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REQUEST FOR PROPOSAL 

Burd Property Project — Architectural Services 

RFP Title: 
Architectural Services and Subconsultant Services (Structural, 
Mechanical, Plumbing, Electrical, and Fire/Life Safety) 

RFP No.: RFP-BURD-02 

Issue Date: September 9, 2026 

Proposal Due 
Date/Time: 

September 23, 2026, 5:00 p.m. Central Time 

Owner: Cedar Rapids Prep Facilities III, LLC, an Iowa limited liability company 

Owner's 
Representative: 

Complex Partners LLC 

Property: 

Burd Property — ±29 acres, City of Hiawatha, Linn County, Iowa 
(Assessor Parcel No. 11181-51007-0000); anticipated program of a 
±60,000 SF high school grades 9-12 (Cedar Rapids Prep), ±20,000 SF 
gymnasium/storm shelter, 3–5 athletic fields, ±1.5–2 acres of 
commercial/retail use, and 12 high-density residential rental units, 
subject to rezoning 

Transaction Status: 

Property under contract for purchase (Buyer executed 8/7/2026; 
awaiting Seller execution). See General Conditions regarding 
restrictions on Respondent's contact with the seller, seller's broker, 
and City of Hiawatha prior to Closing. 

Email Proposals and 
Questions To: 

RFPs@complexpartners.com 

For Additional 
Information Contact: 

Luke Paulsen — Luke@complexpartners.com — (407) 417-7776 

 

1. Project Overview & Background 

Cedar Rapids Prep Facilities III, LLC (“Owner”) is acquiring a ±29-acre site (the “Property”) at 
Assessor Parcel No. 11181-51007-0000 in the City of Hiawatha, Linn County, Iowa (legally 
described as Parcel B in Plat of Survey No. 1984, Linn County Recorder Book 9324, Page 265). 
Complex Partners LLC (“CP”) serves as Owner's Representative / Development Manager for the 
Project. 

The Property is currently under contract for purchase; Owner's obligation to close is contingent on 
completing due diligence and rezoning of the Property for a high school use with grades 9-12, to be 
operated as Cedar Rapids Prep. Owner's building and site program consists of: (i) an approximately 
60,000 SF high school building for grades 9-12; (ii) an approximately 20,000 SF gymnasium, which 
will also serve as a storm shelter; (iii) 3 to 5 athletic fields (football/soccer, baseball, and softball); 
(iv) approximately 1.5 to 2 acres of commercial/retail use; and (v) 12 high-density residential units 
for rent, most likely configured as townhomes for reduced-cost housing for teachers. Owner has 



  

2 

separately engaged a land planner to test conceptual site plan alternatives for this program; this 
RFP is for the architectural (and, through Respondent's sub-consultants, structural, mechanical, 
electrical, and plumbing engineering) services needed to advance the building program in parallel 
to the land planning effort. 

No general contractor is yet under contract for the Property. Owner anticipates retaining a civil 
engineer, geotechnical engineer, and environmental consultant separately; Respondent should 
anticipate coordinating with each of these firms as they are retained. 

The Owner is seeking a design team to develop a thoughtful and comprehensive understanding of 
the project’s program, mission, culture, and operational needs, going beyond a traditional test-fit 
approach. The design should be purposeful and reflect the unique identity of the project while 
remaining functional, practical, and within the established scope and budget. The goal is a well-
designed, mission-aligned facility that avoids a conventional institutional feel without pursuing 
unnecessary complexity or cost. 

2. Scope of Services Requested 

Respondent shall provide the following services, organized in two phases as described below. 

Phase 1 — Due Diligence & Feasibility (Pre-Closing) 

Phase 1 supports Owner's due diligence and rezoning efforts and should be scheduled to 
substantively complete within Owner's due diligence period (see Schedule below). Phase 1 services 
shall include, at a minimum: 

2.1 Test-fit and feasibility analysis of the full confirmed program — the high school, 
gymnasium/storm shelter, athletic fields, commercial/retail component, and 
residential/townhome component — on the Property, developed in coordination with, and 
consistent with, the land planner's concurrent conceptual site plan alternatives , and 
accounting for the significant grade change on the site, the Property's anticipated 
balanced-site grading (cut/fill balance), and the resulting building-pad elevations, views, 
and stormwater detention requirements. 

2.2 Site test-fit and parking analysis for all proposed uses (high school, gymnasium, athletic 
fields, commercial/retail, and residential/townhome), including code-required parking 
counts by use, and demonstration that the full program fits within the ±29-acre site 
together with required setbacks, buffers, and internal circulation. 

2.3 Massing studies and conceptual building elevations for all proposed uses — the high 
school, gymnasium/storm shelter, commercial/retail building(s), and 
residential/townhome building(s) — regardless of which uses ultimately proceed to full 
design under this engagement (see Phase 2 scope boundary below). 

2.4 Preliminary code analysis: applicable building code edition and local amendments, 
occupancy classification (anticipated Group E for the school and Group A for the 
gymnasium/assembly spaces), construction type, and allowable area/height analysis for 
the program as sited. [Assumes the 2024 International Building Code and International 
Fire Code, as adopted by the State of Iowa and the City of Hiawatha, apply; Respondent 
should confirm the exact code edition and any local amendments before finalizing its 
proposal.] 
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2.5 Preliminary storm shelter feasibility and code-basis analysis. [The IBC (2015 edition and 
later) mandates storm shelters in new Group E occupancies with an occupant load of 50 
or more located within the ICC 500 250-mph tornado design wind speed zone, which 
covers most of Iowa; Respondent should confirm whether the Property falls within that 
zone and identify the applicable design standard (ICC 500 and FEMA P-361) and occupant 
capacity the shelter must serve. Owner's program in any event contemplates a combined 
gymnasium/storm shelter.] 

