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PART I - OVERVIEW 
 
1. STUDY PURPOSE 
 
Impact fees are a broad category of charges assessed to development to pay 
for capital improvements necessitated by new development (e.g., parks, 
schools, streets and roads, etc.). Road impact fees are collected to fund 
improvements that add capacity to the transportation system to accommodate 
the travel demand added by new development. The state statute (IC 36-7-4-
1300 et Seq.) defines the purpose of the impact fee as “to ensure that 
adequate facilities are available to serve new growth; to establish standards by 
which new growth and development pay a proportionate share of the cost of 
new facilities needed to serve new growth and development; and to ensure 
that impact fees are imposed through established procedures and criteria so 
that specific developments do not pay arbitrary fees or duplicative fees for the 
same impact.” 
 
The Indiana Code further requires that a Zone Improvement Plan be prepared 
to determine an equitable level of fees for different uses. For this plan, the Town 
of St. John has retained the services of the Arsh Group Inc. to prepare an impact 
study to address several road and transportation capacity needs.  
 
The Impact Fee study will analyze the impact of development on the Town’s 
road and transportation facilities and calculates development impact based on 
that analysis. This report documents the data, methodology, and results of the 
impact fee study. The methods used to calculate impact fees in this study are 
intended to satisfy legal requirements governing imposition of such fees, 
including provisions of the U. S. Constitution, the state of Indiana Impact Fee 
statute (Indiana Code 36-7-4-1300 et seq.) and the Town of St. John Impact Fee 
Ordinance. Impact fees calculated in this report are intended to provide the 
Town with its first Road Impact Fee charge for both residential and non-
residential developments.  
 
2. BACKGROUND 

 
For the last three decades, the Town of St. John has changed from a small 
community of mostly long term residents to a notable bedroom community with 
substantial growth and development. The growth St. John has experienced in 
recent decades is expected to continue in the near future.  
 
The Town recently updated its Comprehensive Plan in 2017 to address the 
growth issues. This Update is expected to serve as a guide for decisions about 
facility development for the Town for the near future. The 2017 Plan Update 
identifies existing land uses, anticipated development patterns and community 
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needs as well as setting goals for the future development of the Town. In 
conjunction with the Comprehensive Plan Update, the Town prepared a new 
Thoroughfare Plan. This plan more specifically identifies transportation needs for 
the long term development of the Town. Both of these documents currently 
serve as a planning guide for the future and anticipated development of the 
Town.  
 
The 2018 Road Impact Fee Study is a new initiative by the Town to collect fees to 
address road improvement needs. This study will calculate the maximum impact 
fees that could be approved by the Town of St. John to help fund growth-
related road and transportation improvement needs. It is also prepared to meet 
the requirements of the State statute for a “Zone Improvement Plan.”  
 
The Arsh Group Team, as the consultants for the study, have relied on several 
sources to determine the appropriate level of fee assessment. These sources 
include; St. John Comprehensive Plan, St. John Thoroughfare Plan, Zoning map, 
two overlay district plans, and additional sources. The reviewed plans identify 
future land uses, anticipated growth patterns, and proposed road 
improvements.  These plans in their entirety are hereby attached by reference 
to this Study. The Arsh Group has also consulted with the Town Attorney for the 
required resolutions and related legal documents. 
 
First Group Engineering has assessed facility development needs, analyzed the 
level of service and developed cost estimates contained in this report. The Town 
Planning Staff has also been consulted for issues related to development 
patterns, infrastructure improvements and capital projects.  
  
3. ORGANIZATION OF THE STUDY 

 
The Road Impact Fee study is organized in several sections describing different 
aspects of the study; required analysis, measurement, calculations, and 
determination of fees for the Town. Part I of this report provides an overview of 
the impact fee process. It discusses the legal requirements for establishing and 
adopting such a fee, as well as the methodology that the Town has employed 
to establish the fee.  
 
Part II contains information on population, households, housing, and other land 
use data. It also describes the existing and planned development trends in the 
Impact Zone, and organizes this data in a form that can be used in the impact 
fee analysis. Part III analyzes the impacts of development on road infrastructure 
and calculates the average trip cost for new development. Part IV, describes 
the maximum impact fee that can be justified for each development type 
based on the calculation and analysis used in the study. Potential revenues that 
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can be anticipated are also included in this Part. Part V describes administrative 
aspects of the fee as the Town begins to implement this new program. 
 
4. LEGAL FRAMEWORK 

 
A. U.S. Constitution 
 

Development exactions, including impact fees, similar to all land use 
regulations, are subject to the Fifth Amendment prohibition on taking of 
private property for public use without just compensation. Both federal courts 
and the State of Indiana Court System have long recognized impact fees 
assessed on development as a legitimate form of land use regulation. The 
courts have consistently required that such fees must meet standards 
intended to protect against regulatory takings. To comply with the Fifth 
Amendment, development regulations must substantially advance a 
legitimate governmental interest. In the case of impact fees, similar to other 
land use regulations, that interest is in the protection of public health, safety, 
and welfare by ensuring that development is not detrimental to the quality of 
essential public services. 

 
The U. S. Supreme Court has found that a government agency imposing 
exactions on development must demonstrate an "essential nexus" between 
the exaction and the interest being protected (Nolan v. California Coastal 
Commission, 1987). The Court ruling in this case, in effect, requires 
government agencies to clearly define the relationship between the fee and 
the level of service.  

 
B. Indiana Constitution 

 
The Indiana Code grants authority to local governments to regulate land use 
and development. This authority is the source for imposing impact fees on 
development to pay for infrastructure improvements. Public Law 221, 
enacted by the General Assembly in 1991 (Indiana Code 36-7-4-1300), grants 
local municipalities the authority to impose development impact fees for 
several types of infrastructure improvements, including road and 
transportation facilities. This law establishes the process and requires that the 
local government must fulfill the following:  

 
▪ Chief Executive of local government appointing an Advisory Committee  
▪ Establishing an Infrastructure Improvement Zone (Impact Zone) 
▪ Preparing a Zone Improvement Plan (Impact Fee Study) 
▪ Determining a “reasonable” impact fee for the infrastructure 
▪ Appointing an Impact Fee Review Board 
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Indiana Code (I.C. 36-7-1321(b)) also defines the "impact costs" as meaning 
a “reasonable estimate” made at the time the impact fee is assessed. The 
Law further requires that a fee must be a “proportionate” share of the costs 
incurred or to be incurred by the local agency in providing infrastructure 
improvements. 
 

C. Local Ordinance 
 

The Town of St. John does not have any ordinance at the present time 
supporting imposition of an impact fee for road facilities. The Town currently 
has a Recreation Impact Fee which remains effective until 2018. Certain 
administrative components of the Parks and Recreation Impact Fee may be 
applicable to the Road Impact Fee, but due to major differences in the final 
uses of funds, it will be appropriate to establish a separate administrative 
component for the Road Impact Fee. For the Town to impose a Road Impact 
Fee, the following provisions are required: 

 
1. The Town must adopt an ordinance authorizing a Road Impact Fee; 
2. The Town must establish one or more service areas for the fee, Impact 

Zone; 
3. Fees may apply only to improvements identified which improve capacity; 
4. A formula or other method for calculating impact fees must be 

established; 
5. The collected fees cannot be used to finance the portion of 

improvements needed to pay for existing capacity deficiencies;  
6. The fees must be earmarked specifically for the purpose of road 

improvement; 
 

During the first meeting of the Advisory Committee, held on February 3, 2017, 
the Advisory Committee approved establishing the entire Town as the 
Impact Zone (Figure 2). This decision was based on the fact that the 
anticipated future development is occurring throughout the Town and the 
impact is expected to be uniformly distributed. 

  
5. STUDY AREA 
 
The study area, or Impact Zone, includes all land within the existing Town of St. 
John corporate boundaries. The timeframe for this impact fee study extends 
from the effective date of the fee for up to five years. For the purpose of the 
facility needs assessment, a time period of ten years is assumed, as provided in 
the Land Use Element of the Comprehensive Plan. This time period is also used to 
establish the potential for additional service demand related to future 
development.  
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It should be noted that the time required for buildout of all available parcels of 
property in the Town depends on the rate at which development occurs. This 
study does not project a target date for buildout as the rate of development 
does not affect the impact fee analysis for future capacity needs determination.  
 
6. METHODOLOGY 
 
There are several legitimate methods that can be used to calculate impact 
fees. The choice of a particular method depends primarily on the type of fee 
and planning requirements for the facility type being considered.  In its simplest 
form, the process of calculating impact fees involves only two steps: 1) 
determining the cost of development-related infrastructure improvements, and 
2) allocating those costs equitably to various types of developments that 
generate the demand. In practice, though, the calculation of impact fees can 
become quite complicated because of the variables involved in defining the 
relationship between development 
and the need for facilities. 
 
The methodology used for The 
Town of St. John Road Impact Fee 
is a Plan-based method where 
costs are allocated for a specified 
set of road improvements to a 
specified set of developments. 
The improvements are identified 
by a facility plan and the 
development is identified by a 
land use plan. Facility costs are 
allocated to various categories of 
development and land uses, in 
proportion to the amount of 
development and the relative 
intensity of demand for each 
category. For example, demand 
for road improvements is typically 
measured by the number of 
vehicle trips generated by a 
specified type of development. 
As such, the total cost of road 
facilities is divided by the total 
demand to calculate a cost per 
unit (trip) of demand. Then, the 
cost per unit (trip) of demand is 
multiplied by the amount of 

Population Data
2017 - 2027

Land Use Data 
2017-2027 

Facility
Inventory

Project 
Improvement List

Traffic Forecast

Run Traffic Model

Traffic Growth 2017-2027 
(Trip Allocation)
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cost per new trip)

Assign Trips per 
Land Use Type

Impact Cost for Each 
Land Use Type
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and Growth Related Projects

Run Traffic Model
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Figure 1- Impact Fee Development Process 
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demand per unit of development (e.g. dwelling units or square feet of building 
area), in each category, to arrive at a cost per unit of development. For the 
purpose of this report, this unit is generally referred to as an Equivalent Dwelling 
Unit (EDU). 
 
7. IMPACT FEE PROCESS 
 
The steps involved in the St. John Impact Fee process are shown in Figure 1. The 
starting point for the impact fee structure is identification of deficiencies and 
development of a project improvement list. This work was done through analysis 
of existing road deficiencies as well as review of the Town’s Thoroughfare Plan, 
(adopted February 23, 2017). The projects identified were analyzed to 
determine what portion of need is due to existing deficiencies and what portion 
is due to future growth.  
 
Cost allocation is the next step in the process. Eligible project costs are identified 
and distributed throughout the Town. Travel modeling and land use data are 
collected by the consultant team to determine trip distribution. The next step is 
to calculate the “cost per trip” by dividing the total cost of growth related 
projects by the number of new trips forecasted for the study area. The final step 
is to adjust the trip cost for related costs and credits to arrive at “the net cost per 
trip” for different land use types and categories. 

 
8. IMPACT FEE ADVISORY COMMITTEE 
 
For development of this study, the St. John Town Council appointed an Impact 
Fee Advisory Committee as required by state statute. The Committee reviewed 
background information, traffic related data, deliberated the level of service 
and recommended a final fee rate to the Town Council.  
 
The Committee met seven times during the preparation of the report. These 
meetings were publicly advertised and held at the St. John Town Hall. The first 
and second meetings took place on February 3, 2017 and May 25, 2017.  In 
these meetings the Committee reviewed background information and existing 
conditions. The Committee deliberated the growth patterns and needs 
assessments in the following three meetings. These meetings were held on June 
29, July 21, and August 7, 2017.  
 
The last two meetings of the Committee were dedicated to establishing the 
Impact Fee. The meetings were held on September 11, and October 16, 2017 
when the recommended fee was approved. In addition to the committee 
members, the Town Manager, Planning and Building Director and the Town 
Attorney attended all Advisory Committee meetings.  The Advisory Committee 
consisted of the following persons:  
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Member       Representative Discipline 
 
Mr. Frank Buck      Development 
Mr. Timothy Caballero     Contractor  
Mr. Vince Frassinone     Development 
Ms. Shirley Niven      Real Estate 
Ms. Julie Urbanski      Real Estate 
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PART II – BASELINE DATA AND ANALYSIS  
 
1. BASELINE CONDITIONS 
 
Part II organizes information on existing conditions, land use, patterns of 
development, and road facilities in the Town. This information will provide the 
basis for the impact fee analysis contained in Part III and Part IV of this report. 
The data outlined in this Part further provides the required support data and 
information for establishment of a rational basis for the proposed impact fee. 
 
Demographic data used in this study is based on the 2010 U.S. Decennial Census 
and 2014 or 2015, where available, American Community Survey (ACS) updates, 
as well as other sources. Data on existing and planned developments used in 
this study represent the best available estimates of existing and planned 
developments as of September 30, 2016 as provided by the Town of St. John 
Building Department. 
 
A. Community Character 
 

The Town of St. John is located in Northwest Indiana and is perhaps the 
fastest growing community in Lake County. The growth has primarily shaped 
the community as a single-family community with ample amenities. These 
amenities have attracted many upper income families with the ability to 
afford and demand a variety of leisure services.  

