
 

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

REQUEST FOR PROPOSAL 

Burd Property Project — Environmental Site Assessment & Wetlands/Floodplain Services 

RFP Title: Environmental Site Assessment & Wetlands/Floodplain Services 

RFP No.: RFP-BURD-04 

Issue Date: September 10, 2026 

Proposal Due 
Date/Time: September 24, 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, together with ancillary uses relating thereto. Owner's program for 
the Property 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 separately engaged a land planner 
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(RFP-BURD-01), an architect (RFP-BURD-02), and a civil engineer (RFP-BURD-03, which separately 
covers the ALTA/NSPS survey and traffic/access study) for this program; this RFP is for the Phase I 
Environmental Site Assessment and wetlands delineation/floodplain determination services 
needed to complete Owner's due diligence investigation of the Property. 

No general contractor is yet under contract for the Property. Owner anticipates engaging a 
geotechnical engineer separately; Respondent should anticipate coordinating with that firm, with 
Owner's civil engineer (RFP-BURD-03), and with Owner's land planner (RFP-BURD-01) as needed. 
This engagement combines two related but distinct due diligence workstreams — Phase I 
Environmental Site Assessment and wetlands delineation/floodplain determination — because 
environmental consulting firms customarily offer both service lines, and combining them under a 
single engagement is expected to streamline scheduling, site access, and Owner's due diligence 
coordination. Respondent should confirm in its proposal whether both workstreams will be 
performed by in-house staff or whether either workstream will be subcontracted, and if so, to 
whom. 

2. Scope of Services Requested 

Respondent shall provide the following services, organized in the two workstreams described 
below. Both workstreams are due diligence items and are expected to proceed concurrently, in 
advance of Closing. 

Phase I Environmental Site Assessment 

2.1 A Phase I Environmental Site Assessment (“Phase I ESA”) of the Property performed in 
accordance with ASTM E1527-21 (or the then-current ASTM E1527 edition), satisfying the 
“All Appropriate Inquiries” requirements of 40 C.F.R. Part 312 necessary to preserve 
Owner's innocent landowner and bona fide prospective purchaser defenses under 
CERCLA. 

2.2 Historical use review of the Property and adjoining properties, including available aerial 
photographs, Sanborn fire insurance maps, city directories, historical topographic maps, 
and prior environmental reports, with particular attention to the Property's apparent 
historical agricultural use. [Assumes the Property has been used for agricultural purposes 
and has no existing occupied structures; Respondent should identify during its site 
reconnaissance whether any structures are in fact present and, if so, should identify in its 
proposal any additional scope, such as asbestos, lead-based paint, or mold 
assessments, that would be warranted.] 

2.3 Regulatory database review of federal, state, tribal, and local environmental record 
sources for the Property and surrounding properties within the search radii specified by 
ASTM E1527. 

2.4 Site reconnaissance, including observation for evidence of recognized environmental 
conditions (RECs), historical RECs, or controlled RECs, including any indication of 
underground or aboveground storage tanks, agricultural chemical storage or disposal, 
staining, stressed vegetation, or other conditions suggestive of a release of hazardous 
substances or petroleum products. 

2.5 Interviews with knowledgeable parties (e.g., current owner/operator representatives, local 
government and regulatory agency personnel) to the extent reasonably available, subject 
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to Owner's prior written consent before any contact with the seller or the seller's broker 
(see General Conditions). 

2.6 A written Phase I ESA report identifying any RECs, historical RECs, or controlled RECs, and 
a clear recommendation as to whether a Phase II ESA (subsurface investigation) is 
warranted. 

2.7 If a Phase II ESA is recommended and subsequently authorized in writing by Owner as an 
additional service, subsurface sampling and analysis performed in accordance with ASTM 
E1903 and applicable Iowa DNR guidance, culminating in a written Phase II ESA report 
presenting the investigation methodology, laboratory analytical results, and 
recommendations. 

Wetlands Delineation & Floodplain Determination 

2.8 A wetlands/waters of the United States delineation of the Property performed in 
accordance with the 1987 U.S. Army Corps of Engineers (“USACE”) Wetland Delineation 
Manual and the Regional Supplement to the Corps of Engineers Wetland Delineation 
Manual: Midwest Region, including field investigation, data point sampling (vegetation, 
soils, and hydrology indicators), and flagging of any delineated wetland or other water 
boundaries in the field. 

2.9 GPS location of all delineated wetland/water boundary flags to a survey-grade or sub-
meter accuracy sufficient for pickup and platting by Owner's civil engineer/surveyor (RFP-
BURD-03), and coordination with that firm on incorporating the delineated boundaries 
into the ALTA/NSPS survey and site plan. 

