Ben Carlisle, AICP 
 
Date:          November 9, 2023 
 
Re:              Master Plan 63-day Public Review Comments   
 
 
On August 21, 2023, the Troy City Council directed staff to release the Draft City of Troy Master 
Plan for the 63-day public review period.   The 63-day review period is required to allow for public 
comments.  The 63-day period recently ended. 
 
During the 63-day review period, the City received comments from the Oakland County Zoning 
Coordinating Committee, the Shelby Township Planning Commission, public comments from the 
Community Center comment station, and emails from six (6) Troy residents.  All comments are 
included in your packets. 
 
Comment Themes:  
 
Resident Comments: 

• Lack of affordable housing and housing diversity in Troy 
• Overdevelopment, congestion, and traffic 
• Bicycle and pedestrian improvements and trail expansion 

o Pedestrian improvements to/from Athens High School 
o Pedestrian improvements at Crooks/Big Beaver and Crooks/Wattles 
o Pedestrian improvements along Big Beaver and Wattles  
o Non-motorized improvements to and around City Civic Campus  
o Bicycle improvements along Beach, Kensington, and Eton Roads 

• Add additional “greening” to Troy 
o Encourage native landscape species 
o Remove invasive species from City properties  
o Repurpose vacant and underutilized parking lots 

• Repurpose former Kmart Headquarters 
o Central community space with missing middle housing 
o Consider building or donating the property to the arts, such as construction of a 

Modern Museum of Art with an Art College. 
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• Repurpose existing sites and buildings to viable uses including residential   
o North Troy 
o Vacant and underutilized office buildings  

• Add Farmers Market 
• Comments on individual neighborhood nodes 

 
Oakland County Zoning Coordinating Committee: 

• The Oakland County Zoning Coordinating Committee found the plan to be Not 
Inconsistent with surrounding community master plans.  

• Recommendations 
o Update Census information 
o Update SMART and Oakland County Transit information in Chapter 5 
o Add Michigan National Features Inventory (MNFI) information into the Master 

Plan 
o Update name to MDEQ 
o Correct typos in Chapter 9 and 10 
o Incorporate hazard mitigation plan  
o Utilize Oakland Couty’s Neighborhood and Housing Development Divisions varied 

tools for diversifying a communities housing stock  
 

The Planning Commission is asked to consider these comments and direct staff to make any 
amendments to the Plan.  The City is planning on holding a public hearing on the Master Plan on 
December 12th.  

 
I look forward to discussing this item in more detail on November 14th 
 
Sincerely, 
 
 

 



















 
 

 
 
 
 
 
 

1200 N. Telegraph Road, Bldg. 12 East, Pontiac, MI 48341 
 

Coordinating Zoning Committee 
Gwen Markham, Chair 

October 17, 2023 at 4:00 PM 
 

 

MINUTES 
 

1. Call Meeting to Order  
  Chair Gwen Markham called the meeting of the Coordinating Zoning Committee to order 

at 04:09 PM in Committee Room A 1200 N. Telegraph Road, 12 E, Pontiac, MI 48341. 
2. Roll Call  
  MEMBERS PRESENT: Yolanda Smith Charles, Gwen Markham, Philip Weipert (3) 

 
MEMBERS ABSENT WITH NOTICE: (0) 

3. Approval of Minutes   
  

 

  a. Board of Commissioners - dated May 3, 2023 
    Philip Weipert moved approval of the Minutes dated May 3, 2023, as 

presented. Seconded by Gwen Markham. 
 
Motion Passed. 
 
Vote Summary (2-0-0) 
Yes: Philip Weipert, Gwen Markham 
No: None 
Abstain: None   

4. Approval of Agenda  
  Philip Weipert moved approval of the agenda, as presented. Seconded by Gwen 

Markham. 
 
Motion Passed. 
 
