
From: Jesse Pohlman
To: Jesse Pohlman
Subject: Mapleridge PUD Ordinance
Date: Wednesday, November 26, 2014 1:14:44 PM

From: Kathleen Robertson [mailto:kathleenarobertson@gmail.com] 
Sent: Wednesday, November 26, 2014 1:09 PM
To: Jesse Pohlman
Subject: Re: Mapleridge
 
Dear Plan Commission Members,
 
Below are our concerns regarding the plans proposed for Maple Ridge as based on what Langston Development shared at
a meeting and through one certified letters.  
 
Issue 1  ENTRANCE
The proposed entrance to Maple Ridge is directly across from our driveway.   THIS IS NOT ACCEPTABLE.   They have a
1,000 ft of road frontage to work with.  They can move the entrance 50 yards further north or to where the proposed
cultisace would be or they can move it a hundred yards to the south, about where Baxter's existing drive is located.  If
moved further north, the entrance/exit  would be across from Acorn Farm, which will not be put into development as it has
been donated to Cool Creek Park and will impact no one.  As proposed now, we not only have to dodge the increase in
north and south traffic but also those pulling out from the development.   The water flow, where they want to put the
entrance, has a 3 ft. ditch that runs to the legal drain.  The proposed entrance would also impact my accessing my mail. 
Since mail is only delivered on the East side of the road, from 151st to 161st, my mailbox would be in their entrance lane. 
There is no reason that this entrance needs to be in the proposed area.  I  should not have to have 400 cars shining their
lights into my home on a daily basis.  
 
Issue 2  Proposed homes to the south of Baxter's driveway and east between Oak Road and the legal drain
Homes built here appear to be in FEMA's new flood plain area.  No fill or homes should be allowed in this area.  We have
copies of the flood plains and we will bring them Monday.  It might better be used as a retention pond to handle the water
overflow from Cool Creek.  Homes in that area would flood.  Overflow of the creek has become increasingly worse since
the work began on Meridian/31 and the destruction of the homes and trees on the west side of 31.  There is nothing to
slow down the flow of water and additional homes and businesses in that area have added to the problem.   Homes
proposed to the west portion of the above mentioned area are also in the flood plain. 
 
Issue 3  Traffic
With the addition of Oak Manor (the second phase of Oak Park), now having access off of Oak Road & with the addition of
Maple Ridge using only Oak Road, there will be an increase of traffic on Oak Road by at least 600 cars per day.  That
leads to additional concerns of how that traffic will be handled at Oak Road and 151st.  It indicates to me that you will
once again want to come in and take more of our property and destroy more of our trees.  We highly recommend that a
traffic study be done now on Oak Road before any plans are implemented.     
 
Rick and Kathleen Robertson 
15340 Oak Road
Carmel, IN   46033
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November 30, 2014 

Jay and Terri Park 

 15525 Oak Road 

 Carmel, IN 46033 

since 1978 

 across from Acorn Farm Antiques 

and bordering Mapleridge to our east 

ParkDVMs@aol.com  

and  

Tim Swinney 

15577 Oak Rd 

Carmel, IN 46033 

at N boundary of Mapleridge 

t.swinney@sbcglobal.net 

To: Plan Commission of Town of Westfield 

 

Re: Mapleridge PUD on Oak Road N of 151st Street 

 

The Parks and the Baxters have been friendly, cooperative neighbors since 1980. Julia and I founded 

and were officers of WTNT-SE (Washington Township Neighborhood Trustees-SE) in 1989 and both 

served for many years. Our neighborhood association defeated a poor quality, dense development on 

the property that now houses the lovely development of Estridge’s Oak Park subdivision thanks to the 

solicitation of quality developers by our WTNT-SE members.  
 

The Parks think Mapleridge (prior R & J Baxter property) is a project that should proceed if changes 

are made to solve problematic issues. Primary consideration is its effect on Westfield traffic impact at 

151st and Oak Road, as well as impact on the surrounding neighbors. We appreciate the balance 

between green space (aka. undevelopable land) and what seems to be small lot sizes. We realize that 

not everyone enjoys grooming and caring for landscape and acknowledge the trend of large houses on 

small lots. Recommendations are as follows to solve the issues we and some of our neighbors see: 
 

Entrance to Mapleridge: Must be moved a substantial distance so that a 450-600 count of car traffic 

daily does not shine headlights into Rick and Kathy Robertson’s living room (15340 Oak Road) across 

from the original entrance. The modified entrance is still much too close. There are at least two other 

options to the north. Calculations for traffic are 71 lots X 3 cars/house x 2 passes (coming and going 

only once per day) = 426 cars leaving or entering Mapleridge at a minimum. This does not include the 

additional traffic on Oak Road coming from the infill development of Oak Park in the Estridge/Pedcor 

development that may be traveling south (as the largest majority are) to the intersection of 151st and 

Oak Road for most direct access to shopping, movies and dining at Village Park Plaza. 
 

