
City of Council Bluffs, Iowa 

Request for Proposals 

Playland Park (River’s Edge) Neighborhood Development 

Proposal Due Date: March 25, 2022 

 
 

The City of Council Bluffs through its Community Development Department is accepting proposals 

for the purchase and development of six parcels, approximately 4.91 acres of real estate, within the 

Playland Park (River’s Edge) Neighborhood.  River’s Edge is a premier mixed-use redevelopment 

project located in the west end of Council Bluffs, Iowa.  The project site is strategically located along 

the north side of Interstate 480, between the Missouri River and Interstate 29, and immediately across 

the Missouri River from Downtown Omaha, Nebraska. Over the past six years, River’s Edge has 

experienced a tremendous amount of new growth in the form of a new office building, parking garage, 

multi-family apartments, mixed-use commercial/residential structures, and townhomes. The City is 

now seeking proposals from interested and qualified developers to build a mixture of condominiums, 

multi-family apartments, mixed commercial/residential structures, and/or townhomes on six of the 

seven remaining parcels of land within River’s Edge.  

 

The following properties are the subject of this Request for Proposals (RFP):  

 Parcel A: Block 1, River’s Edge Subdivision (1.72 acres) 

 Parcel B: Lot 2, Block 3, River’s Edge Subdivision, Replat 2 (.81 acres) 

 Parcel C: Block 4, River’s Edge Subdivision (.86 acres) 

 Parcel D: Lot 1, Block 5, River’s Edge Subdivision, Replat 2 (.75 acres) 

 Parcel E: Lot 3, Block 5, River’s Edge Subdivision, Replat 2 (.35 acres) 

 Parcel F: Lot 2, Block 5, River’s Edge Subdivision, Replat 2 (.42 acres) 

 

The City’s preference is for all six lots to be sold to and developed by one firm, and/or development 

team.  Proposals that exclude one or more lots will not be given consideration by the City’s selection 

committee. A map depicting the location of each subject property within the River’s Edge is included 

with this RFP as Attachment ‘A’.   

  

Site Description 
River’s Edge is a 26-acre master-planned, mixed-use redevelopment project located along the Missouri 

River in the west end of Council Bluffs, Iowa.  It is within close proximity of Downtown Omaha, 

Nebraska, as well as, Tom Hanafan River’s Edge Park and the Bob Kerrey Pedestrian Bridge.  Other 

recreational amenities that are planned to be constructed within, or immediately adjacent to, to this 

neighborhood includes:  

 Belle’s Play Garden (2022) 

 Tree Top Walk (2023) 

 Observation Tower (2023) 

 Climbing and Adventure Course (2023) 

 Waterfront Pier (2024) 

 

The neighborhood is also designed to incorporate current best urban planning practices such as: 

mixture of land uses and housing typologies; buildings constructed with minimal setback distances 

from the adjacent public realm, pedestrian mobility and walkability via sidewalks, raised bike lanes, 

and sidewalk separations from the on-street parking and roadways; landscaped street rights-of-way, 



public gathering/meeting spaces, and high quality building architecture and designs.  A map illustrating 

existing development within the neighborhood is included with this RFP as Attachment ‘B’. 

 

The primary vehicular access point into the River’s Edge is currently N. 41st Street; however, this will 

change to N. 40th Street once the Iowa Department of Transportation completes construction of 

Segment 4 of the Council Bluffs Interstate System Program in 2023-2024.  A complete overview of 

the Council Bluffs Interstate System Program can be viewed online by visiting the following website:  

http://councilbluffsinterstate.iowadot.gov/ .  Avenue B serves as a secondary vehicular access point. 

 

All properties within River’s Edge have access, or are planned to have access, to full utilities such as 

sanitary sewer, storm sewer, water, electricity, natural gas, and telecommunications. Individual service 

lines may need to be extended to accommodate projects on the subject properties. 5G 

internet/telecommunication technology is also available within the neighborhood.  

 

All of the properties included in this RFP are zoned R-4/High Density Multi-Family Residential 

District with an adopted PR/Planned Residential Overlay/development plan assigned to them.  Per 

Section 15.11 of the Council Bluffs Municipal Code (Zoning Ordinance), the R-4 District is intended 

“to provide for development of high density multi-family housing.  This district allows for a mixture of 

compatible uses with high density urban neighborhoods.  This district is most appropriate in central 

areas of the community or in areas which have full services”.  A copy of the complete R-4 District 

zoning regulations is included with this RFP as Attachments ‘C’ and ‘D’. 

 

River’s Edge is subject to an adopted master development plan that was last amended and approved 

by the Council Bluffs City Council in 2014 (see Attachment E).  This development plan functions as 

the primary regulatory document relative to: building setbacks and heights, architectural designs, block 

designs and mix of land uses, public art, on and off-street parking, street connectivity and design, 

pedestrians and cyclists, and other special design requirements within the neighborhood.  All subject 

properties in this RFP have a preferred land use and building typology identified in the adopted master 

development plan, as follows:  

 

 Parcel A:  This property contains 1.72 acres of land and is situated at the base of the Bob Kerry 

Pedestrian Bridge/River’s Edge Pavilion with picturesque views of the Downtown Omaha 

skyline.  The master development plan identified this property as an ideal location for a mid-

rise condominium tower on top of a pedestal building that contains structured parking.  The 

condominium tower and associated pedestal building must have a minimum combined height 

of 10-12 stories, and a total minimum assessed value of $34 million.  

 Parcel B: This property contains .81 acres of land and is situated south of Avenue B, west of 

N. 40th Street, and north of River’s Edge Parkway. The westerly half of the property was 

recently developed with off-street parking spaces that will be shared with the property located 

at 4040 Rivers Edge Parkway. The master development plan identified this property as an ideal 

location for a mixed residential/commercial structure that ranges between 3-4 stories in height.  

The total minimum assessed value for a mixed commercial/residential structure on this 

property is negotiable.  

