
City of Council Bluffs, Iowa 

Request for Proposals 

Redevelopment of Land Located at 34th Street and 1st Avenue 

Proposal Due Date: September 30, 2019 

 
 
The City of Council Bluffs through its Community Development Department is accepting proposals for the 
purchase and development of approximately 8.5 acres of real estate located in west Council Bluffs for the 
development of multi-family or mixed-use housing with a minimum of 220 units and a minimum of 20,000 
sq. ft. of commercial.  The north portion of the subject property is located at the southeast corner of West 
Broadway and 34th Street and is approximately 3 acres in size.  The south portion of the subject property is 
located between 32nd and 34th Streets, on the north side of 2nd Avenue, and is approximately 5.5 acres in 
size (See Attachment A).  The City is currently replatting the property to create lots for development, right-
of-way dedication and vacation of South 33rd Street.  Based on these actions, the size of the property may 
slightly change. 
 
Because the subject property is between the commercial district to the north and single-family 
neighborhood to the south, the City wishes to increase density along the 1st Avenue corridor but be sensitive 
to the aesthetics of the original neighborhood. In 2020, the City plans to construct a trail as well as plan for 
a new public transportation mode in the 1st Avenue corridor.  
  

City Objectives  
The city is seeking proposals to develop the site in conformance with applicable ordinances, as well as in 
compliance with the following stated objectives.  These objectives include, but are not limited to: 
 

• To maximize the use of public and private resources by locating higher density and mixed use 
developments within the area, which has existing infrastructure, access to public transportation, 
employment, commercial/retail establishments, schools and other supportive services. 

• To create a higher density development with a minimum of 40 units per acre on the south portion 
of the subject property (MCR/Mixed Commercial Residential District). 

• The south portion of the property is located within the City’s MCR District, which focuses on 
aesthetically pleasing development and provides opportunities for human interactions on adjacent 
rights-of-way, limits the placement of parking lots to the sides and rears of buildings and creates 
additional opportunities for multiple modes of transportation (i.e. transit, automobiles and 
bicycles). 

• To cause the construction of new housing units with occupancy on or before December 31, 2022 
and new commercial space on or before December 31, 2022 unless otherwise agreed upon. 

• To provide a positive impact on the city resulting in increased tax revenues and contribute to the 
city’s long term economic and community growth objectives. 

• To implement the recommendations contained in the West Broadway Urban Renewal Plan and the 
West Broadway Corridor Plan.  

 

Site Description 
The property is located within an area of the City commonly referred to as the “West Broadway Corridor” 
which is the primary east/west commercial corridor that connects downtown Council Bluffs with downtown 
Omaha. 
 
The land was acquired by the city for the purposes of blight removal and redevelopment.  All structures 
have been removed and the property is vacant.  The property will be conveyed in an as-is condition.  
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The parcel is served with water, sanitary sewer and storm sewer, but individual service lines may need to 
be extended to accommodate the project. The city will require the installation of underground storm water 
detention for the development at the developer’s cost. 
 
The subject property directly abuts 1st Avenue, which is currently an unimproved 66-foot wide right-of-
way that extends from South 36th Street to downtown Council Bluffs.  The West Broadway Corridor Plan 
identified 1st Avenue as being a multi-modal transportation corridor that is capable of supporting public 
transit, pedestrian sidewalks, a bike trail and storm water management. The Community Development 
Department and the Furthering Interconnections, Revitalization, Streetscapes, Transportation, and 
Aesthetics for a Vibrant Economy (FIRST AVE) Advisory Committee are working with consultants on the 
design for a trail in 1st Avenue.  Once the final design is complete, the segment of 1st Avenue that abuts the 
subject property will be constructed as part of the future development project at the developer’s cost and 
will provide residents direct access to different transportation modes.  No direct vehicular access to 1st 
Avenue shall be granted and submitted concepts shall show alternative access approaches. 
 