2.6 Preliminary structural, mechanical, electrical, and plumbing systems narrative, through 
Respondent's sub-consultants, sufficient to flag any major feasibility issues (e.g., 
foundation/soils considerations in coordination with the geotechnical engineer once 
retained, utility capacity in coordination with the civil engineer). 

2.7 Delivery of the test-fit, massing, parking, and elevations work above in a form suitable for 
use in the land planner's rezoning submittal and City of Hiawatha public hearings, on a 
schedule that supports the rezoning timeline during the sixty (60) days due diligence. 

2.8 Input on the zoning "change in use" analysis for the building program, including 
confirmation that the athletic fields and any related accessory structures (press box, 
dugouts, concession/restroom building, if included in Owner's program) are an allowed 
use, coordinated with Owner's land planner and civil engineer. The City of Hiawatha does 
not currently allow schools to have accessory uses such as ballfields; this is being 
addressed during the rezoning process led by Owner's land planner. 

2.9 Input to the overall master plan / land subdivision approval process led by Owner's land 
planner and civil engineer, including massing and building-envelope information needed 
to support platting. 

2.10 Preliminary building utility demand information (water, sanitary sewer, electrical) to 
support the civil engineer's utility-provider and service-agreement coordination. 

2.11 Summary memorandum of anticipated code, entitlement, and design issues, and 
recommended next steps for Phase 2. 

2.12 Attendance at weekly OAC meetings with Owner/CP during Phase 1. 

2.13 Identification of any additional scope of work, for Phase 1 and not otherwise described 
above, that Respondent believes should be included based on its experience with 
comparable secondary school, storm shelter, and mixed-use projects, together with 
Respondent's recommended approach and the associated fee impact. 

Phase 2 — Full Design Services (Contingent on Closing) 

Phase 2 is contingent on Owner's successful acquisition of the Property and completion of 
rezoning, and shall proceed only upon Owner's written authorization. Phase 2 services shall 
include, at a minimum: 

2.14 Schematic Design, Design Development, Construction Documents, and Construction 
Administration for the high school building and the gymnasium/storm shelter building. 

2.15 Structural, mechanical, electrical, and plumbing engineering design for both buildings, 
provided through Respondent's own proposed sub-consultants (this RFP is issued without 
a pre-selected or directed sub-consultant team; Respondent should identify its own 
structural and MEP engineers). 
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2.16 Storm shelter design and documentation per the design standard and occupant capacity 
confirmed in Phase 1, including hardened door and envelope specifications. A third-party 
storm shelter peer reviewer is anticipated to be retained separately by Owner, with 
Respondent assisting Owner in soliciting reviewer proposals; the fee for the third party 
reviewer is not included in Respondent's basic services fee. 

2.17 Life-safety design consistent with the applicable IBC edition and NFPA 101, and 
coordination on school-security hardening (e.g., a monitored/controlled single point of 
entry vestibule, visitor management provisions, and classroom-lockdown-capable door 
hardware) consistent with current secondary-school design practice. 

2.18 Evaluation of in-building emergency responder radio coverage (ERRC) requirements under 
the applicable fire code, and coordination on any required radio repeater/booster system. 

2.19 Accessibility (ADA/ANSI A117.1) compliance review, plumbing fixture-count analysis for 
the anticipated occupant load, and elevator design coordination, including any storm-
shelter-specific door and access requirements. 

2.20 Design of athletic-field-related structures, if included in Owner's program (press box, 
dugouts, concession/restroom building), coordinated with the land planner/civil engineer 
on field layout and orientation for the 3 to 5 athletic fields (football/soccer, baseball, and 
softball). 

2.21 Interior space planning and finishes for classrooms, administrative areas, gymnasium, 
and shared/shelter spaces. 

2.22 Coordination with Owner's civil engineer, land planner, and geotechnical engineer, and 
with a general contractor or construction manager once retained, including 
constructability review and cost-estimating support at each design phase against Owner's 
construction budget. 

2.23 Assistance with building permit applications and response to permit review comments. 

2.24 Construction administration services, including weekly OAC meetings (virtual or in-
person) during construction, submittal review, RFI response, periodic site observation, 
and closeout/as-built documentation. 

2.25 Identification of any additional scope of work, for Phase 2 and not otherwise described 
above, that Respondent believes should be included based on its experience with 
comparable secondary school, storm shelter, and mixed-use projects, together with 
Respondent's recommended approach and the associated fee impact. 

2.26 There will be no vertical design work related to the development of the commercial/retail 
parcel or the residential parcel; however, the civil engineer engaged for this project shall 
be responsible to provide all construction plans and specifications for (i) mass grading the 
entire site to make it a balanced site and (ii) taking utilities to within 5' of the property lines 
for these pads. 