 
The Town of St. John is bisected by U.S. 41 which provides easy access 
between local communities and beyond. Indiana Highway 231 and U.S. 
Highway 30 provide easy access to Illinois and the south suburbs of Chicago. 
The proximity and ease of access to Illinois has attracted many Illinois natives 
to relocate to Indiana. Lower taxes and an explosion of commercial growth 
along U.S. Highways 41 and 30 have also contributed to the desirability of the 
community. According to recent reports, most residents of St. John drive to 
work and many commute over 60 minutes in each direction. There currently 
is no rail service in St. John, although many residents commute to rail stations 
along the Illinois Metra Line and the Indiana South Shore Line. The Town at 
the present time covers an area of approximately 12.45 square miles.  

 
B. Population 
 

Over the last three decades, St. John's population has changed from 3,974 in 
the 1980s to more than 14,850 in 2010. Since 1980, the Town’s population has 
grown considerably faster than the region as a whole.  
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During the last decade, the Town’s population increased by more than 77% 
despite the fact that the region was facing an economic recession. The 
population growth is expected to continue during this decade as different 
planned developments are implemented. The population growth for the first 
five years of this decade is reported by the Census to be about 10% annually. 
As such the 2017 population is estimated to be about 17,153.  

 
Table 1- Population Change  

Total % Change Total % Change Total % Change
2000 8,374 70.17% 53,667 n/a 484,564 1.90%
2010 14,850 77.33% 64,470 20.13% 496,005 2.36%
2014 15,456 4.08% 66,892 3.76% 493,140 -0.58%
2015 16,495 10.64% 66,935 0.06% 491,596 -0.31%

Average/yr 541 3.27% 885 1.41% 469 0.12%

St. John Township
Year

St. John Lake County

 
 

The estimated population number may represent an undercount as a review 
of new housing permits indicate that the Town has issued about 1,084 new 
housing permits since the beginning of the decade. Using a household size of 
2.81 the population increase can be estimated to be about 3,046. This figure 
is much higher than the reported estimate by the Census Bureau. The 
population increase is primarily driven by the number of people that are 
relocating to St. John from Illinois, the southwest suburbs of Chicago, and 
other communities in Indiana. 

 
Table 2 - Population Projection  

 
 

 
 

Source: Population Estimate, Census Bureau 
The Arsh Group Inc. 

C. Housing, Employment 
 

1) Housing Unit Inventory 
 

According to Census data, St. John had a total of 5,487 housing units in 2014. 
This was an increase of 286 in the number of housing units, since 2010. Owner-
occupied units comprise more than 94% of all homes, or about 5,200 units. 
Renters occupied only 3.9% of the total housing units.  

 
Housing stock in the Town consists primarily of single family detached homes, 
but a small number of homes are attached and duplex units. According to 

2010 2014 2017 2021 2027
14,850 15,456 17,153 18,798 20,443

Population
Year Projections



 

 
2018 St. John Road Impact Fee |  11 

 

the 2014 Census reports, single family homes constitute about 98% of the total 
housing stock. 

Table 3 - Housing Units 

Unit Type No. %

Occupied housing units 5,409 98.6%
Owner-occupied 5,196 94.7%
Renter-occupied 213 3.9%
Vacant Housing 78 1.4%
Total 5,487 100.0%  

Source: US Census Bureau, 2010-2014 ACS 

 
2) Average Household Size 

 
In calculating an impact fee, data on average household size plays a 
significant role in generating traffic thus becomes a determining factor for 
level of impact, as the larger the household size (i.e., more children), the 
more travel demand and thus, more impact. The most recent and reliable 
data on average household size for the Town of St. John is the 2014 ACS of 
the U.S. Census Bureau. 

 
Table 4 represents the average household size for different housing types. The 
average household size in the Town is about 2.81 persons per household. The 
household size is slightly smaller for duplex units than single family homes. 

 
Table 4- Average Household Size by Housing Type 

  Source: 2010-2014 American Community Survey 3-Year Estimate 
 

3) Recent Development Trends 
 

Recent housing construction and development activities in the Town indicate 
that the majority of the new housing units consist of single-family detached 
homes. The average number of new housing units in recent years has been 
about 185 new housing units annually. There has also been several major 
commercial developments. Most of these developments are service and 

Housing Type Population Households Average  HH Size

Single-Family Detached/Attached 15,261 5,390 2.83
2 to 4 units 102 56 1.82
Multi-Family 82 41 2.00

Total 15,445 5,487 2.81
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retail businesses. Only one industrial use has been reported in St. John in this 
decade.  

 
Table 5 – New Construction Trends 

 

 
Most homes are typically larger in size and range from 2,000-3,000 square 
feet. Recent construction costs from the Town for new homes indicate similar 
patterns as before that is most homes are relatively large and cost in excess 
of $280,000. 

 
Table 6 - Dwelling Units by Type - 2016 

 

Source: ACS-2014, St. John Building Department 

 
4) Employment Characteristics 
 
Employment and income data for the Town indicates that St. John has very 
low unemployment rates. St. John, as a whole, has a significantly higher 
income than the rest of Lake County. The median household income for St. 
John is reported to be about $95,000, while Lake County, has a median 
income of about $50,135. 
 
The unemployment rate in St. John is about 3.9%, or less than one half of the 
County unemployment rate. There is also higher ratio of employment among 
residents in the Town than that of the County. 89% of the adult population of 
St. John are employed while this rate is about 69% for the County. 
 
 

2010 2011 2012 2013 2014 2015 2016 to 
Sept.

Single-Family/ Duplex 105 79 140 187 169 145 143 968

Residential Condominium/Townhouse 11 4 23 18 13 19 10 98

Other 0 0 0 0 0 1 1 2
Commercial 3 0 2 2 3 4 1 15

Industrial 0 0 0 0 0 1 0 1

Total 119 83 165 207 185 170 155 1,084
Source: Town Building Department  permits

Development Type 
Year

Total

Housing Type 2014 ACS 2014-2016 
Permits

Estimated Units

Single-Family: Duplex/Townhouse/Condo 5,439 457 5,896
Multi-Family 48 0 48
Total 5,487 457 5,944
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Table 7 - Employment Status 

16 and over % 20 to 64 % 16 and over % 20 to 64 %

Labor force 8,365 70.2 7,699 85.4 236,051 61.3 143,882 75.0

Employed 8,031 67.4 7,419 82.3 215,642 56.0 132,340 69.0

Unemployment rate

Category
St. John Lake County

3.9% 3.7% 8.6% 7.8%
Source: ACS 2010-2014

 
The employment characteristics indicate that a large number of residents 
work in the educational and health care fields, followed by manufacturing. 
Professional and scientific fields capture the third place with 10% of residents 
engaged in these careers.  A large number of residents work outside the 
community, 

 
Table 8 – Employment Character 

 

Category Total %

Construction 716 9%
Manufacturing 989 12%
Wholesale trade 247 3%
Retail trade 724 9%
Transportation and warehousing, and utilities 444 6%
Information 240 3%
Finance,insurance, real estate, rental, leasing 662 8%
Professional, scientific, management, administrative, waste 
management services

837 10%

Educational services, health care, social assistance 1,854 23%
Arts, entertainment, recreation, accommodation, food services 666 8%
Other services, except public administration 345 4%
Public administration 310 4%
Total Civilian employed population 16 years and over 8,034 100%
Source: 2014 Census, ACS  

 
D. Land Use 
 
As a growing community, St. John’s land use consists of an “old” town character 
in the center of the Town, surrounded by a mix of land uses consisting of 
agricultural, corridor strip centers, and modern residential subdivisions. 
According to the 2017 Comprehensive Plan Update, the majority of land in the 
Town consists of residential land uses, while open space is the second highest 
category of land use. Table 9 provides a breakdown of different land uses in the 
Town. 
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Table 9- Land Usage 

Land Use Area (Ac.)  %

Residential 5,825 73.7%

Commercial/Retail 559 7.1%

Light Industrial 80 1.0%

Public Lands 399 5.1%

Open Space 1,037 13.1%

Total 7,900 100.0%
Source:  Arsh Group/Comprehensiv e Plan 2017  

 
1) Land Use Character and Trends 
 
Land use character in the Town consists primarily of residential neighborhoods 
(in a variety of scattered subdivisions), retail uses (mostly along major corridors), 
and other commercial uses in several pockets in the Town. Vacant or 
agricultural lands cover a significant area of the Town. The land use trends are 
expected to continue as outlined in the Comprehensive Plan and as market 
pressures dictate. In the near future, trends will consist of housing, primarily single 
family, neighborhoods, and commercial uses along the major transportation 
corridors. Specifically, land use character in the Town consists of five different 
land use categories: 
 

Residential (R1, R2, R3) 
According to the Comprehensive Plan, about 73% of the Town’s land is 
zoned for residential uses. Most of the residential uses consist of owner-
occupied, single family homes. Some of the land consists of medium density 
residential development in the form of town houses and multifamily units. 
There is very limited higher density housing in the Town. There is currently only 
one development that can be classified as higher density housing, that 
being an assisted living and skilled nursing facility. 

 
Commercial (C1, C2) 
The population growth of the last ten years has given rise to the demand for 
a variety of retail and service businesses. The influx of new higher income 
residents has created a positive environment on the local economy and 
attracted many local, regional or national retailers to the area. These range 
from grocery stores, to banks and national department stores. There is also a 
wide assortment of smaller local stores and national franchises providing 
services such as eating and drinking as well as a variety of service businesses.  
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The majority of the current retail businesses are located along the US 41 
corridor. However as this corridor is filling up other transportation corridors, 
such as Highway 231, are becoming more attractive for commercial 
development.  In addition, as the Town grows, the opportunity increases for 
other businesses to move in to serve the higher income population. New 
development could consist of higher quality retail and service businesses that 
not only accommodates local residents but may also attract patrons on a 
regional basis. As a whole it is estimated that about 7-8% of total land is 
dedicated to commercial uses.  

 
Industrial (I) 
There is a limited number of industrial uses in the Town. Industrial uses cover 
about 1% of the total uses and are mostly located in the center of the Town 
and along existing railroad tracks. Most of the industrial uses consist of smaller 
service business, storage and warehousing. However, a large segment of the 
industrial land still remains vacant. A certain portion of this land as well as 
some of the existing industrial zoned land is proposed for rezoning for uses 
other than industrial.  

 

Public Lands (P)  
A relatively large segment of the land, about 5%, is classified as public. These 
areas are covered by municipal uses such as public facilities as well as parks 
and recreational uses. Public land and facilities are currently equitably 
spread throughout the Town, due to the continuous acquisition of land for 
public uses with the development of new residential subdivisions. 
 

Open Space (OP)  
A large portion of the land in the Town is classified as Open Space. This 
includes agricultural lands, vacant buildable lands as well as natural 
wetlands and other constrained lands. The Open Space zoned property 
consists of about 13% of the total land area of the Town.  

 
2) Recent Subdivision Developments 
 

There are a number of minor and major subdivisions that have received 
approval from the Town over the past ten years. Most residential 
developments are in the form of Planned Unit Development (PUD) districts 
and offer a variety of housing options. The new subdivisions typically consist 
of single family homes and town homes or duplexes. However, some of them 
are including smaller non-residential uses as a part of the development. 

 
Several of these subdivisions are currently under construction while some are 
almost complete. As reported earlier in this Section, more than 1,080 new 
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residential and non-residential permits have been issued most of which have 
been constructed over the last six years (Table 5). Most of the residential units 
in these developments are constructed within one of these newly established 
subdivisions. The PUD process encourages residential developments to be 
planned as high quality neighborhoods, with an integrated network of 
streets, sidewalks and open spaces. The following table lists most recent 
residential subdivisions. 

 
Table 10 - Recent Subdivisions 

 

Subdivision No. of Units Area (Acre) 

The Kilkenny Highlands, Phase I 12 11.44 

Dancing Waters Townhomes 81 19.31 

Rose Garden Estates 10 4.16 

Gates of St. John 1,151 375.70 

Mill Creek - Phase 1 and Phase 2 34 28.90 

Hunter's Run 4 1.18 

Rosewood Estates 4 4.37 

The Preserves-Phase 1 57 34.8 

The Preserves of Schillton  Hills 7 6.80 

Estates of Wellington 21 25.94 

Greystone 317 97.35 
Source: Town of St. John, Building Department 

 
3) Land Development Trends 

 
The Town’s growth is expected to continue for the near future as there are a 
number of new subdivisions that have either been approved or are in the 
early stages of the development process. Some of these subdivisions are the 
succeeding phases of previously started developments. A review of the 
Town’s applications for land development identified a number of potential 
sites that are planned for development within the next ten years and 
beyond. These developments are mostly residential and scattered 
throughout the Town. There are also several pending applications and 
interest for commercial uses. These types of development are expected to 
be primarily located along the major corridors of Highways 41 and 231.   

