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VILLAGE OF DOWNERS GROVE
Report for the Village
12/7/2021

SUBJECT:

SUBMITTED BY:

Facilities – FRSP Phase I & II Environmental

Andy Sikich
Public Works Director

SYNOPSIS
A resolution has been prepared to authorize execution of a professional services agreement for preliminary
environmental consulting services, as part of the redevelopment of the Civic Center property, to True North
Consultants, Inc. of Naperville, Illinois in the amount of $52,175 which includes a 25% contingency.
STRATEGIC PLAN ALIGNMENT
The goals for 2021-2023 include Top Quality Infrastructure and Facilities.
FISCAL IMPACT
The FY22 budget includes funding for the Village facilities project.
RECOMMENDATION
Approval on the December 7, 2021 Consent Agenda.
BACKGROUND
The Village is pursuing redevelopment of its 8-acre site east of Washington Street, bordered on the north by
the BNSF Railroad and on the south by Curtiss Street. An updated Phase I Environmental Site Assessment
(ESA), followed by completion of a limited Phase II ESA, Clean Construction and Demolition Debris
(CCDD) assessment, and Building Hazardous Material Survey will provide for investigation of certain
recognized environmental conditions identified on this property. This assessment will allow for a better
understanding of any potential costs associated with any required environmental remediation.
A Phase I ESA was performed for the property by True North Consultants, Inc. in November 2016. True
North Consultants, Inc. was previously pre-qualified for environmental engineering services through a
Request for Qualifications and has performed work for the Village in recent years with satisfactory results.
This contract represents an attempt to include all preliminary environmental services that will be required for
the design and bidding of the project, including a contingency to cover unforeseen conditions. It does not
include any services during remediation, construction, or to obtain a No Further Remediation (NFR) letter for
the future apartment site. Any preliminary services required beyond the anticipated scope of this contract, or
any environmental services required during remediation, construction, or to obtain an NFR letter will be
presented to the Village Council for separate approval.
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RESOLUTION NO.
A RESOLUTION AUTHORIZING EXECUTION OF AN
AGREEMENT BETWEEN THE VILLAGE OF DOWNERS GROVE
AND TRUE NORTH CONSULTANTS, INC.
BE IT RESOLVED by the Village Council of the Village of Downers Grove, DuPage County,
Illinois, as follows:
1.

That the form and substance of a certain Agreement (the "Agreement"), between the

Village of Downers Grove (the "Village") and True North Consultants, Inc., for environmental
assessment and testing services for the Civic Center redevelopment project, as set forth in the form of the
Agreement submitted to this meeting with the recommendation of the Village Manager, is hereby
approved.
2.

That the Village Manager and Village Clerk are hereby respectively authorized and

directed for and on behalf of the Village to execute, attest, seal and deliver the Agreement, substantially in
the form approved in the foregoing paragraph of this Resolution, together with such changes as the
Manager shall deem necessary.
3.

That the proper officials, agents and employees of the Village are hereby authorized and

directed to take such further action as they may deem necessary or appropriate to perform all obligations
and commitments of the Village in accordance with the provisions of the Agreement.
4.

That all resolutions or parts of resolutions in conflict with the provisions of this

Resolution are hereby repealed.
5.

That this Resolution shall be in full force and effect from and after its passage as

provided by law.
Mayor
Passed:
Attest:
Village Clerk
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AGREEMENT
This Agreement is made this _____ day of December, 2021 by and between True North
Consultants, Inc. ("Consultant") and the Village of Downers Grove, Illinois, an Illinois municipal
corporation with offices at 801 Burlington Avenue, Downers Grove, Illinois 60515, ("Village").
WHEREAS, the Village wishes to retain the services of the Consultant to conduct environmental
assessment and testing services for the structures located at 700 Curtiss Street, 842 Curtiss Street,
801 Burlington Avenue, and 825 Burlington Avenue Downers Grove; and
WHEREAS, the Consultant is willing to perform these services for compensation and in
accordance with the terms and conditions described in this Agreement.
NOW, THEREFORE, in consideration of the mutual benefits that will result to the parties in
carrying out the terms of this Agreement, it is agreed as follows:
I.

Scope of Services
See attached Proposal dated November 22, 2021 attached hereto and incorporated
herein by reference as Exhibit B.

II.

Term of Agreement
The term of this Agreement shall be until December 31, 2022.

III.

Compensation
A. Basic Fees:
Fees for these services shall not exceed Fifty-two Thousand One Hundred Seventyfive Dollars and no cents ($52,175.00), which includes a contingency. Any
additional work performed that will increase the agreement price in excess of this
amount must be approved in writing by both parties.
B. Consultant Invoices:
The Consultant shall prepare invoices that contain a reference number, the billing
period, the classifications and/or names of staff, numbers of hours billed to the
project (with clear itemization for hours spent), all reimbursable expenses and a total
reimbursable amount for the billing period including receipts therefor, amounts
billed to date, and amounts received to date.
C. Prompt Payment Act:
The Village will comply with the Local Government Prompt Payment Act, 50 ILCS
505/1 et seq., in that any bill approved for payment must be paid or the payment
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issued to the Consultant within 60 days of receipt of a proper bill or invoice. If
payment is not issued to the Consultant within this 60 day period, an interest penalty
of 1.0% of any amount approved and unpaid shall be added for each month or
fraction thereof after the end of this 60 day period, until final payment is made.
The Village shall review in a timely manner each bill or invoice after its receipt. If
the Village determines that the bill or invoice contains a defect making it unable to
process the payment request, the Village shall notify the Consultant requesting
payment as soon as possible after discovering the defect pursuant to rules
promulgated under 50 ILCS 505/1 et seq. The notice shall identify the defect and
any additional information necessary to correct the defect.
IV.

