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STAFF REPORT (DRAFT/REVISED 8-13-2026) 
 

MADISON COUNTY PLAN COMMISSION 
 

August 13, 2026 
_________________________________________________________________________________________________ 
 

Petition Number: 2026-Z-004 
Location:  0 E 800 S, Markleville, IN 
Owner:  DLS Leasing LLC; Liberty Madison Storage LLC 
Petitioner:  Liberty Madison Storage LLC, 1108 Lavaca Street, Austin, TX 78701 
Request: Rezone from AG to HI for BESS Liberty I  

 
 

In reviewing the rezoning petition, the Plan Commission and Board of County Commissioners shall pay reasonable 
regard to the following:  

a. The Madison County Comprehensive Plan and any other applicable, adopted planning studies or reports;  
b. The current conditions and the character of current structures and uses in each district;  
c. The most desirable use of which the land in each district is adapted;  
d. The conservation of property values throughout Madison County; and  
e. Responsible growth and development. 

 
 
Site Information 
 

1. The BESS project site includes three parcels and approximately 40 acres. 

• SP# 48-13-26-200-008.000-001 

• SP# 48-13-26-200-009.000-001 

• SP# 48-13-26-200-010.000-001 

2. The parcel has frontage on 800 S and 400 E.  Both are classified as a local road in the county thoroughfare plan.   
 

3. The parcel is not located in a floodplain. 
 

4. The parcel is in Adams Township. 
 

5. The Maxey Davis drain is located on the northwest side of the proposed project. 
 

6. The project is in an area currently primarily agricultural in use with some limited residential development.  The 
AEP substation is directly to the north of this site. 
 

7. The Madison County Comprehensive Plan specifies this area as an agricultural area.  
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Proposed Commitments 
 
The following commitments summarize the major commitments proposed by the petitioner.  The full list is included in 
Appendix C of their project report, which can be accessed at the planning commission website or at the planning 
department office (16 E 9th Street, Suite 200). 
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Project Description 

 

  



5 
 

 
   

Site 

 

Current zoning - AG 
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County Drain 
 
 

 
Properties directly owned by Indiana Michigan Power 
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Zoning Requirements 

The language was added to the zoning code to guide the development of BESS and other projects. 
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Following are the requirements of the High Impact zone.   
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Site plan 

 

 
Site Plan Topo 
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Comments from the Technical Review Committee 

The Technical Review Committee met on June 25, 2026, and met again on July 30, 2026.  The minutes for each are 

presented below. 

Minutes from June 25, 2026 TRC meeting (full minutes are available for review at the planning office) 

 

 

The recommendation to the Board of Commissioners from the TRC  is generally null, as there is still outstanding issues 

that were identified by the TRC to be considered included: 

• Jupiter continued pre-site development work (aerial surveys, etc.), after they had stated they would stop. 

 

• The surveyor’s office requested information on whether monitoring wells would be established and that had 

not been addressed at the time of this report.   

 

• Definitive requests for peak noise times. 
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Jupiter Power provided responses to the TRC on August 10.  These include the following.   

 

 

Analysis 
 
This project requires the petitioner to file and be heard in a public hearing by the Madison County Plan Commission, 
followed by a hearing with the County Board of Commissioners.  If the rezoning request is passed by the 
Commissioners, the project will go to the BZA, which will consider the project in more detail, particularly as how it 
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relates to impacts on adjacent properties and how those could be ameliorated.  The BZA could deny the project if it 
deems the impact too great.   
 
The petition in front of the planning commission is for the MCPC to determine if this parcel(s) are suitable for the 
proposed use on a more general, long-term level. 
 
The Battery Energy Storage System (BESS) as presented for site 1 has the following characteristics: 
 

• 80-megawatt capacity 

• 25-year life span followed by decommissioning as stated in the petition  

• Location is driven by access to substation 

• Approximately 10.4 acres of 40 acres that is currently farmed will be converted from agricultural use, 4 of 
which will be for the battery facility itself, and 6.4 of which will be for drainage and landscaping/buffering. 

 
Based on review of the analysis in the petition, the largest concerns of this project appear to be the aesthetic appeal; 
general light and noise pollution; safety issues, particularly associated with fire; drainage; property values; and, long 
term stability/ownership; and, finally, need for the project.  The primary benefits to the county include enhancing grid 
security and safety for the coming decades and economic benefits to the county through taxes generated by the 
facility.  The following summary bullets address each of these.   
 

