
Village of Oreana
Board of Trustees

Meeting Agenda
Meeting Date and Time: December 20th, 2022 @ 6:00 PM

Meeting Location: 407 S. View St, Oreana, IL

Call to Order

Role Call

Public Comment

Consent Agenda
● Approval of Treasurer’s Report for November 2022
● Minutes from November 22, 2022 regular meeting
● Bills for December  2022

Committee Reports

Old Business
● Approval of a contract to purchase real property for the use of the public body

New Business

Adjournment
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Real Estate Purchase Agreement 

THIS AGREEMENT is made on December _____, 2022, between Mayo Clinic, a Minnesota Non-Profit 
Corporation, as represented by Dennis E. Dahlen, its Chief Financial Officer (hereinafter "Seller"), of 200 
First St. SW, Rochester, Minnesota, 55905, and the Village of Oreana, Illinois, as represented by Aaron 
Keathley, its President of Board of Trustees (hereinafter "Buyer"), of 407 S. View St., Oreana, Illinois, 62554 
for the sale of the below described property pursuant to the following terms and conditions: 

Legal Description and Address 

Approximately 6.0 acres shown as Lot 2 on the attached Exhibit A "Mayo Clinic – Stade Farms Subdivision 
Concept Plat, being part of the East 1/2 of the Northwest 1/4 of Section 16, Township 17 North, Range 3 East 
of the 3rd Principal Meridian, lying South of the Right-of-Way of the Illinois Central Railroad Company and 
State Route 48, situated in Macon County, Illinois (Macon County PIN 18-08-16-178-001)" (the “Property”). 

Subdivision 

This Agreement is subject to the Village of Oreana, Illinois approval of the subdivision of the subject 
property as shown on Exhibit A "Mayo Clinic – Stade Farms Subdivision Concept Plat". Buyer shall assume 
all costs and responsibility for preparation and submission of the subdivision documents, and shall 
diligently pursue completion of such subdivision following execution of this Agreement. Seller shall 
cooperate with the Buyer's Professional Land Surveyor selected to prepare such subdivision documents. 

Purchase Price 

Buyer shall make a single payment for the property at closing in the total amount of $40,000.00. No 
earnest money is required. Closing will be set for on or before Friday, February 24, 2023. The closing date 
is subject to approval of the subdivision prior to that date. 

Closing Costs 

In closing this transaction, Seller shall pay the following: 

(a) The amount of real estate taxes and assessments prorated up to and including the date of transfer of 
title; 

(b) The cost of any transfer tax; 

(c) The cost of a title report, title search, and title guaranty policy in the amount of the purchase price; 

(d) The cost of any required brokerage commission; 

(e) One half of the escrow fee; and 

(f) All other charges properly borne by Seller consistent with the terms of this Agreement; and 
immediately thereafter shall deliver to Seller the balance of the funds in its hands due, and all documents 
due Seller. 
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On closing, Buyer shall pay the following: 

(a) Any cost of financing this transaction which Buyer arranges for; 

(b) The cost of filing the deed for record; 

(c) The amount by which the cost of furnishing the title insurance exceeds the cost of furnishing a title 
guaranty policy, if Buyer elects to be furnished with title insurance; 

(d) One half of the escrow fee; and 

(e) All other charges properly borne by Buyer consistent with the terms of this Agreement; and 
immediately thereafter, the escrow agent shall deliver to Buyer the title guaranty or title insurance, as the 
case may be, the record deed or Recorders' receipt, any prorations to which Buyer is entitled, and all other 
funds or documents due Buyer. 

Title Requirements 

Seller shall convey to Buyer title to the property by special warranty deed with all dower rights released, 
subject only to the Permitted Exceptions (as defined below). The deed shall be deposited into escrow on 
or before the closing date. 

Seller shall accompany Seller's deed with a title guaranty policy in the amount of the purchase price issued 
by Central Illinois Title Co, 602 E. William Street, PO Box 745, Decatur, IL 62523 (the "Title Company") in 
its customary form, guaranteeing record title to the Property to be good in Buyer subject only to the 
Permitted Exceptions.  However, Buyer may elect to be furnished with an Owner's Fee Policy of title 
insurance ("title insurance"), in the amount of the purchase price, insuring marketable title to be good in 
Buyer, subject only to the Permitted Exceptions. In such event, in lieu of a title guaranty policy, Seller shall 
furnish Buyer with title insurance. Seller shall pay that portion of the costs which would have been 
incurred had a title guaranty policy been issued, and Buyer shall pay the remaining costs. 
 
