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EXECUTIVE SUMMARY

This is thehird plan updatefor the North River Frontsleighborhood
buildingupon previous plans. The neighborhooeasa rich history anc
promising future. It is one of thelacesoriginally settled in the i€ of

Eau Clairedeveloped along thecenicbhanks of theChippewa and Eau
Claire rivers. It boasts a centtatationand bordersdog y (1 2 6y Q &
amenities. Housing options are diversedaffordable. The neighborhood
is compact, walkable in scale and well connected to parks, trails and
transitaf £ FSIF Gdz2NBa 27
compact and mixed use development imajor growth strategy of the
| A (C®repéehensi Plan The National Association of REALTORIS®
recommenddiving in and reinvesting iplaces like WNrth River Fronts
undertheir Smart Growthnitiative. Residents can enjoyliéestylenot
typical of suburbarareas wherelrivingis a must

Like anyestablishedlace, the North River Fronteihborhood hagts
challengesbut opportunities abound. Majonew community
reinvestment will occur with Forest Street@construction in 2019 and

6 i (FoRRAg S S Y $

D

2017 Plan Major Goals

1)
2)

3)
4)
R

5)
6)

7
8)

9)

10) Market Place

Provide Quality
Housing

Increase Ownership
Rates

Encourage Growth
Redevelop |
/Qbé)r%"ia%‘w D
Enhance Parks
Beautify Forest
Street

Prevent Crime
Proactive Code
Enforcement
Engage Residents

the addition of community gardens ancpassibleVeterans Tribte in

Forest Street ParkAs part of the tribute, anulti-use trail through the park will conneBthoenix Park
northwards tothe pedestrianHigh BridgeThese anather improvementsdescribedn the plan
underscorethat perceptionsare changng and thatmore privatereinvestmentwill occur For example,
the overviewrecommendatiois map on pagé showswhere redevelopment options amencouraged.
Blocks betweeltast Madison Street and Williagtreetshold mixed use development potential being
adjacentto downtown. A project in this area could be catalytir the neighborhoodThe recommenda
tionsmap conveys mangf the highlightsof this plan but is notmeant to beexhaustive. The full plan
should be read to gain a wider understandingbthe opportunitiesand challengethat exist

A summary of thenajor goalsof the North River Fronts Neighborhood Plan Updatelisted in the
columnabove They ardn response to théssues the neighborhood faceSeverahre not unique to

North RiverFronts; suctas the dder housing stocknd high rentatatesthatk NS O2YY2y AY

other central neighborhoodsThe LJt I Sfe@ring Committee beliegeastronglythat by addressing the
guality of housing stoclkencouraginghew housingpportunities and promoting financial assistance,

that homeownership levels will increas&ood property upkeep, engaged resideraad a lower crime

rate are also seen as key contributors to neighborhood success.

¢ KA a tinfranye€bserslO to 15 years. Decisions madeesothis time will undoubtedy last longer

than 2030 andin the future, another plan update wilbbe likely. The plan that follows serves to improve

the North River Fronts and shiglibe consulted in decisiemaking mattersconcerninghose of the
associaibn andresidents of theneighborhoodji K S pfficiél plapdingactions;and the larger

involvement of the publiand privatesectos.

i A
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INTRODUCTION

Purpose & Need

This is thehird update of the originaheighborhood plan :

for the Nath River Fronts Neigh.borhooblleighborhood . N O IH‘\ R‘\ e LI-LJ,# ts
plans are created tplanfor existing and futurdand usesn 5 3 g
anorderly andharmoniousmanner as well as to promote
LJS 2 Lbfedhtif)safetyand general welfare They have
traditionally focused on maintaining and improung the FEEYT
O A ibeRrasidentialneighborhoodsand thus, are ;.“,';" |
prepareddepending on neednd appropriatecycle ¥
progressions (every 10 years or . déans areusually \ 1
F20dzaSR 2Y | detelfiminadeSot&Eocinlknd a A OF
economic factors are s important considerations\ reighborhood planhasa twofold purpose:

1 Advance the goals and aimsapparticular neighborhood
1 Advance thegoals and aims of thiarger community

This second purpose speaks to fhet that aneighborhoodplan should be casistentor fit with the
/ AdéQa 2niakigtheCdiprehgriive Plarf it deviates, then amendments should be pursued
to reconcile differences

Origins

{GF NI Ay 3 A YEai G&reitizéns d2gamapgamizidgita form neighborhood assamiatto
address commoneedslike deterioratedhousingand lack of investment. Thepughtmeansto
improvethese and other conditionsThis led to cooperative efforts starting in 1978 with the City to
address problems and make improvements. One ofrttost effectivetools has been the neighborhood
plan¢ KS / AGe& 2F 9l dz /f I ANBQa /cPlanNmppNisioprovid&swis t 2 LIY Sy i
planningservice working closelyith neighborhoodassociations.

