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BLOOMINGTON PLAT COMMITTEE   CASE #: PUD-22-11 
STAFF REPORT      DATE: September 12, 2011 
LOCATION: 420 S. Patterson Drive 
 
PETITIONER:  Patterson Pointe, LLC 

2920 McIntyre Dr., Bloomington 
 
COUNSEL:   Smith Neubecker and Associates, Inc. 

PO Box 518, Bloomington 
 
REQUEST: The petitioner is requesting a final plat for Phase 1 of the Patterson Pointe 
PUD. This includes five lots and two common area lots. 
 
BACKGROUND: 
 
Area:     13.39 acres 
Current Zoning:   PUD 
GPP Designation:  Community Activity Center and Adams Street/Patterson 

Drive Subarea 
Existing Land Use:  New Tech High School, vacant 
Proposed Land Use:  Multi-family, school and future mixed use 
Surrounding Uses: North  – Commercial (Westplex PUD) 

West   – Medical offices (Landmark PUD) 
East  – Commercial, industrial, vacant land 
South – Mixed use (Landmark PUD) 

   
REPORT SUMMARY: The Patterson Pointe PUD was created in 2010 (PUD-29-09). 
The overall property is approximately 18.32 acres, bounded by W. 3rd Street to the 
north, S. Adams Street to the east, and the Landmark PUD to the south and west. The 
property had been used for many decades as the location of the Rogers Group and 
later Rogers Building Supply (RBS).  
 
The Plan Commission approved a PUD Final Plan and Preliminary Plat (case #PUD-14-
11) in June. The Final Plan included the following items: 

1. Construction of a 61 unit, 80 bedroom affordable senior housing apartment 
building 

2. Site work to bring New Tech High School into compliance with UDO standards 
3. Stream channel restoration 
4. Layout and design of all public streets 
5. Traffic signal at “Old” 3rd St. and Patterson Dr.  
6. General site clearing and grading 
7. Preliminary Plat approval for a seven lot subdivision with 2 common areas 

 
Since June, the petitioner has removed most of the structure from the north 2/3rd of the 
property.  The southern 5.93 acres are still owned by Rogers/Adams Crossing LLC. 
Only the northern 13.39 acres is included in this phase 1 plat.  
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The Petitioner is proposing a 5 lot subdivision with two common areas. Lot 5 includes 
the existing New Tech High School. Lot 3 will be developed with senior apartments as 
approved by the Final Plan. Lots 1 and 2 will be development with mixed use building 
and Lot 4 will be developed as apartments. Lots 1, 2 and 4 have not received Final Plan 
approval. The two common areas include the creek to be restored as well as pedestrian 
paths and stormwater and utility lines. 
 
Final Plat Issues:  
 
Common Area and Facilities Maintenance Plan: Common areas will be owned by a 
lot owners association, who will be responsible for the ongoing maintenance of the 
newly create riparian corridors, as required by the UDO. A facilities maintenance plan 
has been prepared and is include in the packet. This has been reviewed by Staff and 
found to be adequate. The future Covenants, Commitments and Restrictions and 
Operating Agreement documents will include required language concerning lot 
ownership and responsibilities in case the lot owners association become insolvent, as 
required by the UDO.  
 
Right-of-way: All required right-of-way for Adams St. and Patterson Dr. will be 
dedicated with this plat. More right-of-way than is required by the Thoroughfare Plan is 
being dedicated on Patterson Drive so that the proposed school bus pull off lane and 
sidewalk are located entirely within the right-of-way. Right-of-way is also being 
dedicated for the main internal drive that connects Patterson Drive to 3rd St. This right-
of-way is wider than 50 feet to accommodate street parking on both sides of the street 
as well as turn lanes and sidewalks.  
 
Two future streets are shown on the plat as access easements. These streets can not 
be built at this time because they require the inclusion of land that is a part of phase 2, 
which the petitioner does not yet own. These access easements will be dedicated as 
right-of-way with phase 2 and an amendment to phase 1.  
 
