














































































































































































































































































































































































































































City Council Chambers Wednesday, August 4, 2021 
Immediately Following the 7:00pm City Council Meeting 

A Community For Generations. 

Isanti 
Economic Development Authority Agenda 

1. Call to Order 
a. Pledge of Allegiance 
b. Roll Call 
c. Agenda Modifications 
d. Adopt Agenda 

2. Approve Minutes of June I, 2021 Regular Economic Development Authority meeting 

3. Business Items 
A. Third Amendment to the Development Subsidy Agreement for BP Metals 
B. First Amendment to the Development Subsidy Agreement for L TL LED LLC 
C. Resolution 2021-XXX 2022 Crop Lease Award PID 16.090.0140 
D. Resolution 2021-XXX 2022 Crop Lease Award PID 16.029.1400 

4. Other Business/ Updates/ Communications 

5. Adjournment 



2. 
Economic Development Authority 
Meeting Minutes 
June 1, 2021 

I. Call to Order: Mayor Johnson called the meeting to order at 9: 19pm 
a. Pledge of Allegiance 
b. Roll Call: Members present: Jeff Johnson, Steve Lundeen, Dan Collison, Jimmy Gordon, Paul 

Bergley, Luke Merrill, and Justin Nielson. Staff present: Community Development Director Sheila 
Sellman. 

c. Agenda Modifications: None 
d. Adopt Agenda: Motion by Lundeen, Second by Merrill, motion passed 7-0 to approve the agenda. 

2. Approve Minutes of the May 4,2021 meeting and the May 18, 2021Special Meeting: Motion by 
Merrill, second by Lundeen to approve, motion passed 7-0. 

3. Business Items 

A. Purchase Agreement with Coyote Creek Industries, LLC for the sale of EDA owned land 
legally described as Lot 1, Block 1, Isanti Centennial Complex 7th Rearrangement 

B. Purchase agreement with Wolf River Industries, LLC for the sale of EDA owned land 
legally described as Lot 2, Block 1, Isanti Centennial Complex 7th Rearrangement 

Business items A and B were discussed together. The EDA has a purchase agreement to sell both of these 
properties to Wolf River Electric. They are financing their project with SBA loans and are required to put 
the land into different entities. The name change requires new purchase agreements, the terms of the 
agreements have not changed. Motion by Lundeen and second by Merrill to approve both development 
agreements. Motion passed 6-0, with Nielson abstaining. 

4. Other Business/ Updates/ Communications 

5. Adjournment: Motion by Bergley, second by Collison, motion passed to adjourn at 9:23pm. 



3.A. 
Request for EDA Action 

To: 

From: 

Economic Development Authority 

Sheila Sellman, Community Development Director 

Date: 

Subject: 

August 4, 2021 

Third Amendment to Development Subsidy Agreement for BP Metals 

Background: 
In March 2020, the EDA entered into a Development Subsidy Agreement with BP Metals for 
development of an EDA Shovel Ready Site. The sale has been completed and the site plan has been 
approved for a manufacturing facility at 825 East Dual. Now that the site plan has been approved 
this agreement needs to be amended to match the development. There are minor changes to the 
escrow language and the remainder of the agreement is in place as originally approved and 
amended. 

Recommendation: 
Staff recommends approving the Amendment 

Attachments: 
• Amendment 



CITY OF ISANTI 

THIRD AMENDMENT TO THE 
DEVELOPMENTSUBSIDYAGREEMENTFOR 

B.P. Metals, LLC 

This Amendment is by and between the City of Isanti, a Minnesota municipal corporation, and B. 
P. Metals, LLC, a Minnesota limited liability company (the Developer), and amends the Development and 
Subsidy Agreement dated March 4, 2020, as amended August 18, 2020. 

Recitals 

A. Sections 4, 5, 6 and 7 of the original Agreement set forth terms relating to private improvements 
and certain financial guarantees. 

B. Due to the recently approved site plan an escrow for development inspections is required rather 
than the financial guarantee as outlined. 

Agreement 

In consideration of the mutual promises set forth below, and other good and valuable 
consideration the receipt of which is acknowledged, the parties agree as follows: 

I. The above recitals are incorporated herein as if fully set forth. 

2. The City accepts the site plan as approved per Resolution 2021-148. 

3. Sections 4,5,6 and 7 of the Agreement are hereby modified by replacing those paragraphs with 

the following: 

Developer shall, contemporaneously with execution of this Agreement, deposit with the City an 
escrow of $5,000 to cover the cost of legal fees, engineering fees, administrative expenses and 
other costs related to the Development. Any funds remaining in the escrow account(s) after the 
completion of the Development shall be refunded to the Developer. In the event the escrow 
account balance is reduced to $1,000 or less, the Developer shall post additional sums of money 
to replenish the account to a maximum of $2,000 to cover projected City costs as determined by 
the City. The escrow account shall always have a balance of no less than $1,000.00. The 
Developer shall be entitled, upon request, to an itemized statement of all costs and fees charged 
against the Developer's escrow account. 

4. This amendment is effective __ day of August 2021. 

5. All other terms of the Development Agreement, as previously amended, not modified by this 
Second Amendment shall remain in effect as originally stated. 

CITY OF ISANTI 

By:-------- 
Jeff Johnson, Mayor 



Attest: 

Jaden Strand, City Clerk 

STATE OF MINNESOTA ) 
) ss. 

COUNTY OF ISANTI ) 

This instrument was acknowledged before me on this __ day of August, 2021, by Jeff Johnson 
and Jaden Strand as Mayor and City Clerk of the City of Isanti, respectively, on behalf of the City. 

Notary Public 

2 



B. P. Metals LLC 

Blake Pendzimas, Manager 

STATE OF MINNESOTA ) 
) ss. 

COUNTY OF___ ) 

This instrument was acknowledged before me by Blake Pendzimas as Manager of 
B. P. Metals, LLC, on behalf of that Minnesota limited liability company. 

Notary Public 

3 



3.B. 
A Community For Generations. 

Isanti Request for EDA Action 

To: 

From: 

Economic Development Authority 

Sheila Sellman, Community Development Director 

Date: 

Subject: 

August 4, 2021 

First Amendment to Development Subsidy Agreement for L TL LED LLC 

Background: 
In December 2020, the EDA entered into a Development Subsidy Agreement with L TL LED LLC 
(Wolf River Electric) for development of an EDA Shovel Ready Site. The sale has been completed 
and the site plan has been approved for an Office Warehouse facility at 687 East Dual. Now that the 
site plan has been approved this agreement needs to be amended to match the development. There 
are minor changes to the escrow language and the remainder of the agreement is in place as 
originally approved and amended. 

Recommendation: 
Staff recommends approving the Amendment 

Attachments: 
• Amendment 



CITY OF ISANTI 

FIRST AMENDMENT TO THE 
DEVELOPMENTSUBSIDYAGREEMENTFOR 

LTLLEDLLC 

This Amendment is by and between the City of Isanti, a Minnesota municipal corporation, and 
LTL LED LLC, a Minnesota limited liability company (the Developer), and amends the Development and 
Subsidy Agreement dated December 15, 2020. 

Recitals 

A. Sections 4, 5, 6 and 7 of the original Agreement set forth terms relating to private improvements 
and certain financial guarantees. 

B. Due to the recently approved site plan an escrow for development inspections is required rather 
than the financial guarantee as outlined. 

Agreement 

In consideration of the mutual promises set forth below, and other good and valuable 
consideration the receipt of which is acknowledged, the parties agree as follows: 

1. The above recitals are incorporated herein as if fully set forth. 

2. The City accepts the site plan as approved per Resolution 2021-_ 

3. Sections 4,5,6 and 7 of the Agreement are hereby modified by replacing those paragraphs with 

the following: 

Developer shall, contemporaneously with execution of this Agreement, deposit with the City an 
escrow of $5,000 to cover the cost of legal fees, engineering fees, administrative expenses and 
other costs related to the Development. Any funds remaining in the escrow account(s) after the 
completion of the Development shall be refunded to the Developer. In the event the escrow 
account balance is reduced to $1,000 or less, the Developer shall post additional sums of money 
to replenish the account to a maximum of $2,000 to cover projected City costs as determined by 
the City. The escrow account shall always have a balance of no less than $1,000.00. The 
Developer shall be entitled, upon request, to an itemized statement of all costs and fees charged 
against the Developer's escrow account. 

4. This amendment is effective __ day of August 2021. 

5. All other terms of the Development Agreement, as previously amended, not modified by this 
Second Amendment shall remain in effect as originally stated. 

CITY OF ISANTI 

By:-------- 
Jeff Johnson, Mayor 

Attest: 



Jaden Strand, City Clerk 

STATE OF MINNESOTA ) 
) ss. 

COUNTY OF ISANTI ) 

This instrument was acknowledged before me on this-~ day of August, 2021, by Jeff Johnson 
and Jaden Strand as Mayor and City Clerk of the City of Isanti, respectively, on behalf of the City. 

Notary Public 

2 



LTLLEDLLC 

Justin Nielson 

STATE OF MINNESOTA ) 
) ss. 

COUNTY OF___ ) 

This instrument was acknowledged before me by Justin Nielson, L TL LED, LLC, on behalf of 
that Minnesota limited liability company. 

Notary Public 

3 



3.C. 
MEMO 

To: 

From: 

Economic Development Authority 

Will Bucheger, Economic Development Intern 

Date: 

Subject: 

August 4, 2021 

Consider Resolutions 2021-:XX Awarding Quote for the Lease of EDA Owned Crop 
Land PID 16.029.1400 

Background: 
On June 8, 2021 Staff advertised for crop lease quotes for crop year 2022 for EDA owned land. 
City Staff opened the quotes at 11 AM on July 15, 2021 and read them aloud. The quotes were as 
follows: 

Parcel B - 4.00 acres "more or less" 
Craig Bjorklund, Bjorklund Farms $140.00/year 

This is same amount Mr. Bjorklund paid in his lease to the land in 2014 and 2017. Staff is in the 
process of obtaining an updated appraisal for this parcel. Mr. Bjorklund's quote is valuing the land 
at $35.00 per acre. The lease agreement will have a clause about selling the land. 

Based on the quotes received staff recommends the following awards: 
Parcel B - 4.00 acres "more or less" 
Craig Bjorklund, Bjorklund Farms $140.00/year 

Requested Action: 
Staff recommends adoption of the attached resolutions and staff to execute the lease. 

Attachments: 

• Resolution 2021-:XX 



CITY OF ISANTI ECONOMIC DEVELOPMENT AUTHORITY 
RESOLUTION NO. 2021.:.:XX 

RESOLUTION AWARDING QUOTE FOR THE LEASE OF CITY OF ISANTI EDA OWNED 
CROPLAND 

WHEREAS, the City of Isanti Economic Development Authority (the "EDA") has determined that 
certain property currently owned by the City of Isanti EDA will not be needed in the near future for the intended 
public use; and 

WHEREAS, the EDA has identified the property to be leased/rented for crop production on the map 
attached Exhibit B as Parcel B for 4.00 acres, further described as: all of Tax ID 16.029.1400 located East of 
500 East Dual Boulevard (United Parcel Service), access from adjacent Johnson Crop Land (no road or site 
access). Site size is 4 acres; and 

WHEREAS, the EDA advertised and obtained one quote from parties interested in fanning the above 
stated property for the production of row crops for the 2022 Crop Year as follows: 

Craig Bjorklund, Bjorklund Farms $140.00/yr. 