 Parcel C: This property contains .86 acres of land and is situated south of Avenue B, east of 

N. 40th Street, and north of River’s Edge Parkway. This property is located immediately east 

of the aforementioned Parcel ‘B’ and is identified as an ideal location for a mixed 

residential/commercial structure that ranges between 3-4 stories in height.  The total minimum 

assessed value for a mixed commercial/residential structure on this property is negotiable.  

http://councilbluffsinterstate.iowadot.gov/


 Parcels D-F: These three properties are being marketed together due to the uniqueness of their 

size, shape, and location within the Playland Park (River’s Edge) Neighborhood. It’s 

anticipated these properties may be replatted into one or two parcels in order to assist with 

development efforts. These properties have a total combined land area of 1.52 acres and are 

located west of N. 40th Street, south of River’s Edge Parkway, and east of N. 41st Street.  Parcels 

D & F are identified as an ideal location for new a multi-family apartment building and 

associated off-street parking.  The apartment building would be orientated east/west along the 

frontage of River’s Edge Parkway and have a minimum height of 2-3 stories.  Parcel E is 

identified as an ideal location for a one-story commercial/retail building since it’s located along 

the primary entrance into neighborhood.  The total minimum assessed value for a multi-family 

apartment and commercial/retail buildings on these properties is negotiable.  

 

River’s Edge is also subject to a set of private covenants which contains specific  standards for items 

including, but not limited to, the following: signage, landscaping, building architecture, site 

development (i.e. maximum building heights, parking, trash enclosures, exterior lighting, etc.), cross 

access easements, utilities, etc.  The covenants also establish and provide clarity on the duties and 

powers of the River’s Edge Master Property Owners Association and the River’s Edge Architectural 

Control Committee. A copy of the covenants are included with this RFP as Attachment ‘F’.  The City 

encourages all interested developers to review these covenants in advance of designing and submitting 

their proposals for consideration.  Furthermore, any requested amendments to these covenants must be 

clearly stated in the submitted proposal for the City to review.  

 

All subject properties included in this RFP are located in flood zone X (protected by levee).   

 

Value of the Property  

In December 2021, the City of Council Bluffs hired the firm Mitchell & Associates, Inc., to complete 

an updated appraisal of the subject properties.  The most recent market value for each property is stated 

below:  

 Parcel A: Block 1, River’s Edge Subdivision ($190,000.00) 

 Parcel B: Lot 2, Block 3, River’s Edge Subdivision, Replat 2 ($88,000.00) 

 Parcel C: Block 4, River’s Edge Subdivision ($94,000.00) 

 Parcel D: Lot 1, Block 5, River’s Edge Subdivision, Replat 2 ($82,000.00) 

 Parcel E: Lot 3, Block 5, River’s Edge Subdivision, Replat 2 ($38,000.00) 

 Parcel F: Lot 2, Block 5, River’s Edge Subdivision, Replat 2 ($46,000.00) 

 

The City intends to sell each property for at least fair market value.  A copy of the appraisal report can 

be made available upon request.  

 

Inquiries, Questions and Deadlines 
All inquiries/questions regarding this RFP must be directed via the electronic submission system at 

https://cbiabids.ionwave.net/. Any changes or additions to the RFP information will be sent to via Ion 

Wave. Any other contact in reference to this RFP prior to the time of an award decision will not be 

addressed. 

 

RFP Issued:  February 15, 2022 

 

Q&A Ends:  March 1, 2022 at 3:00 pm (CST)  

 



Answers Posted:  No later than March 7, 2022 at 3:00 pm (CST) 

 

RFP Due:  March 25, 2022 by 5:00 p.m. (CST) 

 
Proposals submitted by mail, facsimile transmission (fax) or electronic mail (email) will not be accepted.  

Proposals received after the submission deadline will not be accepted.   

 

Proposal and Submittal Requirements 
In a clear and concise manner, developers must submit proposals that demonstrate the developer’s 

capacity to satisfy the requirements of this RFP.  Proposals do not need to be elaborate or costly, but 

should be prepared in a professional manner. The following information to be submitted for 

consideration: 

 

1. Application – must be completed and attached as proposal cover page (see Attachment G). 

 

2. Project Summary – A brief written description of the project. 

 

3. Project Plans – A scaled plot plan of the proposed development.  The plot plan should illustrate 

the location of structures, parking areas, ingress and egress, open or landscape areas, etc.  The 

developer must also submit additional information such as elevation drawings, photos of 

similar projects, typical floor plans, etc.   

 

4. Developer Experience – Provide a listing of previous projects completed, especially with 

regard to projects that are relevant to the proposed development.   

 

5. Project Timeline – A timeline for the project design, bidding, construction and occupancy. 

 

6. Financial Summary – Developer must provide a proposed cost and source of funding for the 

project, including a minimum 10-year project proforma. Developer must also outline expected 

funding sources and projected date all financing will be secured.  

 

7. Project Contingencies – Indicate any special assistance needed to implement the project, such 

as financial assistance, state or federal applications, or other public participation.   

 

Proposal Evaluation  

The project proposals will be reviewed based on the following evaluation criteria: 

 

1. Design, Aesthetics and Quality of Construction Materials and Landscaping (40%):  River’s 

Edge is a master planned, mixed-use development.  The City has an adopted master plan that 

functions as the primary regulatory document relative to: building setbacks and heights, 

architectural designs, block designs and mix of land uses, public art, on and off-street parking, 

street connectivity and design, pedestrians and cyclists, and other special design requirements 

within the neighborhood. All buildings and their associated architectural appearance/site 

layouts shall be designed in manner that is deemed compatible with this master development 

plan and existing development within the neighborhood. A list of materials and visual 

renderings of the site layout, units and exterior design must be provided as a part of this 

submittal. 

 



2. Developer’s Experience and Capacity (25%): The makeup/description of the developer’s 

project team. The preferred developer will have significant experience in the construction of 

urban-style, mixed-use commercial and residential development.  The names of individuals 

involved and the roles they will perform must be listed. Provide a description of the 

qualifications and experience of the specific individuals who will be involved in the work 

described in this RFP, including staff and other professionals. 

  

3. Number of Units Proposed and Unit Sizes, Building Square Footage, and Minimum Assessed 

Value (20%): Preference will be given to developers who maximize the number of units, 

building square footage, and minimum assessed values on each of the identified properties.  

Proposals will also be scored on the length of time it will take to construct and occupy the 

project. 