 
The Comprehensive Plan proposes to continue a development pattern that is 
consistent with the vision expressed by the residents. That is the Town must 
remain a high quality bedroom community with adequate amenities. The 
Plan further recommends the future character of the Town should consist of 
the following principal strategies: 
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 Highway 41 and Highway 231 should continue to be the primary location 
for retail developments in the Town. The existing depth of retail parcels 
should be extended south as new land is annexed to allow for the existing 
pattern of outlots and frontage roads to continue.  
 

 Natural areas, wetlands, forested areas, and bodies of water should be 
protected as new growth occurs. Plans for new parks, recreational areas, 
and trails should continue to be explored as new developments are 
proposed. Furthering the connected system of open spaces and trails is 
critical to quality of life and recreation.  
 

 Residential uses should provide a mix of housing types and styles to 
support the growing population of the Town.  

 
The Future Land Use Plan provides recommended uses consistent with the 
above strategies. The plan also identifies potential direction for future 
development in the Town. Annexation areas, proposed transportation and 
road improvements, location of new public facilities as well as other 
community amenities have all been outlined in the Plan. The 
recommendations point to a south and westward direction for future growth. 
These recommendations also indicate a large segment of land will be 
devoted to single family residential with a varied density.  
 
The Town’s Zoning Ordinance and map are used to implement the 
recommended land use policies of the Comprehensive Plan by establishing 
density and permitted uses in each district. The future land uses and zoning 
regulations have been used to identify future potential development and 
density of uses for different parcels of land available in the Town in this report. 

 
The Comprehensive plan has further established growth boundaries for the 
long term development of the Town. The Town is expected to extend 
infrastructure on this basis and as requests for annexation occur. These new 
developments are expected to add additional demand for road 
infrastructure and other public facilities as well as increasing the peak travel 
demand in the future. 

 
E. Zoning 
 

As the Town continues to grow, existing zoning plays a significant role in future 
direction of development. The zoning not only influences the character of 
the Town, but also plays a distinct role in land use management. As the Town 
grows, it must balance a mix of uses, location and adequacy of public 
facilities as well as how the new development must respond to available 
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resources. The Comprehensive Plan proposes to continue a development 
pattern that is consistent with the vision expressed by the residents. That is the 
Town must remain a high quality bedroom community with special attention 
given to the major corridor for non-residential uses and other amenities. These 
wishes are reflected in St. John Zoning Code.   

 
To manage growth in the corridors, the St. John Zoning Code establishes 
three special districts called Zoning Overlay Districts. These districts consist of: 

 
1. Town Center Overlay District 
2. Highway 41 Overlay District 
3. Route 231 Overlay District 

 
The intent of the overlay districts are typically to provide additional flexibility 
for land use intensity, siting or massing of any new development in the three 
special districts. Development in these districts is subject to additional 
provisions above and beyond the provisions of the underlying zoning district. 
The Town typically reviews applications within an Overlay District on a case 
by case basis and makes decisions on the merits of each proposed 
development. This will allow the Town to better manage growth and reduce 
or mitigate the growth related impact of any new development including 
those for trip reduction. For the purpose of this report, all developments within 
the Town’s Overlay Districts are assumed to have the same intensity of uses as 
permitted by the underlying zoning district. Similarly, the future land uses and 
zoning regulations have been used to identify future development potentials 
for different parcels of land available in the Town.  

 
F. Existing Road Facilities 
 

St. John’s growth and development has created traffic flow problems that 
become particularly acute during the peak times of morning and afternoon. 
The proposed road impact fee is designed to address the cost of expanding 
the transportation system in order to accommodate the traffic and 
transportation needs generated by new development. The existing road 
facilities element of this study includes a detailed inventory of the major 
roadway system in the Town and other information obtained from the 
Thoroughfare Plan element of the Comprehensive Plan.  

 
1) Transportation Methodology 

 
The transportation methodology has two elements: determining the 
appropriate traffic volumes and determining the operational conditions 
associated with those traffic volumes.  
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Traffic Volumes 
The determination of the appropriate traffic volumes starts with 
measurement of the existing traffic volumes.  Traffic volumes were 
collected by mechanical traffic counters at key intersections and 
roadway segments for the study area.  The next step is to determine 
values for the additional traffic volumes that will occur without any 
development considerations from within the Town of St John.  This set of 
values is comprised of the growth in traffic from outside the Town 
boundaries, which in the State of Indiana, the commonly used rate of 
growth in an unrestrained area is 2% annually. This factor takes care of 
developments that will occur at some distance from the Town, in which 
there are, multiple routes to serve their needs.   It also takes into account 
the natural growth in traffic from inside the Town.  To this, one must add 
developments that are occurring in the area adjacent to the Town.  The 
latter are more concentrated in their effect on the Towns roadway 
network.  

 
The last element is the traffic that is generated by the new development 
within the Town.  For this traffic determination, a nationally recognized 
resource document, the Trip Generation Manual, 9th Edition by the 
Institute of Transportation Engineers, will be used. This document contains 
information on 172 land uses.  Within each land use there are various 
tables for determining traffic volumes, called trips (trips are one way 
movements). The trips may be AM peak hour of the site, trips in the AM 
peak period of the adjacent street, PM peak hour, weekday total trips, 
etc. The variables for computing these trips almost always include gross 
floor space, but also can be number of rooms (hotel), number of gas 
fueling stations, etc. These tables are the results of studies conducted 
throughout the United States.  Data points from each particular condition 
are plotted on a graph.  The user may choose from the average value, a 
fitted curve value or the points on the table.  If the fitted curve has a 
Coefficient of Correlation (R squared) of .75 or higher, the curve yields the 
most accurate result.  If that value is less than .75, then the average value 
is generally used as the next most accurate result. 

 
Level of Service (LOS) 
The operational conditions that are created as a result of the various 
traffic flow scenarios are defined by their Level of Service (LOS).  This is a 
methodology established by the Transportation Research Board, National 
Academies of Sciences, Engineering, and Medicine. The methodology 
looks at different parameters in a complex set of relationships of existing 
physical conditions in an attempt to correlate a numeric value with the 
traveler’s perceived satisfaction with their travel experience.  The numeric 
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output is in terms of delay experienced by the driver and a corresponding 
Level of Service letter grade.  The grades are “A” through “F”. These 
values for Level of Service are then used to determine which 
improvements are needed to improve an element, such as a particular 
movement at an intersection from an unsatisfactory Level of Service to an 
acceptable Level of Service.  This methodology is also helpful in 
comparing different improvement strategies to accommodate the desire 
to improve the situation to the desired level. 

 
Level of Service for Roadway Segments 
Level of Service for roadway segments is based on the travel speed as a 
percentage of the free flow speed.  They are also rated as Level of 
Service A-F. Level of Service A means that vehicles are traveling at 85 % to 
100% of the free flow speeds. At Level of Service D, they are traveling at 
only 40-50% of the free flow speed. Calculations for existing conditions 
involved a number of field measurements concerning travel speed and 
delay and then applied to a set of complex calculations which develop 
the volume to capacity ratio for each segment.  For purposes of this study, 
a more simplified planning analysis, still based on the methodologies of 
the Highway Capacity Manual, was utilized for both the existing and 
future conditions.  

 
Level of Service for intersections 
The level of service for intersections is based on the delay experienced by 
the roadway user.  Parameters considered in developing these delays 
include the type of intersection control, the volumes for each of the 
movements, the composition of the traffic, the arrival rates of the volumes 
and many other items. Level of Service can be determined for each 
mode of travel (bus, bicycle, pedestrian, auto, etc). The focus of this study 
will be the automobile mode.  The average delays per vehicle associated 
with the various levels of service are as follows: 

 
 Sec. /Vehicle     Level of Service 
 
 Less than or equal to 10    A 
  10-20      B 
  20-35      C 
  35-55      D 
  55-80      E 
 Greater than 80     F 
 

These delays may be computed by movement (right turn, through, or left 
turn), by approach and for the intersection, depending on the 
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intersection control present.  Generally, the Level of Service for the 
intersection is used as an indicator of the condition of the intersection.  
However the Level of Service for the movements may also be used in 
analysis if improvements are needed. 

 
2) Roadway Classification and Purpose 

 
The classification of the roadway system is based on the level of connectivity 
provided. The Road Classification System has many uses, including eligibility 
for federal and state funding for improvements.  Locally the most important 
function of the classification system is to set design standards. Roads are 
generally classified as follows: 

 
Local: Serve as access from local parcels of land.  The length of the 

trips along the roadway is generally short. 
Collectors: These are the roadways that “collect” the local traffic and 

connect to arterials 
Arterials: These are roadways that connect major activity centers and 

communities 
 

3) Study Boundary Road Facilities  
  
The facility inventory, based on the Town’s functional classification map 
illustrated in Figure 3 consisting of the streets and intersections included in the 
study area.  Details of the facility inventory are included in the companion 
technical document in Appendix III. 
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4) Time Periods for the Study    
 

There are two periods of peak traffic flow and congestion that serve as the 
basis for assessing the operational conditions of the roadway system.  These 
are the morning and evening peak hours.  They are, by definition, the hour 
long periods of peak traffic flow that occur during these times of the day.  By 
actual traffic counts, these periods vary by intersection.  For the morning 
peak period, some start as early as 6:30 to as late as 8:00.  Generally, the 
most prevalent period is 7:00-8:00am.  The start time for the evening peak 
period also varies from as early as 3:15 to as late as 5:00.  The most prevalent 
period is 4:00-5:00pm.  
 
For the purpose of the study, the peak hour volumes at each intersection 
were used for analysis regardless of the minor fluctuations in the actual peak 
hour of each location.  This was done because the volumes in the 
surrounding periods were close.  Additionally, the intersection volume data 
was collected for only one day.  There could easily have been daily 
variations in traffic that would have moved the start times at each location 
to a different, but close, time period.  The results may be a little conservative 
as a result. 

 
5) Traffic Volume Counts    

 
Traffic counts were collected in each of the road segments and at each of 
the intersections identified in Figure 3.  These counts were collected utilizing 
video technology.  Both the intersection and segment counts were collected 
by the hour. They were collected on a Tuesday, Wednesday or a Thursday as 
those are considered “typical” days for traffic data collection.  These three 
days exhibit the more consistent traffic flows of the days of the week.  Both 
Mondays and Fridays have travel patterns that are affected by weekend 
travel.  The intersection counts ran from 6 am to 9am and from 3 pm to 6pm.  
The count reports provide the peak hours and were broken down into 15 
minute intervals for those hours. Peak Hour Factors (PHF) and truck 
breakdowns were provided for the peak hours.  These last two parameters 
are utilized in the Capacity analysis of the intersections.  The segment counts 
were reported on the hour and were collected for a 48 hour period. The 
counts used are adjusted for axle counts but are not adjusted for the day of 
the week or the month of the year.   

 
In order to report the roadway segment counts as Average Annual Daily 
Traffic (AADT), they have been adjusted by factors from the Indiana 
Department of Transportation to account for the month and the day of the 
week that the counts were taken.  The counts are included in the Technical 
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Compendium, Appendix III attached to this study.  Figure 4 shows the 
Average Annual Daily Traffic (AADT) volume for the roadway segments for 
the year 2017.  

 
2. FUTURE DEVELOPMENT AREA 
 
As a growing community with continuous applications for annexation, the 
amount of available developable land may vary from year to year. For the 
purpose of this report, however, the amount of developable land was 
determined from an analysis of existing land that can be reasonably developed 
in the near future and is within the corporate boundaries of the Town. This 
analysis also included a review of the 2017 Comprehensive Plan and Zoning 
Code to determine land proposed by the Town for other uses. The analysis 
utilized the tax parcel data from the Lake County Geographic Information 
System (GIS) or information provided by the Town to determine potential 
amount of developable land. Input from the Town’s officials further 
supplemented the status of each developable parcel to ensure accurate and 
up to date measurement of the development prospects. 
 
Future development opportunities in the Town consist of three types of land that 
can be available for new development. 
 
A) Agricultural and vacant land that is suitable for development; 
B) Approved and pending development projects that are in some stage of 

development process and; 
C) Existing available lots in subdivisions that remain unbuilt at this point.  

 
A. Developable Land 
 

Available developable land consisting of farm and agricultural land or other 
land that is either dormant or remains natural at the present time. Figure 5 
(Developable Land) illustrates agricultural, undeveloped or vacant land, and 
developable Open Space available in the Town. The Exhibit corresponds to 
Tables 11 and 12 which show these parcels by identification number, zoning 
classification, parcel size, buildable and constrained acres.  

 
As shown, available land is scattered throughout the Town. Development 
opportunities are particularly apparent where large tracts of land exist, such 
as parcel number 32, located on the southern part of the Town and 
designated for residential uses. In addition, there are several tracts with 
contiguous parcels of developable agricultural land along Cline and 
Calumet Avenues. The Town identifies most of this land as Open space. The 
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Parcel 
No. 

