SENATE BILL REPORT
SB 5470

As Reported by Senate Committee On:
Housing, February 12, 2025
Ways & Means, February 20, 2025

Title: An act relating to establishing limitations on detached accessory dwelling units outside
urban growth areas.

Brief Description: Establishing limitations on detached accessory dwelling units outside urban
growth areas.

Sponsors: Senators Goehner, Bateman, Chapman, Frame, Gildon, Nobles and Saldafia.

Brief History:
Committee Activity: Housing: 1/31/25, 2/12/25 [DPS-WM].
Ways & Means: 2/20/25 [w/oRec].

Brief Summary of Bill

» Allows counties to authorize detached accessory dwelling units (ADUSs)
outside of urban growth areas (UGAYS) if the detached ADUs are subject
to development regulations that include certain limitations, including that
aparcel have no more than one attached or detached ADU.

* Requires that counties allowing ADUs outside of UGASs follow certain
reporting and land use plan update requirements.

SENATE COMMITTEE ON HOUSING

Majority Report: That Substitute Senate Bill No. 5470 be substituted therefor, and the
substitute bill do pass and be referred to Committee on Ways & Means.

Signed by Senators Bateman, Chair; Alvarado, Vice Chair; Goehner, Ranking
Member; Gildon, Orwall, Salomon and Trudeau.

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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Staff: Benjamin Omdal (786-7442)

SENATE COMMITTEE ON WAYS & MEANS

Majority Report: That it be referred without recommendation.

Signed by Senators Robinson, Chair; Stanford, Vice Chair, Operating; Trudeau, Vice
Chair, Capital; Frame, Vice Chair, Finance; Gildon, Ranking Member, Operating; Torres,
Assistant Ranking Member, Operating; Schoesler, Ranking Member, Capital; Dozier,
Assistant Ranking Member, Capital; Boehnke, Cleveland, Conway, Dhingra, Hasegawa,
Kauffman, Muzzall, Pedersen, Riccelli, Saldafia, Wagoner, Warnick, Wellman and Wilson,
C..

Staff: Trevor Press (786-7446)

Background: Growth Management Act. The Growth Management Act (GMA) is the
comprehensive land use planning framework for counties and cities in Washington. The
GMA establishes land use designation and environmental protection requirements for all
Washington counties and cities. The GMA also establishes a significantly wider array of
planning duties for 28 counties, and the cities within those counties, that are obligated to
satisfy al planning requirements of the GMA.

The GMA directs fully planning jurisdictions to adopt internally consistent comprehensive
land use plans. Comprehensive plans are implemented through locally adopted
development regulations, and both the plans and the local regulations are subject to review
and revision requirements prescribed in the GMA. Comprehensive plans must contain
certain elements, such as aland use element, arural element, and a housing element.

The housing element must ensure the vitality and character of established residential
neighborhoods and, among other requirements, consider the role of accessory dwelling units
(ADUSs) in meeting housing needs.

Urban Growth Areas. Counties that fully plan under the GMA are required to designate
urban growth areas (UGAS) within their boundaries sufficient to accommodate a planned
20-year population projection range provided by the Office of Financial Management. Each
city located within a planning county must be included within a UGA. Urban growth must
be encouraged within the UGASs, and only growth that is not urban in nature can occur
outside of the UGASs.

Accessory Dwelling Units. Under the GMA, an ADU is defined as a dwelling unit that is
located on the same ot as a single-family housing unit, duplex, triplex, townhome, or other
housing unit, which is referred to as the principal unit. A dwelling unit means a residential
living unit that provides complete independent living facilities for one or more persons and
permanent provisions for living, sleeping, eating, cooking, and sanitation.
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An attached accessory dwelling unit is defined as an ADU located within or attached to the
principal unit, and a detached accessory dwelling unit is defined as an ADU that consists
partly or entirely of abuilding that is separate and detached from the principal unit and ison
the same property.

Requirements for Development of Accessory Dwelling Units Within Urban Growth Aresas.
Beginning six months after its next periodic comprehensive plan update, a fully planning
city or county must ensure local development regulations alow for the construction of
ADUs within UGAs and comply with certain policies related to siting and permitting of
ADUs. A city or county may impose alimit of two ADUs, in addition to the principal unit,
on aresidential lot of 2000 square feet or less.