General Terms and Conditions

A. Relationship Between the Consultant and the Village
The relationship between the Village and the Consultant is that of a buyer and seller
of professional services and it is understood that the parties have not entered into any
joint venture or partnership with the other.
B. Equal Employment Opportunity
In the event of the Consultant’s non-compliance with the provisions of this Equal
Employment Opportunity Clause, the Illinois Human Rights Act or the Rules and
Regulations of the Illinois Department of Human Rights ("Department"), the
Consultant may be declared ineligible for future contracts or subcontracts with the
State of Illinois or any of its political subdivisions or municipal corporations, and the
contract may be canceled or voided in whole or in part, and such other sanctions or
penalties may be imposed or remedies invoked as provided by statute or regulation.
During the performance of this Agreement, the Consultant agrees as follows:
1. That it will not discriminate against any employee or applicant for employment
because of race, color religion, sex, marital status, national origin or ancestry, age,
physical or mental handicap unrelated to ability, or an unfavorable discharge from
military service; and further that it will examine all job classifications to determine if
minority persons or women are underutilized and will take appropriate affirmative
action to rectify any such underutilization.
2. That, if it hires additional employees in order to perform this Agreement or any
portion thereof, it will determine the availability (in accordance with the
Department's Rules and Regulations) of minorities and women in the area(s) from
which it may reasonably recruit and it will hire for each job classification for which
employees are hired in such a way that minorities and women are not underutilized.
3. That, in all solicitations or advertisements for employees placed by it or on its
behalf, it will state that all applicants will be afforded equal opportunity without
discrimination because of race, color, religion, sex, marital status, national origin or
2
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ancestry, age, physical or mental handicap unrelated to ability, or an unfavorable
discharge from military service.
4. That it will send to each labor organization or representative of workers with which
it has or is bound by a collective bargaining or other agreement or understanding, a
notice advising such labor organization or representative of the consultant's
obligations under the Illinois Human Rights Act and the Department's Rules and
Regulations. If any such labor organization or representative fails or refuses to
cooperate with the consultant in its efforts to comply with such Act and Rules and
Regulations, the consultant will promptly so notify the Department and the
contracting agency and will recruit employees from other sources when necessary to
fulfill its obligations thereunder.
5. That it will submit reports as required by the Department's Rules and Regulations,
furnish all relevant information as may from time to time be requested by the
Department or the contracting agency, and in all respects comply with the Illinois
Human Rights Act and the Department's Rules and Regulations.
6. That it will permit access to all relevant books, records, accounts and work sites by
personnel of the contracting agency and the Department for purposes of
investigation to ascertain compliance with the Illinois Human Rights Act and the
Department's Rules and Regulations.
7. That it will include verbatim or by reference the provisions of this clause in every
subcontract it awards under which any portion of the contract obligations are
undertaken or assumed, so that such provisions will be binding upon such
subconsultant. In the same manner as with other provisions of this Agreement, the
consultant will be liable for compliance with applicable provisions of this clause by
such subconsultants; and further it will promptly notify the contracting agency and
the Department in the event any subconsultant fails or refuses to comply therewith.
In addition, the Consultant will not utilize any subconsultant declared by the Illinois
Human Rights Commission to be ineligible for contracts or subcontracts with the
State of Illinois or any of its political subdivision or municipal corporations.
C. Sexual Harassment
Consultant, as a party to a public contract, has a project specific written sexual
harassment policy amended so that it:
1.
2.
3.
4.
5.

Notes the illegality of sexual harassment;
Sets forth the State law definition of sexual harassment;
Describes sexual harassment utilizing examples;
Describes the Consultant or supplier's internal complaint process including penalties;
Describes the legal recourse, investigative and complaint process available through
the Illinois Department of Human Rights and the Human Rights Commission and
how to contact these entities, and;
6. Describes the protection against retaliation afforded under the Illinois Human Rights
3
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Act.
D. Drug Free Work Place
Consultant, as party to a public contract, certifies and agrees that it will provide a
drug free workplace by:
1. Publishing a statement: (1) Notifying employees that the unlawful manufacture,
distribution, dispensation, possession, or use of a controlled substance, including
cannabis, is prohibited in the grantee’s or Consultant’s workplace. (2) Specifying
the actions that will be taken against employees for violations of such prohibition.
(3) Notifying the employee that, as a condition of employment on such contract or
grant, the employee will: abide by the terms of the statement; and notify the
employer of any criminal drug statute conviction for a violation occurring in the
workplace no later than five (5) days after such conviction.
2. Establishing a drug free awareness program to inform employees about: (1) the
dangers of drug abuse in the workplace; (2) the grantee’s or consultant’s policy of
maintaining a drug free workplace; (3) any available drug counseling, rehabilitation,
and employee assistance programs; (4) the penalties that may be imposed upon
employees for drug violations.
3. Providing a copy of the statement required by subparagraph (1) to each employee
engaged in the performance of the contract or grant and to post the statement in a
prominent place in the workplace.
4. Notifying the contracting or granting agency within ten (10) days after receiving
notice of a criminal drug statute conviction from an employee or otherwise receiving
actual notice of such conviction.
5. Imposing a sanction on, or requiring the satisfactory participation in a drug abuse
assistance or rehabilitation program by, any employee who is so convicted as
required by Section 5 of the Drug Free Workplace Act.
6. Assisting employees in selecting a course of action in the event drug counseling,
treatment, and rehabilitation is required and indicating that a trained referral team is
in place.
7. Making a good faith effort to continue to maintain a drug free workplace through
implementation of the Drug Free Workplace Act.
E. Non-Discrimination
Consultant, its employees and subconsultants, agree not to commit unlawful
discrimination and agree to comply with applicable provisions of the Illinois Human
Rights Act, the Public Works Employment Discrimination Act, the U.S. Civil Rights
Act and Section 504 of the Federal Rehabilitation Act, and rules applicable to each.
4
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The equal opportunity clause of the Department of Human Rights rules is
specifically incorporated herein.
The Americans with Disabilities Act (42 U.S.C. 12101) and the regulations
thereunder (28 CFR 35.130)(ADA) prohibit discrimination against persons with
disabilities by the State, whether directly or through contractual arrangements, in the
provision of any aid, benefit or service. As a condition of receiving this Agreement,
the undersigned vendor certifies that services, programs and activities provided
under this Agreement are and will continue to be in compliance with the ADA.
F. Campaign Disclosure Certificate
The Consultant shall comply with the Campaign Disclosure Certificate attached
hereto and incorporated herein by reference as Exhibit A.
G. Patriot Act Compliance
The Consultant represents and warrants to the Village that neither it nor any of its
principals, shareholders, members, partners, or affiliates, as applicable, is a person or
entity named as a Specially Designated National and Blocked Person (as defined in
Presidential Executive Order 13224) and that it is not acting, directly or indirectly, for
or on behalf of a Specially Designated National and Blocked Person. The Consultant
further represents and warrants to the Village that the Consultant and its principals,
shareholders, members, partners, or affiliates, as applicable are not, directly or
indirectly, engaged in, and are not facilitating, the transactions contemplated by this
Agreement on behalf of any person or entity named as a Specially Designated
National and Blocked Person. The Consultant hereby agrees to defend, indemnify
and hold harmless the Village, and its elected or appointed officers, employees,
agents, representatives, engineers and attorneys, from and against any and all claims,
damages, losses, risks, liabilities and expenses(including reasonable attorney’s fees
and costs) arising from or related to any breach of the foregoing representations and
warranties.
H. Cooperation with FOIA Compliance
Consultant acknowledges that the Freedom of Information Act may apply to public
records in possession of the Consultant. Consultant shall cooperate with the Village in
its efforts to comply with the Freedom of Information Act. 5 ILCS 140/1 et.seq.
I. Copyright or Patent Infringement
The Consultant agrees to indemnify, defend, and hold harmless the Village against
any suit, claim, or proceeding brought against the Village for alleged use of any
equipment, systems, or services provided by the Consultant that constitutes a misuse
of any proprietary or trade secret information or an infringement of any patent or
copyright.
5
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J.

