
 

Planning Commission Meeting Agenda 

January 15, 2025 at 5:30 PM 

21 West 1st Avenue, Toppenish, WA 98948 

  
 

1. Call to Order 

2. Roll Call 

3. Approve Agenda 

4. Public Comment 

The Planning Commission welcomes public attendance at Planning Commission meetings. RCW 
42.17A.555 prohibits government agencies from allowing the use of public facilities, directly or 
indirectly, for campaign purposes. At this time, citizen comments and inquiries about agenda 
business are encouraged. If you wish to address the Planning Commission, please stand or raise a 
hand so you can be called upon. After you are recognized, please come forward to the lectern, 
state your name, and address for the public record. Your remarks must be limited to three minutes 
or less. Please use the microphone. 

5. Approval of Minutes 

a. Consider the Minutes of the November 20, 2024, meeting. 

6. Public Hearings 

a. TMC 2.30.110 Membership of the planning commission amendment. 

b. Advisory Committee Amendments. 

7. New Business 

a. Papa Murphy's Addition Design District Review. 

b. Papa Murphy's Corporate Signage Review. 

c. Concurrency Code Discussion. 

d. Periodic Update Grant Workplan. 

8. Other Business 

a. Bylaws and Rules Procedure discussion. 

b. Design District Map Discussion. 

9. Adjournment 

 

Next Regular Planning Commission Meeting Will Be Held on February 19, 2025 

 

Planning Commission meetings are accessible to persons with disabilities. For individuals who may 
require special accommodations, please contact City Hall at (509) 865-6754, 24 hours in advance. 
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TOPPENISH PLANNING COMMISSION 

Meeting Minutes 

November 20, 2024 

 

Chairperson Mayer called the meeting to order at 5:30 p.m. 

 

ROLL CALL AND ATTENDANCE 

 

Present: Chairperson Janet Mayer, Vice-Chair Christy Doonan, Commissioners Jesus M. 

Aguirre, and Gabriella Guel. 

Staff:  Community Economic Development (CED) Director Andrew Hattori, Permit 

Coordinator Tami Colley, and Executive Assistant Elvia Cisneros.  

 

Permit Coordinator Colley conducted roll call for each Planning Commissioner to respond their 

attendance at the meeting.  Chair Mayer, Vice-Chair Doonan, and Commissioners Aguirre, Polina 

and Guel, responded their attendance during roll call.   

 

APPROVAL OF AGENDA 

 

Commissioner Aguirre moved, seconded by Vice-Chair Doonan, to approve the November 20, 

2024, meeting agenda.  Motion carried unanimously. 

 

PUBLIC COMMENT 

 

None. 

 

APPROVAL OF MINUTES 

 

Commissioner Aguirre moved, seconded by Commissioner Guel to approve the minutes from the 

October 16, 2024, meeting.  Motion carried unanimously. 

 

NEW BUSINESS 

 

CED Hattori introduced himself and gave a brief description of his experience and his role with 

the Planning Commission.  

 

Mr. Calhoun, Planning Supervisor, introduced himself.  He gave a presentation regarding the 

Comprehensive Plan Climate Element and Climate Policy Advisory Team.   

 

Cancellation of next Planning Commission meeting on 12/18/24.  Commissioner Aguirre moved, 

seconded by Commissioner Guel.  Motion carried unanimously.  

 

UNFINISHED BUSINESS 

 

CED Hattori presented the Design Review District review process and the role of the Planning 

Commission.  Commissioners were directed to review the items and be ready to discuss at the 

next meeting.  
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Commissioners discussed the latest revisions to the Bylaws and Rules of Procedure.  Executive 

Assistant Cisneros took the drafts again to make changes that were suggested by the 

Commissioners.  

 

OTHER BUSINESS 

 

None 

ADJOURNMENT 

 

There being no further business the meeting was adjourned at 6:28 p.m. 
 

 

 

_________________________________ _________________________________ 

Janet Mayer, Chairperson Andrew Hattori,  Community Economic  

 Development Director 
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REQUEST FOR PLANNING COMMISSION REVIEW   
Meeting Date: January 15, 2025 

Subject: TMC 2.30.110 Membership of the planning commission amendment 

Attachments:  TMC 2.30.110 Draft code amendment 

Presented by: Andrew Hattori, CED Director 

Approved For Agenda By: Andrew Hattori, CED Director 
 
 

Discussion:  
 
Previous planning commission bodies encountered issues with reliability in attendance and ultimately forming 
a consistent quorum to home public meetings. Under RCW 35.63.040 “Commissions-Organization-Meeting-
Rules” planning commission’s are required to “…hold at least one regular meeting in each month for not less 
than nine months in each year…”, in an effort to maintain a consistent body and simplified code, staff presents 
a code amendment affecting TMC 2.30.110 to modify the number of members from an allowance of up to 
seven members to a strict five member commission. 
                                               
 
Recommendation: Planning commission recommendation for approval of the draft ordinance amending TMC 
2.30.110 reducing the limit of planning commission members to five persons to City Council.     
 
