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ALBEMARLE COUNTY PLANNING 

STAFF REPORT SUMMARY  
 

Project Name:  R. A. Yancey Lumber Corporation: 
Special Exception Request 

Staff:  William D. Fritz, AICP   

Planning Commission Public Hearing: June 23, 
2020 

Board of Supervisors Hearing: July 15, 2020 

TBD 

Owner(s): R. A. Yancey Lumber Corporation Applicant(s): R. A. Yancey Lumber 
Corporation 

Acreage: 35.8 acres By-right use: Sawmills, temporary or 
permanent: planing mills; wood yards (reference 
5.1.15) 

TMP: 55-111B and 55-112 

Location: Northeast quadrant of the I-64 and 
Rockfish Gap Turnpike interchange, commonly 
known as the Yancey Mills or Crozet exit.   

Special Exception Request for: Reduction in 
setbacks, expanded hours of operation, 
expansion in permitted sound levels and 
reduction in vibration limits. 

Magisterial District: White Hall Proffers/Conditions:  No 

Requested # of Dwelling Units/Lots: None DA -                 RA - X 

Proposal: Approval of special exceptions to 
bring the existing mill into compliance and 
authorize new construction. 

Comp. Plan Designation: Rural Area 

Character of Property: The site is developed as a 
sawmill and wood yard. 

Use of Surrounding Properties: Residential, 
wooded and commercial uses exist on properties 
in the area.   

Factors Favorable:   

1. Would permit an existing business to 
remain and expand.   

2. Impact caused by some special exceptions 
may be mitigated with conditions. 

3. Some areas have been used for Mill 
operations prior to 1980 and approval of 
special exceptions clarifies the permitted 
activities. 

Factors Unfavorable:  
1. Approval of some special exceptions 

would result in substantial impact to 
adjacent property. 

2. Approval of some special exceptions 
is not supported by the special 
exception review criteria.   

 

Recommendation: Subject to conditions, staff recommends approval of those special exceptions that 
would allow structures and activities existing as of June 12, 2020 to remain except for the 
sorter/stacker.  Staff recommends denial of any exceptions that would result in construction of new 
structures or placement of new machinery. 
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STAFF CONTACT:   William D. Fritz, AICP 
PLANNING COMMISSION:   June 23, 2020 
BOARD OF SUPERVISORS:  July 15, 2020 
 
PETITION: 
 
PROJECT:  R. A. Yancey Lumber Corporation: Special Exception Request 
MAGISTERIAL DISTRICT:  White Hall 
TAX MAP/PARCEL: 55-111B and 55-112 
LOCATION: Northeast quadrant of the I-64 and Rockfish Gap Turnpike interchange, commonly known 
as the Yancey Mills or Crozet exit.   
PROPOSAL:   Request for special exceptions to allow reduction in setbacks, expanded hours of 
operation, expansion in permitted sound levels range and reduction in vibration limits. Approval of the 
special exceptions will bring the existing mill into compliance based on the mill’s compliance with special 
conditions and authorize new construction. 
OVERLAY DISTRICT: Entrance Corridor 
PROFFERS: None 
COMPREHENSIVE PLAN:  Rural Area 
 
CHARACTER OF THE AREA:   
 
The property is developed as a sawmill and wood yard.  Property to the north, west and east have 
residential uses.  Property to the south is wooded. Property to the northeast is developed commercially.  
Village residential zoning is located north of this property across Rockfish Gap Turnpike. 
 
PLANNING AND ZONING HISTORY: 

 
December 10, 1980 – During the adoption of the Zoning Ordinance and the comprehensive rezoning of 
the County the supplemental regulations of Section 5.1.15 were adopted and these properties were 
designated as HI, Heavy Industry. 
 
October 14, 1987 – The Board of Supervisors amended the Albemarle County Service Authority 
jurisdictional area to include water service. 
 
October 11, 1988 – Variance to the front setback was approved to allow expansion of the office building 
adjacent to Rockfish Gap Turnpike.   
 
January 21, 1991 – Building permit application was submitted for storage building.  This application has 
been voided and no information is available.   
 
September 16, 1991 – Building permit was issued for portable equipment for asphalt.  This equipment is 
no longer on the property. 
 
February 4, 2003 – Variance was approved to allow construction of a rotary crane.  This crane was not 
constructed. 
 
July 12, 2004 – SDP 2003-44 Yancey Lumber Log Crane site plan was denied. 
 
September 12, 2018 – Building permit was submitted for construction of a sorter stacker.  This permit 
has not been issued.  Special exceptions are required for the permit to be issued. 
 
February 21, 2019 – Building permits were submitted for all buildings constructed without required 
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permits.  These permits have not been issued.  Some permits cannot be issued without special 
exceptions.  Some permits require building code issues such as inadequate fire flow to be addressed.    
 
December 20, 2019 – Notice of Violation was issued stating “The piece of equipment constructed in the 
VDOT right of way and the new sorter/stacker constructed on these parcels do not meet the required 
setbacks.”  The owner has appealed this determination.  
 
March/April 2020 – Special exception review was scheduled for consideration by the Planning 
Commission and Board of Supervisors.  Due to the impacts of COVID these meetings were not held.   
 
June 2, 2020 – Board of Zoning Appeals deferred appeal hearing. 
 
DETAILS OF THE PROPOSAL: 
 
The applicant has requested 19 special exceptions and provided justification for approval.  This 
information is included in Attachment B and Attachment H.  Each special exception request will be 
discussed in detail.   
 
Below is a summary of the requests:  
 
Relief from the setback requirements of Chapter 18, Section 4.20 of the Code of Albemarle (Attachment 
C) 

o Allow structures closer than 10 feet from the right-of-way. 
o Allow structures closer than 100 feet from any district boundary. 
o Allow parking closer than 30 feet to any district boundary. 

 
Relief from the supplemental regulations of Chapter 18, Section 5.1.15 of the Code of Albemarle 
(Attachment D) 

o Allow structures and storage of logs closer than 100 feet from any lot line. 
o Allow machinery to be located closer than 600 from dwellings on adjacent property. 
o Allow operations to begin at 6:00 am instead of 7:00 am. 
o Allow loading and unloading of wood products between 6:00 am and 11:00 pm instead of 7:00 am 

and 12 midnight except for activities associated with the kiln which would be permitted 24 hours a 
day. 

 
Relief from noise regulation provision of Chapter 18, Section 4.18 of the Code of Albemarle (Attachment 
E) 

o Allow increase in daytime maximum dBa measured in a receiving zone (adjacent property) from 
60 dBa.  The proposed increase ranges from 66 dBa to 77 dBa. 

o Allow increase in nighttime maximum dBa measured in a receiving zone (adjacent property) from 
55 dBa.  The proposed increase is to 65 dBa adjacent to Rockfish Gap Turnpike and to 59 dBa in 
other locations.   

 
REASON FOR REVIEW: 
 
The Zoning Ordinance allows for some regulations to be varied, waived or modified by special exception.  
Those regulations eligible for a special exception are specifically noted in the Zoning Ordinance.  In 
some instances, the Zoning Ordinance simply states that the regulation may be reduced by special 
exception.  For example, the regulations for setbacks in industrial districts contains the following 
language: (Reference Chapter 18, Section 4.20(b)(2) of the Code of Albemarle) 
 
 Any minimum setback may be reduced by special exception. 
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However, other sections contain more detailed language.  In the case of waiver or modification from the 
requirements of Section 5 the Zoning Ordinance states in part, “The commission may modify or waive 
any such requirement upon a finding that such requirement would not forward the purposes of this 
chapter or otherwise serve the public health, safety, or welfare or that a modified regulation would 
satisfy the purposes of this chapter to at least an equivalent degree as the specified requirement; and 
upon making any finding expressly required for the modification or waiver of a specific requirement; 
except that, in no case, shall such action constitute a modification or waiver of any applicable general 
regulation set forth in section 4 or any district regulation”. (Reference Chapter 18, Section 5.1(a) of the 
Code of Albemarle) 
 
While the Zoning Ordinance states that this type of modification (special exception) is subject to 
commission action, a decision of the Court has required the County to modify the Zoning Ordinance to 
establish that the authority to grant special exceptions is reserved by the Board of Supervisors.   Chapter 
18, Section 33.43 of the Code of Albemarle provides clarification on the issue of special exceptions.  
 
The action before the Board of Supervisors is consideration of the special exceptions.  The Code of 
Albemarle has additional regulations that must be met by the owner.  Staff has not included discussion of 
these regulations in this report because they are required, and no conditions are necessary to enforce 
the requirements.  Examples of the types of regulations that must be met include the building code 
requirements to ensure that all buildings meet the Uniform Statewide Building Code.  This includes a 
requirement that appropriate construction techniques are used and adequate fire protection is provided.  
The Code requires submittal of a certified engineers report.  This report must include a description of the 
proposed operation, including all machines, processes, and products to verify that the activity complies with 
required performance standards. 
 

Sec. 33.43 - Introduction. 
 

This division establishes the regulations and safeguards for filing, reviewing, and acting on applications 
for special exceptions. 

 
A. Power to grant special exceptions is reserved by the Board of Supervisor. The Board of 
Supervisors reserves the power to consider and approve or deny all applications for special 
exceptions. 

 

B. Matters eligible for a special exception. The Board may approve special exceptions to 
waive, modify, vary, or substitute any requirement of this chapter that is expressly authorized 
to be waived, modified, varied, or substituted. 

 

C. Variations and exceptions distinguished. A special exception is not required for any matter 
that may be varied or excepted under Section 32 or Chapter 14 or for developing and 
constructing residential dwellings at the use, height, and density permitted by right in the 
applicable district as provided by Virginia Code § 15.2-2288.1. 

 

The Board of Supervisors has the sole authority to grant special exceptions and prior review by the 
Planning Commission is not required by the Zoning Ordinance.  The Board of Supervisors has 
established a policy directing staff to refer special exceptions to the Planning Commission for a 
recommendation when staff is recommending denial of any special exception.   
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The Board of Supervisors chose to amend only the provisions of Chapter 18, Section 33.43 of the 
Code of Albemarle and not every provision discussing possible modification of regulations.  This has led 
to some confusion about the role of the Planning Commission.  The role of the Planning Commission is 
to review the special exception and provide a recommendation on the application. 

 
ANALYSIS OF THE SPECIAL EXCEPTIONS 
 

SETBACKS – Special Exception Details 
 
Request for relief from the setback requirements of Chapter 18, Section 4.20 of the Code of Albemarle 
(Attachment C) 

- Allow structures closer than 10 feet from the right-of-way. 
- Allow structures closer than 100 feet from any district boundary. 
- Allow parking closer than 30 feet to any district boundary. 

 (The ordinance contains no standards for the review of a special exception) 

 

Throughout this report staff will refer to building numbers where available. Attachment K includes an 
aerial photograph identifying buildings by number and a building schedule describing each building 
including when it was built.   

 

The applicant has requested a special exception from the setback for three structures and parking.  
Staff has highlighted the location of the structures and parking area below.   
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The applicant constructed a Stem Loader adjacent to Rockfish Gap Turnpike.  This construction 
appears to have occurred sometime between 1996 and 2002 based on review of aerial photographs.  
At the time of construction, the ordinance required a 50-foot setback for structures adjacent to public 
streets.  The ordinance was amended in 2015 and currently requires a 10-foot front setback.  The 
equipment was actually constructed across the property line such that it was located approximately 5 
feet into the right-of-way of Rockfish Gap Turnpike.  The applicant has purchased 10 feet of right-of-
way from the Commonwealth, so that the equipment is no longer in the right-of-way. No plat has been 
submitted for review and staff is unable to confirm if the setback is now met.    

 

The portion of the Mill Building (building 7b) not meeting the 100-foot setback was constructed after 
1980 and before 1990 based on review of aerial photographs and information provided by the 
applicant.  This structure is approximately 95 feet from the property line.  

 

The portion of the Pole Shed (building 8) not meeting the 100-foot setback was constructed in 1996 
according to information provided by the applicant.  This building is approximately 98 feet from the 
property line.   

 

Construction of the new Sorter/Stacker (building 27) was begun but has stopped.  Retaining walls 
have been constructed and some equipment is in place as is a concrete floor.  This proposed 
structure is approximately 35 feet from the property line.  The ordinance requires a 100-foot setback.   
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The date of establishment of the parking area is difficult to verify.  Staff has reviewed the available 
aerial photographs.  It appears that the general area has been used for parking or storage since 
1980.   

 

SETBACKS – Comments  

 

Setbacks are intended to prevent the overcrowding of property and prevent impacts on adjacent 
properties.  The Board of Supervisors has determined that a structure setback of 100 feet in the 
Heavy Industrial district is appropriate to protect adjacent non-industrial property from substantial 
impacts.  This setback has not changed since the adoption of the ordinance in 1980. 

 

No building permits were submitted for these structures prior to their construction.  If permits had 
been submitted, they would not have been approved.  At the time the buildings were constructed the 
only method to reduce setbacks was by applying for a variance.  The ordinance has been amended 
and setbacks may now be reduced by the Board of Supervisors with a special exception.  It is 
important to note that conditions may be imposed on the approval of either a variance or special 
exception.   

 

It is unlikely that a variance would have been granted for a reduction in setback because redesign 
was possible.  The redesigned structures would have met setbacks and allowed for reasonable use of 
the property. 