Three possible options for entrance change are 1) At the end of the most north-western cul-de-sac of 

Mapleridge near Oak Road. The street would instead be extended to intersect with Oak Road at 

approximately South of the Hackberry tree near the road at Lat/Long N 40*00.741’ and W 086*07.102’ 

on my GPS. This gives a good line of sight both directions from the peak of the road at the Acorn Farm 

and Ben Baxter (15443 Oak Rd) driveways. Where the present entrance space was located an additional 

lot might be placed. Also, the Roberson’s mailbox would remain in its present location. 2) The second 

possibility for an entrance and not taking down trees would be near utility pole 052 565. Just to the 
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South there is a break in the N-S finger of trees that inhabit the low, untillable area of that field and 

could intersect with the interior street of Mapleridge. Of course, any ash trees will soon be dead from 

emerald ash borer and would best be removed during development rather than after as an expense to 

the new homeowner. Either of those two locations would alleviate the bright light shine upon 

Robertson’s house because of the woods and conifers on Acorn Farm property which will not change 

in the future. But neither addresses the more important safety concerns of the 151st Street and Oak 

Road Intersection issue. 3) A third (and best) possible entrance to Mapleridge is explained below in 

Local Traffic. 
 

Local Traffic at 151st and Oak Road intersection:  A traffic study should be done immediately to 

determine load at peak rush hour in the morning and evening on at least a few days. I have been 

returning home from work and have seen about ten cars heading south waiting at the two way stop 

trying to turn onto 151st Street. Now that US 31 is open and the roundabout at 161st and Carey is open, 

a traffic study should be accurate. Then you have to add the anticipated traffic from Oak Park infill and 

Mapleridge to anticipate what it will be in the very near future. Traffic coming from Noblesville area 

use the “back roads” of Carey and Oak to go to the shopping and dining areas at Village Park. The 

biggest problem is that 151st and Oak is a two way Stop and cannot accommodate more traffic than it 

presently bears. A four way stop is dangerous, as line of sight is bad going east from US 31 down the 

hill with limited visual on stopped cars. The same would be true of a traffic light at that intersection, 

although it would be more visible. On both sides on that area of Oak Road is floodway from Cool Creek 

and cannot be altered with soil brought in to create a roundabout. A roundabout would be very 

expensive and would require a great deal of fill dirt (even if that were permitted) and property 

acquisition to accomplish, and again, the line of sight is limited. The BEST solution for traffic would be 

if Westfield and/or Langston purchased enough property from the Throgmartin estate (which is for 

sale) to develop a short public road just at the East boundry of what used to be Don Simond’s property 

to connect Mapleridge PUD with 151st Street. There is a good line of sight West of the Bridlewood 

entrance/exit on the South side of 151st Street but would not interfere with Bridlewood traffic, being 

some distance away. The finished short lane would also be used to access the development of the 

Throgmartin property, so both properties would benefit and that would solve the majority of the 

problems with the Oak Road and 151st Street intersection traffic volume. The additional advantage is 

that the Throgmartin property would have access to both Carey Road and 151st Street. This could be 

a Public-Private solution for both Westfield and property developers, eliminating the impossible 

solutions to transform the 151st and Oak Road intersection to something less dangerous such as 

eliminating the road crest to the west, at least for a few years. This is the third, and best entrance 

option to Mapleridge for traffic safety and Town of Westfield costs. It could even be the most logical 

area to develop an additional roundabout to serve Bridlewood, Mapleridge, and Throgmartin 

development in the future. 
 

Adjacent Property Owners Protection from Trespassers:  
 

1) Walking paths prohibited adjacent to existing properties all around.   Trails should be  

confined to the interior of the development so as not to affect existing adjacent property owners. 

 

2) Privacy fencing, height 6’, should be erected to the interior of the 30’ Preserved Natural Buffer 

Yard at the perimeter of Mapleridge beginning at the NE corner of the development and 

extending the entire north border to the NW corner, then continuing south to the NE corner of 

the ORL or beyond per request of that lot owner. The fence should not be installed within the 



30’ buffer because doing so would destroy existing trees. The tall trees will still be enjoyed by 

the new homeowners while ensuring that Mapleridge residents respect the privacy of the 

adjacent existing homeowners such as Joanne Robertson, Dan and Lori Thornberry, Tim 

Swinney, Jay and Terri Park, as well as Ben and Michelle Baxter. The fence must be maintained 

by Mapleridge neighborhood association including maintaining a dark brown stain to protect the 

wood and blend the fence into its more natural surroundings. A dark color allows it to recede 

from visual notice and will be the least obtrusive for all. We're not asking for an expensive stone 

or brick wall, just a secure wooden solid panel privacy fence to be maintained and repaired as 

needed. Nearly every subdivision I’ve observed has been required to have something similar to 

appease the neighbors or block traffic noise and view. It needs to extend south to include at 

least the entire east border of Ben and Michelle Baxter's property in order to keep trespassers 

from just going around it and exploring. Most of us realize the Baxters will have trespassers 

attracted to their pond as well as the ponds owned by neighbors to the north. It seems to be 

an undeniable fact of human nature that this is predictable but can be deterred. It is not that 

we are un-neighborly, as most of us neighbors have asked and been given permission to have 

access to each other’s properties because we all respect, do no damage and cause no harm. 
 