• Aesthetic appeal/light – noise pollution – any BESS facility will have a certain amount of light and noise.  
Based on evaluation of the report provided by the petitioner and visual observation of the site operated by 
the Petitioner in Branch County, Coldwater, Michigan both during the 5 – 7 p.m. and 1 a.m. + windows, the 
noise issue is a concern.  Based on field observation, even allowing for noise from the IM/AEP station and the 
overhead powerlines, it is generally quieter in this area in the evening that it is at the Tibbets.  Staff 
recommendation is to require a recorded commitment from the petitioner that they will provide certification 
from a noise engineer that the design will ensure noise buffering consistent with the recommendation of the 
Board of Zoning Appeals.     

 
The bigger concern based on visual observation is light and the degradation of the night sky.  The level of 
light at one in the morning at the Jupiter facility in Tibbetts, Michigan is not suitable in a rural setting in 
Madison, County.  Security concerns are noted but IM/AEP owns the facility across the street. 
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The staff recommendation is that the lighting be designed to be minimal and not increase the level of 
ambient light over what exists today associated with the existing substation. 
 

• Safety issues – Uncontrolled fires and explosions have been cited as safety issues.  While these have occurred, 
discussions with local fire officials, testimony by fire safety specialists with Jupiter, and review of the data 
presented demonstrate that while there is always a chance an event of this kind will occur, these can be 
managed in a safe and environmentally friendly manner.  Information presented during the public hearing may 
contradict this analysis. 
 

• Drainage – There is a drain that goes around the northwest side of the property.  The impact on the local 
drainage and watershed should be limited unless there is a safety issue/accident that causes issues.  The 
surveyor’s office is reviewing the potential drainage impacts and additional questions will be forthcoming. 
 

• Property Values – The issue of property values was an important consideration during the development of the 
solar ordinance and has continued to be referenced in subsequent projects (e.g., the recent data center 
meetings held as part of the data center moratorium process).  There is and will be much more research, with 
varying conclusions, about the degradation of property values associated with renewable energy 
projects.  Local realtors have brought forward research that suggests that these projects do negatively impact 
property values and likely will bring those forward at the public hearing.  A recent study, produced by Ball State 
University’s Center for Business and Economic Research (a peer-reviewed hedonic regression analysis and 
event studies using 1,000’s of data points from a multi-year period), was recently released and is available on 
Purdue University’s RSTEP website https://extension.purdue.edu/cdext/thematic-areas/community-
planning/collaborative-projects/rstep/projects.html.  This report suggests that proximity to solar projects 
(producing 1MW or more) has no statistically significant or economically significant negative impact on nearby 
home prices.  While it doesn’t directly reference BESS, BESS is a renewable energy project in that it provides a 
reservoir for that renewable energy and there should be some transference of the conclusions of this research  
to BESS.  The analysis provides weak evidence of negative effects of larger-capacity (>3MW) on residential sale 
prices. The type of power producer appears to impact property values, with properties within 0.5 miles of 
investor-owned solar projects experiencing positive effects on home prices. 
 

https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/projects.html
https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/projects.html
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This is the link to the report:  https://extension.purdue.edu/cdext/thematic-areas/community-
planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf  
 

• Long-term stability and ownership – Jupiter Power is a private company and appears to be stable financially 
based on available information.  Once the development is completed, IM/AEP will assume control and 
ownership of the project. 
 

• Need for the project – The petitioner has stated in its project report and in the technical review meetings the 
need for this facility based on the overall grid as it functions locally, statewide, and nationally.  Madison County 
is facing significant growth  in the next decade as Fisher’s and Hamilton County begins to face build-out and 
affordability issues.  The Heartland MPO has just completed an update of its long range transportation plan, 
which included an analysis of population growth as a part of planning for the roadway system.  From this point 
forward to 2035, the following increase is already on the books (projects and permits that have been 
permitted): 

 

Geography HHs Emps 

Madison Co 3,978 400 

North 162 15 

Central-East 145 10 

Southwest 3,671 375 

 

As can be seen, there will be almost 3700 new households in the southern part of the county by 2035.  By 2050, 

the same report states that there will be a 61.3 percent increase in the population of the southern part of the 

county. 

Finally, IM/AEP is taking ownership.  A utility, which is not a private business, would not be undertaking this 

project if there were no long-term need. 

 
Staff Recommendation (Pending evidence provided at public hearing) 
 
BESS technology is not new to the nation or world, but it is a new concept to Madison County.  The staff 
recommendation is to send a favorable recommendation for BESS I to the Board of Commissioners with a 
recommendation that commitments are made to provide appropriate mitigation for noise and light impacts as 
determined during any subsequent Board of Zoning Appeals process.  This recommendation is based on belief that 
the power needs over time will exceed our existing resources, that alternative sources are less desirable (re-opening 
coal plants because of lack of forecasted power), that this project is a direct extension and contributor to the IM/AEP 
facility on 400, and that IM/AEP will be the owner and controller of the facility.   It should be restated that this 
recommendation is for rezoning the property to HI for this type of use.  If it goes forward, more detailed review will 
occur at the Board of Zoning Appeals.  
 