 

It is possible however, that a reduced setback could have been approved.  Any approvals should take 
into account the impact caused by the structure.  These impacts may include: 

- Visual impacts 

- Blocking air or light 

- Sound impacts from equipment or activity 

 

The minimal reduction in setback requirements for the Mill Building and Pole Shed are such that 
visual impacts or the blocking of air or light are not significantly greater than what would occur by 
meeting the setbacks. 

 

The review of a variance would have insured that the Stem Loader would not have been built within 
the right-of-way.  Impacts from this structure include visual impacts on Rockfish Gap Turnpike.  This 
road was designated an Entrance Corridor in 1990.  If the applicant had applied for a variance or a 
building permit it would have been reviewed by the Architectural Review Board for impacts.  The 
Architectural Review Board can support the reduction in setback for the Stem Loader in its current 
location (Attachment F).  However, it is unknown what the comments of the Architectural Review 
Board would have been if an application for the Stem Loader had been submitted prior to its 
construction.  The Virginia Department of Transportation does not object to the location of the Stem 
Loader and has in fact sold the necessary area to the applicant so that the Stem Loader no longer 
encroaches into the right-of-way. 

 

The location of the proposed Sorter/Stacker (building 27) is approximately 35 feet from the property 
line.  This 65% reduction in setback will result in visual and sound impacts on the adjacent property 
inconsistent with the purpose of setbacks.  It will also result in the placement of equipment and 
activity much closer to adjacent property than permitted by-right in the Heavy Industry District.  
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On September 17, 2018, the Architectural Review Board (ARB) reviewed the proposal for the 
construction of the new Sorter/Stacker (building 27), special exception for the other structures and 
special exception for parking.   The ARB supported the exceptions.  The ARB recommended 
screening, either fencing or landscaping to provide separation and buffering between the right-of-way 
and the parking.  The applicant has submitted a conceptual plan showing an area for the installation 
of landscaping.  Attachment O.   

 

As stated previously it is difficult to determine when the location of the parking within the setback was 
established.  It is possible that this parking predated the adoption of the ordinance in 1980.  This is 
not a determination that the parking is non-conforming but is an acknowledgement that some activity 
was occurring near Rockfish Gap Turnpike and the adjacent property since 1980.   

 

The noise impacts caused by the reduction in setback will be address in later portions of this report. 

 

SUPPLEMENTARY REGULATIONS – Special Exception details 

 
The Ordinance contains regulations specific to sawmills, planing mills and wood yards (Attachment D).  
These regulations are intended to address the specific and unique impacts generated by this type of use.  
 
The applicant has requested a special exception from setback regulations for multiple structures and 
the storage of lumber, logs, chips and timber.  Below, staff has highlighted the location of the 
structures and machinery that do not meet required setbacks.  The reader will note that some 
structures are not highlighted but are within 600 feet of adjacent residences.  Those structures closer 
than 600 feet to adjacent residences that are not highlighted are not subject to the setback because 
they either do not contain machinery or existed prior to 1980.   
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The applicant has requested relief from multiple supplementary regulations.  The language of the 
ordinance and the applicant’s request are outlined below.  The applicant’s full request is contained in 
Attachment B and Attachment H.   
 

Ordinance Requirement 

 

a. No structure and no storage of lumber, logs, chips or timber shall be located closer than 100 
feet to any lot line. Trees and vegetation within the 100 foot setback shall be maintained as a 
buffer to abutting properties and uses, provided that during the last three months of operation 
the trees may be removed. 

 

Outline of Applicant’s Request 

 

The applicant has requested that existing structures and storage of lumber, logs, chips or timber be 
allowed to continue as currently exists.  Adjacent to Rockfish Gap Turnpike the setback for the 
storage of lumber, logs, chips or timber would be reduced to zero (0) feet.  The applicant requests 
that the proposed Sorter/Stacker setback be reduced to 35 feet.  Some of the location of lumber, logs, 
chips or timber are less than 100 feet from adjacent lots. 

 

Ordinance Requirement 

 

b. No saw, planer, chipper, conveyor, chute or other similar machinery shall be located closer 
than 600 feet from any dwelling on any lot other than the lot on which the sawmill, planing mill 
or wood yard is located. 

 

Outline of Applicants Request 

 

The applicant is requesting that existing machinery not meeting the required setback be allowed to 
remain. 

- The proposed Sorter/Stacker (building 27) is approximately 350 feet from the dwelling located 
to the north on Tax Map 55, Parcel 111A.   

- The Pole Shed (building 6) is approximately 540 feet from the dwelling located to the north on 
Tax Map 55, Parcel 111A. 

- The Silo (building 10) is approximately 570 feet from the dwelling located to the north on Tax 
Map 55, Parcel 111A. 

- The Boiler (building 11) is approximately 570 feet from the dwelling located to the north on Tax 
Map 55, Parcel 111A. 

- The Kiln (building 12A) is approximately 515 feet from the dwelling located to the north on Tax 
Map 55, Parcel 111A. 

- The Planer (buildings 18, 22 and 23) is approximately 550 feet from the dwelling located to the 
north on Tax Map 55, Parcel 111A. 

- The Pole Shed (building 6) is approximately 540 feet from the dwelling located to the north on 
Tax Map 55, Parcel 111A. 

- The Mill Building (building 7a and 7b) is approximately 520 feet from the dwelling located to 
the south on Tax Map 55, Parcel 100. 
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- The Stem Loader (adjacent to Rockfish Gap Turnpike) is approximately 500 feet from the 
dwelling located to the west on Tax Map 55A, Parcel 28. 

 

All the residential structures evaluated relative to the setbacks were in existence in 1980.   

 

Ordinance Requirement 

 

c. No machinery used for sawing, planing, chipping or other wood processing shall operate 
between 7:00 p.m. and 7:00 a.m. No wood or wood products shall be loaded or unloaded 
between 12:00 midnight and 7:00 a.m. 

 

Outline of Applicant’s Request 

 

The applicant is requesting that machinery used for sawing, planing, chipping or other wood 
processing be permitted from 6:00 am to 11:00 pm. 

 

The applicant is requesting that the loading or unloading of wood products be permitted from 6:00 am 
to 11:00 pm and that loading and unloading associated with the kiln be permitted 24 hours a day.   

 

SUPPLEMENTARY REGULATIONS – Comments 

 

The ordinance provides guidance for review of a special exception from the supplementary 
regulations: 

 

Sec. 5.1 - Supplementary regulations. 
 

a. The commission may modify or waive any such requirement upon a finding that such 
requirement would not forward the purposes of this chapter or otherwise serve the public 
health, safety, or welfare or that a modified regulation would satisfy the purposes of this 
chapter to at least an equivalent degree as the specified requirement; and upon making 
any finding expressly required for the modification or waiver of a specific requirement; 
except that, in no case, shall such action constitute a modification or waiver of any 
applicable general regulation set forth in section 4 or any district regulation. In granting a 
modification or waiver, the commission may impose conditions as it deems necessary to 
protect the public health, safety, or welfare. 

 

The setbacks established by the supplementary regulations are intended to minimize the impacts 
caused by industrial character of sawmills, planing mills and wood yards.  The applicant has provided a 
justification for the granting of the special exception (Attachment B and Attachment H).  Staff will not 
address all the applicant’s justification but does offer some comments. 

 

Staff has reviewed aerial photography from 1980.  The storage of storage of lumber, logs, chips or 
timber on the property appears to be in the same location or nearly same location today as it existed 
in 1980.  This is not a determination that the storage of storage of lumber, logs, chips or timber is 
non-conforming but is an acknowledgement that some activity was occurring near Rockfish Gap 
Turnpike and the adjacent properties since 1980.   
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The applicant states that the adoption of the 1980 ordinance imposed restrictions on the property 
making expansion difficult.  However, the ordinance has always contained an option for relief from 
overly burdensome regulations.  In fact, the applicant has twice made use of the relief process to allow 
expansion of the office (building 01) and construction of a rotary crane.  Both applications submitted by 
the applicant were approved.  However, the applicant never sought relief from any regulations for the 
construction of other structures or machinery.  During the review of a request the County could have 
considered all relevant factors including the impact of denial, possible alternatives allowing compliance, 
and measures to mitigate the impacts caused by granting modifications.  Because the structures are 
existing, except for the proposed Sorter/Stacker staff has limited the analysis to possible methods of 
mitigating the impacts.  The primary impact from the machinery is noise.  The noise impacts caused by 
the reduction in setback will be addressed in later portions of this report. 

 

The applicant has stated that due to the location of the original Mill Building (buildings 4, 5, 6) and the 
shape of the property, no other location exists for the proposed Sorter/Stacker (building 27).  Staff 
notes that some of the buildings associated with the Mill Building do predate the 1980 regulations.  
However, expansions have occurred after 1980.  These improvements do not meet the setback 
requirements.  None of these expansions were reviewed for compliance with the ordinance.  It is 
impossible to determine if alternative layouts for those improvements would have allowed for the 
construction of the Sorter/Stacker in a location that meets the requirements of the ordinance or in a 
location that did not require a 40% reduction in the required setback.   

 

The applicant correctly notes that the presence of dwellings on adjacent property imposes a setback 
on the mill.  The applicant also correctly states that new dwellings could be constructed on adjacent 
property and that the presence of new dwellings could impose even greater setbacks on the mill.  
However, the applicant states that “The requirements of this regulation would then impossibly require 
the Mill to incur the exorbitant expense of rearranging the Mill based on these newly constructed 
residences to achieve compliance with the buffer – an unreasonable, impractical, and entirely 
impossible requirement”.  The construction of dwellings on adjacent property may impose additional 
setbacks on the Mill.  However, construction of dwellings on adjacent property would not require the 
Mill to rearrange structures, machinery or modify operations in any way.  The County would take into 
consideration the timing of construction of dwellings on adjacent property when reviewing any special 
exception request.  Just as the County would consider new residential construction adjacent to a mill, 
the County must consider new mill construction adjacent to existing residences.   

 

Staff does not agree with the applicant’s assertion that “…The regulations of Section 5.1.15(B) 
impose unreasonable restrictions and setbacks on the Mill”.  The applicant had the option to submit a 
request for relief prior to construction.  As stated previously the applicant did seek relief from 
regulations twice.  Both of those requests were approved.  At the time of review of any request, the 
County may have denied the request, approved the request or approved the request with conditions.  
If the County denied a request or imposed conditions that the owner objected to, those actions could 
have been appealed.  It is impossible to determine what the layout of the Mill would have been if 
requests had been submitted.  The County is not be obligated to approve the current request for the 
Sorter/Stacker because the applicant has constructed improvements without permits in such a 
manner as to leave one area available for expansion.   

 

The applicant has asserted that the operating hours are historical, dating back to 1960.  Staff is 
unaware of any request the applicant has made to vest these activities as non-conforming and staff is 
unable to independently verify the historic hours of operation.  However, the kiln was constructed in 
1990, without permits.  Therefore, the hours of operation associated with this activity cannot be 
vested.   
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NOISE – Special Exception details 

 

The applicant has submitted noise and vibration studies (Attachments G and N).  The ordinance 
establishes noise level limits for receiving zones.  In this situation the receiving zone is also the 
property line.  The ordinance establishes a daytime noise level limit of 60 dBA and a nighttime noise 
level limit of 55 dBA.   

 

The applicant is requesting that daytime typical or median 5-minute maximums be 77 dBA after 
removal of ambient sound level adjacent to Rockfish Gap Turnpike and 70 dBA for the property to the 
north, Tax Map 55, Parcel 111A.   

 

The applicant is requesting that nighttime noise level maximums be increased to 65 dBa adjacent to 
Rockfish Gap Turnpike and 59 dBa at all other boundaries. 

 

NOISE – Comments 
 
The ordinance provides guidance for review of special exception noise regulations: 
 

a. The commission may modify or waive the standard set forth in section 4.18.04 in a particular 
case upon finding that strict application of the standard would cause undue hardship and not 
forward the purposes of this chapter or otherwise serve the public health, safety or welfare, or 
that alternatives proposed by the owner would satisfy the purposes of this section 4.18 at least 
to an equivalent degree. 

 
The County does not have any staff qualified to provide detailed comment on noise studies and must 
rely on the information submitted by the applicant.  The County Engineer has reviewed the applicant’s 
submission to verify that it has been prepared as required by the Ordinance and that the report uses 
appropriate engineering concepts.   
 
The applicant notes that conducting the noise study is complicated by the presence of the Mill and 
ambient sounds, particularly from Rockfish Gap Turnpike. 

As staff has stated previously in this report, setbacks are a means of mitigating noise impacts.  It is 
clear from the noise studies and observation that the Mill generates a significant amount of noise.  The 
applicant has stated, “The Company is not proposing to increase noise levels over and above existing, 
historic conditions, but only to legally accommodate these historic conditions”.  Staff agrees that any 
conditions that existed prior to 1980 are historic and may be considered vested.  However, expansions 
occurred after 1980 and these expansions increased noise levels.  None of the expansions were 
reviewed for compliance with the ordinance.  Staff has not reviewed the request to allow increased 
noise levels above the 1980 noise levels with any consideration that they have existed for a number of 
years.  Staff has reviewed the request for increased noise as if the use does not exist.  This is how the 
requests would have been considered if the owner had submitted applications for the construction of 
new buildings and placement of new equipment after 1980.    

VIBRATION - Special Exception details 

The applicant has submitted a request for a modification of the vibration regulations of Chapter 18, 
Section 4.14.2. 

