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JASPER COUNTY 

PRELIMINARY PLAT PETITION 

Planning Commission  

10/26/2023 

 ______________________________________________________________________________  

 

Case Number:  PPT23-002 

Name of Applicant:  Brian Cagle 

Address of Property:    3535 County Line Road & Rocky Creek Rd 

Tax Parcel:  008 005 & 008 005 001 

District:   5 (Five) 

 ______________________________________________________________________________  

 

Request:   To subdivide two contiguous parcels of land into 36 lots as a 

Conservation Subdivision 

 

Applicable Standard: Section 105-162 (Conservation Subdivision Design), Section 105-87 

(Submission and approval of the preliminary plat), Section 105-3 

(Purposes) of the Development Regulations; and Section 119-196 of 

the Zoning Ordinance 

 

Purpose of Request:  To create a conservation subdivision with 36 lots. 

 

Size of Property:  80.68 acres (shown as 85 acres on QPublic) 

Present Zoning:  RES (fka R1) 

 

Present Use:   Undeveloped 

Review Sections:   The applicable sections include Sec. 105-87, Sec. 105-3, Sec. 105-

162 and Sec. 105-222 of the Development Regulations and Sec. 119-

196 & Sec. 119-244 of the Zoning Ordinance.  These sections are 

listed at the end of the report after maps & the applicant’s 

information. 

 

 

 

Staff Analysis, Comments & Recommendations: 

 

The tract of land is 80.68 acres designed as a Conservation Subdivision with a total of 36 lots and 

40.1% (32.39 acres) of greenspace.  The property has road frontage on both County Line Road 

and Rocky Creek Road (north end of the road).  Rocky Creek Road is a local unpaved road which 

requires improvement along the road frontage where it adjoins the existing property per Sec. 105-

222 (a).  The approximate amount of road frontage along Rocky Creek Road is approximately 

801.75+- feet. 
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The property was rezoned by the Jasper County Board of Commissioners on March 1, 2004 to 

R2-15 zoning district which is now know as RES (Residential). The case number was 2004Z01 

and below is the snippet from the official BOC Minutes: 
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ZONING MAP 
 

 

 

COMMISSIONER DISTRICT 
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APPLICANT’S INFORMATION 
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APPLICANT LETTER OF INTENT 
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PRELIMINARY PLAT 
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SOILS SURVEYS 
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APPLICABLE ORDINANCE SECTIONS  

Development Regulations: 

Sec. 105-87. - Submission and approval of preliminary plat.  (as amended 11/07/2022) 

(a)  Preliminary plat submission. After completing the pre-application review stage, and at 

least 60 days before the regularly scheduled monthly meeting of the planning commission at 

which the developer desires planning commission recommendation, the developer must 

submit the following:  

(1)  A letter requesting review and approval of a preliminary plat and giving the 

name and address of a person to whom the notice of hearing and action on the 

preliminary plat is to be sent.  

(2)  Seven (7) copies of the preliminary plat and one digital copy. 

(3)  If the proposed subdivision abuts a state highway, a letter of tentative approval 

of the proposed subdivision by the state department of transportation.  

(b)  Additional information. The director of planning may ask for any additional information he 

feels is necessary for the planning commission and the Jasper County Board of 

Commissioners to properly evaluate the preliminary plat.  

(c)  Official date of submission. The official date of submission of the preliminary plat will be 

the date of the next regularly scheduled monthly meeting of the planning commission that is 

more than 60 days following proper preliminary plat submittal to the director of planning.  

(d)  Preliminary plat review. The planning commission will review the preliminary plat for 

conformance to this chapter including compliance to Sec. 105-03 Purposes, the county 

zoning ordinance set forth in chapter 119, and other relevant regulations and will consider 

the comments or suggestions of other appropriate review agencies, persons, or entities in 

regard to the plat. The planning commission or director of planning will indicate on the 

preliminary plat, or by a written memorandum attached to the preliminary plat, any 

comments or suggested changes that are necessary to meet the intent of this chapter or to 

serve the best interests of the county.  

