


AGENDA

• Introductions and Presentation

• Vision Worksheets

• Small Group Discussion

• Report Out

• Final Thoughts and Wrap-up



• Multi-disciplinary team of designers and 
planners committed to rebuilding Great 
Lakes cities and economies

• Place Makers & Urban Designers

• Redevelopment Experts

• Understand the community – recent work 
on redevelopment timeline/strategy for 
Blackhawk Junction site

VANDEWALLE & ASSOCIATES 



MEETING PURPOSE

• Outline planning process

• Learn about the Study Area

• Gather thoughts and ideas on 

assets, issues and opportunities



PROJECT GOALS AND OBJECTIVES

Wisconsin DNR grant funded project via USEPA

• Complete a reuse concept study for the site 

• identify realistic, near-term redevelopment 
opportunities that make sense for the community

• Public engagement

• determine a preferred reuse concept for the site 

• Implementation and funding strategy

• Identify action steps, partners, and sources of 
technical and financial support



WORK COMPLETED TO DATE

• Market Analysis (UW-Extension And Driftless 
Development Inc.)

• Site Redevelopment Strategy & Timeline (V&A)

• Phase 1 Environmental Site Assessment (Bay West)

• Redevelopment Authority (RDA) acquisition of 
Blackhawk Junction site from Crawford County
• Mostly vacant and tax delinquent since 2014

• County-owned since June 2019

• City designation of site as “blighted area” under state 
law to facilitate redevelopment planning by 
RDA/Council



DRAFT REDEVELOPMENT TIMELINE



REDEVELOPMENT ACTION ITEMS

1. Prepare Intergovernmental Agreement

2. Property Management

3. Environmental Assessment, Remediation and Closure 

4. Future Tenant Identification/Market Assessment

5. Prepare Redevelopment Concept Plans

6. Developer Recruitment

7. Implement Development Agreement

8. Tax Increment District (if necessary)

9. Phase 1 Construction



BACKGROUND









DESIRED BUSINESS TYPES 
2018 PDC MARKET ANALYSIS, UW-EXTENSION AND DRIFTLESS DEVELOPMENT INC.

• Book store

• Car wash

• Clothing

• Department store

• Dry cleaning

• Farm supply

• Grocery/co-op

• Arts & crafts/hobby

• Hardware/home 
improvement

• Sporting goods

• Microbrewery/distillery

• Thrift/consignment 
stores





THE STATE OF RETAIL
“BIG PICTURE”

• Declining shopping mall 
visits

• Dropped by 50% nationally 
between 2010 and 2013

• Rise of e-commerce
• Online sales volume has grown 

92% since 2013, significantly 
outpacing brick and mortar sales

• Retail closings 
• “mall chains” with many locations 

and high overhead are declining 
in real numbers and in average 
store size

• hardware, clothing, books and 
other soft lines also struggling 
outside of high-income areas

• Retail openings
• local services, personal care stores, 

discount retailers and dollar stores
• The common theme: The offerings 

can't be easily replicated online.

• High retail vacancy and too 
much available space

• Retail will never completely go 
away, but uses, ambiance and 
activity mix will change

Data: Bureau of Labor Statistics, Federal Reserve Band of St. Louis; Chart: Axios

BY THE NUMBERS
• Between 1990 and 2017, the number of 

nail salons for every 100,000 Americans 
nearly tripled, from fewer than two to 
nearly seven.

• Pet grooming surged by one-and-a-half-
times, and cosmetics almost doubled.



COMMUTER FLOWS
CITY OF PRAIRIE DU CHIEN, 2017

Net “Imported” 

Employees = 1,674



4,400+ Daily Vehicles

AREA CONTEXT

Site
Downtown

7,200+ Daily Vehicles

9,200+ Daily 
Vehicles



ZONING MAP (2016)

B-2



BLACKHAWK JUNCTION (2013)



BLACKHAWK JUNCTION TODAY



BLACKHAWK JUNCTION TODAY

Remaining Tenants

Vacant



BLACKHAWK JUNCTION TODAY

• 9.13 total acres

• Former indoor 
mall/inline retail 
and service plaza

• Strong visibility 
from Hwy 
27/Blackhawk 
Avenue 

• Primarily 
residential 
development to 
the west and 
south, 
commercial/gov’t 
uses along 
highway frontage



