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2017 Plan Major Goals 

1) Provide Quality 

Housing 

2) Increase Ownership 

Rates 

3) Encourage Growth 

4) Redevelop 

Appropriately 

5) Enhance Parks 

6) Beautify Forest 

Street 

7) Prevent Crime 

8) Proactive Code 

Enforcement 

9) Engage Residents 

10) Market Place 

EXECUTIVE SUMMARY 

This is the third plan update for the North River Fronts Neighborhood 

building upon previous plans. The neighborhood has a rich history and a 

promising future.  It is one of the places originally settled in the City of 

Eau Claire; developed along the scenic banks of the Chippewa and Eau 

Claire rivers.  It boasts a central location and borders doǿƴǘƻǿƴΩǎ 

amenities. Housing options are diverse and affordable. The neighborhood 

is compact, walkable in scale and well connected to parks, trails and 

transit- aƭƭ ŦŜŀǘǳǊŜǎ ƻŦ ǿƘŀǘ ƛǎ ŘŜŜƳŜŘ ά{ƳŀǊǘ DǊƻǿǘƘέΦ  Promoting 

compact and mixed use development is a major growth strategy of the 

/ƛǘȅΩǎ Comprehensive Plan. The National Association of REALTORS® also 

recommends living in and reinvesting in places like North River Fronts 

under their Smart Growth initiative. Residents can enjoy a lifestyle not 

typical of suburban areas where driving is a must.  

Like any established place, the North River Fronts Neighborhood has its 

challenges, but opportunities abound.  Major new community 

reinvestment will occur with Forest StreetΩǎ reconstruction in 2019 and 

the addition of community gardens and a possible Veterans Tribute in 

Forest Street Park.  As part of the tribute, a multi-use trail through the park will connect Phoenix Park 

northwards to the pedestrian High Bridge. These and other improvements described in the plan 

underscore that perceptions are changing and that more private reinvestment will occur.  For example, 

the overview recommendations map on page 6 shows where redevelopment options are encouraged. 

Blocks between East Madison Street and William Streets hold mixed use development potential being 

adjacent to downtown. A project in this area could be catalytic for the neighborhood. The recommenda-

tions map conveys many of the highlights of this plan, but is not meant to be exhaustive.  The full plan 

should be read to gain a wider understanding of all the opportunities and challenges that exist. 

A summary of the major goals of the North River Fronts Neighborhood Plan Update are listed in the 

column above.  They are in response to the issues the neighborhood faces. Several are not unique to 

North River Fronts; such as the older housing stock and high rental rates that ŀǊŜ ŎƻƳƳƻƴ ƛƴ ǘƘŜ ŎƛǘȅΩǎ 

other central neighborhoods.  The ǇƭŀƴΩǎ Steering Committee believes strongly that by addressing the 

quality of housing stock, encouraging new housing opportunities, and promoting financial assistance, 

that home ownership levels will increase.  Good property upkeep, engaged residents, and a lower crime 

rate are also seen as key contributors to neighborhood success.   

¢Ƙƛǎ ǇƭŀƴΩǎ timeframe covers 10 to 15 years. Decisions made over this time will undoubtedly last longer 

than 2030, and in the future, another plan update will be likely.  The plan that follows serves to improve 

the North River Fronts and should be consulted in decision-making matters; concerning those of the 

association and residents of the neighborhood; ǘƘŜ /ƛǘȅΩǎ official planning actions; and the larger 

involvement of the public and private sectors.   



 

N
o
rt

h
 R

iv
e

r 
F

ro
n
ts

 N
e

ig
h
b

o
rh

o
o

d
 P

la
n

 

 с

 

  



 

N
o
rt

h
 R

iv
e

r 
F

ro
n
ts

 N
e

ig
h
b

o
rh

o
o

d
 P

la
n

 

 т

 

  



 

N
o
rt

h
 R

iv
e

r 
F

ro
n
ts

 N
e

ig
h
b

o
rh

o
o

d
 P

la
n

 

 у

 

  

Front 

Welcome 

Porch 

Community 



 

N
o
rt

h
 R

iv
e

r 
F

ro
n
ts

 N
e

ig
h
b

o
rh

o
o

d
 P

la
n

 

 ф

 

2017 2004 1987 1981 

INTRODUCTION 

Purpose & Need 

This is the third update of the original neighborhood plan 

for the North River Fronts Neighborhood. Neighborhood 

plans are created to plan for existing and future land uses in 

an orderly and harmonious manner as well as to promote 

ǇŜƻǇƭŜΩǎ health, safety and general welfare.  They have 

traditionally focused on maintaining and improving the 

ŎƛǘȅΩǎ older residential neighborhoods, and thus, are 

prepared depending on need and appropriate cycle 

progressions (every 10 years or so). Plans are usually 

ŦƻŎǳǎŜŘ ƻƴ ŀ ǇƭŀŎŜΩǎ ǇƘȅǎƛŎŀƭ determinates but social and 

economic factors are also important considerations. A neighborhood plan has a twofold purpose: 

¶ Advance the goals and aims of a particular neighborhood 

¶ Advance the goals and aims of the larger community 

This second purpose speaks to the fact that a neighborhood plan should be consistent or fit with the 

/ƛǘȅΩǎ ƻǘƘŜǊ Ǉƭŀƴǎ, mainly the Comprehensive Plan.  If it deviates, then amendments should be pursued 

to reconcile differences. 

Origins 

{ǘŀǊǘƛƴƎ ƛƴ ǘƘŜ ƭŀǘŜ мфтлΩǎΣ Eau Claire citizens began organizing to form neighborhood associations to 

address common needs like deteriorated housing and lack of investment. They sought means to 

improve these and other conditions. This led to cooperative efforts starting in 1978 with the City to 

address problems and make improvements. One of the most effective tools has been the neighborhood 

plan. ¢ƘŜ /ƛǘȅ ƻŦ 9ŀǳ /ƭŀƛǊŜΩǎ /ƻƳƳǳƴƛǘȅ 5ŜǾŜƭƻǇƳŜƴǘ 5ŜǇŀǊǘƳŜƴǘ ς Planning Division provides this 

planning service working closely with neighborhood associations.   

