
UPDATE & RECOMMENDATION
This item was discussed at the December 7, 2021 Village Council meeting. Staff recommends 
approval on the December 14, 2021 Active Agenda.

VILLAGE OF DOWNERS GROVE
Report for the Village Council Meeting

SUBJECT: SUBMITTED BY:

Facilities Replacement & Sustainability Plan: Design and 
Construction Management Contracts

Enza Petrarca
Village Attorney

SYNOPSIS
Resolutions have been prepared approving contracts with FGM Architects, Inc. and Leopardo Companies, 
Inc. for design and construction of the new combined facility and related site work that is part of the Facility 
Replacement and Sustainability Plan (FRSP). 

STRATEGIC PLAN ALIGNMENT
The goals for 2021-2023 include Exceptional Municipal Services and Top Quality Infrastructure.  

FISCAL IMPACT
The estimated cost for the FGMA contract is $3,825,000. The cost for pre-construction services to be 
performed by Leopardo is $100,460. These amounts are consistent with the project budget.

The total project budget is $55 million. Expenses for the architect and construction manager services are 
reflected in the Major Building Fund in the FY21 Budget and Proposed FY22 Budget. The FY23 and 24 
budgets will reflect any expenses planned to be incurred at that time. The total cost of the project will be equal 
to or less than the Guaranteed Maximum Price (GMP). The GMP will be prepared and submitted for Village 
review at the completion of the design phase of the project. 

RECOMMENDATION

BACKGROUND
The 42 year-old Police Station and 90+ year-old Village Hall are in below average condition and do not 
provide modern work spaces that allow for efficient and effective interactions among employees and 
customers. Both facilities have outdated major building systems that will require significant investment to 
replace. These two buildings are in need of major renovation or replacement. Maintenance activities in the 
Police Station and Village Hall have been limited in recent years in anticipation of replacement of these 
buildings.

On June 15, 2021, the Village Council discussed the Facility Replacement & Sustainability Plan (FRSP) as 
part of the Village’s Long-Range Planning (LRP) process.  The FRSP would replace the existing Village Hall 
and Police Station with a combined facility located on the Civic Center site.  More information about this 
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Priority Action Item can be found here.  At the meeting, the Village Council directed staff to proceed with the 
FRSP, which had been suspended since March 2020 due to the COVID-19 Pandemic.  

Since the Village Council’s direction in mid-June, staff has completed the following related to the FRSP:
 Reviewed and updated the space needs and programming information
 Updated project cost estimates
 Established a total project budget of $55,000,000
 Updated and presented the preliminary project schedule
 Updated and presented the preliminary site plan
 Selected the preferred configuration of the Washington Street crossing
 Confirmed objectives for exterior design of the new facility   
 Approved key terms of a partnership with School District 58 

At the Village Council meeting on September 14, 2021, the Council unanimously directed staff to negotiate 
contract terms for the design and construction of the FRSP with FGM Architects, Inc. and Leopardo 
Companies, Inc.  The Village has had an established contractual relationship with these firms and they have 
played an integral role in the progress that has been made to date.  Both firms are qualified and capable of 
completing the design and construction work associated with this project.  

The contract documents presented for Village Council consideration include use of the Construction Manager 
at Risk delivery method for designing and constructing the project.  Under this delivery method, the Village 
holds separate contracts with the design firm (FGM Architects, Inc.) and construction manager (Leopardo 
Companies, Inc.)   Contracts are typically approved early in the planning phase of the project. There are 
several advantages to this delivery method, including the following: 

 The firms will work as a team with Village staff throughout the design and construction process
 The construction manager (CM) offers insights on constructability, value engineering, cost estimating, 

and schedule during the design phase
 The schedule for design and construction will progress more rapidly and offers greater flexibility
 The Village will obtain cost certainty early in the process
 Selection of construction contractor is based on qualifications rather than low bid
 The construction management firm is responsible for timely completion of the project and holds the 

risk of cost overruns.

The key terms of the contracts are summarized below. 

Design contract with FGM Architects, Inc. 
 The agreement with FGM is based on the the American Institute of Architects (AIA) Document B133 

Standard Form of Agreement Between Owner and Architect
 FGM shall design the Police Station/Village Hall/District 58 Administration building and related 

improvements in a manner consistent with the approved project program and preliminary site plan. 
Design shall include architectural, civil engineering and landscape plans