 

4. Funding Sources (15%): Preference will be given to Developers not utilizing either 4% or 9% 

Low Income Housing Tax Credits (LIHTC). No income restrictions are applicable to the 

property.  Preference will be given to developers who propose projects with 80% or more 

market rate housing.  Provide a list of proposed funding sources and when the funds are 

expected to be awarded/confirmed. 

 

The above information will be used to select qualified developers.  Upon developer selection, 

development agreements will be negotiated and executed. 

 

Potential Development Incentives Available 

 The property may be eligible for Tax Increment Financing and/or property tax exemption and these 

items will be negotiated by the city on a project specific basis.  

 Possible energy incentives may be obtained from MidAmerican Energy and Black Hills Energy 

depending on project design.  Consultation should be initiated with each company prior to final 

design. 

 Possible land contribution or reduced purchase price. 

 

General Provisions 

1) Submittal Ownership/Costs: Upon submission, all information becomes the property of the City of 

Council Bluffs. The City has the right to use any or all ideas presented in any submission in the 

response to this RFP, whether or not the submittal results in a contract with the submitting 

Developer. All costs for development of the written submittal and any oral presentation are entirely 

the obligation of the Developer and shall not be reimbursed.  

 

2) Non-Warranty of Request for Qualifications: The City shall not be responsible for any error or 

omission in this RFP, nor for the failure on the part of the Developers to ensure that they have all 

the information necessary to affect their submittals.  

 

3) Request for Clarification: The City reserves the right to request clarification of information 

submitted and to request additional information of one or more Developers, either orally or in 

writing. 

 

4) Acceptance/Rejection of Submittals: The City reserves the right to accept or reject any or all 

submittals in whole or in part, with or without cause, to waive technicalities, or to accept submittals 



or portions thereof, which, in the City’s judgment, best serve the interest of the City of Council 

Bluffs.   

 

The City reserves the right to allow alterations, modifications or revisions to individual elements 

of the Scope of Services any time during the period of contract, which results from this RFP. 

 

5) Indemnification: The selected Developer shall: (1) faithfully perform said Contract on City’s part 

and satisfy all claims and demands incurred for the same; (2) fully indemnify and save harmless 

the City from all costs and damages which said City may suffer by reason of failure to do so; and 

(3) fully reimburse and repay said City all outlay and expenses which said City may incur in 

making good any default. 

The selected Developer shall protect, defend, indemnify and save harmless the City, its agents, 

boards and employees, collectively referred to as “Indemnitees”, from and against costs and suits, 

actions, claims, losses, liability or damage of any character, and from and against costs and 

expenses, including in part attorney fees, incidental to the defense of such suits, actions, claims, 

sickness, including death, to any person, or damage to property, including in part the loss of use 

resulting there from, arising from any act or omission of the Developer, or his employees, 

servants, agents, subcontractors or suppliers, or anyone else under the Developer’s direction and 

control, and arising out of, occurring in failure of performance of any work or services called for 

by the Contract, or from conditions created by the  performance or non-performance of said work 

or services. The Developer’s indemnification hereunder shall apply without regard to whether acts 

or omissions of one or more of the Indemnitees would otherwise have made them jointly or 

derivatively negligent or liable for such damage or injury, expecting only that the Developer shall 

not be obligated to so protect, defend, indemnify and save harmless if such damage or injury is 

due to the sole negligence of one or more of the Indemnitees. 

 

6) Insurance: The selected Developer shall carry and maintain during the life of the contract insurance 

as deemed appropriate by the City of Council Bluffs.  Specific amounts and types of insurance will 

be detailed in the negotiated development agreement. 

7) Collusion: The Developer, by submitting a Proposal, declares that the submission is made without 

any previous understanding, agreement or connections with any persons, Developers or 

corporations making a competing submission on the same project, and that it is in all respects, fair 

and in good faith without any outside control, collusion or fraud.  

 

8) Consideration of Submittals: Proposals will be considered from Developers normally engaged in 

providing and performing services as specified in this RFP. The Developer must have adequate 

organization, facilities, equipment and personnel to ensure prompt and efficient service to the City. 

The City reserves the right to inspect the facilities and organization or to take any other action 

necessary to determine the ability to perform in accordance with specifications, terms and 

conditions before recommending any award.  

 

9) Discrimination Clause: According to the City of Council Bluffs Municipal Code 1.40, 

discrimination of race, color, religion, creed, sex, sexual orientation, gender identity, national 

origin, age or mental or physical disability is prohibited in any form. This extends to any and all 

partner agencies and contractual obligations.  
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Chapter 15.11 - R-4/HIGH DENSITY MULTIFAMILY RESIDENTIAL DISTRICT
15.11.010 Statement Of Intent

15.11.020 Principal Uses

15.11.030 Conditional Uses

15.11.040 Accessory Uses

15.11.050 Site Development Regulations

15.11.060 Additional Regulations

15.11.070 Signs


15.11.010 Statement Of Intent

This district is intended to provide for development of high density multiple-family housing. This district 
allows for a mixture of compatible uses with high density urban neighborhoods. This district is most 
appropriate in central areas of the community or in areas which have full services.

(Ord. 5308 § 1 (part), 1996)

15.11.020 Principal Uses

The following principal uses shall be permitted outright in an R-4 district:

A. Boarding, lodging rooming house, or bed and breakfast;

B. Business, professional office;

C. Community recreation services;

D. Congregate housing, life care facility or nursing home;

E. Consumer service establishment;

F. Day care services;

G. Dwelling, multifamily;

H. Dwelling, single-family attached;

I. Dwelling, single-family detached;

J. Dwelling, townhouse;

K. Dwelling, two-family;

L. Family home;

M. Group care home;

N. Local utility services;

O. Park and recreation services;

P. Private parking lot;

Q. Public parking lot;

R. Public safety services;

S. Religious assembly;

T. School.

Attachment D
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(Ord. 5918 § 1, 2007)

15.11.030 Conditional Uses

The following conditional uses shall be permitted in an R-4 district, when authorized in accordance with 
the requirements set forth in CBMC 15.21:

A. Cemetery;

B. College or universities;

C. Commercial recreation (indoor and outdoor);

D. Cultural service;

E. Commercial storage;

F. Governmental maintenance facility.

(Ord. 5918 § 2, 2007)

15.11.040 Accessory Uses

The following uses shall be permitted in an R-4 district:

A. Uses of land or structures customarily incidental and subordinate to one of the principal uses, 
unless otherwise excluded.

