
MUSCATINE CITY COUNCIL 
IN-DEPTH MEETING 

Thursday, September 12, 2024 
  

Brad Bark, Mayor  
Don Lampe, 1st Ward Angie Lewis, At Large 
Jeff Osborne, 2nd Ward Matt Conard, At Large 
Peggy Gordon, 3rd Ward Carol Webb, City Administrator 
Nadine Brockert, 4th Ward Cinda Hilger, Admin. Professional 
John Jindrich, 5th Ward Brent Hinders, City Attorney 
  
  

City Council meetings are held at 6:00 pm on the 1st and 3rd Thursday of each month, In-
depth sessions on the 2nd Thursday of each month.  All meetings are available for review on 

the City of Muscatine YouTube page. 
 
 

https://us06web.zoom.us/j/82551691259?pwd=NERYdEJOan  
 

 

AGENDA 

    
1.  CALL TO ORDER  
    
2.  ROLL CALL  
    
3.  PLEDGE OF ALLEGIANCE  
    
4.  COUNCIL DISCUSSION ITEMS  
 A. An Informational Presentation on Construction Management At Risk (CMAR) for 

Project Delivery  
 B. Muscatine Art Center - Museum Planning 

 
The Muscatine Art Center Board of Trustees hired Lord Cultural Resources to 
complete a Business and Facility Planning Study to better understand the costs 
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and operations of a building addition. The study was conducted in October 2023 
and concluded in May 2024. 

 C. Ignite Vitality: Mulberry Project Update 
 
Staff will provide an update on the implementation of Ignite Vitality: Mulberry, 
a Neighborhood Revitalization Project 

    
5.  MAYOR AND COUNCIL REPORTS  
    
6.  ADJOURNMENT  
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City of Muscatine 
 

ITEM NUMBER 2024-828 
 

IN-DEPTH ITEM - CITY COUNCIL DATE: 9/12/2024 

 
STAFF 
Jon Koch, Water Pollution Control Plant Director 
  
SUBJECT FOR DISCUSSION 
An Informational Presentation on Construction Management At Risk (CMAR) for Project 
Delivery  
  
EXECUTIVE SUMMARY 
There is a new way that municipalities can deliver projects called Construction Management At 
Risk or CMAR. The State passed legislation in 2023 allowing municipalities to utilize this new 
approach.  
  
GENERAL DIRECTION SOUGHT AND SPECIFIC QUESTIONS TO BE ANSWERED 
What questions does Council have about CMAR?  
  
BACKGROUND/DISCUSSION 
The typical Design-Bid-Build model has been the only way municipalities were allowed to 
deliver a project. The Construction Manager at Risk (CMAR) is a delivery method which entails 
a commitment by the Construction Manager (CM) to deliver the project within a Guaranteed 
Maximum Price (GMP) which is based on the construction documents and specifications at the 
time of the GMP plus any reasonably inferred items or tasks. The CMAR provides professional 
services and acts as a consultant to the owner in the design development and construction 
phases. Often times, the CMAR also provides some of the actual construction of the project 
depending on the availability of bidders and the expertise the company has. In addition to 
acting in the owner's interest, the CMAR must manage and control construction costs to not 
exceed the GMP because contractually any costs exceeding the GMP that are not change 
orders are the financial liability of the CMAR. This reduces the amount of change orders in a 
project significantly. It will generally also move up the schedule of completion for the project 
due to cooperative design with the consultant and contractor and incorporating the contractor 
bidding process with the design process.  
  
ATTACHMENTS 
1. CMAR In-depth Presentation.240912 
2. 24.08.27 Muscatine CMAR Hinders Proposal Memo.240829 
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CMAR 
Construction Model 
Date: September 12, 2024

Presenter: Jon Koch-Director WRRF
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Definitions
v Design-Bid-Build: Traditional project delivery where the engineer is selected, go to bid for a 

contractor and the contractor begins construction and manages subcontractors.

v CMAR: Construction Manager at Risk

v RFQ: Request For Qualifications are received to consider the consultant and contractor

v SOQ: Statement Of Qualifications are submitted by the consultant and contractor for scoring

v QBS: Qualifications Based Selection for consultant and contractor

v RFP: Request For Proposal

v MOPO: Maintenance Of Plant Operations

v GMP: Guaranteed Maximum Price
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Agenda
1. Discuss why CMAR is the best fit for a large upcoming project.

2. Discuss the new way we can bid projects in Iowa

3. The Electrical Assets Project-coming soon!

4. Next steps
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Direction Sought
No direction sought, this is informational on how we will be bidding the upcoming Electrical Assets 
Project.
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Why is the industry 
shifting toward 
Collaborative Project 
Delivery?
• Cost control

• No change orders or 
reduced change orders

• Contractor selection

• Collaborative design and 
constructability

• Risk

• Schedule
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States Continue to 
Modify Procurement 
Codes to Facilitate 
Collaborative Delivery
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Delivery Models
• Design-Bid-Build

• Traditional Delivery

• Construction Manager 
at Risk
• CMAR or CM/GC

• Progressive Design-
Build
• PDB

• Fixed Price Design-
Build

• Lump Sum Design Build
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State of Iowa
Enabling Legislation
• Enables Construction Manager At-Risk 

contracts

• Requirements:
• Disclose 14 days before RFQ
• QBS for engineer
• RFQ shall include site, scope, schedule, selection 

criteria, and SOQ deadlines
• Selection Criteria must include public and private 

experience
• Advertise 13 to 45 days
• Short list
• Issue RFP
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CMAR
Two-Step Contractor 
Selection Process

• RFQ – Shortlist - RFP

• “Best Value” Selection

• Technical + Price 
Proposal

• Establish Selection 
Criteria Consistent with 
Project Needs

Proposal

SOQ

 Team Composition & 
Experience

 Key Personnel Experience
 Specific Qualifying Projects
 Project Approach
 Safety, Quality, Controls
 Financials
 GMP Development

RFQ

 Owner Ranks and Creates Shortlist
 Confidential One on One Meetings

RFP  Preconstruction Approach
 Construction Approach
 Schedule
 Scope of Work Enhancements
 Contract Terms
 Cost Components

 Preconstruction Phase 
Fee

 % Fee on Cost of Work
 % General Conditions 

Cost

 Interview(s)

Best Value Selection

1

2
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Typical Project Schedule Comparison

Preliminary Design Final Design Bid

Design-Bid-Build vs Collaborative Delivery
Design-Bid-Build Method

Construction

Preliminary Design ConstructionFinal 
Design

Collaborative Delivery Method

Cost 
Established

Cost 
Established
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CMAR / PDB
Work Authorized 
in Two Phases

• Pre-Construction Phase

• Construction Phase

• One Agreement with 
Independent 
Authorization Gateways

• If GMP is Not Acceptable, 
then Pay for Services 
Rendered and Terminate 
(“off ramp”)

Phase 1: Pre-Construction Phase Phase 2: Construction Phase

• Baseline Cost Model
• Milestone Constructability 

Reviews
• Milestone Cost Estimates
• Construction Sequencing
• Identification of Early Work 

Packages
• Develop MOPO Plan
• Generate Market Interest (in 

bid packages)
• Major Equipment/Materials 

Pricing
• Identify Key Subcontractors
• Develop GMP Proposal
• Negotiate GMP

• Construction Permits
• Compile/Bid out Work 

Packages
• Construct Facilities
• Manage Cost and Schedule
• Start Up and Commission
• Contract Close Out
• Warranty

0-30%
Design

30-60%
Design

GMP
Proposal

Complete Design, Construct, and 
Commission
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First CMAR Project
v  Electrical Assets Project

v Very complicated project w/ numerous variables

v Requires Consultant, Contractor, City to be in sync

v Needed to manage risk to citizens and City of Muscatine

v Expect fewer or no change orders with this method

v CMAR will address areas of concern and will bring all 
parties together to provide a better quality project 
faster and with reduced risk.
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Electrical Assets Project
v Project is described as a high priority project in the CIP
v Unreliable equipment means more cost to customers 
if projects are done on an emergency basis. 
v We could be in violation of our permit if these systems are 

not in operation. This could result in fines from the DNR.
v It would be very difficult and more expensive to do this 

through the traditional Design-Bid-Build method.
v We would still do the project outside CMAR; it will take 

longer and cost more but it needs to be done.
v The rate study called for $5 million in projects to be done 

now with payments starting in 2026 keeping the annual 3% 
increase in place. 
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Electrical Assets Project
v Estimated $5 million project

v Replaces equipment in 7 different systems at the plant 
and 6 lift stations.

v Replaces motor controls, switches, controllers, breakers, 
panels, motors and valves.

v Replaces 4 pumps associated with the change in motors 
and controllers.

v Installs platforms for the Isett Lift Station to access 
shafts for replaced motors.

v Installs emergency power for multiple lift stations to 
ensure continuous operation.

