












 
To:       Superior Township Planning Commission  

From:   Ben Carlisle, AICP 
  

Date: December 2, 2025 
 
Re: Timber Creek Concept Plan   
 
 
A Concept Plan has been submitted to develop a 37-acre site at Macarthur Boulevard and 
Wiard Road: 

 
 

The site is heavily wooded and includes the Bazley Foster drain along the western edge of the 
property.   The applicant has not provided a detailed tree survey or natural feature plan,  
however they note that one will be submitted in a future submittal.  The location of natural 
features may alter the overall layout of the site.   
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Concept Plan 

The submitted Concept Plan shows the development approximately half of the 37-acre site is 
proposed as a mixed-residential community, and the remaining portion as single-family 
residential.    

 

Mixed-Residential  
 
The mixed-residential portion of the development is located along the northern half of the site 
and includes a total of 232 units.  Of the 232 units, 186 are three-story multiple family 
apartments, and 46 are 2-story attached townhomes.   The bedroom mix is as follows: 
 

• Multifamily 
o 2-Bedroom: 57 units 
o 3-Bedroom: 93 units 
o 4-Bedroom: 36 units 
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• Townhomes 
o 3-Bedroom: 28 units 
o 4-Bedroom: 18 units 

 
Site layout details:  

• The total amount of parking provided is 422 spaces, which equates to 1.82 spaces per 
unit.  

• Primary access from MacArthur Blvd; secondary access from Wiard Road. 
• Four multifamily buildings (Buildings A, B, C, and B repeated) arrayed near the northern 

half of the site. 
• Townhomes arranged along internal drives near the eastern portion of the site. 
• Central clubhouse / leasing building and amenity area integrated into the multifamily 

cluster. 
• Trash collection areas distributed throughout. 
• Environmental features shown include potential wetlands, streams, and areas 

designated for stormwater/BMP facilities. 
 
Single-Family Residential Area Description 
 
The southern portion of the site, labeled “Future Residential Development by Others,” is 
designated for single-family detached homes. While unit counts and lot dimensions are not 
specified at this conceptual stage, the plan illustrates a traditional curvilinear street pattern with 
a central loop road. 
 
This area is intentionally separated from the multifamily and townhome components by 
preserved open space, stormwater/BMP areas, and natural features, creating a gradual transition 
in building scale and density.  
 
Natural constraints, including mapped wetlands and stream corridors near the southeastern 
boundary, dictate the open space configuration and will guide the future lotting pattern, 
buffering, and storm system design. The layout appears to preserves these environmental 
elements. 
 
Primary access to the single-family portion of the development is off Wiard Road, shown near 
the eastern edge of the concept, Overall, the single-family component is envisioned as a 
traditional detached residential neighborhood, compatible with surrounding housing patterns. 
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Natural Features 
 
The site contains several significant natural resources that shape the development layout and 
establish a framework for open space, stormwater management, and buffering. 
 
Wetlands 
 
Mapped potential wetlands are identified along the eastern and southeastern portions of the 
property. These areas act as a natural low point within the site and influence the placement of 
stormwater Best Management Practice (BMP) facilities. The presence of wetlands also informs 
building setbacks, limits grading in sensitive zones, and reinforces preservation corridors 
between the residential areas and the surrounding properties. 
 
Stream Corridors 
 
A stream alignment is shown running along the southern and southeastern edges of the site. This 
water feature forms part of a broader hydrologic system that feeds off-site drainage patterns. 
The stream corridor functions as a natural greenway, supporting habitat continuity and providing 
a physical edge that separates the planned multifamily/townhome phase from the future single-
family neighborhood. 
 
Topographic Drainage / Lowland Conditions 
 
The concentration of wetlands and stream features at the lower elevation of the property reflects 
a south-to-east drainage pattern. The site’s stormwater BMP placements are co-located with 
these natural basins, minimizing disruption and allowing engineered detention to work with 
existing hydrology rather than against it. 
 
Environmental Buffers & Open Space 
 
Because the concept concentrates buildings in the northern and central portions of the parcel, 
the southern watershed area is preserved as a natural buffer. These preserved landscapes 
provide: 
 

• Wildlife habitat continuity 
• Noise and visual separation between housing clusters 
• Opportunities for passive open space or trail connections in future phases 
• Floodplain-compatible land use that prevents encroachment into sensitive soils 
• Stormwater/BMP Integration 

 
Multiple stormwater / BMP nodes are placed at the edges of the development footprint, 
especially near wetland and stream interfaces. Their locations indicate an intent to: 
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• Treat runoff close to its source 
• Reduce downstream discharge velocities 
• Maintain natural hydrologic function 
• Protect water quality before entering the natural stream corridor 

 
 
Master Plan Consistency 
 
1. Land Use Compatibility & Density Targeting 

 
The Master Plan identifies this northern MacArthur/Wiard Road area as appropriate for 
attached and mixed residential formats at a moderate density rather than large-lot suburban 
expansion.  This mix of townhomes and multifamily is consistent with the Plan’s objective to 
diversify housing types while maintaining compatibility with surrounding development 
patterns. 
 