(Ord. 5308 § 1 (part), 1996)

15.11.050 Site Development Regulations

Minimum Lot Size

Use Lot Area
Single-family 
detached 5,000 square feet

Single-family 
attached and two-
family dwellings


5,000 square feet except when a single-family attached or 
two-family dwelling is divided by a lot line coinciding with the 
common wall separating the two units. The minimum lot area 
shall be 2,500 square feet.


Townhouse 
dwelling

7,500 square feet except when a townhouse dwelling unit is 
divided by a lot line coinciding with the common wall 
separating the units, the minimum lot area shall be 2,500 
square feet

Multifamily dwelling 


(3 to 4 units) 7,500 square feet


(5 or more units) 9,000 square feet plus an increase of 750 square feet per 
each additional unit

Minimum 
Setbacks Principal Structure Accessory Structure

https://councilbluffs.municipalcodeonline.com/book?type=ordinances#name=15.11.030_Conditional_Uses
https://councilbluffs.municipalcodeonline.com/book?type=ordinances#name=15.11.040_Accessory_Uses
https://councilbluffs.municipalcodeonline.com/book?type=ordinances#name=15.11.050_Site_Development_Regulations
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Front yard: 20 feet Greater of 20 feet or existing front setback 
line of principal structure

Street side yard: 15 feet 15 feet

Interior side yard:
5 feet with one foot indentation 
for every story above the first 
floor

3 feet

Rear yard: 20 feet 3 feet

Maximum height: 100 feet 18 feet
Lot coverage: all 
structures 60% maximum  

(Ord. 5308 § 1 (part), 1996)

15.11.060 Additional Regulations

A. Reserved.

(Ord. 5308 § 1 (part), 1996)

15.11.070 Signs

Signage in this district shall comply with CBMC 15.33, "Signs."

(Ord. 5308 § 1 (part), 1996)
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04 Introduction

Executive Summary

Strategically located in the West End of Council Bluff s, along the east bank of 

the Missouri River and across the Bob Kerrey Pedestrian Bridge from Downtown 

Omaha, the Playland Park Neighborhood features a pedestrian-oriented, mixed-use 

design.  The plan for Playland Park strives to revitalize and invigorate the area by 

creating a newfound sense of place and community in a location that was once a 

thriving amusement park and now overlooks the new and successful Tom Hanafan 

River’s Edge Park.  The design framework for the neighborhood is contextual to, and 

compliments, the existing neighborhoods to the north and east, and is designed to 

accommodate future interstate access confi gurations.

The design features a diverse living, working, and retail environment, with a park-

fronting “piazza” and a pedestrian bridge landing “porch” that provide a formal and 

active linkage to the Bob Kerrey Pedestrian Bridge.  In addition, the plan establishes 

Avenue ‘A’ as a grand axial street, with a pedestrian promenade, a cycle track, green 

stormwater infrastructure, and on-street parking.     

Situated adjacent to the “Piazza” and “Porch” are two medium offi  ce buildings that 

overlook the riverfront and two mid-rise condo towers that sit atop a pedestal 

base that contains community space, retail uses, and townhouses.  These uses will 

enliven the pedestrian bridge landing, complimenting the recreational uses along the 

riverfront and providing a destination for those crossing the bridge from the Nebraska 

side of the river.  Further to the east, apartments, townhouses, and mixed-use 

buildings line the streets, providing “rooftops” and density to help stimulate the retail 

proposed for the site.  Parking is provided on-street, in surface parking lots tucked 

behind buildings, and in parking structures. 

The Playland Park Neighborhood site, looking east from above the CenturyLink Center Omaha

Aerial accessed from PictometryOnline
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01 Context

View of the downtown Omaha skyline from the Playland Park Neighborhood site



06 Site Context

Past Master Planning Eff orts

Since 2007, the Playland Park site has undergone a number of master planning eff orts. The 

fi rst of these eff orts led to a plan very similar to this current eff ort.  The plan established 

a pedestrian-oriented, mixed-use neighborhood center, with a condo tower, apartments, 

townhouses, and mixed-use structures, all oriented on a “town square” at the base of the 

pedestrian bridge.  However, the design of the square contained an operable gate in the levee, 

which would allow direct access to the riverfront and could be closed during fl ooding events.  

With major fl ooding in the eastern part of the state in 2008, the U.S. army Corp of Engineers 

tightened requirements for levees, which ultimately led to a revision of the 2007 concept.

Instead of a levee gate structure, the 2009 plan update contained a levee landing structure 

that allowed connections between the wet and dry sides of the levee via a grand stair 

case.  Minor tweaks in the plan included the addition of a second condo tower, additional 

apartments, and repositioned townhouses.  The City issued a Developer RFP based on this 

plan; however, the RFP was issued at the on-set of the Great Recession, and response to it 

was less than desired.  

Desiring to wait until the market turned around, the City and consulting staff  met with many 

prospective developers as the recession was nearing its end in order to gauge their interest 

in the site.  During these meetings, a number of items were discussed, including the health of 

the market, potential product and unit mix, site design, and urban design elements.  Based on 

these meetings, a revised site plan was developed and a new developer RFP was issued.   

This process ultimately led to the selection of a master developer for the site.  Following 

meetings with the City, the master developer, several sub-developers, and the design team for 

the “Porch” and “Piazza”, the Neighborhood Master Plan was revised into its current form, and 

is ready for the initial phase of implementation.  

Concept Plan used in the 2012 Developer RFP Original 2007 Playland Park Concept

2009 Playland Park Update Plan
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Pedestrian Bridge & Landing Plaza

Image by Sasaki Associates Image by Sasaki Associates

The Missouri River is the dominant natural physical feature of the metro area.  Flowing north 

to south past the west side of the site, the river separates Council Bluff s, IA from Omaha, 

NE.  The two neighboring cities are connected in this vicinity by the I-480 Bridge and the Bob 

Kerrey Pedestrian Bridge.  