NOW THEREFORE BE IT RESOLVED BY THE CITY OF ISANTI ECONOMIC 
DEVELOPMENT AUTHORITY OF THE CITY OF ISANTI, MINNESOTA AS FOLLOWS: 

1. Hereby awards the bid as received for a period of one crop year to Mr. Bjorklund, for the amount 
of $140.00/annual rent for the 2022 crop year for the rental of approximately 4.00 acres "more or 
less" of EDA property for crop fanning as described above. 

2. That the annual rent of $140.00/yr. shall be due and paid to the City of Isanti Economic 
Development Authority according to the following schedule: 

On December 1, 2021 
On December 1, 2022 

$70.00 (l51 halfof first year 2022 annual fee) 
$70.00 (2nd half of year 2022 annual fee) 

3. The EDA reserves the right to develop the property at any time through the contract period. If the 
EDA exercises this right, the EDA shall compensate Mr. Bjorklund for the fair market value of 
the crop destroyed, valued at the average market price per bushel as of the date of initial 
construction activity resulting in the removal of the crop, based upon the average per acre yield as 
established by the records maintained by USDA pertaining to the subject field or as available for 
similar fields located in Isanti Township, in the event such records are not available for the specific 
crop field herein. 

4. That Mr. Bjorklund shall have no right to rent the land for future crop years after year 2022 unless 
awarded the lease by the EDA through a bid process. 

This resolution was duly adopted by the City of Isanti Economic Development Authority this _ day of 
2021. 

Attested: President Jeff Johnson 

Sheila Sellman 
Secretary/Community Development Director 



Exhibit B 
Map of Parcel B 

APPROVED RENTER: CRAIG BJORKLUND, BJORKLUND FARMS 

Signature Date 



3.D. 
MEMO 

A Community For Generations. 

d 
To: 

From: 

Economic Development Authority 

Will Bucheger, Economic Development Intern 

Date: 

Subject: 

August 4, 2021 

Consider Resolutions 2021-:XX Awarding Quote for the Lease of EDA Owned Crop 
Land 16.090.0140 

Background: 
On June 8, staff advertised for crop lease quotes for crop year 2022 for EDA owned land. City Staff 
opened the quotes at 11 AM on July 15, 2021 and read them aloud. The quotes were as follows: 

Parcel A- 82.7 acres "more or less" 
Wayne Calander, Calander Farms $8,963.85/year 

This is $3,753.85 more than the 2021 lease. The lease agreement will have a clause about selling the 
land. Mr. Calander's quote for the 2022 crop year would put that land valuing at $102.80 per acre. 
In 2021 Mr. Calander was awarded Parcel A, he paid $5,210 for the year, this put the land valuing at 
$59.75 per acre. 

Based on the quotes received staff recommends the following awards: 
Parcel A - 82. 7 acres "more or less" 
Wayne Calander, Calander Farms $8,963.85/year 

Requested Action: 
Staff recommends adoption of the attached resolutions and staff to execute the lease. 

Attachments: 

• Resolution 2021-:XX 



CITY OF ISANTI ECONOMIC DEVELOPMENT AUTHORITY 
RESOLUTION NO. 2021-XX 

RESOLUTION A WARDING QUOTE FOR THE LEASE OF CITY OF ISANTI EDA OWNED 
CROPLAND 

WHEREAS, the City of Isanti Economic Development Authority (the "EDA") has determined that 
certain property currently owned by the City oflsanti EDA will not be needed in the near future for the intended 
public use; and 

WHEREAS, the EDA has identified the property to be leased/rented for crop production on the map 
attached Exhibit A as Parcel A for 82.7 acres "more or less", further described as: all of Tax ID 16.090.0140 
and part of 16.090.0120 located south and east of the City Wastewater Treatment Facility, located to the east 
of 3rd Avenue North and south of 299th Avenue; and 

WHEREAS, the EDA advertised and obtained one quote from parties interested in farming the above 
stated property for the production of row crops for the 2022 Crop Year as follows: 

Wayne Calander, Calander Farms $8,963.85/yr. 

NOW THEREFORE BE IT RESOLVED BY THE CITY OF ISANTI ECONOMIC 
DEVELOPMENT AUTHORITY OF THE CITY OF ISANTI, MINNESOTA AS FOLLOWS: 

I. Hereby awards the bid as received for a period of one crop year to Wayne Calander, Calander 
Farms, for the amount of $8,963.85/annual rent for the 2022 crop year for the rental of 
approximately 82.7 acres "more or less" of EDA property for crop farming as described above. 

2. That the annual rent of $8,963.85/yr. shall be due and paid to the City of Isanti Economic 
Development Authority according to the following schedule: 

On December 1, 2021 
On December I, 2022 

$4,481.93 (l " halfoffirst year 2022 annual fee) 
$4,481.93 (2nd half of year 2022 annual fee) 

3. The EDA reserves the right to develop the property at any time through the contract period. If the 
EDA exercises this right, the EDA shall compensate Mr. Calander for the fair market value of the 
crop destroyed, valued at the average market price per bushel as of the date of initial construction 
activity resulting in the removal of the crop, based upon the average per acre yield as established 
by the records maintained by USDA pertaining to the subject field or as available for similar fields 
located in Isanti Township, in the event such records are not available for the specific crop field 
herein. 

4. That Mr. Calander shall have no right to rent the land for future crop years after year 2022 unless 
awarded the lease by the EDA through a bid process. 

This resolution was duly adopted by the City of Isanti Economic Development Authority this __ day of 
2021. --- 

Attested: President Jeff Johnson 

Sheila Sellman 
Secretary/Community Development Director 



Exhibit A 
Map of Parcel A 

APPROVED RENTER: WAYNE CALANDER, CALANDER FARMS 

Signature Date 



4. 
A Community For Generations, 

Isanti EDA MEMO 

To: 
From: 
Date: 
Subject: 

Economic Development Authority 
Sheila Sellman, Community Development Director 
August 4, 2021 
Other Business/Updates/Communications 

Below is a list of Other Business/updates and communications from the Community Development 
Director. 

• The Mayor's luncheon was a success! New this year was a drawing for an Isanti Mug and 
Granny May donated a gift certificate for the drawing. 

• Sheila attended a "Power Your Lunch Hour" even on Social Media 
• Sheila attended a webinar: MN 2030-Key questions for our state economy over the next ten 

years 
• Sheila attended the Chamber of Commerce Board meeting and provided updates on Isanti 
• Sheila attended an EDAM luncheon 
• Will attended the County EDA meeting 
• Sheila attended a MN Legislative Recap meeting 
• Sheila and staff attended Isanti Floral grand opening (they have been open for a while but 

did their opening this week) 
• Will has created a Business and Residential Welcome packet. 
• Sheila continues to reach out to restaurants and site selectors. The market is tight right now 

and many entrepreneurs are reserved about opening anything new while still recovering 
from COVID-19 

• New Businesses in town: Gypsy Curl salon at 2 Enterprise Ave NE. Country Cuts 120 E 
County Road 5 (in old Great Clips space) 

• Site plans have been approved for BP Metals and Wolf River Electric is being reviewed by 
Council on August 4th• 



City Council Chambers Tuesday, September 7, 2021

Immediately Following the 7: 00pm City Council Meeting

A Community For Generations.

Economic Development Authority Agenda

Pursuant to Minn Statute 13D. 02, Councilmember Gordon will be participating in the meeting from
Uncle Bucks Coffee Shop inside Bass Pro Shops, 7970 Northfield Blvd Denver, CO 80238.

The public can view the EDA meeting in person or by visiting this website:
https:// us06web. zoom. us/ j/ 88989055987?pwd= Y1lzY1JiWWtydG91bXhwMGNSUUZkZz09

or by calling into this number+ 1 312 626 6799 US with this meeting ID: 889 8905 5987 and passcode
296073

1.   Call to Order

a.   Pledge of Allegiance

b.   Roll Call

c.   Agenda Modifications

d.   Adopt Agenda

2.   Approve Minutes of August 4, 2021 Regular Economic Development Authority meeting

3.   Business Items

A.  RLF One- Time Exception Discussion

B.  Shovel Ready Sites Discussion
C.  Downtown Beautification Group Discussion

4.   Other Business/ Updates/ Communications

5.   Adjournment



2.
Economic Development Authority
Meeting Minutes
August 4, 2021

1.   Call to Order Chair Johnson called the meeting to order at 7: 17pm
a.   Pledge of Allegiance

b.   Roll Call: EDA Members present: Jeff Johnson, Jimmy Gordon, Steve Lundeen, Paul Bergley,
Justin Nielsen, Luke Merrill, Staff present: Community Development Director Sheila Sellman, Will

Bucheger EDA Intern, Member absent: Dan Collison

c.   Agenda Modifications None

d.   Adopt Agenda

Motion by Steve Lundeen, second by Luke Merrill to adopt the agenda, motion passed 6- 0.

2.  Approve Minutes of June 1, 2021 Regular Economic Development Authority meeting
Motion by Paul Bergley, second by Luke Merrill, to approve, motion passed 6- 0

3.   Business Items

A.  Third Amendment to the Development Subsidy Agreement for BP Metals:
Sellman explained the agreement needs to be amended now that the site plan has been

approved, the amendment reflects the Site Plan.

Motion by Steven Lundeen, second by Luke Merrill, to approve, motion passed 6- 0
B.  First Amendment to the Development Subsidy Agreement for LTL LED LLC.

Sellman explained the agreement needs to be amended now that the site plan has been
approved, the amendment reflects the Site Plan Motion by Steve Lundeen, second by
Luke Merrill, to approve, motion passed 5- 0, Nielson abstained

C.  Resolution 2021- XXX 2022 Crop Lease Award PID 16.090.0140. Sellman

explained only one bid was submitted. The bid was$ 8, 963. 85 for the year.
Motion by Luke Merrill, second by Paul Bergley, to approve, motion passed 6- 0

D.  Resolution 2021- X : X 2022 Crop Lease Award PID 16.029.1400. Sellman

explained only one bid was submitted. The bid was$ 140 for the year, Merrill

questioned if we could still sell the land and Sellman explained there is an out clause

in the least. Motion by Steve Lundeen, second by Paul Bergley to approve, motion

passed 6- 0

4.   Other Business/ Updates/ Communications None

5.  Adjournment Motion by Steve Lundeen, second by Paul Bergley to adjourn, motion passed 6- 0,
meeting adjourned at 7: 24pm

Respectfully submitted by Sheila Sellman Community Development Director/Secretary



3A•
A Community For Generations.

Sant" Memo for EDA Action

To:       Economic Development Authority

From:   Sheila Sellman, Community Development Director

Date:     September 7, 2021

Subject: RLF One-Time Exception Discussion

Background:

The City has a Revolving Loan Fund( RLF) to provide short- term financing to assist business in the
form of a loan. The purpose of such financing is to provide gap financing where conventional

funding sources are not sufficient to meet the business needs for new facilities, business retention,

building purchase, renovation, expansion, landscaping, machinery and equipment. The objectives of

the revolving loan fund are to create or retain permanent full-time jobs in the City; to improve the

overall tax base of the City; to diversify the economy; and to enhance the quality of life within the

community.

