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Beginning January 1, 2026, a general contractor and owner may become liable for a 
subcontractor wage theft. on certain small and large commercial projects. Page 2...
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THE "LOCK-IN EFFECT"

PORTLAND MSA FORECAST
Baseline 2024–2025 Estimate
• Households: ~830,000 owner-occupied homes
• Homes undertaking projects >$10K/year: ~230,000 
(≈28%)
• Total market size: ≈ $4.6 billion annually
• Average spend per qualifying household: ~$20,000
• Major project categories: 
◦ kitchens/baths (42%), 
◦ additions (18%), 
◦ energy upgrades (15%), 
◦ outdoor/living space (10%), 
◦ other (15%)

Portland MSA includes Clackamas, Columbia, Multnomah,
Washington and Yamhill counties in Oregon. It also includes
Clark and Skamania counties in Washington.
MSA means the Metropolitan Statistical Area. 

According to Freddie Mac (2024), about 82% of U.S. 
mortgage holders have rates below 5%, and 60% are 
below 4%. With 30-year fixed mortgage rates in 2025 
still around 6.5–7%, most homeowners are 'locked in' — 
reluctant to sell because buying a new home would
mean doubling their interest cost. This lock-in effect has
reduced home listings by 35–40% nationwide
compared to pre-2020 levels. In the Portland MSA, this
translates directly into increased remodeling activity as
homeowners choose to stay and improve.

HOMEOWNERS STAY PUT
Despite higher rates, Portland homeowners hold record levels 
of home equity — averaging more than $160,000 per household 
in gains since 2019 (CoreLogic). Instead of selling, many tap this 
equity for remodeling loans, such as HELOCs or cash-out 
refinances. HELOC originations are projected to rise 10–12% 
annually through 2027 as a result of this lock-in environment.
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SB 426  is Law on Jan 1, 2026
SB 426 makes an owner and a direct contractor 
jointly and severally liable in a civil action for any 
unpaid wages owed to the unrepresented employees 
of the direct contractor and subcontractors at any tier.  
The law specifies that the joint and several liability 
provisions for unpaid wages do not apply to 
construction work relating to real property that is 
used as the owner's principal residence or real 
property with five or fewer residential or commercial 
units on a single tract. 

The Attorney General may accept the assignment of 
claims and bring civil actions in the name of the State 
of Oregon on such claims .

Q. In Oregon, which 
type of contractor 
builds  a 300 unit, 
3-story apartment 
complex?

The law requires notice to be sent by certified mail that 
informs the owner and the direct contractor of the 
alleged violation and specifies the time period within 
which the owner and the direct contractor may correct 
the alleged violation. 

This law creates a rebuttable presumption that, in any 
action for unpaid wages, the person performing labor on a 
construction project is an employee unless proven to be an 
independent contractor. Upon request, subcontractors 
must provide certified payroll records and other information 
to the owner or the direct contractor. The owner and the 
direct contractor may withhold payment to a subcontractor 
in certain circumstances. 

Final Insight:
Oregon, it appears, is taking major steps to 
enforce independent contractor laws and stop 
wage theft. The definition of direct contractor is 
broad. It is highly recommended contractors and 
owners discuss this law with a construction law 
attorney. Make sure you read and understand 
your contract before signing. 

This newsletter is produced by Koleena Roth 
at Huddle Media. Koleena has been an 
instructor of the Oregon Contractor 
Pre-License Training Class since 2007. 
Visit https://www.acontractorscoach.com for 
more information. 

Beginning Jan 1, 2026 Owners and 
Contractors Become Liable for 

Subcontractor Wage Theft In Oregon.

A. Residential Contractor
B. Small Commercial Contractor
C. Large Commercial Contractor
D. Any of the Above

Answer: A


