RESOLUTION 2025-12-501-029
Special Use Permit for a Commercial Solar Energy Facility

WHEREAS, the Transportation, Building and Technology Committee ("Committee") held a public hearing
related to the Special Use Permit Application of Gem City Solar, LLC, 23955 Novi Road, Novi, Ml on
October 22, 2025, at 6:00 pm;

WHEREAS, the Committee heard evidence regarding the Application and made Findings of Fact,
attached hereto as Exhibit A;

WHEREAS, the Committee finds that the Applicant has materially complied with the requirements of the
Commercial Solar Energy Facilities Ordinance of Adams County;

WHEREAS, the Committee now recommends siting approval of the Gem City Solar, LLC project for the
construction of a 175.0 MWAC commercial solar energy facility occupying approximately 860acres of a
total of 1,190 acres of 24 parcels of land in Burton Township;

WHEREAS, the Adams County Board has reviewed the Findings of Fact and recommended Special Use
Permit Conditions, attached hereto and adopts said written Findings of Fact and recommended Special
Use Permit Conditions as part of its Special Use Permit; and,

WHEREAS, the Applicant must submit to the County a request for a building permit prior to the
construction of said Commercial Solar Energy Facility.

NOW, THEREFORE, BE IT RESOLVED by the Adams County Board that the Findings of Fact and Special
Use Permit Conditions are well founded and adopted hereto, and that a Special Use Permit be granted to
Gem City Solar, LLC, of Novi, MI subject to the conditions and continued compliance with State statutes
and the County's Commercial Solar Energy Facilities Ordinance.

PRE&NTED, APPROVED, and RESOLVED by the County Board of Adams County, lllinois on this
day of ee em\oer 9035

AYES: “2
NAYS: ’)

PRESENT: _——

ABSENT: Q

Attest:




2025-12-501-029 Special Use Permit Conditions

Prior to the commencement of construction of the Commercial Solar Energy Facility
("Project”), Gem City Solar, LLC, 23955 Novi Road, Novi, Ml (Company) shall obtain a building
permit from Adams County ("County").

Construction and operation of the Project shall, at a minimum, be in compliance with all
federal, state and local regulations now or hereafter in effect. The construction of the Project
shall be confined to the overall fenced site area as identified in the site plans submitted with the
application. The construction of the Project substation shall be confined to the parcel currently identified
in the site plans submitted with the application; however, may be relocated or changed due to safety,
regulatory, or other design requirements specified by the Transmission Owner. Further, the
construction and operation of the Project shall substantially conform to all representations made by
the Company in its application and at all public hearings, and the conditions set forth below.
The Findings of Fact and Recommendations approved December 9, 2025, shall be made part
of the Special Use Permit Conditions and the construction and operation of the Project shall
be consistent with those findings and Fact. In the event of any discrepancy between such
representations and these conditions, these conditions shall control. Expansion of the layout,
a decrease in the setback lines as set forth in the Application, an increase in the height of the
facility’s solar panels, changes to the fencing , and any increase in the nameplate capacity of
the Project is not permitted without seeking and obtaining a separate Special Use Permit,
necessary decommissioning agreements, necessary road use agreements and building

permits.

Prior to the commencement of construction, the Company shall enter into a Road Use
Agreement with Burton Road District and Adams County if the Road Commissioner and/or the
County Engineer determine that said Road Use Agreement is necessary for the protection of

Township roads and County Highways.

A variance shall be granted for the use of a 6 ft. tall game fence per the recommendations of

the lllinois Department of Natural Resources in locations deemed suitable and appropriate.

The Special Use Permit for the Project shall be granted for an operational term of 40 years
from the date of commercial operation of the Project. Prior to its expiration, the Company

may apply to the County Board to extend the term of the Special Use.

During all phases of operation, the Company is not permitted to include battery storage or

energy storage at the site except upon approval by the County Board.



10.

Construction and routine maintenance activities for the Project shall be performed according to
the following schedule:

Commence no earlier than 7:00 a.m. and cease by 7:00 p.m. during the calendar period

from September 1 through May 31, Monday through Saturday.

Commence no earlier than 6:00 a.m. and cease by 8:00 p.m. during the calendar period from
June 1 through August 31, Monday through Saturday.