Floodway map from FEMA     FIRM (Flood Insurance Rate Map):     http://msc.fema.gov/portal  

In the search window, enter the current Baxter address of 15251 Oak Road, Carmel, IN 46033. Select 

VIEW, and the data retrieving begins. Zoom into the large blue area at the SW section of the map to 

find the intersection of Oak Road and 151st Street. A second or third zoom might be needed and then 

you can select pan and move around.  I found no way to print this map from the web site as it caused 

an error each of many times I tried. The point is that the homes located to the south of the current 

Baxter home drive at 15251 Oak Road of the Mapleridge PUD which are at the SW portion of the 

property may easily be in the Floodway where NO additional soil may be moved in to change the 

floodway area. We know that retention ponds are planned to alleviate as much run off water as 

possible, but realize that it is impossible not to have further impact on Cool Creek flooding. It is 

impossible to keep every ounce of rain that falls confined to Mapleridge. 

 

Oak Road Adjacent lots   It would be preferred by some of the neighbors and for better visual impact 

from Oak Road if the lots adjacent to Oak Road required the homes all face Oak road. The garage 

access could still be from the Mapleridge interior roads and since the quality of all the sides of the 

homes are equal, it should not be objectionable to Mapleridge residents either. Their addresses would 

be that of the interior street. This would apply to a lot that might exist instead of the present entrance 

plus the three lots south of the present entrance. The “entrance lot” from Oak road would replace the 

lot lost at the “Throgmartin Lane” alternate entrance off of 151st Street. In Indianapolis there are a 

number of lots that have no “back or side” yards but are visible from at least three street sides. 

 

The other items of the November 24, 2014 Mapleridge Update sent by e-mail a few days ago that are 

acceptable are items 1, 2, and 5. 

 

We appreciate your careful consideration of this project,                                         

  

Terri Park, DVM    Jay Park, DVM     Tim Swinney 

http://msc.fema.gov/portal


From: John Boyer
To: APC
Cc: "Mic Mead"; conifersocietytp@aol.com
Subject: Public Hearing at Planning Commision on Dec 1st regarding Mapleridge PUD
Date: Sunday, November 30, 2014 9:29:04 PM

                                                                                                            November 30, 2014
 
Hello Westfield Planning Commissioners,
 As I am unable to attend the Monday evening APC meeting on December 1st, 2014 regarding the
proposed Mapleridge PUD north of 151st on Oak Road, I have asked Mr. Mic Mead, a Director of
Washington Township Neighborhood Trustees-SE, to speak on behalf of our neighborhood association
known as WTNT. (Mic lives directly across from the proposed Mapridge PUD at Acorn Farms with his
wife, Jill.)
 After reviewing the plans for Mapleridge, we believe that the development has many merits, and feel
that with a few additional changes, it will definitely be a showplace community in our neighborhood.
 In a meeting with the developer, Jim Langston, the adjacent neighbors addressed a number of issues,
many of which have agreed to be reconsidered.  However a few remain unresolved, which I wanted to
summarize briefly.

1. The single exit from Mapleridge across Oak Road from the Robertson’s residence will both
create an annoyance to an existing neighbor, and a also cause a traffic hazard. With multiple
cars from the 71 residences both shining headlights on their residence and causing backlogs
with the heavy traffic on Oak Road, a single entrance/exit in its current location is objectionable.
Although the location of this single entrance is already under discussion with the developer, a
suitable location to Robertson’s hasn’t been agreed to yet.

 The additional residents in the expansion of the Paul Estridge Oak Manor development
between 151st and 161st north on Oak Road from Mapleridge will also be adding to the
already heavy traffic on Oak Road. The heavy traffic leaving this single entrance/exit could be
alleviated by developing a second entrance/exit.
 

2. Current minimum Lot size of 1/3 acre.
We would suggest that the developer reduce the number of lots slightly from the current 71 as
necessary to allow raising the minimum lot size to ½ acre. This would allow the lots to be more
uniform in size and be more consistent with the adjacent Oak Manor expansion to the north.
 
 Again, we feel that with a few modifications, Mapleridge will become a welcome addition to
the Oak Road neighborhood.
 
John Boyer
President, WTNT
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