Standard of Care
Services performed by Consultant under this Agreement will be conducted in a
manner consistent with that level of care and skill ordinarily exercised by members of
the profession currently practicing in the same locality under similar conditions. No
other representations express or implied, and no warranty or guarantee is included or
intended in this Agreement, or in any report, opinions, and documents or otherwise.
If the Consultant fails to meet the foregoing standard, Consultant will perform at its
own cost, and without reimbursement from the Village, the professional services
necessary to correct errors and omissions caused by Consultant’s failure to comply
with the above standard and reported to Consultant within one (1) year from the
completion of Consultant’s services for the Project.

V.

Insurance and Indemnification of the Village
A. Insurance
The Proposer shall be required to obtain, from a company or companies lawfully
authorized to do business in the jurisdiction in which the project is located, such
general liability insurance which, at a minimum, will protect the Proposer from the
types of claims set forth below which may arise out of or result from the Proposer’s
operations under this Contract and for which the Proposer may legally liable:
Claims under workers compensation, disability benefit and other similar
employee benefit acts which are applicable to the operation to be performed;
Workers Compensation coverage shall include a waiver of subrogation against
the Village;
Claims for damages resulting from bodily injury, occupational sickness or
disease, or death of the Proposer’s employees;
Claims for damages resulting from bodily injury, sickness or disease, or death
of any person other than the Proposer’s employees;
Claims for damages insured by the usual personal injury liability coverage
which are sustained: (1) by a person as a result of an offense directly or
indirectly related to employment of such person by the Proposer, or (2) by
another person;
Claims for damages, other than to the work itself, because of injury to or
destruction of tangible property, including loss of use resulting therefrom;
Claims for damages because of bodily injury, death of a person or property
damage arising out of ownership, maintenance or use of a motor vehicle;
6
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Claims for damages as a result of professional or any other type of negligent
action by the Proposer or failure to properly perform services under the scope
of the agreement between the Proposer and the Village.
The Proposer shall demonstrate having insurance coverage for a minimum of $2
million for professional liability (errors and omissions).
As evidence of said coverages, Proposer shall provide the Village with certificates of
insurance naming the Village of Downers Grove as an additional insured and include
a provision for cancellation only upon at least 30 days prior notice to the Village.
B. Indemnification
The Consultant will indemnify and hold harmless the Village and its officers, employees
and agents from any and all liability, losses or damages the Village may suffer as a result
of claims, demands, suits, actions or proceedings of any kind or nature in any way
resulting from or arising out of negligent action on the part of the Consultant under this
Agreement. This indemnification does not apply to liability caused by the Village's own
negligence.
The Consultant understands and acknowledges that the Village does not own the property
at 3854 Glendenning Road, Downers Grove, and that the Village makes no
representations or guarantees as to the condition of the structure. The Consultant
assumes any risk in entering the structure to take any necessary samples required under
this Agreement. The Consultant waives any claim or liability against the Village for any
property damage or personal injury to any of its employees in the performance of this
Agreement.
VI.