VIBRATION - Comments 
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The ordinance contains no provision allowing for the Board of Supervisors to consider a special 
exception from the vibration regulations.   

SUMMARY AND RECOMMENDATIONS 

(These recommendations may also be found in Attachment J.  The numbers match what is 
included in Attachment J.) 

SETBACKS – Special Exception 
 

The ordinance contains no criteria for review of a special exception for reduction of setbacks in the 
Heavy Industry district. 

 
The setbacks of the Heavy Industry district are intended to minimize impacts on adjacent property.  
 
(Attachment J, Item 1) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 4.20b to 
reduce the 100 foot setback for the Mill Building (building 7b) and Pole Shed (building 8).  Staff is making 
this recommendation solely on the basis that the buildings exist, and the reduction is minimal.  This 
recommendation should not be considered as a precedent for any future requests on this or any other 
site.   
 
(Attachment J Item 2.)   
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 4.20b to 
reduce the 10 foot setback for the Stem Loader.  This recommendation is based on VDOT’s willingness 
to sell right-of-way to allow the Stem Loader to be approximately 5 feet from the right-of-way and the 
recommendation of the Architectural Review Board.  
 
(Attachment J Item 3.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 4.20b to 
reduce the 30 foot setback for parking adjacent to Rural Areas property.  This recommendation is based 
on the review of aerial photography which appears to indicate that this area has been used for parking or 
storage prior to 1980.   
 
(Attachment J Item 4.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 4.20b to 
reduce the 100 foot setback for the proposed Sorter/Stacker (building 27) to 35 feet.  Staff opinion is that 
approval would be inconsistent with the following stated purpose and intent of the Zoning Ordinance as 
found in Chapter 18, Section 1.4 of the Code of Albemarle: 
 

- Facilitate creating a convenient, attractive and harmonious community; 
- Protect against one or more of the following: overcrowding of land, undue density of population 

in relation to the community facilities existing or available, obstruction of light and air, danger 
and congestion in travel and transportation, or loss of life, health, or property from fire, flood, 
impounding structure failure, panic or other dangers; 

 
Staff notes that approval of the request may be consistent with the following stated purpose and intent of 
the Zoning Ordinance: 
 

- Encourage economic development activities that provide desirable employment and enlarge the 
tax base. 
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Staff opinion is that if the applicant had complied with the ordinance for the construction and placement 
of structures and machinery it is possible that suitable area may exist to allow construction of the 
Sorter/Stacker with less impact on adjacent Rural Areas property.   
 
SUPPLEMENTARY REGULATIONS – Special Exception 
 
The ordinance provides guidance for review of a special exception from the supplementary regulations.  
Staff’s recommendation is made with consideration of the ordinance guidance.   
 
(Attachment J Item 5.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15a to 
reduce setback for the storage of lumber, logs, chips or timber to zero (0) feet.  This recommendation 
is based on the review of aerial photography which appears to indicate that these areas were used for 
storage prior to 1980.   
 
(Attachment J Item 6.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 5.1.15a to 
reduce the 100 foot setback for the proposed Sorter/Stacker (building 27) to 35 feet.  Staff opinion is that 
requiring a 100 foot setback does serve the public health, safety and welfare.  Further, staff is unable to 
find that a reduced setback of 35 feet would satisfy the purposes of the supplementary regulations 
requiring a 100 foot setback to at least an equivalent degree.    
 
(Attachment J Item 7.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 5.1.15b to 
allow the location of the proposed Sorter/Stacker (building 27) approximately 350 feet from the 
dwelling located to the north on Tax Map 55, Parcel 111A.  Staff opinion is that requiring a 600 foot 
setback does serve the public health, safety and welfare.  Further, staff is unable to find that a reduced 
setback of 350 feet would satisfy the purposes of the supplementary regulations requiring a 600 foot 
setback to at least an equivalent degree.    

 

(Attachment J Item 8.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Pole Shed (building 8) approximately 540 feet from the dwelling located to 
the north on Tax Map 55, Parcel 111A.  This recommendation is based on denial of the request to 
increase noise limits.  If the noise limits are met, a reduction of the required 600 foot setback is met to 
at least an equivalent degree.  If a special exception is granted to allow increased noise levels staff 
does not support a reduction in setback.   

 

(Attachment J Item 9.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Silo (building 10) approximately 570 feet from the dwelling located to the 
north on Tax Map 55, Parcel 111A.  This recommendation is based on denial of the request to 
increase noise limits.  If the noise limits are met, a reduction of the required 600 foot setback is met to 
at least an equivalent degree.  If a special exception is granted to allow increased noise levels staff 
does not support a reduction in setback.   

 

(Attachment J Item 10.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Boiler (building 11) approximately 570 feet from the dwelling located to the 
north on Tax Map 55, Parcel 111A.  This recommendation is based on denial of the request to 
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increase noise limits.  If the noise limits are met, a reduction of the required 600 foot setback is met to 
at least an equivalent degree.  If a special exception is granted to allow increased noise levels staff 
does not support a reduction in setback.   

 

(Attachment J Item 11.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Kiln (building 12A) approximately 515 feet from the dwelling located to the 
north on Tax Map 55, Parcel 111A.  This recommendation is based on denial of the request to 
increase noise limits.  If the noise limits are met, a reduction of the required 600 foot setback is met to 
at least an equivalent degree.  If a special exception is granted to allow increased noise levels staff 
does not support a reduction in setback.   

 

(Attachment J Item 12.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Planer (buildings 18, 22 and 23) approximately 550 feet from the dwelling 
located to the north on Tax Map 55, Parcel 111A.  This recommendation is based on denial of the 
request to increase noise limits.  If the noise limits are met, a reduction of the required 600 foot 
setback is met to at least an equivalent degree.  If a special exception is granted to allow increased 
noise levels staff does not support a reduction in setback.   

 

(Attachment J Item 13.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Mill Building (building 7a and 7b) approximately 520 feet from the dwelling 
located to the south on Tax Map 55, Parcel 100.  This recommendation is based on denial of the 
request to increase noise limits.  If the noise limits are met, a reduction of the required 600 foot 
setback is met to at least an equivalent degree.  If a special exception is granted to allow increased 
noise levels staff does not support a reduction in setback.   

 

(Attachment J Item 14.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15b 
to allow the location of the Stem Loader (adjacent to Rockfish Gap Turnpike) approximately 500 feet 
from the dwelling located to the west on Tax Map 55A, Parcel 28. This recommendation is based on 
denial of the request to increase noise limits.  If the noise limits are met, a reduction of the required 
600 foot setback is met to at least an equivalent degree.  If a special exception is granted to allow 
increased noise levels staff does not support a reduction in setback.   

 

(Attachment J Item 15.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15c 
that operation of machinery used for sawing, planing, chipping or other wood processing be permitted 
from 6:00 am to 11:00 pm.  This recommendation is based on denial of the request to increase noise 
limits.  If the noise limits are met, a reduction of the required 600 foot setback is met to at least an 
equivalent degree.  If a special exception is granted to allow increased noise levels staff does not 
support a reduction in setback.   

 

(Attachment J Item 16.) 
Staff recommends approval of a special exception from the provisions of Chapter 18, Section 5.1.15c 
that the loading or unloading of wood products be permitted from 6:00 am to 11:00 pm.  This 
recommendation is based on the historical use of the property and that it satisfies the purposes of the 
supplementary regulations to at least an equivalent degree. 
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(Attachment J Item 17.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 5.1.15c that 
the loading and unloading associated with the kiln be permitted 24 hours a day.  Staff opinion is that 
requiring an extended period where activity does not occur on site does serve the public health, safety 
and welfare.  Further, staff is unable to find that allowing 24 hour a day loading and unloading activities 
would satisfy the purposes of the supplementary regulations to at least an equivalent degree.   

 
NOISE – Special Exception 
 
The ordinance provides guidance for review of a special exception noise regulations. 
Staff’s recommendation is made with consideration of the ordinance guidance.   
 
The intent of the noise regulations is: (reference Chapter 18, Section 4.18 of the Code of Albemarle) 

 

The board of supervisors hereby finds and declares that noise is a serious hazard to the public 
health, safety, welfare, and quality of life, and that the inhabitants of the county and adjoining 
localities have a right to and should be free from an environment of noise. Therefore, it is the policy 
of the county to regulate noise as provided in this section 4.18. 

 
(Attachment J Item 18.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 4.18.04 to 
increase daytime noise limits.  The applicant may seek a determination on noise level for non-
conforming activities.  Those activities constructed or expanded after adoption of the Zoning Ordinance 
in 1980 were subject to the ordinance but were never reviewed.  The adjacent properties impacted 
were developed with dwellings prior to the expansion of the Mill.  Mitigation of noise may be 
accomplished with construction techniques.  For those buildings housing equipment, the design of 
structures, the location of structures and the choice of equipment can mitigate noise.  The fact that the 
applicant has developed the property and may have to retrofit should not be considered an undue 
hardship as the development of the property was conducted without any permits and not in compliance 
with the County regulations.  Approval of increased noise levels does not serve the public health, 
safety or welfare to an equivalent degree as complying with the ordinance.  Approval of an increase to 
the limits in noise levels is inconsistent with the intent of the noise regulations.    
 
(Attachment J Item 19.) 
Staff recommends denial of a special exception from the provisions of Chapter 18, Section 4.18.04 to 
increase nighttime noise levels limits.  The applicant may seek a determination on noise levels for non-
conforming activities.  Those activities constructed or expanded after adoption of the Zoning Ordinance 
in 1980 were subject to the ordinance but were never reviewed.  The adjacent properties impacted 
were developed with dwellings prior to the expansion of the Mill.  Mitigation of noise can be 
accomplished with construction techniques.  For those buildings housing equipment, the design of 
structures, the location of structures and the choice of equipment can mitigate noise.  The fact that the 
applicant has developed the property and may have to retrofit should not be considered an undue 
hardship as the development of the property was conducted without any permits and not in compliance 
with the County regulations.  Approval of increased noise levels does not serve the public health, 
safety or welfare to an equivalent degree as complying with the ordinance.  Approval of an increase to 
limits in noise levels is inconsistent with the intent of the noise regulations.    
 
VIBRATION - Special Exception 
 
No provision exists allowing for the Board of Supervisors to consider a special exception from the 
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vibration regulations.  Therefore, no recommendation is being made on the applicant’s request for a 
special exception from the vibration regulations.   
 
SUMMARY: 
 
Factors favorable to this request include: 
 

1. Permits an existing business to remain and expand.   
2. Impact caused by some special exceptions may be mitigated with conditions. 
3. Some areas have been used for Mill operations prior to 1980 and approval of special exceptions 

clarifies the permitted activities. 
 
Factors unfavorable to this request include: 
 

1. Approval of some special exceptions will result in substantial impact to adjacent property. 
2. Approval of some special exceptions is not supported by the special exception review 

criteria.   
 
RECOMMENDED ACTION:   
 
Based on the findings contained in this staff report, and with the conditions proposed below staff 
recommends: 
 
Section 4.20 Setbacks and Stepbacks in Heavy Industry Districts 
 

Staff recommends approval of the reduction in setbacks for existing structures and parking.  
(Attachment J Items 1, 2, 3) 

 
Staff recommends denial of a reduction in setback for the proposed Sorter/Stacker (building 27). 
(Attachment J Item 4) 

 
Section 5.1.15 Supplemental Regulations Applicable to Sawmill, Temporary or Permanent, 
Planing Mills and Wood Yards - Location of storage of lumber, logs, chips or timber, the location of 
machinery within 600 feet from any dwelling 
 

Staff recommends approval of a reduction in setbacks for the existing storage of lumber, logs, 
chips or timber and the location of existing machinery within 600 feet from any dwelling.  
(Attachment J Item 5, 8, 9,10, 11, 12, 13, 14) 

 
Staff recommends denial of a reduction in setback for the proposed Sorter/Stacker (building 27). 
(Attachment J Item 6, 7) 

 
Section 5.1.15 Supplemental Regulations Applicable to Sawmill, Temporary or Permanent, 
Planing Mills and Wood Yards – Hours of Operation 
 

Staff recommends approval of a special exception that operation of machinery used for 
sawing, planing, chipping or other wood processing and that the loading or unloading of wood 
product be permitted from 6:00 am to 11:00 pm.  

(Attachment J Item 16) 
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Staff recommends denial of a special exception allowing loading and unloading associated 
with the kiln be permitted 24 hours a day.   

(Attachment J Item 17) 

 
Section 4.18.04 Noise Regulations 
 

Staff recommends denial of the requested special exception for modification to the noise 
regulations. 
(Attachment J Items 18, 19) 

 
Staff recommends the following conditions of approval: 
 

1. Structures and Machinery will be permitted as shown on a survey titled ‘Alta/NSPS 
Land Title Survey’ prepared by Timmons Group and dated August 2, 2017.  
(Attachment I) except for the Sorter/Stacker which shall not be permitted. 

2. The owner must obtain a Certificate of Occupancy for all existing structures by January 
1, 2021.  For any structure that is not issued a Certificate of Occupancy by January 1, 
2021 the owner must cease use of the structure until such time as a Certificate of 
Occupancy is obtained.   

 
Motions: 
 
Special Use Permit 
 

A. If the Planning Commission chooses to recommend approval of any special exception request: 
 
I move to recommend approval of special exceptions recommended for approval by staff 
with the conditions outlined in the staff report. 
 

