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5 Land Use Plan
The Land Use Plan is one of the most
important elements of the Bluffs
Tomorrow 2030 Comprehensive Plan. It
outlines how properties in different parts
of the planning area should be used, and
identifies the type, character, and intensity
of use for all areas of the community.
The intent of the Land Use Plan is to
ensure that future development takes into
account land use compatibility, access,
market viability, environmental features,
and community services. In that light, the
recommendations of this chapter should
be implemented in coordination with the
recommendations of subsequent chapters.

The Land Use Plan sets forth policies
for land use and development at the
City-wide level. The Plan also includes
specific policies and strategies for the
City’s residential, commercial, and
industrial areas. Subsequent chapters
provide additional detail regarding open
space, environmental areas, and community facilities. Additionally, Chapter 11:
Subarea Plans illustrates the local application of these principles in four areas of the
community.

In addition to the recommendations
included in this document, previously
adopted plans and policies should be used
to guide specific decisions regarding land
use and development. The Playland Park
Master Plan, Riverfront Master Plan, Loess
Hills Preservation Plan, and others are
reflected in the overall land use concept
in this chapter, but on their own provide
further detail describing the intended
character and intensity of development in
specific areas of the community.

Future Land Use
Classifications
The Land Use Plan provides the basic
framework upon which the Comprehensive Plan is built, by coordinating the
appropriate designation for 1) residential,
2) commercial, 3) industrial, and 4) open
spaces and public areas throughout
the community. This section of the Plan
presents 14 different land use classifications.
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Residential Land Uses
Residential uses comprise the largest
percentage of land area in the City.
Collectively, these areas provide for a
wide variety of residential uses, ranging
from low-density rural residential to higher
density multi-family and mixed-use. Areas
designated as residential can also include
compatible uses such as schools, religious
institutions, and parks.

Rural Residential/
Agriculture
Rural residential and agricultural areas
include large-lot housing, estates, farmhouses, agricultural activities, and uses
that support farming. These areas and
estates typically develop in an unplanned
manner along rural roadways. Agricultural
uses include crop or livestock production,
as well as storage, processing, and other
uses related to farming operations.
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Low-Density Residential

High-Density Residential

Low-density residential areas are made up
predominantly of lots with one residence
that is in a stand-alone structure. These
areas may include scattered, attached
or detached single family, or multi-family
developments, but these types of uses are
integrated into the character and structure
of the overall neighborhood. Unlike rural
residential areas, housing is typically
arranged on a regular street pattern with
a direct relationship to adjacent development. This development type reflects the
predominant neighborhood character
throughout the City.

High-density residential areas in Council
Bluffs typically include a series of multifamily structures built as part of the same
development. The structures are often
arranged around an internal street network
or a central courtyard or open space.
These developments are often adjacent
to neighborhoods, but tend to have their
own character.

Medium-Density Residential
Medium-density residential areas include
a series of lots with one or more single
family units that may share a wall, typically
arranged horizontally with a dedicated
entrance for each housing unit. These
include duplexes and townhouses, though
small-lot detached single-family or limited
multi-family development may be present
in these areas. Throughout the planning
area, there are several clusters of mediumdensity housing arranged in subdivisions
where structures create a consistent
character on a planned residential street.

Multi-Family/Mixed-Use
Multi-family/mixed-use refers primarily to
the Playland Park development area. It is
anticipated that this area will be somewhat
distinct from both typical multi-family
areas and the downtown mixed-use area.
In the multi-family/mixed-use area, buildings may include ground-floor commercial
uses. However, unlike Downtown Council
Bluffs, it is anticipated that this will not be
the case in all buildings, rather residential
will be the predominant use.
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The Land Use Plan sets forth policies for land use and development at the City-wide level.
The Plan also includes specific policies and strategies for the City’s residential, commercial,
and industrial areas. Subsequent chapters provide additional detail regarding open space,
environmental areas, and community facilities.
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The Land Use Plan is one of the most important elements of the Bluffs Tomorrow 2030 Comprehensive Plan. It
outlines how properties in different parts of the planning area should be used, and identifies the type, character,
and intensity of use for all areas of the community. The intent of the Land Use Plan is to ensure that future
development takes into account land use compatibility, access, market viability, environmental
features, and community services. In that light, the recommendations of this chapter should
be implemented in coordination with the recommendations of subsequent chapters.
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Commercial Land Uses
Commercial land uses include those areas
used for the sales of goods and services.
They come in many shapes and forms
in Council Bluffs, and in some cases are
integrated with residential or industrial
uses.