40 year old 1600 amp 
switchgear, very unsafe!
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Electrical Assets Project
v Unsafe, staff could be 

injured or killed

v Unreliable

v MOPO not guaranteed

Burnt out electrical 
bucket, very unreliable 
and unsafe
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Electrical Assets Project
v CMAR needed for coordination. Without it, it will 

take multiple smaller projects costing more and 
taking years to complete.

v Involving the contractor during design is vital, these 
controls are very complex.

Control cabinet: start to finish 
coordination with electrical 
contractor is critical! Save 
costs, save time and no 
change orders!
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Next Steps
1. RFQ opening for the consultant selection Sept 19th

2. Select a consultant

3. Present info and request to approve moving forward with the Electrical Assets Project

4. Apply for SRF by December 1, 2024. Project is estimated in the $5 million range.
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Direction Sought

No direction sought, this is informational on how we will be bidding the upcoming Electrical Assets 
Project. We will be presenting on this project in an upcoming In-Depth.
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INTEROFFICE MEMORANDUM

TO: Brent L. Hinders

FROM: Jonathan G. Lewis

DATE: August 27, 2024

SUBJECT: City of Muscatine: CMaR Proposal
FILE NO.:  

QUESTION PRESENTED

Under Iowa Code chapters 26 and 26A, does the City of Muscatine’s proposal for 
electrical asset project improvements comport with well-established Design-Bid-Build 
procedures as well as newly established Construction Manager-at-Risk (“CMaR”) procedures? 
Distinguishing between Iowa Code chapters 26 and 26A, what are the advantages and 
disadvantages of engaging in a CmaR procedure over that of the Design-Bid-Build model?

STATEMENT OF FACTS

The City of Muscatine (“City”) seeks to engage in a widespread electrical assets project 
that would upgrade electrical systems across the City. Due to recognized “unreliable equipment,” 
the City marks this project “High Priority.” The City now looks to engage in Iowa’s relatively new 
CMaR procedure to complete the project. Because the City recognizes that it will likely prove 
more costly to consumers to complete this project on an emergency basis, the City seeks to 
coordinate this complex project through the use of a construction manager. The City states that 
“[i]t would be very difficult and more expensive to do this [project] through the traditional Design-
Bid-Build method” because it involves numerous small projects, costing more and taking years to 
complete without the advantages of a construction manager during the design phase. The project 
specifically involves replacing electrical systems at the power plant and lift stations, replacing 
motor controls, switches, controllers, breakers, panels, motors, valves, and pumps, among other 
components. Moreover, due to the complexity of the control systems to be put in place, the City 
states that construction manager proves vital in the early phases of planning. While recognizing 
that the project may be completed outside of the new CMaR process, the City questions the costs 
of added time and money in Design-Bid-Build completion.

DISCUSSION

The City faces two avenues for electrical asset project improvements, both available, and 
both providing distinct advantages in their respective approach for project contracting. The first of 
these avenues, the “traditional” approach falls under the Design-Bid-Build Procedures in Iowa 
Code chapter 26. The second of these avenues falls under the relatively new procedures in Iowa 
Code chapter 26A for a Construction Manager-at-Risk—effective July 1, 2022. Both avenues are 
discussed in turn.
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As a forward matter, one should note that under either avenue this project comports with 
both Horizontal and Vertical Infrastructure requirements, as well as Bid and Quote Threshold 
Requirements.1 Iowa Administrative Rules definitions class “Horizontal Infrastructure” as 
“[p]ublicly owned roads, bridges or culverts.” These Rules define “Vertical Infrastructure” as 
“[b]uildings, all appurtenant structures, utilities, incidental street improvements including 
sidewalks, site development features, recreational trails and parking facilities” (emphasis added). 
While Iowa Code limits projects classed as “Horizontal” to a traditional Design-Bid-Build process, 
projects classed as “Vertical” may engage in either avenue. Here, the City’s electrical assets 
projects, as a matter of utility work, should properly be deemed “Vertical.”

Likewise, Iowa Code chapter 26 dictates the thresholds that require a city to receive bids 
or quotes for public improvement projects. These thresholds differ between project type 
(horizontal and vertical) and city population (less than or greater than 50,000). The Iowa 
Department of Transportation regularly updates bid and quote thresholds according to Iowa Code 
§ 314.1B (2024).2 In 2024, an Iowa city with a population falling below 50,000 must receive 
competitive bids for a vertical infrastructure project in excess of $196,000. Because Muscatine has 
an approximate population nearing just 24,000, and initial cost estimates place the electrical asset 
project near $5 million (far exceeding the competitive bid threshold), the City must engage in the 
protocol dictated by either Iowa Code chapter 26 or Iowa Code chapter 26A.

A. Iowa Code chapter 26, the Iowa Construction Bidding Procedures Act

The City proposal likely comports with requirements established in Iowa Code chapter 26, 
and the City may engage in this process should they prudently decide. 

Iowa Code chapter 26 stands as the traditional Design-Bid-Build process for public 
contracting. In short, chapter 26 establishes that, “If the estimated total cost of a public 
improvement exceeds the competitive bid threshold of one hundred thousand dollars, or the 
adjusted competitive bid threshold established in section 314.1B [discussed above], the 
governmental entity shall advertise for sealed bids for the proposed public improvement by 
posting a notice to bidders not less than thirteen and not more than forty-five days before the date 
for filing bids . . . .”3 This procedure further requires the governmental entity to “have an engineer 
licensed under chapter 542B, a landscape architect licensed under chapter 544B, or an architect 
licensed under chapter 544A prepare plans and specifications, and calculate the estimated total 
cost of a proposed public improvement.”4 The chapter then requires specific notice, bidding, and 
security requirements—discussion of which lies beyond the direct scope of this memorandum. 

Notably, however, should the City pursue the traditional process established in Iowa Code 
chapter 26, statute dictates that “[t]he contract for the public improvement must be awarded to the 
lowest responsive, responsible bidder” as the governmental entity opens and considers bids 
according to statutory instruction.5 While the “lowest responsive, responsible bidder” is not 
defined under Iowa Code, the term necessarily hamstrings the discretion of governmental entities 
in awarding contracts—especially when compared to the use of specific criteria allowed under 

1 Construction Bidding Procedures, IOWA LEAGUE OF CITIES (Feb. 7, 2024), 
https://iowaleague.org/resource/construction-bidding-procedures/. 
2 Bid & Quote Thresholds, IOWA DOT, https://iowadot.gov/local_systems/Bid-and-quote-thresholds.  
3 IOWA CODE § 26.3 (2024) (emphasis added).
4 Id.
5 IOWA CODE § 26.9–26.10 (2024).

Page 24 of 121



3

Iowa Code chapter 26A.6 The traditional Design-Bid-Build letting process also creates a rigid, 
linear chain of events in which one phase must be completed  before the next with no overlap.7 
This limits the ability of a governmental entity to bring a builder into the design phase of the 
project, effectively limiting necessary collaboration in preconstruction services. As such, the 
Master Builders of Iowa recommend traditional Design-Bid-Build protocols for projects of 
relatively small and straightforward design, projects amounting to less than $1 million, and 
projects of relatively short duration.8

On balance, while the City may choose to engage in the traditional Design-Bid-Build 
letting process as a matter of law—so long as they adhere to all statutory requirements—complex 
project specifications, need for preconstruction coordination, cost requirements, and short duration 
should cause the City to pause and evaluate procedures under Iowa Code chapter 26A.

B.  Iowa Code chapter 26A, “Guaranteed Maximum Price Contracts”

The City proposal likely comports with requirements established in Iowa Code chapter 
26A, and the City may engage in this process should they prudently decide. 

Enacted in July 2022, Iowa Code chapter 26A stands as the new kid on the block for public 
project contracting. In short chapter 26A establishes that “[a] governmental entity shall publicly 
disclose the governmental entity's intent to enter into a guaranteed maximum price contract and 
the governmental entity's selection criteria at least fourteen days prior to publishing a request for 
statements of qualifications.”9 The entity must still adhere to public disclosure requirements and 
shall further “select or designate an engineer licensed under chapter 542B, a landscape architect 
licensed under chapter 544B, or an architect licensed under chapter 544A by utilizing a quality-
based selection process.”10 Notably, Iowa Code chapter 26A allows a governmental entity to 
“prepare a request for statements of qualifications . . . includ[ing] general information on the 
project site, project scope, schedule, selection criteria, and the time and place for receipt of 
statements of qualifications.”11 This selection criteria may be developed in coordination with the 
engineer, landscape architect, or architect selected.12 Governmental entities must heed specific 
statutory guidance on crafting selection criteria—should they choose to engage in this process—
and as such, discussion on this guidance proves beyond the direct scope of this memorandum.