Immediately upon the execution hereof, Seller shall order from the Title Company a preliminary title 
report, with a special tax search included, in the form of a commitment to issue the required title policy 
requested by Buyer ("title report"). A copy of the title report shall be delivered to Buyer. Within 10 days 
after Buyer receives the title report, he shall notify Seller and the Title Company of all exceptions, 
restrictions, reservations, limitations, easements, and conditions of record ("title defects") disclosed in 
the title report that are objectionable to Buyer.  Any matters to which Buyer does not timely object shall 
constitute Permitted Exceptions under this Agreement, and Buyer shall be conclusively deemed to have 
waived its right to object thereto.  Seller shall have five (5) days after receipt of Buyer’s notice of title 
defects to provide written notice (“Seller’s Title Notice”) (a) that such title defects have been or will be 
removed from title on or before the Closing, (b) that it will cause the Title Company to endorse over such 
title defects in a manner satisfactory to Buyer in Buyer’s reasonable discretion, as of or before Closing or 
(c) that Seller cannot or will not cure such title defects.  If Seller fails to deliver its response notice within 
such five (5) day period, Seller shall be deemed to have elected option (c) above. Notwithstanding the 
foregoing, Seller shall be obligated to remove or eliminate as exceptions to title to the Property as of 
Closing all monetary liens created by Seller.  If Seller’s Title Notice provides that it cannot or will not cure 
any of the title defects, Buyer shall have the option, by written notice to Seller on or before seven (7) days 
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after Buyer’s receipt of Seller’s Title Notice to (the “Title Approval Date”):  (a) terminate this Agreement 
by written notice to Seller and Escrow Holder; or (b) waive its objection to the Disapproved Exceptions in 
question by delivering notice of such waiver to Seller and Escrow Holder, and proceed to Closing. If Buyer 
fails to deliver written notice of Buyer’s election prior to the expiration of the Due Diligence Period, Buyer 
shall be deemed to have elected option (b) above.   
 
On the closing date, the escrow agent shall notify the parties whether the Title Company can issue its title 
guaranty or title insurance, showing as exceptions only those items in the title report to which Buyer did 
not object or to which it has waive or been deemed to have waived its objection (the “Permitted 
Exceptions”). If the escrow agent notifies the parties that (a) the Title Company will issue such title guaranty 
or title insurance, this transaction shall be consummated in accordance with the terms and provisions of 
this Agreement, or (b) the Title Company will not issue such title guaranty or title insurance, and if Buyer 
does not immediately waive the title defects claimed by the escrow agent to prevent such issuance or Seller 
does not cure the defects within the permitted period, this Agreement shall be null and void, the escrow 
agent shall return to the parties all funds and documents previously deposited by them into escrow, and 
the parties shall be fully released from any liability or obligation hereunder.  In the event the failure to 
close is due to the default of one of the parties, the defaulting party shall be solely responsible and liable 
for paying any escrow and title cancellation fees and charges; otherwise, the parties will share equally any 
such charges. 
 
If Buyer waives the title defects preventing issuance of the title guaranty or title insurance by notifying 
the Title Company and the escrow agent, or if Seller has cured the title defects, the obligations of the 
parties shall not be affected by them. 

Warranties 

Seller warrants and represents to Buyer as follows: 

(a) Mechanic's liens. All work and labor performed and all materials furnished by or on behalf of Seller 
with respect to any improvements or repairs to the Property have been paid in full, and there will be no 
mechanic's liens or the possibility of any in connection with any such work, labor and materials performed 
on or furnished to the Property; 

(b) Violations. Seller has no knowledge of any outstanding notices or orders from any governmental 
authority with respect to the condition of the Property or its repair, or with respect to any claim of a 
violation of any laws, ordinances, zoning codes, building codes or orders; 

(c) Assessments. To Seller’s knowledge, all improvements made by the local government that now 
benefit or will benefit the Property upon completion have been assessed against it as of the execution 
date of this Agreement. 

(d)  Agricultural liens. All work and labor performed and all materials furnished by or on behalf of Seller 
with respect to any farming practice to the Property have been paid in full, and there will be no liens or 
the possibility of any in connection with any such work, labor and materials performed on or furnished to 
the Property. In the event, that such a lien comes to be, then the Seller will indemnify the Buyer for any 
and all expenses related to this action.   
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All of Seller's foregoing warranties and representations shall be continuing in nature, shall be effective on 
the closing date, and shall survive Seller's delivery of the deed to Buyer and the consummation of all 
matters and things at the closing for a period of six (6) months. 