Local Commercial
Local commercial areas include uses
oriented primarily towards goods and
services that meet the demand of Council
Bluffs residents. These include grocery
stores, convenience stores, pharmacies,
banks, auto services, and small offices.
They are typically located along visible
corridors or at neighborhood centers, and
may be configured as multi-tenant shopping centers or individual developments
on smaller lots.
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Regional Commercial

Downtown/Mixed-Use

Regional commercial areas include
significant commercial development in
high visibility areas, such as expressway interchanges and major destination centers.
Uses in these areas include big-box retailers, casinos, franchise restaurants, and
large multi-tenant shopping centers. Often,
regional commercial centers are arranged
around an internal circulation system and
with coordinated development.

Mixed-use areas are oriented towards
pedestrians, including restaurants, private
offices, specialty retail, and service
providers. Often, residences are included
in upper stories above a ground-floor
commercial use. In some cases, several
uses occupy a single building. This type
of development is most prominent in and
around the Downtown area.

Industrial Land Uses
Industrial land uses include the processing
of raw materials, or the manufacturing,
production, and/or distribution of finished
products. In Council Bluffs, industry is
generally located along rail or highway
infrastructure, and often relies on access
to arterial streets. Depending on the type
of industrial activity, it may be closely
related to other non-industrial uses, so
long as proper buffering is provided.

Office/Industry
Office/industry development includes
uses related to low-impact assembly or
distribution activities complemented by
employment-intensive, administrative,
or professional office functions. In these
areas, development should include
attractive building and landscape design,
and have an overall character that reflects
a professional office environment, and
may include open spaces, trails, local
commercial or restaurant uses, and other
employee-oriented amenities.

Light Industrial

Heavy Industrial

Light industrial development includes
those areas used for industrial purposes
that create minimal impacts on surrounding uses. Activities tend to occur inside
structures, with outdoor areas limited to
storage or distribution. Where possible,
these areas should be developed as a
coordinated subdivision with a dedicated
roadway.

Heavy industrial areas include uses
related to the processing of raw materials,
production of refined goods, and distribution of materials or products typically with
external operations and/or significant
impacts to surrounding development.
These uses are typically located along
rail corridors, and should be isolated
from nearby commercial or residential
development through significant buffers
and screening.
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Public Land Uses
Public land uses include areas that are
generally accessible to the community,
offer community-oriented services or
activities, or provide benefit to the broader
Council Bluffs population. Though some
of these areas may not be accessible to
the public, they are viewed as providing
benefits that preclude them from private
development that would compromise
their intrinsic value.

Natural Areas
Natural areas include portions of the
community that remain undeveloped due
to development constraints or important
environmental benefits, including significant slopes, wetlands, heavy forestation,
streams, ecosystems, floodways, etc. They
also include currently developed areas
that could be adapted in the future to
accommodate restoration of the natural
environment. These areas may sometimes
integrate passive, low-impact amenities
such as trails and educational signage.

Loess Hills
Preservation Area
The Loess Hills Preservation area is
intended to accommodate underlying
land uses while sustaining the integrity
of the Loess Hills environment. Development in this area should be designed to
minimize environmental impacts through
cluster development, erosion control,
the preservation of viewsheds, and the
creation of green corridors that foster
water management and the migration of
local wildlife.

Public Parks

Public/Semi-public

Transportation/Utility

Public parks include areas designated
for active recreation, typically hosting
fields, play equipment, pavilions, and
supporting amenities related to athletics
and public gathering. It should be noted
that some areas that are public parks may
not be included in this category if the use
that occurs on those lots is of passive or
natural character.

Public and semi-public uses include areas
that support activities for the benefit of
the general public. These include schools,
places of worship, libraries, government
offices, social service providers, etc.
It should be noted that neighborhood
schools integrated into the fabric of a residential area are included in residential land
use categories, while facilities included in
the public/semi-public category tend to be
uses that occupy larger areas and are less
integrated into their surrounding context.

