
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. 



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.



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. 

    



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 
































