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YMCA’S WRITTEN OPPOSITION TO
APPLICATION REQUESTING LANDMARK DESIGNATION

l. INTRODUCTION.

On September 24, 2021, Naperville Preservation, Inc. (“Naperville Preservation”), a 501(3)(c)
self-proclaimed advocacy group encouraging historic preservation of Naperville buildings, filed
an application asking the City of Naperville (“City”) to impose a “landmark designation” on the
Kroehler Family YMCA building located at 34 South Washington Street, Naperville Illinois. This
property is owned by the Board of Trustees of the Young Men’s Christian Association of Chicago,
a charter entity constituted pursuant to Special Acts of the Illinois General Assembly in 1861, as
amended in 1867, with its principal place of business at 1030 West VVanBuren Street, Chicago,
[llinois 60607 (“YMCA”). YMCA is a 501(3)(c) organization currently owning and operating a
corporate headquarters in the Chicago West Loop, 14 YMCA membership centers, 5 standalone
childcare facilities, and 5 camps through Illinois, Michigan and Wisconsin. Additionally, the
YMCA has a presence in over 100 off-site locations throughout the Chicagoland area where they
offer programming. YMCA is the fourth largest charitable organization in Chicago.

The application filed by Naperville Preservation is unwelcomed. The YMCA has not consented to
having the application submitted, and is opposed to having the restrictions and property right
deprivations of historic landmark designation imposed on their property without their consent. The
purpose of this submittal is to formally document the YMCA’s opposition to the landmark
designation requested by Naperville Preservation, and to detail the reasons why landmark status
should be withdrawn by the applicant. Should the request for withdrawal not be honored by the
applicant, the YMCA asks that the City deny the application.

1. STATUS OF THE KROEHLER FAMILY YMCA PROPERTY.

Over the past 14 months, the Kroehler Family YMCA building has been the subject of an extensive
effort by the YMCA to sell the property at what valuation experts and Illinois valuation law define
as the property’s “highest and best use.” Most appraisal textbooks define highest and best use as
the most profitable, legally permitted, economically feasible and physically possible use of a piece
of real estate. The highest and best use might be its current use, or alternatively for demolition and
resale as vacant land. Based on the extensive work undertaken at significant expense, the YMCA
has concluded that the highest and best use for this property is for demolition and sale as vacant
land for a use consistent with Naperville zoning.

As of the date this application was filed, the YMCA had negotiated mutually acceptable terms of
a purchase sale agreement (“PSA”) with an economically viable and well-financed purchaser. As
of the date of this submittal, the YMCA Board of Trustees (“YMCA Board”) has chosen to
liquidate the property under the PSA, which will generate well in excess of $1.6 million to reinvest
in the core charitable purposes of YMCA'’s mission. The YMCA does not want forced historic
preservation to defeat their core mission.
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The decision to sell was neither carelessly nor whimsically made. Rather, this decision was
carefully examined, openly and collaboratively processed with City planning staff, and amply
justified by the economic and functional obsolescence of the property that Naperville Preservation
now asks the YMCA to preserve in perpetuity. In fairness, a detailed explanation is required.

1. YMCA DECISION TO SELL THE KROEHLER FAMILY YMCA PROPERTY.

The Kroehler Family YMCA has served the Naperville area for more than a century. That said, as
of 2020, the YMCA programs and operations at this site were losing in excess of $400,000 each
year and had been suffering those unsustainable losses for several years prior. Membership at the
aging facility was declining regularly as YMCA customers were being drawn to other recreational
opportunities. Restoration to a current standard YMCA was fully evaluated and determined to be
far beyond economic viability as detailed hereafter.

In 2013, the YMCA retained the services of Charles Vincent George Architects (“CVG”) (Jeffrey
Lietz) to do a full evaluation of the building with the goal being to define the scope and costs of
upgrades needed to bring the facilities up to functional and programing standards for current
YMCA operations and activities. The CVG evaluation and analysis (Exhibit 1) concluded that an
investment of over $13 million would be necessary to bring this obsolete collection of rooms and
additions up to current standards. The YMCA Board determined the existing building did not
justify such an enormous economic investment because even with the completion of all proposed
upgrades, all elements of functional obsolescence could not be eliminated. The site simply has too
many constraints related to the size of the lot and rooms.

In 2019, with full renovation of the building having been deemed not viable, the YMCA retained
the firm of Dude Solutions to complete a full building review and to inventory the cost of
eliminating all deferred maintenance issues presented by the then-existing condition of the
structure. As of 2019, to simply address the deferred maintenance issues within the building would
cost the YMCA in excess of $6.5 million (Exhibit 2). This investment was also deemed not viable
by the YMCA Board as it required capital expenditures that could not be justified by the anticipated
revenue generated from such an obsolete building and declining membership. This brought the
YMCA to the year 2020.

In 2020, with excessive unsustainable losses continuing to accumulate and no structural renovation
pathway forward, the YMCA was hit with Covid-19 and government ordered closures for both the
Kroehler Family YMCA and the Fry Family YMCA on 95" Street, Naperville. Covid-19 generated
a complete economic shut down of YMCA facilities and the YMCA losses mounted.

The YMCA Board then made the decision to save the Fry Family YMCA in Naperville, and
permanently close the Kroehler Family YMCA. This YMCA Board painful decision was publicly
released on May 29, 2020 (see Press Release, Exhibit 3).

At the time the Kroehler Family YMCA became an economic liability threatening the YMCA core
mission, the Washington Street location had a highly marketable property value. The YMCA
Board recognized this property value potential because: (1) it had street wall frontage along a high
traffic count arterial corridor; (2) it had highly marketable downtown core commercial zoning
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encouraging much taller buildings (5 stories and 60 feet) and more intense development than the
current structure; (3) it had been specifically identified as a redevelopment “opportunity site” by
the City of Naperville Downtown 2030 Plan;* and (4) it had completely underutilized potential
scenic vistas overlooking Central Park. Because of this redevelopment potential, the YMCA Board
determined that badly needed revenues from the sale of the valuable Washington Street property
could be best captured through a sale of the property with the proceeds being reinvested in other
YMCA sites that more effectively served the core charitable purpose of the YMCA, including
properties like the Fry Family YMCA on 95" Street in Naperville.

The YMCA Board then set forth to maximize the return on the sale of the property. First, they
hired the services of The Lakota Group, an innovative and collaborative real estate and design firm
in Chicago. Scott Freres, an architect with The Lakota Group, worked collaboratively with Basil
Fitzsimons, Vice President of Real Estate and Facilities for the YMCA, and City planning staff to
create and publicly circulate a Request for Qualifications (“RFQ”) in the fall of 2020 to find a
purchaser for the Kroehler Family YMCA property. This professionally assembled RFQ (Exhibit
4) was then circulated to no fewer than 35 separate development candidates (see circulation
inventory, Exhibit 5). The deadline for submittal of RFQ responses was established as part of a
clearly detained timeline with all interested parties’ submittals due no later than November 20,
2020.

The YMCA RFQ incorporated computer links to both the Naperville Downtown 2030 Plan and
the detailed and carefully-planned Downtown Design Guidelines. The Lakota Group RFQ advised
the potential developers that a five story, up to 70,000 square foot mixed-use concept could be
accommodated by the site. This RFQ and circulation effort was praised by City Planning staff as
an excellent marketing tool, and YMCA was told that City staff wished that every property owner
selling downtown Naperville property would do as thorough and professional marketing piece as
had been prepared by The Lakota Group and the YMCA. Ultimately, the YMCA invested a
considerable expenditure in professional consultation and marketing services with The Lakota
Group to assure that the YMCA could sell the property at its highest and best use.

In October 2020, the YMCA retained the appraisal services of Michael S. MaRous, MAI, CRE, to
complete an evaluation of the fair cash market value of the YMCA property at its highest and best
use. He concluded the highest and best use of the property was for demolition of the structure and
sale of the site for a mixed-use development consistent with the City zoning. Mr. MaRous reported
the fair cash market value of the property to be $2,150,000, less the cost of demolition.

After circulating the RFQ to the 35 different development firms and potential purchasers, in late
2020, the YMCA team selected the three parties who had submitted the most preferred and timely
qualifications in response to the RFQ. These three parties were then advanced to the Request for
Proposals (“RFP”) round. The RFP asked that each party submit their detailed purchase and
development plan for the property to the YMCA.

! The Naperville Downtown 2030 Plan was approved by City Council on April 6, 2011 (Ordinance 11-055).
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In December 2020, the YMCA selected the purchaser who submitted a detailed and fully vetted
development proposal with a purchase price and Letter of Intent (“LOI”). This proposal, which
was consistent with the fair market value opinion of appraiser Michael S. MaRous, contemplated
full demolition of the site. The parties began negotiating the terms of a PSA consistent with the
LOI. This potential purchaser was told with transparent clarity that the YMCA Board would not
be willing to sell the property for less than the full appraised value at its highest and best use. Due
diligence then came into play because the proposed purchaser wanted the site vacant and fully
remediated prior to closing.

Knowing the need for site remediation, the YMCA retained the services of Nova Group, GBC to
complete a detailed asbestos survey of the building. This asbestos survey was prepared at the
expense of the YMCA. Extensive asbestos was found within the building and demolition of the
structure was deemed to require full asbestos abatement and removal. The asbestos survey was
circulated to three separate asbestos abatement contractors for competitive bids to assure that the
cost of asbestos removal was fully vetted and to maximize the retained purchase proceeds from
the sale of the property. Asbestos abatement was added to the cost of demolition.