Plan Update

The North River Frontdeighborhood
has had nearly 40 years of
neighborhood planningstarting in the
early 1980sThisfourth neighborhood
planbuilds upon earlierversions
Previous plankavehelped accomplish
muchlike mitigatingfloods reducing norconforming zoning issues, improvihgusing anctreating
new green spacalong Forest Streetnd aneighborhood park However,aging ofand lack of
reinvestment in housingontinues to be a majgeroblem that needdreshideas and sustained
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momentumover this new planning
period to producethe desired
outcomes soughin thisplang
mainlyphysical housing
improvements redevelopmentand :
increas& homeownership Those : v = :::J;s";ﬁ
who need to be committed to this '

ongoing effort are many, but th€ity
andNeighborhood Asociatiorare
the mainplayersandshould be
F20dzA SR 2y T dabjéEtives ivHile/wdrkitigkvEh oth#fr stakebadlderShis plan update is
meart to guide the neighborhood fahe next ten tofifteen years with expectationghat the changes

will last wellbeyond that timeframe.Therefoe, it should be vievasW 3 S y' S Ndorimgahigigh f Q
proposed changes magst 30 years or morand consideedl Wt A @A y-FAs nk plab daddvef (i Q
or foresee everythingln time, another update will be needed.

The plan updatés organized ito three mainchapters NeighborhoodProfile,Planningssuesand
Improvement ategies. The plaisfurther designed to help market the neighborhood as it tries to
make evident the reasons why people should want to live and invest in syirdagplace.

Plan Authority

This and othemeighborhood plas become,J- NIi 2 F Cdinfiréhensivie PRa@ an adopted
neighborhoodelement. Thus, the neighborhood plan has legal authoritgrasfficialguide for decision
making. They araegularlyconsulted upn by the Planimg Divisionpther Gty departments Plan
Commission and City Courtcilhelp determine imminent and long term land use anfitastructure
decisions. HMighborhood associatianalso usét as their guide fobuilding a better quality of kf and
for steeringresponses talevelopmentproposals

In the2015Comprehensive Pladt KS OA G & Qa OSYyidNlf ySAIKo2NX22RA
separatechapter. It recognized that these older places are great asaatl should be improved vile
leveraging their strategic locatioA subsequenstakeholdempublic planning effort producethe Eau
Claire Neighborhood Revitalization Task Force R&pHntsneighborhoodplanupdateincorporates
recommendationand policiesn both of these documnts. It also seeks close alignment with these and
other chapters of theComprehensive Plao as to be clear about development expectations for both
the public andprivate sector. Where therenay berecommendations in this plan contrary to existing
plans,these aresonoted.

! Eau Claire Comprehensive P2815 Neighborhood and Distridean City of Eau Claire. Retrievbthy 19, 2017 at
http://eau clairewi.gov/home/showdocument?id=10521
2 RetrievedMay 19, 2017 alttp://eauclairewi.gov/home/showdocument?id=14808

North River Fronts Neighborhood Plan

=<
=]

&

N\


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

Update Process

A plan update request was filed by the North River Fronts Neighborhood Association in January 2015.
The/ AGeQa tftlty /2YYAadaAzy 02y OdzZNNBR {ikK20ib6 afterttedi K w
Neighborhood Retalization Task Force concludeifter theNeighborhoodAssociation mailed notice to

all property owners in the neighborhood, the plannpprgcess kickeaff in February 2016. The meeting

was wellattended and e8eering Committee was formedy the asso@ition to provide inputto City

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

owners, property owners and renters.

Planning staff met with the &ighborhoodSeering Committee five timesto formulatethe update The
Marchmeeting was to learn abouteighborhood demographics and backgrouiitieJune 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 gahpublic meetings were held to engage the
YSAIKO2NK22R® wer lieiat lacal BuBihe€sSstabiBhunRidiséing various times of

the dayas well as Saturdayesidentinput meetingwithin the neighborhoodo solicit feedbackThese
inclusonarymethodswere deliberately plannedhinking theymight better appeal tovarious people and
busy families. A public online survey theds similar to thgrevious mailed version for the last plan was
also conducted. Despite mailing notite all resdents and property owners in the neighborhotske
AppendixCfor the flyer), only a few people took the survey aattendedthe aforementionedgeneral

public opportunities.At a NovembeR016meeting City staff and the steering committee outlined,
disaussed and recommended possible improvement strategies. The draft plan was devbiogtdf

from theinput and background received atften reviewed by the committee in early May 2017.