Plan Update 

The North River Fronts Neighborhood 

has had nearly 40 years of 

neighborhood planning, starting in the 

early 1980s. This fourth neighborhood 

plan builds upon earlier versions.  

Previous plans have helped accomplish 

much like mitigating floods, reducing non-conforming zoning issues, improving housing and creating 

new green space along Forest Street and a neighborhood park.  However, aging of and lack of 

reinvestment in housing continues to be a major problem that needs fresh ideas and sustained 
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momentum over this new planning 

period to produce the desired 

outcomes sought in this planς 

mainly physical housing 

improvements, redevelopment and 

increased home ownership. Those 

who need to be committed to this 

ongoing effort are many, but the City 

and Neighborhood Association are 

the main players and should be 

ŦƻŎǳǎŜŘ ƻƴ ŦǳƭŦƛƭƭƛƴƎ ǘƘŜ ǇƭŀƴΩǎ objectives while working with other stakeholders.  This plan update is 

meant to guide the neighborhood for the next ten to fifteen years, with expectations that the changes 

will last well beyond that timeframe.  Therefor e, it should be view as ΨƎŜƴŜǊŀǘƛƻƴŀƭΩ- or meaning 

proposed changes may last 30 years or more- and  considered ŀ ΨƭƛǾƛƴƎ ŘƻŎǳƳŜƴǘΩ- as no plan can cover 

or foresee everything. In time, another update will be needed. 

The plan update is organized into three main chapters: Neighborhood Profile, Planning Issues and 

Improvement Strategies.  The plan is further designed to help market the neighborhood as it tries to 

make evident the reasons why people should want to live and invest in such a great place.   

Plan Authority 

This and other neighborhood plans become ǇŀǊǘ ƻŦ ǘƘŜ /ƛǘȅΩǎ Comprehensive Plan, as an adopted 

neighborhood element. Thus, the neighborhood plan has legal authority as an official guide for decision-

making.  They are regularly consulted upon by the Planning Division, other City departments, Plan 

Commission and City Council to help determine imminent and long term land use and infrastructure 

decisions.  Neighborhood associations also use it as their guide for building a better quality of life and 

for steering responses to development proposals. 

In the 2015 Comprehensive Plan, ǘƘŜ ŎƛǘȅΩǎ ŎŜƴǘǊŀƭ ƴŜƛƎƘōƻǊƘƻƻŘǎ ǊŜŎŜƛǾŜŘ ǎǇŜŎƛŀƭ ŀǘǘŜƴǘƛƻƴ ƘŀǾƛƴƎ a 

separate chapter1.  It recognized that these older places are great assets and should be improved while 

leveraging their strategic location. A subsequent stakeholder public planning effort produced the Eau 

Claire Neighborhood Revitalization Task Force Report.2  This neighborhood plan update incorporates 

recommendations and policies in both of these documents. It also seeks close alignment with these and 

other chapters of the Comprehensive Plan so as to be clear about development expectations for both 

the public and private sector. Where there may be recommendations in this plan contrary to existing 

plans, these are so noted. 

 

                                                           
1
 Eau Claire Comprehensive Plan 2015 Neighborhood and Districts Plan. City of Eau Claire. Retrieved May 19, 2017 at 

http://eauclairewi.gov/home/showdocument?id=10521  
2
 Retrieved May 19, 2017 at http://eauclairewi.gov/home/showdocument?id=14808  

http://eauclairewi.gov/home/showdocument?id=10521
http://eauclairewi.gov/home/showdocument?id=14808
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Update Process 

A plan update request was filed by the North River Fronts Neighborhood Association in January 2015. 

The /ƛǘȅΩǎ tƭŀƴ /ƻƳƳƛǎǎƛƻƴ ŎƻƴŎǳǊǊŜŘ ǘƘŀǘ bƻǊǘƘ wƛǾŜǊ CǊƻƴǘǎΩ Ǉƭŀƴ ǎƘƻǳƭŘ ōŜ ǳǇŘŀǘŜŘ in 2016 after the 

Neighborhood Revitalization Task Force concluded. After the Neighborhood Association mailed notice to 

all property owners in the neighborhood, the planning process kicked-off in February 2016. The meeting 

was well-attended and a Steering Committee was formed by the association to provide input to City 

staff as they prepared the plan update. The committee represented various groups such as home 

owners, property owners and renters. 

Planning staff met with the Neighborhood Steering Committee five times to formulate the update. The 

March meeting was to learn about neighborhood demographics and background. The June meeting was 

to identify issues.  The August meeting was to learn about transportation concerns and lay out resident 

engagement strategies. In October a number of general public meetings were held to engage the 

ƴŜƛƎƘōƻǊƘƻƻŘΦ  CƻǳǊ άƻŦŦƛŎŜ ƘƻǳǊǎέ were held at local business establishments during various times of 

the day as well as a Saturday resident input meeting within the neighborhood to solicit feedback. These 

inclusionary methods were deliberately planned thinking they might better appeal to various people and 

busy families. A public online survey that was similar to the previous mailed version for the last plan was 

also conducted.  Despite mailing notices to all residents and property owners in the neighborhood (see 

Appendix C for the flyer), only a few people took the survey and attended the aforementioned general 

public opportunities.  At a November 2016 meeting, City staff and the steering committee outlined, 

discussed and recommended possible improvement strategies. The draft plan was developed by staff 

from the input and background received and then reviewed by the committee in early May 2017. 

Further direction was given at that time before initial discussion by ǘƘŜ /ƛǘȅΩǎ tƭŀƴ /ƻƳƳƛǎǎƛƻƴΦ 

The Plan Commission reviewed the draft on June 5, 2017 providing direction. They held a public hearing 

on July 17th and then approved the plan.  City Council held their public hearing and provided direction 

on July 24th with adopting the North River Fronts Neighborhood Plan Update on July 25, 2017. 
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NEIGHBORHOOD PROFILE 

This chapter includes background on the North River Fronts Neighborhood, the place and its people.  