Miscellaneous Provisions
A. Termination
In the event of the Consultant’s nonperformance, breach of the terms of the Agreement,
or for any other reason, including that sufficient funds to complete this Agreement are not
appropriated by the Village, the Agreement may be canceled, in whole or in part, upon
the Village's written notice to the Consultant. The Village will pay the Consultant's costs
actually incurred as of the date of receipt of notice of termination. Upon termination, the
Consultant will deliver all documents and products of whatever kind, and their
reproducible originals related to the project, which have been produced to the date of the
notice of termination.
B. Governing Law
This Agreement will be governed by and construed in accordance with the laws of the
State of Illinois. Venue is proper only in the County of DuPage.
7
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C. Successors and Assigns
The terms of this Agreement will be binding upon and inure to the benefit of the parties
and their respective successors and assigns; provided, however, that neither party will
assign this Agreement in whole or in part without the prior written approval of the other.
D. Waiver of Contract Breach
The waiver by one party of any breach of this Agreement or the failure of one party to
enforce at any time, or for any period of time, any of the provisions hereof will be limited
to the particular instance and will not operate or be deemed to waive any future breaches
of this Agreement and will not be construed to be a waiver of any provision except for
the particular instance.
E. Amendment
This Agreement will not be subject to amendment unless made in writing and signed by
all parties.
F. Severability of Invalid Provisions
If any provisions of this Agreement are held to contravene or be invalid under the laws of
any state, country or jurisdiction, contravention will not invalidate the entire Agreement,
but it will be construed as if not containing the invalid provision and the rights or
obligations of the parties will be construed and enforced accordingly.
G. Assignment
The Consultant will not assign or subcontract any portion of this Agreement, unless the
Village agrees to the assignment or subcontract in writing. Any assignment will not
relieve the Consultant from its obligations or change the terms of this Agreement.
H. Notice
Any notice will be in writing and will be deemed to be effectively served when deposited
in the mail with sufficient first class postage affixed, and addressed to the party at the
party's place of business. Notices shall be addressed to designated representatives of both
parties as follows:
Village Manager
Village of Downers Grove
801 Burlington Ave.
Downers Grove, IL 60515
True North Consultants, Inc.
1000 E. Warrenville Rd.
8
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EXHIBIT B

1000 East Warrenville Road, Ste. 140
Naperville, IL 60563
O : 630.717.2880
F : 630.689.5881
ConsultTrueNorth.com

November 22, 2021
Mr. Andy Sikich
Downers Grove Public Works
5101 Walnut Avenue
Downers Grove, Illinois 60515

RE: Proposal for Due Diligence Consulting Services
Village of Downers Grove Property
700-842 Burlington Avenue
Downers Grove, Illinois 60515
True North Proposal # P121-801
Dear Mr. Sikich:
True North Consultants, Inc. (True North) is pleased to provide the Downers Grove Public Works (Client) this
proposal to perform a Phase I Environmental Site Assessment (Phase I ESA), Limited Phase II Environmental
Site Assessment (ESA), Clean Construction Demolition Debris (CCDD) investigation and Asbestos-Containing
Material (ACM), Lead-Based Paint (LBP) and Hazardous and Other Regulated Material (HAZMAT) Survey
Services at for the Village Hall and Police Department Redevelopment project in Downers Grove located at
700-842 Burlington Avenue in Downers Grove, Illinois (Site). The following sections of this proposal present
the background, scope of services, estimated costs, schedule, and limitations.

BACKGROUND
The Client requested a proposal to perform a Phase I ESA, limited Phase II ESA and CCDD investigation at
the above referenced Site. The Site consists of approximately 10-acre of land encompassing DuPage County
Parcel Nos. 09-08-304-008, 09-08-131-018, 09-08-131-019, 09-08-211-016, and 09-08-211-014. The Site is
currently improved with a former residential home, Village of Downers Grove Police Department, Village Hall,
and Fleet Garage. True North understands that the Client will redevelop a portion of the Site with a new CMC
Plaza, combined Village Hall/Police Station, apartments, and associated parking lots. The Fleet Garage is not
intended for redevelopment. The proposed redevelopment will occur over four phases starting the summer
2022.
The intent of the Limited Phase II ESA is to evaluate the potential presence of impact associated with the
recognized environmental conditions identified within the Phase I ESA prepared for the Site by True North in
November 2016. The Phase I ESA identified the following recognized environmental conditions during the
November 2016 Phase I ESA:
 Two fuel oil tanks depicted on the 1959 Sanborn map located either next to or beneath the existing
boiler room of the 801 Burlington building. Fill pipes were observed in the floor next to the existing
boilers with a sticky, oily substance emitting from them and a sticky, oily substance was observed
seeping through a crack in the floor of the boiler room.
 Two gas tanks depicted on the south side of the Site along Curtiss Street.
 Operation of the property as an industrial facility manufacturing steel bearings from approximately
1947 through 1969.

Trusted Partner. Leading Environmental Solutions.
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A triple basin located within the Fleet Garage that was installed in 1979 and is still in use.
A police station practice gun range located in the basement of the police station, which was constructed
circa 1979.

In addition to preparing a current Phase I ESA and performing a limited Phase II ESA, True North will collect
additional samples from the proposed new Village Hall Police Station and Administration Building for the
purpose of evaluating soils for CCDD management.
It is also True North’s understanding that planned redevelopment activities associated with the Village Hall and
Police Department Redevelopment Project will require the demolition of the following four (4) structures:
 Health and Human Resources Building - 842 Burlington Avenue, Downers Grove, Illinois

 Police Station - 825 Burlington Avenue, Downers Grove, Illinois
 Village Hall - 801 Burlington Avenue, Downers Grove, Illinois
 Fleet Garage - 700 Burlington Avenue, Downers Grove, Illinois
True North understands the environmental conditions are being evaluated as part of the pre-demolition
environmental due diligence process.

SCOPE OF WORK
Task 1: Phase I Environmental Site Assessment
True North will complete a Phase I ESA on the property consistent with the Federal “Standards and Practices
for All Appropriate Inquires (AAI); Final Rule” (40 CFR Part 312) and the ASTM International E1527-13
standard, “Standard for Environmental Site Assessments: Phase I Environmental Site Assessment Process.”
The purpose of a Phase I ESA is to identify whether the property is subject to recognized environmental
conditions, as defined by AAI and ASTM. The ESA shall include the following in accordance with the ASTM
standard:
 Historical Records Review: Available historical records associated with the property and
surrounding properties will be reviewed. These records include city directories, Sanborn
Fire Insurance Maps, and aerial photographs, when available. Commonly known or
reasonably ascertainable information will also be pursued to the extent necessary to
document information about the property.