FINDINGS 

a. The Madison County Comprehensive Plan and any other applicable, adopted planning studies or reports  

 

b. The current conditions and the character of current structures and uses in each district  

 

c. The most desirable use of which the land in each district is adapted  

https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf
https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf
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d. The conservation of property values throughout Madison County  

 

e. Responsible growth and development –  

 

 

 

 

 

 

 

 

 

 

Site Photos 

 
Looking north 
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View to the east 
 

 
View to the south 
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Looking west 

 

STAFF REPORT (DRAFT) 
 

MADISON COUNTY PLAN COMMISSION 
 

August 13, 2026 
_________________________________________________________________________________________________ 
 

Petition Number: 2026-Z-005 (Liberty II) 
Location:  8425 S 400 E, Markleville, IN 
Owner:  Gary and Brenda Brumfield 
Petitioner:  Liberty Madison II Storage, LLC, 1108 Lavaca Street, Austin TX, 78701 
Request: Rezone from AG to HI for BESS Liberty II 

 
 

In reviewing the rezoning petition, the Plan Commission and Board of County Commissioners shall pay reasonable 
regard to the following:  

a. The Madison County Comprehensive Plan and any other applicable, adopted planning studies or reports;  
b. The current conditions and the character of current structures and uses in each district;  
c. The most desirable use of which the land in each district is adapted;  
d. The conservation of property values throughout Madison County; and  
e. Responsible growth and development. 
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Site Information 
 

8. The BESS project site includes three parcels and approximately 100 acres. 

• SP# 48-13-27-100-005.000-001 

• SP# 48-13-27-100-004.000-001 

• SP# 48-13-27-400-005.000-001 

 

9. The parcel has frontage on 800S, which is a local road in the county thoroughfare plan. 
 

10. The parcel is not located in a floodplain. 
 

11. The parcel is in Adams Township 
 

12. The project is in an area currently primarily agricultural in use with some limited residential development.  The 
AEP substation is directly to the north of this site. 
 

13. The Madison County Comprehensive Plan specifies this area as an agricultural area.  
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Proposed Commitments 
 
The following commitments summarize the major commitments proposed by the petitioner.  The full list is included in 
Appendix C of their project report, which can be accessed at the planning commission website or at the planning 
department office (16 E 9th Street, Suite 200). 
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Project Description 
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 Site 

 

 
 

 
Current zoning – AG 
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County Drain 
 

 
Properties directly owned by Indiana Michigan Power 
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Zoning Requirements 

The following language was added to the zoning code to guide the development of BESS and other projects. 
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Following are the requirements of the High Impact zone.   
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Site plan 

 

 
Site Plan Topo 
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Comments from the Technical Review Committee 

Please refer to the Liberty I section (page 11 and 12 of this staff report). 

Analysis 
 
The Battery Energy Storage System (BESS) as presented for Liberty II has the following characteristics: 
 

• 300-megawatt capacity 

• 100 acres of leased land 

• 25-year life span followed by decommissioning as stated in the petition  

• Location is driven by access to substation 

• Approximately 18.8 acres of 100 acres that is currently farmed will be taken for the BESS project (roughly 19%) 
 
Based on review of the analysis in the petition, the largest concerns of this project appear to be the aesthetic appeal 
and the safety issues, particularly associated with fire.  There are economic benefits to the county, including that the 
project will make the local grid more reliable.  While noise has been cited, the petition notes an ambient noise level of 
around 51 to 60 decibels at a typical facility.  This seems credible based on visits to other similar facilities and would be 
within the bounds of the Madison County noise ordinance.  It should be noted that noise and other immediate impact 
type issues would be part of the BZA review that is required for any project approval. 
 
The biggest differences between Liberty 1 and II are: 
 

• Liberty II is much larger (300 MW and 100 acres versus 80 MW and 40 acres for Liberty 1) 

• There is no agreement for AEP to take control like they propose in Liberty 1 
 
Based on review of the analysis in the petition, the largest concerns of this project appear to be the aesthetic appeal; 
general light and noise pollution; safety issues, particularly associated with fire; drainage; property values; and, long 
term stability/ownership; and, finally, need for the project.  The primary benefits to the county include enhancing grid 
security and safety for the coming decades and economic benefits to the county through taxes generated by the 
facility.  The following summary bullets address each of these.   
 

• Aesthetic appeal/light – noise pollution – the BESS facility will have a certain amount of light and noise 
associated with its operation.  The petitioner has presented a buffering plan that could offset these.  As 
mentioned earlier, these issues will be more directly addressed at the BZA presentation if the petition gets to 
that level.  The county has a noise ordinance, and this would be mandatory for the BESS.  Staff has visited BESS 
facilities and requested additional noise information, which would be developed in more detail if the project 
moves forward. 
 

