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PROJECT SUMMARY

The 2016 West Broadway Corridor Master Plan provides a vision and clear direction for the rebuilding of West 
Broadway as a proud urban street over a two-mile stretch in Council Bluffs. As an attractive “front door” to the 
community, it serves to unite the neighborhoods, provides access and connectivity, and stimulates economic 
redevelopment and private investment in existing properties. The Dwelling as we have proposed to name this 
Project at 30th Street and 2nd Avenue will help carry this vision by re-imagining the 6.45-acre property into a 
development that reflects the community’s care for its image, public spaces, and quality of life.

Envision a thriving community where vibrant interactions and serene living coexist, nestled across two distinct 
parcels that together create a dynamic hub for all. This development is not merely a collection of buildings; it is 
a celebration of life, connection, and shared experiences, designed to enhance the everyday lives of residents 
and visitors alike.

BUILDING CONFIGURATION AND RATIONALE 

The Bluffs Tomorrow 2030 Comprehensive Plan suggests considerations be made for a multimodal corridor 
along 1st Avenue. Recognizing this, an effort will be made to increase density along the 1st Avenue corridor 
suitable for transit-oriented development. The southern property will make use of two 2 and 3 story apartment 
buildings, which is currently lined with single-family homes to the south. This approach acknowledges the 
existing scale and aesthetics of the original neighborhood in an appropriate and sensitive manner. This mix of 
new housing creates the market diversity that currently does not exist in the area and locates a larger number of 
units close to transit, on the multi-purpose trail, and close to commercial uses on West Broadway.

North Parcel:

Picture a 2-acre oasis that invites residents of all ages to gather, relax, and indulge in recreational activities. This 
north parcel will blossom into a lively destination, infused with energy and community spirit. Imagine walking 
through beautifully landscaped paths that wind their way to diverse dining options, from casual cafés to 
exquisite restaurants. Families can enjoy play areas, while friends gather for evening entertainment, fostering 
bonds and creating memories. The commercial spaces will be thoughtfully designed to encourage social 
interaction, featuring cozy seating areas, outdoor patios, and event spaces that host local art shows, farmer's 
markets, and seasonal festivals. This vibrant hub will become a cornerstone of local culture, embodying the 
spirit of the community it serves.
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South Parcel:

Across the way, the 4-acre south parcel will redefine multifamily residential living, blending comfort with 
modern sophistication. Here, 170 thoughtfully designed units—84 one-bedroom and 86 two-bedroom 
apartments—will cater to a diverse array of lifestyles. Envision a warm, inviting atmosphere where residents 
find both solace and connection. Each unit will be crafted with an emphasis on quality and style, featuring 
spacious layouts and contemporary finishes that resonate with today’s urban dwellers.

At the heart of this residential enclave lies a magnificent clubhouse, a hub of activity and relaxation. Picture a 
space where residents can gather for social events, utilize flexible work-from-home areas, or simply unwind 
with neighbors in comfortable lounges. Rooftop amenities will offer breathtaking views, inviting residents to 
enjoy sunsets over the skyline while sharing a meal or enjoying a quiet moment among the greenery. 
Expansive greenspaces will provide a tranquil escape, dotted with walking paths, picnic areas, and 
community gardens where residents can cultivate both flowers and friendships.

Located within the City’s Corridor Design Overlay (“CDO”) (north property) and possible rezoning of the 
southern property to Mixed Commercial Residential District, numerous opportunities are provided for human 
interactions on various levels, from an activity zone, to art walks and rooftop terraces. Various modes of 
transit are anticipated to run through the site, both along 1st and 2nd Avenue, and creating connectivity to 
those access points within the site will be a key driver to the final site layout. 

An internal interwoven series of surface parking lots with a variety of tree and shrub species, will flow 
throughout the site and serve as an integral backdrop for the various levels of interaction planned for the 
development. Pervious and permeable paving will be utilized in low-traffic areas along with bioswales to 
manage stormwater, prevent runoff and pollution, and replenish the groundwater supply. Marked and 
textured paving will serve as a visual cue to pathways and connection points within the site.

