
CITY OF MOLALLA
CITY COUNCIL CITY COUNCIL - REGULAR

AGENDA

Civic Center | 315 Kennel Avenue
Wednesday, February 25, 2026 | 6:00 PM

 

1. CALL TO ORDER AND FLAG SALUTE

2. ROLL CALL

3. CONSENT AGENDA
A. Work Session Meeting Minutes - February 11, 2026
B. City Council Meeting Minutes - February 11, 2026

4. PRESENTATIONS, PROCLAMATIONS, CEREMONIES

5. PUBLIC COMMENT

6. PUBLIC HEARINGS
A. Resolution No. 2026-07: Repealing Resolution No. 2025-05 Adopting the 2025 Housing

Production Strategy and Adopting an Updating Housing Production Strategy

7. ORDINANCES AND RESOLUTIONS
A. Resolution No. 2026-07: Repealing Resolution No. 2025-05 Adopting the 2025 Housing

Production Strategy and Adopting an Updated Housing Production Strategy
B. Resolution No. 2026-05: Initiating Street Vacation Proceedings for a Portion of Hezzie Lane

8. GENERAL BUSINESS
A. Molalla Police Department - Community Room Use Policy

9. STAFF COMMUNICATION

10. COUNCIL COMMUNICATION

11. ADJOURN

 
NOTICE: City Council will hold this meeting in-person and through Live-Streaming on the City’s YouTube channel,
City of Molalla | Oregon. Written comments may be delivered to City Hall or emailed to
recorder@cityofmolalla.com. Submissions must be received by 12:00 p.m. the day of the meeting.

This institution is an equal opportunity employer.

 

 

 
 
 

 

 
(Citizens are allowed up to 3 minutes to present information relevant to the City but not listed as an item on
the agenda.  Prior to speaking, citizens shall complete a comment form and deliver it to the City Recorder.
The City Council does not generally engage in dialogue with those making comments but may refer the issue
to the City Manager.  Complaints shall first be addressed at the department level prior to addressing the City
Council.)

 

 

 

 
 

 
 

 

 

 
__________________________________________________________________________
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mailto:recorder@cityofmolalla.com
https://www.cityofmolalla.com/files/sharedassets/public/v/1/jfagreen508-for-website.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/548c9d3225733d86a823e65205468d1d0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/cb85f81dc992dc089d63e5f96f386f520.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/1bf75232e4f68859796cf7f4a7f395570.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/aa0bbbff8ab9bb878529193b1a56eef10.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/1a35f8425bac4749d9e483f56c165ccb0.pdf
https://d2kbkoa27fdvtw.cloudfront.net/cityofmolalla/29b5f9796832072b141cad1b0f68c7530.pdf


Agenda posted at City Hall, Library, and the City Website at http://www.cityofmolalla.com/meetings.This meeting location is wheelchair accessible. Disabled
individuals requiring other assistance must make their request known 48 hours preceding the meeting by contacting the City Recorder’s Office at 503-829-
6855.
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: CONSENT AGENDA
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Christie Teets, City Recorder
Approved by: Dan Huff, City Manager
 
SUBJECT: Work Session Meeting Minutes - February 11, 2026
 
ATTACHMENTS:
02.11.2026 WS Meeting Minutes.pdf
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City of Molalla 
City Council - Work Session 
Minutes – February11, 2026 
Molalla Civic Center | 315 Kennel Ave. | Molalla, OR 

 
CALL TO ORDER 
The Molalla City Council Work Session of February 11, 2026 was called to order by Mayor Scott Keyser at 5:00pm. 
 
COUNCIL ATTENDANCE        
Present: Mayor Scott Keyser, Council President Eric Vermillion, Councilor Leota Childress, Councilor Terry Shankle, 
Councilor Doug Gilmer, and Councilor K.C. Bisenius. 
Absent: Councilor Martin Bartholomew. 
 
STAFF ATTENDANCE        
Present: City Manager, Dan Huff and City Recorder, Christie Teets. 
 
PRESENTORS: 
Heidi Bell, Local Government Affairs Manager, Larry Bekkedahl, Senior Vice President (VP) for PGE, and JD Podlesnik, 
Senior Director of Grid Strategy Planning and Transmission 
 
GENERAL BUSINESS 
 

Portland General Electric (PGE) Presentation  
 

Mr. Bekkedahl, Senior VP for PGE, opened the presentation regarding system planning, growth, resiliency, and affordability. 
He emphasized the importance of strengthening community connections and coordinating closely with the City’s planning staff 
to ensure infrastructure keeps pace with growth. Discussion included local system capacity, substation capabilities, wildfire 
mitigation efforts and quick response time, storm preparedness improvements, battery storage investments, and long-term 
energy planning. Senior VP highlighted recent forecasting advancements, grid modernization, cybersecurity efforts, and 
programs supporting low-income households. Council was encouraged to maintain ongoing communication and collaborative 
planning to support future development and ensure reliable, affordable service for the community.  
 

Council discussed opportunities to share information about financial assistance programs for utility customers, including 
creating a community resource hub and publishing details in the City newsletter, with materials available in English and 
Spanish. Council also inquired about proactive customer communication, rooftop solar benefits, and battery storage options. 
Discussion included planning coordination for future development, particularly related to infrastructure capacity for industrial 
sites, emphasizing the importance of early communication between the City and PGE to support economic development and 
system readiness. 
 

For full presentation and discussion please review YouTube Meeting recording, minutes (07:50 - 48:33) 
 

 
 

For the complete video account of the City Council Meeting, please go to YouTube 
City of Molalla | Oregon – February 11, 2025 

 
ADJOURN 
Mayor Keyser adjourned the Work Session at 5:40PM. 
 
         ________________________________ 
         Scott Keyser, Mayor     
 
 
 
 

PREPARED BY:       ATTEST:  
 
 
 
 
________________________________     ________________________________  
Crystal Robles, Deputy City Recorder      Christie Teets, CMC - City Recorder 
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: CONSENT AGENDA
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Christie Teets, City Recorder
Approved by: Dan Huff, City Manager
 
SUBJECT: City Council Meeting Minutes - February 11, 2026
 
ATTACHMENTS:
02.11.2026 CC Meeting Minutes.draft.pdf
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City of Molalla 
City Council - Regular Meeting 
Minutes – February 11, 2026 
Molalla Civic Center | 315 Kennel Ave. | Molalla, OR 

 
CALL TO ORDER 
The Molalla City Council Regular Meeting for February 11, 2026 was called to order by Mayor Scott Keyser at 6:00 pm. 
 
COUNCIL ATTENDANCE        
Present: Mayor Scott Keyser, Council President Eric Vermillion, Councilor Leota Childress, Councilor Terry Shankle, 
Councilor Doug Gilmer, and Councilor Martin Bartholomew, and Councilor K.C. Bisenius. 
 
STAFF IN ATTENDANCE 
Dan Huff, City Manager; Mac Corthell, Assistant City Manager; Christie Teets, City Recorder; Claressa Davis, Associate 
Planner. 
 
APPROVAL OF AGENDA 
As presented. 
 
CONSENT AGENDA 

A. City Council Meeting Minutes - January 28, 2026  
B. OLCC Liquor License Request - Lil Pantry  
C. Resolution No. 2026-06: Authorizing City Staff to Conduct a Sole Source Procurement and Adopting the Findings of 

the Staff Report 
ACTION:  
Councilor Childress made a motion to approve the Consent Agenda as presented; Councilor Gilmer seconded.  
Motion passed 7-0. 

  AYES: Gilmer, Shankle, Childress, Vermillion, Bartholomew, Bisenius, Keyser 
  NAYS: None. 
        ABSTENTIONS: None. 
 

PRESENTATIONS, PROCLAMATIONS, CEREMONIES 

 

A. SingerLewak - Auditor Presentation 
 

Kathy Wilson with Singerlewak (City's auditor) presented the results of the annual financial audit. The City received an 
unmodified opinion, meaning the financial statements were presented in accordance with generally accepted accounting 
principles. Mrs. Wilson highlighted required change in accounting standards (GASB 101) related to compensated absences, 
resulting in a restatement that reduced beginning net position by approximately $900,000. The General Fund ended the fiscal year 
with a fund balance of $2.9 million, representing 38% of annual expenditures, which was noted as financially healthy. Overall, 
the audit was described as positive with no material issues identified.  
(For full presentation please review YouTube Meeting recording minutes 01:10:26 - 01:21:38) 
 
PUBLIC COMMENT 
None. 
 
PUBLIC HEARING 
 

A. Ordinance No. 2026-01: Updating Molalla Municipal Code, Chapter 17, Related to Mobile Food Units 
 

Mayor Keyser confirmed no conflict of interest by Council. Public Hearing for Ordinance 2026-01 was opened at 6:14pm. 
Assistant City Manager Corthell presented a revised Mobile Food Unit (MFU) ordinance aimed at simplifying and streamlining 
the City's existing Code. The proposed ordinance establishes two categories of mobile food units. The first is an accessory use, 
meaning a food unit operating within an existing business's space, such as a parking lot. These would go through a simple Type I 
(one) application process, requiring only a basic site plan. System Development Charges (SDCs) and right-of-way dedications 
would be waived for accessory units, significantly reducing financial barriers. Gravel surfaces are permitted provided they meet 
ADA accessibility requirements. The second category is a primary use, which applies to food pod operations of three or more 
units or a food unit operating as the sole use on a vacant lot. These require a full land use review process, including standard 
dedications and improvements, due to the greater impacts on traffic, parking, and surrounding areas. Special event vendors are 
exempt, though fire marshal approval and a valid county health license are still required. Council members praised staff for 
simplifying a long-discussed issue without overcomplicating it. Mayor Keyser closed the Public Hearding on Ordinance 2026-01 at 
06:40pm. (For full presentation please review YouTube Meeting recording minutes 01:23:15 - 01:45:23) 
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ORDINANCES AND RESOLUTIONS 
 

A. Ordinance No. 2026-01: Updating Molalla Municipal Code, Chapter 17, Related to Mobile Food Units 

Mr. Corthell had no further details to share related to Ordinance 2026-01, updating Molalla Municipal Code, Chapter 17. 
 

ACTIONS: 
Councilor Bisenius moved to hold the First Reading of Ordinance No. 2026-01: Updating Molalla Municipal Code, Chapter 17, 
Related to Mobile Food Units by title only; Council President Vermillion seconded. Motion passed 7-0. 

  AYES: Gilmer, Shankle, Childress, Vermillion, Bartholomew, Bisenius, Keyser 
  NAYS: None. 
        ABSTENTIONS: None. 
 

Councilor Childress moved to hold the Second Reading and Adoption of Ordinance No. 2026-01: Updating Molalla Municipal 
Code, Chapter 17, Related to Mobile Food Units by title only; Councilor Shankle seconded. Motion passed 7-0. 

  AYES: Gilmer, Shankle, Childress, Vermillion, Bartholomew, Bisenius, Keyser 
  NAYS: None. 
        ABSTENTIONS: None. 
 

PUBLIC COMMENT 
Denise Greif, owner of the Feed Shack food cart spoke in support of the proposed ordinance, noting that the removal of previous 
barriers had already generated community interest in her potential return to town.  
 