The revolving loan fund is intended to complement and not to compete with private lending
institutions. All loans are subject to the availability of funds. All funding is limited to the corporate
limits of the City of Isanti. In addition to the loan terms and conditions set forth in this policy, the

City shall have the right to impose additional terms and conditions in its sole discretion.

The RLF is funded by keeping a portion of Minnesota Investment Funds that are issued through the

State.

The State is making a one- time exception for cities to transfer 20% of their RLF balance back to the

State general fund and allow the remaining 80% of the funds to be used by the city as a general-

purpose aid for any lawful expenditure. The City currently has a balance of$ 144, 885.00 If we gave

20% back to the state ($ 28, 977) that would leave us with a balance of$ 115, 908 for Economic

Development purposes or other lawful expenditures including putting back into the budget. The

EDA should discuss whether they want to continue to use this as a tool for economic development

or if it is better suited to go back to fund balance.

Action Required:

Staff seeks direction

Attachments:

None



4.

A Community For Generations.

handEDA MEMO

To:       Economic Development Authority
From:   Sheila Sellman, Community Development Director
Date:     September 7, 2021

Subject: Other Business/ Updates/ Communications

Below is a list of Other Business/ updates and communications from the Community Development
Director.

Wolf River Electric site plan has been approved, next step is building permits
BP Metals has applied for a building permit
Inquiries are coming in on the remaining Shovel Ready Sites
Sheila is working with the Liquor Store manager on the grand opening for the liquor store

and has reached out to the chamber as well to organize a ribbon cutting
Sheila attended the annual Chamber appreciation luncheon on August 18th
Sheila has had discussion with the owner of the new Caribou Coffee site, they are looking to
subdivide the lot to create a space for a new user

Sheila continues to reach out to restaurants and site selectors. The market is tight right now

and many entrepreneurs are reserved about opening anything new while still recovering
from COVID- 19



Economic Development Authority Agenda 

1. Call to Order
a. Pledge of Allegiance
b. Roll Call
c. Agenda Modifications
d. Adopt Agenda

2. Approve Minutes of September 7, 2021 Regular Economic Development Authority meeting

3. Public Hearing
A. Sale of Shovel Ready Site PID 16.125.0020

4. Business Items

5. Other Business / Updates / Communications

6. Adjournment

City Council Chambers Tuesday, November 2, 2021   
Immediately Following the 7:00pm City Council Meeting 



Economic Development Authority 
Meeting Minutes 
September 7, 2021 

1. Call to Order
a. Pledge of Allegiance
b. Roll Call
c. Agenda Modifications
d. Adopt Agenda

2. Approve Minutes of August 4, 2021 Regular Economic Development Authority meeting

3. Business Items
A. RLF One-Time Exception Discussion
B. Shovel Ready Sites Discussion
C. Downtown Beautification Group Discussion

4. Other Business / Updates / Communications

5. Adjournment

         2.



To: Economic Development Authority  

From: Sheila Sellman, Community Development Director 

Date: November 2, 2021 

Subject: Sale of EDA Land PID 16.125.0020 to Special Tools, Inc. 

Background: 
The subject site is a 2.5-acre lot in our Shovel Ready program. The owner of Special Tools (ST) Inc 
is looking to expand their current business and need a bigger space. They are proposing to build a 
10-12,000 square foot manufacturing building. ST was founded in 1979 starting as a precision
cutting tools company, in 2014 the owner sold the business to his grandson, and today the grandson
is the current owner and is looking to expand. ST supplies customers with quality custom tools and
have designed and produced a variety of custom cutting tools that are used to manufacture many
different products across a wide variety of industries. These products range from hydraulic
components, automotive and industrial equipment and accessories, to medical and defense
components.  ST currently employees 7 people and those jobs will move to Isanti with this new
build.

Recommendation: 
Staff recommends approval of the purchase agreement and subsidy/development agreement. 

Attachments: 
• Purchase Agreement
• Subsidy/development Agreement

Request for EDA Action 

3.A.



 
 
 
 
 
 

PURCHASE AGREEMENT 
 

This Agreement is entered into by and between the City of Isanti, a Minnesota municipal 
corporation (“Seller”), and Special Tools, Inc., a corporation under the laws of Minnesota 
(“Buyer”). 
 
 
1. EFFECTIVE DATE.  The effective date of this Agreement is ________, 2021 (the 

“Effective Date”).   
 

2. SALE OF PROPERTY.  Seller agrees to sell to Buyer, and Buyer agrees to buy from Seller 
the Property legally described as follows:    

 
 Lot 00A of Isanti Centennial Complex 3rd Rearrangement, County of Isanti, State of 
Minnesota 

 Isanti County PID Number:  16.125.0020 
 

3. PURCHASE PRICE.  The purchase price for the Property is $1.00 (the “Purchase Price”).  
   

4. EARNEST MONEY.  None. 
 

5. SURVEY.  Buyer may, at Buyer’s expense, obtain a survey (the “Survey”) from a duly 
licensed surveyor.  If so obtained, a copy shall be provided to Seller within 30 days of receipt 
by Buyer. 

 
6. TITLE COMMITMENT. 

 
a. Seller makes no representations or warranties with respect to the status of title to the 

Property.  Within 30 business days after the Effective Date, Buyer may, at Buyer’s 
expense, obtain a commitment from Escrow Agent to issue an owner’s policy of title 
insurance insuring Buyer’s title to the Property (the “Title Commitment”) and deliver 
the Title Commitment and copies of or internet access to copies of all recorded 
documents referenced in the Title Commitment to Buyer.   
 

b. Buyer shall have until the date 30 days after the receipt of the Title Commitment to 
review Title and to give Seller written notice of (i) any defects in the marketability of 
Seller title to the Property or any encumbrances on Seller’s title to the Property that 
are objectionable to Buyer, and (ii) the specific actions Buyer requests that Seller take 
with respect to each such defect or encumbrance (a “Title Objection Notice”).   Any 
defects in or encumbrances on Seller’s title that Buyer does not identify in a timely 
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Title Objection Notice are each a “Permitted Exception.”  Within three business 
days after Seller’s receipt of a Title Objection Notice from Buyer, Seller will notify 
Buyer, in writing, of the actions, if any, that Seller is willing to take with respect to 
each of the matters identified in the Title Objection Notice and the time frame in 
which Seller will take those actions (“Seller’s Title Notice”).  If Seller’s Title Notice 
indicates that Seller unconditionally agrees to make Seller’s title to the Property 
marketable on or before the closing date established pursuant to Section 10, the 
parties shall proceed to closing pursuant to the terms of this Agreement.  If Seller’s 
Title Notice indicates that Seller does not unconditionally agree to make Seller’s Title 
to the Property marketable on or before the closing date established in Section 10, 
Buyer may, at any time with three business days after Buyer’s receipt of Seller’s Title 
Notice, terminate this Agreement by written notice to Buyer in which case this 
Agreement is terminated (“Buyer’s Title Termination Notice”).  If Buyer does not 
deliver a Buyer’s Title Termination Notice to Seller within the three business days 
after Buyer’s receipt of Seller’s Title Notice, than Seller must perform in accordance 
with Seller’s Title Notice, Buyer shall be deemed to have waived Buyer’s objections 
to the extent Seller has not agreed to address them in Seller’s Title Notice, the matters 
to which Buyer objected and Seller did not agree to resolve are deemed Permitted 
Exceptions, and the parties shall proceed to Closing in accordance with the terms of 
this Agreement and the terms of Seller’s Title Notice.   

 
7. RIGHT OF ENTRY.  Buyer (and its employees, agents, and contractors) may enter the 

Property for the purpose of conducting soil tests, environmental tests and additional 
survey work, subject to the following conditions: 
 

a. Within one week after the termination of this Agreement, if either Seller or Buyer 
terminate this Agreement in accordance with the provisions hereof prior to 
Closing, Buyer must repair and or restore any damage Buyer or its employees, 
agents or contractors cause to the Property and remove any personal property, 
refuse or debris Buyer or its employees, agents or contractors brought onto or 
authorized third parties to bring onto the Property. 
 

b. Buyer must defend and indemnify Seller from and against and hold Seller 
harmless Seller from all “Claims,” as defined in Section 10, arising out of, 
resulting from or relating to any loss of or damage to any property or business or 
out of any injury to or death of any person, if the loss, damage, injury, or death 
arises or is alleged to arise either directly or indirectly and either wholly or in part 
from: (a) any action or omission of Buyer or its employees, agents, or contractors, 
while on the Property pursuant to this Section; or (b) actions or omissions of 
Buyer or Buyer’s employees, agents, or contractors that cause or result in the 
release of any Hazardous Substance onto the Property or onto other property. 

 
c. Buyer must comply with and shall cause it employees, agents, and contractors to 

comply with all applicable laws, while on the Property. 
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d. Other than a standard Phase 1 environmental assessment, Buyer may not 
commence any environmental testing on the Property until Buyer submits a work 
plan for such testing to Seller and Seller approves the work plan, in writing.  
Seller may not unreasonably withhold, condition or delay Seller’s approval of a 
work plan.  
 

e. Buyer must, promptly and without demand from Seller, provide Seller with true 
and complete copies of all draft and final reports relating to Buyer’s geotechnical 
and environmental investigations and testing of the Property including, without 
limitation, any reports relating to any Phase I Environmental Site Assessment of 
the Property. 

 
f. The cost of any test or additional survey work will be borne solely by Buyer. 

 
8. PROPERTY SOLD AS IS.  Subject to Buyer’s right to terminate this Agreement 

pursuant to Section 9, Buyer agrees to accept the Property in its current condition, 
including, without limitation, its current environmental and geological condition, and in 
an “AS-IS” and with “ALL FAULTS” condition.  Buyer’s payment of the Purchase Price 
at Closing constitutes Buyer’s acknowledgment and agreement that: 
 

a. Seller has not made any written or oral representations or warranties of any kind 
with respect to the Property (including without limitation express or implied 
warranties of title, merchantability, or fitness for a particular purpose); 
 

b. Buyer has not relied on any written or oral representation or warranty made by 
Seller, its agents or employees with respect to the condition or value of the 
Property; 

 
c. Buyer has had an adequate opportunity to inspect the condition of the Property, 

including without limitation any environmental testing, and to inspect documents 
applicable thereto, and Buyer is relying solely on such inspection and testing; and 

 
d. The condition of the Property is fit for Buyer’s intended use.   

 
e. Buyer accepts all risk of Claims (including without limitation all Claims under 

any Environmental Law and all Claims arising at common law, in equity or under 
a federal, state or local statute, rule or regulation) whether past, present or future, 
existing or contingent, known or unknown, arising out of, resulting from or 
relating to the condition of the Property, known or unknown, contemplated or 
uncontemplated, suspected or unsuspected, including without limitation the 
presence of any Hazardous Substance on the Property, whether such Hazardous 
Substance is located on or under the Property, or has migrated from or to the 
Property. 