Environmental Regulatory Records Review: A computer search of Federal, State, Tribal,
and local government agency records will be performed to determine if the property or
adjacent properties are included within the selected regulatory databases. Based on the
results of this query, the property and its surrounding properties shall be evaluated for
recognized environmental concerns. Queries shall be performed, but not be limited to, the
following regulatory databases:







National Priority List (NPL) of Hazardous Waste Sites;
Hazardous Waste Treatment, Storage, Disposal Facilities (TSDF);
Underground Storage Tank or Leaking Underground Storage Tank Locations
(UST/LUST);
Sanitary Landfill and Solid Waste Sites (SL/SWS);
State Hazardous Waste Sites (SHWS);
CERCLIS sites; and

PROPOSAL NO. P121-801 / November 22, 2021
Due Diligence Consulting Services – Village of Downers Grove Property

2
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Small and Large Quantity Hazardous Waste Generators (RCRIS-SQG/LQG).



Interviews: To the extent reasonable and possible, interview past and present property
owners, occupants of the property, and state and local government officials with the purpose
of obtaining information indicating recognized environmental conditions in connection with
the property.



Site Inspection: A site inspection shall be performed at the property to evaluate existing
conditions and note visible signs of environmental issues. The exterior and interior of onsite buildings, when accessible and permissible, will be inspected. Adjacent and
surrounding properties shall be assessed from within the property boundary and public
right-of-ways.



Report Preparation: Prepare a Phase I ESA report containing documentation to support
the assessment findings, opinions, and conclusions for Client review. A final PDF copy of
the report will be provided to the Client upon incorporation of any revisions.

Please note that the scope of services for the Phase I ESA does not include a review, evaluation, or survey
for asbestos, radon, lead-based paint, lead in drinking water, cultural and historic resources, industrial hygiene,
health & safety, ecological studies, endangered species, indoor air quality, biological pollutants, or high voltage
power lines. In addition, surveys for potential jurisdictional wetlands, oil/gas well records, mineral rights
records, or mining areas are also considered beyond the scope of this assessment. No sampling of soil, water,
air, or building materials for laboratory analysis shall be performed during the Task 1 assessment.
True North assumes that the Client will assist with arranging unrestricted access for the on-site inspection with
an individual knowledgeable about the property. Please note that the cost for one environmental lien and deed
restriction search for the five property parcels has been provided within the lump sum cost.
Task 2: Limited Phase II Environmental Site Assessment & CCDD Investigation
True North will perform a Limited Phase II ESA in conformance with standards set forth by the Illinois EPA in
35 Illinois Administrative Code (IAC) 742, “Tiered Approach to Corrective Action Objectives (742),” United
States Environmental Protection Agency (USEPA) SW-846, “Test Methods for Evaluating Solid Waste,
Physical/Chemical Methods,” ASTM E1903-19 standard, “Standard for Environmental Site Assessments:
Phase II Environmental Site Assessment Process,” and Occupational Health & Safety Administration 1910
Standards.
True North will subcontract an environmental drilling contractor to perform environmental drilling services. The
contractor will contact JULIE at least 48 hours in advance of drilling activities to secure an underground public
utility locate at the Site. The owner is solely responsible for locating any exterior and/or interior utilities beyond
those identified by JULIE inclusive, but not limited to electrical lines, storm and sanitary sewer, natural gas
pipelines, and septic fields. The owner shall identify and locate these utilities/services prior to mobilization for
the investigation. The drilling contractor will utilize a track-mounted geoprobe unit and hydraulic hand tools to
complete all subsurface drilling activities. True North anticipates completing the following soil borings at the
Site:
 One interior soil boring and one exterior soil boring at the Police Station to investigate the practice gun
range. The soil borings will be advanced to depths of approximately 5 feet below ground surface (bgs).
 Up to six soil borings at the Village Hall to investigate the historical industrial manufacturing operations.
PROPOSAL NO. P121-801 / November 22, 2021
Due Diligence Consulting Services – Village of Downers Grove Property
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The soil borings will be advanced on the exterior to depths of approximately 10 feet bgs.
Up to three soil borings along Curtiss Street to investigate the suspect gas tanks depicted on the
Sanborn maps. The soil borings will be advanced to depths of approximately 15 feet bgs.
Up to two soil borings at the Fleet Garage to investigate the suspect fuel oil tanks depicted on the
Sanborn maps. The soil borings will be advanced on the exterior to depths of 15 feet bgs.
Up to three soil borings within the footprint of the new Village Hall Police Station and Administration
Building to evaluate soils for CCDD management. The soil borings will be advanced depths of
approximately 15 feet bgs.