The pedestrian bridge, with its unique cable-stay design, lands on the Missouri River levee 

and is a key amenity for the site.  The bridge serves both a utilitarian function (for those 

recreating and/or walking/biking to jobs on both sides of the river) and as a tourist/visitor 

attraction (serving those who want to experience both the riverfront, bridge, and connecting 

trail system).  In order to take advantage of the Missouri River, the pedestrian bridge, Tom 

Hanafan River’s Edge Park, and the downtown Omaha skyline, the Playland Park Master Plan 

orients itself to the riverfront, with buildings specifi cally sited to take advantage of the one-of-

a-kind views.

Desiring to create a special amenity and a seamless transition between the proposed 

development and the riverfront, the City and Iowa West Foundation have contracted with 

Sasaki Associates to develop and refi ne plans for the pedestrian bridge landing.  These plans 

include two major features:  the “Porch” and the “Piazza”.

The “Porch” is the plaza at the landing of the pedestrian bridge.  It will contain a pavilion, an 

interactive water fountain, and site furnishings, and will provide a grand overlook looking out 

to the new riverfront park, river, and Omaha skyline in the background.  It will be designed 

to be an active terminus to the pedestrian bridge, and will be “framed” on its east by the 

proposed condo towers overlooking the riverfront.

The “Piazza” is the shared-space plaza/street at the western terminus of Avenue ‘A.’  It will 

be designed to be shared equally among pedestrians, bicyclists, and vehicles, and will link 

the pedestrian bridge and riverfront trail with the pedestrian promenade and cycletrack 

along Avenue ‘A.’  In addition, it will provide on-street parking in strategic locations, and will 

connect, and integrate, the landing and “Porch” with the adjacent building frontages.

Original Plan for the “Porch” overlooking Tom Hanafan River’s Edge Park View of the Missouri River and downtown Omaha from the “Porch”



08 Site Context

Council Bluff s Interstate System

The Council Bluff s Interstate System (I-29, I-80, and I-480) is in the process of being 

completely reconstructed over the course of the next several years.  This reconstruction 

will impact the Playland Park site and aff ect interstate access to, and from, the surrounding 

neighborhoods.  Segment 4 of the reconstruction project includes the section of I-480 that 

runs adjacent to the Playland Park site on the south and the portion of I-29 that runs adjacent 

to the site on the east.  Along with the realignment and reconstruction of the I-29/480 

system interchange, reconstruction of Segment 4 will include new frontage roads along I-29, 

enhanced connectivity with West Broadway, and changes in access to the Playland Park site.  

Because the timeframe for Segment 4 has not been fi nalized, the Playland Park Neighborhood 

Master Plan was designed to accommodate both current and future access.  Currently, 41st 

Street provides interstate access to the site.  The new interstate alignment will make 40th 

Street the primary access.  40th Street will be extended to the south, and provide a direct, 

at-grade connection with West Broadway, the primary arterial through Council Bluff s.  In 

anticipation of this new access, the master plan orients future development with the proposed 

alignment in mind, placing key entrance features near the site entry points and concentrating 

the mixed-use “main street” along 40th Street, the future collector street leading into the 

neighborhood.

One of two proposed concepts for the Reconstruction of the I-29 / I-480 System Interchange
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02 Master Plan
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Master Plan
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As mentioned in the previous section, the Playland Park 

Neighborhood Master Plan is designed to accommodate 

current and future site access from I-480 along either 41st 

Street or 40th Street.  The defi ning site feature is Avenue 

‘A,’ which functions as a grand east-west axial street 

through the neighborhood, terminating on the west at the 

“Porch” and the “Piazza”.  Avenue ‘A’ will contain a grand 

pedestrian promenade, a cycle track, green stormwater 

infrastructure, and enhanced streetscaping. 

Key development sites include the offi  ce block (containing 

two multi-story offi  ce buildings and a parking structure) 

at the southwest quadrant of the site, the mid-rise condo 

tower block (two towers) fronting onto the “Porch” at the 

northwest quadrant of the site, the mid-blocks containing 

apartments and townhouses, and the “Main Street” block 

on the east, which contains mixed use buildings located at 

the future main entrance to the site along 40th Street.

Higher density uses are situated on the west end of the 

site along the riverfront frontage or to the south between 

Avenue ‘A’ and I-480.  Lower density townhouses front 

onto existing single-family homes along Avenue ‘B’, and 

parking for site uses is accommodated either on-street, in 

surface parking lots tucked into the interior of blocks, or in 

parking structures.
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Perspective Rendering

Bird’s-eye perspective rendering of the Playland Park Neighborhood, looking southeast from above the Bob Kerrey Pedestrian Bridge
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0’ 100’ 200’ 400’

One Tower Option

One Tower Option

The Playland Park Neighborhood Master Plan 

identifi es a mid-rise condo tower block containing 

two condo towers at the northwest quadrant of 

the site.  The condo towers are located on top of 

a pedestal that contains structured parking and 

is lined on the north and east by townhouses and 

on the south and west by commercial uses and/or 

community facilities that front onto the “Porch” and 

“Piazza”.

Depending on the developer selected and the depth 

of the market, it may not be feasible to develop two 

condo towers on the site.  In this case, the Master 

Plan identifi es a one tower option.  This option would 

contain a pedestal topped by only one condo tower.  

The pedestal would lose the townhouses on the 

north and east, but would still include commercial 

uses and/or community facilities on the south and 

west.  Because the pedestal would not need to be 

sized to accommodate parking for two condo towers, 

its size could be decreased, enabling the alignment 

of 42nd Street north and south of Avenue ‘A.’ This 

realignment would enable the westward expansion 

of the block north of Avenue ‘A’ between 41st Street 

and 42nd Street, resulting in an increase in both 

townhouses and apartments on the site.

