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River’s Edge RFP, Broadmoor to City of Council Bluffs 

Project Summary 

Broadmoor has developed, owns and manages apartments on (3) of the lots in River’s Edge.  Below is a 
recap of those lots. 

 (1) 3-story building over one level of parking garage with 157 apartment homes, with elevators, pool, 
clubroom, fitness and resident business lounge. 

 (2) 2-story buildings with 18 apartment homes in each. 

 (2) 3-story buildings with 18 apartments homes in each and 3,150 square feet of retail in each building. 

After reviewing the original master plan criteria for the remaining parcels we present a mix of 
apartments, townhomes and retail that is best suits the area for long term stability in the community 
and neighborhood.  Broadmoor wants to continue the successful development of River’s Edge. 

Funding sources are secured and we can start in 2023.  Thank you for your consideration.  

Project Plans 

Parcel A: Block 1 (1.72 acres – 74,923sf) 

We are certainly interested in discussing a luxury apartment building on this parcel of up to 84 
apartment homes.  

Parcel B: Lot 2 Block 3 (.81 acres – 35,283sf) 

We propose 20 apartments in a 2-story building with a mix of 1 and 2 bedrooms, attached garages and 
adequate parking for our residents.    

Construction Estimate $3,060,000 

City’s Land Value $88,000 ($2.30/sf) 

Parcel C: Block 4 (.86 acres – 37,461sf) 

We propose (12) 3-story, 2 bedroom/study townhomes with attached 2 car garage each.  The lot is 
narrow and backs into single family backyards.  We believe this is the best design for the lot and the 
neighborhood. 

Construction Estimate $2,280,000  

City’s Land Value $94,000 ($2.51sf) 

Parcel D:  Lot 1, 2, 3, Block 5 Replat 2 (1.52 acres – 66,211sf)   

This parcel allows for the same apartment/retail building as we have on the northwest and northeast 
corners of River’s Edge Parkway and 41st Street.  The building will have (18) apartments, 3,155 square 
feet of retail, attached garages and adequate parking for our residents.  Although our concern is the 
appetite for retail/commercial in the area and the fact that we receive 35% less rent per square foot 

ATTACHMENT B



than the apartments, we like retail on that corner, which is also the original master plan intent.  The new 
roads being installed should benefit the River’s Edge area.  We request the flexibility to convert that 
3,155 square feet to apartments if the retail is vacant beyond 1 year.  Our best efforts would be put 
forth to lease the retail. 

Lot D is an irregular shape which makes it difficult to maximize the parcel.  Our plan creates an open 
green space with trees for a park like setting giving a nice buffer to the new roads. 

Construction Estimate $2,646,000 

City’s Land Value $166,000 ($2.50sf) 

Developer Experience 

Broadmoor successfully developed 358 units at River Park Apartments in Council Bluffs between 1987 
and 2008 and continues to own and operate those today.  At River’s Edge, we have developed 229 units 
thus far.  We are an experienced, long term local developer that has developed and currently manages 
over 4,800 units in the metro area and over 2,200 units more between Lincoln, Des Moines and Sioux 
City.  Our portfolio also includes 315,000 square feet of office and retail.  Broadmoor brings a wealth of 
experience and dedication to projects with excellent on-site teams that are second to none.   We work 
hard to provide our residents carefree, better living. 

Project Timeline 

We can start in 2023 and will take 3 years to complete this project once we begin.  

Financial Summary 

See attached file. 

Project Contingencies 

Broadmoor requests the same tax assistance we received on our initial River’s Edge development. 
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