Vote Summary (2-0-0) 
Yes: Philip Weipert, Gwen Markham 
No: None 
Abstain: None  

5. Public Comment  
  None. 
6. Communications  



 

 

  
 

  a. Economic Development - Planning and Local Business Development - 
Division of Planning & Local Business Development Staff's Review letter to 
Northville Township for Draft Master Plan Changes   

    Philip Weipert moved to receive and file the attached Communication. 
Seconded by Gwen Markham. 
 
Motion Passed. 
 
Vote Summary (2-0-0) 
Yes: Philip Weipert, Gwen Markham 
No: None 
Abstain: None   

7. Regular Agenda  
  

 

  a. Economic Development - Planning and Local Business Development - 
County Code No. MP 23-03, Division of Planning & Local Business 
Development Staff's Review of the City of Troy Draft Master Plan Update  

    Yolanda Smith Charles moved that based on the review of the City of Troy's 
Master Plan, "Plan Troy 2040", and the effects it could possibly have on the 
adjacent Oakland County communities of Auburn Hills, Birmingham, 
Clawson, Madison Heights, Rochester Hills, Royal Oak, Bloomfield 
Township and the Macomb County communities of Warren, Sterling 
Heights and Shelby Township; the proposed Master Plan updates are seen 
as not inconsistent with those adjacent communities' Master Plans.  The 
proposed changes are acceptable to recommend approval to the City of 
Troy. Seconded by Philip Weipert. 
 
Motion Passed. 
 
Vote Summary (3-0-0) 
Yes: Philip Weipert, Gwen Markham, Yolanda Smith Charles 
No: None 
Abstain: None  

8. Public Comment  
  None. 
9. Other Business/Adjournment  
  The meeting adjourned at 04:44 PM. 

 
NOTE: The foregoing minutes are subject to Committee approval. 

 



Public Comments from Suggestion Box at Draft Master Plan Display in Troy Community Center 
(During 63-day public review period) 

• Keep Green Space and parks. Stop building 711 stores and silly things. If anything, affordable 
housing is needed. Too many strip malls like Sterling Heights. Anonymous 

• In regards to the old Kmart headquarters land & property. It would be great if the Forbes / Frankel 
Families would consider building or donating the property to the arts. A Modern Museum of Art 
with an Art College. Planning for it done with the DIA Director Salvador Short-pons. Anonymous 

• Reinstate Family Night for an $8 dollar a month resident fee. (No Themes) and hold 2 a month. 
Also, the $15 NR fee is a little high just for using the pool during after nights. This will add 
community participation. Themes can be too much, kids just want to have fun in the pool. 
Lorraine M. 

• Put a changing sign on Livernois describing what’s going on in the Troy Community Building. 
Jean L. 

• What a terrible idea to put a carpeting in the lunch room. It will be dirty in a week. Please do not 
do it. A big light up sign for the Troy Community Center and Senior Center would be a good way 
to advertise our beautiful faculty. Kathleen B. 

• The Troy Community Center is a great place to work and it’s easy to stop by the library. Susana 
W. 

• 2295 Rochester Ct. Troy MI 48083 could be converted to a 4-unit condo to improve the image of 
Troy and provide affordable housing. Ray 

• Free Splash Pads like Berkley. Fenced in Plan. Anonymous 
• Yes, to improving greenery on Rochester! Central Community space with middle housing at 

former Kmart HQ.  
• Keep Troy Safe for Families. Keep city clean and property values high. Develop responsibly. 
• Maintain pickleball 2:00-4:00 novice inter. 
• I would love to see 1 or 2 music rooms. I would pay to use a music room for guitar or piano. 

There was an entire music building at Ferris State U. That was used all the time for music study. 
 







From: Planning
To: Brent Savidant
Subject: FW: City plan
Date: Wednesday, October 11, 2023 8:17:23 AM

Jackie Ferencz

Office Manager |
City of Troy Planning Dept

O: 248.524.3364

   

-----Original Message-----
From: Donna Santoro <dlsantoro59@gmail.com>
Sent: Tuesday, October 10, 2023 7:24 PM
To: Planning <planning@troymi.gov>
Subject: City plan

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I live in the stone ridge neighborhood in Troy. You have every corner of our square mile built up beyond
recognition. I don’t want to see these two or three story townhouses developed. You say you want to preserve our
green spaces this doesn’t achieve that. It’s going from a feeling of wide open spaces to congestion.  Not to mention
the traffic impact which means widening the roads. No Thank You!

