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Toledo City Hall 
Council Chambers 

June 11, 2014 
 

TOLEDO PLANNING COMMISSION MINUTES 
 
A regular meeting of the Toledo Planning Commission was called to order at 7:00 pm by 
President Jerry Seth.  Commissioners present:  Mary Young, Julie Rockwell, and Anne Learned-
Ellis.  Excused were Doug Alldridge, Paul Johnson, and Paul Schneidecker. 
 
Staff present:  City Planner (CP) Aneta Synan and Secretary Arlene Inukai. 
 
VISITORS:  None. 
 
MINUTES: 
It was moved and seconded (Learned-Ellis/Young) to approve the April 30, 2014, and May 7, 
2014, minutes as circulated and reviewed by the Planning Commission, with the correction to add 
the word “handout” to Page 8, Paragraph 1 of the April 30, 2014, minutes.  The motion passed 
unanimously, noting the absence of Johnson, Schneidecker, and Alldridge. 
 
WORKSESSION:  PERFORMANCE STANDARDS IN THE INDUSTRIAL ZONES: 
CP Synan reported that since the last meeting, they have been asked to switch gears from the 
Public Lands Zone to begin work on performance standards.  In order to get background on the 
topic and to catch up on past work performed for the project, she reviewed City Council minutes 
on the topic.  A memorandum was created to show the background, provide three examples from 
other communities, and included the minutes from several Council meetings.  Three additional 
sets of Council minutes were also distributed tonight.  
 
In the City Council goals, they established an off-site impact ordinance as a goal under “Quality of 
Life Goal 12—Identify and eliminate barriers and obstacles to economic growth”.  In 2011-2012, 
the former planner did an extensive study.  The original suggestion was to remove the list of 
‘permitted uses’ and instead use a set of standards to determine if a use should be allowed.  During 
CP Synan’s research, she found out that the decision whether an application meets the standards 
would be considered a Limited Land Use Decision.  This is due to the amount of discretion needed 
to determine allowed uses (decisions are based on discretionary standards).  Limited Land Use 
Decisions requires public notice to surrounding property owners and an opportunity to appeal.  
Other Council conversations centered on establishing performance standards to have a quantified 
impact for industrial uses, so applicants know the standard upfront.   
 
Commissioner Learned-Ellis referenced the work done years ago and questioned how the 
standards would go into effect, especially for existing operations in the community.  She also 
believes there are existing standards already in place for certain impacts.  CP Synan reported that 
new businesses would know the standards up front, before developing the site.  Commissioner 
Learned-Ellis would like to hear Commissioner Alldridge’s view on the noise standards.  She 
questioned the ability of who would scale the noise and the practicality of the measurements, since 
there is a limited amount of enforcement.  At this time, automobile repair shops have standards, 
but she asked how well those existing standards are enforced.  She felt that it would not be 
difficult to write a standard, but it will be hard to enforce. 



June 11, 2014 Toledo Planning Commission Page 2 

 
President Seth questioned if the Georgia-Pacific mill would have ‘grandfather’ rights for any of 
the new standards.  He worried that the mill may not meet newly established standards.  CP Synan 
offered to research the issue, but believes that existing uses would have to meet the new standards. 
 
Commissioners discussed the type of equipment that may be necessary to test impact levels.  
Special equipment could also be required to be certified, have a certified operator, and could be 
very expensive to acquire and maintain.  If cases go to court, questions arise on the equipment 
maintenance and reliability.  Commissioners questioned the practicality to deal with this level of 
standard and how it will be implemented and funded.  Commissioners also stated it would be 
helpful to see a prioritized list from the Council, for example, vibration may not be the first impact 
to tackle. 
 
Commissioner Learned-Ellis complimented the packet distributed to the Commission and she 
acknowledged the amount to staff time and research going into the project.  She questioned how 
odor would be legally measured and once the measurement was detected, how to enforce and 
abate the violation.  She would like to hear other Commissioners input on the subject as well. 
 
CP Synan reported the handout included examples from three other communities.  In her memo, 
she provided a comparison table listing off-site impact items.  The table showed if each of the 
three cities have a standard and then a column if Toledo’s existing code addresses the impact and 
under which code section.  Commissioners asked who enforces the existing code section and who 
pays for and maintains the equipment.  President Seth reported that DEQ regulations exists, but 
they are no longer enforcing the noise standard.  If the City adopts a noise standard, enforcement 
will be completely up to the City.  Commissioner Young asked if DEQ cannot enforce their 
standards, then how can Toledo?  Commissioner Learned-Ellis stated that some items may not 
require a lot of investment.  However, she questioned Silverton’s odor standard, in that smell has 
to stop at the property line.  Commissioners noted that the odor may not be detected at the 
property line, until the wind blows. 
 
CP Synan spoke with the Police Department on how they are currently dealing with noise.  She 
said they use their own judgment, as each situation is subjective.  Larger cities can measure noise 
levels, but Toledo does not have measuring equipment. 
 
Commissioner Young expressed annoyance when regulations go into effect, but are not enforced.  
She used the example of the new smoking law prohibiting smoking within 10’ of a building.  She 
said that no one enforces this new law, so she has become the ‘bad-guy’, (as a business owner) 
when smokers are near her shop. 
 
