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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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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.
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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.
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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.
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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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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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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.
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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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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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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.
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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 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.
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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.
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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.
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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.
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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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