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Introduction

The Pulaski County Comprehensive Plan is divided into two volumes. Volume 1 covers county-
wide information pertaining to history, geography, the natural environment, and demographics.
Volume 2 contains planning area specific information. At the start of the Comprehensive Plan
update in late 2006 the County was divided into five (5) planning areas (Northeast, North,
Central, Draper and South). The division of planning areas was based primarily on two factors,
community relationships, in terms of how residents perceive their location in the County, and the
availability of census data to study the selected areas.

This document is the North Planning Area chapter of Volume 2. Each planning area chapter is
drafted to stand independent of the others; however, the relationships between planning areas is
significant and should be considered when making planning decisions.
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Description

The North Planning Area is bounded on the east by Route 100, the north by Giles County, the
west by Bland County, and the south boarder roughly follows Back Creek and Tract Fork Creek
into the Jefferson National Forest (see map below). Agriculture is a major land use activity in
the Area. Residential uses are the most dominate in terms of the number of parcels devoted to a
specific use (318). There are 226 parcels devoted to agriculture, 132 of those parcels are between
20 to 99 acres, while 94 parcels are larger than 99 acres. This planning area has 19 parcels that
are tax exempt, the majority of which are churches and cemeteries. This planning area has three
(3) commercial parcels, all along Rt. 100 near the Giles County boarder. This planning area is
well suited for conservation easements. The planning area contains several natural resources
worthy of protecting, along with a substantial agriculture base.

Figure 2
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Existing Conditions

Citizens Participation

The Planning Commission held a public input session on June 5th, 2007 at the New River Valley
Regional Airport on Rt. 100 north of Dublin. Maps of the area were available for use by
participants as well as flip charts for the recording of issue areas or specific problem areas. The
meeting was advertised through utility bill inserts, website announcements, local print media and
flyers. Survey responses from the session can be found in the Appendix.

Estimated Population Change

When calculating the county population various methods yield drastically different results, from
declining population levels to a 25% increase. For discussion, the mid-ground seems to be a
population adjustment from 35, 127 in 2000 to 37, 332 in 2010 and 39, 657 in the year 2020.

It is estimated that approximately 1.5% of the change in county population will occur in the
North Planning Area. Based upon this assumption, some 30 persons will locate in the Area by
2010 and an additional 35 by 2020. The projection would indicate that in evaluating change, a
population increase of approximately 60 should be utilized.

Existing Conditions - Land Use

The North Planning Area is predominantly an agriculture community. While there are 94 parcels
exceeding 99 acres, these parcels are often quite large, some exceeding 1,000 acres. There are
more large parcels dedicated to agriculture in this area than any other planning area in the
county. The North area also has very little commercial land use and it can be found where Little
Creek Road meets Rt. 100. The residents of this area primarily rely on the towns of Dublin and
Pulaski for their commercial needs.

The western quarter of the planning area is within the Jefferson National Forest. The Forest
serves as a significant resource for the community in terms of a water recharge area, recreation
offerings, and wildlife habitat. The remaining three-quarters of the planning area contain limited
residential along Little Creek Road and Mines Road with the remainder being in agricultural use.

This planning area is unique in that the watershed boundary of Little Walker Creek in Pulaski
County serves as the planning area boundary. This is significant because Little Walker Creek is
on the impaired stream list. The impairment is indicated as bacteria due to agriculture/wildlife.
A Total Maximum Daily Load (TMDL) study is not scheduled for this waterway, but will be
complete by 2011. The TMDL process and resulting recommendations will play a significant
role in the future land use for this planning area.
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Future Land Use

Assumptions

The Planning Area is well suited for receiving conservation easements

A population increase of roughly 60 residents by 2020

Alternative energy, particularly wind energy, may play a role in future land use

Agriculture will remain an important component in the community

Citizens Review of Plan Alternatives

The Planning Commission provided the citizens of the Planning Area an opportunity to comment
on the draft development alternatives during the June 5th 2007 meeting. The resulting discussion
found the residents recognizing their community as heavily rooted in agriculture and desiring the
future land use to remain consistent with agriculture and residential along Little Creek Road.

Residential Land Use

There are 318 lots dedicated to residential use and most of these are found along the Little Creek
Road corridor. The Mine Road corridor and a small area along Rt. 100 also contain residential
uses. Much of the residential use is to support the agricultural industry of the area, opposed to
suburban neighborhood development. When future residential development occurs in this
planning area, cluster development should be recommended. This development technique
provides for smaller lots while allowing more land area to remain undeveloped for uses such as
agriculture or open space. Future residential subdivisions should be located as close to Little
Creek Road and Rt. 100 intersection as possible. The further out Little Creek Road development
occurs, the more costly it will be to provide services.