N
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03 Framework 
Elements

Axonometric rendering of the proposed Avenue ‘A’ Corridor 
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0’ 80’ 160’ 320’

Avenue ‘A’

Piazza

Mixed-Use Street

Residential Side Street

General Residential Street

Exist. Residential Street (Avenue ‘B’)

Side Street

Alley

Street Types

The street network for Playland Park is based on the block 

size typical of the West End of Council Bluff s, particularly 

the adjacent neighborhood  to the north. Avenue ‘A’ is 

the primary east-west street running the entire length 

of the site. It is designed as a grand axial street, with a 

pedestrian promenade, cycle track, green infrastructure, 

on-street parking and a highly refi ned streetscape. 40th 

& 41st Streets will include bike lanes and minimal on-

street parking south of Avenue ‘A’ as each will serve as the 

primary entrance route into the site at diff erent times over 

the course of development. A shared-space “piazza” will 

terminate Avenue A along the riverfront.  The piazza will 

equally accommodate pedestrians, bicyclists, and vehicles, 

and will provide access to the landing “Porch,” riverfront 

trail, and Tom Hanafan River’s Edge Park.  North of Avenue 

A, 40th Street will be a mixed-use street with both parallel 

and back-in angled on-street parking and wide sidewalks to 

service the ground-level commercial space located on the 

fi rst fl oor of adjacent buildings.  Avenue ‘B,’ the northern 

boundary of the site, will maintain its current confi guration 

with the exception of the addition of on-street parking and 

corner bulb-outs south of the street’s centerline.  Avenues 

‘A’ and ‘B’ will be connected with lower profi le residential 

side streets at 41st and 42nd Streets.

N
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Avenue ‘A’

Avenue ‘A’ will function  as the primary axial street 

through the Playland Park neighborhood. The corridor 

will be multimodal in nature, and will connect the “Main 

Street” mixed-use buildings located on the east side of the 

site with the Landing “Porch”, “Piazza”, and River’s Edge 

Park on the west.   The street will contain a 14-foot-wide 

pedestrian promenade with decorative pavers, ornate block 

benches and modern-style pedestrian lights. It will also 

include a cycletrack - an off  -road bicycling facility that 

accommodates all levels of riders and is separated from the 

street by stormwater planters.  The cycle track will have two 

5-foot-wide riding lanes that will allow riders room to pass. 

On-street parallel parking will be provided on both sides of 

the street’s two travel lanes. The north side of the street will 

include a 6-foot-wide sidewalk and similar streetscaping to 

that on the south side of the street.
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Cycle Track and Pedestrian Promenade

Avenue ‘A’ will serve as a vital link for pedestrians and 

cyclists moving between the riverfront and River’s Edge Park 

and the West End of Council Bluff  s. Due to the importance 

of this connection, the Avenue ‘A’ corridor is proposed to 

include a cycle track and pedestrian promenade. These 

will be the two most prominent facilities for pedestrians 

and cyclists who live in, work in, or visit the neighborhood.  

The cycle track will be a 10-foot-wide, two-lane off  –street 

bicycle path. The path will be marked for two-way traffi  c.

The cycle track is designed for riders of all experience levels 

as the path’s width will allow faster riders to safely pass 

slower riders. Riders using the path will be separated from 

vehicles and pedestrians by landscaped stormwater planters, 

an arcade of columnar street trees and site furnishings.

The pedestrian promenade will be a 14-foot-wide sidewalk 

that will include specialty paving, urban site furnishings, 

modern-style pedestrian lights and landscaped planters.  

The pavement will be comprised of some mix of specialty 

concrete, clay and stone pavers. A 10-foot-wide clearway 

will be provided along the entire span of the promenade 

allowing for ease of movement.

The site furnishings will be placed in the remaining 4-foot 

amenity zone.   The site furnishings, lighting, planters and 

trees along the promenade and cycle track will be evenly 

spaced along the entire corridor, unifying the various blocks 

and enhancing the user experience. Speed tables will be 

located at street and parking lot crossings along the corridor 

to emphasize the special nature of the street and to create a 

safe environment for bicyclists and pedestrians.

Perspective looking west down Avenue ‘A’ focusing on the Cycle Track and Pedestrian PromenadeCycle track in Munich, Germany
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Stormwater Planters

Columnar Deciduous 
Street Trees

Modern Bench

Pedestrian Promenade 
(w/ Specialty Pavers)

Modern-Style 
Pedestrian Lights

Modern-Style Street 
Lights

Cycle Track (w/ 
Colored Pavement)

Speed Table @ 
Intersections

Pedestrian Promenade and Cycle Track

Enlarged section of axonometric rendering of Avenue ‘A’ illustrating specifi c streetscape features

Pedestrian promenade in Portland, Oregon
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40th Street between Avenue A and Avenue B will be 

designed to function as the site’s retail core.  Its strategic 

location connecting the residential neighborhood to the 

north with the future main entrance into the site ensures 

that there will be a consistent volume of traffi  c on the street, 

suitable for street-level retail in the adjacent mixed-use 

buildings.  As a mixed-use street it will be designed with on-

street parking (both parallel and back-in diagonal), generous 

sidewalks, and planter beds and shade-providing street 

trees. 
54’  Curb to Curb

P P
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General Residential Street
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P P

Travel Lane Travel Lane
12'

Parallel 
Parking

12'

Parallel
 Parking

   9'

6'11’ 5’

Proposed ROW 74’

Curb &
Landscape

Sidewalk

5’ 6’

Build-to
Line

Curb &
Landscape

Sidewalk Build-to
Line

8’

   9'

Bike
Lane 

   5'

Bike
Lane 

   5'

South of Avenue A, both 40th Street and 41st Street are 

designed as General Residential Streets.  Before Segment 

4 of the interstate is reconstructed, 41st Street will provide 

direct interstate access to the site.  Once the interstate is 

reconstructed, 41st Street will end at I-480 and access 

will transition to 40th Street.  Because of this, each street 

needs to accommodate a variety of functions, including 

primary site access and parking for adjacent residential and 

commercial buildings.  In addition, bicycle traffi  c between 

the cycle track on Avenue A and the future bicycle facility 

along the West Broadway corridor will use these streets 

as a direct link.  As such, both streets will be designed to 

accommodate bi-directional bike lanes and have landscaped 

parkway strips.

Designated bike lane and bike box
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The remaining north-south streets on the site generally 

provide local access to adjacent apartments and 

townhouses.  As a result, they are designed at a more 

residential scale, with on-street parallel parking and 

parkway strips with grass and street trees.  Generous 

sidewalks are also included along each residential side 

street.