Gross Area 
(Acres)

Developable  Land 
(Adusted) 

Zoning

4 12.30 12.30 C2 & US41 
5 10.43 8.44 C2
6 1.91 1.05 C2 & US41 
15 5.60 4.88 C2 & US231 
16 9.50 8.58 C2 & US231 
20 52.91 52.91  I 
21 1.59 1.59 C2 & US41 
22 5.80 5.80 C2 & US41 
23 1.92 1.92 C2 & US41 
24 22.78 22.78 C2 & US231 
25 12.05 12.00 C2 & US41 
26 0.35 0.35 C2 & US41 
27 9.46 9.46 C2 & US41 
28 27.09 23.94 C2 & US41 

29-C1 0.52 0.52 C1
29-C2 17.75 17.75 C2 & US41 
30-C1 2.67 2.67 C-1
30-C2 17.97 16.92 C2 & US41 

35 8.70 8.14 C2
38 10.04 9.82 C2

TOTAL 231.33 221.81

Arsh Group has used the Comprehensive Plan classification for such land, 
which are mostly identified as future residential development.  
 

Table 11- Developable Land- Residential 
 

Parcel 
No. 

Gross Area 
(Acres)

Developable Land                
(Adjusted) 

Zoning

1 1.33 1.33 R2
2 110.92 109.40 R1
3 46.89 40.36 R1
7 5.72 5.72 R1
8 40.00 38.39 OS
9 37.60 37.09 R2

10 4.97 4.87 R1
11 120.00 108.41 OS
12 88.48 79.27 OS
13 92.99 91.17 OS
14 109.42 108.94 R1
17 74.15 71.64 OS
18 24.01 23.12 R2
19 4.44 4.27 R2

24-R1 22.49 22.49 R1
24-R2 49.64 49.64 R2
24-R3 24.40 24.40 R3

25 6.38 6.38 R2
26 0.63 0.47 R2
27 16.22 16.22  OS
31 35.76 32.09 OS
32 148.01 142.40 OS
33 5.99 5.96 OS
34 3.31 3.31 R1
36 20.00 19.68 R1
37 13.42 13.42 R1
39 20.04 20.04 R1
40 40.00 37.70 OS
41 26.66 21.45 R2

TOTAL 1,193.86 1,139.60     
 

Table 12- Developable Land Commercial 
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Potential developable land in the Town, by zoning classification, is identified 
in Table 13.  Residentially zoned land (R1, R2, R3) comprised approximately 
thirty eight (39%) of the total developable land in the Town. Sixteen percent 
(16%) of the developable land is comprised of land zoned Commercial (C1 
and C2) and industrial. A large portion of the developable land (46%) in Town 
is zoned as Open Space. These parcels typically are farmed and may 
contain natural areas.  

 
Table 13 - Developable Land by Zoning Classification (Acres) 

 

Zoning Classification Area (AC) % of Total

Residential 1 (R1) 348.2 26%

Residential 2 (R2) 143.7 11%

Residential 3 (R3) 24.4 2%

Commercial 1 3.2 0.2%

Commercial 2 165.7 12%

Industrial 52.9 4%

Open Space 623.2 46%

Total 1,361.4 100%  
 
B. Approved/ Pending Development 
 

There are a number of development proposals that have been submitted to 
the Town for consideration and approval. There are also several subdivision 
applications that have been approved in recent months but construction 
may not have started. Pending and approved developments in the Town by 
zoning classification are identified in Table 14.  These represent about 437 
acres of planned unit development land (PUD). 

 
Table 14- Approved/Pending Developments by Zoning Classification (Acres) 

 

Zoning Classification Area (Ac.) % of Total

Residential 1 (R1) 179.5 41%

Residential 2 (R2) 185.2 42%

Residential 3 (R3) 16.4 4%

Commercial 1 0.0 0%

Commercial 2 56.3 13%

Industrial 0.0 0%

Total Acreage 437.3 100%  
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The pending or approved developments are expected to come on line 
within the next five to ten years. These developments collectively could add 
about 1,997 housing or commercial units to the Town’s development 
inventory.  

 
Table 15- Approved/Pending Residential Development 

 

Development Area (AC) Zoning Units Unit Type

Kilkenny Estates-Phase II 127.8 R2 129 Residential 

Novo Selo- Phase 2 35.9 R1 223 Residential 

Eden's Cove 3.87 R1 8 Residential 

Three Springs-Phase 3 28.9 R1 66 Residential 

Mill Creek 78.97 R1 132 Residential 

The Preserves-Future Phase's 225.1 R1 371 Residential 

The Preserves-Future Phase's 10.03 OS 18 Residential 

Greystone 57.35 R2 98 Residential 

Greystone 21.8 OS 146 Residential 

Greystone 16.4 R3 61 Multi-Family

Total 606 1,252  
 

There are also several parcels that are proposed or approved for non-
residential developments. Table 16 shows these proposed developments. As 
can be noted these parcels will involve more than 56 acres of non-residential 
vacant land.  

 
Table 16- Approved/Pending Non-Residential Development 

 

Development Area (Ac.) Unit Type Zoning

Levin Tire and Service Center 3.48 Retail C-2

Mill Creek 24.74 Retail/Office C-2

Boyer Development 23 Shopping Center C-2

Circle K Gas/Service Station 0.4 Service Station C-2

Providence Bank 1.37 Bank C-2

Greystone 3.3 Retail/Office C-2
Total 56.3  

     Source: Town of St. John, Building Department 
 

The proposed and approved land developments total 1,252 residential 
dwelling units, up to 745,245 square feet of commercial including more than 
200,000 square feet of retail space. All of these units will be considered for the 
peak period traffic count for the roadway capacity analysis. 
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C. Available Subdivided Lots 
 

There are several subdivisions in the Town that remain active and have a 
substantial number of vacant lots for development. Available lots in the Town 
by zoning classification are identified in Table 17. These represent about 1,008 
residential lots. 

 Table 17- Available Lots by Zoning Classification 
 

Zoning Classification
Remaining 

Units
% of Total

Residential 1 (R1) 119 12%
Residential 2 (R2) 630 63%
Residential 3 (R-3) 259 26%
Commercial 1 0.0 0%
Commercial 2 0 0%
Industrial 0.0 0%
Total 1,008 100%  

 
Table 18 identifies different subdivisions along with the number of available 
lots. These subdivisions are expected to continue to develop until they are 
fully built out. Available lots in the developing subdivisions are estimated to 
be about 1,008 housing units or about 71% of the total number of units. 

 
Table 18- Available Lots 

Parcel Subdivision Total Units Est. Remaining 
Lots/Units

Zoning

1 The Kilkenny Highlands-Phase 1 38 12 R2
2 Dancing Waters Townhomes 81 71 C2, I
3 Rose Garden Estates 10 10 R2
4
A Renaissance of Gates of St. John 191 44 R2
B Gates of St. John-BLB St. John LLC 51 51 R2
C Meadow Gate Farms 41 41 R2
D Gates of St. John- 364 364 R2
E Senior/Congregate Care-Park Place 146 146 R1
F Gates of St. John-Ryland Homes 109 25 R2

Gates of St. John-Ryland Homes 249 109 R3
5 Mill Creek 34 34 R1
6 Hunter's Run 4 4 R3, C1
7 Rosewood Estates 4 4 R1
8 The Preserves-Phase 1 57 57 R1
9 The Preserves at Schillton Hills 7 7 R1

10 Estates of Wellington 21 17 R1
11 Greystone 12 12 R2

Total 1,419 1,008

Gates of St. John
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3. PROJECTED LAND USES 
 
Land use projections are included in this study to estimate development 
potentials for the next ten years and beyond. Properties with development 
potentials were initially identified. Future development opportunities were then 
analyzed and examined. In this analysis, the Comprehensive Plan (2017) and the 
Zoning Code regulations were applied to determine the most reasonable 
development type or use, intensity of such development and appropriate 
density for the land use which may occur in the future. 
 
A. Compatibility with Comprehensive Plan 

 
Land use projections are included in this study to estimate development 
potentials for the next ten years and beyond. Properties with development 
potential were identified, and future development assumptions were made 
regarding the type and density of development to occur based on the 
current Comprehensive Plan (2017) and the Zoning Code. Developable land 
in the Town includes land classified as agricultural, (open space) vacant 
land, and those properties that have been approved or are pending 
development and those lots in existing subdivisions that currently remain not 
built. 

 
To determine the potential or capacity for development, a build-out analysis 
has been completed for each parcel. This analysis is based on specific 
opportunity offered for the site in accordance with zoning regulations as well 
as what has been proposed in the Comprehensive Plan. The build-out 
analysis relies on several basic assumptions for the findings: 

 
1) That each parcel will be developed as currently zoned; 
2) That the geometric and topographic characteristics of the site will 

accommodate the maximum allowable zoning capacity; 
3) Development is based on the net density for each zoning district, which 

includes a set aside 25% allowance for roads and infrastructure; 
4) Lands with environmental constraints, (flood plain, wetlands, etc. ) have 

been estimated and deducted from the developable lands and build-out 
analysis; 

5) Properties that were smaller than the minimum parcel size requirements 
were separately analyzed to insure all available land is considered (For 
example, a parcel that contains less than 15 acres, has been separately 
analyzed for its development potentials as a simple subdivision rather than 
Planned Unit Development).  
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6) For many of the residential districts, planned unit developments (PUDs) 
may be permitted at a higher density, however, for the purpose of this 
analysis, conventional build-out methods were applied. 

7) For properties located in the Overlay Districts, variation in density may be 
permitted, however for the purpose of this analysis, densities that are 
allowed in underlying zoning classifications have been applied. 

8) For parcels that have already been approved or are under consideration, 
the proposed development density for the development has been 
applied.  

9) For a parcel of property currently zoned industrial, a lesser traffic 
generation has been calculated due to access restriction of the parcel. 

10) For some parcels other factors, i.e. capacity or availability of utilities, 
additional consultation has been made to determine the most desirable 
use or density.  

 
B. Development Capacity 
 

To determine the long term development potentials (0-10), all categories of 
the development types and opportunities in Town must be examined. The 
sources for future development, as outlined earlier will come from three 
sources: 

  
1. Development of existing agricultural or vacant land; 
2. Planned, pending or approved development subdivisions and parcels; 
3. Existing subdivisions that contain unbuilt lots. 

 
To determine potential development capacity (Number of service units) for 
all development lands, the Town’s applicable zoning regulations were 
applied to all parcels and lots to determine the aggregate number of units. 
The service units are presented for the residential uses as the number of 
dwelling units. For commercial and industrial uses, the unit of measurement is 
based on a 1000 square feet increment of gross floor area using permitted 
Floor Area Ratio (FAR) factors to determine allowable building area. It should 
be noted, that these projections represent a potential amount of future 
development; actual development may occur at varying levels and 
proportions. 

 
RESIDENTIAL 

For residential uses the following densities were applied as required by the 
zoning regulations. These densities have been adjusted by about 25% to 
include roads and utilities allowances for the build out.  
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Table 19- Residential Density Allowance 
 

Zoning District Minimum Lot Size Density 

Residential District (R-1) 20,000 Square Foot 2.2 units/Ac. 

Residential District (R-2) 15,000 Square Foot 2.9 units/Ac. 

Residential District (R-3) 10,000-15,000 Square Foot 2.9-4.3 units/Ac. 

Planned Unit Development  15 Acres Varies 

 
Of all undeveloped land, it is estimated that the total available area for 
residential purposes is about 1,139 acres. Using above density factors, full 
development of 1,139 acres of residentially zoned land would yield 
approximately 2,205 dwelling units. Adding to this figure are the Planned 
Unit Developments, estimated to be about 1,252 units, and existing lots, 
1,008, will yield a total of 4,465 residential units for the buildout. 
 

Table 20- Residential Land Anticipated to Be Developed 
 

Parcel No. 
Gross Area 

(Acres)
Developable Land                

(Adjusted) 
Zoning Units Per Acres

Allowable 
Units 

1 1.33 1.33 R2 2.29 3
2 110.92 109.40 R1 1.82 199
3 46.89 40.36 R1 1.82 73
7 5.72 5.72 R1 1.82 10
8 40.00 38.39 OS 1.82 70
9 37.60 37.09 R2 2.29 85
10 4.97 4.87 R1 1.82 9
11 120.00 108.41 OS 1.82 197
12 88.48 79.27 OS 1.82 144
13 92.99 91.17 OS 1.82 165
14 109.42 108.94 R1 1.82 198
17 74.15 71.64 OS 1.82 130
18 24.01 23.12 R2 2.29 53
19 4.44 4.27 R2 2.29 10

24-R1 22.49 22.49 R1 1.82 41
24-R2 49.64 49.64 R2 2.29 114
24-R3 24.40 24.40 R3 4.59 112

25 6.38 6.38 R2 2.29 15
26 0.63 0.47 R2 2.29 1
27 16.22 16.22  OS 1.82 29
31 35.76 32.09 OS 1.82 58
32 148.01 142.40 OS 1.82 258
33 5.99 5.96 OS 1.82 11
34 3.31 3.31 R1 1.82 6
36 20.00 19.68 R1 1.82 36
37 13.42 13.42 R1 1.82 24
39 20.04 20.04 R1 1.82 36
40 40.00 37.70 OS 1.82 68
41 26.66 21.45 R2 2.29 49

TOTAL 1,193.86 1,139.60 2,205  
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NON-RESIDENTIAL 
Non-residential build-out is measured in terms of permitted gross floor area 
and is calculated using allowable Floor Area Ratio (FAR) for each zoning 
classification. The Town’s zoning code provides the maximum Floor Area Ratio 
requirements (defined as the total number of building square feet in relation 
to the total lot size) for each non-residential zoning classification located in 
the Overlay District. This code, however, does not provide FAR for properties 
outside the Overlay Districts. For these properties, a reasonable estimate 
consistent with the Overlay District and recent development patterns in the 
town, has been applied.  The zoning code also includes land set aside 
requirements, such as space for parking, landscaping or buffering. These 
requirements in effect impact total building coverage of a typical lot. As 
such additional adjustment may be required based on available buildable 
area for each lot and maximum land coverage.  
 