B. If the Planning Commission chooses to recommend denial of any special exception: 
 

I move to recommend denial of special exceptions recommended for denial by staff. Any 
motion(s) to recommend denial should state the reason(s) therefor. 
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ATTACHMENTS 
Attachment A- Maps and aerial photograph showing character of the area 
Attachment B- Applicant’s request and justification 
Attachment C- Chapter 18, Section 4.20 of the Code of Albemarle 
Attachment D- Chapter 18, Section 5.1.15 of the Code of Albemarle 
Attachment E- Chapter 18, Section 4.18 of the Code of Albemarle 
Attachment F- Architectural Review Board action 
Attachment G1- Noise and Vibration Study 
Attachment G2- Noise and Vibration Study 
Attachment H1- Applicant’s supplemental information, received March 12th. 
Attachment H2- Applicant’s supplemental information, received March 12th. 
Attachment I- Survey titled ‘Alta/NSPS Land Title Survey’ prepared by Timmons Group and dated 
August 2, 2017 
Attachment J- List of all special exceptions with staff recommendation 
Attachment K- Aerial photo with building numbers and building schedule 
Attachment L- Public Comment 
Attachment M – Diagram of proposed Sorter/Stacker sound barrier 
Attachment N – Additional noise information 
Attachment O – Yancey Lumber Screening Exhibit 
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2150 Wise Street #4875     
Charlottesville, VA 22905 

434 218 0759 
acentech.com 

 
January 24, 2020 
 
 
Donnie Rose 

President 

R. A. Yancey Lumber Corporation 

6317 Rockfish Gap Turnpike 

Crozet, VA 22932 

 

Subject Noise & Vibration Survey, Yancey Lumber Mill, Crozet, VA 

Loudest Locations Variability Review 

Acentech Project No. 630191 

 

Dear Mr. Rose: 

In advance of the resubmission of the mill’s special exception request to the county, your team has decided 

to take a closer look at locations where we previously measured the highest sound levels.  The goal was to 

limit the scale of the sound level exceptions to better align with the typical sound levels due to the mill.  This 

may help to avoid adding a large buffer to the request to account for variability. 

The previous sound study included measurements at 19 locations at or near the mill’s property boundary, as 

detailed in Appendix A1 (map) and A2 (imagery).  Due to the highest levels occurring at NV1 and NV17, 

those locations were the subject of additional review.  On January 24, 2020, measurements were conducted 

over a period of about four hours at both NV1 and NV17.  As in our previous report, measurements were 

made in accordance with the Albemarle County noise ordinance, which requires measurement of the A-

weighted equivalent continuous (energy average) sound level over a 5-minute period.  Since these 

measurements were made over four hours, we can use this greater number of 5-minute periods to 

characterize the typical sound level at these two locations and show the outliers.   

The following table shows the condensed dataset measured at each location on each measurement date.  

Note that ambient levels are not measurable at NV1 because of proximity to ongoing mill based noise 

sources.  However, because the mill has a partial shutdown during lunch, ambient levels are measureable at 

NV17 during that period when road traffic is dominant. 

Location 

January 24, 2020, Four Hours of Measurements 
2019 

Single Meas. 
2018 

Single Meas. 

Highest 5-Min 
LAeq 

Typical 5-Min 
LAeq 

Lowest 5-Min 
LAeq 

Single 5-Min 
LAeq 

Single 5-Min 
LAeq 

NV1 Mill: 75 dBA Mill: 70 dBA Mill: 65 dBA Mill: 69 dBA Mill: 68 dBA 

NV17 
Total: 80 dBA 
Ambient: 77 dBA 
Mill: 77 dBA 

Total: 79 dBA 
Ambient: 74 dBA 
Mill: 77 dBA 

Total: 73 dBA 
Ambient: 73 dBA 
Mill: < 63 dBA 

Total: 77 dBA 
Ambient: 74 dBA 
Mill: 73 dBA 

Total: 80 dBA 
Ambient: 74 dBA 
Mill: 79 dBA 
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For areas where there is significant ambient noise, the county’s noise ordinance allows you to report source 

sound levels (the mill) by taking the lowest 5-minute total sound level (mill + ambient) and removing the 

highest 5-minute ambient sound level.  This will result in a reported sound level that is, in my opinion, too 

conservative at less than 63 dBA at NV17.  We suggest that you instead use the typical (median) total sound 

levels and typical ambient sound levels where applicable; this will give you a more characteristic source 

sound level of 77 dBA at NV17 and is shown in bold in the table above. 

If you plan to use these typical sound levels in your special exception request, we suggest adding language 
that specifies the process used to determine compliance.  Something to the effect of “the typical or median 5-
minute source sound level shall not exceed 77 dBA after removal of the ambient sound level.” 

 

 

I hope this provides you with the information you need at this time.  If you have any questions, please contact 

me at 434-218-0759.   

 

Sincerely, 

Acentech Incorporated 

 
Bill Yoder 

Senior Staff Scientist 
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Appendix A1: Map of Measurement Locations 
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Appendix A2: Imagery of Measurement Locations 
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2150 Wise Street #4875     
Charlottesville, VA 22905 

434 218 0759 
acentech.com 

 
October 28, 2019 
 
 
Donnie Rose 

President 

R. A. Yancey Lumber Corporation 

6317 Rockfish Gap Turnpike 

Crozet, VA 22932 

 

Subject Noise & Vibration Survey, Yancey Lumber Mill, Crozet, VA 

Acentech Project No. 630191 – 2019 Update, v1.1 

 

Dear Mr. Rose: 

You are interested in assessing the mill’s compliance with the county’s noise ordinance.  To that end, you 

have contracted us to perform a noise survey of the property for reporting to the county.  For reference, 

Appendix C includes a brief glossary of terms and some additional information you may find helpful. 

On Wednesday May 10, 2018 we met with representatives from Albemarle County to discuss the noise 

survey.  During this discussion, the county indicated that you would also need to measure for compliance 

with the vibration standard also outlined in the county code.  On Monday May 21 and Wednesday May 23, 

2018, we measured noise and vibration at various points near the Yancey Lumber Corporation’s property 

boundary to get a snapshot of the sound and vibration levels due to typical operations. 

In the intervening year since this report was originally issued, the mill has refurbished the dust-fired boiler 

and brought it back online; this boiler was not operational at the time of the initial survey.  Additionally, you 

have taken action to reduce noise levels of the boiler’s induction fan, as well as some other equipment 

around the property.  Nighttime sound levels were not measured or reported in the original report, but as the 

boiler runs continuously, nighttime sound levels are now included.  On October 2, 2019 we repeated the 

noise survey measurements during daytime and nighttime operations.  Note that vibration measurements 

were not repeated, or updated, as there were no apparent changes to major sources of vibration near the 

property boundaries. 

This report summarizes the measurement results of our surveys. 

MEASUREMENT METHODOLOGY 

Sound 

The Albemarle County code includes regulations for noise in chapter 18, section 4.18.  This section outlines 

the necessary equipment, measurement procedure, and performance standard.   

All sound measurements were made using an ANSI Type 1 compliant Sound Level Meters. The most recent 

sound measurements had laboratory calibration last dates of Nov 5, 2018 and June 4, 2019, both within their 

calibration period.  Field calibration was performed at the start of each measurement day.  In accordance 

with the county ordinance, sound level measurements were made at a height of 56” from the ground with a 
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duration of five minutes at each location to calculate the equivalent continuous sound level (Leq).  You may 

think of the Leq as the energy-average sound level during the measurement period. 

The daytime performance standard for sound levels is defined in the county code as 65 dBA for commercial 

receiving zone boundaries and 60 dBA for all rural, residential, and public receiving zone boundaries.  The 

nighttime performance standard is defined as 65 dBA for commercial and 55 dBA for all other (rural etc.) 

receiving zone boundaries.  Industrial receiving zones, of which there are none at your location, have a 

standard of 70 dBA for daytime and nighttime. 

Vibration 

The Albemarle County code includes regulations for vibration in chapter 18, section 4.14.2.  This section 

defines the performance standards for vibration and the type of measurement needed for comparison to that 

standard. 

Measurements were made using three seismic accelerometers mounted tri-axially (three perpendicular 

directions, one vertical and two horizontal).  Laboratory calibrations of the three sensors were last performed 

in July and August of 2017, which was within their calibration period at the time of the measurements.  

Measurements were made on a solid and compacted surface to ensure valid readings.  The recorded 

acceleration signals were processed to calculate a vector sum of the vibration waveform, and then time 

integrated to change acceleration into velocity, and converted into the vector summed Peak Particle Velocity 

(PPV) levels calculated for each location, per the county code. 

The performance standard at residential district boundaries is .006 in/sec PPV for impulsive vibration (less 

than 100 events per minute) and .00 in/sec PPV for continuous vibration.  Note that the continuous vibration 

level of .00 in/sec is the same as zero, or no allowable vibrations; we expect that this is not the intent of the 

code and it is incorrectly written. 

The performance standard at all other boundaries including rural boundaries, which represent the majority of 

the boundary, is .030 in/sec PPV for impulsive vibration (less than 100 events per minute) and .015 in/sec 

PPV for continuous vibration.   

Measurement Locations 

The sound and vibration measurements were conducted at 19 locations at or near the property boundary, 

including two locations across the Rockfish Gap Turnpike (RT 250) as suggested by the county 

representatives.   

The measurement locations are detailed in Appendix A1 and Appendix A2.  The appendices show the same 

measurement locations, with A1 having a map background and A2 having satellite imagery, both pulled from 

Google Maps.  Best efforts were made to measure at the property line, but some locations were 

inaccessible.  In those cases, the measurements were done at a location closer to the sound and vibration 

sources of your site. 

 
MEASUREMENT RESULTS 

Due to ongoing activity during business hours at the mill, we were unable to measure ambient sound levels 

at most locations.  However, at many of those locations, we observed the dominant source of sound to be 

due to mill activity and the measured sound levels are likely to be representative.  The locations where we 

were able to measure ambient sound levels without intrusion from the mill, the ambient sound levels were 

typically dominant.  The weather during all measurements was sunny, with no precipitation, and no 

noticeable wind. 
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Sound Levels – Daytime 

The daytime measurement results are shown in the table in Appendix B1 and reported as A-weighted overall 

levels, where Leq is the five-minute equivalent continuous sound level as per the county code.  Ambient 

sound levels were only measurable during a 30-minute shutdown at noon and only near the Route 250 

where activity and equipment that remains on during the shutdown is inaudible.   

For the measurement locations away from Route 250 (NV1 – NV14) we were unable to make ambient 

measurements due to site activity. However, site activity generally dominated the sound levels at those 

locations and the measurements are representative of the source.  At these locations, mill operations, 

forklifts, log loader, and onsite truck activity generally dominated the sound levels, but specific notes for each 

measurement location are in the table. 

For measurement locations near the road (NV15 – NV19) we were able to measure ambient sound levels 

near Route 250 and verify that road noise is indeed dominant, with energy averaged ambient sound levels 

around 74 dBA without mill operation.  The ambient sound levels fluctuate due to the amount of traffic on 

Route 250, so they may be higher or lower for any given five-minute period.  Note that NV15, NV18, and 

NV19 likely have source sound levels below the 60 dBA criterion, while NV16 and NV17 may have levels 

above the 60 dBA due to proximity of the debarking activity. 

The measured sound levels exceeded the daytime criterion defined by the county (60 dBA) at NV1, NV5, 

NV9, NV10, and NV15 – NV19.  However, after adjusting for ambient, we expect that sound levels due to mill 

operation only exceeded the 60 dBA at NV1, NV5, NV9, NV10, NV16, and NV17. 

Sound Levels - Nighttime 

The nighttime measurement results are shown in the table in Appendix B2 and reported as A-weighted 

overall levels.  Again, Leq is the five-minute equivalent continuous sound level as per county code.  Ambient 

sound levels were not measurable because the limited nighttime operations at the mill are continuous. 

The measured sound levels exceeded the nighttime criterion defined by the county (55 dBA) at NV2, NV9, 

and NV15 – NV19.  NV2 sound levels were dominated by boiler fan noise, while NV9 sound levels were 

dominated by boiler operations; so these locations need little-to-no ambient correction and do exceed the 

county’s nighttime noise ordinance of 55 dBA.  However, we expect that sound levels due to mill operations 

at NV15 – NV19 would have been in compliance with the ordinance after considering the much higher 

ambient sound levels of Route 250.   

Vibration 

The measurement results are shown in the table in Appendix B3 and reported as Peak Particle Velocity 

(PPV) levels in units of inches per second.  This table shows the maximum PPV, typical PPV, and the 

continuous PPV during the 5-minute measurement period for each location.  For the purposes of reporting 

the measured vibrations we have defined Max PPV as the highest level, typical PPV as the median level 

(50th percentile), and continuous PPV as a lower level that is always present (1st percentile – the level 

exceeded 99% of the time, basically the minimum measured level for short duration measurements).  

Vibration levels are not included for NV8 and NV10 locations because the ground was too soft for an 

accurate measurement.  

For non-residential boundaries, all vibration measurements (NV1 – NV14, a mix of rural and highway 

commercial) were within the continuous and impulsive criteria defined by the county.   

For residential boundaries, the continuous vibration criterion was exceeded at all relevant locations (NV15 – 

NV19), because the county’s criterion is effectively zero.  The typical impulsive levels exceeded the 

residential impulsive criterion only at NV17, while the maximum impulsive levels exceeded the criterion at all 
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five locations.  NV17 vibrations were highest due to the debarking equipment operation, but note that 

contributions due to traffic were similar to that of NV15 and NV19. 

