
  Memorial Park Neighborhood

  Neighborhood Analysis

The Memorial Park Neighborhood is situated within the south end of  the core city 
of  Niagara Falls.  Changes in the regional economy have led to the loss of  jobs and 
disinvestment in the neighborhood.  The first part of  this project began with an evaluation 
of  existing conditions within the Memorial Park Neighborhood.  This analysis was used to 
determine recommendations for improvements to the area.

1.1.1  Social Conditions

Population Trends
Both Niagara Falls and the Memorial Park Neighborhood have suffered from dramatic 
population decline (Figure 2).  The population of  Niagara Falls exploded from 1890 
to 1930, increasing from 9,907 to 75,460, peaking at 120,294 in 1960 and then steadily 
declined to a population of  55,593 in 2000. Correspondingly, Niagara County population 
increased from 1890 to 1960 and then declined, although not losing population to the 
same degree as Niagara Falls.   

Figure 2                     

Source:  US 
Census, 
Niagara Falls 
Gazette 
Newspaper

Objectives

1.1   Provide a social, housing, and economic analysis of  the Memorial Park 
Neighborhood.

1.2   Present a synopsis of  the neighborhood survey distributed throughout 
the neighborhood in the Fall of  2005.

1.3   Establish boundaries for the Memorial Park neighborhood.

1.1   Provide a social, housing, and economic analysis of  the Memorial Park 
Neighborhood.
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Age
In addition to a declining population, Niagara Falls has an aging population.  This is 
one of  several challenging demographic characteristics which indicate that fundamental 
changes are necessary to avoid continuing population decline.  Contrasted with a high 
representation of  residents over age 65 is a low representation of  youth under age 18 in 
the Memorial Park Neighborhood.  A comparison of  these age demographics is illustrated 
in Figure 3, showing that Niagara Falls and the Memorial Park Neighborhood represent a 
growing older population and a shrinking youthful population.

Figure 3                                                         Source:  US Census, 2000

Age Cohorts
In a Niagara Falls age cohort analysis of  2000 census data, Niagara Falls has a smaller 
population of  15-34 year olds as compared to other age groups (see Figure 4).  This 
represents an absence of  a younger population that is important to city vitality and 
growth.

Figure 4                                                                       Source:  US Census, 2000
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Racial Composition
The Memorial Park Neighborhood and Niagara Falls have a mixed racial composition, 
with the races in greatest proportion being Caucasian and African American.  Overall, the 
neighborhood has a larger representation of  blacks and smaller representation of  whites 
than the city as a whole.  The outmigration of  whites from the city, and in particular this 
specific core neighborhood, is represented by the current ratio of  whites and blacks in 
Figure 5.

Figure 5                                     Source:  US Census, 2000

The racial composition in the Memorial Park Neighborhood ranges from 15-50 percent 
African American, depending on the block. This is important because research on 
interracial neighborhoods demonstrates that as the population of  blacks in a neighborhood 
increases, the comfort level of  many whites decreases, leading to outmigration).

Sex
The Memorial Park Neighborhood has a higher  percentage of  females when compared 
with the city as a whole, as demonstrated in Figure 6.  This is accounted for by the high 
population of  older women and single mothers.  

Figure 6      Source:  US Census, 2000
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Households
The Memorial Park Neighborhood has a higher  percentage of  female headed family 
households and a smaller  percentage of  married headed households than the city of  
Niagara Falls (Figure 7).  

Figure 7                                                    Source:  US Census, 2000
                              
Employment
Unemployment rates for both the City of  Niagara Falls and the Memorial Park 
Neighborhood are relatively high, as indicated in Figure 8.  The unemployment rate 
consists of  the civilian labor force (those over the age of  16) that is unemployed.  The 
unemployment rate for the Memorial Park Neighborhood is nearly twice that of  Niagara 
Falls, thus clearly indicating that employment opportunities are scarce.  This may also 
be an indication that the level of  education and skills do not match with jobs that may 
be available.  New and improved public education, more post-public education and job 
training are need to supply a workforce ready to fill job vacancies within the region.