Transportation and utility areas include
portions of the community dedicated to
infrastructure related to transportation,
electricity, water distribution, collection
and refinement, etc. While these areas are
not necessarily accessible to the public,
they provide support for infrastructure on
which development and services rely.
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Housing Plan
Council Bluffs offers a wide variety of
housing and neighborhood choices.
The character of a given neighborhood
is influenced by its era of development,
housing type, pattern, and topography. In
some portions of the City, recent flooding
may influence the future character in
terms of site design, housing format,
and development intensity. This section
provides specific recommendations for
Council Bluffs’ neighborhoods, recognizing that there are distinct neighborhood
types that warrant unique policies and
strategies to ensure their long-term vitality.

Overall Housing
Policies
Despite the varying character of neighborhoods in Council Bluffs, there are several
policies or strategies that can be applied to
all housing. The following items describe
the policies or strategies, while subsequent
pages highlight specific approaches for
each neighborhood type.

Neighborhood Character
All residential areas should be attractive
and reflective of unique local characteristics. Consideration should be given to
the following elements that typically help
define local character:

»» Typical lot sizes that establish the
overall density of the neighborhood and
opportunities for green space;

»» Consistent yards that define the setback
from the street and adjacent housing,
and influence the amount of landscaping in a neighborhood;

»» Appropriate bulk and scale that establishes a rhythm of buildings and a sense
of place;

»» Design elements that reflect a specific
range of architectural styles;

»» Public realm design that considers street
width, on-street parking, parkway trees,
and sidewalks; and

»» Residential development standards
that ensure context-sensitive infill that
address building massing and scale, site
planning, access management, etc.
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Maintenance

Mobility & Connectivity

Residential maintenance is an important
issue in all neighborhoods. Perceived
neglect can impact nearby properties in
terms of condition and value. The City
should address the following aspects of
housing maintenance:

Easily accessing nearby goods and
services is an important element of a
healthy neighborhood. The City should
encourage the following to enhance
mobility and connectivity:

»» Structural maintenance to ensure the
long-term integrity of housing stock and
stable property values;

»» Exterior maintenance, including painting, cleaning, removal of overgrown
plants, etc., to instill a sense of neighborhood pride and investment;

»» Consistent code enforcement to
ensure conditions are monitored and
addressed;

»» Screening or strategic placement of
utilities including meters, satellite dishes,
etc., to maintain the visual integrity of
the neighborhood;

»» Attractive fencing and screening that
uses quality materials that enhance the
aesthetic nature of the area; and

»» Removal of trash, tree stumps, lawn
clutter, and other elements detrimental
to the character of a neighborhood.

»» Roadway connections that link neighborhoods to adjacent residential areas
and collector or arterial streets;

»» Comprehensive pedestrian networks,
including sidewalks and crosswalks, that
provide safe and accessible mobility
to schools, shopping areas, and other
nearby destinations;

Adaptive Reuse of
Non-residential Buildings
Many of the City’s traditional neighborhoods developed with neighborhood
schools, local libraries, churches, and other
supporting uses. Several of these buildings have been vacated, leaving behind
structures that may become dilapidated
and challenging to monitor. The City
should work with property owners to
assess the viability of adaptive reuse or
redevelopment of these sites according to
the following criteria:

»» Ability to accommodate other uses,

regional trail system through paths or
on-street bike lanes; and

such as housing, social services, or
local offices, in the existing structure,
depending on traffic and other impacts
on the surrounding neighborhood;

»» Direct connections to regional and local

»» Potential to retain a portion of the build-

»» Integrated bike trails that connect to the

transit services that provide access to
jobs, services, and education.

Integration of Other Uses
Healthy neighborhoods often include
non-residential uses that meet the day-today needs of residents. The City should
encourage the integration of the following
uses in order to create more vibrant
neighborhoods:

»» Open spaces that provide passive and
active recreational opportunities;

»» Local retail located near more dense
neighborhood centers or along boundary collector streets; and

»» Neighborhood-based services and
institutions, such as satellite libraries,
local schools, and other uses often
accessed by pedestrians or cyclists.

ing for reuse while creating additional
open space in the neighborhood;

»» Feasibility of clearing the site for active
neighborhood open space; and

»» Viability of clearing the site for residential redevelopment that would complement the surrounding neighborhood
and meet local market demand.