The final depths and locations will be dependent upon localized hydrogeologic conditions and any equipment
access limitations on the Site.
Upon or prior to mobilization for drilling, a Ground Penetrating Radar (GPR) survey shall be conducted in the
area of the two gasoline tanks depicted along Curtiss Street on the Sanborn maps where the apartment building
and 35 parking spaces are proposed to be constructed on the north side of Curtiss Street. A GPR survey shall
also be conducted on the exterior area surrounding the boiler room to identify the potential presence of the two
fuel oil tanks depicted on the Sanborn maps. The survey shall be completed at targeted locations based on
information obtained during the Phase I ESA. The GPR screening activities shall be completed to evaluate the
subsurface for potential UST(s) as well as clearance of proposed soil boring locations. The results of the GPR
scan shall be used as guidance for any future assessment purposes and documented within the Limited Phase
II ESA summary report. As noted, JULIE, the “one call” utility locate service, shall be contacted so utilities
entering the Site and immediate vicinity can be identified. The location of these utilities shall be used to
substantiate any anomalies detected during GPR survey activities.
Soil will be continuously sampled from grade to the end of borings for characterization in accordance with the
Unified Soil Classification System (USCS). Representative soil samples will be screened with a calibrated
photoionization detector (PID) with a 10.6eV lamp to determine the presence of photoionizable vapors that are
potentially indicative of the presence of volatile organic compounds (VOCs) in the soil. All downhole equipment
will be decontaminated between each probe point with distilled water and liqui-nox solution and a distilled water
rinse.
One soil sample will be collected from each soil boring. Soil samples registering the highest PID concentration
will be retained for laboratory analysis. If elevated PID readings are not encountered at a probe point, one
representative soil sample will be collected and submitted for laboratory analysis. All soil samples selected
for laboratory analysis will be placed in laboratory provided containers, labeled, placed in a cooler with ice, and
logged on a chain of custody form. All samples will be transported under chain-of-custody to a National
Environmental Laboratory Accreditation Conference (NELAC) accredited laboratory. The samples will be
analyzed within the standard turnaround time following Level II Quality Assurance/Quality Control (QA/QC)
protocols. The following presents the maximum number of soil samples to be analyzed for each parameter:
 Up to six soil samples for Volatile Organic Compounds (VOCs), USEPA Method 8260B. Soil
samples will be preserved in the field following USEPA Method 5035 protocols.
 Up to nine soil samples for Benzene, Ethylbenzene, Toluene, and Total Xylenes (BETX) and/or
Methyl-tertiary Butyl Ether (MTBE), USEPA Method 8260B. Soil samples will be preserved in the
field following USEPA Method 5035 protocols.
 Up to two soil samples for Semi-Volatile Organic Compounds (SVOCs), USEPA Method 8270B.
 Up to eight soil samples for Polynuclear Aromatic Hydrocarbons (PNAs), USEPA Method 8270B.
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Up to two soil samples for Polychlorinated biphenyls (PCBs), USEPA Method 8082B.
Up to ten soil samples for RCRA Metals, USEPA Method 6010B/7471.
Up to five soil samples for Lead, USEPA Method 6010B/7471.
Up to 15 soil samples for Toxicity Characteristic Leachate Procedure (TCLP) RCRA Metals and/or
Lead, USEPA Method 1311/6010/6020. TCLP analyses shall be performed as necessary and
applicable based on the analytical results for total concentrations.
Up to 15 soil samples for pH, USEPA Method 9045C.

Up to four soil borings will be completed as a temporary one-inch groundwater monitoring wells for collection
of grab groundwater samples. The groundwater samples will be analyzed for a strategic combination VOCs,
BTEX/MTBE, PNAs, SVOCs, RCRA Metals, and/or Lead in accordance with the identified methods above.
True North shall compile all field screening data and laboratory results in summary report format to document
the investigation findings. The summary report shall include a summary of findings, field sampling locations,
analytical tables, laboratory data, field testing data, boring logs, and any pertinent historical and regulatory
information used to formulate and support the investigation findings. The report shall review the recognized
environmental conditions identified within the Phase I ESA and provide an interpretation of the results in
reference to these identified conditions. True North will also include recommendations for additional actions, if
necessary. True North will also prepare and execute an IEPA LPC-663 Form for soils that can be certified as
uncontaminated and managed at a permitted CCDD facility.
Task 3: Asbestos-Containing Material (ACM) Survey
True North shall provide an Illinois Department of Public Health (IDPH) licensed Asbestos Building Inspector
to conduct an ACM Survey of the aforementioned structure(s) at the Site in substantial accordance with the
requirements of the Occupational Safety and Health Administration (OSHA) Asbestos Standard for the
Construction Industry (29 CFR 1926.1101), the United States Environmental Protection Agency (USEPA)
National Emission Standards for Hazardous Air Pollutants (NESHAPS), and applicable State and Local
regulations. True North shall furnish all materials, equipment and supplies necessary to accomplish project
objectives. The ACM Survey shall include the following scope of work in accordance with the applicable
regulatory requirements:
 Inventory of Suspect ACMs – Identify the presence, approximate locations, and estimated quantities
of suspect asbestos-containing materials present. For each homogeneous material, information shall
be recorded including the location, material description, quantity and material classification.

 Bulk Sample Collection – Collect bulk samples of each identified suspect ACM at representative
locations in accordance with the USEPA Asbestos Hazard Emergency Response Act (AHERA)
sampling protocol. True North has included within our lump sum cost the collection and analysis of up
to two-hundred and twenty (220) bulk samples. Should the total number of projected samples
described above not be sufficient to meet project objectives, additional bulk sample analysis may be
performed for a unit cost of $15.00 per sample.

 Bulk Sample Analysis – Submit collected bulk samples under chain-of-custody to a National Voluntary
Laboratory Accreditation Program (NVLAP) National Institute of Standards and Technology (NIST)
accredited laboratory for analysis. Samples shall be analyzed for the presence of asbestos by
Polarized Light Microscope (PLM) with dispersion staining in accordance with USEPA Method 600/M4PROPOSAL NO. P121-801 / November 22, 2021
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82-020 or equivalent. The samples will be submitted for analysis based upon a standard five-day
turnaround time.

 Report – Provide a written report including information regarding the presence, location and quantity
of identified materials within the Site structure(s).
True North assumes that the Client will assist in arranging unrestricted access for site inspection and will
provide True North with copies of floor plan drawings in .DWG or another digital format if available.
Task 4: Lead-Based Paint (LBP) Survey
True North shall provide an EPA accredited Lead Risk Assessor and/or Lead Inspector to conduct
representative testing of painted surfaces on the interior and exterior of the on-site structure(s). The scope of
services will be performed to assess the presence of lead-containing paints and coatings identified on structural
components and/or other finish materials as described in the US Department of Housing and Urban
Development (HUD) Guidelines for the Evaluation and Control of Lead-Based Paint Hazards in Housing. True
North shall furnish all materials, equipment and supplies necessary to accomplish project objectives. The LBP
Survey shall include the following scope of work in accordance with the applicable regulatory requirements:
 Visual Assessment – Identify the presence and approximate locations of suspect lead-based paint for
various testing combinations present. For each identified paint combination, information shall be
recorded including the location, color, substrate material, and type of painted or coated building
component.