Figure 8                        Source:  US Census, 2000
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Household Income
An important social characteristic of  any area is household income, which is an indication 
of  spending power.  Figure 9 displays the  percentage of  households in Niagara Falls and 
the Memorial Parks Neighborhood that earn less than $25,000 annually.  

Figure 9                      Source:  US Census, 2000
 
The evidence presented in the graph above is startling, as almost half  of  the households 
in Niagara Falls and more than half  the households in the Memorial Park Neighborhood 
earn less than $25,000 per year, which is another indication of  the current depressed 
situation facing both the neighborhood and city as a whole.

Poverty
Directly related to both unemployment and household income are poverty levels.  The 
following graph displays the  percent of  the population below the poverty level in Niagara 
Falls and the Memorial Park Neighborhood (Figure 10). Once again, please note the 
Memorial Park Neighborhood struggles behind the City of  Niagara Falls.

Figure 10                 Source:  US Census, 2000
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Educational Attainment 
There are fewer high school diplomas and college degrees earned in the Memorial Park 
Neighborhood than the city as a whole.  The attainment rates in Figure 11 are for residents 
age 25 and older.  Over 60 percent of  the Memorial Park Neighborhood has earned 
less than a high school diploma as compared with 15  percent for the city as a whole.  
Regarding college degrees, 20 percent of  people in the neighborhood have a college 
degree as compared with 21 percent for the city.  

Figure 11                    Source:  US Census, 2000

Household Size
The Memorial Park Neighborhood has a greater number of  one person households than 
the city (50 percent for the neighborhood and 36 percent for the city) as represented in 
Figure 12. Also, there are not many families in the area.  The average household size for 
the neighborhood is 2.15

Figure 12                                                      Source:  US Census, 2000
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1.1.2   Housing Conditions
The Memorial Park Neighborhood is composed of  2,232 housing units and represents 
about 6 percent of  the housing stock within the City of  Niagara Falls.   The housing 
conditions were assessed by visual inspection (walking around the neighborhood) and 
analysis of  the US Census data and City of  Niagara Falls Assessors Data.  The existing 
housing is generally characterized by high vacancy rates and an older housing stock, 
exhibiting pervasive disinvestment and pockets of  blight.   

Because housing in the Memorial Park Neighborhood is among the oldest in the city, it 
has become increasingly in need of  major restoration and repair. (Figure 13).  A history of  
rental activity in the neighborhood appears to have negatively impacted the use and wear 
on the housing stock (coupled with the fact that property values have not kept pace with 
inflation, which in many cases has caused houses to lose value over time). 

Upon observing the neighborhood through visual inspection, a significant portion of  
the housing within the Memorial Park Neighborhood boundaries are for sale, vacant 
with an unoccupied structure, or vacant without a structure on the lot. In addition, many 
housing units appear to be in need of  minor or major repairs.  Neighborhood sidewalks 
are also in poor condition and an impediment to easy and accessible walking.  Poor 
sidewalk conditions deter pedestrians from traversing the sidewalk and accessing housing 
entrances.     

Figure 13           
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The pattern of  decline in the neighborhood is more prevalent in the south and west 
sectors.  It also follows that the assessed value of  housing and median income are lower 
in the southwest quadrant of  the neighborhood.

The neighborhood has high vacancy rates and a number of  empty lots (Figure 14).  
Around seventeen  percent (or 389) of  the housing units are vacant, compared to 13.4 
percent for the City itself.  These high vacancy rates can be attributed to the declining 
population.  The declining population is directly related to the declining value of  housing 
and the lack of  newly constructed housing.  The people moving out of  this neighborhood 
have most likely relocated elsewhere in the county.  These factors have resulted in an 
oversupply of  the housing types that make up this neighborhood (see housing types later 
in this section).