Flood Mitigation
Flooding is one of the primary risks to
many neighborhoods in Council Bluffs.
The City should assess the effectiveness
of the following techniques in order to
minimize the impacts of flooding and
ensure the long-term viability of housing
stock:

»» Enhanced flood prevention infrastructure on the periphery of neighborhoods
that limits the amount of seepage and
infiltration in low-lying neighborhoods;

»» Community detention areas that serve
one or more blocks in the event of
significant rainfall;

»» On-site stormwater runoff reduction
techniques, such as rain barrels, rain
gardens, and increased pervious
surfaces;

»» Elevated ground floors that sit above the
flood elevation line and include at-grade
storage or parking areas; and

»» Creation of a stormwater utility that
would be responsible for managing
and maintaining infrastructure and
regulations related to stormwater
management.

Council Bluffs Housing
Character Areas
While the policies and strategies described
above can apply to all neighborhoods
in Council Bluffs, the unique character
of residential areas throughout the
City require a more localized planning
approach. This section identifies distinct
neighborhood character types and
relevant policies to preserve, stabilize, or
revitalize various portions of the City.
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Council Bluffs neighborhoods offer a wide variety of housing and character. The character of a given neighborhood is influenced by several factors, including age, housing type, terrain, and surrounding amenities. The
Housing Plan provides recommendations for Council Bluffs’ neighborhoods, recognizing that there are distinct
neighborhood types that warrant unique policies and strategies to ensure their long-term vitality.
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Traditional residential areas include the
City’s older neighborhoods, west of the
Loess Hills. They typically consist of blocks
arranged in a regular grid pattern with little
or no influence from contours or topography. In many cases, these include some of
the City’s oldest neighborhoods and often
include scattered multi-family or duplex
housing. Many traditional neighborhoods
in Council Bluffs are showing signs of
stress related to aging housing stock,
small structures that lack contemporary
amenities, proximity to industrial and
commercial uses, foreclosures, and
flooding. The following are policies the
City should consider in order to stabilize
and strengthen these areas:

»» Lot consolidation that would improve
maintenance of neglected properties
and allow for redevelopment of housing
with larger footprints and modern
amenities in areas with significant
housing vacancy or dilapidation;
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»» Encouraging owner occupancy through
tax incentives that would increase the
likelihood of property maintenance and
investment in targeted areas;

»» Strengthening the buffer between
residential uses and adjacent rail
corridor, industrial uses, and commercial
activities;

»» Rerouting truck traffic related to local
industry onto corridors on the edges of
neighborhood areas;

»» Increasing code enforcement for
residential structures, sites, and aesthetics;

»» Encouraging spot infill development that
is compatible with surrounding housing;
and

»» Encouraging rehabilitation of viable
structures and the removal of unsafe or
dilapidated housing.

Contemporary Residential
Contemporary residential areas include
neighborhoods or subdivisions that were
typically built within the past 50 years
in new growth areas. Housing in these
areas are typically larger and include
more modern amenities than what is
found in traditional neighborhoods. Block
layouts are often more organic, following
moderate changes in topography, but not
necessarily shaped by dramatic natural
contours like Loess Hills. Contemporary
neighborhoods are typically entirely single
family or duplex, with similar housing
types clustered together within a subdivision. Though some connections between
subdivisions may be provided, developments tend to be more isolated than
traditional neighborhoods. While most
of Council Bluffs’ contemporary housing
areas are healthy and well-maintained, the
City should consider the following policies
to ensure their long-term stability:

»» Requiring connectivity to surrounding
collectors and adjacent subdivisions
in order to enhance local mobility and
emergency responsiveness;

»» Clustering new housing development
in order to preserve important environmental features, mitigate the impacts
of localized flooding, conserve prime
farmland, and sustain wooded areas;

»» Encouraging housing diversity and
public realm improvements, such as
entry signage, streetlights, mature street
trees, etc., that enhance neighborhood
character;

»» Extending infrastructure strategically to
intended growth areas; and

»» Requiring functional open space as a
component for new subdivision.

