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I-80/Highway 6. This subarea represents
the greatest opportunity for new development. Anchored by a freeway interchange
and Iowa Western Community College,
the subarea plan identified opportunities
for new industry and distribution development that build off the college as a partner
in education and innovation.
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going adaptive re-use projects as well as
industrial properties that are underutilized.
This area may be significantly impacted by
major transportation initiatives, including
the creation of an at-grade boulevard on
the South Expressway and a potential
high-speed rail terminal.
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opportunities for the redevelopment of
key properties, including City-owned lots
that currently host industrial uses, from
the I-29 interchange to the Mid-City rail
corridor. It also includes recommendations for surrounding streets that impact
mobility, including Avenue A, 1st Avenue,
and 2nd Avenue.

.

subarea highlights ways to address specific
issues that exist in several Council Bluffs
neighborhoods, including underutilized
or vacant land, irregularly configured
residential blocks, industrial land use
and traffic impacts, and local bicycle and
pedestrian mobility.
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West Broadway. This subarea identifies

Kanesville-Tinley Neighborhood. This
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This chapter includes subarea plans
for four portions of the Council Bluffs
community. These plans provide a more
detailed look at site-specific recommendations aimed at capitalizing on
unique opportunities within each subarea.
These recommendations are based on
the concepts introduced throughout the
previous chapters of the Comprehensive
Plan. The four subareas include:

Subarea Legend
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1. West Broadway

Lake Manawa

2. Kanesville-Tinley
29

3. South Main
4. I-80/Hwy 6
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Overall Framework

West Broadway is one of the City’s most visible and prominent corridors. A principal
east-west arterial through the City, West Broadway connects Downtown Council Bluffs
to Interstate 480 and Downtown Omaha. The West Broadway Subarea Plan provides
direction for the improvement for this key gateway to City. The West Broadway
Subarea Plan is 2.3 miles in length, extending from 13th Street on the east, to I-480 on
the west.

This page identifies overarching recommendations that will have a significant role in
determining the potential for future redevelopment. The following pages of the
Subarea Plan divide the corridor into East, West, and Central, and illustrate recommendations improvement and development for specific sites along segments of West
Broadway.
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1st Avenue Multi-Modal Corridor

New Bike Trail

Potential Transit Stop

Two-Way Street Conversion

Transit-Oriented Development

Existing Traffic Signal

West Broadway Streetscape
Enhancements

Existing Gateways
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Bike trail improvements throughout this Subarea would enhance
access along the corridor, to its businesses, and other nearby
amenities and destinations. In addition to the proposed 1st Avenue
multi-modal corridor, which would include bike lanes, key links at
either end of the corridor would fill in critical gaps in the regional
trail network and improve mobility to Downtown, the Missouri
River, and other destinations.

29

Avenue A is currently a west-bound one-way street.
However, low traffic counts and minimal traffic controls
have resulted in a high-speed corridor that inhibits local
access and circulation. The City should restore Avenue A to
two-way traffic and implement traffic calming technique.

Existing streetscaping on West Broadway is tightly
arranged among traffic lanes and sidewalks, minimizing
its benefit and making it difficult to maintain. As
redevelopment occurs, the City should work with local
property owners to identify opportunities to expand the
streetsscape area through setbacks and easements.

a

b

c

2ND AV

The vacated 1st Avenue rail corridor should be transformed
into a multi-modal corridor that accommodates vehicular
traffic, bike lanes, bus transit, and sidewalks. A multi-modal
corridor would enhance the operation of West Broadway and
provide the opportunity for the redevelopment of obsolete
industrial properties.

The proposed 1st Avenue multi-modal corridor
accommodates bus rapid transit (BRT). This service
could catalyze development in nodes around stations,
providing the opportunity for mixed-use and housing
development that supports commercial uses on West
Broadway.

