HOUSE BILL REPORT
HB 2517

As Reported by House Committee On:
L ocal Government
Appropriations

Title: An act relating to enhanced municipa permitting tools for high capacity transit projects.

Brief Description: Providing for enhanced municipal permitting tools for high capacity transit
projects.

Sponsors. Representatives Fitzgibbon, Reed, Springer, Berg, Duerr, Ryu, Zahn, Kloba, Berry,
Scott, Thomas, Reeves, Doglio, Nance, Macri and Street.

Brief History:
Committee Activity:
Loca Government: 1/27/26, 2/3/26 [DPS];
Appropriations. 2/6/26, 2/9/26 [DP2S(w/o sub LG)].

Brief Summary of Second Substitute Bill

» Allows development agreements with aregional transit authority to
establish development standards that vary from otherwise applicable
development regulations not involving compliance with the Americans
with Disabilities Act to accommodate transit facilities.

» Allowsaregional transit authority to take specified actions related to
land use and construction.

» Exempts from subdivision laws aland division for the acquisition of an
existing lot to build an essential public facility.

HOUSE COMMITTEE ON LOCAL GOVERNMENT

Majority Report: The substitute bill be substituted therefor and the substitute bill do pass.
Signed by 4 members. Representatives Duerr, Chair; Zahn, Vice Chair; Hall and Parshley.

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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Minority Report: Without recommendation. Signed by 3 members. Representatives
Klicker, Ranking Minority Member; Stuebe, Assistant Ranking Minority Member; Griffey.

Staff: Elizabeth Rehn (786-7129).
Background:

Transit Authorities.

A transit authority is a specia purpose district established to provide public transportation
within a specific region. There are various types of transit authorities, including city transit
departments, and county transit authorities. A regional transit authority may be formed by
two or more contiguous counties with a population of 400,000 or more for the purpose of
developing and operating a high-capacity transit system.

Development Agreements for Land Use.

A local government is authorized to enter into a devel opment agreement with a person who
owns or controls real property withinitsjurisdiction. A city is authorized to enter into a
development agreement for real property outside its boundaries as part of a proposed
annexation or a service agreement. A development agreement must set forth various
provisions and must be consistent with applicable development regulations adopted by a
local government planning under the Growth Management Act.

Under the Americans with Disabilities Act, people with disabilities are granted access to
accessible parking spaces. Such individuals receive special license plates or placards that
must be hung in their vehicles to park in accessible spaces.

Subdivisions.

Counties, cities, and towns are subject to laws regarding the subdivision of land. Thereisa
two-step process for approving subdivisions, which consists of a preliminary plat approval
and afinal plat approval.

The following land divisions are exempt from subdivision laws:

* burial plots;

« divisionsinto lots above a certain size;

+ divisions made by testamentary provisions or the laws of descent;

* boundary line adjustments where no additional lots are created;

* divisionsfor industrial or commercial use, lots for mobile homes, and for the
development of condominiums when a binding site plan is used; and

* divisions of land into lots or tractsif certain conditions relating to binding site plans
are met, including a statement that devel opment and use of the land will bein
accordance with the binding site plan, permits, regulations, and other requirements.

The exemptions are not exempt from zoning and permitting laws and other regulations.
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Building Permit Applications.

A valid and fully complete building permit application for a structure that is permitted under
the zoning or other land use control ordinances in effect on the date of the application must
be considered under the building permit ordinance in effect at the time of application and
the zoning or other land use control ordinances in effect on the date of application.

Summary of Substitute Bill:

Reqgional Transit Authorities.
A regional transit authority may:

» apply for land use and construction permits for its facilities before acquiring the real
property on which the facilities will be constructed or operated, so long asthe
regional transit authority provides proof of notice to the subject property owner at the
time of application;

» apply for construction and technical permitsfor its facilities before the local
government makes aland use decision regarding those facilities, so long as the
regional transit authority provides proof of notice to the subject property owner at the
time of application; and

 construct facilities of arail fixed guideway system that exceed the height limits and
setback requirements of local development regulations so long as the regional transit
authority complies with those devel opment regulations to the extent practicable given
the need to construct and operate the rail fixed guideway system.

Development Agreements for Land Use.

A development agreement with aregional transit authority may set forth development
standards that vary from otherwise applicable devel opment regulations to accommodate the
regional transit authority's facilities development.

Subdivisions.

A division of land caused by the acquisition of a portion of an existing lot or tract by a
regional transit authority that is acquiring land to build an essential public facility is exempt
from subdivision laws.

Building Permit Applications.