Further directiorwas given at that timéeforeinitial discussionbyt KS / A& Qa tfly [/ 2YY

The Plan Commission reviewed the draftlame 5, 201 providing direction. Theleld a public hearing
onJuly 17thandthen approved the plan. City Council held their public hearing anavided direction
on July 24thwith adopting the North Riverrents Neighborhood Plan Update July 25, 2017
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NEIGHBORHOOD PROFILE

This chapterincludes background on the NortRiver FrontdNeighborhood, 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 MNrth River Fronts Neighborhoasl divided intawo areas (see Boundary M&). Themajority of

the neighborhoodiesnorth of businesses fronting the north sideBdstMadison Street, south of

vacated railroad right of way nearthd @ & Qa / SY i NIt al AyiSylyOS CI OAt
FYR 6Said 2F ! yA2y tlFOAFAOQaA YIAY NIAf fAySed ¢KS
DFfft2¢gle& {GNBSOIT az2dzikKk 2F ! yAz2y t | fAdnglohDawey | A y €
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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Map 2

Eau Claire River

Dells Pond

Division St

NORTH RIVER
FRONTS NEIGHBORHOOQOD
PLAN
Boundary Map

North River Fronts
Neighborhood Boundary




Description

TheNorth RiverFronts Neighborhoods identifiable \ ,_(“ Map 3. Terrain
by itsmix of housingparks proximity to

downtown andboth the Chippewa and Eau Claire “ \
rivers In 2015,about 850 peopldivedin the (L
neighborhood Forphysicalcontext, see Map 3 B !
and 4for terrain andaerial image. L et | L L R

The neighborhoods primarilylocatedin a scenic J
valley andpartially withinthe floodplain of the
Chippewa Rivelit containsmore uplandalong the
Eau Claire River. Soils are sandy witine gravelsveilying sandstonédedrock Forested bluffs skirt &
eastern and northern flanks. Land along the riverbanks are eithéevelopable or have floodplain
restrictions. Dells Dam, a hydroelectric plant is located just north of the neighborhooledpsi control
periodic river flooding.

TheNorth River Frontgs predominately residentiah character, containing modest older singignily

and duplex homes with some mulihit building exceptions. There are a few scattered commercial and
industrial properties such as the former Walters Brewery site and praseaiong Putham Street. There

is aspecial arepark, Forest Street Parwith its open area and large community gardeaisd a smaller
parkcalledNorth River Fronts Neighborhood Park, with a playgroshelterr Yy R OKA f RNBYy Q&
There aregpresentlyno schools or churche¥ oung shoolagedchildren go to Longfellow Elementary to

the east inthe North Side Hill Neighborhoodl'he City's Central Maintenance Facilitiomsated within

the neighborhood with themain facility on the west sidef Forest 8eet anda salt shed and material
storage yard located to the east and north of Sara Street.

The neighborhood is roughly 0.18 square miéthe city of Eau Claire. This is relatively a smaller
geographical entity compared to othaeighborhoods, both itand area and population. Its layout
parallels the rivers and somprised of averaged sized gridiron blocks with sidewalks and alleys. Parcel
sizes for housing are mixed, ranging from 3,6Q0are feeor smaller to over 12,008quare feet Many

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

Major streets serving the neighborhood are GallowagstMadison and Forest streets. A number of
bus routes touch or run througNorth River Front. The area is very walkable with sidlesvand trails.
.A1S NRdziSa I NB SAGKSNI ySI Nb e
alongside the eastern and northern edges.

n

As mentioned, the neighborhodubrdersthe northern half ofEau Claire'sentral business distt and
experiences both the benefits and pressures of downtoWany jobs, retaiktoresand services can be
found inthe downtown and are within walking distance. Some majestinationsadjacent to the
neighborhood are Phoenix Park and its outdoanfers market, the post officeandthe public library.
Towards the east, the neighborhood fronts Banbury Placeulti-use complex with jobs, apartment
lofts and shops.
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History

The North River Frontdeighborhoodor .
thed t 2 6 S NI yiaNdik hisioyR §° \\
of over 1% years. It is one of the original
places settled in the cityas part of the
town of NorthEau ClaireThe majority of
the neighborhood wasglatted inthe
1860sand 1880s Housing was originally
built before 1860s andnto the late

1890s. In 1872 North Eau Claire was
incorporated into the Citpf EauClaire,
along with West Eau Claire and the
Villageof Eau Claire. Theonfluence of

the Chippewa and Eau Claire rivers
separated these three places. As seen
Map 5,the 1888Busselb Alas, the
neighborhoodappears to have received [ .-
its namesake from fronting the \
Chippewa RiveiThe inset notes NRiver FSM p5. 1888
Street frontingthe Chippewa River. This

right-of-way eventually beame the east dike of the riverThe
neighborhood has always hadclose relationship to the rivers.