The majority of the non-residential lands are also located within one of the 
three Overlay Districts. Properties located in these districts benefit from 
additional development incentives, including those of density, based on a 
review by the Plan Commission and on a case by case basis. For the purpose 
of this analysis, however, underlying zoning requirements have been applied 
to determine reasonable building area for each parcel or lot.  
 
Table 21 shows existing FARs for each non-residential zoning classification as 
well as an adjusted FAR. A FAR of 0.40 is appropriate for a suburban location 
and was assumed to illustrate a high-end development scenario. For the non-
residential development, the following densities were applied. 
 

Table 21- Non-Residential Density 
 

Zoning District 
Maximum 

Floor Area Ratio 
Land Coverage 

Adjusted Floor 
Area Ratio 

General Commercial (C-1) N.A. 50% 0.40 
Highway Commercial (C-2) N.A. 50% 0.40 
Industrial (I) N.A. 60% 0.60 
Overlay District, Hwy 41 1 65% 0.40 
Overlay District, Route 231 1 65% 0.40 
Overlay District, Town Center 1.5 Underlying Zoning 1 

 
Applying adjusted FAR rates, the analysis indicates the potential for 4,325,762 
square feet of additional nonresidential development. Of this total, more 
than 40% is within one of the Overlay Districts. The Industrial District (I), 
applying a FAR of 0.60, yields an additional 1,382,751 square feet. This area 
however, due to its restricted access, is expected to generate a less intensive 
use. The estimated development potential for this site is calculated to be 
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about 986 units. The Highway Commercial/Retail Districts (C-2) yields an 
additional 460,000 square feet or about 11% of total developable land.  
 

Table 22- Non-Residential Land anticipated to be Developed 
 

Parcel No. 
Gross Area 

(Acres)
Developable  
(Net Acres) 

Existing Zoning ITE Code
Permitted Building 

Area
Development 
Units (000 s.f.)

4 12.30 12.30 C2 & US41 Overlay District 214,235 214

5 10.43 8.44 C2 147,100 147
6 1.91 1.05 C2 & US41 Overlay District 18,374 18
15 5.60 4.88 C2 & US231 Overlay District 84,974 85
16 9.50 8.58 C2 & US231 Overlay District 149,496 149
20 52.91 52.91  I 110 1,382,751 986
21 1.59 1.59 C2 & US41 Overlay District 27,617 28
22 5.80 5.80 C2 & US41 Overlay District 101,042 101
23 1.92 1.92 C2 & US41 Overlay District 33,454 33
24 22.78 22.78 C2 & US231 Overlay District 820 & 933 396,919 397
25 12.05 12.00 C2 & US41 Overlay District Same 209,088 209
26 0.35 0.35 C2 & US41 Overlay District Same 6,098 6
27 9.46 9.46 C2 & US41 Overlay District Same 164,831 165
28 27.09 23.94 C2 & US41 Overlay District Same 417,175 417

29-C1 0.52 0.52 C1 850, 925, 931, 936,  9,060 9
29-C2 17.75 17.75 C2 & US41 Overlay District Same 309,276 309
30-C1 2.67 2.67 C-1 Same 46,522 47
30-C2 17.97 16.92 C2 & US41 Overlay District Same 294,814 295

35 8.70 8.14 C2 Same 141,789 142
38 10.04 9.82 C2 Same 171,145 171

TOTAL 231.33 221.81 4,325,762 3,929

815, 820, 826, 848,  
862,  912,  934 

815, 820, 826, 848,  
862,  912,  934 

 
 
Parcels with environmental and other constraints, (flood plain, wetlands, 
etc.), were identified using information contained within the 2017 
Comprehensive Plan, Flood Plain Insurance Rate Maps, Lake County GIS 
data, and other available sources. The acreage for environmental and 
sensitive land was estimated and deducted from the total area of 
developable land. The adjusted acreage was then used for the build-out 
analysis. 

 
Table 23- Non-Residential Planned/Pending Anticipated Developments   

 
Parcel 

No. 
Development 

Developable Area              
(Adjusted) 

Allowable 
Building Area

Development 
Units (1000 s.f.)

Existing 
Zoning

ITE    Code

2 Levin Tire and Service Center 3.48 60,636 61 C-2 848

6-C2 Mill Creek/Retail/Office 24.74 431,070 431 C-2 820, 710

7
Boyer Development/Shopping 
Center

23 165,200 147 C-2
850, 925, 876, 937, 
879, 931, 896, 

8 Circle K Gas /Service Station 0.40 6,970 7 C-2 945

10 Providence Bank /Bank 1.37 23,871 24 C-2 911

11-C2 Greystone/Retail/Office 3.30 57,499 57 C-2 826

Total 56.3 745,245 727
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There are several sites that have received approval or are under 
consideration by the Town. Table 23, identifies these sites and developments. 
The approved and pending developments primarily consist of retail and 
office uses. These sites, as proposed, are calculated to generate 727 units of 
development. It should be noted since most of these are planned activities, 
the number of development units in most cases is expected or approved 
units rather than Allowable Building Area. 

 
C. Summary of 10-Year Development Potential 

 
Assuming that the Town will continue to grow at a steady pace over the next 
decade, such growth can be generated from three sources as identified 
above. Table 24 represents potential development for the next ten years by 
each zoning district. Accordingly, the potential number of residential units, 
which can be developed, is estimated to be about 4,465 dwelling units.  

 
Table 24- Land Anticipated to Develop in 10 Years by Zoning District 

 

ITE Code
Vacant Land 

(Adjusted AC)
Planned/ 

Approved (AC)  
Available Lots Density #of units FAR 

Bldg Area/ 
1000 

Residential-R1 210 971.5 179 119 1.82 2,846
Residential-R2 210 143.7 185 630 2.29 1,187
Residential-R3 253,230 24.4 16 259 4.59 432
Subtotal 1,139.6 381 1008 4,465 

General Commercial-C1
850, 925,931, 

936,944 
3.2 0 0 0.4 56

Highway Commercial-C2

815, 820, 
826, 848, 
862, 912, 
933, 934 

165.7 56.3 0 0.4 3,614

Subtotal 168.90 56.3 0 3,670

Industrial-I 110 52.91 0 0 0.6 986
Subtotal 52.91 0 0                    986 

Total 1,361.4 437.31 1,008          4,465                 4,656 

All Development Types Units (EDU) 9,121              

RESIDENTIAL

COMMERCIAL

INDUSTRIAL

Zoning District
Residential Non-ResidentialDevelopment Type

 
Potential area for commercial uses could allow in excess of 3,670,000 square 
feet of new space while industrial uses could generate about 986,000 square 
feet. Using 1000 square feet of development area as the service unit for non-
residential uses, the combined non-residential uses will generate about 4,656 
units of service. Such high intensity land development will most likely 
generate significant impacts to the capacity of the roadway system in the 
study area within the next ten years. 
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D. Short term Development Projections 
 

Potential developments identified in previous sections represent long term (0-
10 years) opportunities for the Town. The Impact Fee study will also require the 
consultant to analyze potential revenues based on the life of the Fee, or a 
total of five years. Table 25, identifies short term (0-5 years) development 
potential for the Town. In development of this analysis information obtained 
from the Town, planned development schedules, and overall market trends 
have also been considered to estimate the development potentials for the 
next five years. 

 
Table 25- Land anticipated to develop in 5 years by Zoning District 

 

ITE Code
Vacant Land 

(Adjusted AC)
Pending/ Approved 

(AC)  
Available Lots Density #of units FAR 

Bldg Area/ 
1000 

Residential-R1 210 340 90 119 1.82 899 

Residential-R2 210 43 163 315 2.29 689 

Residential-R3 253,230 24.4 16 259 4.59 432 

Subtotal 408 269 693 2,020 

General Commercial-C1
850, 925,931, 

936,944 
3.2 0 0 0.4 0

Highway Commercial-C2
815, 820, 826, 
848, 862, 912, 

933, 934 
165.7 56.3 0 0.4 727

Subtotal 169 56 0 727

Total 576 325 693 2020                 727 

All Development Types Units (EDU) 2,747         

Zoning District

Development Type Residential Non-Residential/Units

RESIDENTIAL

COMMERCIAL

 
The potential number of residential units, which may be created using current 
zoning regulations, is estimated to be about 2,020 dwelling units for the next five 
years. Based on this total, more than 300 units, mostly multifamily, have already 
been approved for construction and are expected to be completed within the 
next few years. The remaining 1,700 are expected to be mostly single family 
residential. These developments combined would compute to approximately 
two dwelling units for each acre of land.  
 
Potential area for commercial uses could allow up to 745,000 square feet of 
additional commercial space for the Town. No industrial uses are expected to 
come on board during the next five years. Commercial uses are calculated to 
generate about 727 service units, using generally 1000 square feet of space as 
the unit of measurement and actual approved floor area. All uses, residential 
and commercial combined, will generate about 2,747 units of service. Potential 
development breakdown is summarized below.  
  



 

 
2018 St. John Road Impact Fee |  38 

 

 
Summary of 5 year Development Potential 
_____________________________________________________________________________________ 
 
Residential Dwelling Units (Single Family + Duplex):   1,588 units 
Residential, Multifamily Units     432 units    
Total Residential Units:       2,020 housing units 
 
Commercial/retail space:       465,200 square Feet 
Office and related businesses space:     212,440 square feet 
Services        67,605 square feet 
Industrial space:        0.0 square feet 
Institutional:         0.0 square feet            
Total Non-residential Square Feet:     745,245 square Feet 
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PART III - ROADWAY CAPACITY ANALYSIS 
 
To adequately assess the extent of the existing road deficiencies and the 
magnitude of the future needs of the Town roads, a standard evaluation 
criterion called Level of Service (LOS) is used. Traditional road impact fees define 
Level of Service In terms of operational characteristics of individual roadway 
segments or intersections. This criterion was selected in order to be uniform and 
consistent in the assessment of road conditions. The criterion can also easily 
apply to the available road traffic volume data to measure performance. 
 
1. LEVEL OF SERVICE (LOS) 

 
Transportation planners and engineers typically use “Level of Service” (LOS) to 
measure the operational performance of a transportation facility. For roads and 
intersections, this measure considers the perception by motorists and passengers 
in terms of speed, travel time, freedom to maneuver, traffic interruptions and 
delays, comfort and convenience.  
 
One of the core principles of impact fees is that new development should not 
be charged for a higher level of service than is provided to existing 
development. It is also required that the future fees should be directly related to 
the specific impact created by a new development. Similarly, the new 
developments should not pay for existing deficiencies in the system. These 
considerations require that the existing level of service is assessed, current 
deficiencies are identified, and future deficiencies, caused by the growth, are 
calculated to express the magnitude of the growth related impact. This impact 
is typically expressed in the form of facility cost per additional trip generated by 
the growth, “trip cost”.  

 
A. Preferred Level Of Service 

 
In establishing a level of service, Level of Service (LOS) D is generally 
considered the minimum LOS that is acceptable when analyzing 
improvement strategies to correct operational deficiencies.  Governmental 
agencies start investigating the need for improvements when the LOS is 
determined to be F.  There are however exceptions to this rule. The 
exceptions are provided typically when the cost of improvement is too 
excessive, or other concerns such as environmental or social impacts 
outweigh the benefits.  

 
The Town of St. John has adopted Level of Service “D” for urban collector 
roads and other roads as a goal.  The LOS concepts were discussed with the 
Town Planning Staff and the Advisory Committee at length.  As a result, it was 
determined that for the purpose of the traffic analysis for this study, a LOS of F 
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will trigger the investigation for facility improvement. It was further 
determined that a level of service “D” should be maintained as the desired 
goal for all future facility capacity improvements. 

 
B. 2017 Existing Level Of Service 
 

To determine the existing level of service, the study analyzed the existing 
traffic conditions in St. John. This work included potential developments in 
close proximity of the Town Boundaries, i.e. a new high school on the 
southwest corner of the intersection of 109th and Calumet Avenue. The 
school is anticipated to open up in 2018. The evaluation of the traffic 
conditions also included the impacts of a proposed residential development, 
Lurers Farm, east of the Town but with access to 93rd Avenue and 101st Ave. 
This development could potentially produce about 1,000 new housing units.  