Iowa Code chapter 26A then provides that a “request for statements of qualifications shall 
be posted not less than thirteen and not more than forty-five days before the date for response. . . 
.”13 At the end of this period, a government entity must receive, publicly open, and read aloud the 
names of the contractors submitting statements of qualifications and evaluate these statements 
against the entity’s own prior-crafted selection criteria. Based on this “short list,” the governmental 

6 This serves an important, recognized public purpose in limiting corruption, but may also expose cities and other 
governmental entities to the danger of contractors who put together a competitive bid package that overpromises and 
underdelivers.
7 Jodie McDougal, Construction Manager at Risk Project Delivery Method Now Permitted for Iowa Public Projects, 
IOWA STATE BAR ASSOC. (Aug. 3, 2022), 
https://www.iowabar.org/?blaction=showentry&blogentry=79414&pg=iowabarblog. 
8 Public Bidding & Project Procurement, MASTER BUILDERS OF IOWA (July 18, 2023), https://mbi.build/our-
services/project-procurement/. 
9 IOWA CODE § 26A.3 (2024) (emphasis added).
10 Id.(noting a fee-based selection is prohibited).
11 Id. (emphasis added).
12 See id.
13 Id.
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entity must issue a request for proposals from all contractors who meet selection criteria.14 Again 
following specific statutory mandates, the government entity is then able to “select the construction 
manager-at-risk that submits the proposal that offers the best value for the governmental entity 
based on the published selection criteria and on its ranking evaluation.”15 The statute further 
specifies requirements for subcontracting work.

Among the distinct advantages of the CMaR process outlined above, a government entity 
must no longer rely on a nebulous “lowest responsive, responsible bidder” standard in contracting 
vertical infrastructure work. Instead, the government entity is able to craft specific selection criteria 
(so long as they comport to the confines of the statute) in making a selection based on statements 
of qualifications. This allows a governmental entity to choose a Construction Manager who is best 
aligned with the entity’s vision. It also alleviates a governmental entity’s risk in selecting a bid 
from a seemingly “responsible” bidder who may in fact prove “less than responsible.”

The CMaR process also accounts for future risk by committing a construction manager to 
deliver a project within a Guaranteed Maximum Price (“GMP”).16 The CMaR process involves 
the negotiation of a GMP for the project with a CMaR who agrees to complete the project for the 
public-entity owner within the specified GMP.17 For this reason, “[t]he CMAR delivery method is 
seen as favorable for many public owners because the Construction Manager holds the downstream 
contractor and supplier agreements, and guarantees a maximum price for the work.”18

Still, the new CMaR process includes other advantages. Unlike Design-Bid-Build, Iowa 
Code Chapter 26A allows a city to bring a contractor into the design process at a stage in which 
definitive input can have a positive impact on the project.19 CMaR allows for collaboration in 
preconstruction services, which reduces surprise. Input during the design phase can also result in 
cost savings and schedule efficiencies. For this reason, Master Builders of Iowa recommend CMaR 
protocols for complex projects, multi-phase projects, and projects that otherwise require 
preconstruction services during the design phase.20

On balance, based on stated needs, the City should likely select a CMaR procedure under 
Iowa Code chapter 26A. The City looks to integrate several electrical assets projects, consult 
preconstruction services, coordinate projects during the design phase, as well as save time and 
money while doing so. Again, while the City may choose to pursue a traditional Design-Bid-Build 
process, a CMaR proposal offers several advantages aligned with the City’s goals.

14 Id.
15 Id.
16 Jodie McDougal, Construction Manager at Risk Project Delivery Method Now Permitted for Iowa Public Projects, 
IOWA STATE BAR ASSOC. (Aug. 3, 2022), 
https://www.iowabar.org/?blaction=showentry&blogentry=79414&pg=iowabarblog.
17 Id.
18 2A Bruner & O'Connor Construction Law § 6:94.
19 Id.
20 Public Bidding & Project Procurement, MASTER BUILDERS OF IOWA (July 18, 2023), https://mbi.build/our-
services/project-procurement/. 
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City of Muscatine 
 

ITEM NUMBER  
 

IN-DEPTH ITEM - CITY COUNCIL DATE: 9/12/2024 

 
STAFF 
Melanie Alexander, Art Center Director 
  
SUBJECT FOR DISCUSSION 
Muscatine Art Center - Museum Planning  
  
EXECUTIVE SUMMARY 
Lord Cultural Resources, the global leader in cultural sector planning, recently completed a 
Business and Facility Planning Study to assist the Muscatine Art Center Board of Trustees and 
Staff in understanding how a building expansion could enhance the organization's ability to 
serve the community, attract tourists, and generate income. The study also examined the 
added staffing and operational costs for an expanded facility. The study was paid for by the 
Muscatine Art Center Support Foundation.    
  
GENERAL DIRECTION SOUGHT AND SPECIFIC QUESTIONS TO BE ANSWERED 
The purpose of this presentation is to keep the City Council and citizens aware of the 
Muscatine Art Center's efforts to plan a building addition. Pending action of the Muscatine Art 
Center Board of Trustees, the intent is to issue a Request for Proposals for a Design Architect 
for pre-design services for a building addition. Pre-design services will be paid for by the 
Muscatine Art Center Support Foundation and from funds held in trust for the Muscatine Art 
Center.  
  
BACKGROUND/DISCUSSION 
Since 1995, the Muscatine Art Center Board of Trustees has recognized the need to address 
crowding in collections storage. The MAC cares for over 20,000 objects held in trust for the 
Muscatine community. The last addition to the facilities was in 1983 when approximately 5,000 
objects were part of the permanent collection.  
 
In 2019, the board and staff participated in the Collections Assessment for Preservation and 
then developed a Long Range Preservation Plan. A Community Engagement Study with de 
Novo Marketing in 2022 highlighted the need to improve visitor amenities, better serve the 
local community, and enhance the museum as a tourist destination. Feedback during the 
reaccreditation process through the American Alliance of Museums further highlighted the 
importance of listening to various audiences and developing spaces and exhibitions that meet 
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the needs of visitors. All of this input was factored into the new Institutional Plan which was 
adopted in 2022 (and presented to City Council).  
 
One step in the Institutional Plan is to develop a business plan to support the operations of an 
expanded facility. The Muscatine Art Center Board of Trustees hired Lord Cultural Resources to 
develop a Business and Facility Planning Study to look at the potential costs to adequately staff 
and run the expanded facility. The consultants from Lord reviewed a wide range of Muscatine 
Art Center documents and data sets, held group discussions and one-on-one interviews, 
compared current operations to those of other art museums in Iowa and to other museums 
that have undergone expansions, and studied existing and potential markets. The consultants 
identified a number of opportunities to increase income and also made additional 
recommendations such as a name change and rebranding. The Business and Facility Planning 
Study provides a foundation for understanding the possible costs, income streams, and 
opportunities for enhancing museum operations through a building addition.  
  
ATTACHMENTS 
1. Museum Planning Update - City Council In Depth 2024 
2. Final Report Muscatine Art Center - Planning Study - Lord Cultural Resources - May 2024 
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Museum Planning Update

Muscatine Art Center
Melanie Alexander, Director
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MILESTONES

❖ 1965 - Musser McColm property gifted to City of Muscatine

1908 historic house with 1921 Music Room addition, mid-1920s carriage house, 1930 Japanese Garden, 
small outbuilding on 2.72 acres of grounds, collections, $100,000 Musser-Gilmore & Atkins-McWhirter Trust

❖ 1973  - Stanley Gallery is constructed, and .83 acres purchased to create Cedar Street drive & parking lot

❖ 1981  - New “Linkage” connects gallery to historic house 

At the time the Linkage is added, the Muscatine Art Center houses approximately 5,000 objects

❖ 1993 - Muscatine Art Center is first accredited by American Alliance of Museums

❖ 1995 - Muscatine Art Center Board of Trustees first recognizes the need for a building addition

❖ 2008 - Property at 1402 Mulberry Avenue is purchased, adding .83 acres 

❖ 2016-17 - HVAC, Deferred Maintenance, and Other Improvements

❖ 2021 - Property at 1410 Mulberry Avenue is purchased, adding 1.07 acres 

❖ 2022 - New Institutional Plan Adopted and reaccreditation through the American Alliance of Museums  
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COLLECTIONS
20,000+ 

❖ Musser Family

❖ Mississippi River

❖ Iowa Regionalists

❖ Muscatine History

❖ Early American Pattern Glass

❖ Iowa Art Pottery

❖ Mary Musser Gilmore

❖ Historic Toys

❖ Costume Collection
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LAYING THE FOUNDATIONS
Collections Assessment for Preservation – 2019
Adoption of the Long-Range Preservation Plan – 2021
American Alliance of Museums Reaccreditation Review – 2021-22
Community Engagement Study with de Novo Marketing – 2022
Adoption of New Institutional Plan – 2022
Business and Facility Planning Study with Lord Cultural Resources – 2023-24 
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Muscatine Art Center
INSTITUTIONAL PLAN

2022-2026
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Theme 1: Bolstering the Organizational Infrastructure