N\ ESLPA R 0. By G
A%

wh " v B0 " )
// P“ A -

By the early 1890sthe area wasnostly built upwith housing and
businessesnd was called th8th Ward Housingmainlyserved
the workforce fornearbydowntown businesses anddustries
suchasDells Paper and Pulpompany, Phoenix Manufacturing
CompanyWaltersBrewery andlater for Uniroyal.North River
Frontstoday contains much of same type ofiginalmodest
housing stock and serves a simidiiordable housingole, though
there is morevariationin occupationsdue to greatemobility.

TKS ySAIKO2NK22R dzansaR passengd gajhil 8
station, the 1893 Chicago, St. Paul, Minneapolis & Omaha :
Railroad Omaha Roadepot The brownstone Richardsonian
Romanesque structure at 324 Putnam Street wal®duanately
demolished in 1987 to expand the now defunct Holsum Bakery.
Historical photogo the right are therazed8th Ward School,
which was at theNW corner of North Barstow Street and William
Street the Eagle Brewery startday a brother ofJacob
Lenenkugeland theOmaha Road Depot
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Neighborhood Association

Communitydevelopmentmeansmorethan just physical improvemengtable and supportive social
contexts whether at the household level @ommunity are foundational.Outward succes<an bea
manifestation ofthe relationships anéiccomplishmentdy the people who live andorkin a
neighborhood. This rangeanincludemany:invested residents, families, businessesn-profits, local
government and more. @&ighborhood championare also vitalWhenthese typesare organizedand
unified in visionas in thecase of the North River Fronieighborhood Associatiomyreat things can
occur.

The association has been very involved in eaicthe neighborhood planning effort hey havdelped

the Cityidentify importantplanningissues and advandedeas and goals famplementation The
relocationof and amenities ithe North River Fronts Neighborhood Paslone suctiine example Their
volunteersalso lead angbarticipate throughout the year in variis quarterly meetings and social events
Thishashelped buildthey S A 3 K 6 2shdaahdRi@nand collective actioto voice andaddress
concerns.

The Seering Committee for this plan which is made up of some of most active neighborhood
associatiorparticipants identified the needo sustainand support the associatidn terms ofattracting

new memberssponsoringneaningful activitiesindfundraising Community Development Block Grant
dollarsfor the NeighborhoodAssaociation igurrentlyvery meaer and continues to decrease. Outside
funding and new ways of partnering with others who may have a stake in the neighborhood hasbecom
increasingly necessaryldas to support the ongoing need leadershipfunding, andparticipationin
meetings and eentsare addressedn the ImprovementStrategie<hapter.
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General Demographics

The followings a snapshot ofthe people who livén andthe conditions that make up th&lorth River
FrontsNeighborhood. &ctors thatshapea neighborha@d are conplex, ranging fronsocial and
economicto natural andphysical Thesdnfluenceand affect aneighborhoodandits population over
time. They also producecertain identity Thischapteraddresses somienportant factors such as
population, education, emplyment, income, race, age, househe&hd familysize. It also keys in on
properties and their physical characteristics, function or use, and their assessed vajzs,
demographic data is mainly found in tlikapter, but other data sets will be founitiroughoutthe
plan® Ingeneral, the neighborhood has older alesver valuehousing stockcompared to the city
averageandthat its total populationhas started tcstabiliz.

Population

Table 1 shows the estimated populatifor North River Frontandthat it log 6.7%from 2000 to 2010.
By 2015, the populatiohad risenagain and by 202 is expected to match 2000 number&revious
planshave noted theneighborhoodwasexperiencing a steadyeclinein population. In fact1970
Census data showediat 1,191 peoplé¢hen lived in the neighborhood.Part of this drop can be
attributed to the homes removed from thddodplain west of Forest Street. But, it may also coincide
with the slow national trend o& decreasig household siz&’ hemedianage of gople living in the
neighborhood is relativelgarlymid-life range

Table 1. 2000 2010 2015 2020
Population Census Census ACS Forecast
Population 883 823 848 883
Median Age - 30.4 31.4 32.0
Households 373 353 368 384
Avg. Household 2.33 2.28 2.26 2.25
Size

Source: U.S. Census Decennial & American Community Survey, ESRI Community Analyst

