
 

 

February 17, 2026          Via Email Delivery 
 
The Honorable Judson Sapp 
Florida House of Representatives 
1301 The Capitol 
402 South Monroe Street 
Tallahassee, FL 32399-1300 
 
Re:  CS/HB 927 Local Land Planning and Development 

2/18/2026 agenda, House Commerce Committee 
 
Dear Representative Sapp: 
 
On behalf of the Florida League of Cities and the municipalities we represent, I am writing to share our comments and 
concerns regarding CS/HB 927. 
 
Cities appreciate your continued focus on permitting efficiency and local government staffing challenges. We share the 
goal of improving timelines and providing applicants with predictability. However, as currently drafted, CS/HB 927 raises 
significant concerns for municipalities in three primary areas: (1) the shift of core review authority to private 
contractors; (2) the impact on discretionary planning authority exercised by appointed boards and elected officials; and 
(3) the breadth of statutory preemption and litigation exposure. 
 
The Florida League of Cities is actively engaged with stakeholders and remains committed to working collaboratively to 
address these concerns as the bill continues to move through the legislative process. 
 
Preapplication Review Becoming Determinative 
Although the bill is framed around the use of qualified contractors to conduct preapplication review, the structure of the 
program—particularly the weight given to a contractor’s affidavit and the limits on subsequent local review—risks 
transforming what has traditionally been an advisory, technical step into a determinative approval mechanism for 
development applications. By restricting duplicative review and narrowing the scope of local re-evaluation, the bill 
substantially restructures how cities administer subdivision, plat, and site plan approvals. 
 
Shift of Discretionary Planning Authority 
Under Florida’s growth-management framework, some development approvals are purely ministerial and may be 
delegated to staff. Others—particularly discretionary or quasi-judicial approvals—require public notice, public hearings, 
findings supported by competent, substantial evidence, and formal action by an appointed planning board or elected 
city commission. 
 
Planning boards and city commissions rely on municipal staff to conduct technical review and prepare recommendations 
to approve, deny, or approve with conditions. As drafted, CS/HB 927 significantly limits a local government’s ability to 
conduct meaningful review after a qualified contractor certifies compliance. Without clear language limiting the scope of 
qualified contractor review to approvals that may lawfully occur at the staff level, the bill risks shifting substantial 
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planning authority away from publicly accountable boards and elected officials and toward privately retained 
contractors. 
 
At a minimum, the League believes the bill should be clarified to ensure that qualified contractor review is confined to 
ministerial approvals that may be finally approved at the staff level, and does not constrain or preempt the authority of 
municipal staff to conduct independent analysis and make recommendations in matters requiring action by planning 
boards or city commissions, which must retain sole authority over discretionary land-use decisions. 
 
Breadth of State Preemption 
CS/HB 927 contains express preemption language voiding local ordinances, charter provisions, and administrative 
practices that conflict with the statutory framework. It also preempts local environmental or natural resource 
regulations that are duplicative of or more stringent than state law. These provisions extend beyond procedural 
streamlining and reach into substantive land-use authority historically exercised under chapter 163, Florida Statutes. 
 
In addition, the bill authorizes civil actions for declaratory or injunctive relief, with prevailing-party attorney fees and 
costs. This creates significant fiscal exposure for municipalities in what are often routine development-processing 
disputes, particularly in high-growth communities. 
 
Conclusion 
The League remains committed to working with you and other stakeholders to identify targeted refinements that 
improve permitting efficiency while preserving public accountability, local planning authority, and appropriate risk 
allocation. We believe these goals can be balanced through focused clarification. We respectfully suggest that clarifying 
the scope of qualified contractor authority to ensure it applies only to ministerial, staff-level approvals would address 
many of the structural concerns raised by cities while preserving the bill’s stated objectives. 
 
Thank you for your consideration, and we welcome the opportunity to continue this dialogue. 
 
Sincerely, 
 
 
 
 
 
 
David Cruz 
Legislative Counsel 
Florida League of Cities, Inc. 
 
cc: Chair Buchanan and members of the House Commerce Committee 


