HOUSE BILL REPORT
HB 2269

As Reported by House Committee On:
Housing

Title: An act relating to middle housing in unincorporated areas.

Brief Description: Concerning middle housing in unincorporated areas.

Sponsors. Representatives Bernbaum, Engell, Peterson, Reed, L eavitt and Gregerson.
Brief History:

Committee Activity:
Housing: 1/12/26, 1/22/26 [DPS].

Brief Summary of Substitute Bill

» Expands the wastewater systems that must serve middle housing in
limited areas of more intensive rural development in rural counties to
include large, on-site sewage systems.

HOUSE COMMITTEE ON HOUSING

Majority Report: The substitute bill be substituted therefor and the substitute bill do pass.
Signed by 17 members. Representatives Peterson, Chair; Hill, Vice Chair; Richards, Vice
Chair; Low, Ranking Minority Member; Jacobsen, Assistant Ranking Minority Member;
Manjarrez, Assistant Ranking Minority Member; Barkis, Connors, Dufault, Engell,
Entenman, Gregerson, Lekanoff, Reed, Thomas, Timmons and Zahn.

Staff: Jim Morishima (786-7191).
Background:

Middle housing is abuilding that is compatible in scale, form, and character with asingle-
family house, but contains two or more attached, stacked, or clustered homes. A county

This analysis was prepared by non-partisan legislative staff for the use of legidative
membersin their deliberations. Thisanalysisis not part of the legislation nor does it
constitute a statement of legidative intent.
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that fully plans under the Growth Management Act may authorize middle housing on a
parcel that permits single-family residences in alimited area of more intensive rural
development (LAMIRD) or an urban growth area. A county that alows middle housing in
aLAMIRD is subject to certain requirements. For example, the county must require that
the middle housing be served by existing sewer services.

Summary of Substitute Bill:

Middle housing in limited areas of more intensive rural development (LAMIRDS) in rural
counties must be served either by a publicly owned sanitary sewer system or alarge on-site
sewage system, which is defined as an on-site sewage system with a design flow between
3,500 gallons per day and 100,000 gallons per day. A rural county is defined as a county
with a population density of fewer than 100 persons per square mile or a county smaller
than 225 sguare miles.

Middle housing in LAMIRDs in nonrural counties may be served only by a publicly owned
sanitary sewer system.

Substitute Bill Compared to Original Bill:

The substitute bill:

* restores current law by removing provisions in the underlying bill that allowed only
rural counties to authorize middle housing in limited areas of more intensive rural
development (LAMIRDS);

« limits the authorization for large on-site sewage systems serving middle housing in
LAMIRDsto rura counties, thereby allowing middle housing in those areas to be
served by either a publicly owned sanitary sewer system or alarge on-site sewage
system; and

* clarifiesthat middle housing in LAMIRDs located in nonrural counties may only be
served by a publicly owned sanitary sewer system.

Appropriation: None.
Fiscal Note: Available.

Effective Date of Substitute Bill: The bill takes effect 90 days after adjournment of the
session in which the bill is passed.

Staff Summary of Public Testimony:

As part of a pilot project, testimony in this section of the bill report was summarized by
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generative artificial intelligence and reviewed for accuracy by non-partisan legislative
staff. Generative artificial intelligence was used only in this section of the bill report; all
other sections were prepared by non-partisan legisative staff without the use of any
generative artificial intelligence.

(In support) The testimony expressed support for legislation intended to clarify and refine
prior middle housing authorization statutes in order to expand housing options while
maintaining local planning flexibility. Testimony emphasized that housing shortages and
rising costs affect both urban and rural areas, particularly limiting options for families and
workersin rural communities. The bill was described as atechnical and clarifying measure
that ensures counties clearly understand what infrastructure qualifies to support middle
housing, including publicly owned sewer systems and large on-site septic systems, thereby
reducing uncertainty during comprehensive planning and implementation. Supporters noted
that the legislation empowers locally driven decision-making rather than imposing uniform
statewide mandates, allowing counties to respond to distinct regional conditions while
safeguarding public health and environmental standards. The testimony further highlighted
that middle housing can increase affordability and housing diversity without altering
neighborhood character, support workforce retention and economic resilience, and provide
builders and devel opers with needed flexibility to help address housing supply gaps.
Overall, the bill was characterized as a balanced, bipartisan solution that builds on prior
legislation, corrects unintended limitations, and advances the state’' s broader effortsto
address the housing affordability crisis.

(Opposed) None.

Persons Testifying: Representative Adam Bernbaum, prime sponsor; Anthony Mixer,
Citizen Volunteer Lobbyist; Curtis Steinhauer, Washington State Association of County
Regional Planning Directors; Ken Short, Association of Washington Business, Bryce

Y adon, Futurewise; and Andrea Smiley, Building Industry Association of Washington.

Persons Signed In To Testify But Not Testifying: None.
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