29

WEST
The section of West Broadway serves as the gateway to the City of Council
Bluffs from Omaha. The community has invested in sculptures and
landscaping at the landing of I-480, providing an attractive gateway to the
City, however the experience quickly erodes to auto-oriented services,
restaurants, and secondary retail uses. There are however, substantial
investment opportunities in this segment of West Broadway, and the City
has actively required land in order to implement redevelopment of the
Bunge grain elevators and other former industrial properties.
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CENTRAL
The central section of West Broadway has experienced the most recent
investment and redevelopment along the corridor. A new grocery store, a
new convenience retail, and a new bank have revitalized the area around
Thomas Jefferson High School. Other areas, however, still contain vacant
shopping centers and retail spaces reflect the challenges of sustaining
commercial activity along such a long corridor. This is further exacerbated
by the challenges associate with smaller parcels and the nearby industrial
uses that negatively impact both commercial uses on Broadway and
adjacent neighborhoods.

EAST
The eastern section of the West Broadway corridor includes a mix of retail
shopping centers, small retailers, auto services, and light industrial uses. On
the north side of Broadway, several commercial blocks extend up to
Avenue A. This provides an opportunity for development, but also has
impacts on residential areas that front on Avenue A. At the eastern end of
the Subarea, West Broadway elevates to span the Mid City rail corridor and
access to parcels is cut off, however they are prominently visible to
ascending traffic.
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WEST BROADWAY SUBAREA PLAN – WEST SECTION
Subarea Plans

Functional Framework Plan & Redevelopment Opportunities
30TH ST
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BROADWAY
480

A typical commercial lot on the north side of West Broadway
is about 125’ deep, and most are adjacent to residential
development. Some lots however, occupy the full block
depth, and extend into what was residential property, up to
Avenue A. The City should discourage any additional
commercial encroachment on the north side on blocks where
this has yet to occur in order to preserve residential areas.

There are several developments with parking lots that
front West Broadway. These lots should be better
screened with decorative fencing or landscaping in
order to clearly define the public sidewalk and improve
the character of the corridor.
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Redevelopment Opportunities
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As West Broadway is reconfigured according to Iowa
DOT’s capital improvement plans, West Broadway will
become an at-grade road west to Playland Park. If
feasible, it is recommended that the existing exit ramp
at the end of I-480 be preserved for dedicated BRT
access to the 1st Avenue multi-modal corridor.

29

B These areas includes several City-owned properties and underutilized
industrial or commercial lots. Redevelopment should take advantage of the
proposed BRT station and include improved circulation around a new open
space, mixed-use development near the BRT station, multi-family development along the 1st Avenue corridor, and single family development on 2nd
Avenue that is consistent with the adjacent neighborhood.
C This site is ripe for redevelopment, currently consisting of only vacant
grain elevators and silos. Redevelopment of this site would ideally consist of
multi-family housing fronting 1st Avenue which would benefit from the
multi-modal corridor and would assist in providing a residential base to
support commercial uses on West Broadway.

B

New bike lanes should be installed along 35th Street and
2nd Avenue. The bike lanes would provide north-south
access to Avenue G and the Mid America Center, as well as
western access to the Missouri Riverfront. In addition, the
signalized intersection at 35th and West Broadway should
be enhanced to ensure a safe crossing is provided for
pedestrians and cyclists.

A This site currently consists of two vacant structures, retail uses, auto
services, a franchise restaurant, and residences fronting on Avenue A.
Comprehensive redevelopment of this site could transform the gateway to
the City and include high-quality commercial development that is oriented
toward the street, with rear screening that minimizes the impacts on
adjacent neighborhoods.

A new BRT station could be located on 1st Avenue
just east of 32nd Street. This station would be the first
station in Council Bluffs, and could be leveraged to
spur redevelopment on surrounding industrial and
commercial sites.
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Functional Framework Plan & Redevelopment Opportunities

30TH ST

22ND ST

29

BROADWAY
480

29

In some portions of this section of West Broadway, commercial
development has expanded north to Avenue A. Between 25th
Street and 28th Street, this has resulted in disinvestment in
some of the area’s housing. The City should permit commercial
encroachment on the remaining residential lots in this area,
though blocks fronting Avenue A east of 25th Street and west
of 28th Street should remain residential.