 
9. INSPECTION PERIOD. 
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a. Except as otherwise provided in Section 6, Buyer shall have 90 days from the 
Effective Date (the “Inspection Period”) to investigate the Property and 
determine, in Buyer’s sole judgment, whether (i) the condition of the Property is 
suitable to Buyer’s intended use; and (ii) Buyer will be able to obtain all 
governmental approvals (including, but not limited to, approvals necessary to 
subdivide and re-plat the Property, if applicable) and utilities necessary for 
Buyer’s intended use of the Property.  Buyer acknowledges and agrees that Seller 
has not made any covenants, representations or warranties regarding Buyer’s 
ability to obtain governmental approvals from the City of Isanti or any other 
governmental entity. The City of Isanti will review, consider and act on any 
applications Buyer submits to the City for governmental approvals in accordance 
with City Code. 

 
b. Buyer may, at any time on or before 5:00 p.m. on the last day of the Inspection 

Period, terminate the Agreement by written notice to Seller based on Buyer’s 
determination, in Buyer’s sole and absolute discretion, that the condition of the 
Property is not suitable for Buyer’s intended use or that Buyer may not be able to 
obtain all governmental approvals and utilities necessary for Buyer’s intended use 
of the Property.  In addition, this Agreement automatically terminates at 5:00 p.m. 
on the last day of the Inspection Period unless, prior to that time Buyer delivers a 
written notice of Buyer’s intention to proceed (a “Notice to Proceed”) to Seller. 
 

10. DEFINITIONS.  As used in this Agreement: 
 
“Claim” or “Claims” means any and all liabilities, suits, claims, counterclaims, causes of 
action, demands, penalties, debts, obligations, promises, acts, fines, judgments, damages, 
consequential damages, losses, costs, and expenses of every kind (including without 
limitation any attorney’s fees, consultant’s fees, costs, remedial action costs, cleanup costs 
and expenses which may be related to any claims). 
 
“Environmental Law” means the Comprehensive Environmental Response, 
Compensation and Liability Act (“CERCLA”), 42 U.S.C. § 9601 et seq., the Resource 
Conservation and Recovery Act, 42 U.S.C. § 6901 et seq., the Federal Water Pollution 
Control Act (the Clean Water Act),  33 U.S.C. § 1251 et seq. the Clean Air Act, 42 U.S.C. 
§ 7401 et seq., and the Toxic Substances Control Act, 15 U.S.C. § 2601 et seq., all as 
amended from time to time, and any other federal, state, local or other governmental 
statute, regulation, rule, law or ordinance dealing with the protection of human health, 
safety, natural resources or the environment now existing or hereafter enacted. 
 
“Hazardous Substance” or “Hazardous Substances” means any pollutant, contaminant, 
hazardous substance or waste, solid waste, petroleum product, distillate, or fraction, 
radioactive material, chemical known to cause cancer or reproductive toxicity, 
polychlorinated biphenyl or any other chemical, substance or material listed or identified 
in or regulated by any Environmental Law. 
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11. RELEASE.  By accepting the deed to the Property, Buyer, for itself, its directors, 
officers, stockholders, divisions, agents, affiliates, subsidiaries, predecessors, successors, 
and assigns and anyone acting on its behalf or their behalf hereby fully releases and 
forever discharges Seller from any and all Claims (including without limitation all Claims 
arising under any Environmental Law and all Claims arising at common law, in equity or 
under a federal, state or local statute, rule or regulation), past, present and future, known 
and unknown, existing and contingent, arising out of, resulting from, or relating to the 
condition of the Property, and Buyer hereby waives any and all causes of action 
(including without limitation any right of contribution) Buyer had, has or may have 
against Seller and anyone acting on its behalf with respect to the condition of the 
Property, whether arising at common law, in equity or under a federal, state or local 
statute, rule or regulation.  The foregoing shall apply to any condition of the Property, 
known or unknown, contemplated or uncontemplated, suspected or unsuspected, 
including without limitation the presence of any Hazardous Substance on the Property, 
whether such Hazardous Substance is located on or under the Property, or has migrated 
from or to the Property.   
 

12. NOTICES.  Notices permitted or required by this Agreement must be in writing and 
shall be deemed given when delivered in legible form to the party to whom addressed.  
Notices may be sent by certified mail or e-mail.  Notices are effective two business days 
after they are mailed via certified mail, return receipt requested or, if sent by email, upon 
email transmission (provided that any email transmission that occurs after 5:00 pm 
Pacific Time will be deemed provided on the following day).  If delivered at the Closing, 
a notice shall be deemed given when hand-delivered to the party's representative at the 
Closing. The business addresses of the parties are as follows: 
 
Seller: Josi Wood 
 City Administrator 

 City of Isanti 
 110 1st Ave. N.W. 
 Isanti, MN 55040 
 Email: jwood@cityofisanti.us  

  
Buyer:  Adam Klinkner 
  3950 Stark Drive 
  St. Francis MN 55070 
 
Email: adamk@specialtoolsinc.com 
 
Notices not given in the manner or within the time limits set forth in this Agreement are of 
no effect and may be disregarded by the party to whom they are directed. 
 

13. CLOSING. This transaction shall close within 30 days after Buyer delivers a Notice to 
Proceed to Seller or on such earlier date as Seller and Buyer may establish by mutual, 
written agreement.  The Closing shall take place at City offices or at some other place as 
the parties may mutually agree prior to such date.  At the option of either Party, the 

mailto:jwood@cityofisanti.us
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executed closing documents, Purchase Price and closing costs may be deposited with the 
City to avoid the necessity for a Closing at which the Parties are present. 
 

a. Seller’s Obligations at Closing.  At Closing, Seller must deliver to Escrow 
Agent, for delivery to Buyer: 
 

i. A limited warranty deed, duly executed and acknowledged on behalf of 
the City, conveying title to the Property, subject to (A) Building, 
Subdivision and Zoning Ordinances; (B) Matters that would be disclosed 
by an accurate survey of the Property; and (C) matters that constitute 
Permitted Exceptions pursuant to Section 6. 
 

ii. A certified copy of a duly adopted Resolution authorizing Seller’s sale of 
the Property to Buyer; and 

 
iii. Seller’s affidavits, well disclosure certificate (if required), settlement 

statement approved by Seller and Buyer, and any other documents 
required by the Escrow Agent. 

  
b. Buyer’s Obligations at Closing.  At Closing, Buyer must: 

 
i. Provide the Purchase Price; and  

 
ii. File or cause Escrow Agent to file an Electronic Certificate of Real Estate 

Value, if required and necessary.  
 

c. Closing Costs. 
 

i. At Closing, the following Seller closing costs and expenses must be paid 
from the Purchaser Price or, if the Purchase Price is not sufficient, paid by 
Seller: 
 

1. Seller’s own attorney’s fees. 
2. The cost of real estate broker commission fees as prescribed in 

Section 14, if any. 
 

ii. At Closing Buyer must pay the Purchase Price to Seller and the following 
costs and expenses: 
 

1. Property taxes payable 2021, if any. 
2. Buyer’s own attorney’s fees. 
3. All closing fees. 
4. Documentary and recording fees for the deed(s). 
5. State deed tax. 
6. The cost of the title commitment. 
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7. The cost of the owner’s title insurance policy, if Buyer elects to 
purchase an Owner’s title insurance policy. 
 

d. Possession.  Seller must deliver possession of the Property to Buyer at Closing. 
 

14. REAL ESTATE BROKERS.  Seller and Buyer represent and warrant to each other that 
they have dealt with no brokers, real estate agents, finders or the like in connection with 
this transaction.  Seller and Buyer agree to indemnify each other and to hold each other 
harmless against all claims, damages, costs or expenses of or for any broker’s fees or 
commissions resulting for their actions or agreements regarding the execution or 
performance of this Agreement, other than the fees payable to Seller’s Broker, and will 
pay all costs of defending any action or lawsuit brought to recover any such fees or 
commissions incurred by the other party, including reasonable attorney’s fees. 
 

15. ASSIGNMENT.  This Agreement may not be assigned without the written consent of 
the non-assigning Party. 

 
16. THIRD PARTY BENEFICIARY.  There are no third-party beneficiaries of this 

Agreement, intended or otherwise. 
 

17. JOINT VENTURE.  Seller and Buyer, by entering into this Agreement and completing 
the transactions described herein, shall not be considered joint ventures or partners. 

 
18. CAPTIONS.  The paragraph headings or captions appearing in this Agreement are for 

convenience only, are not a part of this Agreement, and are not to be considered in 
interpreting this Agreement. 
 

19. ENTIRE AGREEMENT / MODIFICATION.  This written Agreement constitutes the 
complete agreement between the parties and supersedes any prior oral or written 
agreements between the parties regarding the Property.  There are no verbal agreements 
that change this Agreement and no waiver or modification of any of its terms will be 
effective unless in writing executed by the parties.   
 

20. BINDING EFFECT.  This Agreement binds and benefits the Parties and their 
successors and assigns. 

 
21. CONTROLLING LAW.  This Agreement is made under the laws of the State of 

Minnesota and such laws will control its interpretation. 
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22. REMEDIES.   
 

a. If Buyer fails to perform any of the terms or conditions of this Agreement within 
the specified time limits, Seller may declare this Agreement terminated pursuant 
to Minnesota Statutes section 559.21.  Seller’s sole remedy in the event of 
Buyer’s default is retention of the Earnest Money, if any, unless Buyer defaults 
under Section 7 or 11 of this Agreement, in which case Seller may retain the 
Earnest money or suspend the performance of its obligations under this 
Agreement and commence an action in Isanti County District Court to recover its 
actual damages arising from the default.  
 

b. If Seller fails to perform any of the terms or conditions of this Agreement within 
the specified time limits, Buyer may, as its sole remedy, declare this Agreement 
terminated, or, in the alternative, Buyer may have this Agreement specifically 
enforced and recover any incidental damages.  Buyer waives all claims for 
consequential damages against Seller based on Seller’s breach or alleged default 
hereunder.   

 
23. WAIVER.  Failure of Seller or Buyer to insist upon the performance of any of the 

covenants, agreements and/or conditions of this Agreement or to exercise any right or 
privilege herein shall not be deemed a waiver of any such covenant, condition or right. 

 
24. SURVIVAL OF TERMS AND CONDITIONS.  The terms and conditions of this 

Agreement shall survive and be in full force and effect after the delivery of the deed and 
shall not be deemed to have merged therein. 

 
25. SEVERABILITY.  Each provision of this Agreement shall apply to the extent permitted 

by applicable law and is intended to be severable.  If any provision is illegal or invalid for 
any reason whatsoever, such illegality or invalidity shall not affect the legality or validity 
of the remainder of the Agreement. 
 

26. CONSTRUCTION.  The Parties acknowledge that this Agreement was initially 
prepared by Seller solely as a convenience and that all Parties and their counsel hereto 
have read and full negotiated all the language used in this Agreement.  The Parties 
acknowledge that because all Parties and their counsel participated in negotiating and 
drafting this Agreement, no rule of construction shall apply to this Agreement to construe 
ambiguous or unclear language in favor of or against any Party. 
 

27. COUNTERPARTS; DIGITAL COPIES.  This Agreement may be executed in any 
number of counterparts and the signature pages of the separate counterparts combined 
into a single copy of this Agreement which will then constitute a fully executed version 
of this Agreement.  A facsimile, .pdf file or digital copy of a signed counterpart or of an 
assemblage of counterparts of this Agreement shall be deemed to be an original thereof. 
 

28. CONSTRUCTION DEADLINE.  Buyer shall devote the Property to its intended use 
(Industrial) or begin work on the improvements to the Property to devote it to that use, 
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within two years after closing.  In the event the above deadline is not met, Seller may 
cancel the sale and title shall return to Seller.  Title to the Property may not be transferred 
by Buyer within one year of purchase without consent of Seller. 