Prorations 

All general and special real estate taxes and assessments shall be prorated by the escrow agent as of the 
date of closing, using the rate and valuation shown on the last available tax duplicate. If the proration 
does not fully reimburse Buyer for all real estate taxes and assessments accrued and unpaid with respect 
to the Property as of the record date of transfer of title, Seller shall promptly reimburse Buyer that amount 
accrued in excess of the proration credit upon the official certification of the real estate tax duplicate for 
the year in which transfer of title occurs. If the official certification shows that the proration reimbursed 
Buyer more than the amount actually due for such period, Buyer shall promptly reimburse Seller for such 
overpayment. The escrow agent shall prorate any rents as of the date the deed is filed for record. 

Financing 

This Agreement is not contingent upon Buyer obtaining the necessary finance for the consummation of 
this Agreement. 
 
Closing 
 
Closing is the date on which the Seller‐executed deed is released to Buyer. The closing date is designated as 
Friday, February 24, 2023, or such earlier date as the parties may mutually agree, provided there are no 
unforeseen delays such as clearing title or completion of the subdivision of the Property. Time is of the 
essence, and in no event shall closing be later than 30 calendar days after the designated closing date, 
unless an extension is agreed upon in writing between Buyer and Seller. 
 
Default 
 
If Seller defaults under the terms of this Agreement and Buyer is in compliance hereunder, Buyer shall be 
entitled to pursue all remedies available at law and equity, including specific performance. If Buyer 
defaults under the terms of this Agreement and Seller is in compliance hereunder, Seller shall be entitled 
to pursue all remedies available at law and equity. 
 
Escrow Agent 

This transaction shall be closed in escrow with an escrow agent of Seller’s choice ("escrow agent"). Buyer 
shall deposit with the escrow agent an executed counterpart of this Agreement, which shall serve as the 
escrow instructions. The escrow agent may attach its standard conditions of acceptance, but if they are 
inconsistent or conflict with the terms of this Agreement, this Agreement shall control. 

Closing Documents and Funds 

If on the closing date (1) the escrow agent then has on hand all necessary funds and documents to 
complete the transaction, and (2) the Title Company has stated that it shall be in a position to and will 
issue and deliver, upon the filing of the deed for record, the required title guaranty policy or title 
insurance, the escrow agent shall thereupon record the deed and all other required instruments and shall 
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deliver to each party the funds and documents to which it is entitled, together with the agent's escrow 
statement. 

Both Buyer and Seller will submit all documentation and other information reasonably requested by the 
Title Company/escrow agent needed to close the transaction. The parties may have to fix a date and time 
with the Title Company/escrow agent to close the transaction. 

Possession 

Seller shall deliver possession of the Property as of the closing date, in the condition as warranted by Seller 
and in no event in any worse condition than the condition as of the date of execution of this Agreement, 
less reasonable wear and tear. 

Risk of Loss 

Risk of loss or damage to the property by fire or other casualty occurring up to time of closing is assumed 
by Seller. If any improvements on the Property are damaged or destroyed before transfer of record title, 
and the damages are $3,000 or less, this Agreement shall continue in full force and effect and Seller shall 
immediately assign to Buyer all of Seller's rights to the resulting insurance proceeds. If the damages are 
greater than $3,000, Buyer may either (a) continue this Agreement in full force and effect, and Seller shall 
immediately assign to Buyer all of Seller's rights to the insurance proceeds, or (b) rescind this Agreement, 
and all money, papers, or documents deposited by the parties shall be returned to them. Buyer shall 
assume risk of loss after record title to the Property is transferred to him. There shall be no proration of 
insurance. Seller shall retain its insurance until record title is transferred to Buyer, and Buyer shall procure 
his own policies of insurance to be effective from and after the date title to the Property is transferred to 
Buyer or his nominee. 

Notice 

All notices under this Agreement shall be deemed to be sufficiently given if personally delivered or sent 
by certified or registered mail, postage prepaid, return receipt requested, and addressed to the parties 
abovementioned addresses.  

Miscellaneous Provisions 

(a) Authority:  The undersigned has authority to execute this Agreement on behalf of Seller pursuant to 
the Certificate of Secretary of Mayo Clinic attached as Exhibit C hereto.  

(b) Seller’s Standard Terms and Conditions.  Seller’s Standard Terms and Conditions attached as Exhibit B 
hereto are hereby incorporated herein and made a part hereof.  In the event of any inconsistency, the 
terms of Seller’s Standard Terms and Conditions shall control. 

(c) Governing Law: The laws of the State of Illinois shall govern the Agreement. 