• Safety issues – Uncontrolled fires and explosions have been cited as safety issues.  While these have occurred, 
discussions with local fire officials, testimony by fire safety specialists with Jupiter, and review of the data 
presented demonstrate that while there is always a chance an event of this kind will occur, these can be 
managed in a safe and environmentally friendly manner.  Information presented during the public hearing may 
contradict this analysis. 
 

• Drainage – There is a drain that goes around the northwest side of the property.  The impact on the local 
drainage and watershed should be limited unless there is a safety issue/accident that causes issues.  The 
surveyor’s office is reviewing these issues. 
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• Property Values – The issue of property values was an important consideration during the development of the 
solar ordinance and has continued to be referenced in subsequent projects (e.g., the recent data center 
meetings held as part of the data center moratorium process).  There is and will be much more research, with 
varying conclusions, about the degradation of property values associated with renewable energy 
projects.  Local realtors have brought forward research that suggests that these projects do negatively impact 
property values and likely will bring those forward at the public hearing.  A recent study, produced by Ball State 
University’s Center for Business and Economic Research (a peer-reviewed hedonic regression analysis and 
event studies using 1,000’s of data points from a multi-year period), was recently released and is available on 
Purdue University’s RSTEP website https://extension.purdue.edu/cdext/thematic-areas/community-
planning/collaborative-projects/rstep/projects.html.  This report suggests that proximity to solar projects 
(producing 1MW or more) has no statistically significant or economically significant negative impact on nearby 
home prices.  While it doesn’t directly reference BESS, BESS is a renewable energy project in that it provides a 
reservoir for that renewable energy and there should be some transference of the conclusions of this research  
to BESS.  The analysis provides weak evidence of negative effects of larger-capacity (>3MW) on residential sale 
prices. The type of power producer appears to impact property values, with properties within 0.5 miles of 
investor-owned solar projects experiencing positive effects on home prices. 
 
This is the link to the report:  https://extension.purdue.edu/cdext/thematic-areas/community-

planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf 

 

• Long-term stability and ownership – Jupiter Power is a private company and appears to be stable financially 
based on available information.  Liberty II will be operated by Jupiter Power until such time as IM/AEP wants to 
take it over. 
 

• Need for the project – The petitioner has stated in its project report and in the technical review meetings the 
need for this facility based on the overall grid as it functions locally, statewide, and nationally.  Madison County 
is facing significant growth  in the next decade as Fisher’s and Hamilton County begin to face build-out and 
affordability issues.  The Heartland MPO has just completed an update of its long-range transportation plan, 
which included an analysis of population growth as a part of planning for the roadway system.  From this point 
forward to 2035, the following increase is already in the books (projects and permits that have been approved): 

 

Geography HHs Emps 

Madison Co 3,978 400 

North 162 15 

Central-East 145 10 

Southwest 3,671 375 

 

As can be seen, there will be almost 3700 new households in the southern part of the county by 2035.  By 2050, 

the same report states that there will be a 61.3 percent increase in the population of the southern part of the 

county. 

Finally, IM/AEP is not taking ownership.  A utility, which is not a private business, would not be undertaking this 

project if there were no long-term need. 

 
 
 
 

https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/projects.html
https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/projects.html
https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf
https://extension.purdue.edu/cdext/thematic-areas/community-planning/collaborative-projects/rstep/_docs/r-step-03-solar-20260803-ada.pdf
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Staff Recommendation (Pending evidence provided at public hearing) 
 
BESS technology is not new to the nation or world, but it is a new concept to Madison County.  The staff 
recommendation is to send an unfavorable recommendation for BESS II to the Board of Commissioners.  This 
recommendation is based on the newness of the technology in this area, the much larger size of this proposed facility, 
and the fact that IM/AEP has not committed to the purpose.  In addition, the trend in technology is to always go 
smaller.  If that trend holds, the initial site may be sufficient for decades to a point that new technology comes along.    
It should be restated that this recommendation is for rezoning the property to HI for this type of use.  If it goes forward, 
more detailed review will occur at the Board of Zoning Appeals.  If over the next several years IM/AEP determines more 
storage than can be developed on BESS I is required then the discussion of additional acreage could be warranted. 
 
 

FINDINGS 

a. The Madison County Comprehensive Plan and any other applicable, adopted planning studies or reports  

 

b. The current conditions and the character of current structures and uses in each district  

 

c. The most desirable use of which the land in each district is adapted  

 

d. The conservation of property values throughout Madison County  

 

e. Responsible growth and development –  

 

Site Photos 

 

 
Looking north 
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View to the east 
 

 
View to the south 
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Looking west 
 

 

 

 