Asbestos was not the only item requiring remediation. By way of background, in 1996 the YMCA
conducted a Phase | Environmental Site Assessment of the property and discovered the site
confronted chemical contamination from a dry-cleaning establishment that once occupied the
adjacent lot immediately north of the YMCA. This Phase | Site Assessment was submitted to Nova
Group, GBC for an updated Phase | report in 2021 at a cost paid by the YMCA. The YMCA then
procured a Phase Il Site Remediation Plan from the Nova Group, GBC and paid the cost of the
site remediation plan. The Phase 11 Plan was similarly circulated for proposals to complete the site
remediation, and the cost of remediation of the below-grade chemical contamination added to the
YMCA cost of demolition.

In January 2021, with PSA negotiations proceeding, the YMCA procured demolition costs to tear
down and remove all materials from the property once the asbestos abatement and Phase Il
remediation work was fully completed. Demolition of the structure and removal of all materials
from the property was studied by Taylor Excavating & Construction, Inc. The Taylor Excavating
proposal to complete the building demolition with proper and secured below-and-at-grade shoring
to the property to Kroehler Family YMCA'’s immediate north was added to the YMCA cost of
demolition. Thus, completing the ashestos abatement, the Phase Il contamination remediation and
building demolition to create a clean vacant site ready for the new mixed-use development
therefore totals approximately $568,700. Subtracted from the purchase price under the PSA,
proceeds from the sale of the YMCA property would therefore deliver $1.6 million to the YMCA
to reinvest in other YMCA properties like the Fry Family YMCA on 95" Street in Naperville.

As of 2021, when Naperville Preservation filed their application to landmark the property, the
YMCA had invested in excess of $400,000 in preparing and executing an RFQ/RFP process;
completing asbestos, site remediation and demolition due diligence; bringing down title (Exhibit
6), surveying the property (Exhibit 7) and documenting the PSA in an effort to sell the property at
its highest and best use in the open market. It is also worth noting that this $400,000+ to-date
expenditure does not include the YMCA’s attorneys’ fees spent in negotiating the PSA or the
preparation and representation of this response, which is a cost exceeding nearly $100,000. These
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costly and time-consuming efforts were on schedule to generate $1.6 million after demolition costs
for the YMCA to reinvest in its core mission. Importantly, the YMCA undertook all of this costly
and time-consuming work to identify a purchaser willing to pay the appraised value of the property
pursuant to terms the YMCA was willing to accept and sell the site at its highest and best use.

It was only after this over yearlong costly work had occurred that the non-consensual application
to impose landmark designation on the property filed. Not surprisingly, with this application now
on file, the sale process has ground to a halt nullifying a full year of costly efforts by the YMCA
to maximize the liquidation proceeds from the sale of this valuable downtown asset.

As set forth earlier, the highest and best use of the property is to demolish the building and sell the
property for redevelopment as a mixed-use consistent with the zoning assigned by the City,
consistent with the Naperville Downtown 2030 Plan, Downtown Design Guidelines and the
Central Park Master Plan. To achieve the highest and best use the building must be demolished in
full. By definition, the landmark designation sought by Naperville Preservation will prevent the
YMCA from achieving the highest and best use because it will not only prevent the YMCA or any
other subsequent owner from demolishing the building, it will also impose the obligation to fully
solicit and underwrite the time and cost to vet and process proposals from developers to use this
site for something other than its highest and best use. Landmark designation would compel the
YMCA to start an entirely new search for developers interested in the site knowing that adaptive
reuse would be compelled by the landmark restrictions. The YMCA is not willing to do this
without objection.

In no uncertain terms, the burden that Naperville Preservation asks the City to impose upon the
YMCA would, if not withdrawn, and if granted by the City over this objection, render all of the
time, expense and effort the YMCA has invested in liquidating the property for its maximum
return, to be a waste. To be clear, the YMCA does not believe that any member from Naperville
Preservation is acting with ill will or anything other than a motivation driven by a passion for old
buildings and history. Simply stated, the YMCA does not oppose the application because the
applicant is unworthy of respect or because historic preservation is inherently bad. The YMCA
opposes the application because of the devastating impact it will have on the marketability of the
site, and the fact that it will take away significant sale proceeds that would further the YMCA
mission elsewhere, including the continued presence in Naperville via its Fry Family YMCA.

Not only will forced landmark status deliver a devastating economic injury to the YMCA, as
detailed hereafter, it will also deprive the YMCA of a key property right they hold -- the right to
dispose of the property at its highest and best use. And to be crystal clear, the application filed by
Naperville Preservation completely ignores any effort to define or even consider the value of the
property at its highest and best use.

IV. THE LAW OF REGULATORY TAKING AND INVERSE CONDEMNATION.

Every voluntary landmark designation has the potential to fulfill an economic or cultural passion
of the property owner. If done voluntarily, landmark designation can be collaborative, productive
and benign of economic unfairness. Unfortunately, every involuntary landmark designation has
the potential to inflict an unwelcome economic injustice trampling property rights of the unwilling
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owner. Compulsory landmark imposition is a public policy decision that raises the specter of an
unconstitutional deprivation of private property rights called a “regulatory taking.” Because very
often advocate groups promoting involuntary landmark designation do not fully understand the
law of regulatory takings, the YMCA provides the following explanation and overview.

A regulatory taking is a legal term applied to a land use regulation that so detrimentally impacts
the private property being regulated, that either the U.S. or Illinois Constitution requires the
government imposing the regulation to pay the property owner just compensation for the damage
it inflicts. This would prohibit the City from imposing a land use regulation on the YMCA that
goes so far as to inflict an economic wound to the YMCA's property rights without paying for the
damage.

The “takings clause” within the U.S. Constitution prohibits the government from taking private
property for a public use unless just compensation is paid to the property owner. A regulatory
taking does not appear in either the U.S. Constitution or Illinois Constitution, and one could validly
argue that the physical connotation of the word “taken” suggests the founding fathers intended to
require compensation only for physical expropriations of property. Yet, as Chief Justice Rehnquist
stated, the U.S. Supreme Court has “not read the Taking Clause literally,” and most scholars agree
this non-literal, expanded view of the Fifth Amendment as also prohibiting regulatory takings
began roughly 100 years ago when Supreme Court Justice Oliver Wendall Holmes wrote that “if
a regulation goes too far it will be recognized as a taking.” Pennsylvania Coal Co. v. Mahon, 260
US 393 (1922).

A. The Penn Central Regulatory Taking Test.

The modern era of regulatory takings law is less than 50 years old and began in 1978 in the seminal
case of Penn Central Transportation Co. v. New York City, 438 U.S. 104 (1978). The municipal
regulation in dispute was a historic preservation regulation not unlike the one at issue here. New
York City declared Grand Central Station to be a historic landmark and required the owner to seek
a certificate of appropriateness to make changes to the structure. After the landmark designation
was imposed by the City, Penn Central Station leased the airspace above the train station to a
developer who planned to build a 55-story office complex. The New York City landmark
commission thereafter denied a certificate of appropriateness for the proposed development. The
railroad then went to court and claimed its inability to build in the airspace was a regulatory taking
and sought compensation for a total taking of their property within the airspace.

The Supreme Court admitted the regulatory taking issue was “a problem of considerable
difficulty,” and that there was no “‘set formula’ for determining when ‘justice and fairness’
require that economic injuries caused by public action be compensated by the government,
rather than remain disproportionately concentrated on a few persons.” While the Court
admitted the test involved “essentially ad hoc, factual inquiries,” it attempted to be more concrete
in its analysis than Justice Holmes had been half a century earlier in Pennsylvania Coal. The
Supreme Court in Penn Central listed three factors to consider in determining if the historic
preservation ordinance imposed a regulatory taking:

1. the economic impact of the historic preservation regulation on the property owner;
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2. the extent to which the historic preservation regulation interfered with investment-
backed expectations of the property owner; and

3. the character or extent of the government action in imposing the historic
preservation regulation.

In weighing these factors, the U.S. Supreme Court held that the New York City historic
preservation ordinance was not a total taking of Grand Central Station because it left the existing
station exactly as it had been and permitted an economically viable use because the zoning
continued to allow the station owner to profitably operate the station as it had for decades.
Prohibiting development in the airspace did not amount to a physical invasion of the property and
it did not upset the original investment-backed expectations of the owner who always
intended to continue use of the property as a train station.

B. The Evolution of Non-Categorical Regulatory Takings - Unconstitutional
Diminishment of Value.

Historic preservation advocates very frequently misrepresent the scope of the precedent of Penn
Central, and do so because the case law immediately following this decision misunderstood the
holding. Simply put, the Penn Central decision was interpreted as an all or nothing proposition
and if anything less than a total depravation of all economically viable use was caused by the
regulation, it was not a taking requiring just compensation. This interpretation eventually led to
multiple incorrect Illinois Appellate Court decisions that followed this “bright line” test of total
economic loss. Suhadolnik v. City of Springfield, 184 Ill.App.3d 155, 180 (1989); St. Lucas
Association v. City of Chicago, 212 Ill.App.3d 817 (1% Dist. 1991).