29. TIME PERIODS.  The time for performance of any obligation or taking any action 
under this Agreement shall be deemed to expire at 5:00 p.m. Central Time on the last day 
of the applicable time period provided for in this Agreement.  If the time for the 
performance of any obligation or taking any action under this Agreement expires on a 
Saturday, Sunday or legal holiday, the time for performance or taking such action shall be 
extended to the next succeeding day which is not a Saturday, Sunday or legal holiday. 

 
 
 
 
SELLER: The City of Isanti  
 
By: ____________________________  Dated: ___________________, 2021 
          Jeff Johnson, Mayor 
 
 
By: ____________________________  Dated: ___________________, 2021 

Jaden Strand, City Clerk 
 
 
 
 
BUYER: Special Tools, Inc 
 
 
By: ____________________________  Dated: ___________________, 2021 
 Adam Klinkner 
 
 
Its: Chief Executive Officer 



 
 
 
 
 
 
 
 
 

 
 
 

CITY OF ISANTI 
 

DEVELOPMENT AND SUBSIDYAGREEMENT FOR SPEICAL TOOLS, INC  
 

This Agreement (hereinafter the “Agreement”) is entered into this 21st day of September, 
2021 by and between the City of Isanti, a Minnesota municipal corporation (the “City”) and 
Special Tools, Inc,  a corporation under the laws of Minnesota (the “Developer”). 

1. Subject Property.  Developer is, or will be, the owner of the Subject Property legally 
described as Lot OOA Isanti Centennial Complex 3rd Rearrange, County of Isanti, 
State of Minnesota, PID Number 16.125.0020.  Sale of the Subject Property by the 
City to Developer at a price below market value is the subsidy contemplated by this 
Agreement. 

2. Conditions of Approval.  The City has approved development of the Subject 
Property, as subsidized by the City, subject to satisfaction of the following 
conditions: 

a. The Developer’s Execution of this Agreement.  That the Developer enter 
into this Agreement. 
 

b. Marketable Title.  That the Developer obtain, and retain, title to the Subject 
Property.   
 

c. Proof of Authority.  That the Developer provide proof that its governing 
board authorized the Developer’s execution of this Agreement.  This proof 
of authority may be satisfied by providing the City with a certified copy of 
the minutes of the governing board. 

 

d. Site Plan.  That Developer’s site plans, as required by the Isanti City Code, 
be completed by Developer and reviewed and approved by the City. 

   
3. The Plans.  The term “Plans” as used in this Agreement means the Site Plans 

prepared by Developer.  The Plans are subject to: (a) Planning Commission review; 
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(b) approval of the City Council; and (c) such further revisions as the Developer 
may propose and the City approves.  The Plans shall not be attached to this 
Agreement but are in the City’s files.   

4. Required Private Improvements. The private improvements the Developer will 
construct or install are as follows: 

a. Sanitary sewer 
b. Water  
c. Storm drainage facilities 
d. Stormwater maintenance 
e. Parking lot 
f. Concrete curb and gutter 
g. Lot grading 
h. Landscaping 

 

5. Payment of Development Fees.  Developer shall, contemporaneously with 
execution of this Agreement, deposit with the City an escrow of $5,000 to cover 
the cost of legal fees, engineering fees, administrative expenses and other costs 
related to the Development.  Any funds remaining in the escrow account(s) after 
the completion of the Development shall be refunded to the Developer. In the event 
the escrow account balance is reduced to $1,000 or less, the Developer shall post 
additional sums of money to replenish the account to a maximum of $2,000 to cover 
projected City costs as determined by the City. The escrow account shall always 
have a balance of no less than $1,000.00. The Developer shall be entitled, upon 
request, to an itemized statement of all costs and fees charged against the 
Developer’s escrow account. Sanitary Sewer Connection (Trunk) Fees, Water 
Connection (Trunk) Fees are collected at the time the building permit is issued. 

6. Developer Defaults.  If the Developer defaults in the performance of one or more 
of the Developer’s obligations under this Contract, i) the City gives the Developer 
30 days’ written notice of the default and ii) the Developer fails to cure the default 
within said 30 days, then the City may pursue any and all remedies available at law 
or in equity including, but not limited to, the following: 

a. The City may, at its option, perform or engage one or more third parties to 
perform the Developer’s obligations.  If, in the reasonable judgment of the 
City’s staff, the Developer’s default creates an immediate risk to public 
health or safety, the City may perform or engage one or more third parties 
to perform the work before the City provides the notice described in the 
initial paragraph of this Section, but the City must use commercially 
reasonable efforts to notify the Developer as promptly as possible that the 
City is undertaking to perform the Developer’s obligation or obligations.   If 
the City performs one or more obligations of the Developer, the Developer 
must reimburse the City for any costs or expenses the City incurs, including 
costs and expenses for City staff time, to perform the work within 30 days 
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after the City notifies the Developer, in writing, of the costs and expenses 
the City incurred to perform the work.  If the Developer does not reimburse 
the City within said 30 day period, the City may pursue any remedies 
available to the City either at law or in equity or, in the alternative, the City 
may draw on the financial guaranty the Developer has provided to the City 
pursuant to this Agreement to reimburse itself for the expenses the City 
incurs to perform the work.  This Agreement is a license for the City to act, 
and it shall not be necessary for the City to seek a Court Order for 
permission to enter the Developer Property.  As an alternative to seeking 
recovery from the Developer or the financial guaranty, the City may levy 
special assessments against the Developer Property in accordance with 
Minnesota Statutes Section 429, and the Developer, for itself and its 
successors in title, hereby expressly waives any and all substantive and 
procedural objections or defenses the Developer may have to such special 
assessments; 

b. The City may commence an action in Isanti County District Court to pursue 
any remedy available to the City at law or in equity including, but not 
limited to, injunctive relief; 

c. The City may refuse to grant building permits for improvements to be 
constructed on the Subject Property until the Developer has cured all of its 
defaults; and 

d. The City may draw upon all or any portion of the financial guaranty the 
Developer has provided to the City and (i) use all or any portion of the 
proceeds from the financial guaranty to reimburse the City pursuant to 
subsection (a) above; (ii) use all or any portion of the proceeds from the 
financial guaranty to satisfy any judgment the City obtains against the 
Developer pursuant to subsection (b) above; (iii) use all or any portion of 
the proceeds to reimburse the City pursuant to Section 11 (j) below; and (iv) 
hold all or any portion of the proceeds for a reasonable time for the future 
application as described in subsections (i), (ii) and (iii) of this paragraph.  

7. Business Subsidy.  As a condition of developing the Subject Property, Developer 
and City agree to the following terms: 

a. Subsidy.  Developer acknowledges and agrees that it received a business 
subsidy from the City in the form of a reduced purchase price for the 
Subject Property.  The Subject Property is valued at $81,700.  The City 
sold the Subject Property to Developer for $1.  The value of the subsidy is 
the difference between the County Assessor’s value and the purchase 
price. 

b. Public Purpose.  The public purposes for granting the subsidy are to create 
jobs within the City of Isanti and to increase the City’s tax base. 



    

4 
 

c. Subsidy Goals.  Developer shall create a minimum of 5 full-time, or full-
time equivalent, jobs within two years of the date of this Agreement.  All 
jobs shall meet or exceed State minimum wage requirements.  Developer 
shall continue to meet or exceed said employment goals for at least five 
years after the date of this Agreement.  In the event these requirements are 
not met, Developer shall pay the City the amount of the subsidy in a single 
lump sum payment or as otherwise agreed to in writing by the parties. 

d. Statement of Need.  Developer represents that without the business 
subsidy contemplated by this Agreement, Developer would not relocate its 
existing business to the City. 

e. Reporting.  Developer shall provide reports to the City as required by 
Minnesota Statutes section 116J.994, subdivision 7, on forms provided by 
the City. 

8. Miscellaneous.   

a. Invalidity of Any Section.  If any portion, section, subsection, sentence, 
clause, paragraph or phrase of this Agreement is for any reason invalid, such 
decision shall not affect the validity of the remaining portion of this 
Agreement. 

b. Written Amendments Only.  The action or inaction of the City or the 
Developer shall not constitute a waiver or amendment to the provisions of 
this Agreement.  To be binding, amendments or waivers shall be in writing, 
signed by the parties, and approved by a resolution of the City Council.  The 
City’s or the Developer’s failure to promptly take legal action to enforce 
this Agreement shall not be a waiver or release. 

c. Compliance with Laws and Regulations. The Developer represents to the 
City that the Site Plan complies with all City, County, State, and Federal 
laws and regulations, including but not limited to: subdivision ordinances, 
zoning ordinances and environmental regulations.  If the City determines 
that the site plan does not comply, the City may, at its option, refuse to allow 
any construction or development work on the Subject Property until the 
Developer does comply.  Upon the City’s demand Developer shall cease 
work until there is compliance. 

d. Mailbox Locations.  If the Developer desires to construct a mailbox within 
the public right of way, the Developer agrees that the placement of a 
mailbox along public streets is subject to the approval by the Postmaster.  
Utility locates will be necessary. 

e. Not applicable. 
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f. Construction, Hours and Entrance Signs.  The City restricts construction 
and delivery hours to Monday through Friday 7:00 a.m. to 9:00 p.m., 
weekends and holidays, 8:00 a.m. to 8:00 p.m.  The Developer is required 
to provide a sign at each entrance point stating delivery and construction 
operation hours.  Said signs are not to exceed 80 square feet in size and must 
be clearly visible at all times during the construction period.  

g. Construction Site Maintenance.  The Developer shall adhere to all of the 
City ordinances relating to, but not limited to, dumping of garbage, site 
development, construction debris, open burning, etc. The City reserves the 
right to withhold permits, inspections, or certificates of occupancy to correct 
violations relating to construction site maintenance. 

h. Estimated Cost.  It is understood and agreed that cost amounts set forth in 
this Agreement as to the Required Private Improvements, unless qualified 
as fixed amounts, are estimated.  The Developer agrees to pay the entire 
cost of said improvements including interest, engineering and legal fees 
related thereto.  

i. Plat Approval Expenses.  Not applicable. 

j. Reimbursement to the City.  The Developer agrees to reimburse the City for 
all costs incurred by the City in defense or enforcement of this Agreement, 
or any portion thereof, including court costs and reasonable engineering and 
attorney’s fees. 

k. Certificate of Occupancy.  The term “Certificate of Occupancy” as used in 
this Agreement shall be defined as a document issued by the City’s Building 
Official, which authorizes the structure to be used for its intended purposes. 

l. Notices.  Required notices shall be in writing, and shall be either hand 
delivered to the Parties, its employees or agents, or mailed to them by 
certified or registered mail at the following address: 

To Developer: 
Adam Klinkner 
3950 Stark Drive NW 
St. Francis MN 55070 
 
 
To The City: 
Josi Wood 
City Administrator 
City of Isanti 
110 1st Ave. N.W. 
Isanti, MN 55040 
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The Developer: 

Special Tools, Inc 

By:______________________________ 
Adam Klinkner  

Its: Chief Executive Officer 

STATE OF MINNESOTA ) 
)ss. 

COUNTY OF _______________ ) 

The foregoing instrument was acknowledged before me this _______ day of ____________, 2021, 
by Adam Klinkner, Chief Executive Officer of Special Tools Inc, a corporation under the laws of 
the State of Minnesota on behalf of the corporation. 