Parking lots in this section that front on West Broadway should
be screened with decorative fencing and landscaping.
Additionally, more substantial screening should be provided in
the rear to soften the transition between commercial and
residential areas.

Redevelopment Opportunities
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WEST BROADWAY SUBAREA PLAN – CENTRAL SECTION
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A This site includes industrial uses that currently impact the residential
areas south of 2nd Avenue. Redevelopment south of first Avenue could
include multi-family apartments or townhouses that front 1st Avenue, and
single-family homes fronting on 2nd Avenue that are consistent with the
character of the existing neighborhood to the south. On the north side of
1st Avenue, development could accommodate commercial development
that fronts on both 1st Avenue and West Broadway
B This area includes several vacant commercial spaces and smaller
office uses. Redevelopment of this area should include commercial
development fronting on West Broadway and multi-family housing on the
south section, fronting on 1st Avenue. The commercial sites on the south
side of West Broadway are approximately 250’ deep, and could accommodate a larger commercial footprint than other lots in the subarea.

A

2ND AV

The proposed redevelopment of City-owned opportunity sites
would provide the opportunity to extend 30th Street to
connect between West Broadway and 2nd Avenue. This
would enhance local circulation and create blocks that are
consistent with the surrounding area.

Between 25th Street and 27th Street, the 1st Avenue
multi-modal corridor should be limited to cyclists and
speed-restricted transit vehicles. Vehicular traffic would be
diverted north to West Broadway or south to 2nd Avenue,
minimizing the impact on the Jefferson High School campus
and decreasing the likelihood that 1st Avenue becomes a
high-speed alternative to West Broadway.

A 25th Street BRT station would provide logical spacing from
adjacent BRT stops, and improve access to many of West
Braoadway’s key transit generators, including Jefferson High
School, the Hy-Vee grocery store, and other nearby
commercial uses are destinations for residents who often rely
on transit for their primary means of mobility.
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WEST BROADWAY SUBAREA PLAN – EAST SECTION
Subarea Plans

Functional Framework Plan & Redevelopment Opportunities

30TH ST

22ND ST
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BROADWAY
480

West of 20th Street, commercial development should be
restricted from encroaching on residential properties fronting
on Avenue A. However, east of 20th Street, commercial
development should be permitted to continue its expanding
into the residential areas that as only few remain, provided it
includes adequate buffers and screening that help minimize
impact on adjacent neighborhoods.

29

Much of the frontage on West Broadway and side streets is
surface parking for commercial or industrial properties. These
lots should be screened with decorative fencing and
landscaping. This would improve the character of the corridor
and minimize the impacts on residential areas fronting on
Avenue A and 2nd Avenue.

Redevelopment Opportunities
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BROADWAY
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A This site is currently a transportation facility that is out of character
with the surrounding area. Redevelopment could include multi-family
housing that is more compatible with the surrounding neighborhood and
supports local commercial uses.
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C These sites currently include several vacant lots, light industrial uses,
secondary commercial uses, or vacant residential lots. The typical
development model for these blocks includes multi-family development
fronting on 1st Avenue and single-gfamily infill or rehabilitation on 2nd
Avenue. However, around the proposed 16th Street BRT station, this area
could accommodate mixed-use development, commercial development at
16th Street and 2nd Avenue, and multi-family apartments or townhouses
fronting on 1st Avenue and 15th Street.

D

E

D This site includes many small-lot, light industrial or storage uses.
Redevelopment of this area would eliminate awkward parcel boundaries
and provide the opportunity for multi-family development that would front
on a proposed open space south of 1st Avenue.