Commissioners questioned where there is a need for performance standards.  CP Synan noted that 
several months of City Council minutes were included in the packet, showing the history of the 
topic.  She pointed out that the Council questioned how conditions can be placed on a conditional 
use permit, without having established standards.  There was also discussion on how to deal with 
adverse impacts, even for outright-permitted uses.  They suggested non-arbitrary requirements, 
especially where there could be gaps between the existing nuisance ordinance. 
 
Commissioners discussed the role of the Planning Commission that they are appointed by the City 
Council.  President Seth believes the Commissioners are a good representation of the community.  
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CP Synan mentioned that the City Council sets the policies and this topic has been established in 
their goals and action plan.  Commissioner Young reported that, usually, the goal setting sessions 
are broken down into small focus groups.  The groups then come together to make their 
recommendations and those goals make it onto the list.  They don’t always represent the entire 
group and there may be individual/personal goals that are brought to the discussion.  
Commissioners questioned what would be practical for Toledo, in the long and short term.  They 
also questioned if this item was in response to the asphalt plant issue from 2011.  CP Synan 
reported that when the zoning ordinance amendment for food production use was presented to the 
Council last month, the Council objections for the amendment had to do with the off-site impact 
ordinance not being done first.  It was not because they were opposed to food production in the 
Commercial Zone.  She noted that current land use applications take priority, because of the 120-
day rule, but the Planning Commission identified Public Lands Zone to be the next priority.  The 
Council feels strongly to place performance standards as a priority.   
 
Commissioners complemented the research and information presented in the packet.  They asked 
if the document could go to the City Council to make sure there is support and sustainability for 
each of those issues.  It was noted that the planner and code enforcement officer are only in one 
day a week and a lot of new regulations would be hard to enforce.  They questioned if there is an 
objective way to enforce new standards.  President Seth again asked how existing uses would be 
impacted.  He stated that if someone purchases an old home, they do not have to update the entire 
residence to meet current codes, but rather as upgrades and renovations occur, the improvements 
must meet current codes.  Commissioner Young added that there should not be an appearance to 
discriminate new development, when comparing to existing businesses.  Commissioners 
questioned if the enforcement of the standards would be complaint-driven.  Commissioner 
Learned-Ellis recalled the problems and limitations with enforcing RVs and parking issues, even 
when existing ordinances are on the books.  Commissioners noted the limited resources and 
staffing, and wondered what happens if there is no industrial development.  Commissioners held 
lengthy discussion on the ability to enforce the standards, funding the program, developing a 
plan/proposal to City Council for guidance, and the existing nuisance ordinance.  Commissioners 
asked for Council feed back on the impact list, funding, and if there are current concerns that need 
to be abated now.  President Seth recalled that that it would be very expensive to have a consultant 
come in to study the impacts to determine existing levels at the industrial uses around town.   
 
Commissioner Learned-Ellis asked how an impact ordinance would affect events, such as Summer 
Festival fireworks, music concerts, etc.  CP Synan noted that these are once-a-year events, but the 
City should consider how to deal with those activities.  Commissioner Learned-Ellis offered to 
come into City Hall to review past research on the topic if CP Synan needed the assistance. 
 
Commissioner Young suggested the example codes be sent to the City Council to determine a list 
of specific items to address, in priority order.  She also wanted to know what type of enforcement 
tools, staffing, and funding is available for the new regulations.  Commissioner Learned-Ellis 
voiced the difficulty with implementing the ordinance and also asked if there was a specific 
impact to tackle first.  Commissioners discussed if the issue is supported by the entire City 
Council and community.  President Seth summarized the discussion, recommending not pursuing 
this item until there is some dialog on the priority between noise, glare, odor, vibration, etc.  He 
also suggested a comprehensive review of the existing code sections listed in CP Synan’s table.  
CP Synan suggested her comparison table be revised to only show what would apply to the 
industrial zone.  However, Commissioner Young questioned that if the item was listed under the 
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Council Goal–Quality of Life, why would it only apply to industrial projects and not other zones?  
Commissioner Learned-Ellis felt that ‘quality of life’ could be subjective and it seems to be an odd 
category for such an ordinance.  It should focus on safety or locations of certain uses.  CP Synan 
pointed out that, based on past discussions, the conversations focused on industrial zones because 
those uses typically have more impacts than other uses. 
 
STAFF COMMENTS: 
CP Synan reported the City hired a new Public Works Director, Marc Howatt, who just started on 
Monday. 
 
COMMISSIONER COMMENTS: 
Commissioner Learned-Ellis stated it was a good meeting and she thanked staff and 
Commissioners for the information.  She wished all a safe 4th of July. 
 
Commissioner Young announced she will get married on July 5th and may not be at the July 9, 
2014, meeting.  She will also be away in August and, potentially, in September. 
 
Commissioner Rockwell stated she is still learning a lot and observing lot the process.  However, 
she agrees with fellow Commissioners that there needs to be clear direction from City Council in 
how to deal with standards.  She is upset when people move to a place without knowing the area 
and then complain about everything that already exists to that area or neighborhood. 
 
President Seth stated that he thought the City Manager agrees that it is difficult for small cities to 
deal with performance standards.  He complemented the Commissioners in working on the 
project.  Commissioner Young added that it would be good to hear Commissioner Alldridge’s 
opinion on the topic. 
 
There being no further business before the Commission, the meeting was adjourned at 8:20 pm. 
 
 
 
___________________________________  ____________________________________ 
Secretary         President 
 