_______________________________ 
Notary Public 
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The City: 

City OF ISANTI 

By:______________________________ 
Its: Mayor 

By:______________________________ 
Its: City Clerk 

STATE OF MINNESOTA ) 
)ss. 

COUNTY OF ISANTI ) 

The forgoing instrument was acknowledged before me on this______________ day 
of_______________ 2021, by Jeff Johnson and Jaden Strand, the Mayor and the City Clerk, 
respectively, of the City of Isanti, a municipal corporation organized under the laws of the State of 
Minnesota on behalf of the City. 

_________________________________ 

Notary Public 

This document drafted by: 
Ratwik, Roszak & Maloney, P.A 
730 Second Ave. S., Suite 300 
Minneapolis, MN 5540 



To: Economic Development Authority  
From: Sheila Sellman, Community Development Director 
Date: November 2, 2021 
Subject: Other Business/Updates/Communications 

Below is a list of Other Business/updates and communications from the Community Development 
Director. 

• Wolf River Electric site plan has been approved; next step is to apply for building permits.
• BP Metals has applied for a building permit and will be ready to issue soon.
• Isanti Family Dental has broken ground and construction is underway.
• Caribou Cabin is open
• Open House/ribbon cutting for Serenity Circle Counseling has been rescheduled to October

27th 5pm – 201 Main Street
• Purchase agreement for the current liquor store has been executed staff is working on the

deliverables and everything is on track for closing in December.
• Purchas and development agreement has been signed for 102 Dahlin (city owned lot).
• On October 8th CDD Sellman attended the ECRDC County/Administrators/ Community

Economic Developers and partners meeting
• If the purchase agreement is approved for the 2.5 acre site at this meeting the only remaining

shovel ready sites will be the 1.2 acre site and the remaining 3-acre site that was created as
part of the split for Wolf River Electric.

 EDA MEMO 

5.



City Council Chambers Tuesday, November 16, 2021 
Special Meeting 6:45pm 

 
 

 

Economic Development Authority Agenda 

1. Call to Order
a. Pledge of Allegiance
b. Roll Call
c. Agenda Modifications
d. Adopt Agenda

2. Public Hearing
A. Sale of Shovel Ready Site PID 16.125.0020

3. Adjournment



To: Economic Development Authority  

From: Sheila Sellman, Community Development Director 

Date: November 16, 2021 

Subject: Sale of EDA Land PID 16.125.0020 to Special Tools, Inc. 

Background: 
The subject site is a 2.5-acre lot in our Shovel Ready program. The owner of Special Tools (ST) Inc 
is looking to expand their current business and need a bigger space. They are proposing to build a 
10-12,000 square foot manufacturing building. ST was founded in 1979 starting as a precision
cutting tools company, in 2014 the owner sold the business to his grandson, and today the grandson
is the current owner and is looking to expand. ST supplies customers with quality custom tools and
have designed and produced a variety of custom cutting tools that are used to manufacture many
different products across a wide variety of industries. These products range from hydraulic
components, automotive and industrial equipment and accessories, to medical and defense
components.  ST currently employees 7 people and those jobs will move to Isanti with this new
build.

Recommendation: 
Staff recommends approval of the purchase agreement and subsidy/development agreement. 

Attachments: 
• Purchase Agreement
• Subsidy/development Agreement

Request for EDA Action 

    2.A.



PURCHASE AGREEMENT 

This Agreement is entered into by and between the City of Isanti, a Minnesota municipal 
corporation (“Seller”), and Special Tools, Inc., a corporation under the laws of Minnesota 
(“Buyer”). 

1. EFFECTIVE DATE.  The effective date of this Agreement is ________, 2021 (the
“Effective Date”).

2. SALE OF PROPERTY.  Seller agrees to sell to Buyer, and Buyer agrees to buy from Seller
the Property legally described as follows:

Lot 00A of Isanti Centennial Complex 3rd Rearrangement, County of Isanti, State of 
Minnesota 

Isanti County PID Number:  16.125.0020 

3. PURCHASE PRICE.  The purchase price for the Property is $1.00 (the “Purchase Price”).

4. EARNEST MONEY.  None.

5. SURVEY.  Buyer may, at Buyer’s expense, obtain a survey (the “Survey”) from a duly
licensed surveyor.  If so obtained, a copy shall be provided to Seller within 30 days of receipt
by Buyer.

6. TITLE COMMITMENT.

a. Seller makes no representations or warranties with respect to the status of title to the
Property.  Within 30 business days after the Effective Date, Buyer may, at Buyer’s
expense, obtain a commitment from Escrow Agent to issue an owner’s policy of title
insurance insuring Buyer’s title to the Property (the “Title Commitment”) and deliver
the Title Commitment and copies of or internet access to copies of all recorded
documents referenced in the Title Commitment to Buyer.

b. Buyer shall have until the date 30 days after the receipt of the Title Commitment to
review Title and to give Seller written notice of (i) any defects in the marketability of
Seller title to the Property or any encumbrances on Seller’s title to the Property that
are objectionable to Buyer, and (ii) the specific actions Buyer requests that Seller take
with respect to each such defect or encumbrance (a “Title Objection Notice”).   Any
defects in or encumbrances on Seller’s title that Buyer does not identify in a timely
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Title Objection Notice are each a “Permitted Exception.”  Within three business 
days after Seller’s receipt of a Title Objection Notice from Buyer, Seller will notify 
Buyer, in writing, of the actions, if any, that Seller is willing to take with respect to 
each of the matters identified in the Title Objection Notice and the time frame in 
which Seller will take those actions (“Seller’s Title Notice”).  If Seller’s Title Notice 
indicates that Seller unconditionally agrees to make Seller’s title to the Property 
marketable on or before the closing date established pursuant to Section 10, the 
parties shall proceed to closing pursuant to the terms of this Agreement.  If Seller’s 
Title Notice indicates that Seller does not unconditionally agree to make Seller’s Title 
to the Property marketable on or before the closing date established in Section 10, 
Buyer may, at any time with three business days after Buyer’s receipt of Seller’s Title 
Notice, terminate this Agreement by written notice to Buyer in which case this 
Agreement is terminated (“Buyer’s Title Termination Notice”).  If Buyer does not 
deliver a Buyer’s Title Termination Notice to Seller within the three business days 
after Buyer’s receipt of Seller’s Title Notice, than Seller must perform in accordance 
with Seller’s Title Notice, Buyer shall be deemed to have waived Buyer’s objections 
to the extent Seller has not agreed to address them in Seller’s Title Notice, the matters 
to which Buyer objected and Seller did not agree to resolve are deemed Permitted 
Exceptions, and the parties shall proceed to Closing in accordance with the terms of 
this Agreement and the terms of Seller’s Title Notice.   

 
7. RIGHT OF ENTRY.  Buyer (and its employees, agents, and contractors) may enter the 

Property for the purpose of conducting soil tests, environmental tests and additional 
survey work, subject to the following conditions: 
 

a. Within one week after the termination of this Agreement, if either Seller or Buyer 
terminate this Agreement in accordance with the provisions hereof prior to 
Closing, Buyer must repair and or restore any damage Buyer or its employees, 
agents or contractors cause to the Property and remove any personal property, 
refuse or debris Buyer or its employees, agents or contractors brought onto or 
authorized third parties to bring onto the Property. 
 

b. Buyer must defend and indemnify Seller from and against and hold Seller 
harmless Seller from all “Claims,” as defined in Section 10, arising out of, 
resulting from or relating to any loss of or damage to any property or business or 
out of any injury to or death of any person, if the loss, damage, injury, or death 
arises or is alleged to arise either directly or indirectly and either wholly or in part 
from: (a) any action or omission of Buyer or its employees, agents, or contractors, 
while on the Property pursuant to this Section; or (b) actions or omissions of 
Buyer or Buyer’s employees, agents, or contractors that cause or result in the 
release of any Hazardous Substance onto the Property or onto other property. 

 
c. Buyer must comply with and shall cause it employees, agents, and contractors to 

comply with all applicable laws, while on the Property. 
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d. Other than a standard Phase 1 environmental assessment, Buyer may not
commence any environmental testing on the Property until Buyer submits a work
plan for such testing to Seller and Seller approves the work plan, in writing.
Seller may not unreasonably withhold, condition or delay Seller’s approval of a
work plan.

e. Buyer must, promptly and without demand from Seller, provide Seller with true
and complete copies of all draft and final reports relating to Buyer’s geotechnical
and environmental investigations and testing of the Property including, without
limitation, any reports relating to any Phase I Environmental Site Assessment of
the Property.

f. The cost of any test or additional survey work will be borne solely by Buyer.

8. PROPERTY SOLD AS IS.  Subject to Buyer’s right to terminate this Agreement
pursuant to Section 9, Buyer agrees to accept the Property in its current condition,
including, without limitation, its current environmental and geological condition, and in
an “AS-IS” and with “ALL FAULTS” condition.  Buyer’s payment of the Purchase Price
at Closing constitutes Buyer’s acknowledgment and agreement that:

a. Seller has not made any written or oral representations or warranties of any kind
with respect to the Property (including without limitation express or implied
warranties of title, merchantability, or fitness for a particular purpose);

b. Buyer has not relied on any written or oral representation or warranty made by
Seller, its agents or employees with respect to the condition or value of the
Property;

c. Buyer has had an adequate opportunity to inspect the condition of the Property,
including without limitation any environmental testing, and to inspect documents
applicable thereto, and Buyer is relying solely on such inspection and testing; and

d. The condition of the Property is fit for Buyer’s intended use.

e. Buyer accepts all risk of Claims (including without limitation all Claims under
any Environmental Law and all Claims arising at common law, in equity or under
a federal, state or local statute, rule or regulation) whether past, present or future,
existing or contingent, known or unknown, arising out of, resulting from or
relating to the condition of the Property, known or unknown, contemplated or
uncontemplated, suspected or unsuspected, including without limitation the
presence of any Hazardous Substance on the Property, whether such Hazardous
Substance is located on or under the Property, or has migrated from or to the
Property.

9. INSPECTION PERIOD.
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a. Except as otherwise provided in Section 6, Buyer shall have 90 days from the 
Effective Date (the “Inspection Period”) to investigate the Property and 
determine, in Buyer’s sole judgment, whether (i) the condition of the Property is 
suitable to Buyer’s intended use; and (ii) Buyer will be able to obtain all 
governmental approvals (including, but not limited to, approvals necessary to 
subdivide and re-plat the Property, if applicable) and utilities necessary for 
Buyer’s intended use of the Property.  Buyer acknowledges and agrees that Seller 
has not made any covenants, representations or warranties regarding Buyer’s 
ability to obtain governmental approvals from the City of Isanti or any other 
governmental entity. The City of Isanti will review, consider and act on any 
applications Buyer submits to the City for governmental approvals in accordance 
with City Code. 

 
b. Buyer may, at any time on or before 5:00 p.m. on the last day of the Inspection 

Period, terminate the Agreement by written notice to Seller based on Buyer’s 
determination, in Buyer’s sole and absolute discretion, that the condition of the 
Property is not suitable for Buyer’s intended use or that Buyer may not be able to 
obtain all governmental approvals and utilities necessary for Buyer’s intended use 
of the Property.  In addition, this Agreement automatically terminates at 5:00 p.m. 
on the last day of the Inspection Period unless, prior to that time Buyer delivers a 
written notice of Buyer’s intention to proceed (a “Notice to Proceed”) to Seller. 
 