Reference Pages 
Boundaries 14 Households 22 

Description 16 Race & Ethnicity 22 

History 18 Employment 23 

Neighborhood Association 19 Education 23 

General Demographics 20 Income 24 

Population 20 Housing Counts 25 

Age & Gender 20 Historic Properties 26 

 

 

Boundaries 

The North River Fronts Neighborhood is divided into two areas (see Boundary Map 2).  The majority of 

the neighborhood lies north of businesses fronting the north side of East Madison Street, south of 

vacated railroad right of way near the CƛǘȅΩǎ /ŜƴǘǊŀƭ aŀƛƴǘŜƴŀƴŎŜ CŀŎƛƭƛǘȅΣ Ŝŀǎǘ ƻŦ ǘƘŜ /ƘƛǇǇŜǿŀ wƛǾŜǊΣ 

ŀƴŘ ǿŜǎǘ ƻŦ ¦ƴƛƻƴ tŀŎƛŦƛŎΩǎ Ƴŀƛƴ Ǌŀƛƭ ƭƛƴŜΦ ¢ƘŜ ǎƳŀƭƭŜǊ ǘǿƻ ōƭƻŎƪ ǇŀǊǘ ƻŦ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘ ƭƛŜǎ ƴƻǊǘƘ ƻŦ 

Dŀƭƭƻǿŀȅ {ǘǊŜŜǘΣ ǎƻǳǘƘ ƻŦ ¦ƴƛƻƴ tŀŎƛŦƛŎΩǎ ƳŀƛƴƭƛƴŜΣ Ŝŀǎǘ ŦǊƻƳ ǘƘŜ ŦƛǊǎǘ ǘƛŜǊ ƻŦ ǇŀǊŎŜƭǎ facing North Dewey 

Street, and west of Putnam Street. These two parts are not connected due to a portion of downtown 

bisecting the neighborhood, although they are relatively close together and similar in character.  
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Description  

The North River Fronts Neighborhood is identifiable 

by its mix of housing, parks, proximity to 

downtown and both the Chippewa and Eau Claire 

rivers. In 2015, about 850 people lived in the 

neighborhood. For physical context, see Maps 3 

and 4 for terrain and aerial images. 

The neighborhood is primarily located in a scenic 

valley and partially within the floodplain of the 

Chippewa River. It contains more upland along the 

Eau Claire River. Soils are sandy with some gravels overlying sandstone bedrock. Forested bluffs skirt its 

eastern and northern flanks. Land along the riverbanks are either undevelopable or have floodplain 

restrictions. Dells Dam, a hydroelectric plant is located just north of the neighborhood and helps control 

periodic river flooding. 

The North River Fronts is predominately residential in character, containing modest older single-family 

and duplex homes with some multi-unit building exceptions.  There are a few scattered commercial and 

industrial properties such as the former Walters Brewery site and properties along Putnam Street. There 

is a special area park, Forest Street Park, with its open area and large community gardens, and a smaller 

park called North River Fronts Neighborhood Park, with a playground, shelter ŀƴŘ ŎƘƛƭŘǊŜƴΩǎ ƎŀǊŘŜƴ.  

There are presently no schools or churches. Young school-aged children go to Longfellow Elementary to 

the east in the North Side Hill Neighborhood.  The City's Central Maintenance Facility is located within 

the neighborhood with the main facility on the west side of Forest Street and a salt shed and material 

storage yard located to the east and north of Sara Street. 

The neighborhood is roughly 0.18 square miles of the city of Eau Claire. This is relatively a smaller 

geographical entity compared to other neighborhoods, both in land area and population.  Its layout 

parallels the rivers and is comprised of averaged sized gridiron blocks with sidewalks and alleys.  Parcel 

sizes for housing are mixed, ranging from 3,000 square feet or smaller to over 12,000 square feet. Many 

of the originally platted lots have had lot splits or lot combinations.   

Major streets serving the neighborhood are Galloway, East Madison and Forest streets.  A number of 

bus routes touch or run through North River Front.  The area is very walkable with sidewalks and trails.  

.ƛƪŜ ǊƻǳǘŜǎ ŀǊŜ ŜƛǘƘŜǊ ƴŜŀǊōȅ ƻǊ ǇƭŀƴƴŜŘ ŦƻǊ ǘƘŜ ŦǳǘǳǊŜΦ  ¦ƴƛƻƴ tŀŎƛŦƛŎΩǎ ŀŎǘƛǾŜ ŦǊŜƛƎƘǘ ǊŀƛƭǊƻŀŘ Ǌǳƴǎ 

alongside the eastern and northern edges. 

As mentioned, the neighborhood borders the northern half of Eau Claire's central business district and 

experiences both the benefits and pressures of downtown.  Many jobs, retail stores and services can be 

found in the downtown and are within walking distance.  Some major destinations adjacent to the 

neighborhood are Phoenix Park and its outdoor farmers market, the post office, and the public library. 

Towards the east, the neighborhood fronts Banbury Place, a multi-use complex with jobs, apartment 

lofts and shops.   

Map 3. Terrain 
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History 

The North River Fronts Neighborhood or 

the άƭƻǿŜǊ ƴƻǊǘƘ ǎƛŘŜέ has a rich history 

of over 150 years.  It is one of the original 

places settled in the city, as part of the 

town of North Eau Claire. The majority of 

the neighborhood was platted in the 

1860s and 1880s. Housing was originally 

built before 1860s and into the late 

1890s.  In 1872, North Eau Claire was 

incorporated into the City of Eau Claire, 

along with West Eau Claire and the 

Village of Eau Claire. The confluence of 

the Chippewa and Eau Claire rivers 

separated these three places.  As seen on 

Map 5, the 1888 Bussell's Atlas, the 

neighborhood appears to have received 

its name sake from fronting the 

Chippewa River. The inset notes N. River 

Street fronting the Chippewa River. This 

right-of-way eventually became the east dike of the river.  The 

neighborhood has always had a close relationship to the rivers.   

By the early 1890s, the area was mostly built up with housing and 

businesses and was called the 8th Ward.  Housing mainly served 

the workforce for nearby downtown businesses and industries 

such as Dells Paper and Pulp Company, Phoenix Manufacturing 

Company, Walters Brewery, and later for Uniroyal. North River 

Fronts today contains much of same type of original modest 

housing stock and serves a similar affordable housing role, though 

there is more variation in occupations due to greater mobility. 