Alternatives: 1) Do not recommend City Council approval. 2) Continue for further research and discussion. 
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2.30.110 Membership of the planning commission. 

The planning commission shall consist of either five or seven members but shall at no time consist 
of an even number of six members. The city council recognizes and values the opinions of the 
residents of the city of Toppenish, as well as those individuals who own and operate a commercial 
business in the city, and also appreciates the input of the Toppenish Mural Society to assist in 
planning and directing the safe and prosperous growth and overall well-being of the city. With that 
in mind, so long as a majority of the planning commission members are verifiable residents living 
within the corporate limits of the city of Toppenish, the city council may appoint up to a total of two 
nonresident planning commission members who may consist of one owner and operator of a 
commercial business located within the corporate limits of the city of Toppenish and/or one 
representative of the Toppenish Mural Society. (Ord. 2024-08 § 1, 2024; Ord. 2004-4 § 1, 2004). 
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REQUEST FOR PLANNING COMMISSION REVIEW   
Meeting Date: January 15, 2025 

Subject: Amendment of TMCs relating to advisory committee topics 

Attachments:  Advisory committee draft code amendment 

Presented by: Andrew Hattori, CED Director 

Approved For Agenda By: Andrew Hattori, CED Director 
 
 

Discussion:  
 
Advisory committees are generally established as either permanent or temporary bodies that are policy review 
and discussion arms of the city council to assist in examining issues that have come before the council. The 
committees are generally created to provide greater depth and detail to issues presented at Council meetings. 
The proposed code amendment seeks to clarify this stance and add reference to the state law which may need 
to be accounted for. 
                                               
 
Recommendation: Planning commission recommendation for approval of the draft ordinance amending TMC 
to clarify topics presented at advisory committee meetings and reference state law.     
 
Alternatives: 1) Do not recommend City Council approval. 2) Continue for further research and discussion. 
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2.30.010 Advisory commissions created. 

A. There are established and created the following advisory commissions of the city: 

1. Parks and recreation advisory board; 

2. Planning commission; 

3. Lodging tax advisory committee. 

B. In addition to the above referred to advisory commissions, other advisory commissions exist 
including the civil service commission created pursuant to Chapter 2.40 TMC. 

C. Advisory commissions shall only address issues referred to them by city council and state law. 

2.32.050 Duties. 

The public safety committee shall address issues referred to it by the city council, and state law 
may also consider issues presented by the public, or by one of its members. In addressing an issue, 
the committee shall discuss it and decide whether to make a recommendation to the city council. 
The committee may take into consideration information and recommendations from city staff and 
any other source it deems appropriate. Examples of matters that the public safety committee may 
address include but are not limited to issues and problems related to police, fire and code 
enforcement departments, state legislation regarding public safety matters, and emergency 
management concerns. 

2.33.050 Duties. 

The budget and finance committee shall address issues referred to it by the city council and staff, 
and state law may also consider issues presented by the public, or by one of its members. In 
addressing an issue, the committee shall discuss it and decide whether to make a 
recommendation to the city council. The committee may take into consideration information and 
recommendations from city staff and any other source it deems appropriate. (Ord. 2024-02 § 1, 
2024). 
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REQUEST FOR PLANNING COMMISSION REVIEW

Meeting Date: January 15, 2025

Subject: Review of Papa Murphy’s Building Modifications

Attachments:  Building Permit Application and Materials

Presented by: Andrew Hattori, CED Director

Approved For Agenda By: Andrew Hattori, CED Director

Background: 

On November 25, 2024, an application for building and site modifications of a proposed Papa Murphy’s 
location at 402 W 1st Avenue was received by the City of Toppenish. This application includes modifications 
to the building’s exterior including a small addition of a drive-thru window and relocation of a door on the 
side of the building facing W 1st Avenue. Per Toppenish Municipal Code (TMC) 17.26.080: 

17.26.080 Application procedure. 
Any application for a permit for the erection or construction of a new building or structure or modification, 
addition, alteration, moving or demolition of existing structures which would affect the exterior appearance 
of any existing building or structure, located within the district shall be filed with the building inspector. Upon 
preliminary approval by the building inspector, the application shall be forwarded to the planning commission 
for review and the applicant shall be notified of the time and place thereof and he shall be heard; provided, 
that forwarding of applications to the planning commission shall not be required in the case of modification 
or alteration of the interior of a building or structure; provided further, that forwarding of applications to the 
planning commission shall not be required in the case of minor work, modifications, alterations, repairs or 
maintenance to the exterior of a building or structure which do not materially change the appearance of such 
building or structure with respect to any of the criteria set forth in TMC 17.26.100 and 17.26.110; provided 
further, that forwarding of applications to the planning commission shall not be required in the case of single-
family dwellings or noncommercial buildings.  