Deliverables: a Phase 1 due diligence/feasibility memorandum, together with a site test-fit and 
parking plan, massing studies, and conceptual elevations covering all proposed uses, as described 
above; and, if and when Phase 2 is authorized, a full set of schematic design, design development, 
construction document, and construction administration deliverables customary for 
institutional/educational construction of this scale, in both editable digital and print-ready format. 
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3. Schedule 

Respondent shall propose a Phase 1 schedule that supports delivery of the test-fit, massing, 
parking, elevations, and code/feasibility memorandum in time to support the land planner's 
rezoning submittal. Respondent's Phase 1 architectural work is to run concurrently within the same 
sixty (60) day period allocated to the land planner's Phase 1 site-planning work under Owner's 
development schedule, subject to any delays by the City of Hiawatha. Respondent should 
separately propose an indicative Phase 2 schedule, by design phase (consistent with the phase 
breakdown requested in Fee Proposal Structure below), for planning purposes, to be finalized once 
Phase 2 is authorized and a construction delivery method and general contractor/construction 
manager are selected. 

4. Qualifications & Experience Requested 

4.1 Firm overview and relevant experience designing public or private secondary (high) school 
facilities of comparable size, including at least three comparable project examples 
completed within the last seven years. 

4.2 Specific experience designing storm shelter/safe room facilities meeting ICC 500 and/or 
FEMA P-361. 

4.3 Identification of proposed structural, mechanical, electrical, and plumbing sub-
consultants, including each firm's relevant project experience. 

4.4 Demonstrated ability to test-fit and mass athletic facility/field-support structures, 
retail/commercial buildings, and multifamily/townhome product types, in addition to 
educational facilities, including at least three comparable project examples for each 
building type if not combined in a single mixed-use project. This should include the status 
of the example projects, the lead designer, and a list of the design consultants on the 
projects; identify any teaming partner used for the retail or residential building types if 
Respondent does not carry that experience in-house. 

4.5 Names, roles, and resumes of the specific proposed project team, including the principal-
in-charge and project architect who will serve as day-to-day contacts. 

4.6 At least three professional references from comparable school or institutional projects 
completed within the last five years, including project name, owner contact, and scope 
performed. 

4.7 Familiarity with the City of Hiawatha and/or Linn County building permitting process. 

5. Fee Proposal Structure 

Respondent shall propose a fixed fee or hourly not-to-exceed (“NTE”) fee for Phase 1 services, 
together with the number of coordination meetings and site visits included. For Phase 2, 
Respondent shall propose its fee methodology as either (a) a percentage of construction cost or (b) 
a fixed fee, in either case broken down by the following design phases, with the percentage of total 
fee, dollar amount, and anticipated duration proposed for each: 

5.1 Schematic Design [40% complete] — floor plans with basic dimensions of the building, 
roof plan, circulation, blocks of areas including square footage, blocks of elevations and 
preliminary finishes for all areas, basic site layout, and a basic mechanical system, 
electrical service, and plumbing locations. 
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5.2 Design Development [60% complete] — floor plans with defined rooms and dimensions; 
preliminary ceiling plans with heights and ceiling type; elevations showing finishes, basic 
construction, and window/storefront areas, with all interior and exterior finishes 
developed and finalized; structural, mechanical, electrical, plumbing, and life-safety/fire 
systems developed; and a preliminary specification book. 

5.3 Construction Documents [100% complete] — complete construction dimensions and 
finish specifications; a complete specification book covering all divisions relevant to the 
Project; structural, mechanical, electrical, plumbing, life-safety, and fire systems 
complete with all details, dimensions, and specifications; architectural drawings 
complete and biddable/permittable; and a layout for furniture, data, audio-visual 
equipment, and visual displays. 

5.4 Procurement Phase 

5.5 Construction Administration, together with the number of site visits included by discipline 
(architectural, structural, and MEP), and hourly rates for site visits beyond those included 

If proposed as a percentage of construction cost, Respondent should confirm whether its fee will 
adjust proportionally if Owner's construction budget changes prior to fee finalization. Respondent 
shall also provide an hourly rate schedule by personnel classification for additional services 
beyond the scope described above. Pricing for reimbursable expenses and sub-consultant 
supplemental or additional services shall be consistent with Section 7.5. Regardless of fee 
structure, Respondent shall provide a line-item breakdown of its proposed fee — by task for Phase 
1, and by design phase and discipline (architectural, and each of structural, mechanical, electrical, 
and plumbing engineering) for its proposed Phase 2 methodology — sufficient for Owner to evaluate 
the cost of each component of the scope of services. Respondent's fee proposal shall remain valid 
for a minimum of 90 days from the proposal due date. 

6. Insurance & Licensing Requirements 

6.1 Commercial General Liability — $1,000,000 per occurrence / $2,000,000 aggregate. 

6.2 Professional Liability (Errors & Omissions) — $6,000,000 per claim / $10,000,000 
aggregate. 

6.3 Workers' Compensation — statutory limits; Employer's Liability 
$1,000,000/$1,000,000/$1,000,000. 

6.4 Respondent shall name Owner and Complex Partners LLC as additional insureds on its 
Commercial General Liability and, if applicable, Automobile Liability policies, with such 
coverage primary and non-contributory to any insurance maintained by Owner or 
Complex Partners LLC. 

6.5 Professional Liability coverage is written on a claims-made basis and shall be maintained 
with a retroactive date no later than the commencement of Respondent's services under 
this engagement, continuously through completion of Respondent's services, and for a 
minimum of three (3) years thereafter (whether through policy renewal or an extended 
reporting period/"tail" endorsement), so that coverage remains available for claims made 
after completion of the engagement. 