Things changed in 1992 when the United States Supreme Court, in Lucas v. South Carolina
Coastal Council, 505 U.S. 1003 (1992), shed further light on when a regulation goes too far so as
to constitute a regulatory taking. Responding to criticism of the generally perceived rule that a
regulatory taking occurred only when the regulation denied all economically beneficial or
productive use of the land, the majority in a footnote stated:

“This analysis errs in its assumption that the landowner whose deprivation is one
step short of complete is not entitled to compensation. Such an owner might not
be able to claim the benefit of our categorical formulation, but, as we have
acknowledged time and again, ‘[t|he economic impact of the regulation on the
claimant and ... the extent to which the regulation has interfered with distinct
investment-backed expectations' are keenly relevant to takings analysis
generally. Penn Central Transportation Co. v. New York City, 438 U.S. 104, 124,
57 L.Ed.2d 631, 98 S.Ct. 2646, 2659 (1978). It is true that in at least some cases
the landowner with 95% loss will get nothing, while the landowner with total loss
will recover in full.” (Emphasis in original.) South Carolina Coastal, 505 U.S. at
——n. 8,112 S.Ct. at 2895 n. 8, 120 L.Ed.2d at 815 n. 8.

After the Supreme Court’s decision in South Carolina Coastal, Illinois courts corrected their
misreading of Penn Central. In 1993, the Second District Appellate Court addressed partial
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deprivation of value in Tim Thompson, Inc. v. Village of Hinsdale, 247 1ll.App.3d 863 (2d Dist.
1993) and held:

“It is our opinion that the majority in South Carolina Coastal envisioned that
a situation may exist where a landowner has suffered a deprivation of viable
economic use at something less than 100% and yet still be able to establish a
regulatory taking.”

Following this precedent, Illinois and Federal courts now conclude that a plaintiff can state a
legally viable regulatory taking claim based upon a deprivation of beneficial economic use that
is something less than 100% that results from application of a historic preservation
regulation. Keeler v. Mayor and City Council of Cumberland, 940 F. Supp. 879 (1996);
Broadview Apartments Company. v Commission for Historical and Architectural Preservation, 49
Md.App. 538, 433 A.2d 1214 (1981); Citizens Committee to Save Historic Rhodes Tavern v.
District of Columbia Department of Housing and Community Development, 432 A.2d 710 (1981).

It is difficult to predict where any given trial court judge might draw the line and conclude that an
involuntary landmark designation so materially damages the fair cash market value of the property
at its highest and best use that it requires the municipality to pay just compensation. But to be clear,
the YMCA submits the trial court will look to the highest and best use of the property as it always
does in land valuation litigation, and the cost of obtaining an occupancy permit will not be the
judicial measure.

C. The Illinois Constitution Provides More Expansive Protection for YMCA’s Right to
Dispose of Buildings on the YMCA Property.

The U.S. Constitution is substantively different than the Illinois Constitution with respect to
restrictions imposed upon governmental actions that impact private property. While the U.S.
Constitution prevents a “taking” of property, the Illinois Constitution goes further and states in
relevant part:

“Private property shall not be taken or damaged for public use without just
compensation as provided by law. Such compensation shall be determined by a jury
as provided by law.” Ill. Const. 1970 Art. I Section 15.

As a result, in no uncertain terms whatever protection the YMCA property has from a regulatory
taking under the U.S. Constitution, that protection is greater under the Illinois Constitution because
it also prevents damage to property as expressly acknowledged by the Illinois Supreme Court as
recently as 2016 in Hampton v. Metropolitan Water Reclamation District of Greater Chicago,
2016 1L 119861 (2016).

Recognizing the Illinois Constitution provides broader protection to YMCA'’s private property
rights, it is critical to explore how the Illinois Supreme Court has defined the term “property” for
purposes of this broader constitutional protection. The Illinois Supreme Court specifically
answered this question in Citizens Utilities Company of Illinois v. Metropolitan Sanitary District
of Greater Chicago, 25 Ill.App.3d 252 (1974) by stating:
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“Property”, within the meaning of our constitution, is a word of general import
which applies to every specie of right and interest capable of being enjoyed as such
and on which it is practicable to base a money value. See, Father Basil’s Lodge v.
City of Chicago, 393 Ill. 246, 65 N.E.2d 805; City of Belleville v. St. Clair County
Turnpike Co., 234 11l. 428, 84 N.E. 1049; 11 I.L.P. Constitutional Law s 461. “The
term comprehends not only the thing possessed, but also, in strict legal
parlance, means the rights of the owner in relation to land or a thing; the right
of a person to possess, use, enjoy, and dispose of it, and the corresponding right
to exclude others from the use.” Am. Jur.2d Eminent Domain s 173; see,
Drainage Commissioners of District No. 8 v. Knox, 237 Ill. 148, 86 N.E. 636;
Transportation Oil Co. v. Emmerson, 298 Ill. 394, 131 N.E. 645. It is in
recognition of these rights that our constitution prohibits private property
from being damaged for public use without just compensation....”

Applying this law to the facts here, Naperville Preservation is doing nothing short of asking the
City to deprive YMCA of what the Illinois Supreme Court and Illinois law have clearly defined is
a YMCA “property” right; namely, the right to dispose of the Kroehler Family YMCA building
and sell the property at its highest and best use. The taking of this valuable property right without
YMCA'’s consent rests in the hands of the City with the City also being aware of the economic
harm it will inflict on the YMCA.

To be clear, the YMCA is a longstanding charitable citizen of the City of Naperville and they are
proud of their heritage and the two facilities they have operated in the City. The YMCA wants to
continue their excellent relations with a City that has provided a supportive home. And while the
YMCA has no desire to consider the court as an efficient means of dispute resolution, it is critical
for Naperville Preservation and the City to be aware of the legal framework governing involuntary
landmarking. This is the controlling law that is almost universally raised in forced landmark
designations and is highly relevant to the YMCA’s opposition. Notwithstanding, nowhere in the
Historic Regulations is this law explained, addressed or even made subject to the Historic
Commission deliberations. The YMCA submits it is vital that the public judging the decisions of
the City be made aware of this legal framework. This law defines the central and controlling legal
boundary limiting the unfettered discretion of the City in an involuntary landmark designation.

V. LANDMARK DESIGNATION IS A SIGNIFICANT DEPRIVATION OF PRIVATE
PROPERTY RIGHTS THAT SHOULD BE SPARINGLY AND VERY
CAREFULLY, IF EVER, IMPOSED OVER THE OBJECTION OF THE PRIVATE
PROPERTY OWNER.

The history of historic preservation within the City has a well-documented and detailed evolution.
This evolution is instructive as to why the YMCA believes compulsory imposition of landmark
designation to the Kroehler Family YMCA would be a haphazard and misdirected departure from
the core building blocks that first introduced historic preservation to the City.

Historical preservation in the City traces back to an application to define and “list” a historic
district with the National Register of Historic Places, which is an agency of the National Park
Service, U.S. Department of the Interior. The application to get a Naperville Historic District listed
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on the National Register was filed by Robert Wagner, an employee of the Illinois Department of
Conservation on April 27, 1977. Thus, the first idea of listing a large portion of downtown
Naperville as being historically significant was not precipitated by City Council, but rather by an
outside element of the state government holding an administrative interest in historical buildings.
The application was submitted with a detailed property survey identifying no fewer than 20 “Sites
and Structures of Special Significance.” The survey was certified as accurate by Illinois State
Historic Preservation Officer, David Kenny. Of critical importance to this application, while the
YMCA address was located within the Naperville Historic District in 1977, the YMCA structure
and site were not listed as either a site or a structure of special significance in the application.
Simply put, as of 1977 the historic experts evaluating and reporting upon the Naperville
Historic District did not think the YMCA was a historically significant building or site.

It is important for all to understand that having the Naperville Historic District listed on the
National Register means nothing as to regulating demolition of a structure located within that
district. Listing on the National Register is simply a “stop, look and listen” statute that requires a
brief delay for investigation to determine if the demolition of a building within an area listed on
the National Register possibly includes either federal funding or federal licensing before the
proposed demolition can occur. In fact, in response to concerns raised by City of Naperville
property owners in 1977 claiming that the listing on the National Register would “stop future
development” in Naperville, the Illinois Department of Conservation stated, “the protection of the
District is only from federally funded or federally licensed projects and does not extend to private
developments.” It is telling that even almost 45 years ago, property owners in the City already
recognized that historic preservation listings or designations would threaten to block beneficial
new development in downtown Naperville.

Then, from 1982 through 1984, the City itself proposed to establish the Naperville Historic District
which created new land use regulations that were to apply to every structure within the Naperville
Historic District regardless of the age or architectural significance of the structure. This 1982
proposal was converted to regulatory law on December 17, 1984 under Ordinance No. 84-201.
This was the first and only historic preservation district ordinance adopted by the City. It created
the only regulatory historic district in the City and restricted demolition of any building within the
district without a certificate of appropriateness from the City.

Two key elements related to the creation of the Naperville Historic District are of import to this
effort to force landmark designation on the Kroehler Family YMCA property:

1. The Naperville Historic District is fundamentally different from the historic district
listed on the National Register at the request of outside preservation parties. When
City Council decided where historic preservations would restrict private property
rights the Naperville Historic District expressly and deliberately excluded the
commercial areas of downtown Naperville from the Naperville Historic
District the City created. The properties excluded from historic preservation
included the Kroehler Family YMCA.