(e)  Public hearing. Before acting on the preliminary plat, the planning commission will hear 

public input on the preliminary plat. Notice of the hearing must be published in a newspaper 

of general circulation in the county at least 15 days before the hearing stating the date both 

the planning commission meeting and the Jasper County Board of Commissioners hearing 

dates.  

(f)  Action of the planning commission. No more than 60 days after the official date of 

submission of the preliminary plat, the planning commission will either recommend 

approval of the plat, conditionally recommend conditional approval of the plat (noting the 

conditions of approval on the plat), recommend disapproval of the plat, or table the plat for 

further consideration. Action may be taken on the entire preliminary plat or any portion of it.  

(g)  Failure of Jasper County Board of Commissioners to act. If the Jasper County Board of 

Commissioners fails to act within 90 days of the official date of submission of the 
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preliminary plat, the preliminary plat will be deemed automatically approved by the Jasper 

County Board of Commissioners.  

(h)  Approval of preliminary plat. Approval of a preliminary plat is effective and binding upon 

the Jasper County Board of Commissioners for a period of no more than two years. Before 

the two-year period expires, the developer may submit to the Jasper County Board of 

Commissioners a request in writing for an extension of time. If the Jasper County Board of 

Commissioners grants such an extension, final subdivision construction drawings must be 

submitted, approved, and work must begin within the limits of the extension. If no extension 

is sought prior to two-year time period, the preliminary plat is deemed void and the 

developer must start the process over. 

 

Sec. 105-3. - Purposes. (as amended 11/07/2022) 

This chapter seeks to encourage the development of desirable land use patterns within the county 

in accordance with the county zoning ordinance set forth in chapter 119 and the Jasper County 

Future Land Use Plan. The promotion of sound land use patterns and practices is intended to 

reduce or eliminate the occurrence of certain conditions that can threaten the general health, 

safety, and welfare of the residents of the county. This chapter serves the following purposes: 

(1) Encourage the development of economically sound and stable communities. 

(2) Assure the provisions of required streets, utilities, facilities, and services in new land 

development. 

(3) Assure the adequate protection of safe and convenient traffic access and circulation in 

new land development. 

(4) Assure the provision of appropriate open spaces and building sites in new land 

developments through the dedication or reservation of land for recreational space, buffer 

areas, or other conservation purposes. 

(5) Assure in general the wise development of new areas in harmony with the county land use 

plan. 

(6) Assure that all roads and other infrastructure are constructed in a manner that will ensure 

permanence and minimum operating and maintenance costs to county government. 

 

Section 105-162 - Conservation Subdivision Design (as amended 11/07/2022 & 03/06/2023) 

 

1. Purposes.  

The purposes of conservation subdivisions are as follows:  

A.  To provide flexibility of design in order to promote environmentally sensitive and 

efficient uses of the land when developing as a residential subdivision. 

B.  To preserve in perpetuity unique or sensitive natural resources such as groundwater, 

floodplains, wetlands, streams, steep slopes, woodlands and wildlife habitat.  

C.  To preserve important historic and archaeological sites.  
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D.  To permit clustering of houses and structures on less environmentally sensitive soils 

which will reduce the amount of infrastructure, including paved surfaces and utility 

easements, necessary for residential development.  

E.  To reduce erosion and sedimentation by minimizing land disturbance and removal 

of vegetation in residential development.  

F.  To promote interconnected greenways and corridors throughout the community.  

G.  To promote contiguous green space with adjacent jurisdictions.  

H.  To encourage interaction in the community by clustering houses and orienting them 

closer to the street, providing public gathering places and encouraging use of parks and 

community facilities as focal points in the neighborhood.  

I.  To encourage street designs that reduces traffic speed and reliance on main arteries.  

J.  To promote construction of convenient landscaped walking trails and bike paths both 

within the subdivision and connected to neighboring communities, businesses, and 

facilities to reduce reliance on automobiles.  

K.  To conserve scenic views and reduce perceived density by maximizing the number 

of houses with direct access to and views of open space.  