2.10 Preparation of a written wetland delineation report suitable for submission to the USACE, 
Rock Island District (or such other district as has jurisdiction), in support of a jurisdictional 
determination (“JD”) request, and submission of that request on Owner's behalf. 

2.11 Coordination with the USACE throughout the JD process, including responding to 
requests for additional information, and, if jurisdictional wetlands or other waters of the 
U.S. are identified, a preliminary opinion on the likely permitting pathway (e.g., Nationwide 
Permit versus Individual Permit under Clean Water Act Section 404), anticipated timeline, 
and whether compensatory mitigation is likely to be required. 

2.12 A floodplain determination based on review of the effective FEMA Flood Insurance Rate 
Map (FIRM) panel(s) applicable to the Property, identifying any mapped Special Flood 
Hazard Area (SFHA), floodway, or base flood elevation (BFE) data affecting the Property. 
[Assumes the effective Linn County, Iowa FIRM panel governs; Respondent should 
confirm the specific panel number and effective date as part of its scope.] 

2.13 If any portion of the Property is mapped within a SFHA, a written evaluation of whether a 
Letter of Map Amendment (LOMA), Letter of Map Revision (LOMR), or Conditional LOMR 
would be appropriate to remove or revise the mapped floodplain designation, together 
with a preliminary opinion of probable cost and timeline for that process if recommended 
as an additional service. 

2.14 Coordination with Owner's land planner (RFP-BURD-01) and civil engineer (RFP-BURD-03) 
so that wetland and floodplain constraints are reflected in the conceptual site plan, the 
rezoning submittal, and the civil engineer's grading and stormwater design. 
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2.15 Attendance at meetings with Owner/CP and, if reasonably necessary, with the USACE or 
the applicable floodplain administrator. 

2.16 Identification of any additional scope of work, for either workstream and not otherwise 
described above, that Respondent believes should be included based on its experience 
with comparable environmental and wetlands due diligence engagements in Iowa, 
together with Respondent's recommended approach and the associated fee impact. 

Deliverables: a Phase I ESA report in ASTM E1527 format with a clear recommendation on Phase II 
necessity; a wetland delineation report and supporting field data suitable for USACE jurisdictional 
determination submission; a floodplain determination memorandum with the applicable FIRM 
panel excerpt(s); and, if applicable, a LOMA/LOMR feasibility memorandum. All deliverables shall 
be provided in both editable digital format (e.g., PDF, native file, and GIS shapefile for delineated 
boundaries, where applicable) and print-ready format, and in a form suitable for use in the land 
planner's rezoning submittal. 

3. Deliverables & Schedule 

Respondent shall propose a schedule for completing both workstreams that supports Owner's due 
diligence timeline and the land planner's rezoning submittal. The Owner's development schedule 
includes sixty (60) days for Respondent's work to be completed, subject to any delays by the City of 
Hiawatha, running concurrently with the land planner's, architect's, and civil engineer's Phase 1 
work; the schedule risk described immediately below is the principal reason this workstream may 
extend beyond that initial period. 

Schedule Risk — USACE Jurisdictional Determination Timing 

Respondent should specifically address, as part of its proposed schedule, the risk that a USACE 
jurisdictional determination can take significantly longer than Owner's due diligence timeline to 
complete — preliminary JDs are typically faster, but approved JDs (and any associated Section 404 
permitting) not infrequently take sixty to one hundred eighty days or more, and can exceed even an 
extended Due Diligence Period. Respondent should recommend an approach for managing this risk 
(for example, proceeding initially on a preliminary JD basis, sequencing the USACE submission as 
early as possible, or another approach based on Respondent's experience with the applicable 
USACE district), so that this risk can be factored into Owner's rezoning and closing timeline. 

4. Qualifications & Experience Requested 

4.1 Firm overview and relevant experience performing Phase I Environmental Site 
Assessments and wetlands delineations for comparable institutional or mixed-use sites 
in Iowa, including at least three comparable project examples completed within the last 
five years. This should include the status of the example projects and the scope 
performed on each. 

4.2 Specific experience with jurisdictional determination requests and Section 404 permitting 
coordination with the USACE Rock Island District (or the district with jurisdiction over the 
Property). 

4.3 Names and qualifications of the Environmental Professional, as defined under 40 C.F.R. § 
312.10, who will sign the Phase I ESA, and the wetland scientist who will perform and 
certify the wetland delineation (including Professional Wetland Scientist (PWS) 
certification, if held). 
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4.4 Familiarity with the Linn County/Iowa DNR environmental regulatory framework and with 
floodplain administration in Linn County and the City of Hiawatha. 