No construction work shall be performed on Sunday, except on an emergency basis, due to
extreme weather events causing project delays, or upon preapproval by the County.

Company shall comply with all mandatory requirements of the lllinois Department of Natural
Resources, if any.

The Project shall provide vegetative screening as reflected in the Application and public hearing
of this Project. Said vegetative screening shall be maintained throughout the life of the Project.
The vegetative screening shall be evaluated quarterly by the Company, and any deceased
vegetation shall be replaced within ninety (90) days, unless unable to do so due to weather
conditions. Any replacement vegetation shall be denoted in the annual report to the County.

The vegetative screening requirements between participating and nonparticipating properties
may be waived by the written consent of the Company, the underlying owner(s) of
each affected participating and nonparticipating property and the County. The waiver
document shall include, but not be limited to, the parcel identification number and legal
description of the abutting properties along which screening is to be eliminated.

The vegetative screening between participating properties that are bisected by a Township
Road may be waived with the additional signed consent of the Road Commissioner.

Vegetative screening shall not be waived for property boundaries abutting and along North
900" Avenue and East 1700" Street.

The waiver of any of the above vegetative screening requirements shall run with the land and be

recorded by the Company with the Adams County Recorder of Deeds.

The County shall conduct an annual safety inspection. The inspection shall be performed by
a third- party of the County's choosing and the reasonable and documented costs of such
inspection shall be reimbursed by the Company. The Company will be given a thirty (30) day
notice prior to the inspection. The results of the inspection shall be provided to the County
and the Company.



11. The Special Use Permit shall not be assignable except upon approval by the County Board.

Complete interest and/or ownership in Gem City Solar, LLC shall not be assigned or transferred
to another party (“Complete Acquirer”) except upon written notice to the County Board that
Complete Acquirer has a minimum of 175 MWac of renewable generation under its operational
control, will comply with all conditions hereunder, agreements, and any other applicable local,
state, or federal requirements. Written notice shall be provided to the County Board within thirty
(30) days of the assignment or transfer.

If unable to provide the specified written notice, County Board must approve complete interest
and/or ownership assignment or transfer. County Board approval shall not be unreasonably
denied or delayed so long as the Complete Acquirer demonstrates to the County Board
adequate financial resources, experience in and capability of operating a solar energy project,
and the Complete Acquirer complies with all conditions hereunder, agreements and any other
applicable local, state or federal requirements. The County Board decision will be rendered
within sixty (60) days of receipt of the required documentation.

Partial interest and/or ownership in Gem City Solar, LLC, (“Partial Acquirer”) requires notice to
the County within thirty (30) days of acquisition providing the County with the business and
contact information for the Partial Acquirer.

This paragraph is inapplicable to financial institutions that have a secured position in the project
and which may in certain circumstances become the owner of the Project.

12. If during the term of the special use and decommissioning period for the Project, the County
retains outside engineers, consultants, contractors, attorneys or other parties, necessary for
the County Board to enforce, determine compliance or obtain compliance with applicable laws,
ordinances, regulations, or these conditions, Company shall promptly reimburse the County for
all such reasonable and documented expenses. In the event the estimated amount is expected
to exceed $25,000, the County shall consult with Company prior to the engagement and
completion of the third-party’s work.

13. In the event the Project, or any other matters relating to the Project, is the subject of a lawsuit
or other legal action brought by an entity not party to these conditions against the County,
County Board, or its officials (including any county officers, directors, administrators,
attorneys or agents), the Company shall reimburse the County for all reasonable and
documented legal fees and other expenses, including expert fees, incurred by the County in

defending such legal action.



14. Subject to any other provision of these conditions, any alleged breach or violation of the
conditions listed herein, including an alleged failure to comply with any federal, state or local
regulation now or hereafter in effect, and any penalty herein, including termination of rights
granted by or the invalidity of the special use permit, as a result of such breach or violation,
shall be subject to the Company curing or commencing to cure and thereafter diligently pursuing
cure of such breach or violation within ninety (90) days after receipt of written notice from the

County of such breach or violation.

15. The placement of vegetative screening at road intersections shall be designed to maintain the sight
distances as provided in the IDOT Bureau of Local Roads and Streets Manual for sight distance at

intersections with stép control on the minor road.
For the purposes of this project:

e The design speed shall be 60 mph.

e  Township roads shall be considered the minor road.

e At the intersection of North 900th Avenue and East 1700th Street, each leg shall be
considered as a stopping condition regardless of the current posted stop condition.

e The sight line shall be considered with the vegetation at full growth and maturity.
The resulting sight lines shall be approved by the County Engineer prior to construction.