A local government must accept applications from aregional transit authority regardless of
whether the regional transit authority owns or has possession and use of the property subject
to the application, so long as the application is otherwise compl ete.

A local government may not issue aland use construction, or technical, permit to a regional
transit authority for development on property that is not owned by the regional transit
authority unless the regional transit authority has received written permission from the
property owner.
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Substitute Bill Compared to Original Bill:

The substitute bill requires aregional transit authority to provide proof of notice to a
property owner prior to applying for land use technical, or construction, permits for that
property. The exemption from subdivision laws applies to adivision of land caused by the
acquisition of aportion of an existing lot or tract by aregional transit authority, rather than
an agency with condemnation authority. Language providing that applications submitted by
aregional transit authority must be considered under the building permit ordinancesin
effect at the time the regional transit authority makes decisions regarding the route
alignment and station location of arail fixed guideway systemisremoved. A local
government must accept applications from aregional transit authority regardless of whether
the regional transit authority owns or has possession and use of the property subject to the
application, so long as the application is otherwise complete. A local government is
prohibited from issuing a permit to aregional transit authority without written permission
from the property owner.

Appropriation: None.
Fiscal Note: Available.

Effective Date of Substitute Bill: The bill contains multiple effective dates. Please see the
bill.

Staff Summary of Public Testimony:

(In support) Having alight rail to various citiesis still afew years down the road. The goal
of thishill isto make the process more efficient for avery complex engineering project.
Thereisalot of interplay between city and county regulations, state laws, federal laws,
environmental reviews, and financing. The biggest thrust of thisbill isto make sure that the
processes happen concurrently and not sequentially. Having many boxes to check can drag
out the timeline. The bill allows Sound Transit to file for apermit whileit isstill in the
process of acquiring the right-of-way. The goal isto streamline the process. Thisbill isthe
result of a collaborative effort between Sound Transit and local governments. The bill can
save nine months off of the permitting process timeline.

(Opposed) None.

(Other) Thereis support for the efforts to streamline, but there is concern about allowing
Sound Transit to apply for or receive a permit for land it does not own or control. Local
property rules rely on owner participation and not having the owner participate can raise
legal issues. The solution isto require direct notification to property owners prior to
permitting. There should be an amendment that reflects this approach.
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Persons Testifying: (In support) Representative Joe Fitzgibbon, prime sponsor; and Mike
Shaw, Sound Transit.

(Other) Amanda Dodd, City of Bothell, Councilmember.

Persons Signed In To Testify But Not Testifying: None.

HOUSE COMMITTEE ON APPROPRIATIONS

Majority Report: The second substitute bill be substituted therefor and the second
substitute bill do pass and do not pass the substitute bill by Committee on Local
Government. Signed by 18 members. Representatives Ormsby, Chair; Gregerson, Vice
Chair; Macri, Vice Chair; Berg, Bergquist, Callan, Cortes, Doglio, Fitzgibbon, Leavitt,
L ekanoff, Peterson, Pollet, Ryu, Springer, Stonier, Street and Thai.

Minority Report: Do not pass. Signed by 11 members. Representatives Couture,
Ranking Minority Member; Connors, Assistant Ranking Minority Member; Schmick,
Assistant Ranking Minority Member; Burnett, Corry, Dye, Keaton, Manjarrez, Marshall,
Rude and Vadez.

Minority Report: Without recommendation. Signed by 1 member: Representative
Penner, Assistant Ranking Minority Member.

Staff: Ryan Simonis (786-7290).

Summary of Recommendation of Committee On Appropriations Compared to
Recommendation of Committee On L ocal Government:

The Appropriations Committee recommended that development agreement variations may
not involve compliance with the Americans with Disabilities Act.

Appropriation: None.
Fiscal Note: Available. New fiscal note requested on February 10, 2026.

Effective Date of Second Substitute Bill: The bill contains multiple effective dates. Please
see the bill.

Staff Summary of Public Testimony:
(In support) Delays on large infrastructure projects can be very costly. Early engagement
on permit applications spreads workloads over longer periods of time and can help with

staffing resources, particularly for small local jurisdictions. This bill provides jurisdictions
flexibility to speed up the delivery of critical infrastructure projects and saves taxpayers
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money. Thisbill allows jurisdictions to begin permit processing earlier than current
practice to avoid bottlenecks in planning and construction processes. Thisbill does not
change the rel ationship between regional transit authorities and local jurisdictions because
permitting decision making remains in the community. The bill also does not impact
individual property rights.

(Opposed) None.

Persons Testifying: Representative Joe Fitzgibbon, prime sponsor; and Terri Mestas,
Sound Transit.

Persons Signed In To Testify But Not Testifying: None.
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