 
GENERAL BUSINESS: 
 

A. PVC Pipe Antitrust Litigation  
Staff informed Council that the City received notice of a class action lawsuit against several PVC pipe manufacturers. After 
reviewing the notice and consulting with the City Attorney, staff recommended that the City join the class action rather than 
pursue independent litigation, as the City has not purchased enough PVC pipe to make a solo legal effort financially advisable. 
The City Attorney concurred with this recommendation. 
 

ACTIONS: 
Councilor Shankle made a motion to join the class action lawsuit in the PVC pipe transaction; Councilor Bisenius seconded. 
Motion passed 7-0. 

  AYES: Gilmer, Shankle, Childress, Vermillion, Bartholomew, Bisenius, Keyser 
  NAYS: None. 
        ABSTENTIONS: None. 

 

B. 2026 City Council Goals 
City Manager Huff presented a revised approach to the annual goal-setting process, moving away from a traditional goals list in 
favor of a more functional framework tied to the City's existing Comprehensive Plan. Five council goals were identified from a 
previous Goal-Setting Session. The Dark Skies Policy also drew discussion, with Council members noting that while the program 
was intended to reduce light pollution, it resulted in poorly lit streets along key corridors, raising public safety concerns. Staff 
also proposed adding a road connection between Highway 211/Main Street and the Bear Creek subdivision to the infrastructure 
priority list as community concerns have grown around public safety access. Staff noted the project involves more than just 
paving, as water, sewer, and storm drainage work would also be required. Council reached consensus to add it to the priority list.  
 

ACTIONS: 
Council President Vermillion moved to accept the 2026 Council Goal and Priorities with the consensus agreement of adding 
Ona Way to the Goals; Councilor Bisenius seconded. Motion passed 7-0. 

  AYES: Gilmer, Shankle, Childress, Vermillion, Bartholomew, Bisenius, Keyser 
  NAYS: None. 
        ABSTENTIONS: None. 

 
STAFF COMMUNICATION 
 

• Finance Director Chauran: provided brief context on the three minor audit findings. The first involved historical figures in 
the capital projects fund budget document that didn't match the audited financials, though it came from a closed fund and was 
isolated to one area out of 18 total funds. The second was the meeting publication posting issue, which staff explained was 
likely posted correctly but were unable to prove without documentation. Third finding involved a budget resolution, where 
staff had simplified a document by removing items, not realizing those items were required to remain.  

• City Recorder Teets: noted the full audit report presented was already posted on the City website under the Finance 
Department's Audit section. Additionally, announced two open volunteer positions: a three-year term vacancy on the Budget 
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Committee and a four-year term vacancy on the Planning Commission. Both positions require applicants to reside within 
Molalla City limits.  

• Assistant City Manager Corthell: provided several infrastructure updates. Regarding the Bear Creek subdivision, staff is 
moving forward with opening Molalla Forest Road as a driveway. A gate is planned for Forest Lane to redirect park traffic 
out of the neighborhood while maintaining emergency and pedestrian access. Also announced that the flashing crosswalk 
beacon on North Molalla Avenue was installed and is operational, which was noted as a significant safety improvement. 
Looking ahead, Mr. Corthell noted upcoming Council meetings would include Work Sessions on System Development 
Charges, followed by discussions on Parks SDCs, Stormwater SDCs, and rates over the coming months.  

• City Manager Huff: shared a prior audit recommendation, staff identified 12 outstanding liens totaling approximately 
$43,000 that had been sitting on the City's books for 15 to 20 years. Letters were sent to affected property owners in January. 
Finally, City Manager shared a compliment received from visitors at a recent Work Study session, who remarked that Molalla 
has something special and expressed hope that everyone appreciates it. Comment was directed to the Council. 
 

COUNCIL COMMUNICATION 
 

• Councilor Bisenius: commended Finance on a great audit and was looking forward to the next Library Board meeting. 
• Councilor Bartholomew: noted he was looking forward to upcoiming LOC Conference. 
• Councilor Gilmer: had no comment to share.  
• Councilor Shankle: commented on a successful Chamber of Commerce Banquet and looked forward to next meeting. 
• Councilor Childress: had no comment to share.  
• Council President Vermillion: praised Public Works team for their willingness to assist those in need without hesitation 

and deserve recognition.  
• Mayor Keyser: recognized Finance Director Chauran for her exceptional work and dedication. After observing another 

local government entity struggle to answer basic budget questions, the Mayor noted Finance Director was able to answer 
those same questions without hesitation. A true testament to leadership and expertise. He highlighted that unlike larger 
agencies with more resources, the City of Molalla operates without financial surprises or last-minute shortfalls, crediting the 
Finance Team for that stability.  

 
For the complete video account of the City Council Meeting, please go to YouTube 

City of Molalla | Oregon – February 11, 2026 
 
 
 

 
ADJOUR 
Mayor Keyser adjourned the meeting at 7:23 PM. 
  
 
 
 
 

         ________________________________ 
         Scott Keyser, Mayor     

 
 
PREPARED BY:       ATTEST:  
 
 
 
________________________________     ________________________________  
Crystal Robles, Deputy City Recorder      Christie Teets, CMC - City Recorder 
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: PUBLIC HEARINGS
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Dan Zinder, Planning Manager
Approved by: Dan Huff, City Manager
 
SUBJECT: Resolution No. 2026-07: Repealing Resolution No. 2025-05 Adopting the 2025 Housing Production
Strategy and Adopting an Updating Housing Production Strategy
 
RECOMMENDATION/RECOMMENDED MOTION:
Hold Public Hearing. Once complete, this item is ready for consideration of Council adoption.
 
Recommended motion is available in the attached Staff Report.
 
ATTACHMENTS:
Staff Report Resolution No. 2026-07: HPS
Attachment A - Resolution No. 2026-07: HPS
Exhibit A Molalla Housing Production Strategy Readoption.pdf
Exhibit B - Molalla HPS Readoption Changes Memo.pdf
Exhibit C RemandLetter.pdf
Public Comments on Molalla HPS.pdf
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   CITY OF MOLALLA 
        117 N. Molalla Avenue 
          PO Box 248 
        Molalla, OR 97038 
           Staff Report 

Agenda Category: Ordinances & Resolutions 
 

 
Agenda Date: February 25, 2026   From: Dan Zinder, Senior Planner  
       Approved by: Mac Corthell, Assistant City Manager 
 
SUBJECT: RESOLUTION NO. 2026-07 - READOPTING THE 2026 HOUSING PRODUCTION STRATEGY 

(HPS) 

 
FISCAL IMPACT: None.  

 
RECOMMENDATION/RECOMMEND MOTION: Re-Adopt 

I move the City Council conduct the first reading of Resolution NO. 2026-07, A RESOLUTION OF THE 
CITY OF MOLALLA REPEALING RESOLUTION NO. 2025-05 ADOPTING THE 2025 HOUSING 
PRODUCTION STRATEGY AND ADOPTING AN UPDATED HOUSING PRODUCTION STRATEGY, by 
title only.  
 
BACKGROUND:  
 
Oregon House Bill 2003 requires that Cities over 10,000 residents in Oregon create adopt a 
Housing Production Strategies (HPS) document that addresses housing deficits identified in a 
previously produced Housing Capacity Analysis. Molalla adopted an HPS in March of 2025, 
which was remanded by the Oregon Department of Land Conservation and Development 
(DLCD) in August of 2025. The City received DLCD funding in October of 2025 to retain 3J 
Consulting and complete a revised HPS that addresses the comments from the remand letter 
(Exhibit C).  
 
The revised HPS document (Exhibit A) addresses DLCD comments from the remand letter. A 
summary of these changes is provided as Exhibit B. In addition to those changes, a few minor 
substantive changes have been made since the draft HPS was presented to the Council in 
January to respond to comments raised in public engagement: 
 

1. A summary of public engagement throughout the HPS process, including what we heard 
through the public process and how the document changed as a result. 
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a. One comment received during the comment period for the draft HPS in January 
suggested that the City provide mapping showing areas vulnerable to 
gentrification in Molalla. This effort was attempted in earnest. Unfortunately, 
margins of error for both Census block group and Census tract data were 
substantially high enough to prevent meaningful conclusions from being drawn. 
An explanation of these challenges is provided in the new section.   
 

2. Two items, “Address Impediments to Home Ownership” and “Modify Requirements for 
Ground Floor Commercial,” were moved to later dates on the implementation timeline 
to create a more achievable timeline.    

 
Staff recommends readoption of the final Housing Production Strategies document. Upon 
readoption, Staff will submit the final document to DLCD, opening their period for comment and 
review. Staff and 3J Consulting have worked closely with the DLCD review team through this 
revision process and integrated clerical recommendations from their team into the final document.   
 
SUMMARY OF PROVIDED NOTICE:  
Posted on the City website: 2/6/2026 
Sent to applicable public agencies and interested parties: 2/5/2026 
Posted in Molalla Pioneer: 2/11/2025 
Draft Posted for public review of the Molalla Current: 2/3/2026 
Final Posted for public review of the Molalla Current: 2/18/2026 
 
Attachment A: Resolution No. 2026-07  

Exhibit A: Molalla Housing Production Strategy: Readoption 
Exhibit B: Molalla HPS Readoption Changes Memo 
Exhibit C: DLCD Remand Letter 

 
Acronym Key: 
 DLCD: Department of Land Conservation and Development 
 HCA: Housing Capacity Analysis 
 HPS: Housing Production Strategy 
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ATTACHMENT A 

 
 
RESOLUTION NO. 2026-07 

A RESOLUTION OF THE CITY OF MOLALLA, OREGON 
REPEALING RESOLUTION NO. 2025-05 ADOPTING  
THE 2025 HOUSING PRODUCTION STRATEGY AND  

ADOPTING AN UPDATED HOUSING PRODUCTION STRATEGY 
 

WHEREAS, Molalla City Council adopted Resolution No. 2025-05, The 2025 Housing Production 
Strategy on March 26, 2025; and 
WHERAS, the Housing Production Strategy was not approved by Department of Land Conservation 
and Development, therefore requiring a repeal; and 
WHEREAS, Oregon Statewide Planning Goal 10, administrated through ORS 660-048-0050, Oregon 
cities and Counties requires that jurisdictions adopt a Housing Production Strategy (HPS) that utilizes 
data from the 2022 Molalla Housing Needs Analysis (HNA) and explores diverse options for how the 
city will promote development to meet the housing need identified in the HNA; and 
WHEREAS, The City does not have a currently accepted adopted housing production strategy that is 
responsive to the city’s current housing conditions; and 
WHEREAS, The City adopted a Housing Production Strategy document in 2025 that was remanded 
by the Oregon Department of Conservation and Development (DLCD); and 
WHEREAS, The City has produced a Housing Production Strategies in close coordination with the 
DLCD review team document for readoption addressing DLCD remand comments. 

 

Now, therefore, the City of Molalla does ordain as follows:  
Section 1. Resolution No. 2025-05 is hereby repealed upon the adoption of this Resolution. 
Section 2. The 2026 Housing Production Strategy: Readoption document, included as Exhibit A, is 
adopted.   
Section 3. Findings related to the Housing Production Strategy attached as Exhibit B, are 
incorporated herein by reference, and adopted.  

 Section 4. Effective Date. This Resolution shall be effective upon adoption. 
 

Signed this _______ day of _________ 2026. 

 

       ______________________________________  
        Scott Keyser, Mayor 

ATTEST: 

__________________________________ 

Christie Teets, CMC 
City Recorder 
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Executive Summary 
As required by state law (OAR 660-008-0050), this Housing Production Strategy (HPS) for the City of 
Molalla utilizes data from the 2023 Molalla Housing Needs Analysis (HNA) and explores diverse options 
for how the city will promote development to meet the housing need identified in the HNA.  