Paint Sample Collection – Collect bulk paint chip samples of suspect LBP and/or coatings at
representative locations on the interior and exterior surfaces of the site structure(s). The scope of work
shall include the collection of up to eighty (80) paint chip samples. Should the number of projected
samples described above not be sufficient to meet project objectives, additional bulk sample analysis
may be performed for a unit cost of $15.00 per sample.

 Paint Sample Analysis – Submit collected bulk samples under chain-of-custody to an American
Industrial Hygiene Association (AIHA) Environmental Lead Laboratory Accreditation Program (ELLAP)
accredited laboratory for analysis. Samples shall be analyzed for the presence of lead by Atomic
Absorption Spectrometry (AAS) in accordance with Method SW 846. The samples will be submitted
for analysis based upon standard five-day turnaround time.

 Report – Provide a written report including information regarding the locations of lead-containing paints
and coatings (if any), comparisons of results to federal guidelines, and any recommendations for
management of lead-painted or coated structural components.
Task 5: Hazardous and Other Regulated Material (HAZMAT) Survey
True North shall provide a qualified environmental professional to conduct a Hazardous and Other Regulated
Material (HAZMAT) Survey of the aforementioned structure(s) at the Site to identify potential hazardous
materials, universal waste materials and other regulated materials that may be present within Site structures
as defined in Illinois Administrative Code (IAC) Part 721: Identification and Listing of Hazardous Waste, and
hazardous wastes as defined in the EPA Resource Conservation and Recovery Act (RCRA). True North shall
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furnish all materials, equipment and supplies necessary to accomplish project objectives. The HAZMAT Survey
shall include the following scope of work in accordance with the applicable regulatory requirements:
 Interviews and Document Review – Conduct interviews with knowledgeable personnel as specified by
the Client and review documentation as provided by the Client concerning the location and
approximate quantities/volume of hazardous and other regulated substances at the Site including
petroleum products, containerized chemicals, mercury and polychlorinated bi-phenyl (PCB) containing
equipment, refrigerants, universal wastes, white goods and other materials that may require special
handling and disposal.

 Visual Assessment – Conduct a visual inspection of the on-site structures to identify potentially
hazardous materials, universal waste materials, and other regulated materials present. For each
identified material, the approximate quantity/volume of materials will be estimated. The scope of the
investigation shall be limited to visual identification and will not include “intrusive” investigation
activities, sampling or laboratory analysis. Intrusive investigation includes the removal of energized
electrical components and equipment, hydraulic cylinder and tank evaluation, and deconstruction of
electrical/light components.

 Report – Provide a written report including information regarding the presence, location and quantity
of identified materials within the Site structure(s) and recommendations for the management of
identified materials.

PROJECT COSTS AND TERMS
True North proposes to conduct the above scope of services provided above in accordance with the following
estimated costs:
Schedule of Costs
Task Description

Quantity

Units

Rate

Total Cost

Task 1: Phase I ESA

1

LS

$2,600

$2,600

Task 2: Limited Phase II ESA & CCDD Investigation

1

LS

$23,500

$23,500

Health and Human Resources Building

1

Survey

$1,820

$1,820

Police Station

1

Survey

$2,950

$2,950

Village Hall

1

Survey

$2,320

$2,320

Fleet Garage

1

Survey

$1,750

$1,750

Health and Human Resources Building

1

Survey

$850

$850

Police Station

1

Survey

$1,100

$1,000

Village Hall

1

Survey

$950

$950

Fleet Garage

1

Survey

$750

$750

Health and Human Resources Building

1

Survey

$750

$750

Police Station

1

Survey

$900

$900

Village Hall

1

Survey

$850

$850

Task 3: Pre-Demolition Asbestos Survey

Site 4: Lead-Based Paint Survey

Site 5: Hazardous and Other Regulated Material Survey
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Schedule of Costs
Task Description
Fleet Garage

Quantity

Units

Rate

Total Cost

1

Survey

$750

$750

25% Project Contingency

$10,425

TOTAL LUMP SUM COST

$52,175

Notes:
1

2

3

This proposed cost includes include the search of environmental liens for five property parcels. If additional parcels are identified during
this assessment, a cost of $85 per parcel will be added to the provided lump sum cost.
Includes standard analytical turn-around time (5 to 7 business days) on all laboratory sample analyses. An expedited turn-around time
can be provided upon request for an analytical surcharge dependent upon lab capacity. All turn-around times do not include the day of
sample collection.
Price assumes that the noted services may be performed concurrently or sequentially and that access to all spaces will be available at
the time of the study.

In accordance with the ASTM Standard, if the property or any of the adjoining properties is identified on one
or more of the standard environmental record sources, a regulatory file and records will be conducted upon
prior authorization by the Client at a unit rate of $250 per file review.
Should the Client request a change in the scope-of-work, or should circumstances render the current estimate
invalid, a new estimate will be prepared and mutually agreed to in writing before further work proceeds.

SCHEDULE
True North estimates that its work can commence immediately upon receiving a signed copy of this agreement.
The estimated time to complete the Phase I ESA is 5 weeks from receipt of authorization. The pre-demolition
hazardous material survey can be initiated within 2 weeks of authorization to proceed. The final report will be
submitted within approximately 3 week of completing site activities. The following limited Phase II ESA timeline
is proposed:
 True North can schedule limited Phase II ESA field activities within approximately 6 weeks of
authorization to proceed dependent upon availability of the drilling contractor. True North will
coordinate the sampling event with the Client to verify Site availability prior to finalizing on-Site
activities.
 True North shall perform on-Site activities over a three-day period.
 Laboratory analytical results will be available within five to seven business days of sampling activities
unless an expedited timeframe, charged at an additional cost, is authorized by the Client. Additional
laboratory analyses (i.e. TCLP analysis) may be requested dependent upon initial results for total
concentrations. For scheduling purposes, the turn-around timeframe begins the day after on-site
activities have been completed.
 The Phase II ESA summary report and LPC-663 will be completed within approximately two weeks
of receiving analytical results from the environmental laboratory.