Since the application includes the addition and alteration of a building façade review by the planning 
commission for approval, denial, or approval with conditions is required. 

Analysis: 

The criteria established for planning commission review is listed in TMC 17.26.100 and TMC 17.26.110: 

17.26.100 Criteria evaluation for permit approval or disapproval – Generally.
In considering any application for planning commission approval, the planning commission shall be guided 
by the following criteria:

A. The planning commission shall examine the application to insure that all provisions of this chapter 
and all other ordinances, master plans, general plans and standards of the city shall be complied with 
where applicable. 
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B. The proposal shall not have any detrimental effect upon the general health, welfare, safety, and 
convenience of persons residing or working in the neighborhood; or shall not be detrimental or 
injurious to the neighborhood.

C. The proposal shall promote a desirable relationship of structures to one another, to open spaces and 
topography both on the site and in the surrounding neighborhood; or shall not be detrimental or 
injurious to the neighborhood.

D. The height, area, setbacks, and overall mass, as well as parts of any structure (buildings, walls, signs, 
lighting, etc.) and landscaping shall be appropriate to the proposal, the neighborhood and the 
community.

E. Ingress, egress, internal traffic circulation, off-street parking facilities, loading and service areas and 
pedestrian ways shall be so designed as to promote safety and convenience.

F. The architectural character of the proposed structure shall be in harmony with, and compatible to, 
those structures in the neighboring environment, and the architectural character adopted for any given 
area, avoiding excessive variety or monotonous repetition.

G. All mechanical equipment, appurtenances and utilities, shall be concealed from view and integral to 
the building design.

H. The architectural character of a proposal shall take cognizance of the unique climatological and other 
environmental factors of this region and promote an indigenous architectural feeling.

17.26.110 General criteria – Western design.
The following general criteria is set forth for western design:

A. Western architecture of the 1800s and early 1900s usually involved wooden false front effects and 
usually contained a wooden post supported, shake shingle marquee. Building styles also included 
exteriors of masonry, brick, and stone.

B. The false fronts normally used gave the viewer a square impression, although many buildings had 
gabled roof lines which were often hidden by the false fronts. The masonry and stone buildings used 
during that period were predominately flat-roofed, although residences infrequently had pitched roofs.

C. Shake shingles were often used on the face of the building forming a parapet of varying proportions 
but usually the parapet did not extend downward past the top of the windows.

D. Marquees were usually pitched and often covered with shake shingles; however, many of these porches 
were flat to allow for a sun deck which was usually enclosed by an ornate wooden fence and handrail. 
Sometimes, wrought iron was used for fencing of the sun deck.

E. Window shapes during this period were often square, arched, or rectangular and frequently were large 
enough to extend from floor to ceiling. Bay windows protruding outward from the main building walls 
were often used in four- to six-sided extensions. Window frames were usually simple and plain – free 
from ornate designs.
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F. Doors were usually centered equidistant from the sides of the building front; however, buildings on 
corner lots often had entrances at the corner. Plain designs were predominate and glass doors were 
infrequent. 

G. Street lighting and the exterior lighting on buildings usually were enclosed by carriage lamp fixtures. 
Gas lights of wrought iron and glass were frequent and lamps on the exterior of buildings were usually 
of the same type but more infrequent. 

Analysis: 

The building as it exists today was previously heard at the May 31, 2019 planning commission meeting. Since 
the approval the only modifications to the site appear to have been a change in color accents of the building 
from Pantone 199c (a color approved for the design district signage) to black. The building was initially 
constructed as a vacant office space and has since had businesses move utilize the site.

The proposal involves the modification to the northern façade of the building, facing W 1st Avenue and include:

1. Construction of a small addition for drive-thru services. Building façade materials to match 
existing. 

2. Removal of easternmost door and replacement of rectangular windows. 
3. Installation of new door on western side of the façade, the door will be majority glass.

While some elements of the existing building do not appear to meet all of the design requirements for the 
design district, such as the stucco façade, the previous planning commission hearing approved the design in its 
entirety. Given this information and the lack of large site/building modifications, staff believes it is appropriate 
to allow the addition and door/window modifications in conformance with the previously approved design. 