L.  To protect prime agricultural land and preserve farming as an economic activity. 

 

2. Applicability: This district is to be used to preserve conservation space and to protect 

natural resources. For properties which are submitted for a Conservation Subdivision, the 

applicant shall declare the intent to preserve conservation space at the time of application. 

The application shall be accompanied by an Existing Features Site Analysis Plan, and a 

map that clearly indicates what is found on site according to the Existing Features Site 

Analysis Plan. The Conservation district shall not be used on property that has been 

timber harvested within 7 years prior to adoption filing an application for a Conservation 

Subdivision. 

 

3. General regulations.  

A.  Applicability of regulations. The conservation subdivision option is available as a 

use by right in all residential zoning districts. An applicant shall comply with all other 

provisions of this chapter, chapter 119 and all other applicable laws, except those that are 

incompatible with the provisions contained herein. Where there is any conflict in 

language, these regulations shall supersede. 

 

B.  Ownership of development site. The tract(s) of land to be subdivided may be held in 

single and separate ownership or in multiple ownership. If held in multiple ownership, 

however, the site shall be developed according to a single plan with common authority 

and common responsibility.  

 

C.  Housing density determination. The housing density determination will be 

determined by subtracting all the roads and right-of-way, required exterior buffers, and all 

conservation areas, and meeting the minimum lot size for each new lot as shown in the 

chart below: 
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Zoning District Agricultural RR 

 

RES 

Lot size by Zoning 

District 5 acres 3 acres 2 acres  

Minimum Lot Size 

Allowed  3 acres 1.8 acres 1.2 acre 

 

 

D. Required buffers:  

1.  A 50-foot non-buildable buffer shall be maintained around the perimeter of 

the subdivision adjoining outside parcels.  This shall be counted toward the total 

required Greenspace.   

2.  A 100-foot natural buffer shall be maintained adjacent to existing public 

county streets and a 150-foot natural buffer along all state routes that abut the 

subdivision.  

3.    A buffer of not less than 50’ between all rear lots that is outside the buildable 

lot. 

 

4. Application requirements.  

A. Site analysis map required. Concurrent with the submission of a site concept  

plan, the applicant shall prepare and submit a site analysis map. The purpose of the 

site analysis map is to ensure that the important site features have been adequately 

identified prior to the creation of the site design, and that the proposed open space 

will meet the requirements of this article. The preliminary site plan shall include the 

following features:  

1.  Property boundaries;  

2.  All streams, rivers, lakes, wetlands and other hydrologic features;  

3.  Topographic contours of no less than ten-foot intervals;  

4.  All primary and secondary conservation areas labeled by type, as  

       described in section 105-162 subsection 5 Open Space;  

5.  General vegetation characteristics;  

6.  General soil types;  

7.  The planned location of protected open space;  

8.  Existing roads and structures;  

9.  Potential connections with existing green space and trails.  

B.   Open space management plan required. An open space management plan, as  

      described in section 105-162 subsection 5 Open Space, shall be prepared and 

submitted prior to the  approval of the preliminary plat.  

C. Instrument of permanent protection required. An instrument of permanent  

protection, such as a conservation easement or permanent restrictive covenant and as 

described in section 105-162, subsection 5 Open Space, shall be placed on the open 

space concurrent with the issuance of a land disturbance permit.  

D. Other requirements. The applicant shall adhere to all other applicable 

requirements of the underlying zoning and this chapter. 
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E. Reserved. 

 

5. Open space.  

A. Definition. Open space is the portion of the conservation subdivision that has been 

set aside for permanent protection. Activities within the open space are restricted in 

perpetuity through the use of an approved legal instrument.  

 

B.  Standards to determine open space.  

1.  The minimum restricted open space shall comprise at least 40 percent of the 

gross tract area.  