ENVIRONMENTAL

• Former Blackhawk Dry Cleaners
• 1991: soil & groundwater contamination found on 

site after contamination detected in two municipal 
wells

• 2008-09: sampling confirmed soil & groundwater 
contamination

• No environmental remediation to date

• Phase 1 ESA Results (December 2019)
• examination of relevant records 
• interviews with owners, past owners and neighbors
• inspection of the property in order to identify 

recognized environmental conditions 
• Facilitates City eligibility for state and federal 

grants/loans
• Phase 2 and further site investigation will be 

required



Background:

• Region/Village 

Overview

• History of 

Blackhawk 

Junction

• Existing Conditions 

VISION



RELEVANT POLICY OBJECTIVES
CITY OF PRAIRIE DU CHIEN COMPREHENSIVE PLAN (2005)

• Encourage infill development 
to maximize the efficient use of 
existing services and facilities

• Avoid linear strip commercial 
development

• Promote compact 
development patterns

• Promote redevelopment of 
brownfields/ contaminated sites

• Encourage larger scale retail 
along major transportation 
corridors

• Locate complimentary land 
uses together to maximize 
overall economic function and 
foster a well-balanced tax base



• Locate residential areas and especially higher density 
development in close proximity to services, schools, and 
other community facilities

• Allow duplex units in some single-family residential areas

• Support construction of accessible housing for the elderly 
and physically disabled

• Encourage a variety of lot sizes, dwelling types, densities and 
price points

• Promote mixed-use development to capitalize on existing 
transportation facilities and other infrastructure 

• Link jobs with residential areas and commercial uses 

• Encourage developers to pursue quality infill projects

• Use deferred assessments and other incentives when 
warranted to help finance infrastructure in the development 
of vacant land

HOUSING POLICY OBJECTIVES
CITY OF PRAIRIE DU CHIEN COMPREHENSIVE PLAN (2005)



REDEVELOPMENT AND MIXED USE

• Many communities are grappling with loss of “big-
box” retailers, shopping malls and in-line shopping 
centers

• Large sites with lots of impervious surface that can 
accommodate any number of users

• Often located on/near major highways and 
commercials corridors

• Consumers increasingly looking for mixed use, 
live/work/shop/recreate areas, willing to trade 
space for proximity to active spaces



HARTFORD, WISCONSIN (POP. 15,329)



HARTFORD, WISCONSIN (POP. 15,329)



HARTFORD, WISCONSIN (POP. 15,329)



FORT ATKINSON, WISCONSIN (POP. 12,505)



FORT ATKINSON, WISCONSIN (POP. 12,505)



DUPLEX



TOWNHOUSES



APARTMENTS



SENIOR



AFFORDABLE HOUSING
Who Needs Affordable Housing?*

• Families who pay more than 30 percent of their 
income for housing are considered cost burdened 
and may have difficulty affording necessities such 
as food, clothing, transportation and medical care. 

• An estimated 12 million renter and homeowner 
households now pay more than 50 percent of their 
annual incomes for housing. 

• A family with one full-time worker earning the 
minimum wage cannot afford the local fair-market 
rent for a two-bedroom apartment anywhere in the 
United States.

*U.S. Department of Housing and Urban Development



AFFORDABLE HOUSING
• Units offered at lower-than-market-rate-rents based on certain eligibility 

criteria

• Usually based on income or age

• May include Section 8 vouchers, Section 42 apartment buildings and public 
housing

• Comes in all sizes and types

• “Workforce housing” for teachers, firefighters, nurses and other professionals

• Numerous state and local programs for promoting affordability

• TIF, FHA Loans, CDBG, HOME, etc.

More this… …than this:



SMALL GROUPS

• Roundtable format: 4-5 participants per table

• Fill out worksheet

• Group discussion on assets, issues, and 
opportunities for Blackhawk Junction

• Report out to larger group

SMALL GROUP DISCUSSIONS



THANK YOU

NEXT STEPS
• Task 1: Project Coordination 
• Task 2: Reuse Assessment 
• Task 3: Community Engagement

• Open House (February-March TBD) 
• Task 4: Site Concept Plans & Implementation 

Strategies