4.5 At least three professional references from comparable engagements completed within 
the last five years, including project name, owner contact, and scope performed. 

5. Fee Proposal Structure 

Respondent shall propose its fee broken out by the specific tasks listed below, consistent with 
industry-standard environmental consulting practice. For each task, Respondent shall state 
whether the task is proposed as a fixed fee or hourly not-to-exceed (“NTE”) amount, and the 
associated dollar amount (or hourly rate schedule and estimated hours, if NTE). 

5.1 Phase I Environmental Site Assessment 

5.2 Phase II Environmental Site Assessment, priced as a contingent allowance (hourly NTE, 
with a representative scope and unit costs for anticipated sampling/analysis), to be 
authorized only if warranted by the Phase I ESA and only upon Owner's prior written 
direction 

5.3 Wetlands/waters of the U.S. delineation and delineation report preparation 

5.4 USACE jurisdictional determination request and coordination 

5.5 Floodplain determination and FIRM panel review 

5.6 LOMA/LOMR feasibility memorandum, priced as a contingent additional service if 
recommended under Section 2 above 

5.7 Attendance at meetings (Owner/CP, USACE, and/or floodplain administrator meetings), 
stated as a not-to-exceed number of meetings included and an hourly rate for meetings 
beyond that number 

Respondent shall also provide an hourly rate schedule by personnel classification for additional 
services beyond the scope described above, together with its proposed markup, if any, on 
reimbursable expenses incurred in connection with additional services (reimbursable expenses 
within the basic scope of services are billed at no markup — see Anticipated Contract Terms). 
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) — $2,000,000 per claim / $2,000,000 
aggregate. 

6.3 Pollution/Environmental Liability — $1,000,000 per claim. 

6.4 Automobile Liability — $1,000,000 combined single limit, covering vehicles used for field 
work. 

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

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

6.7 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. 

6.8 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 
insurance required under this Section (ten (10) days' notice in the case of cancellation for 
nonpayment of premium). 

Respondent shall hold all licenses, registrations, and certifications required under Iowa law and 
applicable federal regulations to perform the proposed scope, including qualification as an 
Environmental Professional under 40 C.F.R. § 312.10 for personnel signing the Phase I ESA, and 
current Professional Wetland Scientist (PWS) certification or equivalent qualifying experience for 
personnel performing and certifying the wetland delineation. 

7. Anticipated Contract Terms 

Owner anticipates contracting with Respondent on AIA Document C103-2015, Standard 
Abbreviated Form of Agreement Between Owner and Consultant for a Specific Purpose. 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, data, and work product): Consultant retains 
ownership/copyright; Owner receives an exclusive license, at no additional charge, to use 
the work product for purposes of the Property and this 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). 

7.6 No limitation-of-liability cap is assumed by default in this RFP; any such cap 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 (RFP-BURD-01), Architectural Services RFP (RFP-BURD-02), 
and Civil Engineering Services RFP (RFP-BURD-03). 

9.1 Issue Date: September 10, 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 17, 2026, 5:00 p.m. 
Central Time. 

9.3 Owner's Representative will distribute written responses to all respondents no later than 
September 21, 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 24, 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 with comparable Phase I ESA and wetlands delineation engagements 
in Iowa. 

10.2 Specific experience with USACE jurisdictional determination requests and Section 404 
permitting. 

10.3 Qualifications of the Environmental Professional and wetland scientist proposed. 

10.4 Proposed approach and schedule, including the approach to managing USACE 
jurisdictional determination timing risk. 

10.5 Proposed fee. 

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

Reference materials for this scope of services will be attached as Exhibit A upon issuance of this 
RFP, or provided to Respondent upon selection or upon execution of a mutual non-disclosure 
agreement if required by Owner prior to selection. 

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. 



 
 

 
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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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. 
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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. 



Hiawatha Design Guidelines 4 

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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Section 4 Design Criteria 
 

 

 

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 
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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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*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. 
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Property 
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Tower Terrace Road 
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25’ 

Building height 

varies with zon- 

ing. See Unified 

Development 

Code. 
Front yard 

Setback 

1’ 
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16.5’ 
tree line/ 

1 2 3 4 

 
65’ 

4 Lanes 
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Front yard 

Setback 

1’ 
5’ sidewalk 

Sidewalk/ shade trees 
Trail 
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With 

Center 

Turning 

Lane 

shade trees 
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Property 
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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 
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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 
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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 
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Exhibit A:  

11.4: FEMA Floodplain Mapping 
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