Age & Gender

Population by age shows the neighborhood is gemgcdibse to the city age profil®ata from 2010
shows the 2834 year old segmens the largestat 18.8% and is projected to groWwhe population
pyramidon the next pagshowsthat the area has more yourghildren and more people the mid20s
to 40, while there are less college student agad elderlycompared to the cityn whole It is diffiult
to draw precise conclusions from the census data, but it bethe neighborhood with its affordable

housingandlower rentsis an attractive place forounger adults with less purchasing power. While not

% Neighborhood boundary lines do not match U.S. Census boundaries, whether by block group or by census track classification. In
comparing previous NorthRiver Fr ont s Ne i guithitensubddata extragtédaising éurrent 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 valuationoverCommuni ty Analystés dat a.

T | North River Fronts Neighborhood Plan




particularly known for student housing, ts®emewhathigher younger populationmay representecent
graduates or those working but ldok highereducation.As for gender, the 2010 Census counted 52%
male and 48% female.

Age 0-4
Age 5-9
Age 10-14

Age 15-19
Age 20- 24

Age 25- 29 Population

Age 30-34 Pyramld
Age 35-39
Age 40 - 44
Age 45- 49
Age 50- 54
Age 55-59
Age 60-64
Age B5-69
Age 70-74
Age 75-79

Morth River Fronts %
Wity %

Age 80 - 34
Age 85+

15% 10% 5% 0% 5% 10% 15%

Table 2. 2010 2010 2010 2010
Age Census Census Census Census
NRF # NRF % City # 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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Households

The2010 Censubouseholdemprofile for North River Frontdeighborhood (NRFgvealed moresingle
personssingle parents, and umarried couplexompared to citytotals. Thehouseholder composition
is les symbolic othe traditional family unit as there were less married husbante families.

Table 3. 2010 2010 2010
Households by Type Census Census Census
NRF % City # 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 - 5.4% - 4.1%
Householder
With Own Children - 2.8% - 2.5%
Other Family with Female - 17.0% - 9.3%
Householder
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

Diversity Index

The neighborhood is one of the more diverse places in the Sig.
the Diversity Index Bart* and Table 4Caucasian or white
population still makesip thelargest percenat 86% but thigs
projectedto drop near 82% by 2020. Thesian and Hispanic origin
populations are expected to continue to grow respectively from
8.0% ad 2.4% in 2000 to almod0% and 4% in 2020he
neighborhood? @ffordabilitymay be attractie to certain ethnic

minorities,immigrants, oriversity mayitselfbe a draw. North River  City
Fronts

4 ESRD Biversity Indexneasures the probability that two people from the sameawill be from different racathnic groups.
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Table 4. 2010

Race & Ethnicity 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 contributesadaety. Census
American Community Survelata for 2015 shows 13% of the population are unemployed civilians over
the age of 16. Othe 87% who are employed, 40% are white collar sector, 22% service sector and 38%
blue collar sector.

Table 5. 2015 Occupations
NRF Employment by Occupation Age 16+
Total 342
White Collar 40.3%
Management/Business/Financial 10.0% Blue White
Professional 6.8% Collar ©rllEn
Sales 14.4% 38% 40%
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

Education

There are no schools in the neighborhootheEau Claire AgeSchooDistrict has open enrollmenhut
assgnschildrento attend Longfellow ElementanpelLong Middle School and North High Scha#l.
those who are 25 or oldedata from 2015hows that one in five or 20% have no high school diploma,
32% have only a hightsaol degree or equivalent, 22% have some college education, while almost 269
have some level of college degrééd.almost a two to one difference, college graduatievels are
significantly lower than the city average.
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Table 6.

Population by Education 2015 Age 25+
Total 536
Less than 9" Grade 5.0%
9"-12" 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%
Bachel ords 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 earninddhey SA 3 K6 2 NK 2 2 R Qd purchAsing bfiity is |
lower than the city. Tis disparity is almost twahirds greater for households making $24,999 or less
than city wide.The same generallyoldstrue for averageand mediarhousehold incoms and per capita
income. Thericomedata inTable7 represents2015 valuesexpressed in current dollars. Household
income includes wage and salary earnings, interest dividead$al income pensions, Social Security
and welfare payments, child support, and alimony. Per Capita Income repreBentedome 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
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major focus of this plan and its characteristics are addressed in greater dete! fioltowing two
chapters.