Downtown Residential
Downtown residential areas include a variety of housing types at the historic core of
the City. These include residential units as
part of mixed-use developments, multifamily housing in high-rises and mid-rises,
lofts converted to housing, and traditional
residential structures immediately surrounding Downtown that may contain
single family or converted multi-family
housing. While the building stock in these
areas is often some of Council Bluffs’ most
historic, it also presents challenges related
to adaptive reuse, maintenance, and the
ability to meet current market demand.
The City should consider the following
policies in order to foster investment in
housing in the center of the community:

»» Encouraging the development of attractive multi-family housing that caters to
a broad market sector, including young
professionals and seniors;

»» Attracting non-residential support uses
that serve everyday needs, including
grocers, health care, convenience
stores, etc.;

»» Establishing a comprehensive parking
strategy that ensures residents have
access to safe and attractive parking;

»» Supporting efforts to restore the
historic character of Downtown
buildings through the rehabilitation and
renovation of housing;

»» Incentivizing upgrades to building
infrastructure that increases code
compliance and housing viability; and

»» Managing the impacts of single family
conversions to multi-family housing,
including trash storage, parking, mailbox
location, satellite dishes, etc.
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The Loess Hills residential areas include
housing that is integrated within and
influenced by the natural topography of
the bluffs. Street patterns tend to meander
along ridges and valleys, and housing
is often built into the grade of contours
or stilted above a slope to be accessible
from the street. Wooded areas, primarily
the result of steep slopes that make land
undevelopable, are strewn throughout
neighborhoods. At various points
throughout the Loess Hills area, residents
enjoy scenic vistas of the rural landscape
and Omaha region. These neighborhoods
embody the unique character of Council
Bluffs, but also present unique challenges
to long-term sustainability. The City should
consider the following policies to ensure
these areas remain healthy and intact:

»» Investing in retaining walls and other
erosion control measures to ensure that
structures, streets, wooded areas, and
other characteristics are not in jeopardy;
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»» Assessing opportunities to connect
street segments in order to enhance
local connectivity and emergency
responsiveness;

»» Identifying, preserving, and marking
key view sheds through site planning,
building massing, and signage;

»» Creating environmental areas and
corridors throughout the Loess Hills
area that allow for wildlife migration, the
protection of rivers and streams, and
preservation of the tree canopy;

»» Encouraging contextual infill development that respects the natural setting of
the area and existing development;

»» Managing public infrastructure
investment to focus development in
areas with less visual or environmental
impacts; and

»» Removing or rehabilitating deteriorating

Land Use Plan

29
29
Big

Lake Manawa Residential
Lake Manawa residential areas include
housing adjacent to Lake Manawa.
Housing on the east side of the lake
includes the area’s older housing stock.
Many of these blocks include housing that
served initially as cottages, though most
are currently year-round residences. On
the west side of the lake, more modern
single family and duplex development
exists between the lake and Indian Creek.
This housing is separated from the Lake
Manawa waterfront by small lagoons.
These neighborhoods benefit not only
from the lake itself, but also from North
Shore Park and Lake Manawa State Park.
The natural environment should be an
on-going influence in this area. To address
key issues related to sustainability and
infrastructure of the area, the City should
consider the following policies:

»» Minimizing the impacts of neighborhood and commercial development
on Lake Manawa and the surrounding
ecology through stormwater management, restrictions on uses that cause
potential ground, air or water pollutants,
and lighting controls;

»» Ensuring that all residential areas have
access to trails that surround Lake
Manawa and connect the area to the
central City;

»» Providing full neighborhood infrastructure, including sidewalks, curbs and
gutters, lighting, etc., to older portions
of the area east of Lake Manawa; and

»» Assessing opportunities to connect
potential future neighborhood development west of Indian Creek to the existing street network that circumnavigates
Lake Manawa.