TƘŜ ƴŜƛƎƘōƻǊƘƻƻŘ ǳǎŜŘ ǘƻ Ŏƻƴǘŀƛƴ ǘƘŜ ŎƛǘȅΩǎ main passenger train 

station, the 1893 Chicago, St. Paul, Minneapolis & Omaha 

Railroad (Omaha Road) Depot. The brownstone Richardsonian 

Romanesque structure at 324 Putnam Street was unfortunately 

demolished in 1987 to expand the now defunct Holsum Bakery. 

Historical photos to the right are the razed 8th Ward School, 

which was at the NW corner of North Barstow Street and William 

Street, the Eagle Brewery started by a brother of Jacob 

Leinenkugel, and the Omaha Road Depot. 

Map 5. 1888 
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Neighborhood Association 

Community development means more than just physical improvement. Stable and supportive social 

contexts- whether at the household level or community- are foundational.  Outward success can be a 

manifestation of the relationships and accomplishments by the people who live and work in a 

neighborhood.  This range can include many: invested residents, families, businesses, non-profits, local 

government and more.  Neighborhood champions are also vital. When these types are organized and 

unified in vision, as in the case of the North River Fronts Neighborhood Association, great things can 

occur. 

The association has been very involved in each of the neighborhood planning efforts. They have helped 

the City identify important planning issues and advanced ideas and goals for implementation. The 

relocation of and amenities in the North River Fronts Neighborhood Park is one such fine example. Their 

volunteers also lead and participate throughout the year in various quarterly meetings and social events. 

This has helped build the ƴŜƛƎƘōƻǊƘƻƻŘΩǎ social cohesion and collective action to voice and address 

concerns.  

The Steering Committee for this plan, which is made up of some of most active neighborhood 

association participants, identified the need to sustain and support the association in terms of attracting 

new members, sponsoring meaningful activities and fundraising.  Community Development Block Grant 

dollars for the Neighborhood Association is currently very meager and continues to decrease.  Outside 

funding and new ways of partnering with others who may have a stake in the neighborhood has become 

increasingly necessary. Ideas to support the ongoing need of leadership, funding, and participation in 

meetings and events are addressed in the Improvement Strategies Chapter. 
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General Demographics 

The following is a snapshot of the people who live in and the conditions that make up the North River 

Fronts Neighborhood.  Factors that shape a neighborhood are complex, ranging from social and 

economic to natural and physical. These influence and affect a neighborhood and its population over 

time. They also produce a certain identity. This chapter addresses some important factors such as 

population, education, employment, income, race, age, households and family size. It also keys in on 

properties and their physical characteristics, function or use, and their assessed values.  Again, 

demographic data is mainly found in this chapter, but other data sets will be found throughout the 

plan.3  In general, the neighborhood has older and lower value housing stock compared to the city 

average, and that its total population has started to stabilize. 

Population 

Table 1 shows the estimated population for North River Fronts and that it lost 6.7% from 2000 to 2010.  

By 2015, the population had risen again and by 2020 it is expected to match 2000 numbers.  Previous 

plans have noted the neighborhood was experiencing a steady decline in population.  In fact, 1970 

Census data showed that 1,191 people then lived in the neighborhood.  Part of this drop can be 

attributed to the homes removed from the floodplain west of Forest Street. But, it may also coincide 

with the slow national trend of a decreasing household size. The median age of people living in the 

neighborhood is relatively early mid-life range.  

 

 

 

 

 

Age & Gender 

Population by age shows the neighborhood is generally close to the city age profile. Data from 2010 

shows the 25-34 year old segment is the largest at 18.8% and is projected to grow. The population 

pyramid on the next page shows that the area has more young children and more people in the mid-20s 

to 40, while there are less college student ages and elderly compared to the city on whole.  It is difficult 

to draw precise conclusions from the census data, but it may be the neighborhood with its affordable 

housing and lower rents is an attractive place for younger adults with less purchasing power.  While not 

                                                           
3
 Neighborhood boundary lines do not match U.S. Census boundaries, whether by block group or by census track classification.  In 

comparing previous North River Fronts Neighborhood plansô with census data extracted using current technology- Community 
Analyst software from ESRI, Inc.- minor differences were found. Community Analyst was relied upon primarily because it utilizes 
algorithms to more precisely align demographic information with actual neighborhood boundaries.  City Assessing data was used 
when possible as a comparison tool, and in some cases the accuracy was believed to be stronger. This was true for housing tenure 
and valuation over Community Analystôs data. 

Table 1. 
Population 

2000 
Census 

2010 
Census 

2015 
ACS 

2020 
Forecast 

Population 883 823 848 883 

Median Age - 30.4 31.4 32.0 

Households 373 353 368 384 

Avg. Household 
Size 

2.33 2.28 2.26 2.25 

Source: U.S. Census Decennial & American Community Survey, ESRI Community Analyst 
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particularly known for student housing, the somewhat higher younger populations may represent recent 

graduates or those working but lacking higher education. As for gender, the 2010 Census counted 52% 

male and 48% female.  

 

 

 

 
Table 2.  
Age 

2010 
Census 

NRF # 

2010 
Census 
NRF % 

2010 
Census 

City # 

2010 
Census 
City % 

Total 822 100% 66,073 100% 

Age 0-4 63 7.7% 3,798 5.7% 

Age 5-9 55 6.7% 3,473 5.3% 

Age 10 - 14  51 6.2% 3,316 5.0% 

Age 15 - 19 57 6.9% 6,063 9.2% 

Age 20 - 24  95 11.6% 10,641 16.1% 

Age 25 - 29  86 10.5% 5,469 8.3% 

Age 30 - 34  69 8.4% 4,036 6.1% 

Age 35 - 39  59 7.2% 3,384 5.1% 

Age 40 - 44  51 6.2% 3,391 5.1% 

Age 45 - 49  51 6.2% 3,773 5.7% 

Age 50 - 54 52 6.3% 3,897 5.9% 

Age 55 - 59  40 4.9% 3,764 5.7% 

Age 60 - 64  31 3.8% 3,249 4.9% 

Age 65 - 69  25 3.0% 2,138 3.2% 

Age 70 - 74  12 1.5% 1,578 2.4% 

Age 75 - 79  10 1.2% 1,447 2.2% 

Age 80 - 84  9 1.1% 1,292 2.0% 

Age 85+ 8 1.0% 1,365 2.1% 

     

Age 18+  625 75.9% 53,329 80.7% 

Age 65+   64 7.8%  11.8% 

     

Median Age 30.4 - 30.3 - 
Source: U.S. Census Decennial & American Community Survey, ESRI Community Analyst 
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Diversity Index 

Households 

The 2010 Census householder profile for North River Fronts Neighborhood (NRF) revealed more single 

persons, single parents, and un-married couples compared to city totals.  The householder composition 

is less symbolic of the traditional family unit as there were less married husband-wife families. 