Address Core Questions Related to the 
Organization’s Identity and Direction

• Form advisory groups 

• Increase collaboration and communication with City 
Council, Friends Board, Friends Membership Base, 
Support Foundation Advisory Committee, and 
Volunteers 

• Develop a business plan 

• Test new name and brand identity with key 
stakeholders, community leaders, focus groups, 
local/regional tourism offices, and others

Strategically Develop Human Capital

• Review job descriptions and organizational chart

• Develop an Employee Succession Plan

• Form a Capital Campaign Team 

• Train and assign roles to individuals on the Capital 
Campaign Team
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Theme 2: Planning for and Funding Our Future

Re-envision the Physical Plan

• Determine appropriate square footage of collections 
storage area

• Acquire community and stakeholder feedback, 
determining the high priority needs and wants

• Select a building design firm (architect / engineer) to 
complete plans for the building expansion project

• Enhance functionality by planning connectivity 
between new and existing facilities

Secure Local/Donor Funding

• Public / Private Partnership

• Capital Campaign (Timeline To-be-Determined)

Secure and Leverage Grant Funding

• Federal, state, regional, and local grants, leveraged to 
build enthusiasm for Capital Campaign

• Develop a case for designation as one of “Iowa Great 
Places”
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Theme 3: Understanding and Meeting the Needs of Our Audiences

Strengthen and Build Relationships

• Working with advisory groups

• Collaborate with organizations to reach target 
audiences 

• Identify projects that would increase the connectivity 
between the Muscatine Art Center and one or more 
of its neighboring organizations

• Improve data collection methods

Increase the Organization’s Presence

• Social media plan & wayfinding

• Campaign to re-introduce organization to community 
and region

Improve the Onsite Visitor Experience

• Based on feedback from visitors and the broader 
community, re-evaluate class, event, and program

• Gather case studies illustrating onsite museum 
visitors using technologies 

• Onsite wayfinding
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Theme 4: Serving as Diligent Stewards

Ensure the Lifespan of Collections and 
the Historic Estate

• Implement recommendations from the Historic 
Landscape Preservation Plan for the Japanese Garden 

• Establish a volunteer-based Friends of the Japanese 
Garden

• Determine requirements for renting Music Room, 
Studio, Japanese Garden, and E. Bradford Burns 
Performing Arts Park

• Evaluate options for hosting the collection online 

Direct Additional Resources to 
Collections Care and Management
• Ensure adequate funding for object conservation

• Develop and launch a letter grade system for high 
priority objects as well as objects to deaccession

Create a Vision for the Property and the 
Organization for the Year 2035

• Prioritize community suggestions for the non-historic 
portions of the grounds by conducting surveys and 
focus groups

• Develop and fund a strategy to 
fully utilize the grounds for events,
programs, and public art
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October 2023 Visit to Muscatine
Group Discussions
One-on-One Interviews
Core Documents Review
Data Analysis

Contextual & Comparable Analyses
Art Museums in Iowa
Other Museums after Expansion
Local & Regional Context

Existing Operations & Potential Markets

Online Meetings with Board of Trustees

Final Report – May 2024
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Preliminary Space and Facilities Plan

• New Building Addition +/- 19,100 gross square feet
Visitor Amenities, Multi-Purpose Event Space, Permanent Exhibition, Changing Galleries, 
Catering Kitchen, Studio Space, Collections Storage, Freight Elevator, Loading Dock, Crate Storage

• Stanley Gallery Renovation
Repurpose middle floor to visible storage for Muscatine History Collections
Repurpose studio classroom into exhibition prep space and storage for exhibit furniture
Consider repurposing top floor

• Carriage House Renovation
Relocate collections to visible storage in Stanley Gallery and new storage in Building Addition
Repurpose into office space and exhibit prep
Consider

• Linkage
Add public restrooms

• Historic House
No substantial alterations

• Grounds
Develop a Master Plan for the Museum Campus
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Increase Income

• Report assumes Admissions will remain Free of Charge
Make it Easier for Visitors to Donate via Credit Card or Pay App

• Addition of Small Retail Store (300 sq. ft.)

• Facility/Venue Rentals
Rent the Japanese Garden
Rent Multi-Purpose Event Space in New Building Addition
Consider obtaining a liquor license

• Fundraise for the Endowment
Add $2 million to the Muscatine Art Center Support Foundation Endowment to fund exhibitions 
and other activities that are core to the mission 

• Offer more Programs / Experiences for a Fee (Children’s birthday parties, behind-the-scenes tours, etc.)

• Grow the Membership Base and Adjust Membership Levels

• Improve Fundraising Events (accommodate more people and generate more income)

• Pursue additional Grants at the State, Regional, and Federal Levels
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Operational Expenses

• Staffing Plan – “MAC is currently understaffed.” 
Existing staff of 4 full-time and 6 part-time staff would adjust up to 7 full-time and 9 part-time positions.

2024-25 After Building Addition
Director (FT) Director (FT)
Curator/Registrar (FT) Curator/Registrar (FT)
Education Coordinator (FT) Education Coordinator (FT)
Administrative Specialist (FT) Administrative Specialist (FT)
Facilities Technicians (2 PT) Facilities Technicians (3 PT or 1 FT/1 PT)
Assistant Registrar (PT) Assistant Registrar (FT)
Museum Aides (3 PT) Museum Aides (3 or 4 PT)

Volunteer / Program Coordinator (FT)
Business / Development Manager (FT)
Business / Development Assistant (PT)

• Increase Budget for Exhibitions – Addition from Increasing MAC Support Foundation Endowment
• Increase Budget for Marketing
• Increase Budget for Programs
• Occupancy Cost will Increase
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Other Recommendations

❖ Rebranding / New Name 

❖ Revise Mission Statement

❖ Increase Hours (Evenings, Saturday Mornings)

❖ Invest in Marketing

❖ Consider a Driveway from Mulberry to Parking Lot

❖ “Wellness Trail” to Connect to Hospital

❖ Transform part of grounds into a Sculpture Park

❖ Improve Wayfinding (to facility, within buildings, 
and on the grounds)

❖ Make the New Addition the Main Entry Point

❖ Continue Community Conversations about the 
specific features and experiences the MAC should 
offer

❖ Work with an Architectural Firm to develop 
preliminary plans for the addition
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Questions
Melanie Alexander

563-263-8282

malexander@muscatineiowa.gov
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Muscatine 

Art Center 

2019

Muscatine 

Art Center, 

2023 

Art 

Museum/ 

Sculpture 

Garden

Children's 

Museum

History/

Historic 

House/Site

Natural 

History/

Anthropology

Science/ 

Technology 

Centre/ 

Museum

Arboretum/ 

Botanic 

Garden/ 

Nature 

Center

Zoo/ 

Aquarium

Total 

Sample/ 

Weighted  

Average

Sample Size 209 36 408 31 31 27 15 857

Earned Income 7% 5% 26% 52% 35% 42% 57% 45% 59% 35.1%

Private Support/Endowment 26% 35% 58% 35% 45% 37% 33% 41% 29% 45.5%

Government Income (Local-State-

Federal)
66%* 60%* 17% 13% 21% 22% 10% 14% 12% 19.3%

* - Includes funds from the hotel/motel tax, an annual grant from the State of Iowa, and operating support from the City of Muscatine.

Source: MAC and American Alliance of Museums, Museum Board Leadership 2017: A National Report
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Comparative Experience of 

Selected Art Museums in Iowa, 

2023 or 2022/23

Muscatine 

Art Center

Figge Art 

Museum, 

Davenport

Sioux City 

Art Center

MacNider Art 

Museum, 

Mason City

Average 

(excluding 

Muscatine)

Facility Size (sq. ft.)          28,617         99,515          56,000           21,300          58,938 

Exhibition Space (net. sq. ft.)            9,576         20,600          10,000             8,400          13,000 

Collection Size          20,000           5,000            1,100             1,100            2,400 

Primary Admission Charge Basis  Free  Charged  Free  Free  N/A 

Reported On-Site Attendance          14,593         69,000          34,987           19,100          41,029 

County Population, 2021          42,688       174,170        105,607           42,706        107,494 

Visitors per Sq. Ft. Facility Size                0.5               0.7                0.6                 0.9                0.7 

Visitors per Sq. Ft. Exhibition Space                1.5               3.3                3.5                 2.3                3.0 

Visitors per 1,000 County Population               342              396               331                447               392 

Full-Time Staff                   4                21                   9                    6                 12 

Part-Time Staff                   5                17                   5                    2                   8 

Annual Operating Budget $642,091 $3,013,000 $1,057,438 $628,000 $1,566,146

Source: Lord Cultural Resources and data compiled by Muscatine Art Center, 2024
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City of Muscatine 22,886 23,797 N/A 4.0% N.A