 FGM shall prepare the following for review by Leopardo and approval by the Village:
o Schematic Design Documents (site plan, preliminary building plans, sections and elevations, 

study models, sketches or digital representations) 
o Design Development Documents (plans, sections, elevations, typical construction details, 

diagrammatic layout of building systems and outline specifications that identify major 
materials and systems) 

o Construction Documents (final drawings and specifications suitable for construction)
o Schedule of work
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 FGM shall: 
o Participate in developing and revising the project schedule
o Assist the Village in reviewing the cost estimate and Guaranteed Maximum Price
o Assist in the construction bidding process
o Provide administration of the construction manager contract
o Advise and consult the Village and Leopardo during the construction of the project and have 

the authority to act on behalf of the Village
o Visit the construction site to determine if the work is being performed in accordance with the 

construction documents
o Interpret and decide matters concerning performance under the requirements of the 

construction documents
o Review and certify the payments due to Leopardo
o Review items submitted by Leopardo (shop drawings, product data samples, etc.)
o Conduct inspections to determine when the project has reached substantial completion

 FGM’s services and costs are summarized in the following table:

Type Cost Description

Basic Services Lump sum of 
$3,627,865

Usual and customary architectural, structural engineering, 
mechanical engineering, electrical engineering, civil engineering, 
landscape architecture, technology, security and acoustical 
consulting, IECC 2018 compliant commissioning, interior design, 
lighting design, furnishings, fixtures and equipment (FFE), and 
environmental graphics design services.

Supplemental 
Services

Up to $78,000 for 
services that the 
Village elects to 
receive

Design of telecommunications and data systems, and commissioning 
services

Reimbursable 
Services

Up to $119,135 Services provided by consultants working as subcontractors for FGM 
including geotechnical and other specialty services

Construction Management Contract with Leopardo Companies, Inc. 
 The agreement with Leopardo consists of the following three key documents:

o AIA Document A133 Standard Form of Agreement Between Owner and Construction 
Manager as Constructor where the basis of payment is the Cost of Work Plus a Fee with a 
Guaranteed Maximum Price (to be approved by the Village Council with this agenda item)

o AIA Document A201 General Conditions of the Contract for Construction (to be approved by 
the Village Council with this agenda item)

o AIA Document A133 Exhibit A Guaranteed Maximum Price Amendment (to be approved by 
the Village Council upon the completion of the design plans and submittal of the Guaranteed 
Maximum Price)

 Leopardo shall provide the following Preconstruction Services at a lump sum price of $100,460:
o Provide a preliminary evaluation of the program, schedule and construction budget 

requirements
o Advise the Village and FGM on the proposed site use and improvements, selection of 

materials, building systems and equipment
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o Provide recommendations on constructability, availability of materials and labor, time 
requirements for procurement, installation and construction, prefabrication and factors related 
to construction cost

o Prepare and periodically update the Project Schedule
o Prepare two project cost estimates; one at completion of Schematic Design, one at completion 

of Design Development
o Coordinate the work of the Village’s consultants
o Bidding, Negotiation and Award of all trades in multiple bid packages

 Leopardo shall provide the following Construction Services:
o Construct the project
o Prepare and adhere to a construction schedule
o Develop a system for cost control

 Leopardo shall provide the Village with the Guaranteed Maximum Price (GMP) after the Design 
Development plans are completed:

o The Village shall pay Leopardo an amount equal to or less than the GMP
o The Village may accept the GMP and authorize Leopardo to proceed with the project. This 

action requires the Village Council to approve the GMP amendment to Leopardo’s contract.
o The Village may choose to reject the GMP and not proceed with the project.
o The GMP consists of all project costs including the construction manager fee (3% of the project 

cost), a construction manager’s contingency (5% of the project cost) and the Village’s 
contingency (2% of the project cost).

o If the actual cost of the project is less than the GMP, Leopardo and the Village shall share in 
the savings with the Village receiving 70% and Leopardo receiving 30%

o The GMP may be increased using a Change Order process to address unforeseen conditions 
and Village authorized changes in project scope.

ATTACHMENTS
Resolutions
Contracts
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RESOLUTION NO.          

A RESOLUTION AUTHORIZING APPROVAL OF AIA A201 
GENERAL CONDITIONS OF THE CONTRACT FOR CONSTRUCTION

BETWEEN THE VILLAGE OF DOWNERS GROVE AS OWNER AND 
LEOPARDO COMPANIES, INC. AS CONSTRUCTION MANAGER/CONTRACTOR

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 AIA A201 General Condition of the Contract for 

Construction, between the Village of Downers Grove, as Owner, and Leopardo Companies, Inc., as 

Construction Manager/Contractor, which will become part of the AIA A133 Agreement, for management 

and construction services for the new combined Village Hall/Police Station 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. Due to the complexity of the project and Leopardo’s knowledge, skill and experience on 

these types of projects, the Village Council has determined that it is in the best interest of the Village and its 

residents to waive the competitive bidding requirements as allowed under Chapter 2, Division 2.III.4, of the 

Downers Grove Municipal Code.

3. 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.

4. 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.

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

are hereby repealed.

6. That this Resolution shall be in full force and effect from and after its passage as provided by 
law.

                                                             
Mayor
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Passed:
Attest:                                                    
                Village Clerk
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