2ND AV

A

In order to bypass train traffic on the Mid City rail corridor,
the proposed BRT service would use 16th Street to go east
over the West Broadway overpass. This would provide
unimpeded access to Downtown and other destinations east
of the subarea.

B This site consists of underutilized industrial lots that are adjacent to
residential properties to the south. Redevelopment of this site could include
Multi-family housing oriented towards 19th, 18th, and 17th Streets, and
single-family infill fronting on 2nd Avenue.

This section of the West Broadway subarea has the
opportunity to link together existing regional bike trails. A
north-south segment on 16th Street would connect to the
South Main subarea and existing trail network along Indian
Creek. An east-west segment on 1st Avenue would connect to
the Mid City trail segment heading north to the Kanesville-Tinley subarea and proposed 8th Street bike trail.

E This site includes light industrial or storage uses and is bisected by
Indian Creek. This site should be considered for a new open space that
provides a local amenity for new housing development and the opportunity
for stormwater detention during heavy rains.
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Functional Framework Plan
Truck traffic should be limited to 8th Street, 10th Street,
and Creek Top in order to minimize impacts on
residential blocks. This should be done through signage
and strict enforcement.

BUS ROUTES
Several blocks have residential parcels at the end of the
block. These parcels have been subdivided to face a
side street, resulting in lots that are too small to
accommodate adequate housing. These lots should be
consolidated and reoriented similar to match adjacent
parcels.

AVE G
Kanesville High

Although the Kanesville-Tinley Neighborhood is served by
both the Blue and Yellow routes of Metro, neither the routes
nor their stops are posted. The City should work with Metro to
ensure transit service remains in the community, with routes
and schedules appropriately signed. In addition, bus stops
should be clearly defined, and consideration should be given
to installing seating and/or bus shelters.

AVE F

Children’s Square is one of the focal points of
the Kanesville-Tinley subarea. This and other
local service providers should be viewed as
anchors for reinvestment in housing, social
services, activities, and programs that help
build local character and pride.
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CURTIS ST

N 8TH ST

Children's Square USA

N 9TH ST

Trucks frequently use local streets to access industrial
uses on 10th Street. Several of these streets should be
closed to traffic with bollards so they can continue to
accommodate bicycle and pedestrian circulation.

S 10TH ST

AVE D

SIDEWALK GAPS

WILLIAMS ST

AVE C
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The sidewalk system within the Kanseville-Tinley Neighborhood is comprehensive, but gaps within the network do exist.
The City should work toward eliminating all gaps within the
sidewalk network, providing sidewalks on both sides of every
street.
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Large industrial uses exist west of 10th Street. While
these uses should remain, consideration should be
given to impacts on the adjacent neighborhood,
including parking, truck access, and buffering.

AVE D

Some blocks on 10th Street include housing that is
heavily impacted by adjacent industrial uses. These
blocks should be considered for employee parking with
adequate screening and buffering to the east.
AVE A

Residential Reorientation
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Existing Open Space

New Designated Truck Route
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Subarea Plans

KANESVILLE-TINLEY SUBAREA PLAN

BROADWAY

Currently vacant, this site provides an for
additional neighborhood open space that
could enhance local quality of life. The space
should include trail connections, amenities for
residents, and buffering from the elevated
Broadway viaduct.

The design of the Kanesville
Boulevard corridor has resulted in
several small areas of “green space.”
These areas provide an excellent
opportunity for gateway elements
that announce entry into the City
center and improve the character of
the neighborhood.

There are several parking lots along
Kanesville and Creek Top that have a
negative impact on local character. While the
uses they support are viable, property edge
screening should be used to improve the
appearance of development and create a
more comfortable pedestrian environment.