2. The Historic Sites Regulations originally proposed by the City in 1982 permitted
the City to impose a “landmark designation” on property outside of the recognized
historic district. That said, the new Historic Site Regulations originally proposed in
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1982 prohibited landmark designation if the owner of the property proposed
for landmark did not consent to the landmark imposition. When the final
landmark regulations were adopted in 1984, nonconsensual landmark
designation was expressly permitted throughout the City.

It is undisputed that as of 1982, the Kroehler Family YMCA was not even within the Naperville
Historic District. Downtown Naperville was intentionally excluded from the Naperville Historic
District. As originally proposed, none of the commercial properties located outside of the
Naperville Historic District could be subjected to compulsory landmark designation without the
consent of the property owner. It was only when the Naperville Historic District was formally
adopted two years later in 1984 that the City reversed course and ultimately adopted a public policy
that commercial properties within downtown Naperville would not be protected from the
deprivation of property rights attached to the Naperville Historic District, and further that
downtown commercial property owners were vulnerable to being subjected to non-consensual
landmark designation.

However, since 1982 and continuing over the past four decades, while a compulsory landmark
designation over the objection of a property owner has been permitted under the Naperville City
code, it has almost never been undertaken. In this regard, the YMCA truly confronts and
opposes a very rare application. Naperville Preservation is asking the City to impose an involuntary
landmark designation outside of the Naperville Historic District in downtown. This is new ground.
The Naperville Historic District is administered and planned by the Historic Commission.
Downtown Naperville is planned by the Plan Commission and City Council. YMCA is located in
downtown Naperville, and not within the Naperville Historic District.

As detailed further in Section VI of this submittal, in 2010 the City began working on the
Naperville Downtown 2030 Plan update to the Comprehensive Plan. In conjunction with this
planning process, the City contracted with Granacki Historic Consultants to intensively survey a
select number of buildings within the City’s downtown so that appropriate historic preservation
planning policies could be addressed within the Naperville Downtown 2030 Plan (the “Granacki
Report”).

The Granacki Report evaluated the YMCA building with glaring inconsistencies from the
architectural evaluation completed for the 1977 National Register application. The Granacki
Report acknowledged the YMCA building (at least the original building exclusive of both major
additions) as being a “key structure” in the City’s downtown. The Granacki Report architecturally
classified the YMCA original building (exclusive of additions) as “Classical Revival.” In contrast,
in 1977 the Illinois State Historic Preservation Officer did not list the YMCA as either a
significant building or significant site. The YMCA submits this clear contradiction between
experts reveals the subjective nature of evaluating the “historical significance” of a property. And
in no uncertain terms, reasonable experts can and have made diametrically opposite conclusions
when it comes to the historical significance of the YMCA building.

Two years after the Granacki Report, in 2012, Johnson Lasky Architects filed an update to the
1977 National Register of Historic Places listing for the Naperville Historic District in an effort to
incorporate more detailed information on historic buildings within the district, and evaluate those
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buildings that “contributed” to the historic significance of the district. The Kroehler Family
YMCA site and building was one of the properties inventoried and reported on within the 2012
update. Important to this application, Johnson Lasky Architects contradicted the Granacki Report
and found the YMCA to be architecturally classified as “Brick Colonial, Arts and Crafts, and
Prairie Architecture” rather than “Classical Revival.” And rather than concluding the YMCA
property was a “key structure” as the Granacki Report had, Johnson Lasky Architects concluded
the YMCA building was “not contributing” as a resource to the historic district.

The Johnson Lasky Architect report is a second example of a professional expert concluding that
the YMCA is not a significant historic structure. In evaluating the building, it must be fully
understood that while the Kroehler Family YMCA is a single building consisting of 41,205 square
feet, more than half of it is less than 50 years old. To this end, additions consisting of 23,276
square feet were made after 1971. The portion of the building Naperville Preservation asks the
City to involuntarily landmark is just 17,929 square feet. As a result, Naperville Preservation asks
the City to conclude the YMCA is a significant historic resource when the majority of the building
does not even qualify for landmark designation of any kind because it is simply too new.

As the experts’ evaluations have revealed, the “historical significance” of a structure is highly
subjective. This very subjective and ambiguous evaluation of “historical significance” being
forced on less than half of the YMCA building again raises the specter of a regulatory taking
preventing the YMCA from liquidating their property at its highest and best use.

In summary, the YMCA was not a significant building or site when the 1977 Naperville Historic
District was listed on the National Register of Historic Places. The YMCA property, along with
virtually the entire commercial area of downtown Naperville, was intentionally excluded from
district-wide regulation when the 1982 Naperville Historic District was first created. The YMCA
property was still defined as not contributing to the historical significance of the Naperville
Historic District when the National Historic District registration was updated in 2012. Ample
evidence exists in the City’s own record to establish that experts have point blank disagreed as to
whether or not the YMCA original structure is contributing anything to historical heritage to the
area in which it is located.

Going further, the record is replete with architects actually contradicting each other over whether
the architecture sought to be preserved is “Classical Revival” or “Colonial,” “Arts and Crafts” and
“Prairie Architecture.” And to further emphasize the questionable value of permanent compulsory
preservation of the YMCA building, the Naperville Preservation application asserts that the
original building should be landmarked and preserved because it presents “Italianate” architecture.
Notably, none of the other architectural experts on historical architecture agrees with Naperville
Preservation. And again, the disputed architecture at issue is located on less than half the building.
Accordingly, no experts have tendered consistent opinions on: (1) the actual architectural style of
the property; and (2) whether the architecture is unique enough to validate preservation. These two
key points definitively cut against Naperville Preservation’s application.

Forced landmark designation should be recognized as a severe deprivation of private property
rights and imposed by the City rarely, and carefully. Within downtown Naperville, that has been
the practice for four decades. Landmark designation should only be involuntarily considered when
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it can be clearly and convincingly done without the infliction of an unconstitutional economic
wound to the private property rights of the property owner. Forced landmark designation should
be avoided when the property presents such an unclear and contradictory record of “historical
significance” to the neighborhood in which it is situated, and such an unidentifiably vague
architectural style that its educational value through preservation is dubious at best. Simply put,
the conflicting historical City record relevant to this application speaks loudly against involuntary
landmark designation.

Lastly, while the YMCA understands that Naperville is not the only City that allows landmark
designation without the consent of the property owner, that is far from a universally embraced
public policy. Numerous communities recognize the need for owner consent to protect economic
justice. To this end, the following local municipal governments have adopted historical
preservation ordinances that expressly prohibit the forcible imposition of landmark designation
and require consent from the property owner: the Village of Downers Grove, the Village of Glen
Ellyn, the Village of Hinsdale, the City of Highland Park and Kane County (Certified Local
Governments), as well as the City of Elmhurst and the Village of Glenco (not Certified Local
Governments, but require owner consent). True and accurate copies of these ordinances are
attached as Exhibit 8.

VI. INVOLUNTARY LANDMARK DESIGNATION OF DOWNTOWN NAPERVILLE
PROPERTIES SHOULD NOT DISREGARD THE NAPERVILLE DOWNTOWN
2030 PLAN OR THE CENTRAL PARK MASTER PLAN.

The City has the most dynamic and economically productive downtown destination of any
community in DuPage County. Downtown Naperville has evolved into an economic powerhouse
that fuels what must be acknowledged to be an extraordinary place to live and work. This evolution
has not been the result of happenstance or whimsey. In no small part, the evolution of downtown
Naperville has been the result of disciplined and detailed planning. Because the involuntary
landmark designation of the Kroehler Family YMCA building would permanently insert a
structure of disputed architectural pedigree into downtown adjacent to Central Park, the YMCA
submits the City must look to those disciplined and detailed plans for guidance. These plans
include both the Naperville Downtown 2030 Plan and the Central Park Master Plan.

A Naperville Downtown 2030 Plan.

As referenced earlier, the Naperville Downtown 2030 Plan was approved in 2011 by adoption of
Ordinance 11-055. This plan was the result of a very collaborative process coordinated by the
Downtown Advisory Commission (“DAC”) with a “business, resident, civic and government
cooperative focus.” The resulting Naperville Downtown 2030 Plan is a continuation of the “never
ending story” of vision, cooperation, and economic development for Naperville’s downtown. It is
a testament to the success enjoyed when public and private interests are merged for the benefit of
the community. Naperville has captured the essence of human commitment and married it with
the brick and mortar to spell success. It is a model for any city and a road map to carry the City
forward. (Naperville Downtown 2030 Plan, p. iv).

13
01/03/2022



Within the content of the Naperville Downtown 2030 Plan, the City introduced the concept of
“opportunity sites.” The City “identified more than 30 such sites for change.” The Naperville
Downtown 2030 Plan specifically identified the Kroehler Family YMCA parcel as such an
“opportunity site” suitable for future change (Naperville Downtown 2030 Plan, p. 25). The text
of the Naperville Downtown 2030 Plan states:

Opportunity sites include vacant, deteriorated and underutilized properties or
properties where reuse or redevelopment is already being considered. An
opportunity site may currently be occupied by a viable land use in compliance with
existing code requirements, but new investment in the site would have a
significant positive impact on achieving the objectives of Naperville Downtown
2030.