¢KS b2NIK wWAGOSNI CNRYy(iQa K2dzAy3 Aa 3ISySNItte 2¢

dwellings, and heavy in rentals. The total unit count level has stabilized more rec€néynext two
tables display haoging units and types. In the mid®90s using FEMA funding, the City acquired and
removed housing units the floodplain west of Forest Street whichrédlectedin the reduction of units
in 2000. The totahumber of units over the last 15 years sediméave plateauedBy 2020 it may be
possible to see a slight increase in overall ultswntownand itsredevelopment may have an
influence on this trend.

Table 8. 1970 1980 2000 2010 2015 2020
Housing Units Census Census Census Census ACS Forecast
Count 513 526 405 383 400 417

Source: U.S. Census, American Community Survey, and ESRI

As stated, thaneighborhood has a good mix of housing choices with single family, aéspilesee plus
unit buildings and apartmentd.owest density housing.e., singt family homesare found scattered
throughout whereasigher density (i.ethree plusunits and apartmentgsare generallyfound closer to
EastMadison Street and along Wisconsin StreEhese 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)
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Historic Properties

North River Fronts contassomefine examples of architecture. Much of theusingappearancds
residental old style, cottage, bungalgwmerican Four Squasnd Queen AnneThere ardour
propertiesthat are currently listed on historiegistets. Those at 52and605North Barstow Street are
late nineteenthcentury Queen Anne style mansions tetdito the Walter Brewery familieBoth houses
are Local Landmarks and on the National Register of Historic Pldensaresimilar indesignwith
gables, bay windows, corner octagnal tower anda sweeping verandd.ittle remains of the Walters
Brewery site After demolition of the brewerythe site was delisted. The oth&vo are the 1881
Chicago, St. Paul, Minneapolis and Omaha steel raitcod\ Hdget which was converted iota
pedestrian bridge in 2015 artde Queen AnnestyledRamstad House at 627 Wisconsin Street. Both
propertiesare registered as Local Landmarks.
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PLANNING ISSUES

Thischapterincludes informationrelated to the problems the neighborhood wants tbetter 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 Neighborhood Issues Identified
Major issuesthe North River Fronts éighborhood Y Agng& blightedhousing
facesprovidegoodreason forundertakinga 1 Housing improvements
neighborhoodplan. Thigplanupdate being the 1 Property maintenance
fourth demonstrates that there are lorgfanding T Lack of redevelopment
issues that need contiralattention. Agnghousing 1 Development barriers
is among the most apparesut other issus 9 Zoningconflicts
identified by the neighborhooGeeringCommittee 1 Floodplain risk & costs
are addressed in thishapter. The box on the right T Low homeowner rate
liststhe issuessuccinctly Taken together, &issues T Elgher;ental rate t/ absent
produce a certain image to the public. While there T larnodplgrdysmanagemen absentee
are many positive attributg the Steering 1 Transitional neighborhood
GCommittee felt much work needs to be done to 1 Image &identity
overcome some of the more detrimentassues f Neighborhood participatiot
such adackof quality housing and crime. apathy

1 Social cohesion
The ssues addressl next are not jusuniqueto I Neighborhood boundaries
North River Frontsas theolder inner city f Code Enforcementnuisances
neighborhoods facenany of the same problems T Garbage & hauling problems
and the communityecognizeshis situation. Thus, 1 lC::rlme;?cSl:nse}[fe perciptlot'n
the/ A (2816Gomprehensi Plarhad a special % Pgﬁsimp:jferfgﬁgs ruction
chapter on older neighborhoodshich prompted 1 Bicycle connections
the more detailed NeighborhoodeRitalization Task 9 Truck traffic
Force. Stakeholdersroduced a report outlining 1 A(_:tiverailroad _
several recommendatiorsnd many of these are ' City Shop expansion
incorporated into this plan.
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Neighborhood Boundaries

ThePlan Update Steeringo@mittee voicedstrong desireto better connectthe boundaries of the
neighborhoodby incorporatingthe North Barstow area of downtowrDowntowncurrently bi-sects the
neighborhood into two geographicalb-units and the gap between is recognizable, albeit small. For a
boundarymap and description see pagd416. Inb 2 NIi K w A @ S Kiis glanRiptsteifaowd thed S
preceding threeneighborhoodplans, which did not includéne adjacentdowntown section(but see
Appendix A) No changes are recommendeathce downtown land usesre differat and more intense
Neighborhood planning focus@n mainhousingareas rather tharon significant commercial centers

As the North Barstowedevelopmentarea haseennew apartmentresidents locate into this part of
downtown, it is acknowledged thatdxth River Fronts residents either the east or north side of this
area may sedé as an extension of their neighborhoo8eethe Context AeriaMap on page 17or these
adjacent built ublocks From asocialpoint of view thismakes sense, but from @laming point of view,
downtown, as stated beforgis a uniquedestinationwith major concentrations of business activities,
parkingand a growing number atsidences Downtown has its owland useplan in the 2015
Comprehensive PlanDowntown Gapter, and tirther, the North Barstow/MedicaBusiness
Improvement Distric{BID) assistin the planning and physical improvemerd$the area.