10. DEFINITIONS.  As used in this Agreement: 
 
“Claim” or “Claims” means any and all liabilities, suits, claims, counterclaims, causes of 
action, demands, penalties, debts, obligations, promises, acts, fines, judgments, damages, 
consequential damages, losses, costs, and expenses of every kind (including without 
limitation any attorney’s fees, consultant’s fees, costs, remedial action costs, cleanup costs 
and expenses which may be related to any claims). 
 
“Environmental Law” means the Comprehensive Environmental Response, 
Compensation and Liability Act (“CERCLA”), 42 U.S.C. § 9601 et seq., the Resource 
Conservation and Recovery Act, 42 U.S.C. § 6901 et seq., the Federal Water Pollution 
Control Act (the Clean Water Act),  33 U.S.C. § 1251 et seq. the Clean Air Act, 42 U.S.C. 
§ 7401 et seq., and the Toxic Substances Control Act, 15 U.S.C. § 2601 et seq., all as 
amended from time to time, and any other federal, state, local or other governmental 
statute, regulation, rule, law or ordinance dealing with the protection of human health, 
safety, natural resources or the environment now existing or hereafter enacted. 
 
“Hazardous Substance” or “Hazardous Substances” means any pollutant, contaminant, 
hazardous substance or waste, solid waste, petroleum product, distillate, or fraction, 
radioactive material, chemical known to cause cancer or reproductive toxicity, 
polychlorinated biphenyl or any other chemical, substance or material listed or identified 
in or regulated by any Environmental Law. 
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11. RELEASE.  By accepting the deed to the Property, Buyer, for itself, its directors, 
officers, stockholders, divisions, agents, affiliates, subsidiaries, predecessors, successors, 
and assigns and anyone acting on its behalf or their behalf hereby fully releases and 
forever discharges Seller from any and all Claims (including without limitation all Claims 
arising under any Environmental Law and all Claims arising at common law, in equity or 
under a federal, state or local statute, rule or regulation), past, present and future, known 
and unknown, existing and contingent, arising out of, resulting from, or relating to the 
condition of the Property, and Buyer hereby waives any and all causes of action 
(including without limitation any right of contribution) Buyer had, has or may have 
against Seller and anyone acting on its behalf with respect to the condition of the 
Property, whether arising at common law, in equity or under a federal, state or local 
statute, rule or regulation.  The foregoing shall apply to any condition of the Property, 
known or unknown, contemplated or uncontemplated, suspected or unsuspected, 
including without limitation the presence of any Hazardous Substance on the Property, 
whether such Hazardous Substance is located on or under the Property, or has migrated 
from or to the Property.   
 

12. NOTICES.  Notices permitted or required by this Agreement must be in writing and 
shall be deemed given when delivered in legible form to the party to whom addressed.  
Notices may be sent by certified mail or e-mail.  Notices are effective two business days 
after they are mailed via certified mail, return receipt requested or, if sent by email, upon 
email transmission (provided that any email transmission that occurs after 5:00 pm 
Pacific Time will be deemed provided on the following day).  If delivered at the Closing, 
a notice shall be deemed given when hand-delivered to the party's representative at the 
Closing. The business addresses of the parties are as follows: 
 
Seller: Josi Wood 
 City Administrator 

 City of Isanti 
 110 1st Ave. N.W. 
 Isanti, MN 55040 
 Email: jwood@cityofisanti.us  

  
Buyer:  Adam Klinkner 
  3950 Stark Drive 
  St. Francis MN 55070 
 
Email: adamk@specialtoolsinc.com 
 
Notices not given in the manner or within the time limits set forth in this Agreement are of 
no effect and may be disregarded by the party to whom they are directed. 
 

13. CLOSING. This transaction shall close within 30 days after Buyer delivers a Notice to 
Proceed to Seller or on such earlier date as Seller and Buyer may establish by mutual, 
written agreement.  The Closing shall take place at City offices or at some other place as 
the parties may mutually agree prior to such date.  At the option of either Party, the 

mailto:jwood@cityofisanti.us
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executed closing documents, Purchase Price and closing costs may be deposited with the 
City to avoid the necessity for a Closing at which the Parties are present. 
 

a. Seller’s Obligations at Closing.  At Closing, Seller must deliver to Escrow 
Agent, for delivery to Buyer: 
 

i. A limited warranty deed, duly executed and acknowledged on behalf of 
the City, conveying title to the Property, subject to (A) Building, 
Subdivision and Zoning Ordinances; (B) Matters that would be disclosed 
by an accurate survey of the Property; and (C) matters that constitute 
Permitted Exceptions pursuant to Section 6. 
 

ii. A certified copy of a duly adopted Resolution authorizing Seller’s sale of 
the Property to Buyer; and 

 
iii. Seller’s affidavits, well disclosure certificate (if required), settlement 

statement approved by Seller and Buyer, and any other documents 
required by the Escrow Agent. 

  
b. Buyer’s Obligations at Closing.  At Closing, Buyer must: 

 
i. Provide the Purchase Price; and  

 
ii. File or cause Escrow Agent to file an Electronic Certificate of Real Estate 

Value, if required and necessary.  
 

c. Closing Costs. 
 

i. At Closing, the following Seller closing costs and expenses must be paid 
from the Purchaser Price or, if the Purchase Price is not sufficient, paid by 
Seller: 
 

1. Seller’s own attorney’s fees. 
2. The cost of real estate broker commission fees as prescribed in 

Section 14, if any. 
 

ii. At Closing Buyer must pay the Purchase Price to Seller and the following 
costs and expenses: 
 

1. Property taxes payable 2021, if any. 
2. Buyer’s own attorney’s fees. 
3. All closing fees. 
4. Documentary and recording fees for the deed(s). 
5. State deed tax. 
6. The cost of the title commitment. 
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7. The cost of the owner’s title insurance policy, if Buyer elects to 
purchase an Owner’s title insurance policy. 
 

d. Possession.  Seller must deliver possession of the Property to Buyer at Closing. 
 

14. REAL ESTATE BROKERS.  Seller and Buyer represent and warrant to each other that 
they have dealt with no brokers, real estate agents, finders or the like in connection with 
this transaction.  Seller and Buyer agree to indemnify each other and to hold each other 
harmless against all claims, damages, costs or expenses of or for any broker’s fees or 
commissions resulting for their actions or agreements regarding the execution or 
performance of this Agreement, other than the fees payable to Seller’s Broker, and will 
pay all costs of defending any action or lawsuit brought to recover any such fees or 
commissions incurred by the other party, including reasonable attorney’s fees. 
 

15. ASSIGNMENT.  This Agreement may not be assigned without the written consent of 
the non-assigning Party. 

 
16. THIRD PARTY BENEFICIARY.  There are no third-party beneficiaries of this 

Agreement, intended or otherwise. 
 

17. JOINT VENTURE.  Seller and Buyer, by entering into this Agreement and completing 
the transactions described herein, shall not be considered joint ventures or partners. 

 
18. CAPTIONS.  The paragraph headings or captions appearing in this Agreement are for 

convenience only, are not a part of this Agreement, and are not to be considered in 
interpreting this Agreement. 
 

19. ENTIRE AGREEMENT / MODIFICATION.  This written Agreement constitutes the 
complete agreement between the parties and supersedes any prior oral or written 
agreements between the parties regarding the Property.  There are no verbal agreements 
that change this Agreement and no waiver or modification of any of its terms will be 
effective unless in writing executed by the parties.   
 

20. BINDING EFFECT.  This Agreement binds and benefits the Parties and their 
successors and assigns. 

 
21. CONTROLLING LAW.  This Agreement is made under the laws of the State of 

Minnesota and such laws will control its interpretation. 
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22. REMEDIES.   
 

a. If Buyer fails to perform any of the terms or conditions of this Agreement within 
the specified time limits, Seller may declare this Agreement terminated pursuant 
to Minnesota Statutes section 559.21.  Seller’s sole remedy in the event of 
Buyer’s default is retention of the Earnest Money, if any, unless Buyer defaults 
under Section 7 or 11 of this Agreement, in which case Seller may retain the 
Earnest money or suspend the performance of its obligations under this 
Agreement and commence an action in Isanti County District Court to recover its 
actual damages arising from the default.  
 

b. If Seller fails to perform any of the terms or conditions of this Agreement within 
the specified time limits, Buyer may, as its sole remedy, declare this Agreement 
terminated, or, in the alternative, Buyer may have this Agreement specifically 
enforced and recover any incidental damages.  Buyer waives all claims for 
consequential damages against Seller based on Seller’s breach or alleged default 
hereunder.   

 
23. WAIVER.  Failure of Seller or Buyer to insist upon the performance of any of the 

covenants, agreements and/or conditions of this Agreement or to exercise any right or 
privilege herein shall not be deemed a waiver of any such covenant, condition or right. 

 
24. SURVIVAL OF TERMS AND CONDITIONS.  The terms and conditions of this 

Agreement shall survive and be in full force and effect after the delivery of the deed and 
shall not be deemed to have merged therein. 

 
25. SEVERABILITY.  Each provision of this Agreement shall apply to the extent permitted 

by applicable law and is intended to be severable.  If any provision is illegal or invalid for 
any reason whatsoever, such illegality or invalidity shall not affect the legality or validity 
of the remainder of the Agreement. 
 

26. CONSTRUCTION.  The Parties acknowledge that this Agreement was initially 
prepared by Seller solely as a convenience and that all Parties and their counsel hereto 
have read and full negotiated all the language used in this Agreement.  The Parties 
acknowledge that because all Parties and their counsel participated in negotiating and 
drafting this Agreement, no rule of construction shall apply to this Agreement to construe 
ambiguous or unclear language in favor of or against any Party. 
 

27. COUNTERPARTS; DIGITAL COPIES.  This Agreement may be executed in any 
number of counterparts and the signature pages of the separate counterparts combined 
into a single copy of this Agreement which will then constitute a fully executed version 
of this Agreement.  A facsimile, .pdf file or digital copy of a signed counterpart or of an 
assemblage of counterparts of this Agreement shall be deemed to be an original thereof. 
 

28. CONSTRUCTION DEADLINE.  Buyer shall devote the Property to its intended use 
(Industrial) or begin work on the improvements to the Property to devote it to that use, 
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within two years after closing.  In the event the above deadline is not met, Seller may 
cancel the sale and title shall return to Seller.  Title to the Property may not be transferred 
by Buyer within one year of purchase without consent of Seller. 

29. TIME PERIODS.  The time for performance of any obligation or taking any action 
under this Agreement shall be deemed to expire at 5:00 p.m. Central Time on the last day 
of the applicable time period provided for in this Agreement.  If the time for the 
performance of any obligation or taking any action under this Agreement expires on a 
Saturday, Sunday or legal holiday, the time for performance or taking such action shall be 
extended to the next succeeding day which is not a Saturday, Sunday or legal holiday. 