Residential Side Street
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Existing Residential Street (Avenue ‘B’)
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Avenue ‘B’ is the northern boundary of the Playland Park 

site.  The existing street contains on-street parking and 

limited landscaping.  As development of the site occurs, 

the right-of-way south of the street’s centerline will 

be enhanced.  This will include construction of a new 

parking lane and corner bump-outs to lessen the distance 

pedestrians have to cross the street and to protect parked 

vehicles from vehicular traffi  c.  In addition, street trees and 

grass will be planted in the bump-outs and parkway strips.
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As mentioned earlier, the “Piazza” will be a shared-space 

street/plaza that equally accommodates pedestrians, 

bicyclists, and vehicles.  It will be located at the western 

terminus of Avenue A, and will be designed to provide a 

seamless transition between buildings fronting onto the 

riverfront and the Landing “Porch,” levee, and River’s Edge 

Park.  Sasaki Associates is in the initial stages of designing 

this feature.  It is anticipated that it will contain no curbs or 

standard street signage.  Various zones will be identifi ed by 

bollards and paver colors and textures.

Piazza
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0’ 80’ 160’ 320’

Plaza

Shared Space

Promenade

Sidewalk

Accent Paving

Riverfront Trail

Bike Lanes

Cycle Track

Bike / Pedestrian Network

With its multi-use development and adjacency to regional 

and local trail facilities, the Playland Park neighborhood will 

appeal to bicyclists and pedestrians alike. The pedestrian 

promenade and cycle track running the entire length of 

Avenue ‘A’ through the site will attract heavy use and 

serve as the primary corridor of movement through the 

neighborhood. Both features terminate at the Landing 

“Porch” and “Piazza,” a shared-space street/plaza 

designed to create a public, high-activity front door to the 

neighborhood and Council Bluff  s as a whole. Small pocket 

plazas are located off  the main spine of the shared space 

to encourage more intimate gatherings or encounters. The 

piazza connects to the regional riverfront trail and River’s 

Edge Park via the wide, sweeping sidewalks of the Landing 

“Porch.” Playland Park’s residential blocks are serviced by 

sidewalks that range in size from 6- to 8-feet wide with 

enlarged pavement sections located at the bulb outs at 

key street intersections. Two small plazas are proposed 

to mark the entrances of 41st and 40th Streets into the 

neighborhood.

N
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03 Development 
Opportunities

Conceptual perspective of Playland Park  developmental massing , looking west toward the Missouri River and downtown Omaha
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Mixed-Use Development

One of the key features of the Playland Park neighborhood 

is its mix of uses.  Unlike most new development projects, 

where uses are spread out horizontally, Playland Park strives 

to integrate uses both horizontally and vertically.  By doing 

so, it is easier to create a rich tapestry where uses are layered 

upon each other, helping to activate the site and create an 

exciting and memorable experience.  

For instance, it is not enough to have a number of uses spread 

out evenly across the site.  Instead, uses are encouraged to 

be combined within individual buildings.  Take, for instance, 

the proposed condo towers.  Instead of just containing 

condominium units, the buildings, as shown, contain a 

number of uses.  The pedestal, or base of the building, not 

only contains integrated parking, but the parking is tucked 

behind a liner of townhouses and community/commercial 

space.  The condo towers are then placed on top of this base.  

Instead of just one use activating the site, there are now at least 

four diff erent kinds of uses (community, commercial space, 

townhouse units, parking, and condos) drawing people to and 

from the site, helping ensure street-level activation of the site 

throughout the course of the day.  Other locations within the 

neighborhood that contain mixed-use buildings include the 

retail liner on the  apartment building fronting onto Avenue A 

and the “main street” mixed use buildings lining both sides of 

40th Street on the east side of the site

Elevation and Section/Elevation views of the Condominium Towers and Parking Pedestal with Retail, Community Use and/or Townhouse Liner, looking north
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03 Design            
Guidelines

Bird’s-eye perspective of the conceptual layout of the Piazza, North Offi  ce Building and Shared Auto Court
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Development Blocks

0’ 80’ 160’ 320’

Development Blocks

The block structure for the Playland Park neighborhood is 

based on the standard block size and pattern of the West 

End. Avenue ‘B’ will function as the northern boundary 

for the development. 41st Street will be the initial main 

entrance into the site.  This function will transition to 40th 

Street once Segment 4 of the interstate reconstruction is 

complete.  41st Street, along with Avenue ‘A,’  each bisect 

the site, generally creating four neighborhood sub-areas.  

Block sizes gradually increase from east to west. The 

smaller eastern blocks are sized primarily for low-density 

residential and commercial uses with small internal surface 

parking lots. The three large blocks on the west side of 

the neighborhood accommodate larger buildings with 

higher parking demands.  These blocks also include public 

space that will draw larger crowds from throughout the 

community.

N
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0’ 80’ 160’ 320’

Land Use

Offi  ce

Mixed-Use

Destination Commercial

Condominium Tower

Apartments

Tuck-Under Townhomes

Townhomes

Community Mixed-Use

Shared Space

Civic

Plaza

In order to become an active and exciting destination, Playland 

Park will need to accommodate a variety of land uses, and 

integrate them both horizontally and vertically. The mix of uses 

will encourage diverse activity throughout the day, resulting in a 

comfortable pedestrian environment. The central portion of the 

neighborhood is planned primarily for residential uses of various 

densities. Podium and tuck-under apartment buildings will line 

Avenue ‘A,’ with a limited amount of ground-level commercial 

use along the south side of the street. Townhomes will front 

onto Avenue ‘B’, helping to maintain the scale of the existing 

neighborhood to the north.  Community and civic uses are 

proposed at the neighborhood’s entrances, with the western edge 

of the site  having a large shared space adjacent to the offi  ce and 

condominium tower blocks. The two offi  ce buildings will share a 

parking structure and auto court. The condominium tower base 

will include street-fronting community and retail space to help 

activate the Piazza. Mixed-use and destination commercial uses 

are planned along both sides of 40th Street.