So disappointed in this plan. Please scrap much if this. My disappointment will be reflected in my vote.

Donna Santoro

mailto:planning@troymi.gov
mailto:SavidantB@troymi.gov


CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.

From: Planning
To: Brent Savidant
Subject: FW: 2040 Master Plan thoughts/questions
Date: Tuesday, September 12, 2023 9:38:44 AM
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Jackie Ferencz
Office Manager |
City of Troy Planning Dept
O: 248.524.3364

     
 
 

From: Jasper Gill <drjaspergill@gmail.com> 
Sent: Tuesday, September 12, 2023 9:10 AM
To: Planning <planning@troymi.gov>
Subject: 2040 Master Plan thoughts/questions
 

 
1. Wattles/Crooks node: This node has a wonderful restaurant and convenient store now as well as
apartments. However getting to this node from the West Troy neighborhoods around Beach road
remains difficult since Wattles lacks continuous sidewalks. How can the city make this an actual node
for residents so that we could walk or bike there for the adjacent neighborhoods along Adams and
Crooks.  Wattles desperately needs connecting sidewalks since it is completely residential from
Adams to Rochester.
 
2. More bike lanes would be a wonderful addition to the city. Currently there are a massive amount
of bikers using Beach, Kensington, and Eton road. Amongst these safety is most on Eton. Can you
imagine the benefit to both kids and adults with a protected bike lane along Wattles that would
connect residents to the Rochester road corridor businesses as well.
 
3. Big Beaver development is fantastic. Vacant office buildings and massive parking lots contribute to
crime as unwatched spaces. Developing these into high density residential and businesses supports
our economy, tax base (that we will have to make up once companies don't resign their commercial
leases), and provides workers for jobs. From the entire stretch of the DDA, will the sidewalks be
widened to accommodate more pedestrians? This really is an opportunity to have a special
boulevard like the Detroit Riverwalk if done properly. Also a huge economic development.

mailto:planning@troymi.gov
mailto:SavidantB@troymi.gov
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Ftroymi.gov%2F&data=05%7C01%7Csavidantb%40troymi.gov%7C637cfc72ac1d43a9bfb108dbb3959477%7C2470f427dc614f708bd819b3df72e557%7C0%7C0%7C638301227238422848%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=6qJ9N6mm1tawDdS%2FGMTplt5KWLXKjBtknSKyIEPcit4%3D&reserved=0
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4. Troy trails are nice but without them connecting they remain paths to nowhere. Citywide
connection east to west would be beneficial. Could parking lots be repurposed in being partially used
as connectors for the trails?
 
5. Focusing on green space should also focus on reuse of the massive sea of parking lots our city has
accumulated. A greener focus here would help with our flooding issues in the city.
 
6. The national demand for single family homes is very apparent with home prices. Office buildings
are not coming back. Investing in our internet fibers would make Troy an ideal residential
community when so many jobs will be remote once office leases expire and companies decide to be
lean and save billions on real estate. This should be a priority. 
 
7. Reusing these sites along Long Lake and Crooks (and all North Troy office parks) should also focus
on single family residential. Residents are okay with Big Beaver being our downtown with apartment
and condominium buildings and major entertainment businesses. But this north corridor should shift
to single family homes as reuse of these massive parking lots and vacant apartment buildings. 
 
8. The Big Beaver and Crooks intersection is becoming a wonderful "downtown Troy" Street front
businesses on both sides of Big Beaver are developing with great restaurants and a great look. It's
positioned perfectly between Downtown Clawson and Downtown Birmingham as well. But how are
we connecting both sides of the street? There should be some street planning here so that you can
cross Big Beaver to access both sides of the businesses and a safe car flow through this area as well. 
 