Rural Residential
Rural residential areas include housing
that developed on the fringe of the
community. Typically, residences were
built on a lot-by-lot basis along rural roads.
Lots are typically larger than 0.5 acres, and
generally rely on well and septic infrastructure. This type of housing can enhance
the rural or “small town” character of the
community, and often serves as housing
that is part of active agriculture uses. The
City should consider the following policies
in order to enhance the character of rural
residential areas:

»» Strengthening code enforcement related
to property maintenance, prohibited
uses, and the preservation of environmental areas;

»» Enhancing infrastructure and services,
especially in areas that provide logical
connections to adjacent potential
growth areas;

»» Creating stronger buffers from potentially incompatible land uses, including
farming, industry, utilities, highways, etc;
and

»» Assessing opportunities for gradual
annexation of existing development
when it helps offset the municipal
costs of services, or when it would
result in greater levels of services being
provided.

structures.
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Commercial Plan
Commercial areas in Council Bluffs vary
in terms of their intended market service
area, character, and relationship to
surrounding properties and transportation
infrastructure. This section identifies
recommended policies and strategies that
recognize the distinct types of commercial
areas and aim to enhance them for the
benefit of residents, business investors,
and the local regional economies as a
whole.

Overall Commercial
Policies
This section includes several principles that
relate to all commercial areas and seek to
further strengthen their collective ability
to serve the region with quality goods and
services. The local application will vary,
the following recommendations should be
implemented throughout Council Bluffs.
(Some recommendations listed below are
described in more detail in subsequent
chapters of this document.)

Image & Character

Access & Mobility

Buffering & Screening

Commercial areas are frequently the most
visible part of a community or neighborhood. They should strive to create an
attractive image and sense of local pride.
The following are policies and strategies
that the City and businesses should
consider in order to ensure attractive
commercial areas:

Commercial areas rely on access and visibility to support businesses and services.
However, local access management is
often required to maximize the efficiency
of a given area. The City should assess the
viability of the following concepts in order
to sustain functional commercial areas:

Commercial areas benefit from close
proximity to housing and transportation
infrastructure. However, this relationship
can frequently result in mutually detrimental impacts. The City should consider
the following strategies to mitigate these
impacts:

»» Encouraging infrastructure investment

»» Amending site planning and design

»» Enhancing property maintenance to ensure that parking lots, building facades,
landscaping, and other elements remain
attractive;

»» Encouraging the use of architecture
and building materials that reflect a
high level of quality and distinct local
character for an area or development;

»» Implementing signage controls and landscaping requirements that prevent visual
clutter and integrate greenery; and

»» Improving the public realm, with amenities such as benches, banners, medians,
decorative lights, etc, that create a
unique and distinctive environment.
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that improves access to existing and
planned commercial areas, including
interchanges, roadways, bike trails, and
pedestrian linkages;

»» Reducing conflict points along commercial streets through curb cut reduction/
consolidation and reliance on side
streets or alleys for site access;

»» Improving on-site access through
cross-access easements and potential
reductions in parking requirements; and

»» Concentrating development around
transit nodes and site design that
provides direct access between transit
stops and commercial uses.

standards that accommodate adequate
space for fences and natural buffering;

»» Reducing on-site parking to provide
additional space for screening and
buffering;

»» Amending light restrictions that reduce
the nuisance imposed on adjacent
residential areas; and

»» Requiring buffers along intensive
industrial uses, such as manufacturing,
rail corridors, etc., that could negatively
impact the operations or image of commercial development.
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COMMERCIAL CHARACTER AREAS

6

Commercial areas in Council Bluffs vary in terms of market service area, character, and relationship to dother
development and transportation systems. The Commercial Plan identifies policies and strategies that recognize
the distinct types of commercial areas and aim to enhance them for the benefit of residents, business investors,
and the local regional economies as a whole. The Plan includes several principles that relate to all
commercial areas and seek to further strengthen their ability to serve the local and regional
markets.
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Council Bluffs
Commercial
Character Areas
Just as Council Bluffs has distinct neighborhood types, the City also has unique
commercial areas. The following recommendations highlight these differences
and aim to improve the vitality of each
type of commercial area.
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Downtown/Mixed-Use
Downtown/mixed-use areas are located
in the center of the community and
include the City’s historic Downtown,
and adjacent South Main mixed-use area.
These areas capture the historic character
of Council Bluffs defined by the traditional
mixed-use development in the Haymarket
and the Historic 100 Block, as well as the
recent investment in loft conversions in
the historic industrial area south of 9th
Avenue. The City should consider the
following policies in order to preserve
the character of these areas and their
prominence in the region:
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»» Creating a comprehensive parking strategy that addresses capacity, restrictions,
and rates to ensure that Downtown
remains accessible and economically
sustainable over time;