The strategies aim to enhance housing affordability, improve access and choice, minimize displacement, 
and promote housing stability in Molalla. They reflect collaboration with the community through 
stakeholder interviews, public and technical committees, public meetings, and surveys conducted from 
2023-2024. The process involved a thorough review of the city’s policies, past actions, and future 
housing needs, alongside an analysis of populations at risk of marginalization within the current housing 
landscape.  

This document contains the following five (5) sections: 

1. Molalla’s Housing Need: The findings of the 2022 HNA included the following: 
• Forecasted population for Molalla in 2042 is 15,660, which is an increase of 5,432 people. That 

translates to 1,996 net new dwelling units based on an assumed vacancy rate of 4% and 2.83 
persons per household.  

• Future demand anticipates a greater share of medium and high-density housing compared to 
the current inventory:   

 

Some segments of the population are particularly vulnerable to increasing housing costs and may have 
special housing needs. The HPS includes actions that work together to achieve equitable outcomes for all 
residents of Molalla, with an emphasis on improving outcomes for underserved communities, lower-
income households, and people in state and federal protected classes.  

The Contextualized Housing Need Memo (Appendix A) highlights:  
• 7% of Molalla is living at or below the poverty line, suggesting economic challenges for a 

substantial number of residents. 
• 46% of rental-occupied housing is considered affordable, with households paying less than 30% 

of income in rent.   
• 24% of Molalla identifies as a minority, with 16% identifying as Hispanic or Latino, and 

homeownership rates are lower for many minority groups compared households overall. 
• 16% of Molalla’s population is living with a disability, which is higher than county and national 

averages.  

Single-unit detached homes:
including manufactured homes
55%  or 1,143 units 

Medium density housing:
townhouses and plexes 
25%  or 519 units)

High density housing:
multi-unit apartments 
20%  or 415 units
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• 410 people were experiencing houselessness in Clackamas County during 2023 Point-in-time 
counts. 

2. Community Engagement: Project input helped to shape the strategies in this HPS and included 
collaboration with Department of Land Conservation and Development (DLCD) staff, Molalla 
Planning Commission, City Council, County staff, project advisory committee formed with local 
agencies, faith-based organizations, developers, and advocacy groups, along with one-on-one 
interviews with both housing producers and housing consumers, online surveys, and public 
meetings. 

 
3. Actions to Meet Future Needs: These strategies reflect six distinct categories, as established by 
DLCD guidance documents:1 

• Zoning and Code Changes 
• Reduce Regulatory Impediments 
• Financial Incentives 
• Tax Exemption and Abatement 
• Land Acquisition, Lease, and Partnerships 
• Custom Options 

Discussion of each action includes a description of and approach for the action, implementation 
considerations, timeline, an estimate of magnitude action’s impact, and some suggestions for measuring 
progress on implementation.  

4. Achieving Fair and Equitable Housing Outcomes: The actions included in the HPS are evaluated in 
terms of their impacts on:  

• Location of Housing  
• Fair Housing and Housing Choice  
• Housing Options for Residents Experiencing Homelessness 
• Affordable Homeownership and Affordable Rental Housing  
• Gentrification, Displacement, and Housing Stability  

Of the fifteen (15) actions included in the HPS:  

• 9 may have a high impact on development of market-rate housing. 
• 10 may have a high impact on development of workforce-housing. 
• 6 may have a high impact on development of single unit detached housing. 
• 7 may have a medium to high impact on development of income-restricted affordable housing. 

 
5. Additional Recommendations 

Community feedback highlighted opportunities to enhance engagement efforts and better connect with 
Molalla’s diverse population to ensure future housing-related outreach is inclusive and effective. 
 
Appendix A: Contextualized Housing Needs Memo 
Appendix B: Glossary of key terms 
Appendix C: Existing Housing Policies 

 
1 OAR 660-008-0050 Attachment B 
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Appendix D: Pre-HPS Survey Summary 
Appendix E: Molalla Urban Renewal Area (URA) Boundary Map  
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I. Introduction 
Oregon Legislature passed House Bill 2003 (2019) to help communities find ways to meet their housing 
needs. This law requires cities to study their housing needs and develop actions to promote housing 
production. Cities in Oregon must update their Housing Capacity Analysis (HCA), formerly referred to as a 
Housing Needs Analysis (HNA), every six years if they are within the Portland Metro Boundary or every 
eight years if they are outside it. Each city must also adopt a Housing Production Strategy (HPS) within 
one year of completing their HCA. The HPS outlines actions, such as regulatory changes or financial 
incentives, to encourage the development of necessary housing types. 

An HCA determines if cities have enough land to meet projected housing needs for the next 20 years. If 
there is a shortfall, cities must amend their Urban Growth Boundary (UGB), allow more housing within 
the existing UGB, or both. Cities with populations over 2,500 must plan for various housing types, 
including multi-unit housing, manufactured homes, and government-assisted units, collectively known as 
"needed housing." 

An HPS includes specific plans and policies to address housing needs identified in the HCA, with a 
timeline for implementation. The Department of Land Conservation and Development (DLCD) reviews 
and approves each HPS. Cities must evaluate their HPS progress every three or four years based on their 
HCA schedule. In 2020, DLCD developed rules to help cities comply with HB 2003, defining necessary 
components for an HPS report and criteria for cities that fail to meet their housing needs. 

The City of Molalla, situated in Clackamas County, Oregon, is poised for significant growth and 
development. To proactively address the city's evolving housing needs, the HPS aims to guide Molalla in 
achieving a balanced, sustainable, and equitable housing market that supports economic vitality and 
community well-being. Prior to this work, the city engaged in other housing planning efforts to address 
concerns of access, quality, and affordability. 

In 2023, the Molalla HNA and Buildable Lands Inventory (BLI) reviewed the 20-year growth projections 
compared to available residential buildable land inside the UGB and found a deficit. A Sequential UGB 
process was approved, setting the stage for a potential UGB expansion. Building on this progress, the 
HPS reviewed current conditions in Molalla to inform strategic policies aimed at achieving equitable 
outcomes for all residents, with an emphasis on improving conditions for underserved communities.  

A list of relevant current housing policies can be found in Appendix C.  

II. Molalla’s Housing Needs 
Housing Needs Analysis 
The population forecast for 2042 shows Molalla's population will reach 15,660, marking an increase of 
5,432 residents. This population growth necessitates the addition of approximately 1,996 dwelling units. 
An inventory of the city’s buildable land for housing found an insufficient supply of land to accommodate 
the housing need, so the city initiated a Goal 14 UGB expansion. 
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Expectations for future housing demand in Molalla have shifted towards a greater share of medium and 
high-density housing compared to the current inventory. Single-family detached homes, including 
manufactured homes, will continue to play a significant role, comprising 55% of the new housing units, 
which translate to about 1,143 units, reflecting their enduring appeal to homeowners. 

Future demand anticipates a greater share of medium and high-density housing compared to the current 
inventory:  

• Single unit detached homes (including manufactured homes): 55% (1,098 units) 
• Medium density housing (townhouses, plexes): 25% (499 units) 
• High density housing (multi-unit apartments): 20% (399 units) 

Recognizing and addressing these trends is crucial to understanding the potential impact on housing 
costs and ensuring that Molalla can accommodate its diverse and expanding population in a way that is 
affordable to people at all income levels.  

The Department of Housing and Urban Development (HUD) determines income eligibility for assisted 
housing programs using Median Family Income (MFI)/Area Median Income(AMI) estimates by 
metropolitan area. Molalla is part of the Portland-Vancouver-Hillsboro MSA and the MFI/AMI for a family 
of four in 2023 was set at $114,400. 

Figure 1 below shows existing housing units by income bracket and allocates the 1,996 units of needed 
housing discussed above across those same income brackets based on the assumption that existing 
ratios will hold.  

Figure 1: Molalla Housing Units by Income Bracket 

 

Source: Calculations based on ACS 2022 (5-year estimates) in Table B19001 in 2022 Inflation Adjusted Dollars for the City of 
Molalla with approximate correlation to the 2023 MFI(AMI)  for the Portland-Vancouver-Hillsboro Region. New housing unit 
figures are contained in the 2022 HNA. 
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Molalla’s housing market includes a disconnect between the number of households existing at each 
income bracket and the supply of housing units with reported costs below 30% of the income for that 
bracket. Figure 2 illustrates the lack of supply below.  

Figure 2: Comparing Rental Households Incomes with Occupied Units Affordable at Each 
Income Level  

 

Source Calculations based on U.S. Census, ACS 2022 (5-year estimates) Tables B25118 Tenure by Household Income in the Past 12 
Months (In 2022 Inflation Adjusted Dollars) and B25063 Gross Rent for Renter-Occupied Housing Units.  

When occupied housing units reported within a specific income bracket well exceed the number of 
existing households in that bracket, those additional households are lower income households paying 
over 30%, and sometimes over 50% of their income to secure housing. Families making less than 
$75,000 per year in Molalla compete in the local housing market where the supply of available housing is 
mostly only affordable to those making well over $75,000 per year, as the figure above illustrates. 

Contextualized Housing Need 
As detailed in Appendix A, the housing needs of key demographics are considered with emphasis placed 
on how those needs may be met through policies recommended in the HPS. Key demographics analyzed 
include:  

Rent Burdened Households: There is a clear need in Molalla for supporting development of affordable 
housing through multifaceted solutions. Market rate housing is unaffordable for members of the 
community in the lower income segments of the population. Renters are at a higher risk of housing 
insecurity and may be more susceptible to eviction or homelessness if their financial situation worsens. 
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Molalla has a total of 3,781 occupied housing units, with about 12% (approximately 461 units) occupied 
by households earning less than $20,000 annually, indicating significant economic hardship compared to 
Clackamas County's 6%. Additionally, 7.0% of Molalla's population lives near or below the poverty line.  

Out of 2,355 owner-occupied housing units, 24% of homeowners spend 30% or more of their monthly 
income on housing costs, slightly lower than the county's 26%, yet still indicative of financial strain and 
housing vulnerability.  

Among the 1,426 renter-occupied units, 49% of renters spend 30% or more of their income on housing, 
compared to 54% in Clackamas County. Additionally, 20% of Molalla renters are severely cost burdened, 
meaning they are paying more than 50% of their income in rent. This highlights a substantial affordability 
issue that affects the ability of some households in Molalla to meet their essential needs. 

People of Color: The Molalla housing market reflects broader national trends where economic hardship 
and racial disparities intersect, particularly in the access to housing stability and generational wealth. 
Homeownership rates in Molalla reveal disparities for some racial and ethnic groups. Of the total 3,578 
occupied housing units 65% are owner occupied and 35% are renter occupied. African American 
households, have a high homeownership rate of 90% and represent 0.28% of occupied housing and 
0.39% of owner-occupied housing.  

American Indian/Alaska Native households have a 46% homeownership rate, and Asian households have 
a 71% rate. Native Hawaiian/Pacific Islander households exclusively rent. Hispanic/Latino households, 
comprising 10% of Molalla's population, have a 48% homeownership rate. While small sample sizes are 
subject to high margin of error, it is important to continue to monitor the relationship between race and 
access to homeownership as Molalla continues to grow. 