N
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Condominium tower with liner townhomes and internal parking pedestal

Apartment building with ground-level retail

Riverfront offi  ce building sited to capture river views

Three-story townhomes

Two and three story apartment building with rear tuck-under parking

Land Use
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Building Setbacks

0’ - 5’ Setback

10’ Setback

12’ - 15’ Setback

16’ - 20’ Setback

The Playland Park neighborhood will employ standard 

setbacks to establish a strong urban fabric, with a consistent 

building wall and the creation of a unifi ed public realm. The 

mixed-use buildings fronting onto 40th Street, along with 

the offi  ce buildings and condominium block pedestal that 

front onto the “Piazza” and Landing “Porch,” will generally 

have 0-to-5’ setback requirements. This allows the adjacent 

sidewalk to become an activity zone that is suitable for 

community gatherings, outdoor dining areas and window 

shopping.

The setbacks along Avenue ‘A’ from 42nd Street to east 

of 40th Street will be 10’ along the entire corridor. This 

consistency will channel views down the corridor and create 

continuity of space as users move along the neighborhood 

spine. The 10-foot front yard, combined with the stoop 

condition, allows for privacy for those residents whose units 

front onto this major circulation spine.

Residential side streets will employ setback requirements 

between 12’ and 15.’ This increased distance will scale 

down the sense of enclosure in these areas, signifying to 

the individual that they are moving out of the high-activity 

portions of the neighborhood. The townhomes fronting 

along the south side of Avenue ‘B’ will have setbacks of 

16-to-20’ to best replicate the condition of the single-family 

residential properties across the street.

N
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0’ setback along active street frontage

Townhomes with a 16’ - 20’ setback have similar scale and setback as single family homes on the north side of Avenue BTownhomes with a 12’ - 15’ setback to allow stoop frontage

10’ setback along pedestrian promenade

Building Setbacks
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Building Heights

1+ Level

2 - 3 Levels

3 Levels

2 - 4 Levels

4 Levels

2 - 6 Levels

8 - 10 Levels

The fl exibility of the Playland Park Neighborhood Plan 

will allow for a variety options with regard to building 

heights. The heights are based on the desired urban form 

of the development and are refl ective of a preliminary 

understanding of what the market is demanding with regard 

to total square footage or number of units for each land use. 

The 8-to-10 level condominium towers will elevate residents 

above the street, providing them with great views west to 

the Missouri River and Downtown Omaha skyline, while 

eastern views will include downtown Council Bluff s and the  

Loess Hills. The pedestal and liner structure for the condo 

towers could range from one level for a retail or community 

use to three levels for liner townhomes.

The two offi  ce buildings will each be at least two levels tall. 

The north building could rise up to four levels while the 

south building could reach six. This relationship is important 

to create desired view corridors for the 4-level apartment 

building directly to the east, as well as to visually orient the 

block toward the Landing “Porch.” The tuck under apartment 

buildings along Avenue ‘A’ will be 2-to-3 levels, providing a 

moderate sense of enclosure to the street. The townhomes 

fronting onto Avenue ‘B’ and the mixed-use buildings along 

40th Street will be a standard three stories in height. The 

scale and mass of the townhomes should help transition 

new development down to the existing neighborhood to the 

north.

N
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Four-story offi  ce building

Five-story offi  ce building

Five-story mixed use building Three-story townhomes

One-story stand-alone retail building

Ten-story condo tower

Building Heights



34 Design Guidelines

Parking

Structured Parking

Covered Private Parking

Surface Parking Lot

On-Street Parking

Underground Parking

The Playland Park neighborhood will provide a number 

of parking options for residents, tenants and visitors. In 

keeping with urban design principles, all surface lots are 

positioned to the rear of buildings, away from high-activity 

and high-visibility areas. Private parking for townhomes and 

apartment buildings will be located on the back sides of the 

structures and accessed via alleys or surface lots. On-street 

parking is provided along the majority of streets, helping 

to slow vehicular traffi  c and activate the streetscape. The 

condominium block building will have an internal parking 

structure surrounded by liner units. A stand-alone parking 

structure will serve the two offi  ce buildings and will be 

placed behind the buildings away from the active shared 

space Piazza. If demand warrants, the parking structure will 

include one level of parking below street grade. In terms 

of ratios, residents will be provided with either one or two 

parking stalls per unit, depending on type.  Commercial 

areas will require 5 stalls per 1,000 square feet. The offi  ce 

buildings will require 3.5 stalls per 1,000 square feet, a 

standard measure for similar mixed-use developments in the 

region.

N
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Townhomes with detached garages Parking garage with enhanced facade Surface parking lot located behind liner buildings

On-street parallel parkingOn-street back-in diagonal parking

Townhomes with tuck-under garagesApartment building with internal parking pedestal

Parking
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Special Requirements

Enhanced Facade

Commercial Frontage

Community Use Frontage

Green Parking Structure Facade

Columnar Tree Arcade

Bldg Architecture Extension

View Corridor

Terminated Vista    

Public Art or Civic Feature

Building Orientation

To successfully create a great walkable, mixed-use 

neighborhood, a number of special requirements will need 

to be included in the Playland Park Neighborhood Plan. 

The grand Avenue ‘A’ corridor and vista will need to be 

terminated by a vertical element of signifi cance, such as a 

monumental piece of public art. Other art installations or 

civic features should be located at other important civic sites 

to encourage both movement and moments of refl ection. 

A triple row of columnar street trees will add interest to, and 

soften, the scale of the Avenue ‘A’ corridor. Building facades 

facing onto Avenue ‘A’ and toward the Landing “Porch” and 

“Piazza” should receive special architectural consideration 

and include elements that are distinctive from the other 

buildings. The areas calling for commercial or community 

use frontages should be required to provide the designated 

use at sidewalk level and provide clear glass on 70% of 

exterior walls, as well as functional canopies that overlap the 

sidewalk.

The offi  ce buildings should include canopied walkways and 

architectural screen walls designed in a similar aesthetic to 

extend the building architecture into the public realm. The 

orientation of the condominium towers and north offi  ce 

building should respond to the positioning of the Landing 

“Plaza” and primary views of Downtown Omaha.
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Strategically placed public art

Example of enhanced facade utilizing special materials and massing Columnar street trees

Architectural extension of a building facadeExample of an axial view with a terminated vista

Special Requirements
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