There are about 100 empty lots with no houses within the neighborhood.  Homes on 
these lots were demolished as they became condemned and unlivable.  These empty 
lots and vacant homes present an opportunity for reuse in the form of  infill housing 
and newly renovated homes (please refer to the Housing Section of  this document for 
recommendations on housing).

Figure 14           
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The housing stock is aging, 48.7 percent of  the homes were built before 1930.  This is 
cause for both opportunity and concern.  There is a population segment that is interested 
in older and possibly historic housing, which offers a potential market for the existing 
housing.  On the other hand, the older housing in this neighborhood is also linked to 
deteriorating houses.  

The neighborhood is characterized by low homeownership and a high percentage of  
renters.  Renters represent 72.5 percent of  the population and occupy 1,336 units.  The 
remaining 27.5 percent of  the population own their home.   Neighborhood instability 
is often reflected in low homeownership rates and lack of  personal investment in a 
community.   This neighborhood is burdened by the problem of  absentee landlords who 
are more likely to delay housing repairs, thus resulting in deterioration.
   
The average housing values and average rent in the Memorial Park Neighborhood are 
lower than for the city of  Niagara Falls.  The average housing value for owner-occupied 
homes is $49,057, which is about $10,000 less than the rest of  the city (Figure 15).   Rents 
are an average of  $400, only $36 less than the rest of  the city.   The average income in the 
Memorial Park Neighborhood is $16,794 (in 1999 dollars).  This is about $10,000 less than 
the City of  Niagara Falls. Landlords are reluctant to invest in a low income neighborhood.   

Figure 15           

9



  Memorial Park Neighborhood

  Neighborhood Analysis

The disparity between income and rental rates is a concern for the neighborhood.  The low 
housing values, low rents and high vacancy rates are reflective of  a city wide oversupply of  
housing caused by the declining population.  These conditions call for the need to reduce 
the oversupply of  low and very low income rental properties, which because of  age are 
uncompetitive and undesirable in the marketplace.

Neighborhood blight is an issue that must be addressed.  A reduction of  the oversupply 
of  houses will increase the number of  sites for new construction.  New construction must 
be performed at a scale large enough to change the negative dynamics and neighborhood 
image.

Historic Resources
A Historic Resources Intensive Level Survey was conducted in 2003 (published March, 
2005).   This survey identified historic resources and documented the structures potentially 
eligible for the National Register of  Historic Places nomination.   Boundaries of  the 
Niagara Falls Phase 1 survey area for historic resources encompassed the following area:   
north from Orchard Parkway and south to Robert Moses and West from Robert Moses 
to east at Portage Road.  The purpose of  the survey was to identify historic resources in 
the built environment, setting a foundation for merging interests in historic preservation, 
community development, and economic development.  The Memorial Park Neighborhood 
contains 215 sites that are potential contributors to the city’s historic resource base.

Housing Styles Characteristic of  the Memorial Park Neighborhood
The residential housing stock is typified by early twentieth century frame or brick two 
family houses.  The lots are usually 30 feet wide by 90 feet deep (narrow by today’s 
building standards).  Many blocks have narrow alleys and adjacent outbuildings.  The two 
family houses are categorized as the ‘two-decker’.  The two-decker family house consists 
of  two identical plans stacked on two floors. These typically are Queen Anne style.   A 
type of  this housing seen in the Memorial Park Neighborhood is the two-and-one-half  
story decker with a two tiered porch containing double entrance doors.  These are usually 
Craftsman or Queen Anne styles.  Fifteenth Street contains a large example of  this style 
housing which were build for Polish immigrant families around 1910.  

Queen Anne - Queen Anne was common in the late nineteenth and early twentieth century 
for large middle class homes.  It is characterized by classical and Gothic proportions along 
with elements of  English architecture from the seventeenth century.  The Queen Anne 
homes in Niagara Falls contain a mix of  building supplies (brick, timber, stone) as well 
as variations in style.  Representative examples are found at: 443 Memorial Parkway, 451 
Memorial Parkway, and 445 Portage Road.