Table 3.  
Households by Type 

2010 
Census 

NRF # 

2010 
Census 
NRF % 

2010 
Census 

City # 

2010 
Census 
City % 

Total 352 100% 26,877 100% 

   Households with 1 Person 135 38.4% 8,337 31.0% 

   Households with 2+ People 217 61.6% 18,540 69.0% 

     

      Family Households 165 46.9% 14,605 54.3% 

         Husband-wife Families 86 24.4% 10,991 40.9% 

                 With Own Children 38 11.4% 4,222 16.2% 

         Other Family (No Spouse Present) 79 22.4% 3,613 13.4% 

             Other Family with Male 
Householder 

- 5.4% - 4.1% 

                 With Own Children - 2.8% - 2.5% 

         Other Family with Female 
Householder 

- 17.0% - 9.3% 

                 With Related Children - 12.5% - 6.4% 

      Nonfamily Households 52 14.8% 3,935 14.6% 

     

All Households with Children 96 27.2% 6,876 25.6% 

     

Multigenerational Households 11 3.1% 399 1.5% 

Unmarried Partner Households 48 13.6% 2,262 8.4% 

   Male-female 46 13.0% 2,123 7.9% 

   Same-sex 2 0.6% 139 0.5% 

     

Average Household Size 2.28  -  2.29 - 
Source: U.S. Census Decennial & American Community Survey, ESRI Community Analyst 

 

Race & Ethnicity 

The neighborhood is one of the more diverse places in the city. See 

the Diversity Index Chart4 and Table 4. Caucasian or white 

population still makes up the largest percent at 86% but this is 

projected to drop near 82% by 2020. The Asian and Hispanic origin 

populations are expected to continue to grow respectively from 

8.0% and 2.4% in 2000 to almost 10% and 4% in 2020. The 

neighborhoodΩǎ affordability may be attractive to certain ethnic 

minorities, immigrants, or diversity may itself be a draw.  

                                                           
4
 ESRIΩǎ Diversity Index measures the probability that two people from the same area will be from different race/ethnic groups. 
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White 
Collar 
40% 

Service 
22% 

Blue 
Collar 
38% 

Occupations 

Table 4.  
Race & Ethnicity 

2010 
Census 
NRF # 

2010 
Census 
NRF % 

2010 
Census 
City % 

White Alone 709 86.1% 91.7% 

Black Alone 14 1.7% 1.1% 

American Indian 8 1.0% 0.5% 

Asian Alone 66 8.0% 4.4% 

Hispanic Origin 20 2.4% 1.9% 

Other 6 0.8% 0.5% 

*Diversity Index  - 28.7% 18.9% 
Source: U.S. Census Decennial & American Community Survey, ESRI 
Community Analyst 

 

Employment 

The North River Fronts has a good mix of those in the labor force which contributes to its variety. Census 

American Community Survey data for 2015 shows 13% of the population are unemployed civilians over 

the age of 16. Of the 87% who are employed, 40% are white collar sector, 22% service sector and 38% 

blue collar sector. 

 

 

 

Education 

There are no schools in the neighborhood.  The Eau Claire Area School District has open enrollment, but 

assigns children to attend Longfellow Elementary, DeLong Middle School and North High School.  Of 

those who are 25 or older, data from 2015 shows that one in five or 20% have no high school diploma, 

32% have only a high school degree or equivalent, 22% have some college education, while almost 26% 

have some level of college degree. At almost a two to one difference, college graduation levels are 

significantly lower than the city average. 

Table 5.  
NRF Employment by Occupation 

2015  
Age 16+ 

Total 342 

   White Collar 40.3% 

      Management/Business/Financial 10.0% 

      Professional 6.8% 

      Sales 14.4% 

      Administrative Support 9.1% 

   Services 22.4% 

   Blue Collar 37.9% 

       Farming/Forestry/Fishing 0.0% 

      Construction/Extraction 10.6% 

      Installation/Maintenance/Repair 5.3% 

      Production 16.2% 

        Transportation/Material Moving 5.9% 
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 
2015 and 2020. Esri converted Census 2000 data into 2010 geography 
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Table 6.  
Population by Education 

 
2015 Age 25+ 

Total 536 

   Less than 9
th

 Grade 5.0% 

   9
th

-12
th

 Grade, No Diploma 14.9% 

   High School Graduate 22.4% 

   GED/Alternative Credential 9.3% 

   Some College, No Degree 22.4% 

   Associate Degree 6.3% 

   Bachelorôs Degree 16.0% 

   Graduate/Professional Degree 3.5% 
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 
2015 and 2020. Esri converted Census 2000 data into 2010 geography 

 

Income 

Education is a strong predictor of earnings. The ƴŜƛƎƘōƻǊƘƻƻŘΩǎ ƛƴŎƻƳŜ ōŀǎŜ ŀƴd purchasing ability is 

lower than the city. This disparity is almost two-thirds greater for households making $24,999 or less 

than city wide. The same generally holds true for average and median household incomes and per capita 

income. The income data in Table 7 represents 2015 values, expressed in current dollars. Household 

income includes wage and salary earnings, interest dividends, rental income, pensions, Social Security 

and welfare payments, child support, and alimony.  Per Capita Income represents the income received 

by all persons aged 15 years and over divided by the total population.  

 

Table 7.  
Households by Income 

 
2015 

Household Income Base 368 

   <$15,000 23.4% 

   $15,000 - $24,999 21.7% 

   $25,000 - $34,999 14.4% 

   $35,000 - $49,999 16.8% 

   $50,000 - $74,999 13.3% 

   $75,000 - $99,999 6.8% 

   $100,000 - $149,999 3.8% 

    $150,000 - $199,999 0.0% 

   $200,000+ 0.0% 

Average Household Income $36,290 

Median Household Income $27,803 

Per Capita $15,875 
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri forecasts for 2015. 
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Housing Counts 

¢Ƙƛǎ ǎŜŎǘƛƻƴ ŎƻǾŜǊǎ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘΩǎ ƘƻǳǎƛƴƎ ŦŜŀǘǳǊŜǎ ƻŦ unit counts, type and style. Housing is a 

major focus of this plan and its characteristics are addressed in greater detail in the following two 

chapters.  