The north portion of the property is zoned C-2/Commercial District and is located in the CDO/Corridor 
Design Overlay District.  The CDO is intended to ensure quality site development within the West 
Broadway Corridor.  Items such as curb cuts, pedestrian facilities, plantings, screening/buffering, signage, 
architecture and lighting requirements are all detailed in the CDO and must be followed.  Buildings shall 
orient their primary entrances to face West Broadway and/or the intersecting north/south streets.  Submitted 
development plans shall show at least one building placement at the corner of South 34th Street and West 
Broadway.  Mixed-use projects are also encouraged but would require a change of zone to MCR District.  
Service entrances, loading docks, dumpsters and mechanical equipment shall not face 1st Avenue.  Internal 
pedestrian walkways (a minimum of five feet wide) shall be provided to connect this project site to the 
proposed trail along 1st Avenue.  Commercial uses are limited to those allowed in the MCR District.  
 
The south portion of the property is being rezoned to MCR District.  The MCR District requires that the 
City Planning Commission and City Council review and adopt a development plan, which allows the public 
an opportunity to participate in the discussion of the development proposal.  The MCR District requires a 
minimum of 40 dwellings units per acre, which can come from a variety of housing typologies including 
multi-family apartment buildings, mixed commercial/residential structures and/or townhomes that have at 
least four attached units.  These units must be presented in two or more buildings.  Buildings shall be 
designed and constructed so that the primary façade entrances face 1st Avenue and 2nd Avenue.  Service 
entrances, loading docks, dumpsters and mechanical equipment shall not face 1st Avenue.  Internal 
pedestrian walkways (a minimum of five feet wide) shall be provided to connect this project site to the 
proposed trail along 1st Avenue.  Site amenity space is encouraged to be located adjacent to 1st Avenue.  
 
For complete regulations regarding the MCR and C-2 zoning designations and the Corridor Design Overlay, 
refer to Attachment B of this notice. 
 
The property is located in flood Zone X (protected by levee).   

 

Value of the Property  
The appraised market value of the property is $1,870,000.  
 
Site Condition  
Several Phase I Environmental Site Assessment (ESA) have been completed and are available upon request.   
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Inquiries, Questions and Deadlines 
All inquiries/questions regarding this RFP must be directed to Brandon Garrett via email. Any changes or 
additions to the RFP information will be emailed to each Developer who has submitted an email of interest 
with pertinent contact information. 
 

RFP Issued: August 27, 2019 

 
Q&A Ends:  September 24, 2019 at 3:00 pm (CST)  

 

Answers to all questions will be posted no later than September 25, 2019 at 3:00 pm (CST). 
 
RFP Due: September 30, 2019 by 5:00 p.m. 
 
Responses should be in sealed packages, clearly marked with the Developer name and “34th Street and 1st 
Avenue Redevelopment” as the proposal name. Proposal can be mailed or hand delivered to the addresses 
below: 
 
Mailing Address: 
City of Council Bluffs 
Attn: Brandon Garrett, Director 
209 Pearl Street 
Council Bluffs, Iowa 51503 

Hand Delivery or Overnight Delivery: 
City of Council Bluffs 
Community Development Department 
403 Willow Avenue  
Council Bluffs, Iowa 51503 

 
Proposals submitted by 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.  Developers are required to submit five hard copy sets and one electronic 
set of the proposals and must include the following information to be submitted for consideration: 
 

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

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 10-year project proforma. Developer must also outline expected funding sources and 
projected date all financing will be secured.  
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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%): As the first 
redevelopment project along the corridor, the quality of design and materials is essential. A 
combination of durable materials and transparency with an urban appearance must be utilized.  The 
residential building facades shall be constructed with architectural details such as color changes, 
material changes, minor wall offsets, height variations, wall setbacks, accent lines and upper floor 
step back to articulate building elevations.  Residential building facades that are blank and/or void 
of architectural detailing shall not be permitted.  An exception to these standards may be granted 
by the Community Development Director for those areas of a building facade that are not visible 
from a public/private street, or a residential use, and shall be identified prior to development plan 
approval.  A list of materials and visual renderings of the site layout, units and exterior design must 
be provided as a part of this submittal.  Building materials for the commercial and residential project 
components shall be complementary in nature and compatible in appearance. 
 

2. Developer’s Experience and Capacity (30%): The makeup/description of the developer’s project 
team. The preferred developer will have significant experience in the construction of urban-style, 
multi-family complexes (representative examples provided in Attachment C).  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 the staff and other professionals. 
  