6.6 Respondent shall provide Owner not less than thirty (30) days' prior written notice of any 
cancellation, non-renewal, or material reduction in coverage, limits, or terms of any 
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insurance required under this Section (ten (10) days' notice in the case of cancellation for 
nonpayment of premium). 

Respondent, and each structural, mechanical, electrical, and plumbing sub-consultant, shall hold 
all licenses and registrations required under Iowa law to perform the proposed scope, including 
Iowa architectural licensure for the architect of record and Iowa professional engineering licensure 
for each engineering discipline. 

7. Anticipated Contract Terms 

Owner anticipates contracting with Respondent on AIA Document B101-2017, Standard Form of 
Agreement Between Owner and Architect ("Owner-Architect Agreement") — the standard AIA form 
for a full basic-services architectural engagement. Respondent will in turn engage its own 
structural, mechanical, electrical, and plumbing sub-consultants directly (Owner is not a party to 
those agreements); Respondent's agreements with its sub-consultants should carry back-to-back 
insurance, indemnification, and intellectual-property terms consistent with the Owner-Architect 
agreement. The following business terms are anticipated: 

7.1 Dispute resolution by litigation in a court of competent jurisdiction (not arbitration) in 
Iowa; governing law of the State of Iowa. 

7.2 Owner may terminate for convenience on 7 days' written notice; either party may 
terminate for uncured material nonperformance on 7 days' written notice. 

7.3 Instruments of Service (reports, plans, drawings, and work product): Architect and its 
consultants retain ownership/copyright; Owner receives a nonexclusive license, at no 
additional charge, to use the work product for purposes of constructing, using, 
maintaining, altering, and adding to the Project. 

7.4 Late payment interest of 6% per annum on undisputed amounts unpaid more than 30 
days after invoice. 

7.5 Reimbursable expenses billed at no markup (0% administrative fee) for Respondent's 
basic services; compensation for Respondent's sub-consultants' supplemental or 
additional services, when not separately priced, at invoiced cost plus a 10% markup. 

7.6 Termination fee and post-termination licensing fee (if Owner continues using 
Respondent's Instruments of Service after termination for Owner's convenience): none — 
Owner pays only for services performed prior to termination. 

7.7 No limitation-of-liability cap is assumed by default in this RFP; any such cap (for example, 
a cap tied to Respondent's basic services fee) is a matter Owner will address at contract 
negotiation following selection, not a term proposed here. 

8. General Conditions 

8.1 This RFP does not commit Owner or Complex Partners LLC to award any contract, and 
neither is responsible for any cost incurred by Respondent in preparing a proposal. 

8.2 Owner reserves the right to withdraw this RFP, amend this RFP or issue written addenda 
prior to the proposal due date, to reject any or all proposals or waive informalities, and to 
negotiate with one or more respondents. 
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8.3 The contents of this RFP and any resulting proposal shall be treated as confidential; 
Respondent shall not publicize its response or selection without Owner's prior written 
consent. 

8.4 Respondent shall disclose any actual or potential conflict of interest with Owner, 
Complex Partners LLC, the seller of the Property, or the seller's broker, and shall certify 
that its proposal was prepared independently, without collusion with any other 
respondent. 

8.5 The Property is under contract but has not closed. Respondent shall not contact the 
seller, the seller's broker, or the City of Hiawatha regarding the Property without Owner's 
prior written consent, except as expressly authorized by Owner in connection with the 
rezoning process described above. 

9. Submission Instructions 

This RFP is issued on the following timeline, using the same dates as the concurrently issued Land 
Planning & Site Design Services RFP. 

9.1 Issue Date: September 9, 2026. 

9.2 Questions regarding this RFP shall be directed in writing to Complex Partners LLC via 
email to RFPs@complexpartners.com no later than September 16, 2026, 5:00 p.m. 
Central Time. 

9.3 Owner's Representative will distribute written responses to all respondents no later than 
September 18, 2026, 5:00 p.m. Central Time. 

9.4 Proposals shall be submitted electronically to Complex Partners LLC via email to 
RFPs@complexpartners.com no later than September 23, 2026, 5:00 p.m. Central Time. 

9.5 Proposals shall be organized in the order of the sections above, with a cover letter 
identifying the firm's primary contact. 

10. Evaluation Criteria 

10.1 Relevant experience designing secondary (high) school facilities and storm shelter/safe 
room facilities of comparable scope. 

10.2 Qualifications of proposed structural, mechanical, electrical, and plumbing sub-
consultants. 

10.3 Demonstrated ability to address the full program (school, gymnasium/storm shelter, 
athletic support structures, and, if applicable, retail/residential components) or a 
qualified teaming approach. 

10.4 Qualifications and availability of the proposed project team; having adequate staffing 
available. 

10.5 Proposed Phase 1 fee and proposed Phase 2 fee methodology. 

10.6 Proposed approach and schedule for supporting Owner's due diligence and rezoning 
timeline. 

10.7 References and past performance. 
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11. Exhibit A — Reference Materials 

The following materials, to the extent available, will be provided to Respondent upon selection or 
upon execution of a mutual non-disclosure agreement if required by Owner prior to selection. 
Respondent should identify in its proposal any additional information it would require to complete 
the scope of services described above. 

11.1 City of Hiawatha correspondence regarding zoning classification and site development 
considerations for the Property (email from the City's Community Development Director, 
dated July 17, 2026), including the City's recommendation that the Property be rezoned to 
the C-ORS district and that the Unified Development Code's definition of "schools" be 
amended to include accessory/support facilities. 