ONE-WAY STREETS
One-way streets work best in pedestrian oriented areas, or
areas with heavy congestion. While the 6th Street and 7th
Street one-way streets in the Kanesville-Tinley neighborhood
may not appear to warrant this configuration, the one-way
“pairs” work well and are well established. Their conversion to
two-way streets could be costly and it’s recommended the City
maintain this configuration.
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KANESVILLE-TINLEY SUBAREA PLAN
Subarea Plans

Redevelopment Opportunities
a
b
TRUCK ROUTE
Truck traffic should be focused away from residential streets
and on to corridors providing easy access to industrial areas,
and minimal impact to residential neighborhoods. Consideration should be given to establishing a designated truck route
to serve the industrial properties utilizing Creektop, 10th
Street, Avenue H and 8th Street.
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Kanesville High

c

AVE F

Redevelopment Opportunities

AVE E

c

A

AVE E
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CURTIS ST

Children's Square USA

S 10TH ST

This site has the potential to enhance the subarea by providing open
space and buffering residential areas from industrial uses. The site should
be considered for a new park that would separate the Mid City rail corridor
from neighborhood blocks through landscaping and buffering. The park
would also provide an amenity along the proposed Avenue B bike path.

AVE D

AVE D

AVE C

MILL
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C 8th Street is the first point of access into the neighborhood east of the
Mid City corridor, and hosts bus routes that circulate through the neighborhood. This site should be considered for local commercial and housing
development that takes advantage of local access and serves the daily
needs of neighborhood residents.

E This block includes a mix of small commercial and residential
structures. However, the site could take advantage of visibility from
Kanesville and adjacent commercial uses to accommodate a planned
commercial development between Creek Top and Mynster.

The Kanesville-Tinley Neighborhood Association has been
working to build a stronger and more involved neighborhood
for the past couple years. The City should encourage the
expansion of the association to include all of homes within the
subarea to provide a unified voice and contact for all issues
affecting the neighborhood.
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N 6TH

D This site provides an attractive gateway to the center of Council
Bluffs. The frontage along Broadway should be maintained as a landscape
area, while the portion along Creek Top should be improved with
designated on-street parking areas, clearly defined sidewalks, and
landscaping.

NEIGHBORHOOD ASSOCIATION
R
TT D
SCO

The eastern portion of this site currently hosts a transit park-n-ride lot.
Parking should be expanded to the west to accommodate additional
park-n-ride demand and serve the proposed park to the west. This would
also help ensure that parking does not overflow onto neighborhood streets.
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F This block frontage should be considered a possible expansion to the
proposed opportunity site E. Incorporating of this frontage into the
redevelopment area would provide a more viable site and the opportunity
for increased buffering along residential properties to the north.
G

These sites could take advantage of access provided by the 6th/7th
one-way pair and surrounding retail and office uses to host local commercial or office development. The historic B’Nai Israel Synagogue should be
preserved and integrated into the redevelopment plan.

TRAILS/TRAIL CONNECTIONS
The neighborhood should enjoy access to the City’s extensive
trail network. By utilizing striped on-street bike lanes, an 8th
Street link would provide connection to Big Lake Park,
downtown, and other areas. Avenue B would provide
connections to new open space and the Mid City trail, while
Avenue E would provide local access to the Children’s Square
campus.
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9th Avenue and Main Street is a prominent point of entry to
the South Main subarea. As part of proposed improvements
to the ConAgra property edge, the City should install a
gateway marker that announces entry into the area and
creates a more attractive industrial environment.

As rail consolidation occurs in the South Main subarea, the
City should advocate for the reconstruction of the South
Expressway as an at-grade boulevard. This would provide the
opportunity for an attractive entry to Downtown and
additional development around the 9th Avenue intersection.

Functional Framework Plan

9TH AV

Development along the 9th Avenue corridor should
provide a transition between industrial uses and
neighborhoods to the north. On the north side of the
street, development should include local commercial uses
that serve residents and provide for their daily needs.

12TH AV

ConAgra is adjacent to established residential
neighborhoods to the north and east. Along these
property edges, substantial buffers should be installed
to minimize the impacts of industrial activities on
residential areas. Buffering could include fencing,
berming and dense landscaping.