Land Uses

The existing land use of the North River Fronts neighborhoitidsgrated in the map on pagel. It

shows a large mixture of residential dwellings, parkland and municipal faatitiedesser amounts of
legacyindustrial properties and fringe commercial adjacent to the downtown. The bulk of properties are
residential comprising single family, twmits or duplexes, 3 and 4 unit muféimily buildings and small
apartment buildings. The neighborhood does experience some land use conflicts ¢nlmis@utdoor

storage, traffic and heavy vehicles) with some residential being located closmt@ntindudrial uses

YR Ffaz2 GKS /AGeQa /SydadNrt alAydSylyoOS cCclOAftAQ
neighborhood whether immediately bordering such as downtown bars next to homes or traffic and air
emissions moving through the neighborhbbut being generated by outside land uses.

Based on the current 20152 Y LINB K S y &utu# $and Use Ma@,& not anticipated that the
neighborhood will dramatically change. It will still be primarily residential in nature but the land use
intengty of residentialwill changeas the plan calls for medium to higher density housiAgeas of
particular attention are closer to the downtowedgeand with a possible rezoning of the former

2 f GSND&a . NBogSNER of 201 G2 hbdSsAmMpRtant forkeach rew prdjegt.s
Hfects on nearby existing housisfould beaddressedo the extent possible so that major conflicts are
ameliorated. The&Comprehensive PlanDowntown Plan Chapter calls for master planning efforts to
better deal wih the opportunities and issues related to redevelopme®inother major concern is the
cost challenges associated with redevelopment. Acquisition, possible land assembly, floadigifin
development approvals, demolition, new utilities and constructi®ed to produce a return on
investment. To date, the neighborhood has seen little interest frompttieate sector. Redevelopment
of various land uses is discussedjieater detail inthe ImprovementStrategieshapterof this plan.
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Zoning

The majoity of the neighborhood is zoned Residentitiked, or RM. The mixed residential districtr
RMzoning districprovides for the development and maintenance of a compatible mixture of single
family homes, twefamily homes, townhomes, garden apartmengad small apartment buildings. It
also is intendedo encourage moderately dense development which is compatible with existing and
future singlefamily development, in either older neighborhoods or developing areas.

In 2006, as the previous neighborhoodyila OF f f SR F2NE (KS-I 2FBRQ0 FNRY2 KR

density residential, industrial and central business districts teFRid address various nezonformities
related to inconsistent land uses with zoning and substandard lot sizes. An examdagiagamily

homes with high density residential-@ or light industrial (1) zoning¢ KS Wt Q 2 NJ Wt f | yy S|R

adopted a General Development Plan for the neighborldg@lanning File No-Z372-06) andaddresses

most of these problems. A minimuafi 8,700 square foot lot sizewas approvetb eliminatea number

of nonconforming lotghat contained 3 or 4 units despite the typical RM 10,000 square foot rule. It
granted additional oversight on mufiamily projects via a conditional use permit whinormal RM does

y2i NBldZANBE® {AyOS GKSNB IINB 42YS RATFSNByOSa o
version of RMP zoning it is important to make clear the expectatiorius, thefollowing Table10

showswhat is required per the adopte@eneral Developnm@ Plan for North River Fronts.

Table10. Nor t h Ri ver Fr ont sGen¢rliDgvelopnert Bland 6 s

The zoning of this neighborhood is intended to be a compatible mixture of isugldy homes, twefamily
homes, town homes, and smalpartments andhat redevelopment is able to work together without
conflictingagainstadjacent 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 dacém following
are conditional uses:

1 Dwellings, 3 units or more

I Rooming houses

Design & Dimensional Standards
Standards of the RM District apply exceptath:
1 Minimum lot area for dwellings with 3 or more units shall be 8,700 square feet, plus 3,000 squ
feet for each dditional unit over 4.