  

10



  Memorial Park Neighborhood

  Neighborhood Analysis

451 Memorial Parkway                       443 Memorial Parkway

Craftsman Houses – Craftsman style relied upon simple, informal design and natural 
materials.  They were part of  the late nineteenth and early twentieth century Arts and 
Crafts Movement.  Representative examples are found at 511 Twelfth Street, 470 Portage 
Road, 517 Seventh Street, and 558 Eighth Street.  

  

 
511 Twelfth Street   517 Seventh Street

Workers Cottages – Workers Cottages were simple forms of  housing built in the late 
nineteenth century for people of  less income and working class.  They are usually simple 
wood frame homes without great architectural detail.  Built by standardized plans, they 
made housing ownership available for the working class.  Representative examples are 
found at 514 Eighth Street and 540 Eighth Street.  

Queen Anne  

Craftsman 
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514 Eighth Street    540 Eighth Street

Colonial Revival – This style was built in the early to mid twentieth century with 
characteristic features of  early American Colonial and Georgian architectural styles.  The 
large brick structures are single or multiple residential homes and commercial buildings.   
Representative examples are found at 511 Memorial Parkway and 518 Ninth Street. 

  

511 Memorial Parkway   518 Ninth Street

Workers 
Cottage

Colonial 
Revival
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American 
Four Squares

Regency Style

Other housing styles in the neighborhood

  
476 Portage Road    467 Portage Road

  

1228 Ferry Avenue           Tudor Revival  516 Portage Road

  

1216 Ferry Avenue     Sears House  1313 Fort AvenueKit House
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A community survey was conducted in the Memorial Park Neighborhood during the Fall 
of  2005. A response rate of  10 percent was achieved. The survey focused on four key 
areas of  community concern: community institutions (the NACC and NFMMC), housing, 
transportation, and services (shopping centers, parks, child care). A section for comments 
was also included in the survey.

Members of  the studio team, in conjunction with volunteers from the Fellowship House, 
walked the community to hand out surveys to randomly selected houses. The survey 
was also made available in the two senior citizen apartment buildings, Anthony Spallino 
Towers and Niagara Towers. When the studio team first presented its preliminary findings 
at a community meeting in the beginning of  November at the NACC, surveys were made 
available to those that had not already had the opportunity to participate.  The following 
is a summary of  the results gathered through the survey:

Community Institutions
Those who responded to the survey were overwhelmingly aware of  activities at the NACC, 
with only 10 percent of  respondents indicating they were not aware of  programs at the 
institution. Though many were aware of  programs and activities, the majority of  people 
did not participate in activities at the NACC.  The majority of  respondents viewed the 
NACC as a positive influence in their community. 

For the NFMMC, 68 percent of  respondents use the hospital for primary health care, 
and even more use it for emergency care. The majority of  respondents also felt that the 
hospital had a very positive influence on the community.

Housing              
The majority of  respondents were single unit homeowners who were happy with the street 
they lived on. Out of  those who did not like their streets, 69 percent said they would stay if  
new housing was built. One of  the complexities that arose from the survey was the usage 
of  housing programs. The majority, or 61 percent, of  respondents said they are aware of  
homeownership and repair programs in their community, but 85 percent claimed to never 
use any of  them. A large percentage of  people, 78 percent, said they would not mind the 
demolition of  older structures to make way for new housing.

Transportation
The personal automobile is the main means of  transportation by the respondents to the 
survey. Only 18 percent of  respondents claimed to walk. On the subject of  safe and 
walkable streets, 61 percent found little difficulty with navigating them as pedestrians. 
Respondents also did not find a problem with finding adequate parking, and the time that 
they found most problematic to finding parking was in the evening. 

1.2   Present a synopsis of  the neighborhood survey distributed throughout 
the neighborhood in the Fall of  2005.
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Services
Respondents were presented with six services to rate on the following scale:
1-major improvement; 2-some improvement; 3-no improvement necessary. 