3. Number of Units Proposed and Unit Sizes (15%): Preference will be given to developers who 
maximize the number of units.  Provide a target resident type (senior, family, etc.) if applicable. 
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 

• Brownfield/Grayfield Tax Credits through the Iowa Economic Development Authority may be 
available.  Tax credits of up to 24% for qualifying costs of a Brownfield project and 30% if the 
project meets green building requirements. Tax credits of up to 12% of qualifying costs of a 
Grayfield project and 15% if the project meets green building requirements.  Tax credits are 
available on an annual basis, with a maximum tax credit per project of $1,000,000 
(http://www.iowaeconomicdevelopment.com/Regulatory/brownfield).   

• 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.  
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• 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: 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 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 Developer shall carry and maintain during the life of the Contract insurance as follows: 

Developer, and any Subcontractors utilized by Developer herein, shall obtain insurance naming the 
City of Council Bluffs as additional insured in the minimum amounts and areas of coverage as stated 
in this section and shall maintain such coverage throughout the duration of this agreement.  Prior to 
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commencing any work or services in accordance with this agreement, Developer, and any 
Subcontractors utilized by Developer herein, shall provide a current Certificate of Insurance as part of 
this agreement AND the City shall have accepted the same by written approval to Developer and/or 
Subcontractor.   

The Certificate of Insurance must stipulate 30 days’ notice of cancellation from the insurance company. 
Furthermore, Developer, and any Subcontractors utilized by Developer herein, agree and understand 
that any subrogation under the agreement is hereby waived in favor of the City in Developer’s General 
Liability policy. Developer shall not alter or otherwise change any current insurance coverage 
submitted under this agreement without prior written approval from the City.  
 
General Liability: The Developer’s General Liability policy shall provide for an unimpaired General 
Aggregate pursuant to this section. The Developer’s insurance coverage shall be primary and 
noncontributory to any valid and/or collectible excess insurance coverage carried by or available to the 
City, and shall carry the following minimum levels and areas of coverage:  
 
The General Liability Policy shall have limits of not less than $1,000,000.00 per occurrence, and 
$2,000,000.00 Aggregate. The Commercial General Liability provides: (1) Bodily Injury and Property 
Damage Liability; (2) Personal and Advertising Injury Liability; (3) Contractual Liability covering this 
contract; (4) Independent Developer’s Liability; (5) Premises and Operations, with the City of Council 
Bluffs named as Additional Insured; (6) Completed Operations, with the City of Council Bluffs named 
as Additional Insured. 
 
Worker’s Compensation Insurance and Employer’s Liability Insurance: The Developer, and any 
Subcontractors utilized by Developer herein, shall provide applicable statutory Worker’s Compensation 
and Employers Liability Insurance. In the event that Worker’s Compensation and Employers Liability 
Insurance is not required by statute or is otherwise deferred, such party shall execute a Worker’s 
Compensation Release Form prior to commencing any work or services in accordance with this 
agreement.  
 
Commercial Automobile: The Developer, and any Subcontractors utilized by Developer herein, shall 
provide coverage for all owned, non-owned, leased, rented, or borrowed vehicles with injury minimum 
limits of at least $1,000,000.00.  
 

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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Attachment A 

Site Map 
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Attachment B 

Zoning Regulations 
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Attachment C 

Representative Building Examples in Council Bluffs and Omaha 
 

 
The Rise at 103 W. Broadway 

 
 
 

 
The Sawyer Building at 125 W. Broadway  
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The Yard at 415 Cuming Street  
 
 

 
Townhomes on South 10th Street  

 

 
Dundee Flats at 4829 Dodge Street 
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Attachment D 

Proposal Cover Page  
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City of Council Bluffs, Iowa 
Request for Proposals Cover Page 

 
Received by:        Date:     Time:    

(For Office Use Only) 
 

 

Project Information 

 
Project Name              
 

Organization Information 

 

Name of Developer             

Mailing Address             

              

Contact Person              

              

Telephone        Fax       

Email Address              

Partnering Developers 

 
Type Name and Address Contact Person 

Project Development   

Architectural Firm   

Engineering Firm   

Other (specify)   

Other (specify)   

Other (specify)   

 