To put these vibration levels into perspective we can reference the ANSI standard for human exposure to 

vibration1.  The standard defines the threshold of perception in humans to be roughly equal to the impulsive 

criterion defined in the county code for residential boundaries at 0.006 in/sec PPV.  Comparing the reported 

levels with the ANSI reference, the continuous and typical impulsive vibration levels generally fall well below 

the threshold of perception for vibration.  Note also that there are no sensitive receivers at the measurement 

locations and that we would expect additional reductions as vibrations propagate over larger distances to 

human receivers. 

For reference at residential boundaries, this ANSI standard also defines a site-multiplying factor to apply for 

different types of use and times of day.  Between the hours of 7AM to 10PM for residential receivers it 

recommends a site multiplying factor between 1.4 and 4, meaning the suggested limit would move from 

0.006 in/sec to between 0.0084 in/sec and 0.024 in/sec, which are greater than all measured levels, with the 

exception of maximum levels at NV17, which is at the RT 250. 

NEW EQUIPMENT SOUND LEVELS 

A new sorting and stacking building is being constructed near NV1 and NV2.  We understand that 

construction of the building has already begun with roughly half of the sorting equipment in place and the 

stacking equipment already operational.   We also understand that this equipment will have a final 

construction similar to the existing sorting and stacking building on the Southeast side of your site.  Because 

we cannot easily predict the noise due to this future equipment, we are instead relying on sound and 

vibration radiated from the existing sorting and stacking building to estimate the sound level at NV1 and NV2 

once the new building is complete. 

Using sound levels measured at the multiple distances from the existing building, we estimate the new 

building would produce sound levels of 66 dBA at NV1 and 60 dBA at NV2.  The resulting change in sound 

level would be about 2 dBA higher at both NV1 and NV2, as shown in Table 3. 

Table 3: Estimated Sound Level after Sorter and Stacker building is complete 

Measurement Location Current Sound Level 
Leq (dBA) 

Estimated Sound Level of 
New Building, Leq (dBA) 

Estimated Total Sound 
Level, Leq (dBA) 

NV1 (~30’ to New Bldg.) 69 66 71 

NV2 (~120’ to New Bldg.) 61 60 63 

 

The typical vibration level at the same distance from the building would be 0.0045 in/s at NV1 and 0.0014 

in/s at NV2.  We do not expect a significant change in typical PPV vibration levels because the typical levels 

are so similar to current typical levels, as shown in Table 4.  

Table 4: Estimated Typical PPV Vibration Level after Sorter and Stacker building is complete 

Measurement Location Current Typical PPV 
(in/sec) 

Estimated Typical PPV of 
New Building (in/sec) 

Estimated Typical 
PPV (in/sec) 

NV1 (~30’ to New Bldg.) 0.0045 0.0045 0.0045 

NV2 (~120’ to New Bldg.) 0.002 0.0004 0.002 

 

                                                      
1 ANSI S2.71-1983 (r2006), Guide to Evaluation of Human Exposure to Vibration in Buildings. 
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FOLLOW-UP WORK 

New Building Verification 

We previously planned to verify the sound levels of the new building once it is complete.  In our initial 

meeting with the county, they did not believe it would be necessary.  Should it become necessary, we are 

available to complete that task as previously outlined. 

Mitigation Recommendations 

Because some of the sound and vibration levels do not comply with the county code, they may require 

additional information, investigation, or mitigation.  We are available to respond to requests from you or the 

county as additional services. 

 

 

 

I hope this provides you with the information you need at this time.  If you have any questions, please contact 

me at 434-218-0759.   

 

Sincerely, 

Acentech Incorporated 

 
Bill Yoder 

Senior Staff Scientist 
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Appendix A1: Map of Measurement Locations 
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Appendix A2: Imagery of Measurement Locations 
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Appendix B1: Daytime Sound Level Measurement Results, 2018 & 2019 

 

Measured Daytime Sound Levels Around the Property Boundary 

Measurement 
Location 

2018 
Measured 
Leq (dBA) 

2019 
Measured 
Leq (dBA) 

2019 
w/o Amb. 
Leq (dBA) 

Conditions 
Notes for 2019 measurements 

(Sources given in order of dominance) 

NV1 68.2 68.8 -- A, B Forklifts, mill building 

NV2 59.4 61.5 -- A, B Mill building 

NV3 58.6 57.5 -- A, B Forklifts, truck, mill building 

NV4 56.5 54.0 -- A, C Forklifts, Rt. 250 

NV5 61.7 62.1 -- A, B Dust drop motor, forklifts 

NV6 59.8 66.8 -- A, B Forklifts, trucks 

NV7 45.8 48.5 -- A, C Forklifts, I-64 

NV8 54.7 53.9 -- A, B Forklifts, motor noise 

NV9 64.8 64.1 -- A, B Boiler fan, chipper, dust feed 

NV10 69.6 63.4 -- A, B Mill building 

NV11 59.5 57.9 -- A, B Debarker, mill building 

NV12 61.9 56.5 -- A, B Mill building 

NV13 55.9 54.0 -- A, C Truck at mill, I-64 

NV14 64.5 59.3 -- A, B Log loader, truck at mill 

NV15 70.2 74.1 < 64 D, E Rt. 250 dominates, debarking quieter and intermittent 

NV16 70.4 72.1 < 62 D, E Rt. 250 dominates, debarking is intermittent 

NV17 80.5 76.6 < 73 D, E Rt. 250 dominates, debarking is intermittent 

NV18 71.2 73.8 < 64 D, E Rt. 250 dominates, debarking quieter and intermittent 

NV19 71.8 71.7 < 62 D, E Rt. 250 dominates, debarking quieter and intermittent 

 
A - Ambient was unmeasurable, the mill never shut down or activity never stopped. 
B - Measured level was observed to be due to the mill, not strongly impacted by ambient. 
C - Measured level was observed to be due to the mill and ambient. 
D - Measured level was observed to be due to ambient, not strongly impacted by the mill. 
E - Applying ambient corrections following the ordinance’s correction table. 
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Appendix B2: Nighttime Sound Level Measurement Results, 2019 

 

Nighttime Sound Levels Around the Property Boundary 

Measurement 
Location 

2019 
Measured 
Leq (dBA) 

2019 
w/o Amb. 
Leq (dBA) 

Conditions 
Notes for 2019 measurements 

 (Sources given in order of dominance) 

NV1 51.9 -- A, C Rt. 250 and boiler fan equally dominant. 

NV2 56.0 -- A, B Boiler fan, bugs 

NV3 52.6 -- A, B Boiler fan, bugs 

NV4 47.0 -- A, D Rt. 250, bugs 

NV5 47.4 -- A, D I-64, bugs 

NV6 50.9 -- A, C Boiler fan, I-64, bugs 

NV7 50.3 -- A, D I-64, bugs. 

NV8 51.3 -- A, C I-64, boiler fan, bugs. 

NV9 61.5 -- A, B Boiler fan, scroll motor? at the mill building 

NV10 49.9 -- A, B Boiler fan, mill building, bugs 

NV11 50.9 -- A, B Mill building, I-64, bugs 

NV12 52.1 -- A, C I-64, bugs, boiler fan 

NV13 52.0 -- A, D I-64, bugs 

NV14 51.8 -- A, C Rt. 250, I-64, bugs, boiler fan 

NV15 63.6 < 54 A, D, E Rt. 250, I-64, bugs 

NV16 70.0 < 60 A, D, E Rt. 250, I-64, bugs 

NV17 65.2 < 55 A, D, E Rt. 250, I-64, bugs 

NV18 66.3 < 56 A, D, E Rt. 250, I-64, bugs 

NV19 65.7 < 56 A, D, E Rt. 250, I-64, bugs 

 
A - Ambient was unmeasurable, the mill never shut down or activity never stopped. 
B - Measured level was observed to be due to the mill, not strongly impacted by ambient. 
C - Measured level was observed to be due to the mill and ambient. 
D - Measured level was observed to be due to ambient, not strongly impacted by the mill. 
E - Applying maximum 10dB correction allowed by the ordinance’s correction table since mill is not dominant. 
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Appendix B3: Daytime Vibration Measurement Results, 2018 

 

Measured Tri-axial Peak Particle Velocity (PPV) Vibration Levels Around the Property Boundary 

Location Max 
Impulsive 

PPV 
(in/sec) 

Typical 
Impulsive 

PPV 
(in/sec) 

Continuous 
PPV 

(in/sec) 

Notes 

Non-
Residential 
Boundaries 

Criterion  
.030 in/sec 

Criterion 
.015 in/sec 

 

NV1 0.0077 0.0045 0.0023 Max PPV was due to forklift activity. 

NV2 0.0063 0.0020 0.0016 Max PPV was due to forklift activity. 

NV3 0.0070 0.0047 0.0036 Max PPV was due to forklift activity. 

NV4 0.0041 0.0024 0.0020 No visible activity. 

NV5, NV6 0.0084 0.0056 0.0044 Forklift and truck activity. 

NV7 0.0021 0.0011 0.0006 No visible activity. 

NV8 -- -- -- Ground was too soft for an accurate measurement 

NV9 0.0037 0.0022 0.0012 Boom lift active at boiler. 

NV10 -- -- -- Ground was too soft for an accurate measurement. 

NV11 0.0025 0.0015 0.0008 Log loader activity, idling trucks at weigh station. 

NV12 0.0030 0.0013 0.0009 Log loader activity, idling trucks at weigh station. 

NV13 0.0037 0.0022 0.0014 Log loader activity, idling trucks at weigh station. 

NV14 0.0054 0.0004 0.0003 Log loader activity, idling trucks, traffic pass-by. 

Residential 
Boundaries 

Criterion 
 .006 in/sec 

Criterion 
.00 in/sec 

 

NV15 0.0157 0.0039 0.0019 Max PPV was due to traffic pass-by. 

NV16 0.0108 0.0050 0.0030 Max PPV was due to traffic pass-by. 

NV17 0.0308 0.0099 0.0053 PPV primarily due to debarking equipment. 

NV18 0.0070 0.0038 0.0018 Max PPV was due to traffic pass-by. 

NV19 0.0217 0.0030 0.0016 Max PPV was due to traffic pass-by. 
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APPENDIX C – GLOSSARY & LAY TERMS 
 

C1.  GLOSSARY OF TERMINOLOGY 

 
We understand that acoustic terminology may confusing.  The following is a brief glossary of some acoustical terms used 
in this report that you may find useful. 
 
 
Accelerometer 
A vibration sensor that directly measures the acceleration (rate of change of velocity) of a surface. 
 
 
Ambient Sounds 
The sounds due to environmental, traffic, or other nearby sources that are unrelated to the source(s) being measured. 
 
 
dB = decibels,  dBA = decibels, A-weighted 

Decibels (abbreviated dB) are used to measure the relative loudness of sound, based on a logarithmic scale.  For 
reference, normal human speech is in the range of 65 decibels, painful rock music or aircraft noise may be as loud as 130 
decibels.  A-weighting filters the sound in a way that is similar to human hearing, and hence dBA levels are often 
referenced in various acoustical standards.  Note that a 10dB increase in sound is associated with a perceived doubling in 
sound level. 
 
 
Hz = Hertz, frequency 
The frequency of a sound or vibration in cycles per second.  Low frequency is associated with bass and are low pitch, 
while higher frequencies are high pitched. 
 
 
Leq 

The equivalent continuous sound level, or energy-average sound level, over a defined measurement period.  Note that the 
sound level may be higher or lower during the measurement period. 
 
 
Receiver 
The location or person(s) receiving the sound or vibration.  In this case, the county’s ordinances requires that 
measurements be made at the receiving property boundaries. 
 
 
Sound Level Meter 
A device used to measure the sound level at a given location.  Often these are required to meet a specific class/type 0, 1, 
or 2 to indicate a minimum performance of the meter, where 0=Lab, 1=Precision, 2=Industrial. 
 
 
Source 
The equipment or operations being measured for compliance with the county’s ordinances.  In this case, the source is the 
lumber mill and related activity. 
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C2.  SOUND IN LAY TERMS 

 
The magnitude, or loudness, of sound waves (pressure oscillations) is described quantitatively by the terms sound 
pressure level, sound level, or simply noise level.  The magnitude of a sound is measured in decibels, abbreviated as dB.  
Decibels are used to quantify sound pressure levels just as degrees are used to quantify temperature and inches are used 
to quantify distance.  The faintest sound level that can be heard by a young healthy ear is about 0 dB, a moderate sound 
level is about 50 dB, and a loud sound level is about 100 dB. 
 
Sound level meters are usually equipped with electronic filters or weighting circuits, for the purpose of simulating the 
frequency response characteristics of the human ear.  The A-weighting filter included with essentially all sound level 
meters is most commonly employed for this purpose because the measured sound level data correlate well with 
subjective response to sounds.  Sound levels measured using the A-weighting filter are designated by dBA. 
 
The frequency of a sound is analogous to its tonal quality or pitch.  The unit for frequency is hertz, abbreviated Hz 
(formerly cycles per second or cps).  Thus, if a sound wave oscillates 500 times per second, its frequency is 500 Hz. The 
normal frequency range of human hearing extends from a low frequency of about 20 to 50 Hz (a rumbling sound) up to a 
high frequency of about 10,000 to 15,000 Hz (a hissing sound) or even higher for some people.  People have different 
hearing sensitivity to different frequencies and generally hear best in the mid-frequency region that is common to human 
speech, about 500 to 4000 Hz. 
 