Of note, the Naperville Downtown 2030 Plan also identifies three former “opportunity site”
locations where the City allowed old, historical structures to be demolished to afford new
development; namely, the Cock Robin Ice Cream, Beidelman-Kunsch Funeral Home and
Crematory and two old homes on Chicago Avenue. These structures were demolished to create
Fredenhagen Park, Wentz Concert Hall Auditorium and Main Street Promenade. These three key
new downtown improvements which replaced old buildings with history were found to have
“significantly added to the architectural character, business vitality, and culture of downtown.” To
be clear, the sale and demolition of the YMCA property for redevelopment consistent with the
articulated planning objectives could undoubtedly have a significant positive impact on achieving
the objectives of the Naperville Downtown 2030 Plan and would add to the architectural and
cultural character and vitality of downtown.

Section 7.4 of the Naperville Downtown 2030 Plan specifically addresses how the City should
address buildings of historic interest. Two such points deserve focus and comment within this
submittal. The City’s official adopted policy and plan promotes architectural design concepts that
support the vitality of downtown by retaining “architectural characteristics” (not necessarily the
building) which include:

1. “Develop and communicate a clear process and expectation of design requirements
for historic buildings. Avoid the creation of cumbersome requirements or
restrictions that curtail property rights relative to expansion or new
construction.”

2. Focus attention on retaining the unique architectural or character-defining features
of buildings that are identified as “significant” through an architectural survey of
the Downtown Core.

The application filed by Naperville Preservation arguably violates both preservation policies. First,
there is no provision within the historic preservation regulations that is more cumbersome nor one
that more clearly curtails new construction than landmark designation. Second, it is hard to even
imagine a more compelling example of a building that lacks a consensus for having features that
are “significant”. The multiple experts in this case cannot even agree as to what type of
architectural style those features are, let alone if they contribute anything to the historical district.
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And there is a clear disagreement among the experts as to whether the building as a whole is in
any way “significant.”

B. Central Park Master Plan.

In 2009, the City adopted a Center Park Master Plan to guide the future development and use of
the Central Park and surrounding area. This master plan recognizes that Central Park is no longer
the central gathering space within downtown Naperville. Notwithstanding, the master plan
concludes that Central Park remains an important downtown open space and cultural asset that
should be respected and improved (Central Park Master Plan, p. 1).

Central Park currently lacks an image and identity consistent with the history and culture of the
site and its location in downtown Naperville. As development has occurred, including periodic
expansions to the YMCA, Central Park has become secluded without significant frontage on major
roadways and is rather surrounded by the service areas (garbage dumpsters, delivery, trash
removal) of adjacent properties. The service area of the YMCA is actually reported as one of the
factors isolating Central Park (Central Park Master Plan, p. 7).

The pedestrian walkway immediately to the south of the YMCA is an important visual and
pedestrian link between the downtown core and Central Park. This walkway presents what the
Naperville Downtown 2030 Plan calls a “Terminated Vista” with a critical visual entry point to
Central Park from Washington Street (Naperville Downtown 2030 Plan, p. 82). The walkway is
featured prominently for landscape and visual enhancements deemed important to the future
improvement of Central Park as a cultural resource.

Napanie, Finds
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The entire length of this Termination Vista and pedestrian walkway is visually impacted by the
south edifice of the YMCA. YMCA submits that this entire south edifice is relatively non-descript,
devoid of any articulation and presents an unremarkable, but more importantly uninteresting,
architectural wall that renders this walkway less desirable.

Simply put, preservation of this south edifice fails to serve the Termination Vista goals of the
Naperville Downtown 2030 Plan and fails to enhance the pedestrian entryway to Central Park.
YMCA believes that allowing redevelopment of the YMCA parcel, inclusive of full demolition,
would provide new downtown construction in harmony with the Downtown Design Standards and
consistent with the articulated goals of the Central Park Master Plan. Imposing landmark
designation would perpetuate a non-descript wall and metal fire escape which lacks any clear
architectural interest at a location that is planned to be a much more inviting key visual entry to
Central Park.

In summary, both the Naperville Downtown 2030 Plan and the Central Park Master Plan provide
strong arguments against landmark designation. Such a designation may very well defeat the vital
planning and development goals embraced by the careful and detailed planning that has produced
a downtown that drives the economics of this great City.

VII. CONCLUSION.

The YMCA has no use for the existing building. It no longer allows YMCA to fulfill their core
mission at this location and it cannot responsibly be converted to fulfill that mission despite
extensive efforts to find a way to do so.

The YMCA has spent more than a year carefully evaluating the “highest and best use” of the
property, gaining MAI appraisal advice and spending hundreds of thousands of dollars broadly
marketing the property to achieve a return on investment. This was a very public process including
work with City staff over the course of a year.
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With a suitable purchaser identified and an acceptable PSA being negotiated to sell the site as
vacant, the YMCA respectfully asks Naperville Preservation to withdraw the application and allow
YMCA to fulfill their core mission. YMCA asks Naperville Preservation to refrain from asking
the City to compel YMCA to start this process over in an effort to locate an adaptive reuse for less
than half of the building. YMCA also asks Naperville Preservation to withdraw their request that
YMCA liquidate their property at something other than its highest and best use.

The City has a once in a century achievable downtown redevelopment opportunity at a site
specifically identified as an “opportunity site” within the Naperville Downtown 2030 Plan. This
opportunity would allow for removal of a building with dubious and ambiguous architectural style
and provide for redevelopment with a mixed-use PUD consistent with the zoning and Naperville
Downtown 2030 Plan. This opportunity would provide for construction of a signature development
fronting on Washington, an improved entry passageway between Washington Street and Central
Park and a vibrant new structure overlooking Central Park rather than the YMCA service area.

The YMCA asks both Naperville Preservation and the City to recognize that demolition and a
fresh start is not only good for the YMCA and those it serves, but also for a promising and better
downtown Naperville and Central Park.

Respectfully Submitted,
BOARD OF TRUSTEES OF THE YOUNG MEN’S
CHRISTIAN ASSOCIATION OF CHICAGO

BY: /s/ Scott M. Day
Scott M. Day
Day & Robert, P.C.

January 3, 2022
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charles vincent george
ARCHITECTS

YMCA of Metropolitan Chicago
Kroehler Center YMCA
Cost Estimate

The Kroehler center YMCA is comprised of approximately 53,500 gross sqft. The original structure was
built in the early 1900’s with additions built in the 1960’s. The original structure is made up of 3 stories
and 1 intermediate level above the 1% floor. The additions do not align with the main floors.

The following cost estimate is put together by using historical data from projects of similar size and
Scope. It is assumed that 100% of the interior will be renovated. Handicap accessibility will be provided
including an elevator with stops at each level. Due to the age of the structure we will assume hazardous
material abatement procedures will be required. The cost estimate is developed as follows:

Demolition: $  200,000.00
Hazardous material abatement: $ 250.000.00
Lower level construction: (Pool, locker rooms, miscellaneous

Spaces and Mechanical) $ 2,950,000.00
First floor Construction: (Gymnasium, wellness, Daycare,

Lobby, washrooms, pool viewing, miscellaneous spaces $ 1,650,000.00
Second floor Construction: (exercise, lounge area, washrooms) $ 1,000,000.00
Third Floor Construction: (Offices) $ 1,200,000.00
Mechanical, Electrical, Plumbing, Fire Protection $ 2,625,000.00
Elevator $ 250,000.00
Sub-total: $ 10,125,000.00
Contingency @ 5%: $ 506,250.00
General Conditions @ 2% of sub-total $ 202,500.00
Contractors OH&P: @ 2.5% of $ 253,125.00
Insurance: 2% of sub-total $ 202,500.00
Total Construction Cost $11,289,375.00

Kroehler Center YMCA
Soft Costs

Fixtures, Furniture, and Equipment :
Communications and security:

Fitness Equipment 500,000.00
A&E Fees @ 7% of Cost of Construction: 708,750.00

$ 250,000.00

$

$

$
Printing and Misc. Expenses: $ 15,000.00

$

$

$

300,000.00

Zoning process including legal fees: 30,000.00
Permitting/Inspections: 75,000.00
Total Soft Cost: 1,878,750.00