Staff Recommended Conditions: 

1. Development and construction of the modifications to the façade shall be in substantial 
conformance to the existing materials and designs. 
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Recommendation: Planning commission approval of proposed modifications to the existing façade with 
conditions as indicated in the January 15, 2024 staff report.    

Alternatives: 1) Denial of application 2) Approval without conditions 3) Continue for further research and 
discussion 
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REQUEST FOR PLANNING COMMISSION REVIEW   
Meeting Date: January 15, 2025 

Subject: Review of Papa Murphy’s Corporate Signage 

Attachments:  Signage Design 

Presented by: Andrew Hattori, CED Director 

Approved For Agenda By: Andrew Hattori, CED Director 
 
 

Background:  
 
On November 25, 2024, an application for signage of a proposed Papa Murphy’s location at 402 W 1st Avenue 
was received by the City of Toppenish. This application included a request to maintain their corporate logo 
and be exempted from the requirements of the design district. To be able to be exempted from the design 
district’s requirement for signage the proposal must meet Toppenish Municipal Code (TMC) 15.10.035 which 
details the following conditions: 
 
15.10.035 Western theme requirements. 
In addition to the requirements set forth elsewhere in this chapter, all signs must comply with the following 
requirements: 
 

A. Except as may be approved by the planning commission for corporate logos, as specifically set forth 
below in subsection E of this section, lettering and colors shall conform to the list of fonts and colors 
as approved by the planning commission and maintained by the building official, which list shall 
include the corresponding Pantone color numbers that have been approved by the planning 
commission. Colors of paint, plastic, vinyl or other material must match the appropriate Pantone 
matching system color number that is equivalent to the color on the planning commission’s list that 
has been approved, but if an exact match cannot be made because the manufacturer of the colored 
material does not use the Pantone system, then a color may be used that substantially matches the 
approved Pantone system number, if approved by the planning commission. 

 
B. Hot, fluorescent, or neon colors are not allowed. 

 
C. Artwork on signs, including bordering, pictures or graphics, is not required but is used to complement 

the western theme. Examples of artwork which have been approved by the planning commission are 
maintained by the building official. 
 

D. Signs shall not distract or otherwise take away from the overall appearance of the western theme. See 
TMC 15.10.036. 
 

E. The planning commission shall have the authority to approve corporate logos which have lettering, 
fonts, and colors other than those described in subsection A of this section, if they are part of a graphic 
design used by commercial enterprises, organizations or institutions on their signs as unique icons, 
marks, emblems or words by which they can easily be recognized by the public, provided they comply 
with subsections B, C, and D of this section. 
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Analysis: 
 
Papa Murphy’s is a national brand with many locations across the United States offering “Take ‘n’ Bake” 
pizza services. With over 1,000 locations the brand can be viewed as easily recognizable with distinct signage. 
Within the general vicinity of the proposed location exists multiple signs that are similar in brand recognition 
and color, including Dairy Queen located at 401 W 1st Avenue and O’Reilly Auto parts at  302 W 1st Avenue. 
Additionally the proposed location is approximately one block from a previously Papa Murphy’s location at 
211 S Chestnut Street. 
 
Given the proposed location, brand size and recognition, and familiarity to the area, staff recommends approval 
of the corporate signage without conditions. 
 
 
 
                                               
 
Recommendation: Planning commission approval of proposed corporate signage within the design district.    
 
Alternatives: 1) Denial of application 2) Approval with conditions 3) Continue for further research and 
discussion 
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REQUEST FOR PLANNING COMMISSION REVIEW   
Meeting Date: January 15, 2025 

Subject: Concurrency Code Discussion 

Attachments:  Draft Concurrency Code 

Presented by: Andrew Hattori, CED Director 

Approved For Agenda By: Andrew Hattori, CED Director 
 
 

Discussion:  
 
The Growth Management Act (GMA) provide requirements for concurrency, which can be viewed as the 
provision of public facilities and services relative to the demand for them. In an effort to maintain, or bring 
parts of Toppenish up to standards, staff is presenting a potential code amendment that would require properties 
to develop to provide infrastructure to meet Toppenish codes and standards at the time of development. 
 
Many properties within Toppenish lack infrastructure such as sidewalk, curb, gutter, street lighting etc. This 
code aims to require these items to be constructed as necessary at the time of development or redevelopment 
of properties. Staff is seeking feedback on the proposed amendment and will bring back to planning 
commission any desired updates or modifications requested. 
                                               
 
Recommendation: Not Applicable.     
 