 
¢ƘŜ bƻǊǘƘ wƛǾŜǊ CǊƻƴǘΩǎ ƘƻǳǎƛƴƎ ƛǎ ƎŜƴŜǊŀƭƭȅ ƻƭŘŜǊΣ ƭƻǿŜǊ ƛƴ ǾŀƭǳŜΣ ƳƛȄŜŘ ƛƴ ƴǳƳōŜǊ ƻŦ ǳƴƛǘǎ ŀƴŘ ǘȅǇŜ ƻŦ 

dwellings, and heavy in rentals. The total unit count level has stabilized more recently.  The next two 

tables display housing units and types.  In the mid-1990s using FEMA funding, the City acquired and 

removed housing units in the floodplain west of Forest Street which is reflected in the reduction of units 

in 2000. The total number of units over the last 15 years seems to have plateaued. By 2020 it may be 

possible to see a slight increase in overall units. Downtown and its redevelopment may have an 

influence on this trend. 

 

 

 

As stated, the neighborhood has a good mix of housing choices with single family, duplexes, three plus 

unit buildings and apartments.  Lowest density housing (i.e., single family homes) are found scattered 

throughout whereas higher density (i.e., three plus units and apartments) are generally found closer to 

East Madison Street and along Wisconsin Street.  These two areas are close to downtown. 

Table 9.  
Housing Type  

 
2016 

 
Percent 

Single Family 86 45.0% 

Duplex 69 36.0% 

3+ Unit Buildings 28 14.5% 

Apartments 2 1.0% 

Vacant 7 3.5% 

Totals 185 100% 
Source: City Assessing Data (excludes exempt properties with no unit count) 

 

Table 8.  
Housing Units 

1970 
Census 

1980 
Census 

2000 
Census 

2010 
Census 

2015 
ACS 

2020 
Forecast 

Count 513 526 405 383 400 417 
Source: U.S. Census, American Community Survey, and ESRI 
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Historic Properties 

North River Fronts contains some fine examples of architecture.  Much of the housing appearance is 

residential old style, cottage, bungalow, American Four Square and Queen Anne. There are four 

properties that are currently listed on historic registers.  Those at 527 and 605 North Barstow Street are 

late nineteenth-century Queen Anne style mansions related to the Walter Brewery families. Both houses 

are Local Landmarks and on the National Register of Historic Places. They are similar in design with 

gables, bay windows, a corner octagonal tower and a sweeping veranda. Little remains of the Walters 

Brewery site. After demolition of the brewery, the site was delisted.  The other two are the 1881 

Chicago, St. Paul, Minneapolis and Omaha steel railroad άIƛƎƘ .ridgeέ which was converted into a 

pedestrian bridge in 2015 and the Queen Anne styled Ramstad House at 627 Wisconsin Street. Both 

properties are registered as Local Landmarks.  
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V Quality of Life Issues 
 

V Stronger Community  
 

V Aging Housing  
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II. Planning Issues
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Neighborhood Issues Identified 

¶ Aging & blighted housing 

¶ Housing improvements  

¶ Property maintenance 

¶ Lack of redevelopment 

¶ Development barriers 

¶ Zoning conflicts 
¶ Floodplain risk & costs 

¶ Low home owner rate 

¶ Higher rental rate 

¶ Property management / absentee 
landlords  

¶ Transitional neighborhood 

¶ Image & identity 
¶ Neighborhood participation / 

apathy 
¶ Social cohesion 
¶ Neighborhood boundaries 
¶ Code Enforcement / nuisances 

¶ Garbage & hauling problems 

¶ Crime & unsafe perception 
¶ Forest Street reconstruction 
¶ Park improvements 
¶ Bicycle connections  
¶ Truck traffic  
¶ Active railroad 
¶ City Shop expansion 

 
 

PLANNING ISSUES  

This chapter includes information related to the problems the neighborhood wants to better address.  

Reference Pages 
Boundaries 30 Housing Tenure  38 

Land Uses 30 Housing Cost Burden 40 

Zoning 32 Flooding 41 

Property Lots 34 Crime  44 

Property Value 34 Healthy Neighborhood 45 

Housing Condition 35 Transportation 46 

Nuisances 38 Community Services 46 

 

 

Summary 

Major issues the North River Fronts Neighborhood 

faces provide good reason for undertaking a 

neighborhood plan.  This plan update being the 

fourth demonstrates that there are long standing 

issues that need continual attention.  Aging housing 

is among the most apparent, but other issues 

identified by the neighborhood Steering Committee 

are addressed in this chapter. The box on the right 

lists the issues succinctly. Taken together, all issues 

produce a certain image to the public. While there 

are many positive attributes, the Steering 

Committee felt much work needs to be done to 

overcome some of the more detrimental issues, 

such as lack of quality housing and crime. 

The issues addressed next are not just unique to 

North River Fronts, as the older inner city 

neighborhoods face many of the same problems 

and the community recognizes this situation.  Thus, 

the /ƛǘȅΩǎ 2015 Comprehensive Plan had a special 

chapter on older neighborhoods which prompted 

the more detailed Neighborhood Revitalization Task 

Force. Stakeholders produced a report outlining 

several recommendations and many of these are 

incorporated into this plan. 
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Neighborhood Boundaries 

The Plan Update Steering Committee voiced strong desire to better connect the boundaries of the 

neighborhood by incorporating the North Barstow area of downtown.  Downtown currently bi-sects the 

neighborhood into two geographical sub-units and the gap between is recognizable, albeit small.  For a 

boundary map and description see pages 14-16.  In bƻǊǘƘ wƛǾŜǊ CǊƻƴǘǎΩ ŎŀǎŜ, this plan update follows the 

preceding three neighborhood plans, which did not include the adjacent downtown section (but see 

Appendix A).  No changes are recommended since downtown land uses are different and more intense.  