Total Project Cost: $ 13,168,125.00

1245 E. Diehl Rd Suite 101 "NAPERVILLE, IL " P (630) 357-2023 'F (630) 357-2662 ‘cvgarchitects.com
Exhibit 1



9/9/2019
Facility Building ::’:::’mat ID Cost Description (Léfji;o o ngt;mated E::f\j:?iufr;g Quantity | Unit | Unit Cost * | Subtotal
Kroehler Family B1015 1245339 | Exterior Stairs, Metal, Refinish 10 5 5 100 | SF $1.69 $169
Kroehler Family B2011 _ 1252512 | Exterior Wall, Steel, 1-2 Stories, Repair 0 47 150 | SF $51.60 $7,739
Exterior Wall, Brick or Brick Veneer, 3+ Stories,
Kroehler Family B2011 1245397 | Repair/Repoint 0 -5 5 2000 | SF $62.51 $125,020
Kroehler Family B2021 1245437 | Window, SF, Replace 30 20 10 5| EA $942.20 $4,711
Kroehler Family B2021 1245366 | Window, SF, Replace 30 20 10 4 | EA $1,535.46 $6,142
Kroehler Family B2021 1245380 | Window, SF, Replace 30 20 10 54 | EA $2,207.76 $119,219
Exterior Door, Fully-Glazed Aluminum-Framed Swinging,
Kroehler Family B2031 1245329 | Replace 30 20 10 8 | EA $2,466.79 $19,734
Kroehler Family B2032 1245363 | Exterior Door, Steel, Replace 25 24 1 1| EA $1,112.59 $1,113
Kroehler Family C1021 1245392 | Interior Door, Steel, Replace 25 15 10 41 | EA $1,112.59 $45,616
Kroehler Family C1021 1245299 | Interior Door, Wood Solid-Core, Replace 20 9 11 51 | EA $1,666.46 $84,990
Kroehler Family C1021 1245372 | Interior Door, Steel, Replace 25 9 16 2 | EA $1,112.59 $2,225
Kroehler Family C1023 1245429 | Door Hardware System, School (per Door), Replace 20 5 15 115 | EA $439.13 $50,499
Kroehler Family C3012 1245286 | Interior Wall Finish, Generic Surface, Prep & Paint 8 0 8 56000 | SF $1.70 $95,085
Kroehler Family C3024 1245343 | Interior Floor Finish, Vinyl Tile (VCT), Replace 15 5 10 3000 | SF $5.62 $16,862
Kroehler Family C3024 1245374 | Interior Floor Finish, Vinyl Sheeting, Replace 15 0 15 650 | SF $8.21 $5,336
Kroehler Family C3024 1245347 | Interior Floor Finish, Vinyl Sheeting, Replace 15 0 15 800 | SF $8.21 $6,567
Kroehler Family C3031 1245305 | Interior Ceiling Finish, Exposed/Generic, Prep & Paint 10 3 7 15000 | SF $2.66 $39,873
Interior Ceiling Finish, Suspended Acoustical Tile (ACT),
Kroehler Family C3032 1245371 | Replace 20 10 10 16500 | SF $3.64 $60,090
Kroehler Family D2029 1245315 | Plumbing System, Domestic Supply, Replace 40 30 10 37152 | SF $6.84 $254,069
Kroehler Family D3041 _ 1245310 | HVAC System Ductwork, Sheet Metal, Replace 30 6 24 37152 | SF $17.57 $652,575
Kroehler Family D3049 1245365 | HVAC System Hydronic Piping, 2-Pipe, Replace 30 19 11 37152 | SF $7.61 $282,782
Kroehler Family D3051 _ 1245408 | Unit Heater, Hydronic, 85 MBH, Replace 20 15 5 1| EA $2,225.23 $2,225
Kroehler Family D3051 1245421 | Unit Heater, Hydronic, 85 MBH, Replace 20 10 10 1| EA $2,225.23 $2,225
BAS/HVAC Controls, Basic System or Legacy Upgrades,
Kroehler Family D3068 1279213 | Install 15 12 3 37152 | SF $2.93 $108,762
Kroehler Family D4019 1245386 | Sprinkler System, Full Retrofit, School (per SF), Renovate 50 44 6 37152 | SF $7.32 $271,906
Kroehler Family D4031 1245427 | Fire Extinguisher, , Replace 15 5 10 8 | EA $417.51 $3,340
Kroehler Family D5012 1245324 | Distribution Panel, 208 Y, 120 V, 225 Amp, Replace 30 5 25 1| EA $9,310.62 $9,311
Full Electrical System Upgrade, Medium
Kroehler Family D5019 1279153 | Density/Complexity, Replace 40 18 22 37152 | SF $21.08 $783,090
Kroehler Family D5029 1245373 | Lighting System, Interior, School, Upgrade 25 10 15 37152 | SF $17.99 $668,237
Kroehler Family D5037 1245344 | Fire Alarm System, School, Install 20 10 10 37152 | SF $3.67 $136,171
Kroehler Family D5038 1245376 | Security/Surveillance System, Cameras and CCTV, Install 10 5 5 37152 | SF $5.09 $189,247
Kroehler Family D5038 1279155 | Security/Surveillance System, Cameras and CCTV, Install 15 8 7 37152 | SF $5.86 $217,525
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Kroehler Family D5092 1245285 | Exit Lighting Fixture, w/ Battery, Replace 10 5 5 19 | EA $490.59 $9,321
Kroehler Family D5092 1245307 | Emergency Lighting Pack, 2 Light w/ Battery, Replace 10 0 10 12 | EA $1,437.84 $17,254
ADA, Miscellaneous, Level Ill Study, Includes

Kroehler Family Z2105X 1254645 | Measurements, Evaluate/Report 0 108 0 1| EA $8,782.50 $8,783
1st Exterior Wall, Brick or Brick Veneer, 3+ Stories,

Kroehler Family Floor B2011 1252514 | Repair/Repoint 0 108 0 50 | SF $62.51 $3,125
1st

Kroehler Family Floor C3024 1245297 | Interior Floor Finish, Vinyl Sheeting, Replace 15 0 15 2700 | SF $8.21 $22,164
1st

Kroehler Family Floor C3024 1245302 | Interior Floor Finish, Maple Sports Floor, Replace 30 0 30 2700 | SF $12.00 $32,407
1st Interior Floor Finish, Carpet Standard-Commercial

Kroehler Family Floor C3025 1252485 | Medium-Traffic, Replace 10 5 5 6600 | SF $8.50 $56,110
1st

Kroehler Family Floor D2018 1245391 | Drinking Fountain, Refrigerated, Replace 10 5 5 3| EA $1,472.54 $4,418
1st

Kroehler Family Floor D3041 1245341 | Fan Coil Unit, 1.5 Ton, Replace 15 10 5 1|EA $2,200.12 $2,200
1st

Kroehler Family Floor D3041 1245381 | Fan Coil Unit, 3 TON, Replace 15 3 12 1| EA $4,001.06 $4,001
1st

Kroehler Family Floor D3042 1245294 | Exhaust Fan, Propeller, 2,000 CFM, Replace 15 10 5 1| EA $2,135.62 $2,136
1st

Kroehler Family Floor D3051 1245309 | Radiator, Cast Iron, Replace 50 40 10 2 | EA $793.47 $1,587
1st

Kroehler Family Floor D5037 1245360 | Fire Alarm Control Panel, Multiplex, Replace 15 9 6 1| EA $5,016.97 $5,017
1st

Kroehler Family Floor F1041 1245379 | Swimming Pool Gutter System, , Replace 50 45 5 220 | LF $533.64 $117,400
1st

Kroehler Family Floor F1041 1245364 | Swimming Pool Ladder, , Replace 50 45 5 4 | EA $1,048.47 $4,194
1st

Kroehler Family Floor F1041 1245417 | Swimming Pool Ladder, , Replace 50 10 40 2 | EA $1,048.47 $2,097
1st

Kroehler Family Floor F1041 1245311 | Swimming Pool Lifeguard Chair, , Replace 50 4 46 2 | EA $4,320.26 $8,641
1st

Kroehler Family Floor G2047 1245337 | Sports Apparatus, Basketball Backstop, Replace 10 0 10 2 | EA $11,049.13 $22,098
1st

Kroehler Family Floor H0001 1245439 0 0 0 1| EA $0.00 SO
2nd

Kroehler Family Floor C3024 1252488 | Interior Floor Finish, Maple Sports Floor, Replace 30 25 5 1300 | SF $12.00 $15,604
2nd

Kroehler Family Floor C3024 1245288 | Interior Floor Finish, Vinyl Sheeting, Replace 15 5 10 1000 | SF $8.21 $8,209
2nd

Kroehler Family Floor C3024 1245313 | Interior Floor Finish, Maple Sports Floor, Replace 30 20 10 2100 | SF $12.00 $25,206
2nd

Kroehler Family Floor D2011 1245332 | Toilet, Flush Tank (Water Closet), Replace 20 9 11 2 | EA $1,235.58 $2,471
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2nd

Kroehler Family Floor D2014 1245292 | Sink/Lavatory, Vitreous China, Replace 20 9 11 2 | EA $1,008.83 $2,018
2nd

Kroehler Family Floor D2014 1245328 | Sink/Lavatory, Vitreous China, Replace 20 9 11 1| EA $1,008.83 $1,009
2nd

Kroehler Family Floor D5012 1245426 | Distribution Panel, 100 AMP, Replace 30 29 1 1| EA $5,948.60 $5,949
3rd

Kroehler Family Floor C1021 1245428 | Interior Door, Fully-Glazed Wood-Framed, Replace 15 5 10 3| EA $2,321.29 $6,964
3rd

Kroehler Family Floor C1021 1245362 | Interior Door, Fire 90-Minutes and Over, Replace 20 6 14 1| EA $1,931.05 $1,931
3rd Interior Floor Finish, Carpet Standard-Commercial

Kroehler Family Floor C3025 1245413 | Medium-Traffic, Replace 10 5 5 4100 | SF $8.50 $34,856
3rd

Kroehler Family Floor D3051 1245283 | Air Conditioner, MBH TON, Replace 10 2 8 18 | EA $2,339.45 $42,110
3rd