LIMITATIONS AND QUALIFICATIONS




It is assumed for purposes of this estimate that access to the property is available during normal
working hours. In addition, there are no encumbrances on the property that may limit observations.
Additional costs may apply if holiday, weekend, or off-normal working hours is required.
The proposed scope of work is based on information and data provided by the Client and existing
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conditions relayed to True North during the proposal process. True North may be required to rely
upon data and reports provided by others. True North cannot take responsibility for information
provided by others and shall assume all provided information to be true and accurate.
The results reported and any opinions reached by True North are for the benefit of the Client and the
party of which the Client represents and, unless agreed to by True North in writing, are not to be
disclosed to or relied upon by any other party, except as permitted by the ASTM standard. The results
and opinions set forth by True North shall be valid from the date of the final reports for a time frame
limited to that specified within AAI regulations, ASTM standards, and applicable regulations.
This proposal does not include the off-site management of any investigation derived waste. Additional
costs will apply in the event waste is generated during investigation activities that requires off-site
disposal. The proposal does not include waste characterization or other analytical testing beyond that
mentioned specifically herein.
True North is not responsible for the location, identification or abandonment of any underground
utilities at the Site and shall not be deemed responsible for damages to underground or aboveground
utilities, for unmarked or mismarked utilities or other features, or for damage that occurs to such utilities
or features. The Client shall be responsible for providing all utility and underground system locates
beyond those identified by the publicly available one-call utility locate service prior to the initiation of
subsurface work.
Additional site investigation activities, remedial activities, and meeting/correspondence may be
required to fully delineate any impact identified at the Site. True North shall provide an additional
proposal in the event that additional delineation sampling is required.
This proposal does not include any permitting or application fees, review or NFR fees, or other fees
that may be assessed by local, State, or Federal government agencies during the performance of the
above referenced scope of work on-Site.
This proposal is based on field work performed in Level D personal protection (i.e., steel-toed boots,
hard hats, safety glasses, and gloves). True North will postpone field work and notify Client
immediately if field conditions warrant an increase in personal protection.
True North assumes that Site conditions shall allow the on-site collection of the proposed samples in
accordance with industry and regulatory sampling protocols. This includes, but is not limited to, soil
and groundwater depths, subsurface geology, overhead interferences, surface conditions, weather
conditions, access limitations, and utility locations.
The scope of the study is limited to visible and accessible materials that may be accessed with a 12’
ladder. In the event suspect ACMs are identified or suspected to be present in inaccessible locations,
such materials will be presumed to contain asbestos until which time appropriate access is made
available.
If the Site conditions are significantly different than as outlined in the introduction to this proposal (e.g.,
order of magnitude difference in site size) additional fees may apply.
True North is not responsible for damage to building materials incurred as a result of the investigation
and/or sampling activities. Repair and/or replacement of interior systems and finishes are the
responsibility of building ownership/management.
If roofing material sampling is requested by the Client, True North is not responsible for any damage
incurred to roofing systems or the voiding of any service or product warranties that may exist for the
roofing system.
The USEPA recommends non-friable organically bound (NOB) materials be submitted for confirmatory
analysis utilizing Transmission Electron Microscopy (TEM). Non-friable organically bound (NOB)
materials include floor tiles, mastics, and roofing materials. If confirmatory analysis is requested,
additional costs shall apply. The client will be responsible for authorization of any confirmatory
analysis.
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True North’s findings are based solely on the information obtained during completion of the approved
scope of work.
This proposal does not include additional evaluations or sampling or other material testing beyond the
scope of work specifically identified herein.
Any additional services requested by the Client beyond those described in the scope of work section
of this proposal will be completed on a time and materials basis in accordance with True North’s
standard unit rates.
The Client shall provide True North, upon contract authorization, any requirements for additional
insurance coverage, waivers of subrogation, and/or additional party reliance beyond that provided
within this proposal or currently maintained by True North. Any additional cost to True North
associated with these requirements shall be added to the total cost as proposed above unless these
costs have been previously negotiated with the Client.
This proposal is valid for a period of 45 days from the date of this proposal. In the event that
authorization is received after 45 days from the date of this proposal, True North reserves the right to
resubmit a new cost estimate for approval to reflect any additional costs associated with the proposed
scope of work, if necessary.

INVOICING AND PAYMENTS
Invoicing will be submitted upon completion of the project.

CLOSING
True North appreciates the opportunity to offer this proposal for environmental consulting services. If you have
any questions, please contact us at 630.717.2880.
Regards,
TRUE NORTH CONSULTANTS, INC.

Lauren F. Trzaskus
Staff Consultant

Brian S. Mihelich
Executive Vice President
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Village of Downers Grove
Contractor Evaluation
Contractor: True North Consultants, Inc.
Project: 2020/2021 PIP Reports for CCDD Compliance
Primary Contact: Brian Mihelich Phone: 630-717-2880
Time Period: December 2019 to March 2021
On Schedule (allowing for uncontrollable circumstances)
Provide details if early or late completion:
Change Orders (attach information if needed): None
Difficulties / Positives:
Interaction with public:
Excellent

Good

Average

Poor

(Attach information on any complaints or compliments)
General Level of Satisfaction with work:
Well Satisfied

Satisfied

Reviewers: Jim Tock, P.E.
Date: 11/22/21

Not Satisfied

Yes

No