Muscatine County 42,804 43,141 42,910 0.8% -0.5%
Davenport-Moline-Rock 

Island IA, IL MSA (includes 

Muscatine) 379,773 383,754 382,652 1.0% -0.3%

Iowa 3,050,819 3,190,571 3,280,468 4.6% 2.7%

USA 308,745,538 339,449,281 352,070,270 9.9% 3.6%

% Change 

Projected 

2020/2030

Population Totals and 

Projections

Actual  

2010

Actual 

2020

Projected

2030

% Change 

Actual 

2010/2020

Sources: US Census 2020 and Woods & Poole Economics 2023

Age 

# % # % # % # % # %

Under 5 years 1,788 7.5% 2,733 6.3% 21,683 5.7% 187,257 5.9% 18,661,245 6.0%

5 to 9 years 1,362 5.7% 2,618 6.1% 24,400 6.4% 201,486 6.3% 20,010,813 6.1%

10 to 14 years 1,933 8.1% 3,464 8.0% 25,444 6.7% 216,296 6.8% 21,821,492 6.5%

15 to 19 years 1,631 6.9% 2,898 6.7% 25,417 6.7% 225,888 7.1% 21,824,088 6.5%

20 to 24 years 1,677 7.1% 2,725 6.3% 22,066 5.8% 224,891 7.0% 21,382,643 6.7%

25 to 29 years 1,357 5.7% 2,465 5.7% 22,037 5.8% 198,276 6.2% 22,100,453 7.1%

30 to 34 years 1,573 6.6% 2,677 6.2% 22,263 5.8% 192,531 6.0% 22,978,685 6.8%

35 to 39 years 1,863 7.8% 3,069 7.1% 23,355 6.1% 210,687 6.6% 22,371,398 6.5%

40 to 44 years 1,279 5.4% 2,289 5.3% 25,507 6.7% 198,279 6.2% 21,362,163 6.1%

45 to 49 years 1,691 7.1% 2,773 6.4% 22,129 5.8% 171,706 5.4% 19,782,325 6.3%

50 to 54 years 970 4.1% 2,591 6.0% 24,035 6.3% 183,760 5.8% 20,891,392 6.4%

55 to 59 years 1,450 6.1% 2,664 6.2% 25,276 6.6% 194,787 6.1% 21,141,152 6.7%

60 to 64 years 1,653 7.0% 3,091 7.2% 24,784 6.5% 219,654 6.9% 21,673,882 6.2%

65 to 69 years 1,108 4.7% 2,480 5.7% 23,219 6.1% 186,344 5.8% 18,351,785 5.3%

70 to 74 years 948 4.0% 1,850 4.3% 20,970 5.5% 152,381 4.8% 15,426,419 4.1%

75 to 79 years 527 2.2% 1,085 2.5% 12,711 3.3% 94,367 3.0% 9,872,768 2.8%

80 to 84 years 377 1.6% 759 1.8% 8,114 2.1% 65,432 2.0% 6,278,369 1.9%

85 years and over 572 2.4% 914 2.1% 8,037 2.1% 69,057 2.2% 5,962,673 2.0%

Total 23,759 100% 43,145 100.0% 381,447 100% 3,193,079 100% 331,893,745  100%

Median Age 36.3 38.3 40.6 38.5 38.8

Iowa USACity of Muscatine Muscatine County Davenport-Moline-Rock 

Island IA, IL MSA 
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Educational Attainment (Total 

Population 25 Years or Over)

# % # % # % # % # %

Less than high school diploma 1893 12.3% 2983 10.4% 21,258 8.1% 141,021 6.5% 25,562,680      11.5%

High school graduate/equivalent 5,578 36.3% 10,026 34.9% 78,547 29.9% 637,844 29.5% 59,421,419      26.7%

Some college 2,939 19.1% 5,602 19.5% 61,546 23.5% 424,541 19.7% 45,242,162      20.3%

Associate's degree 1,846 12.0% 3,523 12.3% 26,477 10.1% 258,299 12.0% 19,254,254      8.6%

Bachelor's degree 2,242 14.6% 4,554 15.9% 48,406 18.4% 463,740 21.5% 45,034,610      20.2%

Graduate or professional degree 870 5.7% 2,019 7.0% 26,203 10.0% 234,066 10.8% 28,321,709      12.7%

Total 15,368 100% 28,707 100% 262,437     100% 2,159,511 100% 222,836,834   100%

Sources: American Community Survey Data (2021)

City of Muscatine Iowa USADavenport-Moline-Rock 

Island IA, IL MSA 

Muscatine County
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Household Income Muscatine 

City

Muscatine 

County

Davenport-Moline-

Rock Island IA, IL 

Iowa USA

Median Income $54,577 $61,547 $61,166 $65,600 $69,021

Average Income $67,578 $79,500 $86,206 $86,499 $91,547

% Living in Poverty 15.7% 10.5% 14.3% 11.1% 12.8%

Sources: American Community Survey (2021) 

# % # % # % # % # %

White
19,787 83.3% 36,944 85.6% 298,226 78.2% 14,609,365 50.1% 204,277,273 61.6%

Black or African American
812 3.4% 1,084 2.5% 24,633 6.5% 3,552,997 12.2% 41,104,200 12.4%

American Indian 
53 0.2% 90 0.2% 1,413 0.4% 278,948 1.0% 3,727,135 1.1%

Asian
136 0.6% 279 0.6% 9,215 2.4% 1,585,480 5.4% 19,886,049 6.0%

Pacific Islander
36 0.2% 36 0.1% 360 0.1% 33,611 0.1% 689,966 0.2%

Some other race
1,712 7.2% 2,702 6.3% 12,721 3.3% 3,951,366 13.6% 27,915,715 8.4%

Two or more races
1,223 5.1% 2,010 4.7% 34,879 9.1% 5,133,738 17.6% 33,848,943 10.2%

Total 23,759 100% 43,145 100% 381,447 100% 29,145,505 100% 331,449,281 100%

# % # % # % # % # %

Hispanic/Latino (any race) 4,557 19.1% 7,769 18.0% 36,102 9.5% 215,986 6.8% 62,080,044 18.7%

Not Hispanic or Latino 19,240 80.9% 35,466 82.0% 345,345 90.5% 2,974,383 93.2% 269,369,237 81.3%

Total 23,797    100% 43,235   100% 381,447         100.0% 3,190,369   100% 331,449,281 100%

Race

USA

Iowa USA

Ethnicity IowaCity of Muscatine

Davenport-Moline-Rock 

Island IA, IL MSA 

(Muscatine included)

Muscatine City

Davenport-Moline-Rock 

Island IA, IL MSA 

Source: American Community Survey (2021) 

Muscatine 

County

Muscatine 

County

Source: American Community Survey (2021) 
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# % # % # % # % # %

Population 3+ Enrolled 5,601 10,112 88,846 789,863 80,497,960  

Nursery School 715 12.8% 962 9.5% 5,227 5.9% 46,726 5.9% 4,879,858 6.1%

Kindergarten 239 4.3% 382 3.8% 7,107 8.0% 43,063 5.5% 4,003,118 5.0%

Grade 1 to 4 1,044 18.6% 2,154 21.3% 16,987 19.1% 155,086 19.6% 15,900,533 19.8%

Grade 5 to 8 1,489 26.6% 2,566 25.4% 19,708 22.2% 172,500 21.8% 16,606,090 20.6%

High School 1,279 22.8% 2,387 23.6% 21,280 24.0% 172,768 21.9% 16,879,255 21.0%

College (Undergraduate) 663 11.8% 1,321 13.1% 14,701 16.5% 167,424 21.2% 17,869,758 22.2%

Graduate or Professional School 172 3.1% 340 3.4% 3,836 4.3% 32,296 4.1% 4,359,348 5.4%

Total 5,601      100% 10,112     100% 88,846     100% 789,863       100% 80,497,960  100%

Sources: American Community Survey Data (2021)

IowaSchool Enrollment Levels City of 

Muscatine

USADavenport-Moline-

Rock Island IA, IL 

MSA (Muscatine 

Muscatine County
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Existing Staff Recommended Staff Main Responsibilities for Additional Staff/Comments Office Needs

Director (FT) Director (FT) Own Office

Curator/Registrar (FT)

Curator (FT) Additional responsibilities with growth of collections Own Office

Curatorial Assistant/Registrar (FT) Part-time staff beomes full-time with expansion Open Office Space

Program Coordinator (FT)

Public Programs Coordinator (FT) Includes Volunteer Coordination Own Office

Education and Outreach Coordinator (FT) One Program Coordinator was not enough Own Office

Business/Development Manager (FT) Includes retail, rentals, donations, fundraisng, grants Own Office

Business/Development Assistant (PT) Includes marketing, web, social media Open Office Space

Office Coordinator (FT) Office Coordinator (FT) Open Office Space

Assistant Registrar (PT)

Facilities Technicians (2 PT) Facilities Technicians (3 PT) Growth reflects larger space and more open hours Open Office Space

Museum Aides (3 PT) Museum Aides (3 PT) Open Office Space

Weekend/Evening Allocation (2 PT) Supports additional hours and evening rentals Open Office Space