 
The analysis of traffic conditions are depicted on Figure 6 where segments 
and intersections with a level of service of “F” have been identified.  The 
locations of the deficiencies are as follows: 

 
1) The intersection of Joliet and US 41 had movements with LOS F in the 

afternoon.  The problems here are associated with the very high 
volumes on US 41 and the relative proximity to the signalized 
intersection of 93rd Avenue and US 41. Joliet Street must stop for US 41. 

2) The intersection of 101st Avenue and Calumet Avenue had a LOS of F 
in the morning.  This is due to the very large volume of traffic coming 
up from the south and wishing to turn left.  The intersection is operated 
as a 3-way stop. 

3) The segment of 109th Avenue from White Oak Avenue to US 41 will 
operate as a LOS F. 

These deficiencies were investigated and options to address them were 
examined. These efforts resulted in the following recommendations for 
improvements: 

 
1) Intersection of Joliet and US 41: The Town has plans to change this 

intersection to a right in/right out intersection which will aid in the LOS 
and there will be an alternative for the right turn out traffic in that they 
will be able to go to the intersection of 96th and US 41 which will be 
signalized at the same time the changes are made at Joliet Avenue. 
The estimated cost $900,000 
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2) Intersection of 101st Avenue and Calumet Avenue: The Town has plans 
to construct a traffic signal and a right turn lane on the west approach 
at this intersection.  Construction is scheduled to start later this year.  
The estimated cost is $250,000.  

3) 109th Avenue from White Oak Avenue to US 41: There are two possible 
solutions: 
A) Check the existing travel speeds if the 85th percentile is about 40 

mph, add shoulders, left turn lanes at the intersections and raise the 
speed limit to 40 mph.  The estimated cost for this option would be 
about $750,000. 

B) Widen the road to a three lane section. The estimated cost would 
be about $3,527,400. 

 
For 109th Avenue, it is recommended that the Town consider Option (A).  

 
2. CAPACITY AND ROADWAY IMPROVEMENT ANALYSIS 

 
A. 2027 Pre-Development Traffic Volumes 

 
1) Background Growth 

 
Without any further development, traffic volumes in St John will continue 
to grow.  This increase in traffic is called background growth.  Conditions 
that contribute to this increase primarily consist of development that 
occurs outside the area but travels through the area to and from other 
areas. For instance, employment and/or commercial areas may develop 
outside the Town that people who live outside and on the other side of 
the Town may desire to travel through using the streets in St John.  
Additionally, there may be internal sources of traffic increase that desire 
to travel to destinations within and outside the Town.  For example, a 
teenager gets his/her license and gets a car. Or the family may get a 
second car because the spouse works.  The amount of increase in traffic 
can vary from .5% annually in very stable areas to 3 or even 4% in fast 
growing areas.  A level of 2% is a commonly used annual factor for a 
vibrant but not fast growing area.  That was the factor used for this study. 

 
The following Figure 7 shows the resulting traffic volumes and level of 
service for each roadway segment in the year 2027. 
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B. Analysis of Deficiencies 
 

The Level of Service analysis of St. John’s roadway system has been based 
on the generalized planning capacity thresholds for roadway segments 
and actual calculated analysis of the intersections. Both are based on 
Highway Capacity Manual procedures. The generalized Levels of Service 
identified in this study are shown in the following Figure 8. This figure 
specifically shows the road segments and intersections, identifying 
facilities with Level of Service F in the year 2027. 

 
Intersections with deficiencies include: 

 
a) White Oak and 93rd: This intersection is controlled by a one way stop 

which results in LOS F for the south approach in the afternoon peak 
hour. Adding a lane does not relieve the LOS F. A traffic signal is 
warranted. 

b) US 41 and 93rd: This intersection is controlled by a traffic signal and the 
volumes are exceeding the capacity on a number of movements for 
both the morning and afternoon peak hours. 

c) Cline and 93rd: This intersection is controlled by an all way stop.  The 
approaches are all single lane.   All three approaches will have a Level 
of Service F. 

d) Blaine and 93rd: This intersection is controlled by an all way stop.  The 
approaches are all single lane.   Three approaches will have a Level of 
Service F. The southbound approach will have a Level of Service B. 

e) 101st and Blaine: This intersection is controlled by a one way stop.  The 
approaches are all single lane.   The north approach will have a Level 
of Service F. 

f) 109th and White Oak: This intersection is controlled by a one way stop.  
The approaches are all single lane.  There is an offset in the alignment 
of White Oak at the intersection.   The north approach will have a Level 
of Service F. 

g) 109th (US 231) and Cline: This intersection is controlled by a traffic signal.  
The approaches are all single lane.   All approaches will have a Level 
of Service F. 

 
The road segments with deficiencies include:  
 
a) 109th from White Oak to Cline 
b) Calumet from 109th to 101st 
c) 93rd from White Oak to Hart 
d) 93rd from Cline to Blaine 
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C. Improvements Needed to Address the Existing Deficiencies 
 

a) 93rd from west of White Oak (West Town limits) thru to east of US 41: The 
project will widen to a 3 lane section. A traffic signal will be constructed at 
the intersection of White Oak and 93rd.  No work is required for the south 
approach.  93rd would be widened to 2 thru lanes at US 41.  It is assumed 
that INDOT will widen to three thru lanes at their expense.  Cost is 
estimated to be $3,226,200. 

b) 93rd from Cline to Blaine: At the Blaine intersection, the existing 
geometrics will result in LOS F in the afternoon. Providing turn lanes still 
results in LOS E.  A traffic signal is warranted.  At the Cline intersection, the 
existing geometrics will result in LOS F in the afternoon. Providing turn lanes 
still results in LOS E for some movements although the overall LOS is D.  A 
traffic signal is warranted.    The improvement is to widen to 3 lanes with 
turn lanes on all approaches at Blaine and an eastbound left turn at Cline.  
Install a traffic signal at both intersections. Cost is estimated at $1,392,100. 

c) Calumet Avenue from 101st to the South Town Limits: Widen to a 3 lane 
section throughout.  If the Town does not allow individual lot access onto 
Calumet Avenue, a 2-lane roadway with turn lanes at drives, would 
function at a LOS of D. Cost is estimated to be $3,144,200. 

d) 109th Avenue from the West Town Limit to US 41: The project will include 
widening to a three lane section throughout.  Alternatively, the 3-lane 
section could end at Olcott and provide left turn lanes at Manor Drive, 
White Oak and Hillcrest.  A left turn lane will be installed at White Oak, 
north approach. Even with the additional lane the southbound left turn 
will operate at a LOS F. A traffic signal is not warranted.  Consideration 
could be given to constructing a roundabout, but it should be designed 
to accommodate two lanes in the future. Cost is estimated to be 
$3,527,400. 

The total cost for the improvements to correct deficiencies in the existing 
roadway system that are the responsibility of the Town of St. John is 
approximately $11.3 million. These costs are also summarized in Table 28. 
 

D. 2027 Projected Development Analysis 
 

1) Trip Generation 
 

In Part II, Section 2, several maps identified potential development from 
three sources that can be developed in the next ten years. These sources 
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are; 1) Undeveloped land; 2) Pending or approved subdivisions that have 
not been constructed, and; 3) Existing available lots. Figures 5 (see 
Chapter 2), 9, and 10 show development opportunities in all these three 
categories of development. It is the assumed that by the year 2027, these 
properties will be completely developed. 

 
Table 26- Summary of Trips Generated by Residential Development 

 
Developable 

Area
Total Unit ITE    Code Trips Per Unit Total Trips 

Weekday
I- Developable Land 1,139.61 2,205 210, 230, 253 1, 0.7, 0.18 21,759
2-Planned Development 606 1,252 210,253 1, 0.7,  0.18 12,066
3-Available Lots 523 1008 210 1 8,558

2,269 4,465 42,383Total

Residential Category

 
 

For non-residential uses, trips were projected for the unbuilt developments 
as well as the planned developments shown in Figures 5, 9, and 10.  Units 
of development such as square feet of commercial/ industrial were 
developed as well as housing dwelling units.  Trips were then generated 
based on these units and the Institute of Traffic Engineers (ITE) Trip 
Generation Manual.  The following tables show the residential use trips 
expected to be generated from the above referenced development. 

 
Trips that are generated by future commercial uses is determined using 
available or planned subdivisions. The following Table 27 shows the 
commercial and industrial use trips expected to be generated from the 
above referenced development.  

 
Table 27- Summary of Trips Generation from Non-Residential Uses 

 

Parcel No. 
Developable 

Area              
Allowable 

Building Area
Development 
Units (1000 s.f.)

Total Trips 
Weekday

I- Develpable Land 221.81 4,325,762 3,929 105,226
II- Planned Development 56.3 745,245 727 19,726
Total 278 5,071,007 4,656 124,952  
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2) Trip Distribution 
 

These trips were then distributed onto the existing street network using a 
gravity model type of approach in which one matches trip origins with trip 
destinations. This method was chosen after extensive attempts were 
made to utilize the Northwestern Indiana Regional Planning Commission 
transportation model.  That model proved to be a macroscopic model 
that could not accurately predict the trip distribution at the level that was 
needed for this study.  The methodology used involved a manual 
distribution process that has been used since the 1960’s and has proven to 
be quite reliable and logical.  In the case of this study, the focus was on 
the morning and the afternoon peak periods of the day.   

 
During that time, the trip origins were one of two sources: existing 
residential both inside and outside of the Town and new residential 
developments. Trip destinations would be places such as commercial 
development, schools, and workplace employment. Using the most 
recent Origin-Destination transportation study conducted by the 
Northwestern Indiana Regional Planning Commission (NIRPC), data was 
collected on trip origins and destinations for a wide area of the region.  
This data has been broken down by community. There were three 
groupings this data was broken down into:  Home to Work, Home to 
Shopping and Home to Other.  

 
Figure 11 shows the resulting volumes and Levels Of Service for the 
roadway segments for the year 2027 with the existing approved  and 
proposed development fully built-out, including background traffic  
growth. 

 
Figure 12 shows the resulting deficiencies for the roadway segments for 
the year 2027 with the existing approved and proposed development fully 
built-out, including background traffic growth. 
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Intersections with deficiencies include: 

 
1. White Oak and 93rd: Assuming that a traffic signal has been 

constructed at this intersection along with providing a westbound left 
turn lane and an eastbound right turn lane, this intersection will 
operate at a Level of Service F.  All the major movements will be 
experiencing problems. 

2.  US 41 and 93rd: This intersection is controlled by a traffic signal and the 
volumes are exceeding the capacity on a number of movements for 
both the morning and afternoon peak hours. 

3. Cline and 93rd: With the traffic signal and the eastbound left turn, the 
intersection will operate at a Level of Service F. 

4. Blaine and 93rd: The intersection will operate at an acceptable level of 
service but the eastbound right turn lane will not be long. The 
westbound left turn lane will also be too short. 

5.  Joliet (101st) and Parrish: Under stop control, the intersection will be at 
a Level of Service F.  A traffic signal is warranted. 

6. 101st and Cline: Under stop control, the intersection will be at a Level of 
Service F.  A traffic signal is warranted. 

7. 101st and Blaine: Under stop control, the intersection will be at a Level 
of Service F.  A traffic signal is warranted. 

8. 101st and Calumet: With the traffic signal and eastbound right turn 
lane, the Level of Service is F. 

9. 109th and White Oak: The north approach at this intersection will 
operate at a Level of Service F. 

10. 109th and Parrish: With the turn lanes that the Town is planning to install 
in 2019, the intersection is a Level of Service F 

11. 109th (US 231) and Cline: With the existing geometrics, the intersection 
will operate at a Level of Service F. 

 
Roadway segment with deficiencies: 

1. 109
th

 from Calumet to Cline 
2. 85th Avenue from US 41 to Parish 
3. 96th from US 41 thru Hart 
4. Blaine Avenue from 101st to 93rd 
5. Cline Avenue from 109th to 101st 
6. Calumet from 109th to 101th  
7. 93rd  from White Oak to Hart 
8. 93rd  from Hart to Blaine  
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3. COST OF IMPROVEMENTS  
 
A. Cost Assumptions And Methodology 
 

Improvements that were included for cost analysis were only the ones that 
were needed for all drivers.  These improvements did not include 
improvements at the development’s access points to the existing street.  For 
example, turn lanes and traffic signals at subdivision entrances were not 
included in improvement costs calculated for this study.  Costs that would 
have been included related to projects that the Indiana Department of 
Transportation would build were not included in this study. 

 
Cost estimates were based on reconstruction of the existing roadway 
because existing pavement composition is unknown. If the improvement was 
to widen a recently constructed 3 lane section to 4 lanes, it was assumed 
that the existing pavement would be reused and would not be 
reconstructed.  Lane widths were 12 ft. with 2 ft. stone shoulders.  The lane 
widths for the middle lane of a three lane section were 14 ft. It was assumed 
that sufficient right-of-way existed for pavement sections up to three lanes.  
When constructing auxiliary lanes of a four lane section, the existing right-of-
way information was obtained from the Lake County GIS database. 
 