Neighborhood planning focuses on main housing areas rather than on significant commercial centers.   

As the North Barstow redevelopment area has seen new apartment residents locate into this part of 

downtown, it is acknowledged that North River Fronts residents on either the east or north side of this 

area may see it as an extension of their neighborhood.  See the Context Aerial Map on page 17 for these 

adjacent built up blocks. From a social point of view this makes sense, but from a planning point of view, 

downtown, as stated before, is a unique destination with major concentrations of businesses, activities, 

parking and a growing number of residences.  Downtown has its own land use plan in the 2015 

Comprehensive Plan ς Downtown Chapter, and further, the North Barstow/Medical Business 

Improvement District (BID) assists in the planning and physical improvements of the area.   

Land Uses 

The existing land use of the North River Fronts neighborhood is illustrated in the map on page 31.  It 

shows a large mixture of residential dwellings, parkland and municipal facilities with lesser amounts of 

legacy industrial properties and fringe commercial adjacent to the downtown. The bulk of properties are 

residential comprising single family, two-units or duplexes, 3 and 4 unit multi-family buildings and small 

apartment buildings. The neighborhood does experience some land use conflicts (noise, odor, outdoor 

storage, traffic and heavy vehicles) with some residential being located close to remnant industrial uses 

ŀƴŘ ŀƭǎƻ ǘƘŜ /ƛǘȅΩǎ /ŜƴǘǊŀƭ aŀƛƴǘŜƴŀƴŎŜ CŀŎƛƭƛǘȅ ŀƴŘ ǎǘƻǊŀƎŜ ȅŀǊŘΦ  hǘƘŜǊ ŎƻƴŦƭƛŎǘǎ ŎƻƳŜ ŦǊƻƳ ƻǳǘǎƛŘŜ ǘƘŜ 

neighborhood, whether immediately bordering such as downtown bars next to homes or traffic and air 

emissions moving through the neighborhood but being generated by outside land uses.  

Based on the current 2015 /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴΩǎ Future Land Use Map, it is not anticipated that the 

neighborhood will dramatically change.  It will still be primarily residential in nature but the land use 

intensity of residential will change as the plan calls for medium to higher density housing.  Areas of 

particular attention are closer to the downtown edge and with a possible rezoning of the former 

²ŀƭǘŜǊΩǎ .ǊŜǿŜǊȅ ōƭƻŎƪ ǘƻ ǊŜǎƛŘŜƴǘƛŀƭΦ  Iƻǿ ǘƘƛǎ ƎŜǘǎ ŀŎŎƻƳǇƭƛǎhed is important for each new project. 

Effects on nearby existing housing should be addressed to the extent possible so that major conflicts are 

ameliorated. The Comprehensive Plan ς Downtown Plan Chapter calls for master planning efforts to 

better deal with the opportunities and issues related to redevelopment.  Another major concern is the 

cost challenges associated with redevelopment.  Acquisition, possible land assembly, floodplain relief, 

development approvals, demolition, new utilities and construction need to produce a return on 

investment. To date, the neighborhood has seen little interest from the private sector. Redevelopment 

of various land uses is discussed in greater detail in the Improvement Strategies chapter of this plan.  
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Zoning 

The majority of the neighborhood is zoned Residential Mixed, or RM.   The mixed residential district or 

RM zoning district provides for the development and maintenance of a compatible mixture of single-

family homes, two-family homes, townhomes, garden apartments, and small apartment buildings. It 

also is intended to encourage moderately dense development which is compatible with existing and 

future single-family development, in either older neighborhoods or developing areas. 

In 2006, as the previous neighborhood plaƴ ŎŀƭƭŜŘ ŦƻǊΣ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘ ǿŀǎ ΨŘƻǿƴ-ȊƻƴŜŘΩ ŦǊƻƳ ƘƛƎƘŜǊ 

density residential, industrial and central business districts to RM-P to address various non-conformities 

related to inconsistent land uses with zoning and substandard lot sizes. An example was single family 

homes with high density residential (R-4) or light industrial (I-1) zoning. ¢ƘŜ ΨtΩ ƻǊ ΨtƭŀƴƴŜŘΩ ŘŜǎƛƎƴŀǘƛƻƴ 

adopted a General Development Plan for the neighborhood (Planning File No. Z-1372-06) and addresses 

most of these problems.  A minimum of 8,700 square foot lot sizes was approved to eliminate a number 

of non-conforming lots that contained 3 or 4 units despite the typical RM 10,000 square foot rule.  It 

granted additional oversight on multi-family projects via a conditional use permit which normal RM does 

ƴƻǘ ǊŜǉǳƛǊŜΦ {ƛƴŎŜ ǘƘŜǊŜ ŀǊŜ ǎƻƳŜ ŘƛŦŦŜǊŜƴŎŜǎ ōŜǘǿŜŜƴ ǎǘŀƴŘŀǊŘ wa ȊƻƴƛƴƎ ŀƴŘ ǘƘŜ ƴŜƛƎƘōƻǊƘƻƻŘΩǎ ƻǿƴ 

version of RM-P zoning it is important to make clear the expectations. Thus, the following Table 10 

shows what is required per the adopted General Development Plan for North River Fronts. 

Table 10.  North River Fronts Neighborhoodôs General Development Plan 

The zoning of this neighborhood is intended to be a compatible mixture of single-family homes, two-family 
homes, town homes, and small apartments and that redevelopment is able to work together without 
conflicting against adjacent existing uses. 

 
 
 

Min. lot Size RM-P Zoning per General Development Plan 

Single Family 6,000 s.f. Permitted use 

Two-Family 8,000 Permitted use 

3 or 4 units 8,700 Conditional use 

Additional unit over 4 3,000 each Conditional use 

Rooming Houses Depends Conditional use 

Permitted & Conditional Uses:  

Those permitted and conditional uses allowed within a RM District may be allowed except for the following 
are conditional uses: 

¶ Dwellings, 3 units or more 

¶ Rooming houses 
Design & Dimensional Standards 

Standards of the RM District apply except as with: 

¶ Minimum lot area for dwellings with 3 or more units shall be 8,700 square feet, plus 3,000 square 
feet for each additional unit over 4. 

