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Council Bluffs is a community that has
leveraged its unique local character as an
asset in building strong neighborhoods
and sustaining active commercial areas.
This chapter identifies ways that the City
can take advantage of its historic resources
and invest in new efforts that collectively
define Council Bluffs as a community
steeped in history, and at the cutting edge
of innovation.

Natural Character
The Missouri River, Loess Hills, Lake
Manawa, and other natural features
provide the foundation for the character
of Council Bluffs. As such, these areas
must not only be sustained for their
environmental value, but also celebrated
and recognized for their contribution to
the community’s identity.

The City should enhance awareness
of these natural elements through the
following techniques:

»» Installing signage and wayfinding that

»» Installing roads and trails that enhance

»» Installing on-site educational signage

access to natural areas in a low impact
manner;

»» Preserving important view corridors that

guides residents and visitors to valued
natural elements; and
that describes the importance of each
natural element and its role in the
historic development of Council Bluffs.

make natural areas visible from other
portions of the community;
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Existing Streetscaped Corridors

River Rd

Council Bluffs’ tree population is critical
in defining the character of the community’s natural and built environments.
The integration of healthy trees in parks,
natural areas, streets, and development
sites will help achieve multiple goals
articulated in this Plan. As mentioned in
Chapter 7 of this Plan, anticipated climate
change and the migrating Emerald Ash
Borer may compromise the health of the
tree population. In order to combat these
and other potential factors, the City should
review and amend its list of permitted
local landscaping species to ensure that
the tree population is resilient to anticipated environmental changes. The City
should also begin the planting of resilient
species as soon as possible to allow for
their maturity prior to the realization of
potential environmental changes.
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Secondly, the Public Art Commission, established in 2005, has provided oversight
on the City’s investment in, and policies
related to, public art. The Commission is
charged with implementing the Public Art
Master Plan.

Public improvements should be coordinated with improvements recommended
in other chapters of this Plan. Streetscape
and public art improvements should be
implemented in conjunction with transportation improvements, development
and redevelopment, and within the vision
of a comprehensive vision for community
character and identity.

Council Bluffs
Tree Population

S1

The design of the public realm – streets,
parks, civic spaces, etc. – has a significant
impact on how people perceive the
character of Council Bluffs. Over the past
two decades, the City has been a leader
in advancing investment in public art and
streetscaping. This effort has been possible
due to two important partners. First, the
Iowa West Foundation has been critical
in sponsoring the design and installation
of art and streetscape improvements
throughout the community.

These partnerships should continue to
serve as the foundation for future investment in public art and enhancement of
the character of the public realm. The
following paragraphs include recommendations that provide additional context for,
and support the implementation of the
Public Art Master Plan.

N 40th St

The Public Realm
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Public Streetscape
The design of public streets can convey
a sense of character for residents and
visitors, help to identify commercial areas,
and improve the overall appearance
of the community. Council Bluffs, with
assistance from the Iowa West Foundation and other partners, has invested in
several of its primary corridors. The City
should continue to improve the aesthetic
character of other streets, especially as
infrastructure improvements occur. Priority
areas include:

»» South Expressway- South Expressway is
a primary north-south corridor between
Downtown and Veteran’s Memorial
Highway. This corridor should include
streetscaping elements that announce
entry to the community from I-80, and
connect important parts of the City.
Special consideration should be given
to the design of the proposed at-grade
boulevard between 12th Avenue and
9th Avenue described in Chapter 6 of
this Plan.

»» 35th Street and Mid America Center35th Street is the popular access route
to the Mid America Center (MAC)
from the western portion of Council
Bluffs. Streetscaping along this corridor
could reinforce the character of the
community, and provide a transitional
motif between the West Broadway
corridor and the regional draw of the
MAC. Within the MAC, streetscaping
should be provided that complements
the character of the area and creates
attractive pedestrian areas between
buildings and sites.

»» 1st Avenue Corridor- Chapter 6:
Transportation and Mobility describes
the proposed 1st Avenue corridor as
a place that accommodates vehicles,
buses, cyclists, and pedestrians. To
do so effectively, the City should use
streetscape design as a way of clearly
delineating zones for each mode of
transportation and creating an attractive
and comfortable environment. The 1st
Avenue streetscape program should
include design specifications and phasing that includes updates to the West
Broadway streetscape as redevelopment
occurs.

»» 16th Street- 16th Street is a prominent
corridor with access to I-29. The City
should invest in streetscaping that
improves the character of the corridor.
This should also include elements that
aim to connect neighborhoods on either
side of the corridor through a unified
aesthetic and safe pedestrian and
bicycle crossings.