Alternatives: Not Applicable. 
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Chapter 12.10 
CONCURRENCY REVIEW 

Sections: 

12.10.010    Purpose 

12.10.020    Definitions 

12.10.030    Concurrency Review Required 

12.10.040    Review Process 

12.10.010 Purpose 

This chapter sets forth specific standards providing for the city compliance with the concurrency 

requirements of the Growth Management Act (GMA). Transportation and infrastructure, police 

protection, parks and recreation, and solid waste disposal must be evaluated for concurrency 

prior to project and building permit issuance. 

12.10.020 Definitions 

“Development” means any actions requiring a project permit or building permit application. 

“Director” means the Community and Economic Development Director or designee. 

“Infrastructure” means improvements including but not limited to roadways, curbs, gutters, 

sidewalks, street lighting, fire hydrants, public water, public sewer, public stormwater, and solid 

waste facilities.  

“Project permit” means any land use, environmental, business, or right-of-way permit required by 

the City of Toppenish, including but not limited to short plats, long plats, binding site plans, 

SEPA, conditional or special uses, and any construction activities within public right-of-way. 

12.10.030 Concurrency Review Required 

All development activities shall be required to undergo a concurrency evaluation, the concurrency 

evaluation shall be conducted during the project or building permit review as applicable. 

12.10.040 Review Process 

A. Application 
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A project or building permit application shall trigger a concurrency review, no separate 

application is necessary. 

B. Procedure 

The concurrency review shall be conducted upon receipt of a completed project or building permit 

application and any supplemental information. 

(1) The Director shall coordinate the concurrency review and comments received by affected 

departments and agencies. 

(2) If additional information or studies are deemed necessary to complete the concurrency 

review the Director shall notify the applicant within 28 days of the date of the completed 

application. 

(3) No project permit or building permit shall be issued without the completion of a 

concurrency review. 

C. Review 

Development applications that would result in a reduction of a level of service below the minimum 

level of service standard shall not be approved in accordance with the GMA. Existing and planned 

improvements and capacity shall be used in the concurrency review.  

1. The capacity of the existing water, sewer, and stormwater facilities must be equal to or 

greater than the required capacity of the development application to be approved. 

2. The existing infrastructure improvements must meet or exceed those required of the 

Toppenish Design and Construction Standards and Specification Manual in TMC 

12.01.010 to be approved. 

3. Project or building permit approval shall be considered the approval of the 

concurrency review. A separate letter of concurrency approval may be requested from 

the Director by the applicant or interested parties. 

4. If the concurrency review is not approved the applicant may: 

a) Modify the application to reduce the impact of the development action such 

that concurrency is met; 

b) Submit sufficient information showing that the impacts of the development are 

less than initially included in the project or permit application; 

c) Modify the application to include capacity and/or infrastructure improvements 

such that concurrency is met; 
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d) Appeal the results of the concurrency review to the hearing examiner in 

accordance with TMC 2.50.090.  
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City of Toppenish  
Periodic Update  

Work Plan 
Draft 

January, 2025 

Background 
The City of Toppenish is a “fully planning” jurisdiction, subject to the requirements of the 
Washington State Growth Management Act (GMA). The GMA was adopted in 1990 and required 
cities to develop a comprehensive plan and development regulations to guide future growth. 
These plans and regulations are periodically updated to incorporate new requirements in state 
law. Per the GMA, the City of Toppenish is required to conduct its periodic update every ten (10) 
years. The periodic update includes the vision, goals and policies contained in the 
Comprehensive Plan, along with the implementing zoning designations and development 
regulations.  

During this periodic update cycle, due by June 30, 2026, the Washington State Department of 
Commerce allocated $125,000 to the City of Toppenish to review its Comprehensive Plan, 
Development Regulations, and Critical Areas Ordinance to determine updates necessary to 
maintain compliance with the GMA. 

Work Plan 
Toppenish will be updating its Comprehensive Plan and Development Regulations to plan for 
and accommodate the next 20 years of anticipated population growth. The GMA Periodic 
Update includes several phases and corresponding deliverables, beginning with development of 
this Work Plan to help guide the process and receive public comment. The initial review 
components of the Periodic Update include completing Commerce-developed Checklists and 
developing a population/housing allocation and land capacity analysis. The completion of these 
Year 1 Tasks will provide Toppenish with the information necessary to draft the necessary 
Critical Areas, Development Regulations, and Comprehensive Plan documents for approval in 
Year 2.  

This Work Plan includes a draft timeline for when Year 1 and Year 2 deliverables are expected 
to be ready for review and completion.  