The estimates did not include sidewalk or bike trail unless same was disturbed 
during the construction. Sketches of each project were prepared and were 
used to tabulate quantities of the major items.  The pavement section was 
assumed to be 6” of asphalt on 12” on stone base.  Unit prices for items 
came from the database of the Indiana Department of Transportation. Unit 
prices were from the base year 2017 and had a multiplier of 3% annually to 
the year of 2027.  No account was made for wetland disruption or mitigation. 
Cost for items such as mobilization and clearing of right-of-way were by a 
percentage of the subtotal of the major items.  Costs for design and 
construction supervision were also done in the same manner. The following 
values were used for land acquisition costs which included engineering, 
appraisal, and buying services: 

 
 Agricultural  $100,000/acre 
 Residential  $140,000/acre 
 Commercial $240,000/acre 

 
Details of cost estimates used for this study are included in the Appendix IV. 
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B. Costs Associated With Existing Deficiencies Through 2027 
 

The following Table 28 provides the costs associated with improvements 
needed to address existing deficiencies, i.e., no further development, 
through the year 2027: 

 
Table 28- Existing Deficiencies Cost 

          
Project From To Cost 

93rd Avenue West Town Limit US 41 $3,226,200.00 
93rd Avenue Cline  Blaine $1,392,100.00 
Calumet Avenue 101st South Town Limits $3,144,200.00 
109th Avenue West Town Limit US 41 $3,527,400.00 
Total $11,289,900.00 
 
C. Costs Associated with Road Improvements for Full Build-out  
 

The following Table 29 provides the costs associated with roadway 
improvements needed to address growth related deficiencies through the 
year 2027 

 
Table 29 - Cost of Road Improvements -2027 

 
Project From To Cost 

93rd Avenue West Town Limit US 41 $              11,369,000 

93rd Avenue US 41 Cline $              21,535,700 

93rd Avenue Cline  Blaine $                5,197,200 

Calumet Avenue 101st South Town Limits $                9,000,200 

109th Avenue West Town Limit US 41 $              12,812,700 

White Oak 93rd 101st $                6,406,300 

85th US 41 Parish $                5,295,100 

96th US 41 Joliet $                8,871,100 

Blaine Ave 93rd 101st $                4,941,000 

Cline Ave 101st 109th $                4,101,000 

Total $              89,529,300 
 

The costs associated with intersection improvements for the full build out are 
estimated to exceed $3.1 M. The required intersection improvements to 
address growth related deficiencies are itemized in the following Table 30.  
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Table 30- Cost of Intersection Improvements -2027 
 

Location Cross Location Cost 

Cline Avenue US 231 $                            2,356,600 
Parish Avenue US 231 $                               781,100 
Total $                            3,137,700 

 
A detailed description of these improvements is provided in the following 
paragraphs. 

 
1. 93rd from West Town limits to US 41: Widen to a 4 lane section. At the 

intersection of White Oak and 93rd, provide dual left turn lanes in the 
westbound direction and in the northbound direction. Provide a 
northbound right turn lane and an eastbound right turn lane. Provide a 
traffic signal.  At US 41, provide dual left turn lanes and a right turn lane 
for both directions on 93rd. Cost is estimated to be $8,142,800. 

2. 93rd from US 41 to Blaine: Widen to a 4 lane section to at least Hart.  
From Hart to Cline, there are two options depending on the level of 
urbanization that is considered. For the present conditions, widen to a 4 
lane section.  If the Town considers the area highly urbanized, then 
widen to a 3 lane section. From Cline to Blaine, widen to a 4 lane 
section. Provide traffic signals at Cline and at Blaine. Lengthen or make 
dual the eastbound right turn lane and lengthen the westbound left 
turn lane at Blaine. Provide a right turn lane for northbound Hart. 
Provide left turn lanes and maintain right turn lanes at all other 
intersections.  Cost for a 4 lane section throughout is $21,535,700. 

3. Calumet Avenue from 101st to south Town Limit: Widen to a 4 lanes 
section throughout. Provide dual left turn lanes for northbound 
Calumet at 101st, eastbound right turn lanes on 93rd and a westbound 
left turn on 93rd. Cost is estimated to be $5,856,000. 

4. 109th from the west Town Limit to US 41: Widen to 4 lanes with right and 
left turn lanes at intersections. At White Oak, provide a southbound left 
turn lane and a traffic signal.  At US 41, provide dual left turns, two 
troughs and a right turn lane. The estimated cost is $9,285,300. 

5. White Oak from 93rd to 101st: For the intersection at 93rd, see the 93rd 
project. Widen to a 3 lane section. Provide left and right turn lanes at 
101s for the eastbound direction. Cost is $6,406,300. 
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6.  85th from US 41 to Parish: At US 41, provide dual lefts, a through and a 
right turn lane.  Transition away from US 41 to 2 lanes. Widen to 3 lanes 
from Alexander to Parish. Cost is $5,295,100. 

7. 96th Street from US 41 thru Hart Street: This project involves widening a 
lane in both directions to the roundabout and widening one lane for 
the southeast quadrant of the roundabout. Then widening to a 4 lane 
section thru Hart. Cost is estimated to be $8,871,100. 

8. Blaine Avenue from 101st to 93rd: Construct a 3-lane roadway. 
Improvements at 93rd would include a traffic signal and a left turn lane.  
Improvements at 101st would include a traffic signal and a right turn 
lane. The cost is estimated to be $4,941,000. 

9. Cline Avenue from 109th to 101st: Construct a 4 lane roadway. 
Improvements at 101st would include dual right turn lanes and a traffic 
signal. Improvements at 109th (US 231) would include dual right turn 
lanes and a left turn lane. The cost for both the intersection at US 231 
and the roadway is $6,457,600. 

10.  Parish and US 23: This intersection is presently in design to add turn 
lanes on the north and south approaches.  The work under this project 
is to extend that work both north and south of the intersection for 
additional storage.  The cost is estimated to be $781,100. 

 
The total cost for the improvements to correct deficiencies is 
approximately $78.2 million assuming that the Town has done the 
previously recommended improvements. Table 31 details this total. 

 
Table 31 – Estimated Roadway Improvement Construction Costs 

 
Project From To Current Deficiency 

Cost
Ten Year Cost

Applicable Impact 
Fee Cost

93rd Avenue West Town Limit US 41  $              3,226,200  $     11,369,000  $             8,142,800 
93rd Avenue US 41 Cline  $                         -    $     21,535,700  $           21,535,700 
93rd Avenue Cline Blaine  $              1,392,100  $       5,197,200  $             3,805,100 
Calumet Avenue 101st South Town Limits  $              3,144,200  $       9,000,200  $             5,856,000 
109th Avenue West Town Limit US 41  $              3,527,400  $     12,812,700  $             9,285,300 

White Oak 93rd 101st  $       6,406,300 6,406,300$            
85th US 41 Parish  $       5,295,100 5,295,100$            
96th US 41 Parish  $       8,871,100 8,871,100$            
Blaine Ave 93rd 101st  $       4,941,000 4,941,000$            
Cline Ave 101st 109th  $       4,101,000 4,101,000$            

11,289,900$           89,529,300$    78,239,400$          Total  
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PART IV - IMPACT FEE 
 
1. CALCULATION OF IMPACT FEE PER TRIP 
 
The Impact Fee Program for St. John is calculated based on a single Townwide 
service area. The analysis using the Town’s travel demand model indicate that 
trips generated in one part of the Town are likely to travel throughout the Town, 
impacting many of the identified projects.  

 
To conduct an impact fee analysis, different types of development must be 
translated into a common unit of measurement that reflects the impact of new 
development on the demand for road facilities. This unit of measurement is 
called a “service unit.” The service unit for transportation impact fees is the 
Equivalent Dwelling Unit, or EDU, which represents the impact on the 
transportation system of a typical single family dwelling unit or 1000 s.f. of non-
residential space. Table 32 presents a summary of total service units expected 
from the growth in the next ten years.  

  
Table 32 - Service Units (EDU) By Development Type 

 

Development Type ITE Code Service Unit (EDU)

Residential-R1 210 2,846
Residential-R2 210 1,187
Residential-R3 253,230 432

4,465 

General Commercial-C1 850, 925,931, 936,944 56

Highway Commercial-C2
815, 820, 826, 848, 862, 

912, 933, 934 
3,614

3,670

Industrial-I 110 986
986

All Development Types Units (EDU) 9,121
Subtotal 

RESIDENTIAL

COMMERCIAL

INDUSTRIAL

Subtotal 

Subtotal 

 
 

The travel demand generated by specific land use types is a product of trip 
generation, the share of trip generation that is related to new trips caused by 
the new growth. Utilizing estimated number of service units for each land use 
type in combination with the trip generation code, will generate the total 
weekday trips for each land use type for the Town. The trips generated for land 
use types were presented in detail in Chapters III. Table 33 represents a summary 
of the total new trips based on land use type.  
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Table 33 - Summary of Total New Trips 
 

Land Use Type Total Weeday Trips

Single Family Units (R-1) 29,072
Townhome/ Duplex Units (R-2) 11,485
Multifamily Units (R-3) 1,827
Commercial (C-1) 3,182
Commercial C-2) 115,035
Industrial 6,734
Total 167,335  

 
A. Cost per Service Unit 

 
1) Cost Methodology 

 
The process to calculate the net cost per service unit entails the following 
steps: 

 
a) Calculate the weekday trips for all development approved and 

anticipated within the Town. This is done by Land Use Type. 
b) Calculate all the costs for the improvements needed for deficiencies 

created by this development.  Note that these costs do not include 
costs to address current deficiencies nor deficiencies that will exist by 
the year 2027 if no further development occurs within the Town. The 
costs do include the cost to do the study. 

c) Divide the total cost of all growth related improvements by the number 
of trips to determine an average cost per trip. 

d) Determine the average number of trips per single family dwelling by 
dividing the total number of trips for same by the total number of single 
family dwelling units. 

e) Multiply the average cost per trip in “c” by the average number of trips 
per single family dwelling unit (“d”).  This becomes the value for the 
cost of one Service Unit. 

f) Anticipated Land uses: In calculation of the number of service units, 
the following land uses have been included. 

ITE Code  Land Use 
 210  Single Family Detached Housing 

230  Residential Condominium/Townhouse 
253  Congregate Care Facility 
820  Shopping Center 



 

2018 St John Road Impact Fee |  60 

 

826  Specialty Retail Center 
710  General Office Building 
110  General Light Industrial 
770  Business Park 
853  Convenience Market with Gas Pumps 
931  Quality Restaurant 
848  Tire Store 
945  Gasoline/Service Station with Convenience Market 

 
2) Cost of Improvements 

 
In the previous Chapter, existing deficiencies and required improvement 
projects were identified and their costs to accommodate future growth 
were described. The planning horizon is build-out, which is anticipated to 
occur by about 2027. These cost estimates are summarized in the 
following Tables 34: 

Table 34 - 10-year Improvement Costs 
    

Project Current Definciency Cost 10-Year Cost 

Planned Intersections  $                                   -    $                        3,137,700 
Planned Roadways  $                      11,289,900  $                      89,529,300 
Total Cost  $                    11,289,900  $                    92,667,000 

$81,377,100 Total Applicable Impact Fee Cost (10-Year Cost)  
 

3) Cost Per Trip Adjustment 
 
When calculating the impact of new development on infrastructure costs, 
credit is given for revenue generated by new development that will be 
used to pay for capacity-related capital improvements. Credits also apply 
for resident supported programs, i.e. bond issue, for road improvements. 
The trip cost must also be adjusted if grants are received from federal, 
state or other sources which are used to improve future deficiencies.  

 
Table 35- Grant Related Credits 

 
Average Annual Grant Funding  $                   -    
24-Hour Trips from all Future Growth 167,335 
Annual Funding per Trip  $                   -    
Present Value Factor (10 years @3%)  $             7.53  
Grant Funding Credit per Trip  $                   -    

 
The Tables 35 and 36 show the anticipated credits that must be applied 
for St. John.  As can be noted, these credits are not applicable at this 
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point. The Town does not have any outstanding transportation bond issue 
or anticipate to receive any grants for transportation improvements in the 
near future.   

 
Table 36- Road Related Debt 

 
Outstanding Road Related Debt (bonds, etc.)  $                   -    

24-Hour Trips from all Future Growth 167,335 

Road Debt Credit per Trip $                    -  
 

B. Net Cost per Trip 
 
To determine the cost for each 24-hour trip from all future growth the total 
adjusted improvement cost must be divided by the total number of 24-
hour trips. This figure, however, will need to be adjusted for credits or other 
impact fee related expenses. The result will yield the Net Cost per Trip. The 
Trip rate for the Town of St. John, is then calculated to be $487.73. 
 