3RD ST
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12TH ST
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14TH ST

Existing rail spurs have a significant impact on neighborhoods
to the north of the subarea. The City should work with
railroads to relocate the 12th Street sput to an alignment
along Indian Creek. This would minimize impacts on
residential blocks and beter serve industrial uses.

New roadway improvements provide the potential for
improved access and redevelopment. Realigning Main
Street will define the primary corridor through the
subarea and enhance access to Downtown, the South
Expressway, and other amenities.

10TH AV

15TH ST

Subarea Plans

SOUTH MAIN SUBAREA PLAN

The industrial development area should continue to host
current uses. However, enhanced infrastructure would
make sites more viable, and the area could host industrial
uses relocated from other area of the City where they
currently impact residential or commercial districts.

The removal of rail infrastructure provides the
opportunity for an expanded ConAgra footprint.
Development in this area should be sensitive to
surrounding redevelopment through buffering,
screening, and access management.
14TH AV

The subarea enjoys access to the southern portion of
the City’s bike network. However, a new on-street bike
trail on 14th Avenue and 16th Street would provide a
connection to the Mid City bike trail, expanding
access to the West Broadway corridor, Lakin Campus,
and other local amenities and destinations.

15TH AV

192
16TH AV

As the region awaits the implementation of high-speed rail,
the City should preserve infrastructure and right-of-way
necessary to accommodate a terminal. The terminal could
include rider services and supporting commercial uses,
and build off of the existing Rail Museum.

Legend
Industrial Uses to Remain
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Commercial/Industrial
Transitional Corridor
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SOUTH EXPRESSWAY

HIGH-SPEED RAIL

CONAGRA

The South Expressway acts as a physical and psychological divide between the east
and west. The City should reduce its impact by providing fully connected streets
and sidewalks, mitigating traffic noise, requiring buffers, and considering the
long-term transition to an at-grade boulevard.

Should high-speed rail come to the region, it may likely require a terminal in Council
Bluffs. Given its proximity to the City center and existing rail infrastructure, the City
should advocate for the installation of a terminal in the South Main subarea. A
terminal station could catalyze the development of surrounding commercial and
service uses.

ConAgra is an important industrial anchor in the South Main subarea. The planned
removal of the rail corridor east of Main Street provides the opportunity for
ConAgra to expand their operations. In addition, the City should work with
ConAgra to mitigate the negative impacts of existing operation on neighborhoods
to the north and east, and potential future impacts of the expansion area on new
investment within the subarea.

BLUFFS TOMORROW 2030

SOUTH MAIN SUBAREA PLAN
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Subarea Plans

Redevelopment Opportunities

b

12TH AV

Redevelopment Opportunities
A

G

H

This site consists of historic warehouses that are being adapted for
artist spaces, residences, and other local uses. The City should continue
to support this effort, and consider a green space at the south end of
the site to provide a focal point for future neighborhood development.

c
B

B

Currently the site of small industrial uses, this site should be
reserved for the potential high-speed rail terminal. Redevelopment
could include platforms and ticketing services along a new rail spur, and
commercial or mixed-use development along the new Main Street
alignment, currently 6th Street. Locating the rail terminal on this site
would also complement the existing Rail Museum to the south.

C

14TH AV

b
15TH AV

C The planned removal of the rail line along the west side of the
ConAgra site makes additional land available for development. Ideally
this new “site” would allow ConAgra to expand their footprint and
increase the efficiency and capacity of their operations.