9. The Troy Civic Center area needs to be accessible to residents both east and west by non-
motorized means. Residents living on Coolide that want to go to the library or City Hall should be
able to safely get there without having to drive. Could there be shuttle service or bike lanes along
Wattles for residents to access here? 
 
10. Farmer's Market. Why not have a beautiful large shed like Royal Oak or even Eastern Market?
We are situated in the heart of the Metro and have ample space now in the Civic Center. We should
have a large convenient year round market for Farmers to deliver their goods for residents who want
quality and freshness. 
 
 
Thank you for your time,
 
Jasper Gill
3120 Newport CT, Troy MI 48084



CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.
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Subject: FW: City of Troy Master Plan Feedback
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Not sure if this was forwarded to  you when I was out. It came to the Planning inbox.
 
 

Jackie Ferencz
Office Manager |
City of Troy Planning Dept
O: 248.524.3364

     
 
 

From: Russell R <russell.reynolds1@gmail.com> 
Sent: Tuesday, October 17, 2023 2:01 PM
To: Planning <planning@troymi.gov>
Subject: City of Troy Master Plan Feedback
 

 
Hello,
I had a few points on the proposed Master Plan. 
1. The proposed Master Plan mentions native plants a few times, but should go further in specifying
that they are essential for wildlife, including birds, mammals, bees, and butterflies including
monarchs. Native plants will have a longer lifespan, be more drought tolerant (thus reducing water
consumption), help with water retention which reduces flooding, and is more beneficial ecologically,
so they should have a more prominent position in this Master Plan. Requiring all new plantings
(especially trees) should be considered to help make Troy more vibrant and a greener city.
2. The proposal doesn't at all deal with the issue of invasive species that are taking over many of the
city parks and city owned properties, along with many other areas of the city. The are behind the
aquatic center is approximately 85% invasive species (mostly Teasel and buckthorn). I
recently contacted the city about this and they said they didn't have the budget to address these
issues. This must be addressed in the master plan for this reason. 
 
Thank You,
Russell Reynolds

mailto:planning@troymi.gov
mailto:SavidantB@troymi.gov
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From: Planning
To: Brent Savidant
Subject: FW: Comments on Troy master plan
Date: Wednesday, October 11, 2023 9:21:02 AM

Jackie Ferencz

Office Manager |
City of Troy Planning Dept

O: 248.524.3364

   

-----Original Message-----
From: Jessica Wernette <j.l.wernette@gmail.com>
Sent: Wednesday, October 11, 2023 8:21 AM
To: Planning <planning@troymi.gov>
Subject: Comments on Troy master plan

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

Hello,

As a Troy resident of almost 10 years with my husband and two young kids, who decided to move to Troy for its
school system (which I’m currently not too happy with) parks, amenities and affordable living, I wanted to provide
some comments on your master plan.

1) Affordable housing - Not only is the current state of our economy and sky rocketing interest rates suppressing
new home buying power, but the ability to secure or upgrade into affordable, new, family homes in Troy is
completely unattainable except for the select few. You have allowed Mondrain to dominate the new housing market
with their $740k starting point homes and blocked almost all other more affordable and better quality builders from
entering Troy. With over 90% of Troy developed, I’m afraid there is likely no chance that my family can stay in
Troy and upgrade into a new home for our growing family. We will be forced to leave. Take a page from Plymouth,
Washington Township, Utica, Sterling Heights, or Macomb. They have been able to achieve allowing builders like
Lombardo and Robertson come in and secure appropriately sized lots (not these 6 foot x 10 foot backyards that
Mondrian builds for), with a growing family sized house footprint (2000-3300 sq ft) with an incredibly desirable
starting price point that is more achievable to your residents. It is clear Mondrian is not diverse in their offerings or
target audience. By allowing them to continue dominating the new home marketing in Troy, you are pushing our a
whole demographic of other young families who wished to stay in Troy and upgrade but now can’t. Think what mid
30s aged couple can afford a new home with 4 bedrooms and a big enough floor plan for a growing family that
averages $820k…not many. Not many at all. You are pushing us all out! Their homes are also incredibly low quality
and their building practices are sub par at best. Just look at all the complaints us existing residents who lived behind
their 2020-2022 development on Long Lake and John R had to say about the disruption and damage to our
properties their new builds caused. I encourage you to think about how to offer affordable new single family, two
story homes to young families here in Troy, of all backgrounds, without driving us out with the current limited and
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diversely lacking options.