Specific Provisions
The Plan Commissiom, its review of conditional use permits fomellings, 3 units or more, andoming
houses, shall consider the General Provisiongosfing Cod&ec.18.35.040 and the following provisions:
1 A conditional use permit for dwellings, 3 units or more, or rooming houses, shall not be approy
unless the property proposed for such use is adjatert least one other property with existing
dwellings, 3 units or more, or a rooming house.
1 New multifamily 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 pledl as 66
feet wide by 132 feet dee®,712 squaredot lots.

| d2&dasSy> al NFAStRXZ DI ff¢
was the pririple subdivision and has rigbt-ways
ccQ BARS 6A0K -smu‘lhal]é&ﬁivifhiméfﬁ
the neighborhood. Over timsome ofthese lot sizes
have changed. Many remain the same, buters
have been splitcombined or split and then cem-
bined. Quite a few corner lots were split and many
interior lots weredividedin half to yield lots of 4,356 square feet. Also, some lots have been vacated as
in the case of blocks west of Forest Strdae to floodplain issues. An analysis of average lot sizes for
single family and duplex uses reveals they ardar original platted lot size#t least for single family
housesthey are still greater thathe minimumMixed Residential DistrictRMIot size of 6,000 square
feet. Asnoted, the General Developmentdd adopted in 2006 allows a reduction in RM minimum lot
size from 10,000 square feet to 8,700 for 3 or 4 unit rdaltily buildingsy conditional use permit

2y

Table 11.

Average Lot Size S ENREE 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

Property Values

Property and housing values in the neighborhood are generally ltvaerother parts of thecity. As
shown in Table 12here is not much difference betwedhe values of single family homes and
duplexes, while asxpected;housing of greater scale has comparatively maakie. Tablel3on page
35shows a somewhat different stpiusinga per acre breakdowibased on avexge lot sizesWhile
individual propertiesyaluesare low, some compensation is madg since the neighborhood is more
compactwith more lots peracrethan newer subdivision®f the city.

c
©
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Table 12. £
Property Value Lot Improvements Total 2
Single Family $10,510 $63,752 $74,262 g»
Duplex $11,194 $62,016 $73,210 pa
3+ Unit Buildings $15,629 $94,039 $107,433 2
Apartments N/A N/A N/A ,_%
Vacant $6,657 - $6,657 o)
Source: City Assessing Data non-exempt properties, 2016 02:
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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

Housing Condition

North RiverFronts has some of the oldest hooig in
the cityand this is one of the biggesbncerns Housing
age and its ongoing deterioration is and wditinue to
be a major impediment to providinguality and
attractive housing. Per City Assessment data, the olde8
residential structure was bitiin 1841 and only two :
new structures were built after the miti930s. Almost §
80% of the housing stock was built before 1900. The E
average age of housingi80 years (equivalent to
1887). Insome casedousing has been replacéuxit
much of it is eithepriginal or pre1900s. Despite the

and there ae relatively few vacant lots.

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

If the structure was originally built well and properly maintained over that time sphouae may
survive for hundreds of yearfkeplacement of certain componenisll be needed perhaps multiple
times, such as a new roof or siding combat elements of weatherin@utwarddefecive physical
conditions like a sagging roof line or porch, curling shinglekenwindows, rotted wood siding,
cracked or settled foundations, if not corrected weNentuallead to structuraproblems Interior lead
paint and moisturassues canraisehealth threats. The housing stock of the North River Fronts
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experiences all these issuasd presents some of the most challenging situations in the ¢y, it is
importantto note that there is plenty of existing quality housing as well.

TheEau Clair€ity-County Health Departmefktensified Housing Code CompliarRegram (IHCCP)
has developed th®esidential Environmental Quality Assessment (REQA) survey to pronatbad of
rapidly assessing the environmental quality of a
given neighborhood. The method uses objective
criteria to obtain a numerical index which indicate
the general level of the residential environment.
Points areassigned basedn descriptive factors
such as residential usage, vacaaoglnumber of
units per structure along with observateusing
condition defectsThe score then helps to prioritize
which properties need corrective action. In some
cases, housing with minor defects may nistcur
codeviolations. Since the program was created in
1980 over 4,10Chomes citywide have been
brought into compliance. The Health Department
alsoseeks to work withindividualneighborhood
associations t@btain input and help prioritize efforts.

Themap on pag 37showsthe outward defect ratindor blocks inNorth River Frontand other
adjacentproximities The smaller section of the neighborhood was not surveyfhile succesfas
beenmade the averageoutward defect rating hagrownslightly, asTablel5indicates Qulprits of
time, nature and weather do no justicbut ascaptured in following sectionsack of new housing and
high rental rates contribute to thigersistentproblem. The Health Department and City have limited
resources to address thesise. Strategies such #e newrental registrationprogramcan help but
some housing may beeyord its useful life span and withake way for nevihhousing.

Table 15.

Housing Defect NRF
Survey Avg.
2010 Score 2.79
2015 Score 2.89

Source: City-County Eau Claire Health Department
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