Timeline: Draft and adopt Q3-Q4 2024 

Outcome/Deliverables: Completed Periodic Update Work Plan 
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Public Participation  
The City of Toppenish will develop a public participation plan that will identify activities and 
events, including how engagement will be used to inform the periodic update. Public 
engagement will occur throughout the process and will include multiple opportunities for the 
public to review draft documents and provide input. Anticipated forms of public engagement will 
include the development of a project web page, a series of open-house style public meetings, 
SEPA public comment period and review, and official public meetings at Planning Commission 
and City Council. All comments submitted throughout the process will be collected in a final 
document and made available for public review.  

A primary goal for this project is to receive robust feedback, comments, and collaboration from 
the public. While the draft timeline includes identified workshops later in the process, these will 
not be the only opportunities to provide input. Once drafted, the Public Participation Plan will be 
presented to City Council for review, approval, and implementation.  

At the end of the Periodic Update Cycle, Toppenish will draft a final Public Participation Report. 
This report will provide an outline of public meetings and a full summary of public 
input/participation. 

Timeline: Draft and adopt Q4 2024 or Q1 2025, with ongoing work throughout the process. Final 
Report in Q2 2026. 

Outcome/Deliverables: Public Participation Plan and Public Participation Report.  

Population and Housing Allocation 
Toppenish will work with Yakima County to determine the population projection for the next 20-
years. This population allocation is derived from an analysis of past population growth and 
anticipated needs of the city. 

Similarly, Yakima County will determine housing allocation for cities throughout the county, 
across the various income levels. Once the allocation for Toppenish is established, the Housing 
for All Planning Tool (HAPT) will be utilized to identify housing targets. The snapshots below are 
examples from the HAPT, and do not include the final population and housing numbers from 
Yakima County. 

 

 

Timeline: Q1-Q2 2025 

Outcome/Deliverables: Completed population and housing allocation numbers to be utilized in 
drafting the Comprehensive Plan elements. 
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Land Capacity Analysis 
To assess the available land for development in Toppenish, the population and housing 
allocations previously completed will be analyzed in comparison to the vacant land available 
within the city limits. GIS data will be used to identify and categorize parcels as vacant, partially 
vacant, underutilized, and developed. This information will be further examined by zoning district 
to identify available land for future residential, commercial, industrial, and public development.  

 

Timeline: Q1-Q2 2025 

Outcome/Deliverables: Completed land capacity analysis to be utilized in drafting the 
Comprehensive Plan elements. 

Critical Areas Ordinance 
The City of Toppenish Critical Areas Ordinance is codified in TMC Ch. 17.70. Toppenish will 
review its CAO using the Department of Commerce March 2024 Checklist for Critical Areas to 
determine areas that need to be updated. The city may decide to draft its own CAO or continue 
to use the County CAO, in which case the year 2 funding will be allocated to Yakima County.   

Timeline: Checklist Q4 2024-Q1 2025. Draft Q3-Q4 2025 

Outcome/Deliverables: Completed CAO Checklist, Draft Ordinance, Adopted Ordinance  

Development Regulations 
The City of Toppenish’s Development Regulations are contained in TMC Title 16: Subdivisions 
and TMC Title 17: Zoning. Development regulations will be reviewed using the Department of 
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Commerce July 2024 Periodic Update Checklist for Fully-Planning Cities to determine areas 
that need to be updated.  

The review of development regulations will include an analysis of the Zoning Code, Subdivision 
Code, SMP, and other sections to ensure consistency with RCW 36.70A.040 and WAC 365-
196-800 and 810. Many of the zoning changes relate to how housing is allocated throughout the 
city, including, but not limited to, considerations for parking, number of persons, manufactured 
housing, and ADUs.  

Timeline: Checklist Q4 2024-Q1 2025. Draft Q3-Q4 2025 or Q1 2026. 

Outcome/Deliverables: Completed Checklist, Draft Ordinance, Adopted Ordinance. 

Comprehensive Plan 
The City of Toppenish’s Comprehensive Plan was 
last updated in 2022. The Comprehensive Plan will 
be reviewed using the Department of Commerce 
July 2024 Periodic Update Checklist for Fully-
Planning Cities to determine areas that need to be 
updated. Based on the checklist, proposed updates 
to the comprehensive plan goals and policies will be 
drafted for public review.  