2) Your proposed plan for John R and Long Lake will not be met with welcomed, opened arms. We have enough
congestion and traffic being that we are a direct route to the hospital. This is the one small area of Troy that has
avoided mass commercialization and I’m not sure what executing your proposed plan of mass commercializing this
area solves…except creating more traffic and more congestion for those of us who live here. Creating this high
density housing is not addressing the need for affordable single family homes. I assure you those of us who live over
here will be fighting back and fighting back hard, or just straight up leaving Troy. The constant need to over-congest
Troy is getting out of hand and I think you really need to hold a forum with your long time, or growing young
family residents to understand what we want. This is not it. We want space for our children…not a shopping mall on
every corner. The great thing about Troy is it already has everything we need working a close distance…we don’t
need more. We need and want more open space.

There are several things in this plan I like including; ensuring nature preservation (however I’m not sure how you
can do that while building over open land…?) and I like the development of community outdoor spaces and
activation areas. I love going to Royal Oak and Birmingham because they have walkable downtown areas mixed
with retain, entertainment and parks/outdoor space.

An additional request I would ask is considerations for how this plan keeps city and property taxes manageable
without drastic YOY increases. Lower taxes is another reason people are so drawn to Troy as compared to places
like Rochester, Birmingham and Bloomfield Hills.

And one final lighthearted request…can we please get a Trader Joe’s in Troy. Please!

Happy to discuss my comments further.
Thank you

Jessica Brideau (Wernette)
248.880.1200



CAUTION: This email did not originate from within the City of Troy. Do not click
links or open attachments unless you recognize the sender and know the content
is safe.

You don't often get email from steven.roadknight@gmail.com. Learn why this is important

From: Planning
To: Brent Savidant
Subject: FW: Safe Pedestrian access to Athens High School- Master Plan Input
Date: Friday, October 27, 2023 1:49:56 PM
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Jackie Ferencz
Office Manager |
City of Troy Planning Dept
O: 248.524.3364

     
 
 

From: Steven Roadknight <steven.roadknight@gmail.com> 
Sent: Friday, October 27, 2023 12:23 PM
To: Planning <planning@troymi.gov>
Subject: Safe Pedestrian access to Athens High School
 

 
The masterplan needs to include improving pedestrian access to Athens from the south side of
Wattles road.
 
The side walk on the southside of Wattles has areas that are not paved at all. 
Coming from Dequindre approaching John R there is a section between Anvil and Wayfarer that you
have to basically walk on the road. 
 
High school students who live south of Wattles between Dequindre and John R have no safe way to
walk to school.
 
I see 2 options to improve student safety.
 
1.  Complete the side walk to extend all the way to John R 
 
2. Install a crosswalk with traffic lights around north end of Forge or Gate drive to enable students to
safely cross to the North side of Wattles where there is completed side walk.
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Thank you for attending to this safety concern.



From: Planning
To: Brent Savidant
Subject: FW: Troy Master Plan Feedback
Date: Thursday, November 9, 2023 12:32:53 PM

Would this kind of email go to you sir?

Dax Clarke

Housing & Zoning Inspector
City of Troy

O: 248.524.3365

C: 248.561.6418

   

-----Original Message-----
From: Mark D Barbieri <mark.d.barbieri@gmail.com>
Sent: Wednesday, November 8, 2023 11:16 PM
To: Planning <planning@troymi.gov>
Subject: Troy Master Plan Feedback

[You don't often get email from mark.d.barbieri@gmail.com. Learn why this is important at
https://aka.ms/LearnAboutSenderIdentification ]

CAUTION: This email did not originate from within the City of Troy. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I am a long time resident of Troy having lived here from birth until 2001 and now again since 2013. Over that span,
I have lived in 5 different homes and neighborhoods and worked in 3 different office locations at 16/Livernois,
18/Crooks and 19/Crooks.