Finally, a short section of right-of-way is being dedicated off of Adams St. This section 
of right-of-way will initially just serve the entrance to the New Tech High School. This 
street section requires the inclusion of land currently owned by Stonebelt. The petitioner 
and Stonebelt have reached an agreement on the purchase of this land, but the 
transaction has not yet taken place.  
 
Utilities: A utility plan has been submitted to CBU and has been conceptually 
approved. All existing and new easements for utilizes are shown on the plat have been 
reviewed by CBU.  
 
Stormwater: A stormwater plan has been submitted to CBU and is under review. 
Future phases of the PUD must incorporate stormwater detention and water quality 
features.  Final approval of the stormwater plan is required prior to release of any 
permits.  
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Public Improvements: This phase of the PUD includes construction of two streets, 
associated sidewalks, utility work and street trees. Sidewalk is already in place along 
parts of 3rd St. and Paterson Dr. Some of this will be maintained until a Final Plan is 
approved for the remaining lots. Also required with this phase is installation of the traffic 
signal at Patterson Dr. and “Old” 3rd St. A condition of approval of the PUD Final Plan 
stated “The petitioner shall either construct or bond for the traffic signal and pedestrian 
improvements at 3rd and Patterson prior to recording of the Final Plat. “ 
 
RECOMMENDATION: Staff recommends approval of PUD-20-11 with the following 
conditions. 
 

1. Approved per terms and conditions of Final Plan/Preliminary Plat # PUD-14-11 
and Preliminary Plan # PUD-29-09. 

2. Prior to release of a grading permit, the following items are required: 
a. The street tree plan must be reviewed and approved by the City’s Urban 

Forester 
b. A copy of a permit or a letter stating no permit is required from IDNR 

and/or IDEM concerning the daylighting of the creek  
c. Final CBU approval is required prior to issuance of a grading permit.  
d. Final design and signal synchronization must be approved by City 

Engineering and Traffic Division prior to issuance of a grading permit.  
3. The future Final Plat for Phase 2 shall include a commitment to dedicate right-of-

way for the private street to the south and the easement stub to the southwest if 
adjacent properties provide street connections in the future.  

4. Prior to recording of the Plat, the petitioner shall either remove the property 
current owned by Stonebelt from the document, provide a signature block for 
signing by representatives of Stonebelt, or have ownership of the property. 

5. Covenants, Commitments and Restrictions and Operating Agreement must be 
reviewed by staff for compliance with UDO and must be recorded in conjunction 
with the Final Plat.   

6. Street names and addresses for lots must be approved by the City and added to 
plat prior to recording.  

7. Retaining walls immediately adjacent to the common area shall either be located 
within the common area or be included in drainage easements. 
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STORMWATER FACILITIES AND MAINTENACE 

MANUAL 

FOR 

STORMWATER QUALITY AND STREAM RESTORATION AREA 

PATTERSON POINTE PUD 

 

 

 

 
 

 

Owner:  

Developer; Patterson Pointe, LLC. 

5005 N. SR 37 Business 

Bloomington, IN  47408 

317-919-2020 

Contact – Mark Figg 

In the future; 

Patterson Pointe Owners Association, Inc. 

 

Prepared by: 

Smith Neubecker & Associates, Inc. 

453 S. Clarizz Boulevard 

Bloomington, IN. 47401 
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Project Description 
 

The Patterson Pointe PUD will include restoration of a natural stream channel as part of 

the site development project. The stream will be developed by removing an existing 36” 

RCP storm culvert that bisects the northern portion of the site and creation of natural over 

bank areas in a park like setting. This area will provide water quality enhancement for the 

existing degraded channel as well as enhancement for stormwater runoff from the 

development site. Rain garden areas will also be located within the area to reduce the 

number of point source discharges to the new channel.   

 

Stream Channel Restoration BMP 
The location of the restoration area is shown on Exhibit A and is Common Area A and B 

on the recorded plat. There are several key components of the stream restoration plan; 

channel area, streamside zone, fringe zone and intermediate zone. Exhibit B shows the 

location of each zone and a typical cross section through the channel. 