192

c

16TH AV

D The north end of the South Main subarea abuts Downtown.
Redevelopment of these properties for mixed-use would take advantage
of high visibility from 9th Avenue and Main Street, and should integrate
quality architecture that defines the character of the subarea. This area
would benefit from additional potential if the South Expressway is
converted to an at-grade boulevard.
E The potential reconstruction of the South Expressway to an
at-grade boulevard would provide the opportunity for local commercial
or mixed-use development at 9th Avenue. This could include the
redevelopment of industrial buildings or the adaptive re-use of existing
buildings that reflect the traditional character of the neighborhood.
F These blocks provide an opportunity for multi-family development
that would support proposed mixed-use development along Main Street
and existing development in Downtown. The west side of these blocks
should include a strong buffer to help mitigate the noise from the South
Expressway.
G This site fronts on the proposed Main Street realignment, and
could accommodate commercial development that benefits from the
visibility of Main Street and proximity to the potential high-speed rail
station.
H

The visibility of this site offered by the Main Street realignment
provides the opportunity for commercial development that supports
other uses as redevelopment in the subarea occurs.

RAIL INFRASTRUCTURE

STREET NETWORK

SIDEWALKS & TRAILS

West of the South Expressway, many streets are disconnected or fragmented from
the overall grid. The planned removal of the 11th Avenue rail corridor provides an
opportunity to install new streets and provide new industrial opportunities. The City
should consider vacated rail corridors as opportunities for catalytic infrastructure
investment.

The current street pattern provides little direct connection to the primary corridors
in Downtown. A realigned Main Street would extend Downtown’s north-south axis
through this subarea and provide the energy for redevelopment. Completing
portions of the grid west of the South Expressway would also create new industrial
sites with improved connections to local and regional networks.

As new housing and commercial uses emerge in the subarea, the sidewalk network
should be expanded to ensure walkability along the Main Street corridor. New trail
segments would also provide connections to regional bike networks and expand
mobility to the north.
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This area includes a large and relatively flat tract of land. At
approximately 43 acres, the site could be subdivided to
accommodate large-scale industrial and distribution tenants
with an internal roadway that provides easy access to I-80.

Functional Framework Plan
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TERRAIN
This subarea’s terrain plays a significant role in its development
potential. The northeast and southwest quadrants of the
interchange offer flat areas that require little modification and
could easily accommodate development. The southeast
however, can only accommodate industrial development
footprints on top of existing ridges, although the valleys could
be used to manage stormwater and infrastructure.

New Office/Industrial Park

Local areas of commercial development could be
located along US 6 near the I-80 interchange and Iowa
Western Community College. These areas could
include hotels, restaurants, service centers, and other
hospitality-related and highway-related uses.
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Iowa Western Community College is a valuable
resource for developing young professionals. A
research/technology campus could serve as an
extension of the College and encourage the development of local innovation and industrial leadership.

CIRCULATION
On-site circulation should provide access to industrial and
office sites throughout the subarea. In the office/industrial
park area west of I-80, the local street network should include
decorative elements that create an attractive environment that
reflects the professional nature of the site.

COLLEGE RD
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Subarea Plans

I-80/HIGHWAY 6 SUBAREA PLAN

This site has direct access to I-80 and Hwy 6.
Industrial and logistics uses could be
developed on the crests of the rolling terrain in
this area, allowing for at-grade access to a local
road and allowing for stormwater management in lower-lying portions of the site.
Development on this site would require
extended water and sanitary infrastructure.

c

a

To serve new industrial development in this area, the
City should consider a new internal road that would
parallel I-80, minimizing the grade change along the
roadway, and connect to US 6 and Hubbard Road.

b

This area benefits from proximity to Iowa Western
Community College and access and visibility from I-80.
Future development should include office or industrial
uses that integrate attractive building and site design
that enhances the image of the City and region.

a
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Open space towards the southern portion of the site
could provide the opportunity for storwater detention
for industrial development and create an appropriate
buffer against surrounding land uses.
Access at the edge of the subarea is limited due to rail
corridors, highways, and terrain. To improve access to
Iowa Western Community College and regional
roadways from the south end of the industrial
development area, the City should consider extending
Hubbard Road over I-80, connecting it to College Road.

IOWA WEST COMMUNITY COLLEGE
Iowa Western Community College should be considered an
important partner in the development of this subarea. New
development west of I-80 could tie into academic programs,
research, mentorships, and other aspects of education and
business development.