(d) Parties Bound: This Agreement shall be binding on and inure to the benefit of the parties to this 
Agreement and their respective heirs, executors, administrators, legal representatives, successors and 
assigns as permitted by this Agreement. 
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(e) Severability: In the event that any one or more of the provisions contained in this Agreement shall for 
any reason be held invalid, illegal, or unenforceable in any respect, that invalidity, illegality, or 
unenforceability shall not affect any other provision. This Agreement shall be construed as if the invalid, 
illegal, or unenforceable provision had never been contained in it. 

(f) Merger Clause: This Agreement, when executed by both Buyer and Seller, shall contain the entire 
understanding and agreement between Buyer and Seller and Agent, if any, with respect to the matters 
referred to herein and shall supersede all prior or contemporaneous agreements, representations and 
understanding with respect to such matters. 

(g) Force Majeure: If performance of this Agreement or any obligation under this Agreement is prevented, 
restricted, or interfered with by causes beyond either party's reasonable control ("Force Majeure"), and 
if the party unable to carry out its obligations gives the other party prompt written notice of such event, 
then the obligations of the party invoking this provision shall be suspended to the extent necessary by 
such event. The term Force Majeure shall include, without limitation, acts of God, plague, epidemic, 
pandemic, outbreaks of infectious disease or any other public health crisis, including quarantine or other 
employee restrictions, fire, explosion, vandalism, storm or other similar occurrence, orders or acts of 
military or civil authority, or by national emergencies, insurrections, riots, or wars, or strikes, lock-outs, 
work stoppages or other labor disputes, or supplier failures. Lack of financial resources on the part of 
either party shall not be a Force Majeure Event. The excused party shall use reasonable efforts under the 
circumstances to avoid or remove such causes of non-performance and shall proceed to perform with 
reasonable dispatch whenever such causes are removed or ceased. An act or omission shall be deemed 
within the reasonable control of a party if committed, omitted, or caused by such party, or its employees, 
officers, agents, or affiliates. 

(h) Amendments. This Agreement may be amended by the parties only by a written agreement. 

(i) Attorneys' Fees: If any action at law or in equity is brought to enforce or interpret the provisions of this 
Agreement, the prevailing party will be entitled to reasonable attorneys' fees in addition to any other 
relief to which that party may be entitled. 

(j) Headings: Headings used in this Agreement are provided for convenience only and shall not be used 
to construe meaning or intent. 

 

[Signature Page Follows] 
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In witness of the mutual promises made above, Seller and Buyer have executed this contract. 

SELLER: 

Mayo Clinic, a Minnesota non-profit corporation 

By:  ___________________________________________Date: 
Name: ______________________ 
Its:____________________________________ 

BUYER: 

By:  ____________________________________________ Date: 
Village of Oreana, Illinois 
Aaron Keathley, President of Board of Trustees 

Dennis E. Dahlen
Chief Financial Officer
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EXHIBIT A 
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EXHIBIT B 

 
 

Seller’s Standard Terms and Conditions 
 

 
The terms and conditions set forth on this Exhibit B (“Seller’s Standard Terms and Conditions”) shall 
control in the event of any inconsistency between such term and condition and any other provision of 
the Agreement.   
 
1. Seller neither makes nor will make any representation or warranty of title beyond that specifically 

set forth in the special warranty deed. 
 

2. The following sentence is added to the Agreement:  “Seller shall have the right to approve all Seller-
related escrow documents that are necessary to close this transaction.”   

 
3. The following is added to Agreement: 

It is understood that the Property is to be sold in “As Is” condition and subject to all rights, 
easements, covenants and restrictions in effect and applicable to the Property and that no 
representation or warranty has been or will be made with respect to the condition of the Property.  
Seller acquired the Property by charitable donation and has made no inspection or investigation 
of the Property.  Seller makes no representation as to the development potential of the Property; 
the condition, valuation or utility of the Property, or its suitability for any purpose whatsoever; 
title and survey matters with respect to the Property; and any responsibility or liability with 
respect to the Property; and any responsibility or liability with respect to the presence in the soil, 
air, structures, and surface and subsurface waters, of any hazardous substances or other 
environmental conditions.  Seller is selling the Property in its present condition and state of repair, 
"AS IS" and "WHERE IS", with all defects and liabilities, latent or apparent.  This language shall 
survive and be in existence after closing. 

 
4. Seller’s obligation to close the sale of the Property is subject to the condition that Buyer shall have 

duly performed each and every agreement to be performed by Buyer in the Agreement at or prior to 
Closing.   
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EXHIBIT C 
 

Certificate of Secretary of Mayo Clinic 
 

[See attached] 