11.2 City of Hiawatha Design Guidelines, applicable to the Property under the City's site 
development review process. 

11.3 Title commitment (subject to redaction of price and party-specific terms, at Owner's 
discretion). 

11.4 Any existing wetlands delineation or FEMA floodplain mapping applicable to the Property. 

11.5 Land planner's conceptual site plan alternatives and preferred concept plan, once 
available. 

11.6 ALTA/NSPS survey (if completed). 

11.7 Phase I Environmental Site Assessment (if completed). 

11.8 Geotechnical report (if completed). 

11.9 Owner's educational space program or specifications, if developed beyond the summary 
program described above. 



 
 

 
COMPLEX PARTNERS LLC  720-237-5900 
Denver, Colorado   www.complexpartners.com 

Exhibit A: 

11.1: City of Hiawatha correspondence regarding zoning classification and site development 
considerations for the Property
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Exhibit A: 
11.2: City of Hiawatha Design Guidelines
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Section 1 Introduction 

Hiawatha Design Guidelines 1 

 

 

 
The purpose of these guidelines are to give clarity to future growth areas 

of Hiawatha as clarified under “Applicable Areas” in this document. Per- 

tinent to aesthetics of a community is the design of the site, landscaping, 

buildings and other components that are observed by the public. 

 
The following GOALS form the basis for this document: 

 
GOALS: 

 
Guide future development and redevelopment of the I-380 Corridor, 

North Center Point Road, Boyson Road, Tower Terrace Road and future 

Edgewood Road Extension. 

 
Attract new business and enhance property values. 

 
Allow for diversity in design yet be harmonious in appearance. 

 
Allow development and redevelopment to incrementally occur over time 

in a planned fashioned. 

 
Create a pedestrian friendly environment that encourages use from Hi- 

awatha citizens and people visiting the community. 

 
Establish a means to apply and enforce the guidelines included herein to 

achieve the project goals. 

 
SUMMARY: 

 
To maintain creativity and encourage a vibrant, unique mix of develop- 

ment and architecture, these guidelines establish minimum parameters to 

maintain a “planned look.” As a result, these guidelines are not all-inclu- 

sive, but instead establish the minimum for the development of the area. 

The City of Hiawatha Unified Development Code shall also apply. 

 
Review decisions will have to be made and each new development will 

have to be reviewed independently, but in the context of the whole. A 

checklist of design guidelines shall be submitted with a site plan to be 

reviewed by staff and the Planning and Zoning Commission. 
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Section 2 Applicable Areas 
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These Design Guidelines will assist in ensuring continuity in long range plan- 

ning and development. They will include the I-380 Corridor, North Center Point 

Road, Boyson Road, Tower Terrace Road (including City of Robins frontage), 

Robins Road (from Emmons to Tower Terrace) and Edgewood Road Extension 

as shown in the diagram below. 

 

 

 

 

 

 

I-380 

 

Hiawatha 

 

 

 

 

 
I-380 

 

These Design Guidelines shall apply to: 
 

New Construction 

New uses/conversions of existing buildings 

Additions to existing buildings: 

When the addition exceeds 25% of the gross square footage of the existing 

building or when the cost of the addition exceeds 50% of the assessed value 

within five years the entire building and site will be required to conform. 
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Section 3 Definitions 
 

 

 

Appearance 

Appropriate 

Architectural concept 

 
 

Architectural feature 

Architectural style 

Attractive 

 
Berm 

City 

Code 

Cohesiveness 

 

 

Compatibility 

Exterior building component 

External design feature 

 

 

 
 

Graphic element 

 

 

Harmony 

 

 

Landscape 

 

 

Landscape buffer 

 

 

Mechanical equipment 

The outward state, condition and style that is visible to the public. 

Sympathetic, or fitting, to the surrounding context and community. 

The basic aesthetic idea of a building, or a group of buildings or structures, 

including the site and landscape development, that produces the architectural 

character. 

 
A prominent or significant element of a building, structure, or site. 

The characteristic form and detail, of a particular theme/style. 

Having qualities that create interest and pleasure in the observer. 
 

A raised form of earth to provide screening or to improve the aesthetic character. 

City of Hiawatha. 

The City of Hiawatha Unified Development Code. 

 
Unity of composition between design elements of a building or a group of build- 

ings and the landscape/site development. 

Harmony in appearance and function. 

An essential and visible part of a building. 

 
The general arrangement of any portion of a building, sign, landscaping, or struc- 

ture and including the kind, color and texture of the materials of such portion 

and the types of roof, windows, doors, lights, attached or ground signs, or other 

fixtures appurtenant to such portions as will be open to public view from any 

street, place or way. 

 
A letter, illustration, symbol, figure, insignia or other device employed to express 

and illustrate a message or part thereof. 

 
A quality that represents cohesive and congruent arrangement of parts, as in an 

arrangement of varied architectural and landscape elements. 

 
Plant materials, topography and other natural physical elements combined in 

relation to one another and to man-made structures. 

 
Plant materials, topography and other natural physical elements used to help 

screen and visually soften building and site elements. 