RCW 36.70A.070 includes the following mandatory 
elements for the Comprehensive Plan: 

• Land Use 
• Housing 
• Capital Facilities 
• Utilities 
• Transportation 
• Economic Development 
• Parks and Recreation 
• Climate Change and Resiliency** 

These elements will be reviewed and updated for consistency with RCW 36.70A.070. The 
elements will be examined using several tools and data points, including but not limited to, the 
following: 

• Yakima County population projection – Population Allocation 
• Housing for All Planning Tool (HAPT) – Housing Allocation 
• Land Capacity Analysis 
• Capital Facilities updates – water, sewer, city facilities, etc. 
• Transportation improvement plan and updated projects 
• Recent building permit and business activity 
• Parks and Recreation Inventory 
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**The Department of Commerce Checklist includes a section for the Climate Element, as 
required by HB 1181. This work is funded by a separate grant agreement with the Department of 
Commerce and will be completed by June 30, 2025. 

Timeline: Checklist Q4 2024-Q1 2025. Draft Q3-Q4 2025 or Q1 2026. 

Outcome/Deliverables: Completed Checklist, Draft Ordinance, Adopted Ordinance. 

Environmental Review 
SEPA Environmental Review will begin in the 2nd year of the update process. This will include 
public notification to SEPA agencies, Tribes, and interested parties. The SEPA review will 
include the draft comprehensive plan, development regulations, and critical areas ordinance (if 
applicable) revisions identified in the checklists.  

Timeline: Draft SEPA Checklist Q3-Q4 2025. Begin public and agency review process Q1 2026. 

Outcome/Deliverables: SEPA Threshold Determination. 

Grant Scope and Deliverable Due Dates 
Department of Commerce funding for this project is available over the next two years, with half 
available in each year of the biennium. The following tasks will be completed in accordance with 
state grant requirements in Fiscal Years 25 and 26: 

 

Year 1: State Fiscal Year 2025 (FY25) - July 1, 2024 to June 30, 2025 

Task Deliverable Due Date FY25 $ 

Develop periodic update work 
plan 

Periodic update work plan J une 13, 2025 $9,375 

Develop a  public participation 
plan  

Public participation plan  J une 13, 2025 $9,375 

Complete critical areas  
analys is  

Critica l Areas  Checklis t J une 13, 2025 $9,375 

Complete comp plan analys is  
and development regula tions  

Comprehens ive Plan Checklis t J une 13, 2025 $12,500 

Popula tion allocation and 
Hous ing allocation 

Popula tion allocation and 
Hous ing allocation 

J une 13, 2025 $9,375 

Land Us e Study Land Capacity Analys is  J une 13, 2025 $12,500 

 

 

 

45

Section 7, Item d.



Year 2: State Fiscal Year 2026 (FY26) - July 1, 2025 to June 30, 2026 

Task Deliverable Due Date FY26 %* 

Draft Critica l Areas  Ordinance 
amendment 

Draft Critica l Areas  Ordinance J une 12, 2026 $6,250 

Critica l Areas  Ordinance 
amendment s ent to Council 

Critica l Areas  Ordinance s ent to 
Council 

J une 12, 2026 $9,375 

Draft comprehens ive plan 
amendment 

Draft Comprehens ive Plan J une 12, 2026 $12,500 

Comprehens ive plan 
amendment s ent to Council 

Comprehens ive Plan s ent to 
Council 

J une 12, 2026 $9,375 

Draft development 
regulations  ordinance 

Draft Development Regula tions  
Ordinance 

J une 12, 2026 $9,375 

Development regulations  
ordinance s ent to Council 

Development Regulations  
Ordinance s ent to Council 

J une 12, 2026 $9,375 

Public Participation Report Report detailing public meetings : 
date/ times , topic(s ) covered, and 
s ummary of public input 

J une 12, 2026 $6,250 
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REQUEST FOR PLANNING COMMISSION REVIEW   
Meeting Date: January 15, 2025 

Subject: Design District Land Use Analysis 

Attachments:  None 

Presented by: Andrew Hattori, CED Director 

Approved For Agenda By: Andrew Hattori, CED Director 
 
 

Background:  
 
The design district detailed in Toppenish Municipal Code (TMC) 17.26 has been a topic of discussion at many 
of the most recent planning commission meetings. The design district detailed construction and site design 
standards which must be adhered to and approved by the planning commission before development may begin. 
However, it has been documented that the requirements for the design district have not been adequately 
adhered to and has resulted in a mixture of properties that do and do not conform with TMC 17.26. 
 
Due to the standards contained within TMC 17.26 staff and planning commission have conducted discussions 
about the impact and necessity of the design district in its current boundaries and whether the design district is 
able to accomplish its purpose with current development as it exists today. In prior discussions it has been 
noted that to successfully implement a themed design district, strict and accurate review/enforcement of 
development proposals must be done consistently. Examples of cities that have successful themed design 
districts include Leavenworth, Poulsbo, Winthrop, etc. A glance at the development of these cities shows little 
to no deviation to theming within core areas. Unfortunately the same cannot be said for Toppenish, many 
properties are out of conformance with the requirements of our design district. 
 