Community Character Plan

The images to the left
demonstrate how other
communities have used
streetscaping to create
unique local environments
and address specific issues.
Streetscape improvements
should vary based on the
function of the street and
surrounding development.
Streetscape design should
consider the use of
landscaping in the public
right-of-way, the inclusion
of on-street parking and
a decorative furniture
zone, and a comfortable
pedestrian environment
that enhances access to
abutting uses.

Public Art
The City’s investment in public art can
have a profound impact on the perception
of the community. Bayliss Park, the West
Broadway Gateway, sculptures throughout
Downtown, the 24th Street/I-80 interchange, and others, call attention to the
community’s most important and visible
locations. In accordance with the Public
Art Master Plan, the City should continue
to work with the Iowa West Foundation
and other partners to expand the community’s collection of public art, and
work with local artists to highlight rotating
collections that show off the talents of
Council Bluffs’ creative population.
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Private
Development
As the City continues to invest in the
public realm, the private property owners
should contribute to the character of the
community by ensuring that development
is attractive and reflective of the broader
vision for Council Bluffs. The City and
other partners have already taken steps
to do so, such as the West Broadway
Overlay District, which regulated building
design and landscaping on the West
Broadway corridor, and Downtown
Design Guidelines developed by the
Pottawattamie County Development
Corporation (PCDC) that require certain
design characteristics for projects funded
by the PCDC. The City should consider
expanding its use of regulations and incentives to other portions of the community,
including the following that represent the
most visible portions of Council Bluffs:

»» Downtown- Development in Downtown Council Bluffs should be reflective
of the existing historic character, including; zero-setback building placement,
continuous street walls, highly transparent storefronts, and attractive materials
and building details. The City should
refer to the PCDC design guidelines for
the illustration of specific concepts that
could be required through municipal
zoning and other development regulations.
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»» Broadway/Kanesville Corridor- The
Broadway/Kanesville corridor includes
commercial development located along
the City’s most prominent east-west
street. Development in this area should
create a positive character and comfortable environment for motorists, cyclists,
and pedestrians. Setbacks, building
design, access management, landscaping, and signage should be reflective
of the current West Broadway Overlay
District that is applied to much of the
West Broadway corridor, as well as the
PCDC design guidelines that identify
design concepts for the Downtown
gateway area. (This portion of the
guidelines are transferable to the type
of development along Broadway and
Kanesville.) As redevelopment occurs,
the City should explore opportunities
to partner with property owners in
providing easements that would allow
for additional public streetscaping along
front property lines.

»» Mid America Center- Guidelines in
this area should address the quality
and character of regional commercial
development, including architecture,
attractive and well integrated on-site
stormwater detention, the creation of
attractive pedestrian spaces, parking
location and access management,
tenant signage, and the design of key
entry points such as the 24th Street
interchange area.

»» South Expressway Commercial
Area- Commercial development around
the South Expressway/I-80 interchange
is noticeably older than development in
the newer Metro Crossing retail center.
Development in the South Expressway
commercial area should be improved
through increased landscaping, tenant
wayfinding signage, and building
placement that creates smaller nodes of
development.

6
29

6

»» I-80/Highway 6 Interchange- As
described in Chapter 5: Land Use,
the area around the I-80/Highway 6
interchange is planned for new office
and industrial development. Given its
proximity to Iowa Western Community
College and location at the eastern edge
of the Council Bluffs urbanized area,
development around this interchange
should create an attractive “front door”
that conveys a sense of innovation and
industry. Development should include
innovative and modern architecture,
open spaces and detention areas that
create attractive grounds, and a unified
brand for the area defined by gateway
signage, wayfinding, and streetscaping.
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Building Design

Landscaping

Access Management

Signage

Private Development
Character
The five priority character areas identified
on the previous page are intended to build
upon the emphasis already given to the
West Broadway corridor and Downtown.
Each of the priority areas has a distinctive
character and function. For the three
character areas that lack specific guidance
related to character based on current
regulations or design standards, the matrix
to the right illustrates how some of the
fundamental building blocks of physical
development - building design, landscaping, access management, and signage
- can be used to establish or strengthen
a character that is consistent with the
vision articulated in this Plan. The matrix
uses visual examples, some of which are
taken from Council Bluffs as a model for
appropriate development that has been
implemented locally.

I-80/Hwy 6
Business Area

Buildings should be modern and interesting, integrating innovative materials,
attractive massing, and details that serve
as an appropriate “front door” to Council
Bluffs along I-80.