»» Encouraging the restoration and
rehabilitation of historic structures in
order to strengthen the visual appeal of
the area;

»» Requiring that infill development utilize
similar design elements as traditional
architecture, including materials, vertical
and horizontal design elements, façade
transparency, and decorative cornices;
and

»» Integrating a balanced mix of destination or specialty retail with local retail
and services that will meet the daily
needs of an increasing Downtown
population.
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West Broadway
West Broadway is the City’s most visible
corridor. It provides entry from Omaha
and carries approximately 20,000 cars per
day. Portions of West Broadway have seen
recent investment in retail and services.
Much of the corridor is aging and opportunities for redevelopment are limited by
block depth and nearby residential areas.
The City should consider the following
policies to ensure that West Broadway is
an attractive corridor that serves the needs
of local residents and visitors:

»» Establishing a clear delineation between
commercial development and residential areas north of West Broadway along
Avenue A;

»» Utilizing increased block depth and
multi-modal access provided by the 1st
Avenue improvements recommended
in this Comprehensive Plan to create
townhouses, multi-family housing, and
mixed-use nodes around future Bus
Rapid Transit service;

»» Minimizing the impacts of commercial
and industrial development along West
Broadway on residential areas to the
south by placing housing along the
north side of 2nd Avenue;

»» Capitalizing on strategic redevelopment areas, many of which include
City-owned properties, to spur new
development and spin-off development
that will transform the character of the
corridor; and

»» Improving the appearance of the West
Broadway corridor through investment
in the public streetscape, enhanced
design standards for commercial
development, and the enforcement
of building and property maintenance
codes.
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Mid America Center is unique in that it is
a planned commercial and entertainment
area. The centerpiece is the Mid America
Center arena, which is surrounded by
retail development, casinos, and hotels.
Industrial areas impact the character of the
area, and it can be difficult to find specific
destinations. The City should consider the
following policies in order to make the
Mid America Center a vibrant regional
destination:
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»» Clearly delineating the transition
between commercial uses along the
primary thoroughfares and industrial
uses operating in less visible areas;

»» Encouraging high quality commercial
and hospitality development at the
I-80/24th Street interchange that will
enhance the image of the area and
provide a logical connection to the
centerpiece of the Mid America Center;

»» Providing clear wayfinding signage that
leads motorists from interstates and
arterials to the Mid America Center
along attractive and efficient roadways;

»» Establishing a consistent character for
building design, signage, and landscaping throughout the Mid America Center
development area; and

Land Use Plan

29
29
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Regional Commercial
Residents from Council Bluffs and
surrounding communities have access
to several regional commercial centers.
These areas include big-box anchor
tenants, supporting retail, restaurants, and
hotels. Some of the regional commercial
areas are disjointed in terms of access and
circulation, and vary greatly in terms of
overall planning and design character. The
City should consider the following policies
to ensure regional commercial areas are
strong:

»» Providing logical and efficient connections to the surrounding network
of arterials and collectors, as well as
requiring an efficient internal circulation
system;

»» Shared infrastructure and amenities,
such as detention ponds, plazas and
open spaces, parking decks, etc., that
enhance the functionality of the area
and maximize opportunities for quality
and easily accessible development; and

»» Encouraging well designed streets, quality architecture, landscaping, attractive
signage, public open spaces, and other
elements that instill a sense of place and
provide an attractive retail environment.

Local Commercial
Local commercial areas include corridors
or centers with uses that serve the
surrounding residential population. These
may include grocery stores, banks, auto
service and repair, child care, general
retail, local restaurants, and other similar
uses. These areas meet the day-to-day
needs of residents and are a critical
component to a high quality of life. The
City should consider the following policies
to preserve and strengthen these areas
through Council Bluffs:

»» Establishing a unique local character
and identity in various local commercial
areas through distinct streetscaping,
signage, and branding;

»» Ensuring that the impacts of commercial
uses on surrounding residential properties are minimized through screening,
fencing, lighting control, and architectural design standards; and

»» Encouraging local business development through incentives, marketing, and
networking.