2.  The following are considered primary conservation areas and are required to 

be included within the open space, unless the applicant demonstrates that this 

provision would constitute an unusual hardship and be counter to the purposes of 

this article:  

a.  The 100-year floodplain.  

b.  Riparian zones of at least 100 feet in width along all perennial and 

intermittent streams.  

c.  Slopes above 25 percent of at least 5,000 square feet contiguous area.  

d.  Wetlands that meet the definition used by the Army Corps of 

Engineers pursuant to the Clean Water Act.  

e.  Populations of endangered or threatened species, or habitat for such 

species.  

f.  Archaeological sites, cemeteries and burial grounds.  

 

C.  The following are considered secondary conservation areas and should be included 

within the open space to the maximum extent feasible.  

1.  Important historic sites.  

2.  Existing healthy, native forests of at least one acre contiguous area.  

3.  Individual existing healthy trees greater than eight inches caliper, as measured 

from their diameter breast height (DBH).  

4.  Other significant natural features and scenic view such as ridge lines, peaks and 

rock outcroppings, particularly those that can be seen from public roads.  

5.  Prime agricultural lands of at least five acres contiguous area.  

6.  Existing trails that connect the tract to neighboring areas.  

 

D.  Aboveground utility rights-of-way and small areas of impervious surface may be 

included within the protected open space but cannot be counted towards the 40 percent 

minimum area requirement (exception: historic structures and existing trails may be 

counted). Large areas of impervious surface shall be excluded from the open space.  

 

E.  At least 25 percent of the open space should consist of land that is suitable for 

building.  
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F.  Open space should be in a contiguous tract to every extent possible. The open 

space shall adjoin any neighboring areas of open space, other protected areas, and 

non-protected natural areas that would be candidates for inclusion as part of a future 

area of protected open space.  

 

G.  The open space shall be directly accessible to the largest practicable number of 

lots within the subdivision. Non-adjoining lots shall be provided with safe, 

convenient access to the open space.  

 

H.  Permitted uses of open space. Uses of open space may include the following:  

  1.  Conservation of natural, archeological or historical resources.  

2.  Meadows, woodlands, wetlands, wildlife corridors, game preserves, or 

similar conservation-oriented areas.  

3.  Walking or bicycle trails, provided they are constructed of porous paving 

materials.  

4.  Passive recreation areas, such as open fields.  

5.  Active recreation areas, provided that they are limited to no more than ten 

percent of the total open space and are not located within primary conservation 

areas. Active recreation areas may include impervious surfaces. Active recreation 

areas in excess of this limit must be located outside of the protected open space.  

6.  Agriculture, horticulture, silviculture or pasture uses, provided that all 

applicable best management practices are used to minimize environmental 

impacts, and such activities are not conducted within primary conservation areas.  

7.  Landscaped stormwater management facilities, community wastewater 

disposal systems and individual wastewater disposal systems located on soils 

particularly suited to such uses. Such facilities shall be located outside of primary 

conservation areas.  

8.  Easements for drainage, access, and underground utility lines.  

9.  Other conservation-oriented uses compatible with the purposes of this 

chapter.  

10.    Cluster Box Units  

 

I.  Prohibited uses of open space.  

1.  Golf courses;  

2.  Roads, parking lots and impervious surfaces, except as specifically 

authorized in subsections (b) and (c) of this section;  

3.  Agricultural and forestry activities not conducted according to accepted best 

management practices;  

4.  Impoundments;  

5.  Other activities as determined by the applicant and recorded on the legal 

instrument providing for permanent protection.  

 

J.  Ownership and management of open space.  
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1.  Ownership of open space. A homeowners' or property owners’ association 

representing residents of the conservation subdivision shall own the open space. 

Membership in the association shall be mandatory and automatic for all homeowners 

of the subdivision and their successors. The homeowners' association shall have lien 

authority to ensure the collection of dues from all members. The responsibility for 

maintaining the open space and any facilities located thereon shall be borne by the 

homeowners' or property owners’ association.  