Analysis: 
 
At the November 21, 2024 planning commission meeting staff detailed that next steps included a full land use 
analysis of the properties within the design district and a survey/interviews with affected business owners. 
While the land use analysis was completed the discussions with business owners was not completed. This was 
due to a number of factors including the holidays, underestimation of time constraints due to the land use 
analysis, and a desire to conduct a hearing for a property within the design district. If, after the hearing and 
land use analysis discussion, planning commission desires the survey/interviews with local business owners 
then staff will continue to move forward with that direction. 
 
The design district contains approximately 575 individual properties totaling roughly 196.5 acres of land. The 
design district holds all zoning districts allowed within Title 17 aside from the “Planned Development” district. 
While the results showed that the majority of the properties were within the B1 and B2 business districts, 
residential land use within the B1 and B2 zoning district was very apparent.  
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Zoning Acreage  % of Design District 
R1 Residential 23.97 12.2 
R2 Residential 2.71 1.38 
B1 Local Business 49.04 24.95 
B2 General Business 74.32 37.82 
B3 Professional Office 2.56 1.30 
M1 Light Industrial 11.1 5.65 
M2 Heavy Industrial 10.56 5.37 
SP Public Semi-Public 22.25 11.32 

Table 1 Zoning of properties within design district boundaries 

 
 

 
Figure 1 Chart of zoning within design district 

 
 
 
Land Use Acreage % of Design District 
Commercial 85.06 43.29 
Industrial 11.19 5.69 
Residential 58.28 29.66 
Parking 6.55 3.33 
Public 22.99 11.7 
Undeveloped 12.44 6.33 

Table 2 Land Use of properties within design district 
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Figure 2 Chart of land use within design district 

 
 
To simplify the land use we can break the chart down to a simplified version containing residential vs. 
nonresidential properties: 
 

 
Figure 3 Chart of simplified land uses within design district 

 
Using this information we can see that just under half of the properties within the design district are truly 
impacted by the design requirements. With this in mind, staff next conducted individual analysis of all 
properties that are non-residential within the design district to check for conformance and found that 131 
properties (69%) conformed and 57 (31%) properties were out of conformance. Next staff detailed this 
information relative to the design district as a whole:  
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Conformance? # of Properties % of Total 
Conforming 131 22.78 
Nonconforming 57 9.91 
Other 387 67.30 

Table 3 Design district conformance of entire area 

 

 
Figure 4 Chart of design district conformance 

 
Based on the information gathered, it would appear that much of the properties within the design district are 
not reviewed under design district standards. It should be noted that due to the vague wording of the design 
district standards/requirements that conformance is subjective to the reviewer, in this case staff’s 
interpretation. Of those that are reviewed, just under one-third of properties for not conform.  
 
The areas of high conformance within the design district include: 
 

• S Toppenish from BNSF Railway tracks to W 2nd Avenue 
• S Toppenish from Asotin to S E Street 
• S Division from S Toppenish to W 2nd Avenue 
• W 1st Ave from S Alder Street to S Division 
• Washington from S Beech to S Toppenish 

 
Conclusion: 
 
Based on the information gathered staff would suggest exploring two items: 
 

1. A significant reduction of the design district area to include only the areas of existing high 
conformance. 

2. Potential elimination of the design district and replacement with a “Historical Mural District”.  
 
A key consideration to the design district is to not only bring character to our jurisdiction but to also be a 
point of tourism and commerce. Staff believes consideration of whether the design district truly jumps out as  
 

23%

10%

67%

CONFORMANCE

Conforming Nonconforming Other
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a “western” area needs to be taken into account. While there are areas that do conform with the standards of 
the design district, that’s not to say that those standards are sufficient in exemplifying a western theme. For 
example, many of the buildings, while containing some western architecture, are painted/colored and utilized 
in such a way that one may not consider it western and rather just an interesting building. 
 
Staff researched online resources to see if Toppenish was a easily located as a “western themed” or “themed” 
city, unfortunately the cities that were apparent did not include Toppenish. However, when conducting 
research staff noticed that when the topics of murals was included that Toppenish was a highly presented 
city, included with much larger cities such as Seattle, Tacoma, Spokane, etc. With this in mind, staff would 
suggest exploring the option of converting the design district to be for historical murals from the design 
district time period rather than for historical architecture.        
 
Recommendation: Not Applicable    
 
Alternatives: Not Applicable 
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