Kroehler Family Floor D5012 1245436 | Distribution Panel, 208 Y, 120 V, 200 Amp, Replace 30 25 5 1| EA $9,258.16 $9,258
3rd

Kroehler Family Floor D5012 1245304 | Distribution Panel, 208 Y, 120 V, 200 Amp, Replace 30 10 20 1| EA $9,258.16 $9,258
Lower

Kroehler Family Level B2032 1245404 | Exterior Door, Steel Insulated, Replace 25 15 10 5| EA $1,847.29 $9,236
Lower

Kroehler Family Level C1021 1245318 | Interior Door, Fire 90-Minutes and Over, Replace 20 19 1 1| EA $1,931.05 $1,931
Lower

Kroehler Family Level C1031 1245319 | Toilet Partitions, Metal Overhead-Braced, Replace 20 9 11 3|EA $995.35 $2,986
Lower

Kroehler Family Level C1031 1245296 | Toilet Partitions, Metal Overhead-Braced, Replace 20 5 15 9 | EA $995.35 $8,958
Lower

Kroehler Family Level C1031 1245433 | Toilet Partitions, Metal Overhead-Braced, Replace 20 4 16 10 | EA $995.35 $9,953
Lower

Kroehler Family Level C1031 1245327 | Toilet Partitions, Metal Overhead-Braced, Replace 20 4 16 1|EA $995.35 $995
Lower Lockers, Steel Baked Enamel 12" W x 15" Dx 72" H, 1to 5

Kroehler Family Level C1033 1245359 | Tiers, Replace 20 9 11 197 | EA $565.01 $111,306
Lower Lockers, Steel Baked Enamel 12" W x 15" D x 72" H, 1to 5

Kroehler Family Level C1033 1245370 | Tiers, Replace 20 9 11 62 | EA $565.01 $35,030
Lower

Kroehler Family Level C3012 1245375 | Interior Wall Finish, Laminated Paneling, Replace 20 10 10 2000 | SF $17.93 $35,856
Lower

Kroehler Family Level C3012 1245352 | Interior Wall Finish, Ceramic Tile, Replace 25 15 10 400 | SF $19.38 $7,752
Lower

Kroehler Family Level C3024 1252486 | Interior Floor Finish, Maple Sports Floor, Replace 30 25 5 2400 | SF $12.00 $28,807
Lower

Kroehler Family Level C3024 1252487 | Interior Floor Finish, Ceramic Tile, Replace 50 25 25 2600 | SF $18.45 $47,983
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Lower

Kroehler Family Level C3024 1245338 | Interior Floor Finish, Ceramic Tile, Replace 50 4 46 5800 | SF $18.45 $107,039
Lower

Kroehler Family Level C3031 1252513 | Interior Ceiling Finish, Gypsum Board/Plaster, Replace 50 49 1 50 | SF $8.35 $417
Lower

Kroehler Family Level D2011 1245438 | Toilet, Flush Tank (Water Closet), Replace 20 9 11 1| EA $1,235.58 $1,236
Lower

Kroehler Family Level D2011 1245410 | Toilet, Flush Tank (Water Closet), Replace 20 9 11 1| EA $1,235.58 $1,236
Lower

Kroehler Family Level D2012 1245336 | Urinal, Vitreous China, Replace 20 0 20 2 | EA $1,397.52 $2,795
Lower

Kroehler Family Level D2014 1245405 | Sink/Lavatory, Vitreous China, Replace 20 9 11 2 | EA $1,008.83 $2,018
Lower

Kroehler Family Level D2014 1245357 | Sink/Lavatory, Vitreous China, Replace 20 9 11 8 | EA $1,008.83 $8,071
Lower

Kroehler Family Level D2017 1245383 | Shower, Ceramic Tile, Replace 30 9 21 6 | EA $2,323.01 $13,938
Lower

Kroehler Family Level D2018 1245420 | Drinking Fountain, Refrigerated, Replace 10 6 4 2 | EA $1,472.54 $2,945
Lower

Kroehler Family Level D2019 1245323 | Emergency Eye Wash, , Replace 15 5 10 1|EA $1,659.35 $1,659
Lower

Kroehler Family Level D2019 1245335 | Emergency Eye Wash, , Replace 15 5 10 1|EA $1,659.35 $1,659
Lower

Kroehler Family Level D2021 1245431 | Water Flow Meter, 2", Replace 25 20 5 1| EA $3,227.62 $3,228
Lower

Kroehler Family Level D2023 1245348 | Water Storage Tank, 1,001 to 2,500 GAL, Replace 20 16 4 1| EA $11,364.33 $11,364
Lower

Kroehler Family Level D2023 1245424 | Domestic Circulator or Booster Pump, .5 HP, Replace 20 4 16 1| EA $3,998.26 $3,998
Lower

Kroehler Family Level D2023 1245416 | Domestic Boiler, 726 MBH, Replace 22 6 16 1| EA $40,469.03 $40,469
Lower

Kroehler Family Level D2023 1245401 | Domestic Circulator or Booster Pump, .5 HP, Replace 20 4 16 1|EA $3,998.26 $3,998
Lower

Kroehler Family Level D2023 1245320 | Domestic Circulator or Booster Pump, .5 HP, Replace 20 4 16 1|EA $3,998.26 $3,998
Lower

Kroehler Family Level D2023 1245422 | Domestic Circulator or Booster Pump, .5 HP, Replace 20 4 16 1|EA $3,998.26 $3,998
Lower

Kroehler Family Level D2023 1245316 | Domestic Circulator or Booster Pump, .5 HP, Replace 20 4 16 1| EA $3,998.26 $3,998
Lower

Kroehler Family Level D2023 1245395 | Domestic Boiler, 726 MBH, Replace 22 4 18 1| EA $40,469.03 $40,469
Lower

Kroehler Family Level D2043 1245331 | Sump Pump, 3 HP, Replace 15 10 5 1|EA $2,415.55 $2,416
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Lower

Kroehler Family Level D2091 1245303 | Compressed Air Dryer, , Replace 15 6 9 1| EA $5,945.18 $5,945
Lower

Kroehler Family Level D2091 1245425 | Air Compressor, 5 HP, Replace 20 6 14 1| EA $11,302.74 $11,303
Lower

Kroehler Family Level D3021 1245369 | Boiler, 3000 MBH, Replace 25 19 6 1| EA $141,579.93 $141,580
Lower

Kroehler Family Level D3021 1245282 | Boiler, 2000 MBH, Replace 25 9 16 1| EA $54,411.00 $54,411
Lower

Kroehler Family Level D3022 1245435 | Expansion Tank, 100 GAL, Replace 25 16 9 1| EA $3,805.21 $3,805
Lower

Kroehler Family Level D3022 1245326 | Condensate Return Station, 15 GAL, Replace 25 4 21 1| EA $9,054.95 $9,055
Lower

Kroehler Family Level D3022 1245394 | Condensate Return Station, 15 GAL, Replace 25 0 25 1|EA $9,054.95 $9,055
Lower

Kroehler Family Level D3023 1245432 | Heat Exchanger, Steam-to-Water, 26 to 40 GPM, Replace 35 19 16 1|EA $6,263.95 $6,264
Lower

Kroehler Family Level D3023 1245414 | Heat Exchanger, 21 - 25 GPM, Replace 35 19 16 1| EA $4,589.42 $4,589
Lower

Kroehler Family Level D3041 1245389 | Air Handler (AHU), Interior, 10,000 CFM, Replace 30 25 5 1| EA $57,379.00 $57,379
Lower

Kroehler Family Level D3041 1245406 | Air Handler, 4000 CFM, Replace 20 15 5 1| EA $15,658.00 $15,658
Lower

Kroehler Family Level D3041 1245377 | Air Handler, Interior, 2,000 CFM, Replace 20 10 10 1| EA $11,023.75 $11,024
Lower

Kroehler Family Level D3041 1245353 | Air Handler, Interior, 5000 CFM, Replace 30 10 20 1| EA $22,894.61 $22,895
Lower

Kroehler Family Level D3042 1245368 | Exhaust Fan, Centrifugal, 2,000 CFM, Replace 15 10 5 1| EA $3,119.75 $3,120
Lower

Kroehler Family Level D3044 1245403 | Distribution Pump, 3 HP, Replace 20 20 0 1| EA $5,447.83 $5,448
Lower

Kroehler Family Level D3044 1245350 | Distribution Pump, 3 HP, Replace 20 9 11 1|EA S5,447.83 S5,448
Lower

Kroehler Family Level D3044 1245346 | Distribution Pump, 3 HP, Replace 20 9 11 1|EA $5,447.83 S5,448
Lower HVAC Controls, Building Automation System (BAS),

Kroehler Family Level D3068 1245330 | Upgrade 20 0 20 44307 | SF $6.28 $278,096
Lower

Kroehler Family Level D4019 1245361 | Sprinkler Heads (per SF), , Replace 20 16 4 37152 | SF $1.56 $57,862
Lower

Kroehler Family Level D5012 1245434 | Distribution Panel, 208 Y, 120 V, 225 Amp, Replace 30 20 10 1| EA $9,310.62 $9,311
Lower

Kroehler Family Level D5012 1245388 | Distribution Panel, 208 Y, 120 V, 200 Amp, Replace 30 19 11 1| EA $9,258.16 $9,258
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Lower