An increase or decrease of the sound level by 1 or 2 dB is generally not noticeable.  Whereas a change of the ambient 
sound level by 5 or 6 dB is generally noticeable and a change in the sound level by 10 dB is generally considered to 
represent a doubling or halving of the perceived sound. 
 
 
 

C3. VIBRATION IN LAY TERMS 

 

Vibration in buildings is often reported in terms of Vibration Velocity, where velocity represents the rate that vibration 

waves change. The level of vibration velocity is typically reported in micro-inches per second (µin/s) or inches per second 

(in/s).  Unlike sound levels reported using the dB scale, vibration reported in terms of linear units (µin/s or in/s) is simpler 

to understand when levels change.  A doubling of vibration velocity level corresponds to an actual doubling of the 

vibration. 

As with sound, the frequency of a vibration is analogous to its tonal quality or pitch. Thus, if a vibration wave oscillates 10 

times per second, its frequency is 10 Hz.  People have different sensitivity to vibration, though a level of .004 inches per 

second, root-mean-squared (RMS) is considered a conservative threshold of perception. 

In some situations, where you may be concerned about damage, vibration is calculated from the peak of the actual 

vibration waveform, this is known as Peak Particle Velocity (PPV).  PPV is typically the metric used during large 

construction or mining activities that may include blasting, or where vibration may be strong enough to cause structural 

damage to a building or other object (such as artwork).  The relationship between root-mean-squared (RMS) vibration 

velocity and peak particle velocity is difficult to define for various reasons, but peak particle velocity is always at least 1.4x 

higher than RMS vibration velocity. 
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R.A. YANCEY LUMBER CORPORATION

SPECIAL EXCEPTION REQUESTS

1. Minimum Front Setback: (Section 4.20(b))

· Existing Setback: 10 feet from the right-of-way/property line

· Proposed Modification: Reduce setback from 10 feet to 0 feet in area as shown

2. Minimum Side and Rear Setbacks: (Section 4.20(b)

· Existing Setback: Structures 100 feet from Residential or Rural Area Zoning

District

· Proposed Modification: Reduce setback from 100 feet to variable width in

specific areas as shown

3. Off-Street Parking Setback: (Section 4.20(b))

· Existing Setback: 30 feet from Zoning District Boundary for off-street parking

· Proposed Reduction: Reduce setback from 30 feet to 0 feet

      in the areas shown.

4. Sawmill Specific Setback from Property Boundaries: (Section 5.1.15(a))

· Existing Setback: 100 feet from any lot line (applies to structures and storage

     of lumber, logs, chips and timber)

· Proposed Reduction: Reduce setback from 100 feet in specific areas as shown.

5. Sawmill Specific Setback from Dwellings: (Section 5.1.15(b)

· Existing Setback: 600 feet from any off-site dwelling (applies to saws, planers,

chippers, conveyors, chutes, or other similar machinery)

· Proposed Modification: Allow machinery/equipment in specific areas as shown,

and 600-foot setback to apply to existing off-site dwellings only.

6. Noise Regulations: (Section 4.18.04)

· Existing Regulation:  Maximum dBA allowed in Rural Area or Residential

“receiving zones”

- Daytime: 60 dBA

· Proposed Modification:  Modify limits in specific areas as shown.

- Nighttime:  55 dBA

· Proposed Modification:  Modify limits as follows: adjacent to the southern

property line in TMP 55-111A0, the typical, or median, 5-minute sound level

(LAeq) shall not exceed 56 dBA. Adjacent to Route 250, the typical, or median,

5-minute total sound level (LAeq) shall not exceed 60 dBA after removal of

ambient sound level.

7. Vibration Regulations: (Section 4.14.2)

· Existing regulations establish limits for continuous vibration at Residential zoning

district boundaries and at other lot lines (Non-Residential boundaries.)

· Existing Continuous Limit at Residential zoned district boundary: 0.00 inches per

second

· Proposed Modification:  Increase Residential limit from 0.00 inches per second

to 0.15 inches per second (to match non-residential limit) at points 16 and 18

8. Hours of Operation:  (Section 5.1.15(c))

· Existing Regulation: No machinery used for sawing, planning, chipping or other

wood processing shall operate between 7:00 pm and 7:00 am

· Proposed Modification: Restrictions in place from 7:00 pm to 6:00 am

· Existing Regulation:  No wood or wood products shall be loaded or unloaded

between midnight and 7:00 am

· Proposed Modification: Restrictions in place from 11:00 pm to 6:00 am, except

as part of the wood drying process at the kilns
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3 - Off-Street Parking Setback

RA Zoning

Property Line

Proposed Reduction of Parking Setback from 30 feet to 0 feet

Employee Parking

Existing Parking Setback

3. Off-Street Parking Setback : (Section 4.20(b))

· Existing Setback: 30 feet from Zoning District Boundary for off-street parking

· Proposed Reduction: Reduce setback from 30 feet to 0 feet in the areas shown.

Setback Reduction

Request (from 30

feet to 0 feet)

Existing Setback

Key
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4 - Sawmill Specific Setback from Lot Line

Existing Setback

Proposed Reduction from 100 feet to 0 feet

Property Line

Existing Sawmill Specific Setback for Structures and

Storage of Logs and Lumber from Lot Line : 100 feet

4. Sawmill Specific Setback from Property Boundaries : (Section 5.1.15(a))

· Existing Setback: 100 feet from any lot line (applies to structures and storage

     of lumber, logs, chips and timber)

· Proposed Reduction: Reduce setback from 100 feet to as-shown/existing.

Proposed Reduction from 100

feet  As-Shown/Existing

Key

Setback Reduction

Request  (Along Rt.

250 from 100 feet

to 0 feet.)

Setback Reduction

Request for

Existing Structures

Proposed Reduction from 100

feet  to As-Shown/Existing

Proposed Reduction from 100

feet  to As-Shown/Existing

Setback Reduction

Request  for

Existing Storage of

Lumber, Logs,

Chips & Timber
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5 - Sawmill Machinery Setback from Off-Site

Dwellings (Existing Setback)

Key

Property Line

5. Sawmill Machinery Setback from Off-Site Dwellings

· Existing Setback: 600 feet from any off-site dwelling. This

distance applies to machinery/equipment only.

· Proposal: Allow machinery/equipment in areas as shown.

600 foot distance to apply to existing residences only.

600 Foot Setbacks

From Dwellings

Dwelling at Center

of 600 foot Setback

600 foot Setback Surrounding Dwellings

Off-Site Dwellings

in Centers of the

Setback

Machinery

Residing within the

Setback

Machinery Residing in the Setback
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6 - Noise Regulations

Property Line
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6 - Noise Regulations

6. Noise Regulations : (Section 4.18.04)

· Existing Regulation:  Maximum dBA allowed in Rural Area or Residential “receiving zones:”

- Daytime: 60 dBA

     Proposed Modification: Modify limits as shown hereon.

- Nighttime:  55 dBA

        Proposed Modification:  Adjacent to the southern property line of TMP 55-111A0, the
      typical, or median, 5-minute total sound level (LAeq) shall not exceed 56 dBA. Adjacent
      to Route 250, the typical, or median, 5-minute total sound level (LAeq) shall not exceed
      60 dBA after removal of ambient sound level.

Property Line

Southern Line of TMP 55-11A0 Proposal:
The typical, or median, 5-minute total
sound level (LAeq) shall not exceed 70 dBA

Front of Property Line Proposal: The typical, or
median, 5-minute source sound level (LAeq) shall not
exceed 77 dBA, after removal of ambient sound level.

West of Wood Stacks Property
Line Proposal: The typical, or
median, 5-minute total sound
level (LAeq) shall not exceed
66 dBA

South of Mill Building Property Line
Proposal: The typical, or median, 5-minute
total sound level (LAeq) shall not exceed 72
dBA

South of Wood Stacks Property Line
Proposal: The typical, or median, 5-minute
total sound level (LAeq) shall not exceed
64 dBA
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Key

Southern Line of

TMP 55-111A0

Exceeding Regulation

Front of

Property Line

Exceeding Regulation

West of Wood Stacks

Property Line

Exceeding Regulation

South of Mill Building

Property Line

Exceeding Regulation

Front of

Property Line

West of Wood Stacks

Property Line

South of Wood Stacks

Property Line

Exceeding Regulation

Southern Line of

TMP 55-111A0

South of Mill Building

Property Line

South of Wood Stacks

Property Line
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7 - Vibration Regulations

Key

Exceeds

Residential

Standards

Within

Non-Residential

Standards

7. Vibration Regulations: (Section 4.14.2)

· Existing regulations establish limits for continuous vibration at

Residential zoning district boundaries and at other lot lines

(Non-Residential boundaries.)

· Existing Continuous Limit at Residential zoned district boundary:

0.00 inches per second

· Proposed Modification:  Increase Residential limit from 0.00 inches

per second to 0.15 inches per second (to match non-residential

limit) at points 16 and 18

Property Line
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8 - Hours of Operation

Key

8. Hours of Operation :  (Section 5.1.15(c))

· Existing Regulation: No machinery used for sawing, planning, chipping or

other wood processing shall operate between 7:00 pm and 7:00 am

· Proposed Modification: Restrictions in place from 7:00 pm to 6:00 am

· Existing Regulation:  No wood or wood products shall be loaded or unloaded

between midnight and 7:00 am

· Proposed Modification: Restrictions in place from 11:00 pm to 6:00 am,

except as part of the wood drying process at the kilns

Property Line

Machinery used

for sawing,

planing, chipping,

& wood processing
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RECORD DESCRIPTION:

PARCEL ONE

ALL THAT CERTAIN TRACT OR PARCEL OF LAND, CONTAINING 23.24 ACRES, MORE OR LESS, SITUATED ON THE SOUTH

SIDE OF U.S. ROUTE NO. 250, ABOUT THIRTEEN MILES FROM CHARLOTTESVILLE, IN THE SAMUEL MILER MAGISTERIAL

DISTRICT OF ALBEMARLE COUNTY, VIRGINIA,  AS SHOWN ON A PLAT OF WILLIAM S. ROUDABUSH, JR., DATED MARCH,

1964, ATTACHED TO AND RECORDED WITH DEED IN DEED BOOK 398, PAGE 581 (PLAT ON PAGE 584) REFERENCE TO

WHICH IS HEREBY MADE FOR A MORE PARTICULAR DESCRIPTION OF THE PROPERTY.

BEING THE SAME REAL ESTATE CONVEYED TO R.A. YANCEY LUMBER CORPORATION, BY DEED FROM SIMCO, INC., A

VIRGINIA CORPORATION, DATED APRIL 30, 1964 AND RECORDED JUNE 30, 1964 IN THE CLERK 'S OFFICE OF THE

CIRCUIT COURT OF ALBEMARLE COUNTY, VIRGINIA, IN DEED BOOK 398, PAGE 585.

PARCEL TWO

ALL THAT CERTAIN TRACT OR PARCEL OF LAND SITUATED IN THE VILLAGE OF HILLSBORO IN ALBEMARLE COUNTY,

VIRGINIA, CONTAINING

12.5 ACRES, MORE OR LESS, BEING BOUNDED ON THE NORTH BY JEFFERSON HIGHWAY # 250, ON THE EAST BY D.C.

WADE AND ON THE SOUTH AND WEST BY F.W. YANCEY AND STATE HIGHWAY #684, AS SHOWN ON PLAT OF T.W.

SAUNDERS, SURVEYOR, OF NELSON COUNTY, DATED APRIL 23, 1951, RECORDED WITH DEED IN DEED BOOK 296, PAGE

192, REFERENCE TO WHICH IS HEREBY MADE FOR A MORE PARTICULAR DESCRIPTION OF THE PROPERTY.

BEING A PART (PARCEL 14) OF THE SAME REAL ESTATE CONVEYED TO R.A. YANCEY LUMBER CORPORATION BY DEED

FROM R.A. YANCEY, ALSO KNOWN AS RICHARD A. YANCEY AND AS R.A. YANCEY, JR., AND ANNA B. YANCEY, HIS WIFE,

DATED JANUARY 1, 1960 AND RECORDED IN THE CLERK'S OFFICE OF THE CIRCUIT COURT OF ALBEMARLE COUNTY,

VIRGINIA IN DEED BOOK 357, PAGE 289.

ALTA/NSPS SURVEYOR'S CERTIFICATION

TO:  GCP TIMBER HOLDINGS, LLC, CHICAGO TITLE INSURANCE COMPANY, BELL CAPITAL FINANCE & BELL BANK, THEIR

SUCCESSORS AND ASSIGNS:

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN

ACCORDANCE WITH THE "2016 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS,"

JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEM 1, 2, 3, 4, 6(a) , 7(a), 7(b)(1), 7(c), 8, 9,

13, 14, 16, 17, 18, 19 AND 20 OF TABLE A THEREOF.  THE FIELD WORK WAS COMPLETED ON AUGUST 2, 2017.

PURSUANT TO THE ACCURACY STANDARDS AS ADOPTED BY ALTA AND NSPS AND IN EFFECT ON THE DATE OF THIS

CERTIFICATION, UNDERSIGNED FURTHER CERTIFIES THAT IN MY PROFESSIONAL OPINION, AS A LAND SURVEYOR

REGISTERED IN THE COMMONWEALTH OF VIRGINIA, THE RELATIVE POSITIONAL ACCURACY OF THIS SURVEY DOES

NOT EXCEED THAT WHICH IS SPECIFIED THEREIN.

