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DRAFT STAFF REPORT  

 
MADISON COUNTY BOARD OF ZONING APPEALS 

August 25, 2026 
 

Petition Number: 2026-SU-009 and V-028, 029, 030 

Location:   2187 E CR 300 N, Anderson, IN  46012; SP# 48-07-33-200-011.000-029 
Petitioner:  APC Towers 
Owner:   Dale Adams, ET Al 
Zoning District:   CR 
Request:  Special use and associated variances for a new 180 cell tower 
 

2026-SU-009 
 

Special Uses may be approved by the BZA only upon determination that the petition meets all the 
legal required criteria:  
 

▪ The approval will not be injurious to the public health, safety, morals, and general welfare of 
the community. 

▪ The requirements and development standards for the requested special use as prescribed by 
the Ordinance will be met. 

▪ Granting of the Special Use will not subvert the general purposes served by the Ordinance and 
will not permanently injure other property or uses in the same district and vicinity. 

▪ The proposed use will be consistent with the character of the zoning district in which it is 
located and the Madison County Comprehensive Plan.  

 
The Board may examine the following items as they relate to the proposed use:  

1. Topography and other natural site features; 
2. Zoning of the site and surrounding properties;  
3. Driveway locations, street access, and vehicular and pedestrian traffic; 
4. Parking amount, location, and design;  
5. Landscaping, screening, and buffering;  
6. Open space and other site amenities;  
7. Noise production and hours of operation;  
8. Design, placement, architecture, and building materials of the structure;  
9. Placement, design, intensity, height, and shielding of lighting;  
10. Traffic generation;  
11. General site layout as it relates to its surroundings. 
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LETTER OF INTENT 
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SITE INFORMATION 
  

1. The area is zoned CR and has 5 acres.  The petitioners live on the site and own the property 
immediately to the west. 

2. The parcel is not located within a floodplain.  The Oris Honnald/Highland Drain runs along the 
south board of the property.      

3. Land use is generally agricultural and scattered residential housing. 

4. The site fronts E 300 N, which is a local road in the county thoroughfare plan. 
 

 
Vicinity 
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    Site Plan 
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ZONING REQUIREMENTS  
 

 
 

 
 
In Indiana, the maximum height for cell towers is generally 200 feet.  
Here's a more detailed breakdown: 
 

• General Height: Cell towers in Indiana typically range from 50 to 200 feet in height.  
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• FAA Compliance: All towers and antennas must comply with FAA tall structure requirements.  

 
• Small Cell Height: Small cells, which are low-power, short-range radio antennas, can be 

mounted at heights of 50 feet or less.  
 

• Local Regulations: While the state has laws limiting local government's ability to regulate small 
cell installations, local municipalities may have their own regulations regarding cell tower 
height.  

 
 

 
American Cancer Society, 2020 

 
Staff also contacted the Madison County Health Department.  Their response follows.   
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STAFF FINDINGS 
 
The petitioner wishes to construct a new 180’ overall monopole telecommunications tower and facility 
The proposed tower will be in the center of the property.  They are requesting variances from some 
development standards in the code and they have submitted engineer verification records 
substantiating the need for the facility and the coverage requirements.  There have been arguments 
concerning the potential of cancer from exposure to cell towers.  Review of American Cancer Society 
information and discussions with the health department do not support that argument.  There has been 
no remonstrance as of the preparation of this report (8-19-2026).  The site is fairly remote from 
concentrated residential development. 
 
RECOMMENDATION  
 
Staff recommends approval of the special use. 
 
FINDINGS of FACT for SPECIAL USE  
 
1. Would the approval be injurious to the public health, safety, morals, and general welfare of 

the community?  No. The  operation is such that there should be no negative impact on the 
general welfare of the community.   
 

2. Will the requirements and development standards set forth in the district for such exception 
be met?  Yes. As presented, the existing improvements on the property meet the standards of 
the Madison County Land Use Development Code. All future improvements will be subject to 
the applicable development standards.  
 

3. Will the proposed use subvert and permanently injure other property or uses in the same 
district and vicinity?  No. As presented, and if the conditions detailed herein are met, no injury 
will occur to surrounding properties in the same district and vicinity.  
 

4. Will the proposed use be consistent with the character of the zoning district and the 
Comprehensive (Comp) Plan?  Yes. As presented, the conditions and the nature of the proposed 
project are consistent with the zoning code and comprehensive plan. 

 
2026-V-028 

 
STAFF FINDINGS 
 
The petitioner is requesting relief from the landscaping requirements (6.18(D)(f)  to remove the 
requirement for evergreen tree landscaping surrounding the fence enclosure.  The purpose is to take 
advantage of the natural screening in the area.  The following is the statement from their letter of intent 
addressing this issue: 
 



8 
 

 
 

RECOMMENDATION 
 
Staff recommends approval.   
 
FINDINGS of FACT for VARIANCE  
 
1. WILL the approval be injurious to the public health, safety, morals, and general welfare of the 

community?  No. The proposed use as presented should not negatively impact the public health, 
safety, morals, and general welfare of the community.  The proposed buffer will be sufficient 
given the adjoining land uses. 
 

2. Will the use and value of the area adjacent to the property included in the variance be 
affected in a substantially adverse manner?  There should be no negative impacts on property 
value.  
 

3. Will the strict application of the terms of the zoning ordinance result in practical difficulty in 
the use of the property.  Yes, they would not be able to construct the tower in a way that 
maximizes communication capacity. 

 
2026-V-029 

 
STAFF FINDINGS 
 
The petitioner is requesting side yard setback relief to allow a reduced yard setback of 74’ 5” rather than 
the required 180.’  The structures are designed to collapse on themselves, so this setback reduction will 
should not pose a safety issue (verification letter is submitted with the file).  From the letter of intent: 
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RECOMMENDATION 
 
Staff recommends approval.   
 
FINDINGS of FACT for VARIANCE  
 
1. WILL the approval be injurious to the public health, safety, morals, and general welfare of the 

community?  No. The proposed use as presented should not negatively impact the public health, 
safety, morals, and general welfare of the community.  The tower is designed to fall in on itself. 
 

2. Will the use and value of the area adjacent to the property included in the variance be 
affected in a substantially adverse manner?  There should be no negative impacts on property 
value.  
 

3. Will the strict application of the terms of the zoning ordinance result in practical difficulty in 
the use of the property.  Yes, they would not be able to construct the tower in a way that 
maximizes communication capacity. 

 
2026-V-030 

 
STAFF FINDINGS 
 
The petitioner is requesting a tower higher than the county’s maximum of 125’.  The proposed tower 
height and design is within the parameters of other towers in Indiana.  The petitioner is requesting a 
180’ tower (monopole plus lightning rod).  The RF engineering studies provided demonstrate the need.  
The following is from their letter of intent: 
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RECOMMENDATION 
 
Staff recommends approval.   
 
FINDINGS of FACT for VARIANCE  
 
1. WILL the approval be injurious to the public health, safety, morals, and general welfare of the 

community?  No. The proposed use as presented should not negatively impact the public health, 
safety, morals, and general welfare of the community. 
 

2. Will the use and value of the area adjacent to the property included in the variance be 
affected in a substantially adverse manner?  There should be no negative impacts on property 
value.  
 

3. Will the strict application of the terms of the zoning ordinance result in practical difficulty in 
the use of the property.  Yes, they would not be able to construct the tower in a way that 
maximizes communication capacity. 
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Verification Letters 
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Site Photos 

 
View from site looking north 

 

 
 View from site looking east 
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View from site looking south 
 
 

 
                                                          View from site looking west 


