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Winona Family YMCA 
Comprehensive Plan Change Request Narrative 
 
The Winona Family YMCA is supplying this narrative to provide additional background and context to the 
request for a Comprehensive Plan change for our property at 207 Winona St. Any questions regarding 
this information can be directed to Derek Madsen, CEO at 507-454-1520 or dmadsen@winonaymca.org.  

Background 

The Winona Family YMCA has been a community based nonprofit in our community since 1886. This 
important organization has served generations of Winonans in pursuing wellbeing and leading healthier, 
more socially engaged lives. At its inception, the YMCA functioned largely as a social club for men and 
boys, focused on Christian principles and programs that improved a healthy spirit, mind and body. While 
honoring this tradition, the YMCA in Winona has continued to expand its services to meet the needs of 
an ever greater number of individuals. Today, the YMCA serves over 4,000 members, and more than 
1,700 participants and their families.  

Over the 130 year history of the Y in Winona, the organization has had multiple locations and facilities. 
The current facility, located at 207 Winona St, was opened in 1951 after the loss of the previous 
downtown facility to a catastrophic fire. The original structure has been augmented and added onto 
multiple times over the past 65 years.  

When the Y sought a location to relocate following the destruction of the previous facility, leaders were 
able to acquire property at 207 Winona St. The structures at the time were homes, and thus the area 
had been residential. At the time, the Interstate Bridge was not yet a decade old, and this area of the 
community was changing to be the artery of travel across the Mississippi. As time has progressed both 
the YMCA and this area of the community have continued to change.   

The advent of the project to construct a new span and rehabilitate the existing span of that bridge has 
had significant impact on the YMCA, our neighbors and the use of properties in this area of the 
community. Prior to the project and redesign of the intersections that surround our block between 4th 
and 5th Streets, and Winona and Huff Streets, the YMCA enjoyed access to ample on street parking. This 
is no longer present as the traffic flows have increased and will continue to do so, and as a result the 
usage must be changed. Further, when we used to look out our windows across 4th street we could see 
homes, and now there are none.  

During construction the Y has been significantly impacted regarding traffic flow and access to our 
facility. While we have long planned a move from our downtown location, this process has clearly 
demonstrated the need to do so expediently. The YMCA currently lacks sufficient parking, on or off 
street. This leads to decreased accessibility for those we serve. This will continue to be the case after the 
culmination of the bridge project, and so any end user located on our property following our departure 
must consider the significant changes that have come about as a component of the bridge project and 
decades long change in this area of our community.  

In seeking to sell our property and credit the proceeds of its value to the pursuit of a new facility, the 
YMCA must deal with the existing designations and zoning considerations. When the property was 
purchased from the residents to construct a new facility, comprehensive plans and zoning codes did not 
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exist. Thus, as the Y continued to operate it was lumped into the surrounding neighborhoods in context 
of their classification. We know that these neighborhoods have continued to change, due to both the 
prior referenced bridge project and trends such as the decentralization of college student housing. The 
time has come for the designations planners use to identify the proper use of this property to change as 
well.  

Request 

We recognize the entities of the City of Winona tasked with governing planning and development work 
are currently involved in a process to update zoning to reflect the noted changes. In order for the YMCA 
to effectively market its property to a wide variety of potential end users, we are pursuing a change 
prior to the culmination of that work. We are also requesting that these changes be considered and 
carried forward as the planning commission, council and staff finalize that important work.  

The request of the YMCA is to transition the Comprehensive Plan Designation from Traditional 
Neighborhood to Downtown Fringe.  

The current designation of Traditional Neighborhood does not reflect the activities of the YMCA as it 
operates today, and has for decades. Continued growth of the YMCA facility to accommodate for 
increased demand and growth in membership has created a use of the property that imitates a 
significant commercial enterprise. While we are a nonprofit, the use and access to our property very 
closely mirrors many similar types of businesses that populate both the downtown area and many of our 
commercial areas throughout the community. Those who travel to our YMCA for programs and services 
are often forced to park well into the surrounding neighborhoods and access the YMCA by foot. As a 
result, the mismatch of our business to the size of our site and its proximity to neighborhoods is having a 
current and direct impact.  

We feel that when considering the definitions of use within the comprehensive plan, the changing traffic 
and nature of use relative the bridge project, and the increased student housing density on the Huff, 
Winona and 5th street sides of our property, it is clear that the transition of the YMCA from a designation 
of Traditional Neighborhood to Downtown Fringe meets the goals of the Comprehensive Plan.  

Implications 

As a property owner and organization long committed to benefitting the Winona Community, the YMCA 
seeks objective consideration of this request. The process of relocating to a new facility requires the sale 
of our current property and facility assets. This is for two purposes. First, the effective transference of 
ownership for appropriate redevelopment. This allows for a best possible outcome for the community. 
By ensuring an adequately resourced buyer can take ownership and be supported in redevelopment we 
will prevent an eyesore at an important location in our community. Second, the YMCA must be able to 
realize financial proceeds of a sale to cover new facility project costs. While we have had success in 
fundraising, the proceeds from this sale will help ensure we can build a facility that meets community 
need. Not being able to generate proceeds from this sale will have a negative impact on the scope of 
what we can build. 

The previous discussion about end users related to our request to reclassify the property had a direct 
negative impact on the YMCA’s capital campaign and building project. As we seek a new buyer it is 
imperative that the City support the reclassification of the property to allow for a relevant range of 
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redevelopment opportunities. If this request is denied, the YMCA will only be marketable as a residential 
property. That scale of redevelopment opportunity is not financially viable given the significant 
rehabilitation and/or demolition costs associated with ownership. By recognizing the changes to the 
community surrounding our property and the necessity of reclassification, the City will directly support 
this important project and its impact in the lives of thousands of residents.  
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