Specific Provisions 

The Plan Commission, in its review of conditional use permits for dwellings, 3 units or more, and rooming 
houses, shall consider the General Provisions of Zoning Code Sec. 18.35.040 and the following provisions: 

¶ A conditional use permit for dwellings, 3 units or more, or rooming houses, shall not be approved 
unless the property proposed for such use is adjacent to at least one other property with existing 
dwellings, 3 units or more, or a rooming house. 

¶ New multi-family dwellings shall be designed to be compatible with the character of the 
neighborhood and to be consistent with the neighborhood plan. 
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Property Lots 

The majority of the neighborhood was platted as 66 

feet wide by 132 feet deep, 8,712 square foot lots.  

IǳȅǎǎŜƴΣ aŀǊŦƛŜƭŘΣ Dŀƭƭƻǿŀȅ ϧ aŜǊƛŘƛǘƘΩǎ !ŘŘƛǘƛƻƴ 

was the principle subdivision and has right-of-ways 

ссΩ ǿƛŘŜ ǿƛǘƘ мп Ŧƻƻǘ ǿƛŘŜ ƴƻǊǘƘ-south alleys within 

the neighborhood. Over time some of these lot sizes 

have changed.  Many remain the same, but others 

have been split, combined or split and then recom-

bined. Quite a few corner lots were split and many 

interior lots were divided in half to yield lots of 4,356 square feet. Also, some lots have been vacated as 

in the case of blocks west of Forest Street due to floodplain issues. An analysis of average lot sizes for 

single family and duplex uses reveals they are under original platted lot sizes. At least for single family 

houses, they are still greater than the minimum Mixed Residential District ς RM lot size of 6,000 square 

feet.  As noted, the General Development Plan adopted in 2006 allows a reduction in RM minimum lot 

size from 10,000 square feet to 8,700 for 3 or 4 unit multi-family buildings by conditional use permit.  

 

 

 

 

 

Property Values 

Property and housing values in the neighborhood are generally lower than other parts of the city. As 

shown in Table 12, there is not much difference between the values of single family homes and 

duplexes, while as expected; housing of greater scale has comparatively more value.   Table 13 on page 

35 shows a somewhat different story using a per acre breakdown based on average lot sizes.  While 

individual properties values are low, some compensation is made up since the neighborhood is more 

compact with more lots per acre than newer subdivisions of the city. 

 

 

 

 

Table 11.  
Average Lot Size 

 
Square Feet 

 
Acre 

Single Family 6,691 0.154 

Duplex 6,447 0.148 

3+ Unit Buildings 8,851 0.203 

Apartments - - 

Vacant - - 
Source: City Assessing Data, 2016 

Table 12.  
Property Value 

 
Lot 

 
Improvements 

 
Total 

Single Family $10,510 $63,752 $74,262 

Duplex $11,194 $62,016 $73,210 

3+ Unit Buildings $15,629 $94,039 $107,433 

Apartments N/A N/A N/A 

Vacant $6,657 - $6,657 
Source: City Assessing Data non-exempt properties, 2016 
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Housing Condition 

North River Fronts has some of the oldest housing in 

the city and this is one of the biggest concerns. Housing 

age and its ongoing deterioration is and will continue to 

be a major impediment to providing quality and 

attractive housing. Per City Assessment data, the oldest 

residential structure was built in 1841 and only two 

new structures were built after the mid-1930s.  Almost 

80% of the housing stock was built before 1900.  The 

average age of housing is 130 years (equivalent to 

1887). In some cases, housing has been replaced but 

much of it is either original or pre-1900s.  Despite the 

age of housing in the neighborhood, much of it remains 

and there are relatively few vacant lots. 

 

 

 

 

 

 

If the structure was originally built well and properly maintained over that time span, a house may 

survive for hundreds of years.  Replacement of certain components will be needed, perhaps multiple 

times, such as a new roof or siding to combat elements of weathering. Outward defective physical 

conditions like a sagging roof line or porch, curling shingles, broken windows, rotted wood siding, 

cracked or settled foundations, if not corrected will eventual lead to structural problems. Interior lead 

paint and moisture issues can raise health threats.  The housing stock of the North River Fronts 

Table 13.  
Value Per Acre 

 
Dollars 

Single Family $483,477 

Duplex $494,662 

3+ Unit Buildings $528,732 

Apartments N/A 

Vacant N/A 
Source: City Assessing Data non-exempt properties, 2016 

Table 14.  
Housing Age 

 
Count 

 
% 

Pre-1900 137 79% 

1900 - 2000 35 20% 

Post 2000 1 1% 

Average Yr. Built 1887 
Source: City Assessment Data non-exempt properties, 2016 
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experiences all these issues and presents some of the most challenging situations in the city. Yet, it is 

important to note that there is plenty of existing quality housing as well. 

The Eau Claire City-County Health DepartmentΩǎ Intensified Housing Code Compliance Program (IHCCP) 

has developed the Residential Environmental Quality Assessment (REQA) survey to provide a method of 

rapidly assessing the environmental quality of a 

given neighborhood. The method uses objective 

criteria to obtain a numerical index which indicates 

the general level of the residential environment. 

Points are assigned based on descriptive factors 

such as residential usage, vacancy and number of 

units per structure along with observable housing 

condition defects. The score then helps to prioritize 

which properties need corrective action. In some 

cases, housing with minor defects may not incur 

code violations. Since the program was created in 

1980, over 4,100 homes city-wide have been 

brought into compliance.  The Health Department 

also seeks to work with individual neighborhood 

associations to obtain input and help prioritize efforts. 

The map on page 37 shows the outward defect rating for blocks in North River Fronts and other 

adjacent proximities.  The smaller section of the neighborhood was not surveyed.  While success has 

been made, the average outward defect rating has grown slightly, as Table 15 indicates.  Culprits of 

time, nature and weather do no justice, but as captured in following sections, lack of new housing and 

high rental rates contribute to this persistent problem. The Health Department and City have limited 

resources to address the issue.  Strategies such as the new rental registration program can help, but 

some housing may be beyond its useful life span and will make way for new housing. 

 

 

 

 

 

  

Table 15.  
Housing Defect  
Survey 

 
NRF 
Avg. 

2010 Score 2.79 

2015 Score 2.89 
Source: City-County Eau Claire Health Department 