People Living with a Disability: One in six residents in Molalla lives with a disability. Disabilities that may 
be relevant to housing needs and housing choice include ambulatory difficulties (challenges with walking 
or moving around safely), cognitive difficulties (issues with memory, problem-solving, or concentration), 
and vision or hearing difficulties (ranging from partial to total hearing/vision loss). About 16% of the 
Molalla population reports experiencing a disability, compared to 13% in Clackamas County.2 This 
prevalence emphasizing the need for inclusive and accessible community services, infrastructure, and 
policies.  

Relevant Existing City Policies: ADA and Affordable Housing Impacts:  

Sidewalk Improvement Grant: Provides city match funds for new/replacement sidewalk, 
new/replacement ADA ramps.  All improvements must be ADA compliant. 

1. Assists property owners in bringing adjacent pedestrian amenities into compliance with the 
ADA. 

2. Assists low-income property owners with part of the cost for public improvements. 

 
2 Catholic Charities rehabilitated Molalla Gardens, a NOAH financed development built in 1973 and expanded it to 
47 total homes across 6 buildings with units set aside for seniors and those fleeing domestic violence as their 
target population. Community engagement indicated that many residents there are living with disabilities.  
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3. Serves as a force multiplier in the effort to provide ADA compliant pedestrian amenities 
City-wide. 

Molalla Municipal Code  

• 17-3.2.040(D)(4)  Non-Residential Buildings: All primary building entrances shall open to the 
sidewalk and shall conform to Americans with Disabilities Act (ADA) requirements, as applicable. 
Primary entrances above or below grade may be allowed where ADA accessibility is provided. 

• 17-3.3.030(D)(14): Where sidewalks or walkways occur adjacent to a roadway, driveway aprons 
constructed of concrete shall be installed between the driveway and roadway edge. The roadway 
authority may require the driveway apron be installed outside the required sidewalk or walkway 
surface, consistent with Americans with Disabilities Act (ADA) requirements, and to manage 
surface water runoff and protect the roadway surface. 

• 17-3.3.030 (D)(15) Vehicular Access and Circulation: Where an accessible route is required 
pursuant to ADA, approaches and driveways shall meet accessibility requirements where they 
coincide with an accessible route. 

• 17-3.3.040(B)(2)(c) The walkway network connects to all primary building entrances, consistent 
with the building design standards of Chapter 17-3.2 and, where required, Americans with 
Disabilities Act (ADA) requirements.  

• 17-3.3.040(B)(6) Pedestrian Access and Circulation: Walkway Construction (Private). Walkway 
surfaces may be concrete, asphalt, brick or masonry pavers, or other City-approved durable 
surface meeting ADA requirements. Walkways shall be not less than six feet in width in 
commercial and mixed use developments and where access ways are required for subdivisions 
under Division IV. 

• 17-3.5.030(B)(3): Carpool and vanpool parking spaces shall be located closer to the main 
employee, student or commuter entrance than all other parking spaces with the exception 
of ADA parking spaces. 

• 17-3.5.030(H) Automobile Parking Americans with Disabilities Act (ADA): Parking shall be 
provided consistent with ADA requirements, including, but not limited to, the minimum number 
of spaces for automobiles, van-accessible spaces, location of spaces relative to building 
entrances, accessible routes between parking areas and building entrances, identification signs, 
lighting, and other design and construction requirements. 

People Experiencing Houselessness: In 2023, Point-in-Time (PIT) reports identified 410 people 
experiencing houselessness in Clackamas County. The 2022-2023 McKinney-Vento Report for Molalla 
River School District noted 42 children living doubled-up with other families. These findings highlight the 
need for more emergency shelters, transitional housing, and support services in Clackamas County, as 
well as collaborative efforts among local authorities and community partners to address houselessness 
effectively. 

Updates To Housing Need 
Since the HNA was adopted, the City of Molalla has adopted several efficiency measures to maximize 
capacity within the Molalla Urban Growth Boundary, including most notably, rezoning a significant 
amount of underutilized industrial land and designating it for higher density residential. Figures 1 and 2 
illustrate these changes and Table 1 calculates acres gained.  
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Figure 1: Molalla Rezoning Map 2025
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Figure 2: Molalla Land Balance Rezoning Map 2025 
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Table 1. Additional Capacity Created Through Rezoning 

  Land Need 
in Units 

Original UGB 
Calculations 

Adjusted Capacity 
BLI/Rezoning 

Adjusted 
Residential 
Need in Units 

R-1 Low Density 
Residential 

                                              
1,098  

                                                        
220  

                                                                        
204  

                                                       
894  

R-2 Medium 
Density 
Residential 

                                                   
499  

                                                           
50  

                                                                        
242  

                                                       
257  

R-3 Medium-High 
Density 
Residential 

                                                   
399  

                                                           
20  

                                                                        
558  

                                                    
(445) 

Total                                               
1,996  

                                                        
289  

                                                                    
1,003  

  

Pipeline Units 
Completed Since 
HNA 

   287 

Source: Units based on 3J Calculations using 2025 zoning allowances 

Additional land use efficiency measures, beyond zoning, are listed in Appendix C 

III. Community Engagement 
Over the course of two rounds of community engagement, the city conducted online surveys, public 
meetings, stakeholder interviews, and convened a Technical Advisory Committee (TAC) and a Project 
Advisory Committee (PAC).  

Stakeholder Interview Summary 
In July 2024, the city interviewed key stakeholders with experience relevant to both housing producers 
and consumers, such as developers, housing advocates, and consumer representatives for priority 
populations, including renters, low-income households, displaced households, people with disabilities, 
and seniors. Housing producers helped to identify barriers and opportunities to facilitate the 
development of more affordable housing options. Housing consumers shared their experiences attaining 
affordable housing and the barriers to doing so.  
 
The following housing stakeholders participated in interviews in connection with this HPS: 

• Ant Farm Youth Services 
• Molalla Adult Community Center 
• Green Light Development 
• Plaza Los Robles Apartments 
• Mt. View Property Management 
• Todos Juntos 
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The interviews consisted of questions aimed at understanding current and future housing needs for 
members of the Molalla community. The question sets focused on either housing producers or consumers.  

Current Housing Types Specialized Housing Needs Needed Housing Options 

Single family detached 
Duplex/triplex/fourplex 
Apartment/condominium 
Multi-generational  

Seniors 
People with disabilities 
People with mental illnesses 
People experiencing homelessness 
Lower income families 
Single people 
Lower income individuals 
People fleeing domestic violence  

Single family detached 
Accessory dwelling unit 
Manufactured home 
Duplex/triplex/fourplex 
Apartment/condominium 
Aging in place  

 
Themes Heard During Stakeholder Interviews  
 
Infrastructure Challenges: 

• Lack of infrastructure and regulatory complications with state highway regulations. 
• Poor city record-keeping on infrastructure improvements. 
• Overworked city staff and a perceived lack of a collaborative mindset. 

Regulatory and Process Barriers: 
• Issues with the amount of time to gain the city’s approval and permitting processes. 
• Regulatory impediments such as demands for extensive studies and improvements. 
• High System Development Charge (SDC) fees. 

Opportunities in Zoning: 
• There is flexibility in the zoning code allowing for various housing types. 
• Interest in opportunities for smaller lots, greater density, and middle housing types. 

City Collaboration: 
• A need for improved communication and support from city leadership. 
• Desire for property tax exemptions, SDC, and permit waivers to facilitate affordable housing 

development. 

Barriers and Solutions: 
• Suggestion to expand city boundaries. 
• Proposals for mixed-use developments and policies to reduce evictions and keep people in their 

homes. 

Housing Availability and Affordability: 
• Difficulty in finding affordable housing that meets their needs (i.e. families, seniors, accessibility). 
• Long waiting lists for affordable and senior housing. 
• People living in cars due to lack of affordable options. 

Specialized Housing Needs: 
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• Emphasis on the need for housing for seniors, people with disabilities, mental illnesses, and 
those experiencing homelessness. 

• Lower income families and individuals fleeing domestic violence require easier and faster 
housing application processes. 

Desired Housing Types: 
• Need for more single-family detached homes, duplexes/triplexes/fourplexes, and aging-in-place 

accommodations. 

Public Meeting 
On October 14th, 2024, the City of Molalla held its second public meeting as part of the Housing 
Production Strategy process. Notice of the meeting was placed on the Molalla Current3, the city’s 
Facebook page, and an email blast was sent to those subscribed to project updates. It began with a 
project overview, presenting key findings from the HNA and introducing the proposed housing 
production actions. Participants placed green or red stickers on posters displaying the actions, indicating 
their support or opposition. Throughout the event, attendees discussed the actions directly with city and 
consultant staff. Key questions raised during the event included how this process relates to UGB 
expansion, the status of newly constructed apartments and their rental occupancy, who is responsible 
for bringing affordable housing projects to the city, and how tax credit properties demonstrate 
accountability with income restrictions. 

The proposed actions appeared on six posters and organized according to their category of action type. 
Zoning Code Changes, Reduce Regulatory Impediments, Financial Resources, Tax Exemption, Land, 
Acquisitions, Lease and Partnerships, and Custom Options.  

The proposed actions with the most support from meeting attendees were:  

• Promote cottage cluster housing 
• Create short term rental regulations 
• Address impediments to home ownership 
• Federal HOME Program 
• Sidewalk infill and improvement grant 
• Modify SDC fee schedules based on size 
• Affordable housing options library of information.  

An additional idea proposed by an attendee was to build more income-based properties. 

Online Survey 
The results of two surveys conducted in the first round of community engagement revealed the 
following key themes: 

• Molalla residents value residential affordability and support diverse housing options within 
existing neighborhoods, provided these options prioritize ownership opportunities over rentals. 

• Ensuring off-street parking for all housing types in new developments is a key priority. 

 
3 https://current.cityofmolalla.com/ 
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• Many community members believe there is an overabundance of apartments and rental 
properties, but a shortage of affordable homeownership opportunities. 

• Reserving land for future parks and schools is a top priority for most survey respondents. 

The third and most recent survey received revealed that the community is cautious about growth and 
deeply invested in preserving its small-town character. While there is moderate satisfaction with some 
actions, many residents express significant concerns over the impact of high-density and affordable 
housing on Molalla’s infrastructure and quality of life. Fears about overcrowded schools, increased 
traffic, and potential crime underscored a strong preference for single-family homes and senior housing 
options that align with Molalla’s rural aesthetic. 

Respondents also voiced skepticism toward government incentives for developers, favoring market-
driven approaches to housing. Many feel that incentives risk prioritizing developer interests over 
community needs, advocating instead for policies that allowed modest, sustainable growth while 
preserving green spaces and farmland. 

Market Factors Highlighted During Engagement 
• Interest rates have increased quickly and impact a developer’s ability to secure financing.  
• High construction costs limit profit margins and make some projects untenable.  
• Molalla is competing with other jurisdictions within the Portland Metro Area that may be 

experiencing higher rates of growth and thus offer more profitable development opportunities.  

How Was Input Considered?  
The housing production actions outlined in this plan reflect community engagement conducted 
throughout the process. Feedback from the survey, public meeting, advisory committee, and stakeholder 
interviews emphasized the community's priorities, concerns, and aspirations, providing valuable 
guidance for action development.  

All policies included in the HPS were vetted by the PAC. Committee discussions included focus on several 
policies, namely Promote Cottage Cluster Housing, Code Revisions for Accessory Dwelling Units, Reduce 
or exempt System Development Charges for Needed Housing, Low Income Housing Tax Credits (LIHTC), 
HOME Program from HUD, Affordable Housing Options Library of Information, and Partnerships with 
Faith Based landowners.  

