D# 69 AUTO SALES AND REPAIR

General Description

In a few areas of the City, auto sales and repair conducted adjacent to residential areas has
resulted in a high number of complaints from neighbors. Neighbors are concerned with the
number and unsightliness of vehicles, and to a lesser extent noises and odors generated by
these types of businesses.

A review of the Renton Municipal Code shows that auto sales are already prohibited in
residential areas. At the current time, they are only allowed in the Automall and in the EAV
(Employment Area Valley) designation, so no additional code work is needed to prevent new
businesses from being established.

Vehicle repair is allowed over a wider area. It is an outright permitted use in all industrial zones
and in the CA (Commercial Arterial) zone. In the CV (Center Village) and CN (Commercial
Neighborhood) zones, it is allowed as an administrative conditional use, subject to the
condition that vehicle repair is only allowed if sited with a gas station. With a Conditional Use
Permit, issues of neighborhood compatibility can be addressed during the approval process.
Since residential zoning is adjacent to nearly every block of CA zoning in the City, an
administrative conditional use process may be one tool that can be used to prevent new repair
facilities from becoming problematic to surrounding neighbors. In examining the rules for auto
body shops in the CA zone, these uses are required to have an Administrative Conditional Use
Permit and to be conducted within an enclosed structure. It would be consistent to use this
approach with auto repair. In fact, it would streamline the code to define body shops as a type
of auto repair and eliminate the body shops line on the use table.

However, this still does not address the primary complaint from adjacent neighbors, which is
the accumulation of vehicles waiting for repair or pick-up. Addressing the issues of how
vehicles may be held before, during, and after servicing should reduce the unsightliness of
these businesses for adjacent neighbors.

Impact Analysis
Effect on rate of growth, development, and conversion of land as envisioned in the Plan
This proposal does not affect growth, development, or the conversion of land.

Effect on the City’s capacity to provide adequate public facilities
This proposal does not affect the City's capacity to provide adequate public facilities.

Effect on the rate of population and employment growth
This proposal does not affect the rate of population or employment growth. There may be one
time costs associated with establishing screening and landscaping for auto repair businesses.
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Whether Plan objectives are being met as specified or remain valid and desirable

This type of proposal is not explicity considered in the Comprehensive Plan. However,
Objective LU-BBB, which is to guide redevelopment of CA zoned areas from strip commercial
forms into more concentrated forms with cohesive site planning, contains several policies that
relate to the purpose of this amendment. Policy LU-263 encourages attractive commercial
areas and Policy LU-264 encourages locating vehicles at the rear and sides of buildings, and
incorporating landscaping buffers.

Effect on general land values or housing costs
This proposal is unlikely to signficantly affect land values or housing costs, but it could prevent a
loss of property values in residential neighborhoods near auto repair businesses.

Whether capital improvements or expenditures are being made or completed as expected
This proposal does not relate to capital improvements or expenditures.

Consistency with GMA, the Plan, and Countywide Planning Policies
This proposal does not affect and is not affected by GMA or the Countywide Planning Policies.

Effect on critical areas and natural resource lands
This proposal does not affect the rules and regulations involving critical areas and natural
resource lands.

Effect on other considerations

Although the proposed changes should prevent new auto sales and repair businesses from
impacting residential neighbors, it does not address the problems created by existing
businesses. Existing auto sales businesses outside of the EA-V and Automall areas are already
non-conforming uses. As non-conforming uses, auto sales could not be expanded or enlarged.
Without a conditional use permit, or provision for appropriate vehicle storage, the existing
repair uses would also be non-conforming, but could be expanded or enlarged if they came into
full compliance. However, there is not a way to force a legal business to move or close down,
so the ability to solve the problems created by the existing businesses is limited. The City could
ask the problematic businesses to comply with the new regulations or relocate, and if necessary
provide incentives to make that more likely to happen, but without either voluntary compliance
or a violation of law, the businesses will remain.

Staff Recommendation

Amend the Renton Municipal Code to modify the definition of vehicle storage, and to require
screening and landscaping for vehicle storage uses associated with vehicle repair and auto body
shops.

Implementation Requirements
Revise RMC 4-2-060, 4-2-080, and 4-11-220.
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