 
Equipment, devices and accessories, the use of which relates to water supply, 

drainage, heating, ventilating, air conditioning and similar purposes. 
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Section 3 Definitions 
 

 

 

Miscellaneous structures 

 

 
 

Parking Area & Buffer 

 

 

 

 
 

Parking Bay 

Plant material 

Pervious Area 

 

Proportion 

 

 

Scale 

 

 

Screening 

Set back 

Shrub 

Sign 

 

Street hardware 

 

 
 

Streetscape 

 

 
 

Utilitarian structure 

 
 

Utility hardware 

Structures, other then buildings, visible from public ways. Examples are: me- 

morials, stagings, antennas, water tanks and towers, sheds, shelters, fences and 

walls, transformers, drive-up facilities. 

 
A three foot (3’) high and a ten foot (10’) wide parking area screen using land- 

scaping and/or masonry wall (consistent with building materials) or berm. Screen 

should be continous along the front (street side) of the parking area and sur- 

rounding each end of the parking area visible from the public R.O.W. for parking 

within 25 feet of the R.O.W. 

 
Parking Bay is defined as one row of parking. 

 
Trees, shrubs, vines, ground covers, grass, perennials, annuals and bulbs. 

 
The total horizontal area of site that is not covered by building, roofed or covered 

spaced, paved surfaces, walkways or any other site improvements. 

 
Balanced relationship of parts of a building, landscape, structures or buildings to 

each other and to the whole. 

 
Proportional relationship of the size of parts to one another and to the human 

figure. 

 
Structure or planting that conceals from public view. 

 
A specified area that has additional requirements or restrictions. 

A multi-stemmed woody plant other than a tree. 

A notice, name, symbol, direction, warning, advertisement, etc., that is visible to 

the public. 

 
Man-made objects other than buildings that are part of the streetscape. Examples 

are: lamp posts, utility poles, traffic signs, benches, litter containers, planting 

containers, letter boxes, fire hydrants. 

 
The scene as may be observed along a public street or way composed of natural 

and man-made components, including buildings, paving, planting, street hard- 

ware and miscellaneous structures. 

 
A structure or enclosure relating to mechanical or electrical services to a building 

or development. 

 
Devices such as poles, crossarms, transformers and vaults, gas pressure regulat- 

ing assemblies, hydrants and buffalo boxes that are used for water, gas, oil, sewer 

and electrical services to a building or a project. 
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R.O.W. General Guidelines: 

 
Design intent would be to plant trees between the sidewalk and street, or 

within 50 feet from the center of the street. Utilities would be buried and the 

sidewalk located approximately 1’ from the front property line. See following 

pages for R.O.W. Guidelines. 

 
R.1 Maintain a continuous planting of street trees between the street 

and sidewalk. Each street will have similar grouping of trees (form and 

height) spaced at 40’ on center. 

 
R.2 New and existing utilities to be designed shall be placed 

underground. 

 
R.3 Additional criteria regarding right-of-way design shall adhere to 

the guidelines defined by the City of Hiawatha and the Unified 

Development Code. 
 
 

R.O.W. 

Property 

Line 

 

 

 

 
25’ 

 

 
Building with 

no parking 

 

 

 
Photo showing no parking in front of 

building, shade trees in R.O.W. and 

See following pages for right-of- 

way specifics 
Front yard 

Setback 

 
1’ 

in front 

utilities buried. 

 

 

 

Photo showing no parking in front of 

buildings, but does not show a 3’ tall 

continuous landscape screen or berm 

for parking area and utilities are not 

underground. 

5’ Sidewalk/10’ Trail 

where applicable 

Lawn/shade trees @ 40’ on 

center per city approved list 

 

 

 

 

 

 

 

 

 

 

 

 

 

screen using landscaping and/or masonry wall (consistent 

with building materials) or berm. Screen should be contin- 

uous along the front (street side) of the parking area and 

surrounding each end of the parking area visible from the 

public R.O.W. for parking within 25 feet of R.O.W. 

Area Buffer 

R.O.W. 

Property 

Line 

10’ walk/ 

landscape zone 

parking 

zone 

Building with 

parking 

in front 

A three foot (3’) high and a ten foot (10’) wide parking area 



Hiawatha Design Guidelines 6 

Section 4 Design Criteria 
 

 

 

TREE GROUPINGS Trees are approved for placement within Street rights-of-way in 

accordance with the prohibited and recommended tree lists in Hiawatha 

Ordinance Chapter 165, Appendix A. No other species will be allowed 

unless prior approval is granted by the City of Hiawatha.  

 

                                             Planting arrangements shall provide visual continuity while allowing for 

horticultural diversity. It is recommended that one group be selected for 

a continuous street corridor. If a corridor has a visual interruption, or 

change in direction, a different group may be used.  

 

                                            *Note: This Design Criteria is not designed to supersede any other code 

or ordinance that is more restrictive. 

 

 

   (TREE TABLES REMOVED) 
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(TREE TABLES REMOVED) 
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         (TREE TABLES REMOVED) 
 

 
 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

*Note: This Design Criteria is not 

designed to supersede any other 

code or ordinance that is more 

restrictive. 
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R.O.W. Specific Guidelines 

R.O.W. Guidelines will include North Center Point Road (alternate 

setbacks and site designs are found in Hiawatha Unified Development 

Code, section 165.47 and “Appendix B”) and Boyson Road. Additional 

guidelines are found in the Hiawatha Unified Development Code, section 

165.47 and “Appendix A.” 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
25’ 

 

 

Property 

Line 

North Center Point Road 

100’ R.O.W. 