Through every form of engagement, community members called for increased access to housing types 
needed. This influenced the emphasis on actions such as Code Revisions for ADU’s, Develop Standards 
for Cottage Clusters, and Encourage Lower-Cost Housing Types.  

Readoption Engagement  
As part of the HPS Readoption process, engagement consisted of reconvening the PAC for one additional 
meeting, public notice to all individuals/groups who submitted public comment during the 
adoption/review process of the initial HPS in 2025, and a work session with City Council. The PAC 
meeting was attended by representatives from Clackamas County, Habitat for Humanity, Molalla Church 
of the Nazarene, and Aldercrest Development. Members were also given three weeks to submit written 
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feedback. Clackamas County provided some clarification and details on specific programs that could 
benefit Molalla, which have been added to the HPS as potential resources.  

1. Housing Preservation – Focus on weatherization and home rehab programs, county-wide 
and may not be tied to Metro boundary-specific Supportive Housing Services (SHS) bond 
funds. Korene Mather korenemat@clackamas.us is the Manager of those 
programs. Neighborhood Improvement | Clackamas County 

2. Housing Services –Team supports from a landlord/tenant conflict mediation, rent support, 
utility support, or tenant rights side. Many of their programs are funded by SHS bond funds 
and there could be a limitation there. However, there may be  some funding to help areas 
outside the metro boundary or discussion of resource sharing for Molalla residents 
specifically.  

FHCO/HLA submitted written feedback on the draft requesting geospatial analysis, which is discussed in 
detail on page 48-49 of this report.  

IV. Actions to Meet Future Needs 
This section describes the actions that Molalla is including in its HPS to help increase the overall 
housing supply. These strategies fall into five categories, established in OAR 660-008-0050 Exhibit B: 

• Zoning and Code Changes 
• Reduce Regulatory Impediments 
• Financial Incentives 
• Land Acquisition, Lease, and Partnerships 
• Custom Options 

The project involved evaluating the community’s interest in a wide range of actions. Table 2 below 
includes an overview of the strategies selected organized into the above categories. Strategies 
considered, but not selected for implementation at this time, appear later in the document for future 
consideration.  

Table 2. Summary of Actions in the HPS 

Zoning and Code Changes 
Number Action What is it? How does it help? 
1 Code Revisions for 

ADUs 
Revising development code on 
ADUs: 
1. To make ADU standards less 
restrictive, and 
2. Reduce system development 
charges (SDCs) below the 1 EDU 
threshold to be commensurate 
with actual impact of 
development.  
 

Expands affordable, 
flexible housing options 
and increases density. 
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2 Develop Standards 
for Cottage Clusters 

Revising development code to 
add special use standards for 
permitted cottage cluster 
housing. 

Increases density with 
multiple small homes on 
a single lot, offering more 
affordable and diverse 
housing options 
especially for seniors and 
people experiencing 
disabilities, while 
preserving community-
oriented living and 
efficient land use. 
 

3 Small Dwelling Unit 
Developments 

Updating the Development Code 
to define what qualifies as a 
"small dwelling unit" as under 
2,000 sf. Allow smaller lots than 
normally permitted if the 
proposed home fits within the 
definition of a small dwelling unit. 
 

Increases the number of 
affordable, smaller homes 
that can be built on 
limited land, making 
efficient use of space and 
diversifying housing 
options. 

4 Modify 
Requirements for 
Ground-floor 
Retail/Commercial 

Allowing flexibility in areas where 
zoning requirements mandate 
ground-floor retail, such as in 
mixed-use zones.  

Increases flexibility in 
development and 
financing, potentially 
reducing costs and 
promoting more 
affordable housing. 
 

5 Regulate Short Term 
Rentals 

Updating Development Code to 
manage and limit the use of 
housing units for short-term 
rentals.  
 

Helps preserve long-term 
rental housing availability 
and affordability for 
residents. 
 

Reduce Regulatory Impediments 
Number Action What is it? How does it help? 
6 Address 

Impediments to 
Home Ownership 

1. Comprehensive review of  
impediments to the 
development of 
homeownership 
opportunities. 

2. Development of actionable 
steps to remove those 
impediments. 
 

Encourages home 
ownership among lower-
income residents, 
promoting stability and 
equity in the housing 
market. 

7 Remove 
Impediments for 
Conversions/Duplex 
parking 

Reducing off-street parking 
requirements that increase the 
cost of conversions of single-

Lowers development 
costs and makes it easier 
to create more housing in 
established 
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family homes to duplexes or 
similar housing types.  
 
 

neighborhoods on 
already developed land. 

8 Flexible Regulatory 
Concessions for 
Affordable/Accessible 
Housing  

Zoning incentives address 
affordability and/or accessibility 
needs in projects developed by 
private, for-profit developers who 
would not otherwise provide 
these additional housing units. 
Developers and housing agencies 
face regulatory impediments to 
building affordable housing which 
can often derail projects.  

This strategy provides a 
flexible framework for 
delivery of affordable 
housing including but not 
limited to reduced 
minimum setbacks, 
height bonuses, and/or 
allowing for flexibility in 
how units are delivered. 

Financial Incentives 
Number Action What is it? How does it help? 
9 Federal Low Income 

Housing Tax Credit 
(LIHTC) Program to 
offset cost of building 
affordable housing 

Encourage and support 
developers taking  advantage of 
the LIHTC available to encourage 
private investment in affordable 
housing by providing investors 
with a dollar-for-dollar reduction 
in federal income tax liability in 
exchange for investment in 
qualifying new construction and 
rehabilitation projects. Integrated 
with developer collaborations 
listed below in Actions 10, 11, 
and 12.   

Makes affordable housing 
projects financially viable 
and encourages private 
investment in affordable 
units for both rental and 
owner occupied housing. 

Land Acquisition, Lease, and Partnerships 
Number Action What is it? How does it help? 
10 Maintain records on 

“zombie” housing as 
a resource for 
developers of 
affordable housing 

Developing policies to identify 
neglected, vacant properties, 
abandoned by the homeowner 
during foreclosure, but not 
reclaimed by the bank, often in 
disrepair, and repurpose or 
redevelop for new housing and 
provide that information to 
developers of affordable housing. 
  

Facilitates the conversion 
of unused properties into 
affordable housing by 
reducing upfront costs for 
developers, including 
non-profits, revitalizes 
neighborhoods and 
increases housing stock. 
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11 Land Owned by 
Faith-Based 
Organizations for 
Affordable Housing 

Partnering with faith-based 
groups that have unused land, 
potentially for affordable housing 
development.  

Utilizes underused land 
resources for community 
benefit and addresses 
local affordable housing 
needs. 
 

Custom Options 
Number Action What is it? How does it help? 
12 Provide public 

improvement 
assistance to housing 
developers within 
the Urban Renewal 
Area 

Providing financial assistance for 
infrastructure improvements, 
such as roads and utilities, to 
support housing developments in 
targeted areas.  

Reduces development 
costs, encouraging 
housing growth in 
underdeveloped or 
strategic areas. 

13 Modify SDC fee 
schedules based on 
size 

Adjusting System Development 
Charges (SDCs) so that fees are 
lower for smaller, more 
affordable units, and higher for 
larger homes.  

Lowers costs for compact 
housing units, making 
them more financially 
feasible for all builders, 
including non-profits. 

14 Affordable Housing 
Options Library of 
Information 

A publicly available resource with 
information on affordable 
housing programs, financing 
options, and other resources for 
developers and residents. 

Provides residents and 
developers with easy 
access to affordable 
housing resources, 
increasing awareness and 
support. 

15 Collaborating with 
Clackamas County  

Partnering with Clackamas 
County to align resources, 
strategies, and programs aimed 
at housing policy, preventing 
homelessness, and supporting 
individuals and families currently 
or at-risk of experiencing 
homelessness. 

Leverages county 
expertise and funding 
while ensuring the city 
plays an active role in 
addressing local needs. 

 

Evaluation Criteria for Actions in the HPS 
In developing the Housing Production Strategy (HPS), we evaluated each proposed action using specific 
criteria. While these criteria helped guide our assessment, none were used to entirely exclude an action 
from the future action list. The following tables summarize the evaluation criteria per action. 

• Approach: Assesses how effectively the action addresses Molalla’s unmet housing needs. 
• City Role: Evaluates whether city staff would lead the implementation or if the city would 

collaborate with other organizations. 
• Potential Impact on Housing Development: Considers the action’s likely scale of impact on 

housing, indicating whether it would result in significant or minimal changes in the housing 
market. 
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• Administrative Complexity: Looks at staff time required to implement and manage the action, as 
well as its overall difficulty or cost of administration. 

• Tenure: Determines whether the action primarily benefits renters, homeowners, or both. 
• Income Level Served: Focuses on supporting households earning below 120% of the Median 

Family Income (MFI), aiming to assist those most likely to struggle with housing affordability. 

Potential Partners 
Implementing the actions in this strategy will require collaboration from key partners essential to 
constructing, delivering, and preserving housing units. The descriptions below outline the specific roles 
each partner would play in supporting these actions. Community engagement, including work sessions 
with PAC members, during the HPS planning process has generated new relationships and solidified 
existing partnerships between the city, the county, the local development community, and housing 
advocates. It is the city’s intent to build on the momentum from the planning process to continue to 
serve the needs of Molalla through open collaboration and partnership.  

Potential Impact 
Low Impact: This indicates that the action is likely to have a minimal or limited effect on housing 
production. It may support housing production, but on its own it is not likely to spur new housing 
development. 

Medium Impact This indicates that the action is likely to have a more substantial impact on housing 
production generally or on meeting a specific housing need. It may be impactful enough on its own 
to spur new housing development.  

High impact: This indicates that the action is likely to have a significant, wide-reaching impact on 
housing production or would directly spur housing development that meets a specific housing 
need.  

 

Affordability Targets 
HUD updates MFI/AMI figures annually and delineates figures by family size. MFI/AMI for a family of four 
in the Molalla region was increased to $114,400 in 2023. 

Less than 30% AMI or $34,320Extremely Low Income

30% to 50% of AMI or $34,320 to $57,200Very Low Income

50% to 80% of AMI or $57,200 to $91,520 Low Income

80% to 120% of AMI or $91,520 to $137,280Middle Income

120% of AMI or $137,280 or moreHigh Income
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Housing Policy Descriptions by Category 
The following fifteen (15) policies are recommended for consideration in the HPS and are targeted to the 
housing needs that are not being currently met in Molalla. Each policy includes details by category and 
with anticipated impacts stated below:  
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1. Revisions for Accessory Dwelling Units (ADUs) 

OVERVIEW 
Implementation Timeline 

Adoption 2026 
Implementation 2027 
Impact on 
Needed 
Housing 

2028 

 
 
Affordability Target: 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure:  
Owner/Renter 
 
Funding Needs:  
Minimal direct funding needs; 
administrative costs. 
 