Total Staff: 4 FT and 6 PT Total Staff: 7 FT and 9 PT

Note:  Assumes rotation of full-time staff to assist periodiclally on weekends and also evenings to support venue rentals and openings 

Post Expansion Staffing Recommendations
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Attendance Growth of Other 

Selected Museums that Expanded 

Growth of 

Exhibition 

Space (sf)

Pre-

Expansion 

Attendance 

Post-

Expansion 

Attendance

Percentage 

Attendance 

Growth

Change in Charge 

Basis

Mercer Museum, Doylestown PA
3,500 20,000 30,000 50%

Remained  charged 

but prices increased

Morven Museum and Garden, Princeton, NJ
1,500 15,900 25,300 59%

Charged admission 

prices unchanged 

Woodson Art Museum , Wausau, WI

5,000 40,000 50,000 25%

Free retained but 

added donation 

boxes 

Average 3,333 25,300 35,100 45%

Source: Interviews by Lord Cultural Resources. 
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Muscatine Art Center 

Attendance Projections

Base 

Level 

Year 1 

%

Year 2 

%

Year 3 

%

Year 1 Year 2 Year 3

Projected Total On-Site Attendance 14,593 30,000 29,000 28,000

Attendance by Main Segment

Residents (50-mile radius) 65% 60% 60% 55% 18,000 17,400 15,400

School Groups 10% 10% 10% 10% 3,000 2,900 2,800

Tourists 25% 30% 30% 35% 9,000 8,700 9,800

Total 100% 100% 100% 100% 30,000 29,000 28,000
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Admissions Donations Revenue Base Level Year 1 Year 2  Year 3   

Projected Attendance 14,593 30,000 29,000 28,000

Admissions Donations per Visitor $0.29 $1.50 $1.40 $1.35

Total Admissions Revenue $4,260 $45,000 $40,600 $37,800

Memberships Base Level Year 1 Year 2 Year 3

Total Memberships 146 500 450 425

Average Revenue per Memberhip $88 $80 $82 $83

Total Revenue $12,825 $40,000 $36,720 $35,374
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Retail Sales (300 nsf, currently 15 nsf) Base Level Year 1 Year 2 Year 3

Total On-Site Attendance 14,593 30,000 29,000 28,000

Sales per Visitor $0.08 $1.75 $1.80 $1.85

Total Sales $1,210 $52,500 $52,200 $51,800

Sales per Net Sq. Ft $81 $175 $174 $173

Venue Rentals Base Level Year 1 Year 2 Year 3

Total Major Rentals 40 45 50

Average Revenue per Major Rental $2,000 $2,000 $2,000

Total Revenue $80,000 $90,000 $100,000

Revenues from Smaller Rentals $24,000 $27,000 $30,000

Total Revenues $454 $104,000 $105,040 $106,090
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Public and Educational Programs Base Level Year 1 Year 2 Year 3

Total Revenue $2,414 $20,000 $22,000 $25,000

Fundraising Events (net) Base Level Year 1 Year 2 Year 3

Total Revenue $12,420 $30,000 $50,000 $50,000

Endowment Base Level Year 1 Year 2 Year 3

Endowment Principal $1,684,449 $3,700,000 $3,700,000 $3,700,000

Estimated Rate of Return 5% 5% 5% 5%

Total Revenue $84,222 $185,000 $185,000 $185,000
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Staffing Costs Base Level Year 1 Year 2 Year 3

Director (FT) $110,000 $110,550 $111,103

Curator/Registrar (FT) $58,000 $58,290 $58,581

Program Coordinator (FT) $58,000 $58,290 $58,581

Office Coordinator (FT) $58,000 $58,290 $58,581

Assistant Registrar (FT) $46,500 $46,733 $46,966

Public Programs Coordinator (FT) $46,500 $46,733 $46,966

Development/Business Manager (FT) $62,000 $62,310 $62,622

Business/Development Assistant (PT) $24,000 $24,120 $24,241

Facilities Technician (3 PT) $84,600 $85,023 $85,448

Museum Aides (5 PT) $88,500 $88,943 $89,387

Total Staff Salaries and Wages $636,100 $639,281 $642,477

Full-Time Staff Benefiits $162,430 $162,430 $162,430

Part-Time Staff Benefits $37,450 $37,637 $37,825

Total Staffing Costs $400,123 $835,980 $839,348 $842,732
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Occupancy Costs Base Level Year 1 Year 2 Year 3

Total Occupancy Costs $24,012 $30,000 $32,000 $34,000

Exhibitions Costs Base Level Year 1 Year 2 Year 3

Size of Space (net sq. ft.) 9,576 16,300 16,300 16,300

Costs Per Sq. Ft. $4.59 $5.75 $6.50 $6.50

Total Costs $43,962 $93,725 $105,950 $105,950

Collections Care Base Level Year 1 Year 2 Year 3

Total Costs $15,396 $35,000 $38,000 $40,000

Acquisitions Base Level Year 1 Year 2 Year 3

Total Costs $95,398 $40,000 $40,000 $40,000
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Public and Education Programs Base Level Year 1 Year 2 Year 3

Total Costs $14,744 $40,000 $44,000 $50,000

General and Administrative Base Level Year 1 Year 2 Year 3

Staffing Costs $400,123 $835,980 $839,348 $842,732

G+A as % of Staffing Costs 6.2% 6.2% 6.2% 6.2%

Total Costs $24,658 $51,831 $52,040 $52,249
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Marketing Costs Base Level Year 1 Year 2 Year 3

Attendance 30,000         29,000          28,000         

Allocation per Visitor $1.50 $1.40 $1.40

Total Costs $18,003 $45,000 $40,600 $39,200

Retail Cost of Goods Sold Base Level Year 1 Year 2 Year 3

Total Costs (@60%) $4,363 $31,500 $31,320 $31,080
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Summary of Attendance, Operating Revenue and Expense Projections 
Base Level Year 1 Year 2 Year 3 Year 1% Year 2% Year 3 %

Total Attendance 14,593 30,000 29,000 28,000

Revenues

Admissions $4,260 $45,000 $40,600 $37,800 3.7% 3.3% 3.1%

Retail Sales $1,210 $52,500 $52,200 $51,800 4.4% 4.3% 4.2%

Memberships $12,825 $28,000 $25,296 $24,970 2.3% 2.1% 2.0%

Facility Rentals $454 $104,000 $105,040 $106,090 8.6% 8.6% 8.6%

Public and Educational Programs  $2,414 $20,000 $22,000 $25,000 1.7% 1.8% 2.0%

Fundraising Events (net) $12,420 $15,000 $25,000 $25,000 1.2% 2.0% 2.0%

Endowment $84,222 $185,000 $185,000 $185,000 15.4% 15.1% 15.0%

Base Level Private Support $110,622 $110,622 $110,622 $110,622 9.2% 9.0% 9.0%

Base Level Government Support $412,485 $412,485 $412,485 $412,485 34.3% 33.7% 33.4%

Additional Financial Support from City of Muscatine $0 $165,000 $165,000 $165,000 13.7% 13.5% 13.4%

Total Revenue $640,912 $1,137,607 $1,143,243 $1,143,767 94.6% 93.5% 92.6%

Expenses 

Salaries, Wages, Benefits $400,123 $835,980 $839,348 $842,732 69.5% 68.6% 68.2%

Occupancy $24,012 $30,000 $32,000 $34,000 2.5% 2.6% 2.8%

Exhibitions $43,962 $93,725 $105,950 $105,950 7.8% 8.7% 8.6%

Collections Care $15,396 $35,000 $38,000 $40,000 2.9% 3.1% 3.2%

Acqusitions $95,398 $40,000 $40,000 $40,000 3.3% 3.3% 3.2%

Programs $14,744 $40,000 $44,000 $50,000 3.3% 3.6% 4.0%

General & Administrative $24,658 $51,831 $52,040 $52,249 4.3% 4.3% 4.2%

Marketing $18,003 $45,000 $40,600 $39,200 3.7% 3.3% 3.2%

Retail Cost of Goods Sold $4,363 $31,500 $31,320 $31,080 2.6% 2.6% 2.5%

Total Expenses $640,659 $1,203,036 $1,223,257 $1,235,212 100% 100% 100%

Additional Amount Needed from Private, 

Government and Grant Sources to Break 

Even on Operations

$253 ($65,429) ($80,014) ($91,445) -5.4% -6.5% -7.4%
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City of Muscatine 
 

ITEM NUMBER 2024-862 
 

IN-DEPTH ITEM - CITY COUNCIL DATE: 9/12/2024 

 
STAFF 
Jodi Royal-Goodwin, Community Development Director 
  
SUBJECT FOR DISCUSSION 
Ignite Vitality: Mulberry Project Update  
  
EXECUTIVE SUMMARY 
This presentation will provide an overview of activities completed by the City and partner 
entities, as well as next steps.   
  