16. The Applicant is to enter into a decommissioning agreement with the County on or before the first

anniversary of the Commercial Operation Date of the facility.



Adams County Transportation, Building and Technology Committee

Findings of Fact and Recommendation to Adams County Board

RE:

Gem City Solar, LLC _ Application for Siting Approval

of a 175 MWAC Commercial Solar Energy Facility Project

in Burton Township

Date: _December 9, 2025

Exhibit A

Applicant

The Applicant for this siting approval is _Gem City Solar, LLC., 23955 Novi Road, Novi, MI _ (hereinafter

individually or collectively referred to as "Applicant").

Project Summary

Applicant proposes to construct and operate a 175 MWAC Commercial Solar Energy Facility for the

purpose of generating electric power on 24 parcels (hereinafter "Project”). The Project is proposed on the

following parcels:

Barcel ID S N A aana
17-0-0142-002-00 89.95
17-0-0143-003-00* 134.12
17-0-0183-000-00 Ronald Hugenberg 39.99
17-0-0184-001-00 39.91
17-0-0185-000-00 40.02
17-0-0181-002-00 M. Sims, LLC 40.12
17-0-0182-000-00 80.49
17-0-0190-000-00 Melvin E. Sims Trust 4036
17-0-0189-002-00 M.A. Sims, LLC, M. Sims, LLC, 118.63
17-0-0187-002-00 Judith K. Walsten Revocable Trust 75.83
17-0-0181-000-00 38.27
17-0-0181-001-00 1.99
17-0-0189-000-00 Sims Farms Partnership 248
17-0-0271-000-00 80.31
17-0-0281-000-00 30.23
17-0-0286-001-00 76.22
17-0-0290-003-00 M.A. Sims, LLC 64.66
17-0-0287-001-00* R. Sims, LLC 2.50
17-0-0208-002-00 99.46
17-0-0208-003-00 Randy & Debra Peter Darren & 1.31
17-0-0259-001-00 FidreE S 53.53
17-0-0274-000-00 Joseph Schutte (Substation) 39.90
17-0-0207-000-00* 39.73
17-0-0260-000-00* Elliot Farms (Easement Only) 102.50

* portion of total parcel included
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VIL.

Adams County Transportation, Building and Technology Committee
Exhibit A

The Applicant has a lease, purchase or easement agreement in place with these landowners.

Project will consist of approximately 381,432 photovoltaic modules on a single axis tracking system.
Construction of the Project is projected to start in Q2 of 2026 and take 18 months with anticipated

completion in the Fall of 2027 or Spring of 2028.

Application

The written Application is kept on file with the Adams County Clerk located at 507 Vermont St. Quincy,
lllinois. All evidence received during the public hearing process is retained at the same office. The
publication for the public notice of this Project was done on September 17, 2025 and October 8, 2025 in
the Quincy Herald-Whig and on September 24, 2025 and October 8, 2025 in the Liberty Bee Times, both
newspapers of general circulation in the community. A Notice of Public Hearing was mailed to 46
adjacent landowners and seven Township Officials by the Adams County Highway Department on
October 6, 2025.

Public Hearing Process

A public hearing was held pursuant to notice and pursuant to the requirements of 55 ILCS 5/5-12020.
The public hearing occurred at the Adams County Board Room, 507 Vermont St., Quincy, lllinois at
6:00pm on October 22, 2025. The Application was called for hearing, submitted evidence and was
subject to examination by the Adams County Transportation, Building and Technology Committee

(hereinafter "Committee), other members of the Board, and members of the public.

Applicable Standards

The Applicable standard for this Committee's consideration is the Ordinance for Commercial Solar Energy

Facilities, including the factors so listed below in Part VII.

Evidence

The evidence presented is reflected in the written record including the audio recording of the proceeding.

Findings of Fact

The Committee has considered the Ordinance requirements and the facts presented by the developer in

its Application and in its presentation during the public hearing.
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Adams County Transportation, Building and Technology Committee
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Special Use Permit Application Review

Site Plan with existing conditions

Property lines extending beyond boundary of site with property owner names and
current use. Preliminary ALTA surveys of the parcels included in the Application.
Adjacent public and private roads and easement.