After reviewing the proposed master plan, some areas are fine others are out of touch and disappointing. In general,
we are overdeveloping Troy and cramming buildings anywhere we can. Is especially noticeable when tiny “streets”
with a dozen homes at most pop up in small spaces, or when “street walls” are used. Maintain as much undeveloped
space as possible throughout the city. That is a major characteristic of Troy and a big draw for residents. The worst
proposals are for corners G) 18/Dequindre, H) 18/ John R, M) South/John R.

Also of note the road layouts that were done near I 75 on 16 mile and 14 mile are the dumbest thing I have ever
seen. Whoever proposed, designed or approved the traffic flow to cross back and forth with oncoming traffic should
have been immediately fired. It was a huge waste of tax dollars and should be demolished and put back. Every time
I drive those areas I think of the academic contest scene in Billy Madison with the quote “What you've just said is
one of the most insanely idiotic things I have ever heard. At no point in your rambling, incoherent response were
you even close to anything that could be considered a rational thought. Everyone in this room is now dumber for
having listened to it.”

Focusing on the Land Patterns section

B) 15 / John R. Improved commercial would be good here. Corner has languished for years, business have been
difficult to sustain, maybe because it is sandwiched between high traffic 14 mile and 16 mile.
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C) 16/Dequindre. continued investment in the commercial northwest would be good, but there is almost too much
customer volume for the available parking. Improved accessibility is needed.

D) 17/Dequindre. Residential on northwest corner could be ok only if done well. Frankly  though it would be best to
keep much of the area green.

E) 17/John R. The mix of uses sounds right, but any redevelopment should fit within the current developed
footprint. Don’t expand out from the corner.

F) 17/Crooks. One of the few corners largely undeveloped. Some development would be good, but would like to see
half of it stay green.

G) 18/Dequindre. I agree with the northwest corner use, except for the “street wall” concept. This concept makes the
city feel more urbanized and crowded while less suburban, open and green. Keep parking along the road instead of 3
story buildings crowding the sidewalk. The southwest corner though doesn’t need a tiny street of condominium.
These tiny developments are so ad hoc and misplaced. They truly are just shoehorned into small pockets of land that
is undeveloped. Just leave it undeveloped. The multi story mixed retail is fine, though we currently have too much
of this space that sits idle at that corner. If needed in the future, just don’t use it to make a street wall.

H) 18/John R. The proposed intersection should be entirely scrapped for both the northeast and northwest corners.
Larger multi-family units, connecting Orchard Crest and Wilmet should not happen. The corner is currently one of
the best residential corners in Troy. Green and open should be maintained in the northwest. Any redevelopment in
the northeast should remain small, not much bigger than it is today. Frankly the housing development currently
underway is also a mistake for the area.

J) 19/John R. Kensington did a nice job with blending construction with nature and openness. However the invasive
phragmities are a problem along John R.

K) 19/ Rochester. Three existing commercial corners should be maintained and improved. The southeast is lacking
and has good potential.

L) 19/Livernois. The idea of the townhouse was good, but poorly executed. They are too close to the road, too close
to Peppys and aesthetically dissonant. Would like to see moderate expansion /redevelopment of the northeast corner
and maintaining footprint of the northwest and southeast.

M) south/John r. The idea here is completely off base. Cramming in multi family unit housing in the southwest
corner is wrong. Leave the homes as they are. The massive road/ trail expansion was a waste and detrimental to the
existing homes. The is no need for a “gateway” when John R dead ends into Bloomer park in just a couple miles.
The southeast corner however needs help and could use something to complement the office spaces along south
Blvd.

Mark Barbieri
6590 Emerald Lake Dr
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