DATE:                                                   SIGNATURE                                                .

SURVEY NOTES:

1.  PROPERTY & ZONING INFORMATION:

(SUBJECT) TMP 55-112:

OWNER:  R. A. YANCEY LUMBER CORPORATION

REFERENCE: DEED BOOK 357 PAGE 289

PARCEL ID NUMBER: 05500-00-00-11200

PROPERTY ADDRESS: 6317 ROCKFISH GAP TURNPIKE

CROZET, VA 22932

AREA: 12.299 ACRES

ZONING: HEAVY INDUSTRY

(SUBJECT) TMP 55-111B:

OWNER:  R. A. YANCEY LUMBER CORPORATION

REFERENCE: DEED BOOK 398 PAGE 585

PARCEL ID NUMBER: 05500-00-00-111B0

PROPERTY ADDRESS: 6317 ROCKFISH GAP TURNPIKE

CROZET, VA 22932

AREA: 23.249 ACRES

ZONING: HEAVY INDUSTRY

2. DIMENSIONAL ZONING REGULATIONS (PER ALBEMARLE COUNTY CODE)

SETBACKS:

FRONTAGE:

-10' MINIMUM - 30' MAXIMUM

SIDE AND REAR:

-IF ABUTTING LOT IS ZONED RESIDENTIAL, RURAL AREAS, OR THE MONTICELLO

HISTORIC DISTRICT- 100'

-IF THE ABUTTING LOT IS ZONED COMMERCIAL OR INDUSTRIAL- NONE PER 

BUILDING CODE

3.  THE SURVEY SHOWN HEREON IS BASED ON FIELD SURVEY BY TIMMONS GROUP

COMPLETED ON AUGUST 2, 2017

4.  HORIZONTAL DATUM IS BASED ON NAD83, VIRGINIA STATE PLANE COORDINATE

SYSTEM, SOUTH ZONE.

5.  BASED ON FEMA FLOOD INSURANCE RATE MAP (FIRM), MAP NO.51003C0237D, PANEL

237 OF 575 EFFECTIVE DATE  FEBRUARY 4 2005  AND  MAP NO.51003C0240D, PANEL 240 OF

575 EFFECTIVE DATE  FEBRUARY 4 2005  THE PROPERTY SHOWN LIES IN UNSHADED ZONE

X, AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN.

6.  THIS PLAT WAS PREPARED WITH THE BENEFIT OF A TITLE REPORT, COMMITMENT

NUMBER: 731700075 FROM CHICAGO TITLE INSURANCE COMPANY, EFFECTIVE JUNE 23,

2017, 8:00 A.M.  SEE SCHEDULE B ITEMS, THIS SHEET.

7.  THE LANDS SURVEYED ARE THE SAME AS DESCRIBED IN THE REFERENCED TITLE

REPORT.

8. NO EVIDENCE OF CEMETERY OR BURIAL GROUNDS OBSERVED IN THE PROCESS OF

CONDUCTING THE SURVEY FIELD-WORK.

9.  ON THE DATE OF THE SURVEY, THERE WAS NO VISUAL EVIDENCE OF SITE USE AS A

SOLID WASTE DUMP, SUMP, OR SANITARY LANDFILL.

10. SITE UNDER CONSTRUCTION AT TIME OF SURVEY.

11. TABLE "A" ITEMS:

a: ITEM 16: EARTH MOVING AND CONSTRUCTION ONGOING FOR CONCRETE WALLS

   AS INDICATED ON PLAT.

b: ITEM 17: NO CHANGES IN STREET RIGHT OF WAY LINES INDICATED FROM

   EVIDENCE OBTAINED

c: ITEM 18: NO DELINEATED WETLANDS ON SITE.

d: ITEM 19: NO OFFSITE APPURTENANT EASEMENTS NOTED.

SCHEDULE B EXCEPTIONS FROM COVERAGE

GENERAL EXCEPTIONS:

1. RIGHTS OR CLAIMS OF PARTIES IN POSSESSION NOT SHOWN BY THE PUBLIC RECORDS. -NOT A SURVEY MATTER

2. ANY ENCROACHMENT, ENCUMBRANCE,  VIOLATION, VARIATION, OR ADVERSE CIRCUMSTANCE AFFECTING THE TITLE THAT WOULD BE

DISCLOSED BY AN ACCURATE AND COMPLETE LAND SURVEY OF THE LAND. -INCIDENTAL TO SURVEY SHOWN HEREON

3. EASEMENTS OR CLAIMS OF EASEMENTS NOT SHOWN BY THE PUBLIC RECORDS.  -NOT A SURVEY MATTER

4. ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR OR MATERIAL HERETOFORE OR HEREAFTER FURNISHED, IMPOSED BY LAW, AND

NOT SHOWN BY THE PUBLIC RECORDS.  -NOT A SURVEY MATTER

5. TAX OR SPECIAL ASSESSMENTS WHICH ARE NOT SHOWN AS EXISTING LIENS BY THE PUBLIC RECORDS.  -NOT A SURVEY MATTER

SPECIAL EXCEPTIONS:

1. REAL ESTATE TAXES FOR THE SECOND HALF OF THE YEAR 2017 AND SUBSEQUENT YEARS.  -NOT A SURVEY MATTER

2. THE EXACT ACREAGE OR SQUARE FOOTAGE OF THE LAND DESCRIBED IN SCHEDULE A HEREOF IS NOT INSURED.

3. TITLE TO THAT PORTION OF THE PREMISES LYING WITHIN THE BOUNDS OF ANY PUBLIC ROAD.  -AFFECTS AS SHOWN

4. EASEMENT TO LONG DISTANCE TELEPHONE COMPANY OF VIRGINIA DATED AUGUST 3, 1900 AND RECORDED DECEMBER 1, 1900 IN DEED

BOOK 119, PAGE 42. -MAY AFFECT, NOT PLOTTABLE

5. EASEMENT TO CHESAPEAKE AND POTOMAC TELEPHONE COMPANY OF VIRGINIA DATED JULY 18, 1929 AND RECORDED JUNE 19, 1930 IN

DEED BOOK 209, PAGE 64. -AFFECTS AS SHOWN

6. MATTERS AS SHOWN ON PLAT OF SURVEY DATED APRIL 23, 1951, MADE BY T.W. SAUNDERS, S.N.C., AND RECORDED JULY 6, 1951 IN

DEED BOOK 296, PAGE 192, AS FOLLOWS: -AFFECTS AS SHOWN

(a) PUBLIC ROAD CROSSING WESTERN AND SOUTHWESTERN PORTION OF PROPERTY.

7. EASEMENT TO VIRGINIA ELECTRIC AND POWER COMPANY DATED OCTOBER 13, 1949 AND RECORDED MARCH 16, 1950 IN DEED BOOK

288, PAGE 91. -AFFECTS AS SHOWN

8. EASEMENT TO VIRGINIA TELEPHONE & TELEGRAPH COMPANY DATED JULY 23, 1951 AND RECORDED OCTOBER 17, 1951 IN DEED BOOK

297, PAGE 369. -AFFECTS, NOT PLOTTABLE

9. EASEMENT TO VIRGINIA TELEPHONE & TELEGRAPH COMPANY DATED DECEMBER 30, 1952 AND RECORDED JANUARY 15, 1953 IN DEED

BOOK 303, PAGE 476. -AFFECTS, NOT PLOTTABLE

10. MATTERS AFFECTING 23.24 ACRES AS SHOWN ON PLAT OF SURVEY DATED MARCH 1964, MADE BY WILLIAM S. ROUDABUSH, JR., AND

RECORDED JUNE 30, 1964 IN DEED BOOK 398, AT PAGE 581, AS FOLLOWS: -AFFECTS AS SHOWN

A) TEL. CABLE EXTENDING INTO PARCEL ON THE EAST AND WEST, CROSSING PREMISES

 11. EASEMENT TO VIRGINIA TELEPHONE & TELEGRAPH COMPANY DATED MAY 2, 1966 AND RECORDED MAY 25, 1966 IN DEED BOOK 418, 

PAGE 58.  -DOES NOT AFFECT

 12. EASEMENT TO CHESAPEAKE AND POTOMAC TELEPHONE COMPANY OF VIRGINIA DATED DECEMBER 5, 1967 AND RECORDED JANUARY 3, 

1968 IN DEED BOOK 438, PAGE 374.  -AFFECTS AS SHOWN

13. EASEMENT TO CHESAPEAKE AND POTOMAC TELEPHONE COMPANY OF VIRGINIA DATED MARCH 15, 1968 AND RECORDED MAY 8, 1968 IN 

DEED BOOK 443, PAGE 18. -AFFECTS AS SHOWN

14. EASEMENT TO VIRGINIA TELEPHONE & TELEGRAPH COMPANY DATED APRIL 16, 1971 AND RECORDED MAY 20, 1971 IN DEED BOOK 487, PAGE

546. -AFFECTS AS SHOWN

15. EASEMENT TO VIRGINIA ELECTRIC AND POWER COMPANY DATED SEPTEMBER 30, 1980 AND RECORDED NOVEMBER 26, 1980 IN DEED

BOOK 705, PAGE 422. -AFFECTS AS SHOWN

 16. EASEMENT TO CLIFTON FORGE-WAYNESBORO TELEPHONE COMPANY DATED JUNE 8, 1992 AND RECORDED JUNE 12, 1992 IN DEED 

BOOK 1231, PAGE 436. -AFFECTS AS SHOWN

17. EASEMENT TO VIRGINIA ELECTRIC AND POWER COMPANY DATED OCTOBER 15, 1998 AND RECORDED NOVEMBER 2, 1998 IN DEED BOOK 

1758, PAGE 174. -AFFECTS AS SHOWN

18. EASEMENT TO VIRGINIA ELECTRIC AND POWER COMPANY DATED JUNE 11, 2003 AND RECORDED JULY 18, 2003 IN DEED BOOK 2523, PAGE

289. -AFFECTS AS SHOWN

19. EASEMENT TO CENTRAL VIRGINIA ELECTRIC COOPERATIVE DATED OCTOBER 28, 2004 AND RECORDED JANUARY 21, 2005 IN DEED 

BOOK 2907, PAGE 271. -AFFECTS AS SHOWN

'ALTA/NSPS LAND TITLE SURVEY'

OF 35.548 ACRES

FRONTING ROCKFISH GAP TURNPIKE

TAX MAP PARCELS 55-111B AND 55-112

IN THE

WHITE HALL MAGISTERIAL DISTRICT,

ALBEMARLE COUNTY, VIRGINIA
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EXIT 107

EXIT 107

VICINITY MAP    -    1" = 1000'

YANCEY

MILLS

SITE

ALSO DESCRIBED AS:
BEGINNING AT AN IRON ROD SET ON THE SOUTH LINE OF U.S. ROUTE 250, ROCKFISH GAP TURNPIKE, AT ITS INTERSECTION WITH THE EAST LINE OF YANCEY MILL LANE AND LABELED AS
P.O.B;
THENCE, ALONG THE SOUTH LINE OF U.S. ROUTE 250, N56° 22' 11"E 887.00' TO AN IRON ROD FOUND AND BEING A CORNER WITH DAVID R. SWALES AND LISA SEVERSON-SWALES;
THENCE, LEAVING THE SOUTH LINE OF U.S.ROUTE 250, ALONG THE LINE OF SWALES, S21° 53' 49"E 260.92' TO AN IRON PIPE FOUND;
THENCE, CONTINUING ALONG THE LINE OF SWALES THE FOLLOWING COURSES,
N71° 16' 43"E 487.00' TO AN IRON ROD FOUND;
N12° 05' 07"E 256.68' TO AN IRON ROD FOUND;
N2° 50' 15"E 109.37' TO A VDOT MONUMENT FOUND (BROKEN) ON THE SOUTH LINE OF U.S. ROUTE 250;
THENCE, ALONG THE SOUTH LINE OF U.S. ROUTE 250 THE FOLLOWING COURSES,
N75° 47' 40"E 139.97' TO AN IRON ROD SET;
N71° 51' 02"E 149.28' TO A VDOT MONUMENT FOUND AND A CORNER WITH OF FROEHLING & ROBERTSON, INC.;
THENCE, LEAVING THE SOUTH LINE OF U.S. ROUTE 250, ALONG THE LINE OF FROEHLING & ROBERTSON, INC. AND 6135 ROCKFISH GAP, LLC, S14° 49' 43"E 328.80' TO AN IRON ROD SET;
THENCE, CONTINUING ALONG THE LINE OF 6135 ROCKFISH GAP, THE FOLLOWING COURSES,
S74° 31' 34"W 9.96' TO AN IRON ROD FOUND;
S9° 09' 42"E 268.87' TO AN IRON ROD FOUND;
S34° 57' 54"E 123.04' TO AN 18” WHITE OAK WITH WIRE FENCE;
S45° 49' 41"E 54.19' TO AN IRON ROD SET;
S54° 19' 45"E 81.00' TO AN IRON ROD FOUND;
S53° 08' 10"E 170.57' TO AN IRON ROD FOUND;
S87° 01' 49"E 73.24' TO AN 18” WHITE OAK (DEAD) WITH WIRE FENCE;
N44° 05' 22"E 100.45' TO AN IRON ROD FOUND, AND BEING A CORNER WITH ERICA L. HASKINS AND JASON K. CRUTCHFIELD;
THENCE, ALONG THE LINE OF HASKINS AND CRUTCHFIELD, THE FOLLOWING COURSES,
S82° 10' 44"E 53.93' TO AN IRON ROD FOUND;
S8° 47' 45"E 376.10' TO AN IRON PIPE FOUND, AND BEING A CORNER WITH ANTHONY ROBERT ASAI AND YANCEY MILLS HOLDINGS, LLC;
THENCE, ALONG THE LINE OF YANCEY MILLS HOLDINGS, THE FOLLOWING COURSES,
S83° 05' 51"W 1130.51' TO AN IRON ROD FOUND;
N43° 42' 34"W 159.92' TOA 24” PINE (CHOPPED) WITH WIRE FENCE;
N22° 06' 11"W 43.36' TO AN IRON ROD FOUND;
N71° 20' 41"W 263.00' TO AN IRON ROD FOUND;
N77° 34' 51"W 399.00' TO AN IRON ROD SET;
S6° 25' 01"E 333.00' TO THE CENTERLINE OF YANCEY MILL LANE, PASSING THROUGH AN IRON ROD FOUND 14.85' FROM THE CENTERLINE OF SAID ROAD;
THENCE, ALONG THE CENTERLINE OF YANCEY MILL LANE, THE FOLLOWING COURSES,
N89° 33' 25"W 241.80' TO A POINT;
ALONG A CURVE TO THE RIGHT WITH A LENGTH OF 183.22', A RADIUS OF 147.10', A
DELTA OF 71°21'50", A TANGENT OF 105.63' AND A CHORD OF N53° 52' 29"W 171.61' TO A POINT;
N18° 11' 34"W 175.62' TO A POINT;
THENCE, LEAVING THE CENTERLINE OF YANCEY MILL LANE, N72° 18' 31"E 25.97' TO AN IRON ROD SET ON THE EAST LINE OF YANCEY MILL LANE;
THENCE, ALONG THE EAST LINE OF YANCEY MILL LANE, N15° 23' 39"W 209.02' TO THE TRUE AND ACTUAL POINT OF BEGINNING AND CONTAINING 1,548,476 SQ. FT., 35,548 ACRES.
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EXCEPTION #19