 

 

Property 

Line 

 

 

 

 

 
25’ 

 
Building height 

varies with zon- 

ing. See Unified 

Development 

Code. 

Front yard 

Setback 

1’ 

10’ 

Sidewalk/ 

Trail 

(East) 

 

 

 

 

 

 

 

 

 

 

 

 

25’ 

 

 
Property 

Line 

Boyson Road 

80’ R.O.W. 

 

 
Property 

Line 

 

 

 

 

25’ 

 

Building height 

varies with zon- 

ing. See Unified 

Development 

Code. 

Front yard 

Setback 

1’ 
5’ sidewalk 

 

 
 

13.5’ 

tree line/ 

shade trees 

 

 

41’ 

2 Lanes 

With 

Center 

Turning 

Lane 

 

 

 
8.5’ 

tree line/ 

shade trees 

Front yard 

Setback 

1’ 
10’ 

Sidewalk/ 

Trail 

(South side) 

Front yard 

Setback 

1 2 3 4 

1’ 17.5’ 53’ 12.5’ 

5’ sidewalk tree line/ 

shade trees 
4 Lanes tree line/ 

shade trees 
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Property 

Line 

Robins Road 

80’ R.O.W. Property 

Line 

25’ 

Front yard 

Setback 

1’ 

Building height 

varies with zon- 

ing. See Unified 

25’ 
Development 

Front yard 
Code.

 
Setback 

13.5’ 
41’ 8.5’ 1’ 

 

R.O.W. Specific Guidelines 

R.O.W. Guidelines will include Robins Road (alternate setbacks and 

site designs are found in Hiawatha Unified Development Code, section 

165.47 and “Appendix B”). Additional guidelines are found in the Hi- 

awatha Unified Development Code, section 165.47 and “Appendix A.” 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5’ sidewalk tree line/ 

shade trees 

 

2 Lanes 

With 

Center 

Turning 

Lane 

tree line/ 

shade trees 

10’ 

Sidewalk/ 

Trail 

(East side) 
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R.O.W. Specific Guidelines 

R.O.W. Guidelines will include Tower Terrace Road (including City of Robins 

frontage) and Edgewood Road Extension. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 
25’ 

 
Property 

Line 

Tower Terrace Road 

120’ R.O.W. 

 

Property 

Line 

 

 

 

 
25’ 

Building height 

varies with zon- 

ing. See Unified 

Development 

Code. 
Front yard 

Setback 

1’ 
10’ 

 

 

16.5’ 
tree line/ 

1 2 3 4 

 
65’ 

4 Lanes 

 

 

21.5’ 
tree line/ 

Front yard 

Setback 

1’ 
5’ sidewalk 

Sidewalk/ shade trees 
Trail 

South 

With 

Center 

Turning 

Lane 

shade trees 

 

 

 

 

 
 

 

 

 

 

 

25’ 

 

 

 
Property 

Line 

Edgewood Road 

120’ R.O.W. 

 

 

 
Property 

Line 

 

 

 

 

 

25’ 

 

 
Building height 

varies with zon- 

ing. See Unified 

Development 

Code. 
Front yard 

Setback 

1’ 
10’ Sidewalk/ 

Trail 

(West Side) 

 

 
14.5’ 

tree line/ 

shade trees 

1 2 3 4 

 
69’ 

4 Lanes 

With 

Center 

Island/ 

Turning 

Lanes 

 

 
19.5’ 

tree line/ 

shade trees 

Front yard 

Setback 

1’ 
5’ sidewalk 
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Property 

Line 
from edge 

of    

parking 

Building 

Parking area 

buffer 

10’ wide screen 
Sidewalk 

 

Site Development Guidelines: 

S.1 When Commercial or Industrial Zoning abuts Residential Zoning, see 

Hiawatha Unified Development Code to determine set-backs and 

regulations. 

S.2 Parking will be allowed in front of building with proper buffer or set- 

back (as required). All other parking must be to the side of rear. 

R.O.W./ 
 

10’ setback 

 

 

 

 

 

 

 

 

 

 
 

 
One Parking bay is allowed 

in front of building. 

S.3 Maintain a 3’ high and 10’ wide (minimum) parking area buffer 

between parking and public sidewalk (as required). 

S.4 Parking area buffers shall be treated with low walls, natural stone 

arrangements, plantings, berms, other means so as to visually minimize 

parking areas from public view. 

S.5 Screening of service yards and other areas that tend to be unsightly 

shall be accomplished by use of walls, fencing, planting or combinations 

of those. Screening shall be equally effective in winter and summer. 

Design and materials should be compatible with building. 

S.6 Newly installed utility services and service revisions shall be 

underground. Electrical transformers and connection boxes/pedestals shall 

be screened in the public R.O.W. 

S.7 A ratio one tree for every 12 parking stalls should be provided as 

interior landscaping in the parking area. Also, see Hiawatha Unified 

Development Code, section 165.47 and Appendix A. 

S.8 Provide a 10’ minimum planting area between every four parking bays 

for parking areas of 40 stalls or more. 

S.9 Unity of design shall be achieved by repetition of certain plant 

varieties and other materials in correlation with adjacent developments. 