Industrial Development

The North Planning Area does not contain a major industrial land use. The previous county
landfill is located on the eastern end of the planning area adjacent Rt. 100 and should be
monitored regularly for leachate. The potential for alternative energy in the forms of natural gas
and wind should be evaluated by the county. Gas from the old landfill may be converted to a
useable form of alternative energy, while wind energy may be generated along Little Walker
Mountain, or other ridges in the planning area.
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Protection of Agricultural Production

While the most intense agricultural area in the County, this Planning Area disserves attention
towards its agricultural preservation. It is important that the agricultural uses in the area remain
protected from encroachment; particularly the working farms on prime agricultural soils and
those on slopes less than 15% (see Prime Soil Map page 7 and Slope Map page 8). Any major
residential developments should be where public utilities are available or can be extended to
support the proposed development. In order to support affordable housing and lifestyle
preferences, zoning districts covering the prime agricultural areas should allow limited division
of property for residential purposes, not including subdivisions on less than 2 acre lots.
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Conservation Easements

Conservation easements are legal agreements that property owners make to limit the type and
amount of development that may occur on a property (see VA State Code §10.1-1009, 1010, et
al). The easements are often a landowner’s decision to affirm land use decisions in perpetuity as
well as a response to federal and state tax incentives. To qualify for the tax benefits of a
donation, the easement must be in perpetuity, rather than a predetermined term limit.

The easement prevents development of a parcel and protects the conservation value of the
property. The result is seen as a public value of protecting “rare” and/or “unique” conservation
values associated with a particular parcel of land. Both “rare” and “unique” are terms used in the
federal tax code. The measure of “cost” of an easement is determined by a qualified appraiser
calculating the value of the easement by assessing the market value (development potential
value) of the property before the easement is given and subtracting the value of the land after the
easement is donated. There is not a value of “public benefit” calculated for the parcel in terms of
protecting “rare” and/or “unique” conservation values.

The reduced value of the property becomes a perpetual cost to the locality in terms of the
reduced property value. In the absence of protecting “rare” and/or “unique” conservation values
for the community, this cost can become very high.

As a result, the acceptance of the land use implications of any conservation easement should be
based upon the net value to the public including the perpetual control of land use decisions being
made by a current land owner in a dynamic economy and community. Based upon the
considerations in the County’s Comprehensive Plan, Conservation Easements should be
determined to be a use of land. As such the zoning ordinance should be amended to include
conservation easements as a special exception in both the Conservation District and the
Agricultural District. The approval of a special exception should be granted only after the owner
demonstrates in an application that the easement provides protection to “rare” and/or “unique”
conservation values to the public which outweigh the costs of the donation.

North Easement Receiving Areas

The North Planning Area contains some of the County’s most intense agricultural land uses.
Conservation easements are one tool to ensure agricultural property remains in the planning area
and in several instances easements may be the correct strategy. Further, Little Walker Creek is
on the impaired streams list and an easement combined with strategic agricultural watering
approaches is a way to improve the condition of Little Walker Creek. This planning area also
contains significant viewsheds of Walker Mountain along the Giles County/Pulaski County
boarder and Little Walker Mountain to the south. Easements to protect this viewshed are
valuable. However, alternative energy, particularly wind generation, should be considered when
accepting easements along these ridges. Although alternative energy such as wind is not
occurring in the planning area, this may be a major land use in the future. Easement terms
should address this issue. Lastly, easements adjacent to the Jefferson National Forest should be
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encouraged. Providing for “green connections” to the National Forest is a significant benefit for
wildlife, water recharge, and other natural resources.

Agricultural Land Use Taxation

Most of the lands in the Conservation and Agricultural Districts which are devoted to agricultural
production are currently being taxed at the agricultural land use rate. It is this rate which would
serve as the floor rate for lands with conservation easements. However, forest lands and other
non-agricultural qualifying uses would have pre-easement tax rates higher than the agricultural
land use rate. In order to preserve agricultural land use activities it is important for the County to
correctly assess properties during land valuation periods. It is also important to establish the
agricultural tax rate at a level where production can still occur and profits from production can be
realized.

Future Land Use Plan

On the future land use map (page 11), areas south of Little Walker Mountain are indicated as
agriculture while areas north of Little Walker are conservation, with low density residential
along the Little Creek Road corridor. This planning area is well suited for conservation
easements considering the principle land use is agriculture and numerous natural resources.
Several of the agricultural parcels are of sizeable amounts, which aid in conservation easement
acceptance. By acquiring easements in close proximity to the Jefferson National Forest the
green infrastructure of the area is greatly expanded. Little Walker Creek, an important natural
resource, was determined impaired by the Virginia Department of Environmental Quality for
bacteria along its 17 mile reach. A Total Maximum Daily Load (TMDL) Plan should be
prepared for this waterway in the near future due to its significance in groundwater recharge and
farming activities. Back Creek, which forms the boarder of the North Planning Area and the
Central Planning Area is also identified as impaired by bacteria. A TMDL Plan was created in
2005 with implementation starting in 2006 and currently continuing. Future land uses should
also provide for telecommunication sites along either Walker Mountain or Little Walker
Mountain.
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