2. Housing Diversity & Attainability 

 
The Master Plan emphasizes increasing attainable housing opportunities without compromising 
open space and rural character. The multiple family portion of the concept delivers 232 total 
units spanning 2-, 3-, and 4-bedroom formats across multifamily and townhomes, directly 
supporting the Plan’s call to: 

• Provide family-sized rental units 
• Offer non-single-family options  
• Encourage a spectrum of prices, unit sizes, and living formats 

 
3. Natural Features Preservation & Green Infrastructure 

 
The Township Plan underscores protection of wetlands, streams, drainage corridors, and 
woodland edges as a precondition for growth in this sector. While it appears that the applicant 
is preserving many of the sites natural features, natural features preservation plan is an 
important requirement for the submittal of a formal site plan and rezoning application.   
 
4. Edge Management & Transitional Form 

 
The Plan repeatedly stresses transitioning intensity from corridor edges toward lower-density 
land and natural systems. The Concept Plan supports this by: 

• Concentrating higher-intensity multifamily buildings near MacArthur Blvd 
• Positioning townhomes as the step-down housing type 
• Reserving the entire southern loop for future single-family detached development to 

complete the transition of land use  
 
This sequencing exactly matches the Master Plan’s prescribed land-use gradient: multifamily → 
attached townhomes → detached single-family → natural/open space boundary. 
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5. Transportation and Connectivity Intent 

 
The Master Plan discourages extending through-traffic in sensitive residential pockets while still 
expecting multimodal connectivity. The concept provides: 

• Primary access from Macarthur Blvd 
• Secondary/emergency access only via Wiard Road to protect neighborhood traffic 

conditions  
• A walkable internal block structure that can support future pedestrian network tie-ins 

without creating cut-through vehicular routes 
 
Master Plan Discussion Points 
 
1. Natural Feature Preservation   
 
The Township Plan underscores protection of wetlands, streams, drainage corridors, and 
woodland edges as a precondition for growth in this sector. While it appears that the applicant 
is preserving many of the sites natural features, natural features preservation plan is an 
important requirement for the submittal of a formal site plan and rezoning application.   
 
2. Lack of Preserved, Functional Open Space Programming 
 
The Master Plan stresses recreation, trail systems, and environmental corridors as public or 
semi-public amenities, not just undeveloped residual land.  In the Concept Plan natural features 
(wetlands/stream corridor) and stormwater areas are preserved, but no usable open space or 
trail system is defined, and the “amenity area” is limited to the multifamily core rather than 
community-wide reach  
 
This creates: 

• Open space as drainage rather than community usable green, 
• No meaningful passive parkland or perimeter trail linkage, 
• No alignment with Master Plan greenway connectivity goals. 

 
3. Unresolved Southern Phase Ambiguity 
 
The Master Plan stresses phasing clarity and infrastructure-rational growth. Labeling the entire 
southern area “Future Residential Development by Others.”  The plan doesn’t:: 

• Define unit types, 
• Confirm road layouts, 
• Confirm open space requirements, 
• Confirm public access  

 
4. Lack of Edge Buffer Strategy Adjacent to Natural Systems 
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Although preservation is shown, the Master Plan expects edge character definition (buffers, 
interpretive open space, natural area design standards). The concept uses wetlands as 
separation but does not establish a naturalized buffer plan, ecological stewardship area, or 
educational open space function. 
 
5. Amenity Exclusivity 

 
The amenity area and clubhouse are internalized to the multifamily block, not neighborhood-
wide. The Master Plan encourages shared central amenities that knit together diverse housing 
typologies. Townhomes and future single-family do not share identity/access to amenities, 
 
Discussion 
 
Items for Planning Commission Consideration:  
 

• Is the Concept Plan consistent with the Master Plan?  
• Does the Planning Commission overall support the development? 
• Does the Planning Commission support the mix of housing types? 
• Are there additional amenities that should be incorporated?  
• Are there any other general comments or thoughts that the applicant should consider?  

 
I look forward to continuing the conversation and answering any additional questions you may have. 
 
Sincerely,  
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ELMINGTON PROPERTY PORTFOLIO
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OUTDOOR GATHERING & SOCIAL SPACES
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INTERIOR GATHERING & SOCIAL SPACES
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APARTMENT UNIT EXAMPLES
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SITE AERIAL PERSPECTIVE
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SITE ENTRY PERSPECTIVE
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SITE AMENITIES PERSPECTIVE
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BUILDING TYPE “A” - ELEVATIONS
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BUILDING TYPE “A” - ELEVATIONS
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