A city or county may not authorize the construction of an ADU in a location where
development is restricted under other laws, rules, or ordinances as a result of physical
proximity to on-site sewage system infrastructure, critical areas, or other unsuitable physical
characteristics of a property. Certain provisions related to off-street parking for ADUs are
also specified.

None of these ADU requirements apply to lots designated with critical areas, critical area
buffers, or a watershed serving as a reservoir for potable water if that watershed is or was
listed as impaired or threatened under the United States Clean Water Act. Cities and
counties are not prohibited from enforcing certain development regulations on ADUSs.

Summary of Bill (First Substitute): Counties may allow detached ADUs outside of
UGAs if the detached ADUs are subject to development regulations that include certain
limitations. These include:

* no parcel may have more than one attached or detached ADU;

» the detached ADU is subject to statutory water supply requirements and any
groundwater mitigation requirements adopted by the county or Department of
Ecology;

* the applicant must provide documentation that the existing or proposed sewage or
septic system is capable of handling the additional demand from the detached ADU;

* the grossfloor area of the detached ADU may not exceed the gross floor area of what
could be authorized as an attached ADU and, in no case, exceed 1296 square feet;

* the detached ADU must be sited within 150 feet of the principal unit;

» aparcel may not be subdivided for the purposes of avoiding the limits on regulations
in this act;

* certain limitations on usage as a principal unit;

» if the ADU is offered as a short-term rental, the primary unit must be owner-
occupied;

* the combined water withdrawal may not exceed statutory limitations for domestic
use;

* the detached ADU must be subject to statutory water supply requirements;

» withdrawals of water by each dwelling unit on the parcel must be metered; and
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» a detached ADU may not be constructed in an area designated as forestland by a
county.

Counties may alow detached ADUs outside of UGAs if the county tracks and reports
annually the number of detached ADUs to the Department of Commerce, updates the
county's comprehensive land use plan during required reviews to properly account for the
number of detached ADUs, and abides by amendment frequency requirements. Counties
that allow detached ADUs must track and report the number of detached ADUs being
utilized as a short term rental.

EFFECT OF CHANGES MADE BY HOUSING COMMITTEE (First Substitute):

* Adds demonstrating adequate water supply and water metering to the list of required
limitations that counties must implement in order to alow detached accessory
dwelling units outside of urban growth areas.

* Prohibits a detached accessory dwelling unit from being constructed within an area
designated as forestland by a county.

* Requires counties that allow detached accessory dwelling units to track and report the
number of detached accessory dwelling units being utilized as a short-term rental .

Appropriation: None.

Fiscal Note: Available.

Creates Committee/Commission/Task Forcethat includes L egislative members: No.
Effective Date: Ninety days after adjournment of session in which bill is passed.

Staff Summary of Public Testimony on Original Bill: The committee recommended a
different version of the bill than what was heard. PRO: The hill alleviates some of the
demand for housing in rural areas. The bill provides the opportunity to make a small step
forward in creating housing units in particular areas, providing opportunities to families and
potential renters. The bill isakey housing priority for counties. The bill provides elements
to thread the needle between the various stakeholders involved. The legal environment
under which counties may approve detached ADUs is unclear. The bill enacts a more
restrictive allowance than what some counties have, but creates a clear path forward. Many
people have built unpermitted ADUSs, impacting real estate sales. ADUs in counties that
permit them are spread out across jurisdictions, alleviating the impact on required services.

The bill safeguards against impacts on land by detached ADUs. The bill allows families to
age in place in on their property with help from their families. Homebuilders would be able
to get financing for these projects and add value to their property due to the ADUs being
permitted.

OTHER: ADUs should be incorporated into underlying density measures. The bill's
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procedure flips the planning process upside down since things like fire, police, and schools
are not going to be planned for until five to ten years after.

Persons Testifying (Housing): PRO: Senator Keith Goehner, Prime Sponsor; Mindy

Brooks, Lewis County; BRIAN ENSLOW, Washington State Association of Counties; Bill
Clarke, WA REALTORS.

OTHER: Alex Hur, Master Builders Association of King and Snohomish Counties; Bryce
Y adon, Futurewise.

Persons Signed In To Testify But Not Testifying (Housing): No one.
Staff Summary of Public Testimony (Ways & Means): No public hearing was held.
Persons Testifying (Ways & Means): No one.

Persons Signed In To Testify But Not Testifying (Ways & Means): No one.
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