 
 
 
 
SELLER: The City of Isanti  
 
By: ____________________________  Dated: ___________________, 2021 
          Jeff Johnson, Mayor 
 
 
By: ____________________________  Dated: ___________________, 2021 

Jaden Strand, City Clerk 
 
 
 
 
BUYER: Special Tools, Inc 
 
 
By: ____________________________  Dated: ___________________, 2021 
 Adam Klinkner 
 
 
Its: Chief Executive Officer 



CITY OF ISANTI 

DEVELOPMENT AND SUBSIDYAGREEMENT FOR SPEICAL TOOLS, INC 

This Agreement (hereinafter the “Agreement”) is entered into this 21st day of September, 
2021 by and between the City of Isanti, a Minnesota municipal corporation (the “City”) and 
Special Tools, Inc,  a corporation under the laws of Minnesota (the “Developer”). 

1. Subject Property.  Developer is, or will be, the owner of the Subject Property legally
described as Lot OOA Isanti Centennial Complex 3rd Rearrange, County of Isanti,
State of Minnesota, PID Number 16.125.0020.  Sale of the Subject Property by the
City to Developer at a price below market value is the subsidy contemplated by this
Agreement.

2. Conditions of Approval.  The City has approved development of the Subject
Property, as subsidized by the City, subject to satisfaction of the following
conditions:

a. The Developer’s Execution of this Agreement.  That the Developer enter
into this Agreement. 

b. Marketable Title.  That the Developer obtain, and retain, title to the Subject
Property.  

c. Proof of Authority.  That the Developer provide proof that its governing
board authorized the Developer’s execution of this Agreement.  This proof
of authority may be satisfied by providing the City with a certified copy of
the minutes of the governing board.

d. Site Plan.  That Developer’s site plans, as required by the Isanti City Code,
be completed by Developer and reviewed and approved by the City.

3. The Plans.  The term “Plans” as used in this Agreement means the Site Plans
prepared by Developer.  The Plans are subject to: (a) Planning Commission review;
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(b) approval of the City Council; and (c) such further revisions as the Developer 
may propose and the City approves.  The Plans shall not be attached to this 
Agreement but are in the City’s files.   

4. Required Private Improvements. The private improvements the Developer will 
construct or install are as follows: 

a. Sanitary sewer 
b. Water  
c. Storm drainage facilities 
d. Stormwater maintenance 
e. Parking lot 
f. Concrete curb and gutter 
g. Lot grading 
h. Landscaping 

 

5. Payment of Development Fees.  Developer shall, contemporaneously with 
execution of this Agreement, deposit with the City an escrow of $5,000 to cover 
the cost of legal fees, engineering fees, administrative expenses and other costs 
related to the Development.  Any funds remaining in the escrow account(s) after 
the completion of the Development shall be refunded to the Developer. In the event 
the escrow account balance is reduced to $1,000 or less, the Developer shall post 
additional sums of money to replenish the account to a maximum of $2,000 to cover 
projected City costs as determined by the City. The escrow account shall always 
have a balance of no less than $1,000.00. The Developer shall be entitled, upon 
request, to an itemized statement of all costs and fees charged against the 
Developer’s escrow account. Sanitary Sewer Connection (Trunk) Fees, Water 
Connection (Trunk) Fees are collected at the time the building permit is issued. 

6. Developer Defaults.  If the Developer defaults in the performance of one or more 
of the Developer’s obligations under this Contract, i) the City gives the Developer 
30 days’ written notice of the default and ii) the Developer fails to cure the default 
within said 30 days, then the City may pursue any and all remedies available at law 
or in equity including, but not limited to, the following: 

a. The City may, at its option, perform or engage one or more third parties to 
perform the Developer’s obligations.  If, in the reasonable judgment of the 
City’s staff, the Developer’s default creates an immediate risk to public 
health or safety, the City may perform or engage one or more third parties 
to perform the work before the City provides the notice described in the 
initial paragraph of this Section, but the City must use commercially 
reasonable efforts to notify the Developer as promptly as possible that the 
City is undertaking to perform the Developer’s obligation or obligations.   If 
the City performs one or more obligations of the Developer, the Developer 
must reimburse the City for any costs or expenses the City incurs, including 
costs and expenses for City staff time, to perform the work within 30 days 
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after the City notifies the Developer, in writing, of the costs and expenses 
the City incurred to perform the work.  If the Developer does not reimburse 
the City within said 30 day period, the City may pursue any remedies 
available to the City either at law or in equity or, in the alternative, the City 
may draw on the financial guaranty the Developer has provided to the City 
pursuant to this Agreement to reimburse itself for the expenses the City 
incurs to perform the work.  This Agreement is a license for the City to act, 
and it shall not be necessary for the City to seek a Court Order for 
permission to enter the Developer Property.  As an alternative to seeking 
recovery from the Developer or the financial guaranty, the City may levy 
special assessments against the Developer Property in accordance with 
Minnesota Statutes Section 429, and the Developer, for itself and its 
successors in title, hereby expressly waives any and all substantive and 
procedural objections or defenses the Developer may have to such special 
assessments; 

b. The City may commence an action in Isanti County District Court to pursue 
any remedy available to the City at law or in equity including, but not 
limited to, injunctive relief; 

c. The City may refuse to grant building permits for improvements to be 
constructed on the Subject Property until the Developer has cured all of its 
defaults; and 

d. The City may draw upon all or any portion of the financial guaranty the 
Developer has provided to the City and (i) use all or any portion of the 
proceeds from the financial guaranty to reimburse the City pursuant to 
subsection (a) above; (ii) use all or any portion of the proceeds from the 
financial guaranty to satisfy any judgment the City obtains against the 
Developer pursuant to subsection (b) above; (iii) use all or any portion of 
the proceeds to reimburse the City pursuant to Section 11 (j) below; and (iv) 
hold all or any portion of the proceeds for a reasonable time for the future 
application as described in subsections (i), (ii) and (iii) of this paragraph.  

7. Business Subsidy.  As a condition of developing the Subject Property, Developer 
and City agree to the following terms: 

a. Subsidy.  Developer acknowledges and agrees that it received a business 
subsidy from the City in the form of a reduced purchase price for the 
Subject Property.  The Subject Property is valued at $81,700.  The City 
sold the Subject Property to Developer for $1.  The value of the subsidy is 
the difference between the County Assessor’s value and the purchase 
price. 

b. Public Purpose.  The public purposes for granting the subsidy are to create 
jobs within the City of Isanti and to increase the City’s tax base. 
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c. Subsidy Goals.  Developer shall create a minimum of 5 full-time, or full-
time equivalent, jobs within two years of the date of this Agreement.  All 
jobs shall meet or exceed State minimum wage requirements.  Developer 
shall continue to meet or exceed said employment goals for at least five 
years after the date of this Agreement.  In the event these requirements are 
not met, Developer shall pay the City the amount of the subsidy in a single 
lump sum payment or as otherwise agreed to in writing by the parties. 

d. Statement of Need.  Developer represents that without the business 
subsidy contemplated by this Agreement, Developer would not relocate its 
existing business to the City. 

e. Reporting.  Developer shall provide reports to the City as required by 
Minnesota Statutes section 116J.994, subdivision 7, on forms provided by 
the City. 

8. Miscellaneous.   

a. Invalidity of Any Section.  If any portion, section, subsection, sentence, 
clause, paragraph or phrase of this Agreement is for any reason invalid, such 
decision shall not affect the validity of the remaining portion of this 
Agreement. 

b. Written Amendments Only.  The action or inaction of the City or the 
Developer shall not constitute a waiver or amendment to the provisions of 
this Agreement.  To be binding, amendments or waivers shall be in writing, 
signed by the parties, and approved by a resolution of the City Council.  The 
City’s or the Developer’s failure to promptly take legal action to enforce 
this Agreement shall not be a waiver or release. 

c. Compliance with Laws and Regulations. The Developer represents to the 
City that the Site Plan complies with all City, County, State, and Federal 
laws and regulations, including but not limited to: subdivision ordinances, 
zoning ordinances and environmental regulations.  If the City determines 
that the site plan does not comply, the City may, at its option, refuse to allow 
any construction or development work on the Subject Property until the 
Developer does comply.  Upon the City’s demand Developer shall cease 
work until there is compliance. 

d. Mailbox Locations.  If the Developer desires to construct a mailbox within 
the public right of way, the Developer agrees that the placement of a 
mailbox along public streets is subject to the approval by the Postmaster.  
Utility locates will be necessary. 

e. Not applicable. 
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f. Construction, Hours and Entrance Signs.  The City restricts construction 
and delivery hours to Monday through Friday 7:00 a.m. to 9:00 p.m., 
weekends and holidays, 8:00 a.m. to 8:00 p.m.  The Developer is required 
to provide a sign at each entrance point stating delivery and construction 
operation hours.  Said signs are not to exceed 80 square feet in size and must 
be clearly visible at all times during the construction period.  

g. Construction Site Maintenance.  The Developer shall adhere to all of the 
City ordinances relating to, but not limited to, dumping of garbage, site 
development, construction debris, open burning, etc. The City reserves the 
right to withhold permits, inspections, or certificates of occupancy to correct 
violations relating to construction site maintenance. 

h. Estimated Cost.  It is understood and agreed that cost amounts set forth in 
this Agreement as to the Required Private Improvements, unless qualified 
as fixed amounts, are estimated.  The Developer agrees to pay the entire 
cost of said improvements including interest, engineering and legal fees 
related thereto.  

i. Plat Approval Expenses.  Not applicable. 

j. Reimbursement to the City.  The Developer agrees to reimburse the City for 
all costs incurred by the City in defense or enforcement of this Agreement, 
or any portion thereof, including court costs and reasonable engineering and 
attorney’s fees. 

k. Certificate of Occupancy.  The term “Certificate of Occupancy” as used in 
this Agreement shall be defined as a document issued by the City’s Building 
Official, which authorizes the structure to be used for its intended purposes. 

l. Notices.  Required notices shall be in writing, and shall be either hand 
delivered to the Parties, its employees or agents, or mailed to them by 
certified or registered mail at the following address: 

To Developer: 
Adam Klinkner 
3950 Stark Drive NW 
St. Francis MN 55070 
 
 
To The City: 
Josi Wood 
City Administrator 
City of Isanti 
110 1st Ave. N.W. 
Isanti, MN 55040 
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The Developer: 

Special Tools, Inc 
 
 
By:______________________________ 
 Adam Klinkner  
Its: Chief Executive Officer 
 
 
 
 
STATE OF MINNESOTA  ) 

)ss. 
COUNTY OF _______________ ) 

The foregoing instrument was acknowledged before me this _______ day of ____________, 2021, 
by Adam Klinkner, Chief Executive Officer of Special Tools Inc, a corporation under the laws of 
the State of Minnesota on behalf of the corporation. 

_______________________________  
  Notary Public 
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The City: 
 
City OF ISANTI 
 
By:______________________________ 
Its: Mayor 

 

By:______________________________ 
Its: City Clerk 

 
 
STATE OF MINNESOTA  ) 

)ss. 
COUNTY OF ISANTI   ) 
  
The forgoing instrument was acknowledged before me on this______________ day 
of_______________ 2021, by Jeff Johnson and Jaden Strand, the Mayor and the City Clerk, 
respectively, of the City of Isanti, a municipal corporation organized under the laws of the State of 
Minnesota on behalf of the City. 

 

 

_________________________________ 

Notary Public 

 

 

 

 

This document drafted by: 
Ratwik, Roszak & Maloney, P.A  
730 Second Ave. S., Suite 300 
Minneapolis, MN 5540 
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