  

Stormwater runoff flowing into the site from the existing degraded stream will follow the 

newly created meandering channel across the site from west to east. The channel will 

become encapsulated at the eastern edge of the site where it flows back into the existing 

36” RCP. Two Pool Berms and an associated riffle will be created in the middle of the 

channel. The berms will cause ponding of water during low flows, which provide for 

habitat as well as extended detention for settlement of suspended particles.  

 

Stormwater runoff from development project areas north of the restoration area will be 

collected in a storm sewer system which utilizes a “weeper pipe” to evenly discharge 

stormwater runoff over the area north of the channel. Runoff will then sheet flow through 

the selected plant material in the intermediate zone, fringe zone and streamside zone 

before entering the stream channel. Native plants in each zone have been selected for the 

benefits that they provide for water quality enhancement by sheet flow through their zone 

as well as to replicate a natural floodplain area. Exhibit C lists the plant material located 

in each zone. 
 

Rain Garden Post Construction BMP 
 

There are 3 rain garden features located south of the channel. Their location is shown on 

Exhibit D. Rain gardens have been located at storm sewer pipe discharge locations to 

limit the number of point source discharge locations to the stream channel. Each rain 

garden will consist of a Plunge Pool at the pipe outlet location to dissipate energy, and 

infiltration bed with an underdrain pipe and an emergency overflow weir. Details of the 

plunge pool are shown on Exhibit E.  

 

Stormwater runoff discharged from the storm sewer system within the development area 

south of the stream channel restoration area will predominately be directed to the rain 

gardens. Low flows will infiltrate into the rain garden bottom and be collected by the 

underdrain pipe and conveyed to the channel. Higher flows will pond up within the rain 
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garden areas and discharge through the emergency overflow weir. Each rain garden 

causes an extended detention time, which permits for settlement of suspended particles.  

Runoff, which is routed through the emergency overflow weir, will sheet flow through 

the selected plan material in the intermediate zone, fringe zone and streamside zone 

before entering the stream channel features located around the site.  

 

Stream Channel Restoration Monitoring 

 
Stream monitoring reports must be submitted each year and continue for a minimum of 

three years after work installation is complete. The inspection for the report should be 

done in late august or early September.  The report must include appropriate pictures of 

vegetative plantings; a narrative must describe the activity accomplished to date, acres 

planted, number planted, list of species planted on site, and estimated survival (volunteers 

should not be included in survival counts, only planted specimens).  It is the 

responsibility of the owner to prepare the annual monitoring report and to ensure success 

of the restoration program.  These reports are to be submitted to the City of Bloomington 

Planning Department and to the Indiana Department of Environmental Management 

(IDEM if required by IDEM) each year.   

 

At least six permanent monitoring locations shall be established to evaluate the 

restoration success.  These locations will quantify trees, shrubs, seed mixes, weed and 

erosion control and riffle structures.  Within a 30’ radius of each monitoring location, 

herbaceous species, trees and shrubs should be identified and used to evaluate coverage 

percentages.  An analysis of the vegetation contained within the monitoring locations 

should be provided in the report. 

 

The first year submittal is to include an as-built plan of he initial installation.  Monitoring 

must follow the process presented in the Indiana Department of Natural Resources 

(IDNR) forested habitat mitigation/restoration (FHMR) planting guidelines. The reports 

should include discussions of the hydrology, plant community development at the site,  

methods used to evaluate success of the installation and should include success criteria.  

The report should include photographs representing the success and or failure of the 

installation at points where evaluation sampling takes place.  The report should document 

any failure to meet success criteria, with recommendations for corrections. 