Funding Partners:  
None 
 

DESCRIPTION 
Revising development code on ADUs: 

1. To make ADU standards less restrictive, and 
2. Reduce system development charges (SDCs) below the 1 EDU threshold to be commensurate with actual impact of 

development.  
Expands affordable, flexible housing options and increases density. 
Magnitude of Impact: Medium Impact (primarily due to SDC reduction)  
Long-Term Affordability Considerations: Limited, as ADUs typically do not come with affordability restriction.  
IMPLEMENTATION 
Approach: Revise development code to increase allowed density. Pursue DLCD technical assistance grants to support this 
work.    
Complexity: Low to High (depending on complexity of new methodology and ability to utilize model code) 
Policy Lead: City  
Department: Community Development 
City Staffing Implications: Moderate staff time for revisions and monitoring. 
Implementation Steps: Apply for DLCD funding to support this work and assess the model code once available to determine 
applicability in Molalla. Engage with local developers, contractors, and homeowners to understand barriers to ADU 
construction.   
Implementation Partners: Developers and Homeowners 
Annual Monitoring: Number of ADUs developed. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Homeowners, particularly those attempting to age-in-place and communities of color, gain additional access to income.  
Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options and increased housing accessibility and choice.  
Burdens: No identified burdens for target populations. 
Externalities: Neighbors may experience increased density and strain on infrastructure. 
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2. Develop Standards for Cottage Clusters 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2029 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI)  
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Owner/Renter  
 
Funding Needs:  
Moderate, depending on 
incentives provided. 
 
Funding Partners:  
None 

DESCRIPTION 
Revising development code to add special use standards for permitted cottage cluster housing. Increases density with 
multiple small homes on a single lot, offering more affordable and diverse housing options while preserving community-
oriented living and efficient land use. 
Magnitude of Impact:  Medium Impact 
Long-Term Affordability Considerations: May include affordability terms for a set period.  
 
IMPLEMENTATION 
Approach: Revise development code to increase density.  Pursue DLCD technical assistance grants to support this work 
and/or utilize model code as appropriate.  
Complexity: Low 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate but may be eased by use of model code language. 
Implementation Steps: Consider new design and site development standards to ensure development meets the intent of 
the action. Evaluate DLCD model code for cottage cluster for applicability in Molalla. Apply for DLCD funding for code 
updates. Establish a set of clear and objective standards for cottage clusters. 
Implementation Partners: DLCD and local developers 
Annual Monitoring: Number of cottage cluster developments, units constructed. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing accessibility and 
choice. Smaller benefit to people experiencing homelessness.  
Burdens: No identified burdens for target populations. 
Externalities: Existing homeowners may resist due to perceived changes in neighborhood character and impacts on existing infrastructure. 
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3. Small Dwelling Unit Developments 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2028 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
 
Tenure: 
Owner/Renter 
 
Funding Needs:  
Low to moderate, depending 
on subsidies or incentives. 
 
Funding Partners:  
None 

DESCRIPTION 
Updating the Development Code to define a "small dwelling unit" as less than 2,000 sf and allow smaller lots than normally 
permitted, if the proposed home fits within the definition of a small dwelling unit. Increases the number of affordable, 
smaller homes that can be built on limited land, making efficient use of space and diversifying housing options. This action 
will work in combination with other collaborative efforts with developers of subsidized housing, such as Action 8: Flexible 
Regulatory Incentives for Affordable and Accessible Housing. 
Magnitude of Impact: Medium Impact  
Long-Term Affordability Considerations: Could incorporate affordability requirements.  
 
IMPLEMENTATION 
Approach: Revise development code to increase density. 
Complexity: Low 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate, due to planning and zoning adjustments, but may be eased by use of model code 
language provided by DLCD. 
Implementation Steps: Consider new design and site development standards to ensure development meets the intent of 
the action. Evaluate DLCD model code for applicability in Molalla. Apply for DLCD funding for code updates. Establish a set 
of clear and objective standards for small dwelling unit developments. 
Implementation Partners: Developers 
Annual Monitoring: Number of small dwelling units developed. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing accessibility and 
choice. Smaller benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Zoning changes may impact existing community dynamics by making housing development possible where it was previously not permitted.  
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4. Modify Requirements for Ground-floor Retail/Commercial 

OVERVIEW 
Implementation Timeline 

Adoption 2029 
Implementation 2030 
Impact on 
Needed 
Housing 

2030 

 
 
Affordability Target: 
Publicly-Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Rental 
 
Funding Needs:  
Minimal; potential lost revenue 
from reduced commercial 
space. 
 
Funding Partners:  
None 

DESCRIPTION 
Amend zoning requirements that mandate ground-floor retail in commercial zones to allow for more flexible mixed use 
development in these zones based on market demands. Allows more flexibility in development, potentially reducing costs 
and promoting more affordable housing. Revising ground-floor commercial use requirements increases a residential 
project’s feasibility. This can allow for a smaller portion of the ground floor for active use areas, such as community spaces 
or plazas, a horizontal mix of uses, and rezoning of selected parcels from commercial to residential upon demonstration 
that rezones further affordable housing opportunities without compromising commercial growth. This action will work in 
combination with collaborative actions with developers of affordable and subsidized housing to ease the cost of 
development. 
Magnitude of Impact: Medium Impact  
Long-Term Affordability Considerations: Minimal impact on affordability.  
 
IMPLEMENTATION 
Approach: Revise development code to increase housing stock by encouraging mixed use development.  
Complexity: Low 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Low to moderate, depending on scope of reassessment. 
Implementation Steps: Consider new design and site development standards to ensure development meets the intent of 
the action. Evaluate DLCD model code for applicability in Molalla. Apply for DLCD funding for code updates. Establish a set 
of clear and objective standards for ground-floor retail in commercial zones. 
Implementation Partners: Developers 
Annual Monitoring: Number of ground floor retail/commercial spaces converted or developed. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing accessibility and 
choice. Additional benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Small business owners and workers in mixed use areas may face fewer commercial spaces and greater strain on infrastructure. 
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5. Regulate Short Term Rentals 

OVERVIEW 
Implementation Timeline 

Adoption 2028 
Implementation 2029 
Impact on 
Needed 
Housing 

2030 

 
 
Affordability Target: 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Owner/Renter 
 
Funding Needs:  
Moderate, related to 
enforcement costs.  
 
Funding Partners:  
None 
 

DESCRIPTION 
Implementing rules to manage and limit the use of housing units for short-term rentals with fees for short term rentals 
used to fund affordable housing initiatives to help preserve long-term rental housing availability and affordability for 
residents. 
Magnitude of Impact: Medium Impact (due mostly to fees set aside for affordable housing initiatives)  
Long-Term Affordability Considerations: No direct affordability impact. 
 
IMPLEMENTATION 
Approach: Revise development code to limit short term rentals to increase permanent housing stock, with exceptions made 
for transitional housing provided for those having recently experienced houselessness or eviction. Pursue DLCD technical 
assistance grants to support this work, specifically in establishing a fee based funding mechanism for affordable housing 
incentives.      
Complexity: Medium 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate, due to enforcement and monitoring. 
Implementation Steps: Evaluate mechanism established in Tillamook County for applicability in Molalla. Apply for DLCD 
funding to support methodology and adoption of a set of clear and objective standards for both the short-term rental 
regulations and for the establishment of a fee based funding source to support affordable housing.  
Implementation Partners: Homeowners 
Annual Monitoring: Number of short-term rental licenses issued, or violations resolved. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Long-term renters, including families, people living with disabilities, communities of color, and those experiencing homelessness, have greater 
housing availability and those interested in using their property as a short-term rental gain clarity on allowances.  
Burdens: No identified burdens for target populations. 
Externalities: Tourism-based workers and businesses may see reduced revenue. 
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6. Address Impediments to Home Ownership 

OVERVIEW 
Implementation Timeline 

Adoption 2029 
Implementation 2030 
Impact on 
Needed 
Housing 

2030 

 
 
Affordability Target: 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Owner 
 
Funding Needs:  
High, as it may require 
significant financial assistance 
programs. 
 
Funding Partners:  
None 
 

DESCRIPTION 
1. Comprehensive review of  impediments to the development of homeownership opportunities, particularly with 

condominium development. 
2. Development of actionable steps to mitigate those impediments, such as high down payment requirements, limited 

access to credit, and discriminatory lending practices.  
Encourages home ownership among lower-income residents, promoting stability and equity in the housing market. 
Magnitude of Impact: Medium Impact 
Long-Term Affordability Considerations: Could promote long-term affordability through ownership stability.  
 
IMPLEMENTATION 
Approach: Increase affordability by removing impediments to affordable home ownership. Pursue DLCD technical 
assistance grants to support this work.   
Complexity: Medium 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate to High, depending on the number of impediments identified, outreach required, and 
program management. 
Implementation Steps: Apply for DLCD technical assistance in revising code and updating policy to support homeownership 
in Molalla. Establish a set of clear and objective standards to address impediments.  
Implementation Partners: Nonprofits 
Annual Monitoring: Number of households assisted in overcoming homeownership barriers (e.g., down payment 
assistance, financing). 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to benefit from this action are disproportionately communities of color and people living with disabilities, who would gain increased 
housing choice. A small indirect benefit to people experiencing homelessness with less competition for rentals. 
Burdens: No identified burdens for target populations. 
Externalities: High costs and program complexity could burden the city if the process is slow. 
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7. Remove Impediments for Conversions/Duplex Parking 

OVERVIEW 
Implementation Timeline 

Adoption 2028 
Implementation 2029 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Rental  
 
Funding Needs:  
Minimal direct funding; 
administrative costs. 
 
Funding Partners:  
None 
 

DESCRIPTION 
Reducing off-street parking requirements that increase the cost of conversions of single-family homes to duplexes or similar 
housing types. Lowers development costs and makes it easier to create more housing in established neighborhoods. This 
action will work in combination with other collaborative efforts with developers of affordable housing, such as Action 8: 
Flexible Regulatory Incentives for Affordable and Accessible Housing. 
Magnitude of Impact: Medium Impact (middle housing). 
Long-Term Affordability Considerations: May include affordability terms for new units.  
 
IMPLEMENTATION 
Approach: Increase stock to make conversions of existing homes into middle housing options more affordable by reducing 
the need for additional driveways or garages.  
Complexity: Low 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate, for planning and regulatory adjustments. 
Implementation Steps: Apply for DLCD technical assistance in revising code and updating policy to support conversions in 
Molalla. Establish a set of clear and objective standards to address duplex parking.  
Implementation Partners: Developers and Homeowners 
Annual Monitoring: Number of conversions to duplexes or parking requirement adjustments made. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing choice. Limited 
benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Homeowners may resist changes to parking and increased strain on neighborhood infrastructure. 
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8. Flexible Regulatory Concessions for Affordable/Accessible Housing 

OVERVIEW 
Implementation Timeline 

Adoption 2026 
Implementation 2027 
Impact on 
Needed 
Housing 

2027 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI), 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Owner/Renter 
 
Funding Needs:  
Minimal direct funding; 
administrative costs. 
 
Funding Partners:  
None 
 

DESCRIPTION 
Zoning incentives address affordability and accessibility needs in projects developed by private, for-profit developers who 
would not otherwise provide these additional housing units. Developers and housing agencies face regulatory impediments 
to building affordable housing which can often derail projects. This strategy provides a flexible framework for delivery of 
affordable housing including but not limited to reduced minimum setbacks, height bonuses, and/or allowing for flexibility in 
how units are delivered. 
Magnitude of Impact: Medium Impact  
Long-Term Affordability Considerations: Variable depending on concession negotiations with developers of affordable 
units. 
 