2.  Management plan. The applicant shall submit a plan for management of open 

space and common facilities ("plan") that:  

a.  Allocates responsibility and guidelines for the maintenance and operation of 

the open space and any facilities located thereon, including provisions for ongoing 

maintenance and for long-term capital improvements;  

b.  Estimates the costs and staffing requirements needed for maintenance and 

operation of, and insurance for, the open space and outlines the means by which 

such funding will be obtained or provided;  

c.  Provides that any changes to the plan be approved by the board of 

commissioners; and  

d.  Provides for enforcement of the plan.  

 

3.  Maintenance responsibility. In the event the party responsible for maintenance of 

the open space fails to maintain all or any portion in reasonable order and condition, 

the county may assume responsibility for its maintenance and may enter the premises 

and take corrective action, including the provision of extended maintenance. The 

costs of such maintenance may be charged to the homeowners' association, or to the 

individual property owners that make up the homeowners' association, and may 

include administrative costs and penalties. Such costs shall become a lien on all 

subdivision properties or through a special tax district encompassing the subdivision 

and levy an ad valorem property tax annually in an amount adequate to fund 

maintenance and operations of the open space.  

 

K.  Legal instrument for permanent protection.  

1.  The open space shall be protected in perpetuity by a binding legal instrument that 

is recorded with the deed. The instrument shall be one of the following:  

A.  A permanent conservation easement in favor of either:  

(1)  A land trust or similar conservation-oriented nonprofit organization with 

legal authority to accept such easements. The organization shall be bona fide 

and in perpetual existence and the conveyance instruments shall contain an 

appropriate provision for retransfer in the event the organization becomes 

unable to carry out its functions; or  

(2)  A governmental entity with an interest in pursuing goals compatible 

with the purposes of this chapter.  

If the entity accepting the easement is not the county, then a third right of 

enforcement favoring the county shall be included in the easement.  
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        B.  A permanent restrictive covenant for conservation purposes in favor of a  

governmental entity.  

C.  An equivalent legal tool that provides permanent protection, if approved by 

the county.  

              2.  The instrument for permanent protection shall include clear restrictions on  

              the use of the open space. These restrictions shall include all restrictions  

              contained in this article, as well as any further restrictions the applicant chooses  

              to place on the use of the open space.  

 

      J.  Tax assessment of open space. Once a legal instrument for permanent protection has 

been placed upon the open space, the board of tax assessors may be requested to reassess the 

open space at a lower value to reflect its more limited use.  

 

6. Reserved 

 

7. Entrance: Historic and rural Jasper County seeks to protect its most precious resource, its 

land, and further protect the viewshed to maintain a small town feel by establishing a 

required 100-foot natural buffer adjacent to existing public county streets and a 150-foot 

natural buffer along all state routes that abut exterior road frontage at the entrance of the 

interior subdivision roads.   

 

8. Other Design standards 

a. Lot layout design 

(1) Circulation is desired. In order to create a more walkable environment, streets 

shall be interconnective and block style whenever possible  

b. Road design 

(1) Required number of entrances, decel, left-turn lane, road improvements required 

(explain when) 

A. Entrances  

(a.) All new subdivision road entrances shall provide a deceleration 

lane of at least 150 feet.  Depending on the number of lots, there 

may be other requirements such as a left turn lane and/or 

acceleration lane. Additional traffic calming devices shall be 

decided by the Director of the Road Department or their designee. 

(b.) For subdivisions with up to 30 lots there shall be 1 entrance 

required. 

(c.) For subdivision with up to 99 lots there shall be 2 entrances 

required. 

(d.) For subdivisions over 100 but less than 200 lots there shall be 3 

entrances and shall have road frontage on at least 2 existing roads. 

(e.) For subdivisions over 200 lots there shall be at least 4 entrances 

and shall have road frontage on a least 2 existing roads. 

B. Road Improvements Required: 
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1. When a new subdivision accesses from an existing county road that 

is substandard and not consistent with good transportation engineering 

practices (for example, dirt or gravel road, inadequate width of 

pavement or right of way, improper angel of approach), provides the 

primary means of access to a development, the developer shall enter 

into a contract with the County regarding the upgrading of the 

substandard street. Said contract shall specify the improvements to be 

completed by the developer and the improvements, if any, to be 

completed by the County. Any such contract shall be approved by the 

Board of Commissioners. 