 

Success Criteria for monitoring: 

 

The following species (and any other invasive species as defined in the City of 

Bloomington Unified Development Ordinance) are not allowed in any quantity in the 

restoration area and shall be removed promptly after they have been observed; 

• Alliaria petiolata (Garlic Mustard) 

• Celastrus orbiculatus (Oriental Bittersweet) 

• Cirsium arvense (Canada Thistle) 

• Elaeagnus umbellate (Autumn Olive) 

• Euonymus fortunei (Purple Wintercreeper) 

• Lonicera japonica (Japanese Honeysuckle) 
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• Lonicera sp (Bush Honeysuckle) 

• Typha species (Cattails) 

• Phalaris arundinacea (Reed Canary Grass) 

• Polygonum cuspidatum (Japanese Knotweed) 

• Rosa Multiflora (Multiflora Rose) 

• Sorghum halepense (Johnson Grass) 

• Lythrum salicara (Purple Loostrife) 

• Phragmites australis (Common Reed) 

• Myriophyllum spicatum (Eurasion Water Milfoil) 

 

Native vegetation survival, including planted seed mix, trees and shrubs shall have a 80% 

survival rate within the restoration area.  Invasives listed above or volunteer plants should 

not be counted.  Bare ground areas shall not exceed 5% and shall be repaired promptly 

when observed.  

 

Stream Restoration Contingency Plan 

 
At the end of the first year after installation, the owner or contractor shall replace all plant 

material, as needed, to meet the monitoring plan and success criteria requirement 

percentages listed above.  This shall include any plant material that is found to not be true 

to its botanical name or is not alive or in good condition.  Any bare ground or erosion 

control and associated plant cover failures must be corrected and brought into compliance 

with the original plan promptly after it is observed.  Any areas that exceed the maximums 

listed above for invasive species shall also be corrected.  The owner or contractor is 

required to perform any corrections promptly after the situation is observed.  

   

Operation and Maintenance 

 
Maintenance responsibilities for the stream channel, rain gardens, plunge pools, pool 

berms and weaper pipes will be the responsibility of the Owner. The stream channel 

should be inspected on a quarterly basis and after any significant rain event until the 

vegetation has become established. Re-seeding, mowing or burning of the vegetative 

cover may be required until the material becomes established. Any such work should be 

preformed by a contractor experienced in native species establishment and maintenance 

such as JF New, Spence Restoration, Ecologic, or under their direct supervision.  

Following establishment of vegetative cover, the stream restoration area and drainage 

features should be inspected on a biannual. Accumulated sediment within the rain 

gardens, plunge pool and weeper pipe should be removed and deposited off site in a legal 

manner. Any erosion of the stream bank, rain gardens or plant zones should be repaired 

and the area re-seeded. With the appropriate ground cover for it’s location. 

 

Changes in Ownership 
 

This facility plan shall run with the land. Changes in ownership shall result in the transfer 

of ownership and maintenance responsibilities. Any change in ownership should be 
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documented in this Facilities Plan. It shall be the responsibility of the owner to notify the 

City of Bloomington of any change in ownership of the property. 

 

Right-of Entry 
 

The owner hereby gives the City of Bloomington the right-of-entry over and across the 

property to inspect the stormwater basin.  
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Stormwater BMP 

Inspection Report 
 

 

Stormwater BMP Location ________________________________________ 

Date of Inspection _________________ 

 

Company Name __________________________________________________ 

Street Address ___________________________________________________ 

City, State, ZIP __________________________________________________ 

Phone ____________________ 

Inspector _____________________ 

 

 

Vegetation quality ______________________________ 

Invasives present  Y  N 

 Species and location    _______________________________ 

       _______________________________ 

       _______________________________ 

       _______________________________ 

 Removed  Y  N   Method____________ 

Erosion present  Y  N 

 Location and description ______________________________ 

        ______________________________ 

        ______________________________ 

Structural damage  Y  N 

 Location and description ______________________________ 

        ______________________________ 

Outlet clear   Y  N 

Floatable debris  Y  N 

Accumulated sediment Y  N 

Oil present   Y  N  

Trash    Y  N 

 

Additional comments or actions to be taken     Time Frame 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 

______________________________________________________________________ 
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