Landscaping should be bold and colorful,
used to complement building design and
convey a sense of pride in the region.

Patrons should enter development on welldesigned boulevards that provide access
to building entries and local parking areas.

Signage should be consistent with building
design and integrated with decorative
landscaping that establishes a distinct
theme throughout the area.

Architecture should be attractive for both
motorists and pedestrians, and incorporate
outdoor plazas, seating areas, sculptures,
and other amenities.

Landscaping should be used as both a
decorative elements and an attractive
stormwater detention tool, creating
“prairies” that unify the area with open
space.

Pedestrian access should be provided
throughout the area, with multi-modal
streets that provide access to building
entries and surrounding parking lots.

Signage should be integrated into building
architecture and be visible for motorists
and pedestrians.

Architecture should include quality
materials, facade articulation, and massing
that reflects the character of development
in other portions of the community.

Landscaping should be used to screen
large parking areas and create a consistent
theme throughout the commercial area.

Vehicular curb cuts should be limited,
allowing for comprehensive sidewalk
networks that enable walking and biking
to commercial uses.

Signs should be appropriately integrated
into building architecture and not dominate the visual character of a commercial
development.

Mid America
Center

South Expressway
Commercial Area
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Council Bluffs recognizes the value of
the historic resources inherited from
previous generations. The City established
the Historic Preservation Commission in
order to advance the goals of sustaining
the community’s unique character. The
Commission’s duties and responsibilities
include:

»» Identifying and recommending sites for
local designation;

»» Public education, awareness, and
advocacy;

»» Making recommendations to City
Council regarding actions related to
historic preservation;

»» Authorizing historic preservation
planning efforts; and

100 Block Historic District
Haymarket Historic District
Lincoln/Fairview Historic District
Willow Bluff/3rd Street Historic District

»» Encouraging the rehabilitation of historic
or contributing sites and structures;

Park/Glen Avenues Historic District
1

Ervin Bennett Building

»» Investing in the stabilization of neighbor-

2

Council Bluffs Free Public Library

hoods around historic and contributing
places;

3

John J. and Agnes Shea House

»» Enhancing the visibility of historic assets
through signage and wayfinding;

»» Increasing awareness of programs
sponsored by other agencies aimed at
supporting historic preservation; and

»» Connecting historic sites through trails,

St. Peter’s Church and Rectory

5

Wickham De Vol House

Local Historic Sites
6
7

August Bereheim House
Thomas E. Cavin House

8

Chevra B’nai Yisroel Synagogue

9

Chicago, Rock Island & Pacific Railrooad Passenger Depot

10

Grenville M. Dodge House (Historic Dodge House)

11

Ruth Anne Dodge Memorial

12

Martin Hughes House

13

Hughes Irons Motor Company

14

Thomas Jefferis House

15

McCormic Harvesting Machine Company Building

16

Pioneer Implement Company

17

Pottawattamie Countie Jail

18

Reverend Little’s Young Ladies Seminary

19

State Savings Bank

E
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O.P. Wickham House
Y.M.C.A. Building
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tour routes, signage and marketing
information that presents them as a
larger and more impactful experience.
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in undertaking any requested historic
preservation efforts.

National and Local Historic Districts/Sites

S1

»» Acting as a resource for City Council

The City currently has five districts and
twenty-seven sites or structures registered
with the National Park Service’s National
Register of Historic Places. The City should
support the long-term preservation of
these important assets by:
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Wayfinding

The on-going Council Bluffs wayfinding
program uses District Signs (top) and Marker
Signs (bottom) to highlight important destinations throughout the community.

The City of Council Bluffs is currently
implementing a community-wide signage
and wayfinding plan. The plan identifies
the locations and design for signage that
will assist visitors in navigating to local
amenities.
The signage program includes two primary
types of signs; District Signs and Marker
Signs. District Signs will be used to guide
travellers from one portion of the community to destinations in another part of the
City. Marker signs will be used to guide
travellers to specific destinations within
the localized area.
As part of the overall wayfinding program,
the District Sign Location Plan shows the
proposed sites for district signs. The Plan
places the wayfinding signage within the
context of other improvements oriented
towards community identity and character,
including gateways, special intersections
and nodes, important corridors, and
destinations throughout the community.
The City should continue to implement
this wayfinding program. This may require
close coordination with the Iowa department of Transportation, as many of the
corridors where wayfinding is proposed
are under its jurisdiction.

The City’s District Sign Location Plan identifies
locations for wayfinding that will guide visitors
to Council Bluffs’ important neighborhood and
destinations.
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