The Dwelling promises seamless access to the First Avenue Trail, a vital artery for outdoor enthusiasts. 
Imagine residents stepping out their doors and onto scenic paths for morning jogs or leisurely bike rides, all 
while taking in the beauty of nature that surrounds them. Furthermore, the development will connect 
effortlessly to the upcoming light-rail transportation system, creating sustainable transit options that link 
residents to the broader community and city.
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Architectural Vision:

The architectural design will be a striking blend of modernity and functionality, showcasing a motion-
inspired facade that captures the eye and stimulates the senses. Each building will serve as a canvas for 
creativity, integrating public art elements like a sculpture plaza that invites contemplation and engagement. 
The rain garden will not only enhance environmental sustainability but also become a serene retreat, where 
the gentle sounds of water create a calming atmosphere. Community-driven mural artwork will adorn the 
walls, reflecting the vibrant stories and diverse backgrounds of the residents, making the space truly their 
own.

In essence, this development is not just a project; it is a visionary undertaking that harmonizes residential 
needs with a lively commercial landscape. It aims to cultivate a cohesive community atmosphere, where 
leisure, connection, and sustainability are at the forefront. A place where every corner inspires joy, and every 
interaction fosters a sense of belonging. This is the future—a beautiful tapestry woven from the threads of 
community, creativity, and shared aspirations.

TARGET MARKET 

In conjunction with our TreeHouse project, the development of a high-quality product at the proposed site 
will be essential to achieving market rents, a strong rate of absorption and long-term marketability.
The target market will primarily be renters from the greater Council Bluffs area, with another 20-30 percent of 
the market anticipated to be Omaha area residents. 

The following unit breakdown is anticipated for the development: 
Three apartment buildings. 

Two bedroom (1000 – 1100 SF): 86 units total 

One bedroom (700 – 800 SF): 84 units total 

Ideally, the mix of units will be monitored as the buildings are developed and adjustments be made to the mix 
on an as-needed basis.
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This breakdown will provide 170 apartment units south of 1st Avenue and 27,500 gross square feet of 
commercial, business, and restaurant use to the north.

PARKING 

Residential parking requirements for the area are one stall per unit. The apartment component to the south of 
1st Avenue with 170 units will require 170 parking stalls. This is accommodated by 141 surface parking 
spaces, 13 garage stalls, and 16 parking spaces along 31st St. 

At the north site, 27,500 SF of commercial space will provide 96 parking spaces (84 parking spaces internally 
and 12 parking spaces along 31st St. 

OCCUPANT AND WELLNESS COMPONENT 

The benefits of a health-focused mind-set and the strong consumer appetite for healthy places suggests that 
a clear opportunity exists to incorporate all-inclusive, health-focused strategies into the project. 
As such, the following healthy housing features will be investigated and incorporated into the buildings 
where deemed appropriate and impactful: 

• Wide and inviting, prominent staircases, along with signage encouraging their use 
• Indoor fitness amenities 
• Long-term bike parking and storage 
• Daylighting and prominent restorative outdoor views 
• Similarly, healthy housing features incorporated into exterior spaces may include: 
• Sidewalks and bike trails 
• Public art 
• Pedestrian and bike-friendly entrances 
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• Community gardens 
• Rooftop terraces 
• Rain gardens
• Gathering spaces and outdoor plazas 
• Public transit connections 

Strategies for sustainability and resiliency 

• Durable materials (brick, stucco and fiber cement are long-lasting materials that are also fire resistant) 
• Solid structure (SIPS, ICFs) 
• Stormwater management (pervious and permeable paving in low-traffic and pedestrian areas) 
• Storm-proof windows, constructed with impact-resistant glass
• Incorporation of sourced or on-site renewable energy

POTENTIAL DEVELOPMENT INCENTIVES AVAILABLE

While this location has not yet officially been classified as a Brownfield or Grayfield site, a case could be 
made for such a classification.  As such, tax credits through the Iowa Economic Development Authority may 
be available.

Potential Tax Increment Financing to be negotiated with City of Council Bluffs.

Opportunities will be explored to obtain energy incentives from local utility companies (MidAmerican Energy 
and Black Hills Energy) through the design and implementation of the use of energy efficient appliances and 
other sources.

Negotiate with City of Council Bluffs land contribution.
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PROJECT CONTINGENCIES

• Various sources of additional funding and assistance will be pursued to implement the project. These will 
include, but may not be limited to, the following:

• Brownfield/Grayfield tax credits through the Iowa Economic Development Authority.
• TIF, City, and State funding as noted in the Financial Summary.
• Energy incentives from local utility companies.
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