S.10 Lighting standards and fixtures for the parking areas and drives shall 

be similar in appearance. Fixtures shall be “sharp cut-off” to control light 

spillage from adjacent properties and promote “dark sky” concepts. (See 

Hiawatha Ordinance Chapter 168 Lighting Code) 
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A ratio 

of one tree per 

12 parking stalls, 

to be arranged 

uniformly in lot 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Main 

Entry 

on front 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Building 

12 

11 

10 

9 

8 

7 

6 

5 

4 

3 

2 

1 

 
12 Landscape 
11 plantings as 

10 appropriate to 

9 buffer parking 

8 area to adjacent 

7 property. 

6 

5 

4 

3 

2 

1 

 

10’ 

 

 

 

 
Parking Area Buffer 

 

 
R.O.W. 

 
Lawn & Street trees 

@ 40’ O.C. Max 
 

Arterial Street 
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“Green Parking Area” Design Criteria Section 4 
 

In an attempt to mitigate pollution associated with storm water run-off 

from parking areas, “rain gardens” or “bioswales” are recommended. 

Trees planted 

40’ on center 

 

 
10’ Minimum planting 

area between every four 

parking bays, is required 

for parking areas of 40 

stalls or more. Recom- 

mend area becomes rain 

garden and bioretention 

basins to collect water run- 

off and filter pollutants. 

Use slotted curbs, wheel 

stops or no curb to allow 

for water penetration. 

 

 
Ratio of one tree per 

12 parking stalls 

 

 

 

 

 

 

 

 

Low 

platings 

and native 

grasses 

Trees 

40’ on center 

 

 

 

 

 

 
 

Typical rain garden in 

parking area 

 
25’ Front Setback 

R.O.W. 

 
Main 

Entry 

on side 

 

 

 

 
Building 

 
Parking Area 

Buffer 

 

 

 
Arterial Street 
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The following renderings illustrate the effect of these site and right-of-way recommendations 

to achieve a continuous and unified green corridor image. 
 

 
 

 
 

Existing Conditions 

at Boyson Road 

 

 

 

 

 

 

 

 

 

 

 

 
 

Existing Conditions 

at Tower Terrace Road 

 

 
 

Enhanced Images showing landscaping options. 

 

 

 

 

Images illustrate a continuous shrub row only. A berm, low walls, or landscape 

plantings are encouraged. 
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R.O.W. Site Triangle Corner Visual Clearance Required: In all districts nothing shall be erected, 

placed, planted or allowed to grow on a corner lot in such a manner as to 

significantly impede vision between a height of two feet and ten feet above the 

center line street grades of the area described as follows: that triangular shaped 

area bounded by the street or road right-of-way lines, 30 feet from said corner. 

 
 

Corner Visual Clearance: That area bounded by the street right-of-way lines 

of a corner lot and a straight line joining points on said right-of-way lines 

thirty (30) feet from the point of intersection of said right-of-way lines. (see 

figure 1) 
 

 

 

 

 
 

Figure 1 (Corner Visual Clearance) 
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Good use of exterior building 

materials, scale, landscaping, 

appropriate roof slope, etc. 

 

 

 

 

 

Good use of exterior building 

materials, scale & landscaping. 

Reflective glass is designed as  

a secondary element (B.7) 

 

Building & Material Guidelines: 

B.1 Buildings shall be designed to be compatible with pedestrians and 

neighboring context. Close attention is to be paid to volume, massing 

and roof lines and transitioning to adjacent properties, especially 

residential housing. 

 
B.2 Overhead doors shall not be located on the front facade of the building 

elevation. 

 
B.3 Materials and finishes shall be selected for their durability and wear as 

well as for their aesthetic value. Proper measures and devices shall be 

incorporated for protection against the elements, neglect, damage and 

abuse. 

 
B.4 All building elevations visible from any public right-of-way are 

encouraged to use similar building materials as used on the front facade. 

 
B.5 Buildings shall have a change in materials or a facade plan offset 

approximately every 50 feet. Multiple smaller offsets are encouraged if 

such offsets visually break the mass and scale of the building. 

 
B.6 Exterior building materials visible to the public will be, but not limited 

to, the following: brick, stucco (or stucco look), stone or cultured stone, 

precast, textured concrete block (“split face,” “rockface,” etc. smooth 

only used as accents, not primary building material) fiber cement siding 

and glass. (CPR-1 and CPR-2 shall be primarily architecturally masonry 

products). 

 
B.7 Renderings of all building elevations shall be submitted for review, 

including materials to be used and in what percentages said materials 

will be used. 

 
B.8 Select building materials that establish continuity with its context of 

surrounding buildings. 

 
B.9 Use color and materials to reduce scale of large buildings. 

 
B.10 Use of parapet walls are encouraged in order to screen rooftop 

mechanical units and lower pitched roofs. 
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B.11 Monotony of design in single or multiple building projects shall be 

avoided. Variation in detail, form and sitting shall be used to provide 

visual interest. 

 
B.12 Murals, sculptures, mosaics and other wall art for public view shall be 

reviewed by the City Council for approval prior to installation. 

 
B.13 Building construction shall adhere to the guidelines defined by the 

Hiawatha Unified Development Code. 
 

 

 

 

 

 

 

 

 

 

Various materials 

and textures 

Precast 

color and Texture 

Textured block Textured block 

Brick 

Stone, Precast, 

Brick, Shingles 
Stucco 

Cultured Stone 

Metal 



 
 

COMPLEX PARTNERS LLC 720-237-5900 
Denver, Colorado www.complexpartners.com 

Exhibit A:  

11.4: FEMA Floodplain Mapping 

 