IMPLEMENTATION 
Approach: Increase affordability and accessibility by removing regulatory barriers to incentivize private developers to build 
affordable and accessible units.    
Complexity: Low to Moderate depending on the number of concessions being considered. 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Moderate, requiring staff time for coordination, framework implementation, project review, and 
monitoring program outcomes.  
Implementation Steps: Apply for DLCD technical assistance in revising code and updating policy to support homeownership 
in Molalla. Establish a set of clear and objective standards to address impediments.  
Implementation Partners: Developers 
Annual Monitoring: Track the amount of affordable or accessible units built utilizing regulatory concessions. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Increase in affordable and accessible units, benefiting seniors, people living with disabilities, and communities of color, who would gain affordable 
housing options, through both traditional and non-profit developers and increased housing accessibility and choice. Limited benefit to people experiencing 
homelessness . 
Burdens: All redevelopment runs the risk of displacing low-income renters, both on the property being developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium impact on preventing displacement, with planning and continued monitoring of production. This strategy 
is not intended to allow for a lower quality for affordable housing buildings. 
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9. Federal Low Income Housing Tax Credit (LIHTC) Program 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2027 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
 
Tenure: 
Rental 
 
Funding Needs:  
High, but sourced from federal 
funding. 
 
Funding Partners:  
Federal Government 
 

DESCRIPTION 
Encouraging and support developers to take advantage of the LIHTC available to private investment in affordable housing by 
providing investors with a dollar-for-dollar reduction in federal income tax liability in exchange for investment in qualifying 
new construction and rehabilitation projects. Assist with applications as appropriate and necessary. Makes affordable 
housing projects financially viable and encourages private investment in affordable units. Integrated with developer 
collaborations listed below in Actions 10, 11, and 12. 
Magnitude of Impact: Medium Impact  
Long-Term Affordability Considerations: Supports long-term affordability for a fixed period. 
 
IMPLEMENTATION 
Approach: Provide Financial Assistance by providing investors with a dollar-for-dollar reduction in federal income tax liability 
in exchange for investment in qualifying new construction and rehabilitation projects.  
Complexity: Medium 
Policy Lead: City partnership working with private developers seeking federal financing. 
Department: Community Development 
City Staffing Implications: Low, as it leverages external funding. 
Implementation Steps: Create FAQ for developers on LIHTC usefulness and application process. Incorporate this information 
into future meetings with potential developers in the Molalla area.  
Implementation Partners: Developers 
Annual Monitoring: Number of applications and the amount of funding allocated through LIHTC; number of affordable units 
built. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing choice. Additional 
benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Market-driven nature may limit broader geographic reach. 
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10. Address Unmaintained “Zombie” Housing 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2027 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
 
Tenure: 
Owner/Rental 
 
Funding Needs:  
High, particularly for 
rehabilitation and legal 
processes. 
 
Funding Partners:  
None 

DESCRIPTION 
Track and identify neglected, vacant properties, often in disrepair, for new affordable housing. Utilizing enforcement data to 
assist non-profit developers in identifying land for redevelopment and connecting to the County Health and Human Services 
as the city monitors displacement. 
Assist in the conversion of unused properties into affordable housing, revitalizing neighborhoods and increasing housing 
stock. 
Magnitude of Impact: Medium (single unit detached and middle housing) 
Long-Term Affordability Considerations: Program directly tied to affordability targets. 
 
IMPLEMENTATION 
Approach: Increase habitable housing stock by reducing vacant housing. and connecting that development with the creation 
of affordable units, while monitoring and mitigating displacement in the surrounding area. 
Complexity: High 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: High, due to enforcement and rehabilitation management. 
Implementation Steps: Develop a list of potential stakeholders and organizations, recruit participation, and convene 
meetings to discuss code enforcement updates and the potential for affordable housing development in Molalla. Measure 
potential impact development may have on naturally occurring affordable housing in the area and the threat of 
displacement. Coordinate with Clackamas County resources to mitigate the impact of displacement on low-income 
residents.  
Implementation Partners: Developers and Nonprofits 
Annual Monitoring: Net increase in the number of affordable housing units created and removed from the market. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Safer neighborhoods and increased housing options, including homeownership for communities of color and housing built by non-profits for families 
and individuals experiencing homelessness, living with disabilities, and seniors. 
Burdens: No identified burdens for target populations. 
Externalities: High rehabilitation costs and legal challenges could burden the city. 
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11. Land Owned by Faith-Based Organizations (FBO) for Affordable Housing 

OVERVIEW 
Implementation Timeline 

Adoption 2029 
Implementation 2029 
Impact on 
Needed 
Housing 

2030 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
 
Tenure: 
Owner/Rental 
 
Funding Needs:  
Low to moderate, depending 
on partnership agreements. 
 
Funding Partners:  
None  
 

DESCRIPTION 
Pursuing partnership agreements with local faith-based groups that have surplus, unused land, which could be sold or 
donated for high priority housing, including affordable housing under ORS 227.500 and SB 8 (2021) and development 
designed for those experiencing homelessness and very low-income populations. Utilizes underused land resources for 
community benefit, helping to address local affordable housing needs. 
Magnitude of Impact: Medium Impact  
Long-Term Affordability Considerations: Can include long-term affordability requirement. 
 
IMPLEMENTATION 
Approach: Increase stock by adding new units through future development.  
Complexity: Medium 
Policy Lead: Partnership with faith based organizations 
Department: Community Development 
City Staffing Implications: Moderate to high, due to partnership management. 
Implementation Steps: Engage with religious organizations, potentially also cultural and other institutional landowners, to 
understand long-term plans and to assess their ability to partner in development projects. Offer technical support on zoning 
and infrastructure issues and pursuing grants. Facilitate connections with local developers. 
Implementation Partners: Developers and Faith-Based Organizations 
Annual Monitoring: Number of agreements and the number of units developed on faith-based organization owned land. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing choice. Additional 
benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Dependence on partnerships may delay progress. 
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12. Provide Public Improvement Assistance to Housing Developers within the Urban Renewal Area 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2027 
Impact on 
Needed 
Housing 

2028 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
 
Tenure: 
Rental 
 
Funding Needs:  
High, dependent on urban 
renewal funding. 
 
Funding Partners:  
None 
 

DESCRIPTION 
Financial assistance for infrastructure improvements, such as sidewalks, roads, and utilities, to support housing 
developments in targeted areas. Reduces development costs, encouraging housing growth in underdeveloped or strategic 
areas to increase housing choice and affordability. Map of URA attached as Appendix E illustrating that the URA is centrally 
located and meets the location rule for establishing a URA in an area of expansion with efficient use of infrastructure.  
Magnitude of Impact: Medium Impact   
Long-Term Affordability Considerations: Enhance affordability indirectly by supporting future development.  
 
IMPLEMENTATION 
Approach: Reduces development costs by assisting with infrastructure costs.  
Complexity: Medium 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: High, due to planning and coordination. 
Implementation Steps: Gather common housing developer questions and prepare an FAQ on the City website and print for 
distribution at City Hall regarding the URA and the availability and application process for financial assistance for 
infrastructure improvements. Poll local small developers about specific information that would be helpful and work to 
present and provide the information clearly and efficiently. 
Implementation Partners: Developers 
Annual Monitoring: Production of FAQ, amount of public improvement funding allocated; number of projects supported. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Additional units, through both traditional and nonprofit developers, increase housing choice. Groups likely to have incomes relevant to the units that 
may not be feasible without financial assistance are disproportionately seniors, people living with disabilities, and communities of color, who would gain 
affordable housing options. Additional benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: Financial cost to the city. 
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13. Modify SDC Fee Schedules Based on Size 

OVERVIEW 
Implementation Timeline 

Adoption 2028 
Implementation 2029 
Impact on 
Needed 
Housing 

2029 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI)  
Market Rate (> 120% AMI) 
 
Tenure: 
Both  
 
Funding Needs:  
Moderate, with potential 
revenue loss. 
 
Funding Partners:  
None 
 

DESCRIPTION 
Adjusting System Development Charges (SDCs) so that fees are lower for smaller, affordable units and higher for larger 
homes, such as per square foot fees rather than per dwelling. Lowers costs associated with affordable housing units, 
making them more financially accessible to builders and buyers.4  Encourages smaller dwelling sizes in single and multi-
family housing by not disproportionately burdening them with fees. 
Magnitude of Impact: High Impact (middle housing) 
Long-Term Affordability Considerations: Could promote affordability for smaller units. 
  
IMPLEMENTATION 
Approach: Reduce development costs for smaller/more affordable development. Pursue DLCD technical assistance grants 
to support the development of SDC methodology.    
Complexity: Requires methodology study and update to the Capital Improvement Plan and most efficiently connected to 
UGB Amendment Concept Planning. 
Policy Lead: City 
Department: Community Development and Public Works Departments 
City Staffing Implications: Moderate, due to fee structure management.  
Implementation Steps: Apply for DLCD funding to support this work and assess adopt a methodology for rate changes in 
Molalla. Adopt clear and objective criteria for updated SDC charges based on the size of the unit produced.    
Implementation Partners: Developers and County 
Annual Monitoring: Number of developments benefiting from modified SDC fees. 
 

OPPORTUNITIES/CONSTRIANTS/EXTERNAMILITES 
Benefits: Groups likely to have incomes relevant to the size of units produced by this action are disproportionately seniors, people living with disabilities, and 
communities of color, who would gain affordable housing options, through both traditional and non-profit developers and increased housing choice. Additional 
benefit to people experiencing homelessness. 
Burdens: No identified burdens for target populations. 
Externalities: City services may face revenue impacts, with no guarantee that buyers/renters share in the reduced costs, unless required. 
 

 
4 “When SDC rates are both relatively high and relatively flat among different types and sizes of housing, it can increase the barriers to building smaller and lower-cost housing.” Oregon Systems Development 
Charges Study: Final Report, Key Findings, pg. iii. https://www.oregon.gov/ohcs/development/Documents/Oregon%20SDC%20Study_FinalReport_121422.pdf 
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14. Affordable Housing Options Library of Information 

OVERVIEW 
Implementation Timeline 

Adoption 2027 
Implementation 2027 
Impact on 
Needed 
Housing 

2028 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
Affordable (30-80% AMI) 
Workforce (80-120% AMI) 
Market Rate (> 120% AMI) 
 
Tenure: 
Owner/Rental 
 
Funding Needs:  
Low, administrative costs. 
 
Funding Partners:  
None 
 

DESCRIPTION 
A publicly available resource with information on affordable housing programs, financing options, and other resources for 
developers and residents. Provides residents and developers with easy access to affordable housing resources, increasing 
awareness and support. 
Magnitude of Impact: Low Impact  
Long-Term Affordability Considerations: Indirect impact by increasing awareness. 
 
IMPLEMENTATION 
Approach: Increase information by providing resources to the community housing programs.  
Complexity: Low, though requires regular maintenance 
Policy Lead: City 
Department: Community Development 
City Staffing Implications: Low, primarily for content creation and updates. Clackamas County already provides a housing 
resource page for linking. 5 
Implementation Steps: Gather common housing questions and prepare an FAQ on the City website and for print at City Hall 
regarding resources available and application processes for financial assistance for individuals facing a housing crisis and 
incentives available for housing development. Poll local small developers about specific information that would be helpful 
and work to present and provide the information clearly and efficiently. Adopt methodology for regular updating of 
information in collaboration with Clackamas County resources and housing advocates.  
Implementation Partners: Nonprofits and Housing Organizations 
Annual Monitoring: Number of resources accessed; number of individuals/households assisted. 
 