Table 37- Calculation of Net Cost per Trip 
 

Net Applicable Traffic Impact Cost 81,377,100$          
Cost of Performing Impact Fee Study 237,463$               
Total Impact Cost 81,614,563$          
YTD Impact Fee Receipts -$                       
Grant Funding Credit per Trip -$                       
Road Debt Credit per Trip -$                       
Total Adjusted Traffic Impact Cost 81,614,563$          
24-Hour Trips from all Future Growth 167,335
Net Impact Cost per 24-Hour Generated Trip 487.73$                  

 
2. CALCULATION OF IMPACT FEE BY LAND USE TYPE 

 
The impact fee for the Town of St. John has been calculated based upon trip 
generation (the increase in traffic) resulting from growth, and the cost of 
required improvements related to growth. This calculation yielded the net cost 
for an average trip as outlined in Table 38.   

 
Applying the results of the trip generation calculation, that is the number of trips 
associated with each land use type, we can establish the impact fee cost for 
each EDU by multiplying the average number of trips for different uses by the 
cost for each trip ($487.73). For example, the fee for a single family home can 
be calculated by multiplying average number of trips (10.89) by the cost per trip 
($487.73). The resulting figure is the impact cost for a single family unit 
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($5,310.41). Since a single family unit or 1,000 square feet of non-residential 
space, is considered the base cost, (cost of 1 EDU), we can establish the fee for 
other uses by multiplying their respective ITE multiplier factors with the base rate 
fee. ITE factors can be obtained from ITE Trip Generation Manual, 9th edition or 
subsequent editions.   

 
The following Table 38 identifies the base fee for a single family home and other 
typical land use. As noted the base fee, 1 EDU, has been calculated at 
$5,310.41.   

 
Table 38- Fee by Land Use Type, Base Rate (100%) 

 
Land Use Type EDU Factor Fee/EDU/1000 s.f.

Fee/Unit 
Type/Land Use

Single Family (ITE 210) 1.00 5,310.41$            5,310.41$            
Townhomes (ITE 230 ) 0.70 5,310.41$            3,717.29$            
Multifamily (ITE 253) 0.18 5,310.41$            955.87$               
Commercial (C-1, ITE 820) 3.28 5,310.41$            17,418.14$          
Commercial (C-2, ITE 826) 4.07 5,310.41$            21,613.37$          
Industrial (I, ITE 110) 0.63 5,310.41$            3,345.56$             

 
The Impact Fee Advisory Committee, at its October 16th meeting, reviewed the 
calculated fee at different fractions of the base rate (100%). The Committee 
voted to recommend a fee of 7% of the calculated base rate. If the Town 
Council approves the recommended fee, the impact fee for a single family 
home will be $371.73. Other uses can be calculated based on the ITE factor 
specified for that use. The recommended fees are indentified in Table 39 for the 
specified uses. 

 
Table 39- Fee by Land Use Rate, 7% Rate 

 

Land Use Type EDU Factor Fee/EDU/1000 s.f. Fee/Unit 
Type/Land Use

Single Family (ITE 210) 1.00 371.73$               371.73$               
Townhomes (ITE 230 ) 0.70 371.73$               260.21$               
Multifamily (ITE 253) 0.18 371.73$               66.91$                 
Commercial (C-1, ITE 820) 3.28 371.73$               1,219.27$            
Commercial (C-2, ITE 826) 4.07 371.73$               1,512.94$            
Industrial (I, ITE 110) 0.63 371.73$               234.19$                
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3.  IMPACT FEE REVENUE PROJECTION 
 
Potential revenues generated by the impact fees are directly related to the 
level of assessment and the strength of development in St. John. Earlier this 
decade, housing construction in St. John slowed down slightly, however, 
development activities have picked up for the past couple of years. The most 
recent building permit information, from the Town, indicates new housing 
permits may exceed three hundred units in 2017. 
 
In Part II of this report, development potentials were analyzed. This analysis shows 
that there are a substantial number of subdivided lots remaining in the Town. 
There are also a number of planned or pending projects in different stages of 
the development process that can be started in the near future. It is likely that 
these available lots and planned developments will be constructed first before 
other developments begin the subdivision process.  
 
The early development opportunity is particularly evident for commercial 
projects in the category of planned developments. Most of these projects are in 
late stages of the development process. It would be reasonable to assume that 
a majority of these developments will be completed in the next five years. 
 
For residential uses, new housing construction is expected to substantially 
increase as evidenced by number of permit applications for the last two years. 
Similar to commercial uses, most of the new housing developments are 
expected to occur in existing subdivisions or planned developments. The 
majority of new housing constructed in the Town is expected to be single family 
and town houses. Given the foregoing, the total development for the next five 
years is expected to consist of the following uses: 
 

Residential Dwelling Units (Single Family + Townhouse   1,588 units 
Residential, Multifamily Units     100 units   
Residential Uses       1,688 Housing Units 
 
Commercial/retail space:       300,000 square Feet 
Office and related businesses space:     212,440 square feet 
Services        67,605 square feet 
Industrial space:        0.0 square feet 
Institutional Uses       0.0 square feet  
Non-residential uses       745,245 square Feet 

 
The total revenue, based on the above chart, cannot be completely estimated 
as the final impact fee has not been established by the Town Council. If the 
Town Council approves the Advisory Committee’s recommended rates, a total 
fee of about $1,279,271 is estimated to be generated for road facility 
improvements for the next five years as shown in Table 40. This revenue is 
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substantially less than the projected level of service impact presented in Table 
34.  Nonetheless, availability of funds will allow the Town to start the impact fee 
program and plan for future improvements without appreciable impact on the 
development vitality of the Town.  
   

Table 40- 5-Year Road Impact Fee Revenue 
 

Land Use Type 5-Year Units/Area
No. of Service 

Uniit
Fee/Unit 5-year Revenue

Development 
Timeline

Single Family (ITE 210) 899 899 371.73$                 334,180$               2018-2022

Townhomes (ITE 230 ) 689 689 260.21$                 179,206$               2018-2022

Multifamily (ITE 253) 100 100 66.91$                   6,691$                   2018-2021

Total Residential 1,688 1,688 520,078$               

Tire Store (ITE 848) 60,636 61 1,542.67$              93,541$                 2018

Retail/Shopping (ITE 820) 300,000 300 1,379.11$              413,734$               2019-2022

General Office (ITE 710) 131,070 131 553.88$                 72,596$                 2020-2022
Shopping Center (ITE 820) 165,200 147 1,219.88$              179,322$               2018-2021
Gas Sta. w/ Convenience (ITE 945) 6,970 7 5,022.05$              35,002$                 2018
Bank (ITE 911) 23,871 24 4,509.07$              107,635$               2018-2019
Retail/ Office (ITE 710) 57,499 57 553.88$                 31,847$                 2018-2020
Total Commercial 745,245 727 759,193$               
Total 2,415 1,279,271$             

 
4. ANTICIPATED TIMING OF IMPROVEMENTS 
 
The timing for the improvement projects can be broken down into two groups; 
those needed in the next 5 years and those needed from years 6-10.  Projects 
that are the result of growth will in large part, be driven by the pace of the 
individual developments.  However, it is likely that those projects created as a 
result of the completion of the existing approved developments will likely occur 
in the next 5 years.  The other projects will be listed to occur sometime in years 6-
10, again depending on the location and pace of the developments.   
 
For example, a new development approved in the next 3 years will likely drive 
the need for improvements to be considered to be constructed early in the 6-10 
year window.  Additionally, in the first 5 years there may be overlap occurring in 
certain segments of work funded by the Town and work funded by the Impact 
Fee. Logically both projects should be handled as a single project instead of 
multiple projects.  For example, if a road segment is recommended for three 
lane construction as an existing traffic deficiency, and coincides with the same 
segment being constructed to a 4 lane section, it should be built as a 4 lane 
section and the funding split between what the Town would have spent for the 
3 lane section and what will be the additional cost for the 4 lane section. 
 
Taking the above into consideration, the following listed projects may be 
considered for construction in 2018-2023: 
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Table 41- Anticipated Timing of Improvements 

 

Project Town Cost 
Cost funded by 

Impact Fee 
93rd from White Oak to US 41 $3,226,200.00 $8,142,800.00 
93rd from Cline to Blaine $1,392,100.00 $3,805,100.00 
Calumet Ave from S.T.L. to 101st $3,144,200.00 $5,856,000.00 
109th from W.T.L. to US 41 $3,527,400.00 $9,285,300.00 
Total $11,289,900.00 $27,089,200.00 

 
The balance of the improvements could take place in 2024-2027, at no cost to 
the Town. Such work will consist of both intersection improvement as well as 
road improvement. The balance of the cost is estimated to be $54,287,900. 
Anticipated projects that can funded are listed in following Tables 42 and 43.  
 

Table 42 - Anticipated Intersection Improvements -2024-27 
 

Project Intersection Cost 
Cline Avenue US 231 $2,356,600.00 
Parish Avenue US 231 $781,100.00 

Total $3,137,700.00 
 

Table 43 - Roadway Segment Improvement, 2024-27 
  

Project From To Cost 
93rd Avenue West Town Limit US 41  (Done earlier) 
93rd Avenue US 41 Cline  $21,535,700.00  
93rd Avenue Cline  Blaine  (Done earlier) 
Calumet Avenue 101st South Town Limits  (Done earlier) 
109th Avenue West Town Limit US 41  (Done earlier) 
White Oak 93rd 101st  $6,406,300.00  
85th US 41 Parish  $5,295,100.00  
96th US 41 Joliet  $8,871,100.00  
Blaine Ave 93rd 101st  $4,941,000.00  
Cline Ave 101st 109th  $4,101,000.00  
Total $51,150,200.00 

 
The Impact Fee funded improvements needed in the next five years cannot be 
entirely met with the anticipated revenue of $1,279,271 generated from the 
impact fee proceeds.  It is recommended that the fee revenues be applied to 
the project on 93rd, from Cline to Blaine. The generated revenues can fund 
about 1/3 of the costs of that project.  The Town will have the option to seek 
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additional funding to complete the project all at once or pursue a gradual 
completion and only implement parts that available funds will allow. 
 
5. FINANCIAL RESOURCES 

 
The Town’s primary source of funding for infrastructure improvements is the 
locally appropriated or raised funds. St. John’s capital sources generally consist 
of two different categories of funding. The main source is through a 
municipality’s ad valorem property tax receipts, or other tax distributions 
allocated to road and transportation purposes. The Town also receives 
additional funding through county and state sources. These funds are expected 
to be fully used to address existing maintenance related deficiencies. The Town 
recently completed an Asset Management Plan. This plan identifies needs and 
establishes a process to maintain existing roads. Any additional funding that the 
Town may receive is expected to address the need identified in this plan.  
 
The following Table 44 exhibits road related expenditures for the last five years. 
As noted, the majority of the Town’s available fund is expended on 
maintenance of existing facilities. 
 

Table 44 – Local Funds 2013-2017 
 

Funds 2017 2016 2015 2014 2013 Total 

Town Road Funds $ 662,336 $ 670,190 $1,457,517 $3,901,506 $250,000 $6,941,550  

Grants, State, Federal $             -    $             -   $              -    $              -    $            -    $             -    

Others $             -    $             -   $              -    $              -    $            -    $             -    

Total $ 662,336 $ 670,190 $1,457,517 $3,901,506 $250,000 $6,941,550  
Source: Town of St. John 

 
Another funding source for the Town is grants, which the Town seeks as they 
become available. These funds are typically specific to a project proposed as 
an improvement or capacity expansion. In recent years, the Town has not 
received any amount of outside funds for road maintenance. If the Town 
receives funding from other sources, it is typically used for maintenance projects. 
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I. Impact Fee Advisory Committee Resolution 
 

II. Plan Commission Resolution 
 

III. Road Impact Fee Ordinance 
 

IV. Technical Compendium 

   



 

 

I – IMPACT FEE ADVISORY COMMITTEE RESOLUTION 
  







 

 

II - PLAN COMMISSION RESOLUTION 
 
 
  



 

 

III - ROAD IMPACT FEE ORDINANCE 
  



 

 

IV - TECHNICAL COMPENDIUM 
 
The Technical documents contain a variety of detailed analysis, calculations 
and methodology. These documents are issued separately due to their 
voluminous character as a technical compendium attachment to the Impact 
Fee Study. The Technical Compendium includes digital information related to 
development of the Impact Fee. An outline of the Technical Compendium is 
provided here. Please refer to the Compendium for any additional technical 
information.  
 
1. Traffic Counts for intersections 
2. Traffic Counts for roadway segments 
3. Highway Capacity analysis 

a. Existing conditions 
b. Future conditions in 5 years with approved development and 

background growth 
c. Future conditions in 10 years with background growth only 
d. Future conditions in 10 years with background growth only 

w/improvements 
e. Future conditions in 10 years with background growth and 

development 
f. Future conditions in 10 years with background growth and 

development w/improvements 
4. ITE trip generation 
5. Trip distribution process narrative 
6. Trip distribution worksheet 
7. Trip assignment spreadsheet 
8. Construction costs estimates 
9. Capacity for Roadway segments: 

a. Narrative Discussion 
b. Florida Level of Service Table 1 
c. Florida Level of Service Table 2 
d. Roadway Segment Spreadsheet 

10. St John Thoroughfare Plan 
11. NIRPC Origin Destination Tables for St John 
12. Lake County Functional Classification Map : INDOT 
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