The specific services evaluated were: sidewalks and streets; child care; parks and recreation; 
bus; emergency medical care; and police and fire services. The majority of  respondents 
claimed that sidewalks and streets needed the most improvement.

The frequency that people shopped at commercial spots in Memorial Park Neighborhood 
was also examined. The four major commercial locations examined were Haeberle Plaza, 
Tops Plaza, City Market, and Pine Avenue.  It was found that all four of  the locations were 
frequented weekly by respondents.

Other
The majority of  respondents did not perceive the need for a community center nearby, 
although 54 percent did respond saying they perceived a need for more public parks and 
recreational facilities. When posed with the question of  what kind of  development they 
would prefer in the South Junior site, a large percentage of  respondents favored a school 
being built. Least favored was a plaza.

Sample of  General Comments:
Better street lighting – more police protection – less drugs
Clean up the neighborhood by homeowners who rent out, clean up streets, sidewalks 
owned by city. 
We need more middle and upscale new housing to attract a different demographic to 
live in the city not just in the suburbs.
If  there are good homes why should they knock them down?
Existing structures are our forefather’s work. They shall be treated with respect and 
rehabilitated
Area houses are old and in need of  costly repairs, building new townhouses would be 
wonderful for future tenants
People working in the hospital take up space for the handicap people on the street
Parking is just fine
The intersection at Portage Road and Pine Avenue is unsafe to me.
Better planning [at NACC] to attract people to the fine art gallery and other programs 
that they have
More activities for teens other then Boys Club.
More outdoor activities particularly in late spring and summer until labor day.

•
•

•

•
•

•

•
•
•
•

•
•
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1.3   Establish boundaries for the Memorial Park neighborhood.

The Niagara Falls Memorial Medical Center (NFMMC) and the Niagara Arts and Cultural 
Center (NACC) are situated at the junction of  the Pine Avenue and Portage Road 
Precincts on the southern corners of  the Pine Avenue where these two major city arterials 
intersect.  Their physical location literally places them in the heart of  the Memorial Park 
Neighborhood and central city.  There is an exceptional opportunity to use these two 
institutions as catalysts for urban revitalization.

In order to establish a target area for urban revitalization we examined an area that 
encompassed roughly a quarter mile radius around the catalysts.  A quarter mile represents 
a comfortable distance for walking as a means of  transportation.  Using a process that 
included consultation with neighborhood residents, consultation with representatives from 
the NFMMC and the NAAC, physical, census and geographic data analysis, a strategic 
neighborhood boundary was established where revitalization efforts should be focused.  
As can be seen in Figure 16, the NFMMC and NACC are at the center of  the Memorial 
Park Neighborhood.  The Memorial Park Neighborhood is bounded by Niagara Street to 
the south, Spruce Street, Cedar and Haeberle Avenues to the north, Seventeenth Street to 
the east, and Eighth and Main Streets to the west.  

A majority of  the land south of  Niagara Street is either currently owned or being pursued 
by a private development company.  This establishes Niagara Street as a hard boundary to 
the south.  The northern edge of  Memorial Park Neighborhood is defined by the cemetery.  
This is a vast land boundary that separates residents on all sides and offers little connectivity 
between neighborhoods.  West of  the cemetery, our boundary runs along Cedar Avenue 
and extends up to Spruce Street.  Several key factors were considered in defining the 
northern boundary of  the neighborhood. First, there is an active neighborhood block 
club in this area which is essential for community strengthening.  Second, this boundary 
encompasses the entire commercial plaza that borders the Pine Avenue and Portage Road 
intersection.  The western boundary along Eighth and Main Streets was formed using 
neighborhood block club boundaries, census block groups, and the future Daly Boulevard 
extension.  To the east, Seventeenth Street was chosen as a boundary due to the apparent 
change in demographics that occurs at this juncture.  This stated boundary encompasses 
those areas that would likely benefit most through catalytic revitalization efforts.  
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Figure 16

Image Source:  Niagara Falls Strategic Master Plan             
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