GENERAL DIRECTION SOUGHT AND SPECIFIC QUESTIONS TO BE ANSWERED 
This presentation is informational. However, while no direction is being requested, staff would 
welcome Council feedback.   
  
BACKGROUND/DISCUSSION 
Following the 2021 Housing Summit, Iowa Economic Development Authority (IEDA) Director Debbie Durham 
contacted the Housing Council and asked that we develop a pilot project focused on revitalizing a block that 
was 1) near downtown; 2) would have a high visibility impact; and 3) would be replicable in other 
communities. The team looked in a number of areas and ultimately focused on 2 blocks to be presented to 
IEDA for final determination. Ultimately the Mulberry Neighborhood (Mulberry to Orange between 6th and 
7th streets) and in July 2021 Council approved submitting the preliminary pilot project proposal.  

After a number of discussions with IEDA staff, the target area was expanded as shown on the map below.  
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In addition, the range of projects was revised to include housing repairs, removal of derelict properties, 
commercial façade upgrades, and infrastructure such as living streets, sidewalk improvements, a pocket 
park, publicly available Wi-Fi, and street trees. IEDA proposed to fund the project with Community 
Development Block Grant funds, which requires a 20% local match, and a forgivable loan from the Nuisance 
and Abandoned Property Program. Having developed an agreed upon project scope and regulatory 
framework based on the funding, City staff completed the mandated Community Needs Assessment to 
facilitate the submission of the official application.  

Following is a review of project activities completed since that time. 

April 7, 2022 – City Council held a public hearing and approved the required Community Needs Assessment 
(CNA). 

July 7, 2022 – At the direction of IEDA, Council held a second public hearing on the CNA and overall project. 
Council adopted a resolution approving submission of the official grant application and the application was 
submitted the next day. 

March 14, 2023 – The $1,738,000 CDBG Grant was awarded by IEDA. 

April 6, 2023  

• Council accepted the Comprehensive Neighborhood Revitalization Pilot Program Grant.  
• Council approved a MOU with CFGM for the provision of Project Management Services 

and match funding. 
• Council approved a contract with Bi-State Regional Commission for grant administration 

services as required by IEDA. 

 

At this time the project team initiated monthly infrastructure meetings, including representatives from the 
City, CFGM, Bi-State and MPW. The purpose of these meetings has evolved overtime and has included:  

• Identifying locations for new street lights; 
• Evaluating and finalizing the scope of infrastructure projects; 
• Reviewing products for painted crosswalks; and 
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• Identifying common routes to school with counters and school engagement activities 
for intersection projects. 

 

May 2023 - Rotary awarded the project $5,000 for inclusive playground equipment to be 
included in the pocket park.  

September 3, 2023 – Council approved CDBG procurement policy following discussions to 
initiate procurement processes. 

Between May and September 2023 – Bi-State prepared four HUD Environmental Reviews, 
which entails reviewing environmental and cultural conditions, consultation with federal, state 
and tribal entities for concurrence that the proposed projects will not have adverse impacts, 
for publication and comment.  

In fall 2023, the team was preparing to initiate the housing repair component.  
            September 8, 2023 – Issued RFP for Technical Services but no responses were received.  

October 31, 2023 – The tier I environmental was completed 
January 11, 2024 – Reissued the RFP for Technical Services and one response was received from 

MCSA. Prior to executing a contract IEDA had to approve the single source 
contracting and terms of the contract. 

April 30, 2024 – Administrative Plan Approved  
September 22, 2023 - The “Intent to Request Release of Funds” was published for completed 
HUD Environmental Reviews covering: 

• neighborhood blight,  
• housing rehabilitation,  
• wi-fi, and  
• commercial façade. 

 
Completion of this phase of environmental reviews allowed work on the commercial façade to 
commence.  

January 11, 2024 – Issued the Commercial Façade Architect RFP and 8 responses were 
received. Around this time IEDA also approved the Administrative Plan for this component. 

July 7, 2024 – Council approved the contract with RDG for architectural services 
for  commercial façade component. 

July 18, 2024 – Held a meeting with property owners and completed the blight survey. 
  

In January 2024, monthly team meetings with IEDA staff assuming oversight of the project from 
a retired staffer.   

February 14, 2024 – Section 3 compliance and planning discussion with MCC, Bi-State, and 
CFGM was held to identify activities that would meet the regulatory mandates. 

February 21, 2024 – City staff met with the County Attorney and staff on  the process for 
obtaining properties with county held tax certificates, including 519 Orange Street for the 
pocket park.  
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February 22, 2024 - Published 2 “Intent to Request Release of Funds” for revised 
environmental reviewes required due to IEDA’s reorganization of the project components (Park 
& Infrastructure). 

February to July - Worked with MPW and IEDA to determine if procurement of poles and lights 
to be installed met IEDA rules. Continuing to work through procurement evaluation for Wi-Fi 
equipment. 

April 4, 2024 – Council approved a development agreement with MCSA for the City to demolish 
derelict properties to prepare sites for reconstruction of new single-family homes. This was 
necessary to meet the requirements of the state's Nuisance and Abandoned Property program. 

April 10, 2024 – IEDA formally awarded the City the Nuisance Forgivable Loan. 

April 18, 2024 – Council accepted the Nuisance Forgivable Loan, and staff prepared the RFP for 
demolition of the 5 target properties. However, before the RFP was released IEDA informed us 
that, because these state resources were being used as match to the federal dollars, a Tier II 
environmental review would need to be completed on these sites before any procurement 
could take place.  

April 21, 2024 – A Neighborhood Block Party was held. 
Approximately 100 residents attended this event, 
where they were provided information on the project 
components and other community resources, signed 
up to receive additional information, ate a free lunch, 
participated in activities, and had an opportunity to 
win prizes. This event was sponsored by the 
Foundation and local businesses, including Hy-Vee and 
Wal-Mart. 

July 2024 – The CFGM County ARPA funds project 
scope of work was finalized, including establishing a 
timeline. Funds expended on these projects will 
provide required match. 

July 11, 2024 – Issued an RFQ for engineering services 
for the sidewalk project and received seven responses. 

The contract for services is currently being prepared for presentation to Council.  

July 11, 2024 – Issued an RFP for the park development and received four responses. It was 
subsequently identified that the wage determination had not been included with the published 
version and the RFP was re-issued July 27. All four respondents resubmitted.  

July 18, 2024 – Council adopted a resolution accepting the tax certificate for 519 Orange, which 
will be the site of the pocket park, and staff initiated the process of notifying lien holders of the 
intent to obtain ownership.  

In June, IEDA approved the MCSA TA agreement, allowing the housing repair component of the 
project to resume. 
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July 18, 2024 – Presented the contract for technical services to Council, but was not 
approved.  

August 7, 2024 – The first meeting with homeowners was conducted to introduce the 
program and review the available assistance. Staff subsequently has 
met with 4 property owners at their homes to provide additional 
information. Three applications have been received.  

August 15, 2024 – Council approved the TA services contract. 
  

July 31, 2024 – Published the “Intent to Request Release of Funds” for clearance of nuisance 
properties. We are currently awaiting IEDA’s authorization to proceed with demolition 
activities.  

Work by Partners 

The work listed above is directly related to grant implementation and funded activities. 
However, simultaneously we have continued to work with local partners on supplemental 
initiatives.  

MCSA was the first off the mark to make visible investment and improvements in the area as 
they: 

• purchased 7 properties and has been donated another lot where a vacant structure sits; 
• rehabilitated and reoccupied 2; 
• secured funding to construct 6 new homes for first-time homebuyers; and 
• secured funding to construct a permanent supportive housing complex. 

 

Rehab of units has already resulted in private investment that has improved the appearance of 
additional properties. Below is one example of this.  
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 Meanwhile, the Community Foundation of Greater Muscatine secured funding to provide 
project oversight and match funding for the grant. The Foundation also developed the first new 
home in the neighborhood through Homes for Iowa. They have also been developing the plans 
for the single-family housing to be constructed on infill lots, including modeling alternative 
building processes that would improve the cost, resiliency and/or speed of constructing 
housing. 

Muscatine County Habitat for Humanity also built their 2023 home in the neighborhood.  

In addition, the City secured a Lead Hazard Reduction Grant to mitigate lead paint hazards in 65 
homes in the census tract that encompasses the target area.  

A small grant to install bike racks at Jefferson Elementary and other strategic places in the 
neighborhood was submitted to support pedestrian mobility.  

Next Steps 

Yet this fall Council will be asked to: 

• Approve contract with the engineer for the sidewalk improvements;  
• Approve a contract for demolition of 5 derelict structures;  
• Approve the contract for development of the pocket park; and 
• Approve a contract with an artist for the crosswalk murals. 

 

This fall MPW is anticipated to install the street lighting.  