 

(1) All new roads shall be paved to county standards found in Chapter 20 – Roads 

and bridges, Article V. Paving Roads.  

 

(2) Minimum width of right-of-way for all new roads shall be 60 feet. 

(3) All new roads shall have street signage including but not limited to stop signs, 

road name signs, and other public safety signage. 

(4) Driveways shall not exceed a slope of 15%. 

c. Health, safety, welfare 

(1) Reserved 

d. Stormwater and development runoff shall be required.  Some lots with the 

potential for drainage to an adjoining lot or right-of-way may be deemed as an HLDP 

lot. 

e. Required amenities: 

(1) Cluster Box Units 

A. All Cluster Box Units shall be designed out of the public right of way and 

capable of being accessed in compliance with ADA standards.  

B. Required Parking Spaces:  

1. There shall be a minimum of 2 Parking Spaces for up to the first 50 

lots and an additional parking space for every 50 lots within the 

subdivision. There shall be at least 1 ADA Parking Space provided. 

C. Cluster Box Units shall accommodate the following:  

1. A minimum of 1 box per residence and 4 large parcel units, 2 at 

each end of at least 3’ x 4’ (?) 

2. A shelter or covering shall be provided for all mailbox units that 

includes at least 3 feet of space to walk around the mailbox unit. 

D. Security lights shall be provided. 

 

 

 

Sec. 105-222. - Improvements to existing streets and rights-of-way for subdivisions. 

 

(a) Existing unpaved road. Any unpaved road upon which a subdivision has frontage and/or access 
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shall be paved and widened, according to the functional class of the road, as set forth in Table 105-

221.1 along the frontage of the subdivision to the nearest intersection with a paved county road. The 

minimum right-of-way required according to Table 105-221.1 shall be dedicated along the entire 

frontage of the subdivision. 

 

(b) Existing paved road. Any existing paved county road upon which a subdivision has frontage 

and/or access and which is deficient relative to county specifications (see Tables 105-221.1 and 

105-221.2) shall be resurfaced and widened as determined by the county department of 

transportation for the entire frontage of the subdivision. The minimum right-of-way required 

according to Table 105-221.1 shall be dedicated along the entire frontage of the subdivision. 

 

 

Zoning Ordinance: 

 

Sec. 119-196. - RES Single-Family Residential District (as amended 03/06/2023) 

The RES Single-Family Residential District is intended to provide for single-family residential 

development at low-intensity (not over one principal dwelling unit per two acres) along with 

such public buildings, schools, churches, recreational facilities and accessory uses as may be 

necessary to support such communities and are normally compatible with such surroundings. For 

all major subdivisions of land for residential purposes in this district, conservation design is 

required leaving large amounts of land as green space protected by conservation easement. The 

RES district is designed to accommodate development in areas that are served by public water. 

 

Sec. 119-244. - Development standards—Agriculture and residential districts.  (as amended 

03/06/2023) 

 

Item  AG  R-R  RES  

Minimum heated floor area per 

dwelling unit  
1,200 sf  1,200 sf  1,800 sf  

Minimum lot area without water or 

sewer  
5 acres  3 acres  2 acres  

Minimum lot area with public/private 

water  
5 acres  3 acres  2 acres  

Minimum lot area with public/private 

water and sewer  
5 acres  3 acres  2 acres  

Minimum lot width  200 ft.  200 ft.  125 ft.  

Minimum road frontage  200 ft.  200 ft.  125 ft.  

Minimum front yard arterial road  80 ft.  80 ft.  80 ft.  

Minimum front yard major collector  80 ft.  80 ft.  80 ft.  

Minimum front yard minor collector  30 ft.  30 ft.  30 ft.  

Minimum front yard local roads  30 ft.  30 ft.  30 ft.  
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Minimum side yard  30 ft.  30 ft.  30 ft.  

Minimum rear yard  50 ft.  50 ft.  30 ft.  

Compliance with architectural 

standards required?  
No  No  No  

    

 