Kroehler Family Level D5012 _ 1245340 | Switchboard, 1200 AMP, Replace 30 19 11 1|EA $34,432.51 $34,433
Lower

Kroehler Family Level D5012 1245358 | Distribution Panel, 225 AMP, Replace 30 6 24 1| EA $9,310.62 $9,311
Lower

Kroehler Family Level E1028 _ 1245306 | Defibrillator (AED), Cabinet Mounted, Replace 5 1 4 1|EA $1,650.52 $1,651
Lower

Kroehler Family Level E1028 1245301 | Defibrillator (AED), Cabinet Mounted, Replace 5 1 4 1| EA $1,650.52 $1,651
Lower

Kroehler Family Level F1041 _ 1245396 | Swimming Pool Filtration System, , Replace 15 10 5 1| EA $7,884.68 $7,885
Lower

Kroehler Family Level F1041 ~ 1245290 | Circulation Pump, Swimming Pool, 10 HP, Replace 20 9 11 1| EA $7,304.33 $7,304
Lower

Kroehler Family Level F1041 1245423 | Circulation Pump, Swimming Pool, 3 HP, Replace 20 9 11 1| EA $5,447.83 $5,448
Lower

Kroehler Family Level F1041 1245399 | Circulation Pump, Swimming Pool, 5 HP, Replace 20 9 11 1| EA $6,462.61 $6,463
Lower

Kroehler Family Level F1041 ~ 1245400 | Swimming Pool Lift Transfer Device, ADA, Replace 20 7 13 1| EA $12,178.40 $12,178
Lower

Kroehler Family Level F1041 1245382 | Swimming Pool Heater, Gas-Fired, 266 MBH, Replace 15 1 14 1|EA $8,501.46 $8,501

Kroehler Family Outdoor | B1015 _ 1245334 | Exterior Stairs, Concrete, Replace 50 40 10 35| SF $57.31 $2,006

Kroehler Family Outdoor | B1015 1245378 | Exterior Stairs, Concrete, Replace 50 40 10 70 | SF §57.31 $4,012

Kroehler Family Outdoor | B1015 _ 1245349 | Exterior Stairs, Concrete, Replace 50 40 10 40 | SF $57.31 $2,292

Kroehler Family Outdoor | D3032 1245430 | Condensing Unit/Heat Pump, 1 TON, Replace 15 12 3 1|EA $2,481.28 $2,481

Kroehler Family Outdoor | D3032 _ 1245354 | Condensing Unit/Heat Pump, 3 TON, Replace 15 3 12 1| EA $4,190.62 $4,191

Kroehler Family Outdoor | G2022 1245398 | Parking Lots, Asphalt Pavement, Seal & Stripe 5 2 7000 | SF $0.44 $3,115

Kroehler Family Outdoor | G2022 1245284 | Parking Lots, Asphalt Pavement, Cut & Patch 25 20 100 | SF $5.81 $581

Kroehler Family Outdoor | G2022 1245351 | Parking Lots, Asphalt Pavement, Mill & Overlay 25 10 15 7000 | SF $3.84 $26,886

Pedestrian Pavement, Sidewalk, Concrete Large Areas,

Kroehler Family Outdoor | G2031 1245298 | Replace 30 20 10 2200 | SF $10.54 $23,186

Kroehler Family Outdoor | G2031 1245333 | Roadways, Concrete Curb & Gutter, Replace 25 15 10 150 | SF $10.54 $1,581

Kroehler Family Outdoor | G2041 1245322 | Fences & Gates, Metal Tube, 4' High, Replace 30 15 15 50 | LF $64.64 $3,232

Kroehler Family Outdoor | G2044 1245312 | Signage, Property, Monument/Pylon, Replace/Install 20 10 10 1|EA $10,072.94 $10,073

Kroehler Family Outdoor | G2048 1245295 | Flagpole, Metal, Replace 20 10 10 1| EA $2,962.63 $2,963

Kroehler Family Roof B3011 1245356 | Roof, Single-Ply EPDM Membrane, Replace 20 17 3 5000 | SF $12.32 $61,595

Kroehler Family Roof B3011 1245419 | Roof, Built-Up, Replace 20 17 3 5000 | SF $15.18 $75,881

Kroehler Family Roof B3011 1245367 | Roof, Single-Ply TPO/PVC Membrane, Replace 20 6 14 8200 | SF $18.65 $152,963

Kroehler Family Roof B3016 1245321 | Gutters & Downspouts, INCH, Replace 10 9 1 400 | LF $9.80 $3,921

Kroehler Family Roof D3042 1245385 | Exhaust Fan, Centrifugal, 2,000 CFM, Replace 15 10 5 1|EA $3,119.75 $3,120

Kroehler Family Roof D3042 1245402 | Exhaust Fan, Centrifugal, 2,000 CFM, Replace 15 10 5 1| EA $3,119.75 $3,120

Kroehler Family Roof D3042 1245393 | Exhaust Fan, Centrifugal, 2,000 CFM, Replace 15 10 5 1|EA $3,119.75 $3,120

Kroehler Family Roof D3042 1245412 | Exhaust Fan, Centrifugal, 801 to 2,000 CFM, Replace 15 8 7 1| EA $3,119.75 $3,120
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Kroehler Family Roof D3052 1245308 | Packaged Unit (RTU), 5 TON, Replace 15 EA $13,161.21 $13,161
Kroehler Family Roof D3052 1245387 | Packaged Unit (RTU), 10 TON, Replace 15 EA $21,727.25 $21,727
Kroehler Family Roof D3052 1245281 | Packaged Unit (RTU), 10 TON, Replace 15 EA $21,727.25 $21,727
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#%%* PRESS RELEASE ***

YMCA of Metro Chicago Announces Permanent
Closure of the Kroehler Family YMCA Amid
the Coronavirus (COVID-19) Pandemic

Two other Y center locations will not reopen

NAPERVILLE, IL — The YMCA of Metropolitan Chicago announced today that it must make the
painful decision to permanently close the Kroehler Family YMCA effective June 1, 2020. The Kroehler
Family Y is one of three centers that will not reopen - the other two locations are Lattof YMCA in Des
Plaines and the Leaning Tower YMCA in Niles. The closures are necessary to safeguard the financial
stability of the overall association so that it can continue to serve families and youth across the

Chicagoland area.

“The overwhelming stress that the coronavirus (COVID-19) pandemic has put on the global economy has
also put an enormous strain on our organization. We’ve reached the point where we are no longer able to
sustain these centers during and after the pandemic,” said Richard Malone, President and CEO, YMCA of

Metropolitan Chicago.

The three facilities have been operating at a loss for several years prior to the coronavirus outbreak,
mainly due to the rising costs of maintaining the aging buildings that house the operations. Consequently,
the centers have experienced declining membership and program enrollment in recent years. The Kroehler
Family YMCA building located at 34 S. Washington Street has reached the end of its serviceable life. It
requires millions of dollars in repairs and improvements, after having received significant capital

investments over the last five years.

“We have always done everything we can to keep the Kroehler Family YMCA open because we know
how much the Naperville community values the Y’s unique and family-centered programs and services.
That is what has made this a painful decision for us. But the sad reality is we can no longer afford to
operate the center at its loss rate,” added Malone.

The association temporarily closed the doors of all of its 17 membership centers, five overnight camps,
and dozens of extension sites on March 16 to help contain the spread of the coronavirus. With suddenly
vanishing revenues, the nonprofit association stands to lose many millions of dollars that have severely
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restricted its financial flexibility. The organization has considered fundraising for the affected locations
but concluded that forecasted funds would not be enough to prevent the closures.

Once facilities reopen, Kroehler Family Y members will be offered a three-month complimentary
membership to the Fry Family YMCA located six miles away at 2120 95th Street. The spacious center
offers family locker rooms, two basketball courts, group exercise studios, an eight-lane 25-yard pool, and
ample parking. Program participants who have already enrolled or paid for any upcoming programming at

Kroehler will receive a full refund.

The Y remains committed to families and youth in Naperville. In addition to the Fry Family YMCA, the
Y already operates Safe ‘n Sound, a popular and robust child care and camp program that will continue to
be offered at local schools in Naperville. Existing partnerships with the Naperville Park District, Artful
Impact, The Alive Center, and Kids Matter will continue uninterrupted.

“While it is with great sadness that the Y is leaving our home at Kroehler, we ask that the community try
to focus on the positive future ahead and the new opportunities that will come about as a result of this
transition. We hope it will allow the City of Naperville to continue to build towards its Comprehensive
Master Plan for the downtown area and that the potential new use of the Kroehler site will continue to pay
dividends for the entire Naperville community for years to come. We thank all of our Kroehler Family Y
members, program participants, and supporters for their continuous support over the years and for their
understanding as we move forward with this difficult but necessary closure,” said Malone.

About the YMCA OF METROPOLITAN CHICAGO

The YMCA of Metro Chicago is an association of 14 Y centers, five overnight camps, and dozens of
extension sites located in the city and across the suburbs. We serve more than 200,000 members annually
and help children, families, and communities learn, grow, and thrive through programs that promote
academic readiness, character development, violence prevention, and fitness and healthy living. Our
impact is felt every day when an individual makes a healthy choice, when a mentor inspires a child, and
when a community comes together for the common good. Learn about how the Y is working for a better
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