Buildings and any impervious surfaces within the facility.

Contours at two-foot intervals with topography and vegetation type. 1 and 5 foot
contour mapping provided.

Waterways, watercourses, lakes, public waters, and wetlands. Surface water drainage
patterns and any known subsurface drainage tiles.

Delineated wetland boundaries.
FEMA Floodplain mapping.
Soil mapping.

XXX X X XX K

Proposed Project conditions
General description and location.
Approximate overall name plate capacity.

Equipment manufacturer with type of solar panel, cells, and modules. Due to scope
and scale of this project, omission of this information is deemed appropriate.
Information will be provided with the building permit submittal.

Number of solar panels, cells, and modules.
Project phasing and construction timeline.

Names and addresses of Applicants, Owners, and Operators with documentation of
land ownership/leasing and respective business structure.

Proposed Decommissioning plan

XX

XXX O

X

Proposed Site Plan

Planned location of solar panels

Participating and Non-participating residences and occupied buildings.
Parcel boundary lines and setback lines with parcel legal description.
Proposed access roads and entrances.

Substations and/or location of utility interconnect.

Changes to any waterways, or watercourses, lakes, and wetlands or to any known
subsurface drainage tiles.

Delineated wetland boundaries.

XX XXNXXKX
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Design and Installation Review

a.

Design Safety Certification. All building materials, including but not limited to the solar panels,
mounts, racking and anchoring systems must comply with recognized industry standards.

Certification by of a Structural Engineer registered in the State of lllinois that the design of the
facility is within accepted professional standards, given local soil, subsurface and climate
conditions.

X1 Applicant has committed to compliance with this criteria.

Comments: Page 20, Section 9.1. Final certification to be submitted with the Building Permit.

Power and Communication Lines. All wiring between solar panels and the solar farm facility
substation shall be underground whenever possible.

X Applicant has committed to compliance with this criteria.

Comments: Page 16, Section 6. Final design and layout to be submitted with the Building

Permit.

An interconnection agreement (has-been) (will be) obtained with _Ameren Transmission

Comments:_Two substations to be constructed for this project.

Warnings. Placement of reasonably visible warning signs within the facility.
X Applicant has committed to compliance with this criteria.
Comments: Page 17, Section 6 Final design to be submitted with the Building Permit.

Height. The height not exceed twenty feet at maximum tilt of the solar panel(s).

X Applicant has committed to compliance with this criteria.

Comments: Appendix 4 - Typical height to be 8-6” varying with terrain. Final design to be
submitted with the Building Permit.
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e. Setbacks. The Commercial Solar Energy Facility shall be sited as follows, with setback distances

measured from the nearest edge of any component of the facility:

1; One hundred fifty (150) feet to the nearest point on the outside wall of the structure of an
Occupied Community Building.
Applicant has met this criteria. 200’ setback applied for this project by the

Developer.

ii. One hundred fifty (150) feet to the nearest point on the outside wall of a Non-participating
Dwelling or Residence.

X Applicant has met this criteria.

iii. Boundary line of Participating Property.
X1 Applicant has met this criteria.

iv. Fifty (50) feet the nearest edge of the public road right-of-way.
X Applicant has met this criteria.

V. Fifty (50) feet to the nearest point on the property line of the Non-participating property.
X Applicant has met this criteria.

Comments: Page 12, Section 4.

f. Fencing. A locked chain link fence of at least six (6) feet in height but no greater than twenty-five
(25) feet shall enclose the CSEF.
X Applicant has committed to compliance with this criteria.

Comments: Page 16, Section 4. Variance to be requested to allow for use of a 6’ game

fence. IDNR recommendation for use of a game fence included in the Application.

g. Screening. The CSEF shall be designed and located in order to prevent glare toward any

inhabited buildings on adjacent properties as well as adjacent highways.
Facility Owner may install a living buffer of deciduous or coniferous trees and bushes that must
be planted and maintained during the duration of the lifetime of the CSEF beginning with the

commercial operation date.

Species of trees or bushes to be planted: _No specific species indicated other than coniferous

everqreen trees.

Spacing and number of rows to be utilized: Multiple rows with a depth of 25 feet
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