Grant activity that is scheduled to proceed over the winter, comprising engineering, 
architectural design, public input on crosswalk murals, developing housing repair scopes of 
work, and procurement of playground equipment, will prepare for the implementation of a 
substantial amount of visible work to be completed at the appropriate time in 2025. Work 
anticipated in 2025 includes:  

• Commercial façade improvements along the west side of Mulberry between 5th and 7th 
streets;  

• Sidewalk improvements between 5th and 10th Streets;  
• Completion of the crosswalk murals; 
• Development of the pocket park;  
• Installation of the Wi-Fi; and  
• Completion of at least 10 housing repair projects.  

 

Complimentary activities that should begin in earnest in the next months include construction 
of the permanent-supportive housing project and construction on infill sites by MCSA. The 
Foundation and MCSA will also begin rehabilitation or reconstruction of 615 Mulberry Avenue, 
517 E 6th Street, and 519 E 7th Street. 
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ATTACHMENTS 
1. Project Timelines_2024-08-06 
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Ignite Vitality: Mulberry
Neighborhood Revitalization Project Updated:

Project Timeline 8/6/2024 We Are Here
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Street Improvements  $        538,000.00 Target: Improve walkability & safety. 3/1/2024 6/30/2025 3/1/2024
Environmental Clearance Completed Ricky (BSRC) 3/1/2024 3/31/2024 3/1/2024 4/24/2024

Sidewalks Public Works/Jodi 4/1/2024 12/31/2024 4/1/2024

Procurement - Engineer Contract approval at Council 8/15 Jodi 4/1/2024 4/30/2024 5/1/2024

Design Subcontractor 8/1/2024 10/31/2024

Procurement - Construction Subcontractor 11/1/2024 12/31/2024

Construction Subcontractor 3/1/2025 6/30/2025

Crosswalk Murals Moriah 7/1/2024 6/30/2025

Procurement - Artist Drafting RFP Ricky 7/1/2024 9/30/2024

Design and Community Engagement Subcontractor 10/1/2024 6/30/2025

Installation Subcontractor 7/1/2025 7/31/2025

Lighting MPW/Ron 5/1/2024 8/30/2024

Procurement - Equipment Ricky working with MPW MPW 5/1/2024 6/30/2024 6/1/2024

Installation MPW 7/1/2024 8/30/2024

Parks, Recreation  $        100,000.00 Target: Install park & wifi. 3/1/2024 9/30/2024 3/1/2024

Environmental Clearance Completed Ricky 3/1/2024 4/24/2024 3/1/2024

Pocket Park Jodi 5/1/2024 9/30/2024 5/1/2024

Procurement - Design and Installation RFP reissued Jodi 5/1/2024 5/31/2024 5/1/2024

Design Subcontractor 6/1/2024 6/30/2024

Installation Subcontractor 7/1/2024 9/30/2024

Wi-Fi MPW/Ron 5/1/2024 6/30/2024

Procurement - Equipment and Installation Ricky working with MPW MPW 5/1/2024 5/31/2024 6/1/2024

Installation MPW 6/1/2024 6/30/2024

Facade Improvements (Commercial)  $        300,000.00 Target: Improve 5 properties. Ricky/Jodi 10/1/2023 12/31/2025 10/1/2023

Environmental Clearance - Tier 1 Completed Ricky 10/1/2023 10/31/2023 10/1/2023 10/31/2023

Grant Condition - Admin Plan Completed Ricky 3/1/2024 3/31/2024 3/1/2024 3/31/2024

Procurement - Architect Approved by Council on 6/20 Ricky/Jodi 1/1/2024 3/31/2024 2/1/2024 6/20/2024

Grant Condition - Slum and Blight Inventory with Map Ricky will send to Sarah by 8/15 Ricky 6/1/2024 6/30/2024 7/18/2024 8/15/2024

Initial Design RDG 8/1/2024 10/31/2024

Owner Commitments Jodi 10/1/2024 11/31/2024

Final Design RDG 12/1/2024 12/31/2024

Environmental Clearance - Tier 2/Section 106 Ricky 12/1/2024 1/31/2025

Procurement - Asbestos Testing Ricky 1/1/2025 1/31/2025

Asbestos Testing Subcontractor 2/1/2025 2/28/2025

Procurement - Construction Ricky 1/1/2025 3/21/2025

Grant Condition - Easements and Construction Terms Agreements Ricky 4/1/2025 4/30/2025

Construction Subcontractor 5/1/2025 12/31/2025

Housing Repair & Rehabilitation (Housing Facades)  $    1,198,000.00 Target: Improve 30 properties. Ricky/Jodi/Moriah 10/1/2023 12/31/2026 10/1/2023

Environmental Clearance - Tier 1 Completed Ricky 10/1/2023 10/31/2023 10/1/2023 10/31/2023

Grant Condition - Admin Plan In progress Ricky 4/1/2024 4/30/2024 4/1/2024 4/30/2024

Procurement - Technical Services To be approved by Council on 8/1? Ricky/Jodi/Ron 1/1/2024 2/28/2024 3/1/2024

Interest form for homeowners Completed for now Moriah 3/1/2024 4/1/2024 4/21/2024 4/21/2024

Hire & Onboard Housing TA Still identifying who MCSA 7/1/2024 8/15/2024

Income verification & grant process - planning and begin with Round 1 Round 1 homeowner meeting set for 8/7 Moriah/Jodi/Ricky 4/1/2024 6/30/2024 7/1/2024

Environmental Clearance - Tier 2/Section 106 Ricky 9/1/2024 12/31/2024

Scope of Work Development - Round 1 Housing TA 10/1/2024 1/1/2025

Procurement - Rehabilitation Housing TA 11/1/2024 1/31/2025

Rehabilitation - Round 1 Housing TA 3/1/2025 8/31/2025

CDBG Grant Administration & Project Management  $        162,000.00 Ricky 3/15/2023 3/31/2026

White Paper Moriah 1/1/2025 3/31/2026

CDBG grant - end date 3/15/2027  $     2,298,000.00 Ricky 3/15/2023 3/15/2026 3/15/2023

Neighborhood Stabilization Target: Engage with 50 households. Moriah Duration of project

Neighborhood Block Party Completed Moriah 2/1/2024 4/21/2024 2/1/2024 4/21/2024

Work with volunteer to create stablization plan In progress Moriah 2/1/2024 7/31/2024 2/1/2024

Implement plan Moriah 8/1/2024 12/31/2025

Neighborhood Cleanup Day Start planning when housing facades start Moriah 8/1/2024 9/30/2024

Non-CDBG-Funding & Projects Ron/Jodi Duration of project

Homes for Iowa house  $        166,458.00 Complete CFGM 8/1/2021 6/1/2022

MCSA Home Rehabs  ? Complete MCSA/Ron 12/1/2020 8/1/2023

MCSA 21-Unit Permanent Supportive Housing  $     3,800,000.00 ? MCSA/Ron 2/1/2022 ?

Habitat for Humanity house  ? Complete Habitat 4/10/2022 2/1/2023

Stanley Fund Granting (staff time)  $        500,000.00 Matching funds for staff time CFGM 2/1/2023 ? 2/1/2023

HUD Lead Hazard Grant  $     2,500,000.00 Find out from Jodi Jodi 8/1/2023 ?

Nuisance Properties (Acquisition & Clearance)  $        100,000.00 Find out from Jodi Jodi 8/1/2023 12/31/2024

IFA HOME Grant (construction of 6 homes)  $     1,800,000.00 Ron 12/1/2022 3/1/2026

Lot Acquisition In progress Ron/Jodi

Rotary Grant (pocket park)  $             5,000.00 In progress via park RFP Jodi 8/1/2023 6/30/2024 1/1/2024

Muscatine County ARPA Grant  $        875,000.00 Working out timelines Ron 3/15/2023 12/31/2025

Main Partners/Contributors: Complete

Ricky Newcomb - Bi-State Regional Commission (BSRC) Actively in progress

Jodi Royal-Goodwin - City of Musatine Behind or needs follow up

Ron Monahan - Community Foundation of Greater Muscatine

Moriah Ellis - Community Foundation of Greater Muscatine

Muscatine Center for Social Action

Brian Stineman & Kevin Coon - Public Works

Muscatine Power and Water (Erika, Ryan, Tom)

Muscatine Police Department (Jeff)

Overall Project Planned ActualProgress Key:

Page 121 of 121


	1. CALL TO ORDER
	2. ROLL CALL
	3. PLEDGE OF ALLEGIANCE
	4. COUNCIL DISCUSSION ITEMS
	A. An Informational Presentation on Construction Management At Risk
	Agenda Item Summary
	CMAR In-depth Presentation.240912
	24.08.27 Muscatine CMAR Hinders Proposal Memo.240829

	B. Muscatine Art Center - Museum Planning
	Agenda Item Summary
	Museum Planning Update - City Council In Depth 2024
	Final Report Muscatine Art Center - Planning Study - Lord Cultural Resources - May 2024

	C. Ignite Vitality: Mulberry Project Update
	Agenda Item Summary
	Project Timelines_2024-08-06


	5. MAYOR AND COUNCIL REPORTS
	6. ADJOURNMENT 