»» Pursuing opportunities for open space,
plazas, and other “place-making”
elements that benefit the broader
community.
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Industrial Plan
Industrial areas are often viewed as
detrimental to the character or image
of a community. They are frequently a
significant portion of the local economy,
providing jobs, innovation, and municipal
revenue. Council Bluffs has a variety of
industrial areas, with the opportunity to
establish new models that will strengthen
the image of the community. This
section identifies a series of policies and
strategies aimed at improving existing
industrial areas, minimizing their impacts
on surrounding uses, and ensuring that
future industrial development is an asset to
the community and region.

Council Bluffs
Industrial
Character Areas
Industrial areas vary greatly in terms of
required infrastructure, compatible or
complementary surrounding land uses, external impacts, and character. This section
identifies policies and consideration for
different types of industrial development
in Council Bluffs.

Heavy Industrial

Local Manufacturing

Office/Research

Distribution/Logistics

Heavy industrial areas include
development that is highly intensive with
significant external impacts including
noise, odor, and air pollution. While
these areas often are responsible for the
large-scale production of raw materials
or finished goods, they can also have
profound impacts on nearby land uses and
the environment. The City should consider
the following policies to ensure that heavy
industry is a positive asset to Council
Bluffs:

Local manufacturing areas generally
include less intensive operations with
mostly internal facilities. The most significant external impacts typically include
storage and traffic generated by delivery
and distribution. Throughout Council
Bluffs, there are many instances where
local manufacturing uses abut residential
and commercial uses. The City should
consider the following policies to ensure
that local manufacturing areas can thrive
without compromising other portions of
the community:

Council Bluffs has the opportunity to
capitalize on office and research development related to Iowa Western Community
College, the community’s strong health
care sector, and technology and communications, and other emerging industries.
In order to ensure that this potential is
realized, the City should consider the
following policies or strategies:

One of Council Bluffs’ greatest assets
is its robust multi-modal transportation
network. The region is well-connected to
other parts of the Midwest and United
States by rail, highways, and airports.
Distribution and logistics areas provide
the opportunity to capitalize on this asset.
These areas may include warehousing
and distribution for goods produced
elsewhere, as well as the manufacturing
of goods for the distribution to other parts
of the region, state, or nation. The City
should consider the following policies in
order to maximize the potential of this
type of development:

»» Ensuring that heavy industrial areas are
heavily screened and buffered from
residential areas, commercial uses, and
environmental features;

»» Strictly enforcing regulations that
minimize the impacts of their operations
and products, including noise, light
pollution, harmful emissions, etc.; and

»» Aligning future infrastructure investment
with the needs of existing and planned
heavy industrial development to ensure
there is adequate rail and freight truck
access.
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»» Requiring adequate buffers and screening between local manufacturing uses
and adjacent residential and commercial
development;

»» Minimizing truck traffic through
neighborhoods through designated
truck routes, strict enforcement, and
controlled access points; and

»» Restricting operations during various
portions of the day that produce excessive noise, light pollution, and odor.

»» Providing necessary infrastructure that
meets the unique needs of this industrial
sector, such as redundant energy and
high-speed telecommunications;

»» Reserving developable land that is
closely associated with local industrial
partners, such as hospitals, colleges,
government centers, and others;

»» Locating development in areas with land
uses that support office and research
employees, such as restaurants, shopping, fitness, day care and entertainment; and

»» Establishing design standards to ensure
that office/research campuses include
well designed streets, on-site landscaping, attractive public spaces, bicycle and
pedestrian trails, unified signage and
wayfinding, and high quality architecture
that conveys a sense of innovation.

»» Closely coordinating transportation
infrastructure investments, including
highways, interchanges, local arterials,
and rail;

»» Providing local roadways that efficiently
serve multiple development lots and
maximize access to the surrounding
transportation network; and

»» Identifying areas of shared detention so
that areas with the greatest amount of
access to transportation systems can be
developed as intensively as possible.
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Industrial areas provide employment opportunities, diversify local revenue sources, and often support innovation
in local industry and commerce. Council Bluffs has a variety of industrial areas, with the opportunity to establish
new models that will strengthen the image of the community. The Industrial Plan includes a series of policies and
strategies aimed at improving existing industrial areas, minimizing their impacts on surrounding
uses, and ensuring that future industrial development is an asset to the community and region.
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