C/L 40' CENTRAL VIRGINIA

ELECTRIC COOPERATIVE

EASEMENT

D.B. 2907 PG. 271

T

A

X

 
P

A

R

C

E

L

 
L

I
N

E

EXCEPTION #13

CHESAPEAKE AND

POTOMAC TELEPHONE

ANCHOR GUY

EASEMENT

D.B. 443 PG. 18

SCALE

HOUSE

SCALE

EXCEPTION #15

C/LVIRGINIA ELECTRIC

& POWER CO.

EASEMENT

D.B. 705 PG. 422

EXCEPTION #16

15' CLIFTON FORGE -

WAYNESBORO TELEPHONE

COMPANY EASEMENT

D.B. 1231 PG. 436

EXCEPTION #17

15' & 30' VIRGINIA POWER

EASEMENT

D.B. 1758 PG. 174

EXCEPTION #7

C/L VIRGINIA ELECTRIC AND

 POWER COMPANY

EASEMENT

D.B. 288 PG. 91

N56°22'11"E     889.25'
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EXCEPTION #14

VIRGINIA TELEPHONE &

TELEGRAPH EASEMENT

RUNS ALONG ROAD

D.B. 487 PG. 546

TMP: 55A-28

LEONARD A. BOLYARD AND

CHARLOTTE M. BOLYARD

D.B. 1818 PG. 333

ZONED: RURAL AREA

TMP: 55-98A

RAY II, LLC

D.B. 3660 PG. 329

ZONED: RURAL AREA

TMP: 55-100

IRENE M. WOODWARD

D.B. 1683 PG. 524

ZONED: RURAL AREA

TMP: 55-112A

YANCEY MILLS HOLDINGS LLC

D.B. 3640 PG. 673

ZONED: RURAL AREA

TMP: 55-112

535,727 SQ. FT.

12.299 ACRES

TMP: 55-111A

DAVID R. SWALES AND

LISA SEVERSON-SWALES

D.B. 1553 PG. 122

ZONED: RURAL AREA

IRF

24" PINE (CHOPPED)

WITH WIRE FENCE

IRF

IRS

IRF 14.85' FROM C/L ROAD
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EXCEPTION #5

C/L 10' CHESAPEAKE AND

POTOMAC TELEPHONE

COMPANY EASEMENT

D.B. 209 PG. 64

EXCEPTION #12

CHESAPEAKE AND

POTOMAC TELEPHONE

POLE EASEMENT

D.B. 438 PG. 374
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EXCEPTION #3 & #6

PREMISES LYING WITHIN

THE BOUNDS OF A PUBLIC

ROAD

EXCEPTION #3 & #6

PREMISES LYING WITHIN

THE BOUNDS OF A PUBLIC

ROAD
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LINE TABLE
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L1

L2

L3

L4

BEARING

S74°31'34"W

S82°10'44"E

N22°06'11"W

N72°18'31"E

LENGTH

9.96'

53.93'

43.36'

25.97'
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LIGHT POLE

UTILITY POE

ELECTRIC METER

GUY WIRE

STORM WATER GRATE

STORM WATER MANHOLE
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BOLLARD

SIGN

SPIGOT

WELL

SANITARY SEWER MANHOLE

AIR CONDITIONING UNIT

CLEANOUT

ELECTRIC BOX

TELEPHONE PEDESTAL

ASPHALT PAVING
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OVERHEAD POWER LINE

OVERHEAD COMMUNICATIONS LINE
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ATTACHMENT J 

 

Staff recommendations 
 

1. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 4.20b to reduce the 100 foot setback for the Mill Building (building 7b) and Pole 
Shed (building 8).   
 

2. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 4.20b to reduce the 10 foot setback for the Stem Loader.   
 

3. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 4.20b to reduce the 30 foot setback for parking adjacent to Rural Areas property.   
 

4. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 4.20b to reduce the 100 foot setback for the proposed Sorter/Stacker (building 
27) to 35 feet.   
 

5. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15a to reduce setback for the storage of lumber, logs, chips or timber to 
zero (0) feet.   
 

6. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 5.1.15a to reduce the 100 foot setback for the proposed Sorter/Stacker (building 
27) to 35 feet.   
 

7. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the proposed Sorter/Stacker (building 27) 
approximately 350 feet from the dwelling located to the north on Tax Map 55, Parcel 
111A.   
 

8. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Pole Shed (building 8) approximately 540 
feet from the dwelling located to the north on Tax Map 55, Parcel 111A.   
 

9. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Silo (building 10) approximately 570 feet 
from the dwelling located to the north on Tax Map 55, Parcel 111A.   
 

10. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Boiler (building 11) approximately 570 feet 
from the dwelling located to the north on Tax Map 55, Parcel 111A.   
 

11. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Kiln (building 12A) approximately 515 feet 
from the dwelling located to the north on Tax Map 55, Parcel 111A.   
 

12. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Planer (buildings 18, 22 and 23) 
approximately 550 feet from the dwelling located to the north on Tax Map 55, Parcel 



111A.   
 

13. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Mill Building (building 7a and 7b) 
approximately 520 feet from the dwelling located to the south on Tax Map 55, Parcel 
100.   
 

14. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15b to allow the location of the Stem Loader (adjacent to Rockfish Gap 
Turnpike) approximately 500 feet from the dwelling located to the west on Tax Map 
55A, Parcel 28.  
 

15. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15c that operation of machinery used for sawing, planing, chipping or other 
wood processing be permitted from 6:00 am to 7:00 pm.   
 

16. Staff recommends approval of a special exception from the provisions of Chapter 18, 
Section 5.1.15c that the loading or unloading of wood products be permitted from 6:00 
am to 11:00 pm.   
 

17. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 5.1.15c that the loading and unloading associated with the kiln be permitted 24 
hours a day.   
 

18. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 4.18.04 to increase daytime noise limits.   
 

19. Staff recommends denial of a special exception from the provisions of Chapter 18, 
Section 4.18.04 to increase nighttime noise levels limits.   
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Charlottesville, VA 22905 
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March 31, 2020 
 
 
Donnie Rose 

President 

R. A. Yancey Lumber Corporation 

6317 Rockfish Gap Turnpike 

Crozet, VA 22932 

 

Subject Additional Discussions of Albemarle County Noise Ordinance & Exemption Requests 

Acentech Project No. 630191 

 

Dear Mr. Rose: 

In advance of the resubmission of the mill’s special exception request to the county, your team has asked 

me to outline the county’s noise ordinance and the process/limits being proposed in the request.  The 

goal of this letter is to help everyone understand why some of the language in the request is included. 

NOISE ORDINANCE REFRESHER 

The Albemarle County code includes regulations for noise in chapter 18, section 4.18.  The code includes 

some definitions, outlines the necessary equipment and measurement procedure, and sets the 

associated sound level limits.  I have generally outlined these in the following subsections. 

Definitions of Interest 

 Equivalent Sound Level (Leq) – The average sound level over a period of time. 

 Sound Level Meter – Instrument used for making sound level measurements, must meet ANSI Type 

II. 

 Acoustic Calibrator – Instrument that measures the accuracy of a sound level meter. 

 Source Sound Level – The equivalent sound level of the source being measured. 

 Ambient Sound Level – The sound derived from all sound associated with a given environment. 

 Total Sound Level – The equivalent sound level of the source and ambient sound. 

Measurement Procedure 

The county code outlines the procedure to make the total sound level and ambient sound level 

measurements.  In general, it is as follows: 

 Field calibrate the Type II sound level meter using an acoustic calibrator with valid lab calibration. 

 A windscreen must be used and weather conditions should be calm and not rainy. 

 The sound level meter should be configured to have a 5-minute measurement interval with an A-

weighting filter applied. 

 The sound level meter should be positioned 4-5 feet above the ground at the property line (“any point 

inside the nearest receiving zone boundary”). 

 Total sound level shall be measured at this location. 
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 Ambient sound is measured while the source sound is not operating or the source sound has little 

impact. 

 Calculate Source sound level by removing ambient from the total sound level, where applicable. 

As you can see, to calculate the source sound level (the sound level of the mill), you first measure the 

total sound level, then measure the ambient sound level, then “correct” the total sound level to remove 

ambient, and you’re left with the source sound level.  Note that the county code process for removing 

ambient from the total sound level is as follows: 

 Identify the maximum measured ambient sound level (if multiple 5-minute measurements were 

made). 

 Identify the minimum measured total sound level (if multiple 5-minute measurements were made). 

 Remove maximum ambient from minimum total sound level to determine source sound level. 

Sound Level Limits 

The source sound level limit set in the county code for rural and residential boundaries is 60 dBA during 

the day and 55 dBA at night.  

CONCERNS 

It may not be immediately apparent, but in some cases, the maximum measured ambient sound level 

may exceed the minimum measured total sound level.  This is because the ambient sound may be 

controlled by transient noise sources, such as traffic passbys or other short duration noise that is 

unrelated to the source.  As an example, refer to the January 24th measurements at the property 

boundary nearest the stem-loader at RT-250.  Recall that consecutive 5-minute measurements were 

made over the course of 4 hours, including from 12:00 – 12:30PM when the mill is largely not operating 

and we can measure ambient sound.  The following table shows the sound levels from these 

measurements that would be used following the county’s procedure.  When ambient sound levels are 

above total sound levels, the source level cannot be calculated since it would mean that the source is 

actually removing sound. 

Maximum 5-Min 
Ambient Sound Level 

Minimum 5-Min 
Total Sound Level 

Source Sound Level 

77 dBA 73 dBA 
Ambient > Total 

Cannot Calculate 
Source Sound Level 

 

Separately, note that we cannot measure ambient sound at all measurement locations since the mill is in 

continuous operation during the day.  However, these locations are generally unaffected by ambient 

sound anyway, likely making the source sound level similar to the total sound level. 

SUGGESTED CHANGES TO PROCEDURE 

We suggest that the procedure be updated slightly to be use typical 5-minute sound levels rather than the 

maximum and minimums outlined in the code.  In this case, I am defining typical as the median of all the 

relevant 5-minute measurements.  This change would help to avoid issues where the ambient sound level 

is higher than the total, as shown in the following table using the same dataset from January 24.  In case 

there is any doubt, this is a stricter way of calculating the source sound level than the code requires. 
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Typical 5-Min 
Ambient Sound Level 

Typical 5-Min  
Total Sound Level 

Source Sound Level 

74 dBA 79 dBA 77 dBA 

 

We also suggest that other locations around your property, where ambient cannot accurately be 

measured, report the total sound level as the source sound level, since they are likely similar.  If at some 

future date there is an increase in ambient sound, the procedure could be reassessed to require a plant 

shutdown for measurement of ambient sound. 

EXCEPTIONS REQUEST 

Our previous sound study, dated October 28, 2019, included measurements at 19 locations at or near the 

mill’s property boundary.  The supplemental study, dated January 24, 2020, made additional longer term 

measurements at two locations to better review the variability of sound levels at the two locations 

considered most impactful.  I understand that you are using the sound levels found during these studies 

to guide the limits requested in your special exceptions request, and following the suggested changes to 

procedure outlined above. 

 

 

 

I hope this provides you with the information you need at this time.  If you have any questions, please 

contact me at 434-218-0759.   

 

Sincerely, 

Acentech Incorporated 

 
Bill Yoder 
Senior Staff Scientist 
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