BENEFITS/BURDENS 
Benefits: Low-income families, people living with disabilities, seniors, communities of color, those experiencing homelessness, and local homeowners and 
developers gain better access to information on housing options, housing development, and emergency assistance programs. Translated resources would 
benefit non-English speakers. 
Burdens: No identified burdens for target populations. 
Externalities: Minimal risks to the city. 
 

 
5 Clackamas County Housing Resources Page available at https://www.clackamas.us/guide/housing-resources. 
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15. Collaborating with Clackamas County to Address Homelessness/Houselessness 

OVERVIEW 
Timeline 

Adoption 2027 
Implementation 2027 
Impact on 
Needed 
Housing 

2028 

 
 
Affordability Target: 
Publicly Subsidized (< 30% AMI) 
and Affordable (30-80% AMI) 
 
Tenure: 
Owner/Rental 
 
Funding Needs:  
Moderate to high, depending 
on the city's financial 
contribution to joint initiatives, 
but with opportunities to 
leverage county and state 
funding. 
 
Funding Partners:  
State of Oregon 
 

DESCRIPTION 
Partnering with Clackamas County to align resources, strategies, and programs aimed at preventing homelessness and 
supporting individuals and families currently experiencing homelessness. Leverages county expertise and funding while 
ensuring the city plays an active role in addressing local needs. 
Magnitude of Impact: Medium Impact   
Long-Term Affordability Considerations: Helps stabilize housing for vulnerable populations, reducing long-term costs 
associated with homelessness. 
 
IMPLEMENTATION 
Approach: Increase affordability by aligning local efforts with regional goals.   
Complexity: Low 
Policy Lead: City partnership  
Department: Community Development 
City Staffing Implications: Moderate, requiring staff time for coordination, participation in regional planning efforts, and 
monitoring program outcomes. 
Implementation Steps: Established regular and recurring communication between City and County staff with regard to 
housing production and individuals and families rent burdened and/or facing eviction and houselessness.  
Implementation Partners: Developers and County 
Annual Monitoring: Track the number of individuals transitioned to existing or new permanent housing and those referred 
for eviction prevention. 
 

BENEFITS/BURDENS 
Benefits: Low-income individuals, families, veterans, seniors, and other vulnerable populations gain access to coordinated services, housing options, and 
supportive programs. Protected classes disproportionately impacted by homelessness, such as people with disabilities and people of color, will benefit from 
targeted interventions. 
Burdens: No identified burdens for target populations. 
Externalities: Administrative coordination may increase workload for city staff; potential community resistance to new programs or housing developments. 
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Table 3. Benefits and Burdens Mitigation Matrix 
 

Action Intended Benefit Anticipated Unintended Burden Mitigation Measures 
1 Code Revisions for 

ADUs 
Expands affordable, flexible 
housing options and increases 
density. 

No burdens to needed housing/population 
identified.  

NA 

2 Develop 
Standards for 
Cottage Clusters 

Increases density with multiple 
small homes on a single lot, 
offering more affordable and 
diverse housing options especially 
for seniors and people 
experiencing disabilities, while 
preserving community-oriented 
living and efficient land use. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes.  

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

3 Small Dwelling 
Unit 
Developments 

Increases the number of 
affordable, smaller homes that 
can be built on limited land, 
making efficient use of space and 
diversifying housing options. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

4 Modify 
Requirements for 
Ground-floor 
Retail/Commercial 

Increases flexibility in 
development and financing, 
potentially reducing costs and 
promoting more affordable 
housing. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 
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5 Regulate Short 
Term Rentals 

Helps preserve long-term rental 
housing availability and 
affordability for residents, with 
exception for transitional housing. 

No burdens to needed housing/population 
identified.  

NA 

6 Address 
Impediments to 
Home Ownership 

Encourages home ownership 
among lower-income residents, 
promoting stability and equity in 
the housing market. 

No burdens to needed housing/population 
identified.  

NA 

7 Remove 
Impediments for 
Conversions/ 
Duplex parking 

Encourages home ownership 
among lower-income residents, 
promoting stability and equity in 
the housing market. 
Lowers development costs and 
makes it easier to create more 
housing in established 
neighborhoods on already 
developed land. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

8 Flexible 
Regulatory 
Concessions for 
Affordable/Access
ible Housing  

Zoning incentives address 
affordability and accessibility 
needs in projects developed by 
private, for-profit developers who 
would not otherwise provide 
these additional housing units. 
Developers and housing agencies 
face regulatory impediments to 
building affordable housing which 
can often derail projects. This 
strategy provides a flexible 
framework for delivery of 
affordable housing including but 
not limited to reduced minimum 
setbacks, height bonuses, and/or 
allowing for flexibility in how units 
are delivered. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. This strategy 
is not intended to allow for a lower quality for 
affordable housing buildings. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

51



 
38 

 

9 Federal Low 
Income Housing 
Tax Credit (LIHTC) 
Program to offset 
cost of building 
affordable 
housing 

Makes affordable housing projects 
financially viable and encourages 
private investment in affordable 
units. LIHTC can be used to create 
mixed-income housing that 
provides cross-subsidy to 
affordable units; LIHTC can also be 
combined with additional 
programs to extend the 
affordability period for the 
housing. 

No burdens to needed housing/population 
identified. 

NA 

10 Address 
unmaintained 
“zombie” housing 

More assertive tax foreclosures to 
enable zombie housing to be 
rehabbed into occupied housing. 
Facilitates the conversion of 
unused properties into affordable 
housing by reducing upfront costs 
for developers, including non-
profits, revitalizes neighborhoods, 
and increases housing stock.  

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

11 Land Owned by 
Faith-Based 
Organizations for 
Affordable 
Housing 

Utilizes underused land resources 
for community benefit and 
addresses local affordable housing 
needs. 

No burdens to needed housing/population 
identified.  

NA 

12 Provide public 
improvement 
assistance to 
housing 
developers within 
the Urban 
Renewal Area 

Reduces development costs, 
encouraging housing growth in 
underdeveloped or strategic 
areas. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 
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13 Modify SDC fee 
schedules based 
on size 

Lowers costs for compact housing 
units, making them more 
financially feasible for all builders, 
including non-profits. 

All redevelopment runs the risk of displacing low-
income renters, both on the property being 
developed and in the surrounding neighborhood. 
ADUs, cottage, and middle housing have a medium 
impact on preventing displacement, with planning 
and continued monitoring of production. Low 
income renters are statistically disproportionately 
seniors, people living with disabilities, communities 
of color, and other protected classes. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

14 Affordable 
Housing Options 
Library of 
Information 

Provides homeowners, small 
developers, and those looking for 
housing with easy access to 
affordable housing resources, 
increasing awareness and support. 

Accessibility based on internet access, language, or 
disability; information may be outdated; language 
could be disrespectful or too full of jargon or 
acronyms. 

Planning and continued monitoring with 
attention to displacement in gentrifying 
areas; Maintain a relationship with 
Clackamas County Health, Housing, and 
Human Services regarding available 
services and assistance. HPS actions are 
designed as a whole to support low-
income housing, and the 
implementation strategy aims to offset 
burdens on at risk communities. 

15 Collaborating with 
Clackamas County  

Leverages county expertise and 
funding while ensuring the city 
plays an active role in addressing 
local needs. 

No burdens to needed housing/population 
identified.  

NA 
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Implementation Considerations 
This section provides an assessment of the potential limitations, risks, and funding or revenue 
implications associated with implementing each action. Any of these factors could influence the city's 
ability to adopt a particular action. Key implementation considerations for each action include: 

• Long-Term Affordability: A primary goal for the city is to maintain affordable housing over the 
long term. Many incentive programs and tax exemptions require affordability for a defined 
period, after which units may revert to market rates. This criterion evaluates whether an action 
ensures long-term affordability or specifies the duration of required affordability. 

• Risk: Implementing housing actions may involve trade-offs, potentially affecting residents, 
development patterns, transportation, or city revenue streams. Some actions depend on 
successful partnerships for effective execution. This criterion identifies potential challenges or 
impacts associated with each action. 

• City Staffing Implications: The execution of HPS actions will require varying levels of staff time 
and capacity. This criterion considers the staff resources needed for each action, ensuring that 
implementation demands are feasible given the city's staffing levels. 

• Funding Implications: Some actions will require significant or ongoing funding. Notably, actions 
like Urban Renewal or a future Construction Excise Tax (CET) could generate funding to support 
the implementation of other HPS initiatives. 

Funding Sources 
One of the primary challenges to implementing the HPS in Molalla is the availability of adequate funding. 
Financial resources are essential not only to construct new housing units, preserve existing affordable 
housing, and provide equitable housing access but also to support the staffing and administrative efforts 
required to implement the strategy. Identifying sustainable and realistic funding sources is critical for 
achieving Molalla’s vision for affordable housing. 

A successful housing program requires funding sources that are stable, flexible, and specifically 
dedicated to housing preservation and development. While Molalla can leverage some existing funding 
options, pursuing additional funding mechanisms will be necessary to fully support the HPS initiatives. 
Potential funding sources include: 

• Urban Renewal Area (URA): Public improvement assistance to housing developers within the 
Urban Renewal Area. 

• Construction Excise Tax (CET) Revenues: State statutes allow CET funds to be used for a range of 
housing-related activities, including at least 50% for developer incentives, up to 4% for 
administrative costs, 15% for statewide homeowner programs, and up to 35% for flexible local 
affordable housing programs. If Molalla establishes a CET, the city will need to create a clear plan 
for allocating these funds to support affordable housing development effectively. 

• Affordable Housing Trust Fund (AHTF): Molalla could establish an AHTF to provide direct 
financial resources for affordable housing projects targeting low-income households. Potential 
funding sources for an AHTF include a construction excise tax, general obligation bonds, 
transient occupancy taxes, the sale of surplus city property, or dedicated contributions from 
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marijuana tax revenues. The fund could also benefit from one-time contributions, such as 
bequests or grants. 

• Department of Land Conservation and Development (DLCD): Grants are available for technical 
assistance in implementing housing policies, such as requesting help creating a methodology for 
scaled SDCs or model code.  

Monitoring and Implementation  
Table 2 looks at the metrics the city will use to evaluate their progress on implementing the actions, with 
the understanding that annual monitoring of outcomes is only one way to assess the efficacy of housing 
policies. Market trends and the level of interest shown by developers could indicate that a policy is 
favorable, even if it does not result in measurable units each year.  

Table 4. Action Monitoring 

 Actions Annual Monitoring 
1 Revisions for ADUs Number of ADUs developed 

Reduce SDCs for ADUs Number of ADUs developed and revenue 
collected 

2 Develop Standards for Cottage Clusters Number of cottage cluster developments, units 
constructed 

3 Small Dwelling Unit Developments Number of small dwelling units developed 
4 Reassess Requirements for Ground-floor 

Retail/Commercial 
Number of ground-floor retail/commercial 
spaces converted or developed 

5 Regulate Short Term Rentals Number of short-term rental licenses issued, or 
violations resolved 

6 Address Impediments to Home Ownership Number of households assisted in overcoming 
homeownership barriers (e.g., down payment 
assistance, financing) 

7 Remove Impediments for Conversions/Duplex 
parking 

Number of conversions to duplexes or parking 
requirement adjustments made 

8 Flexible Regulatory Concessions for 
Affordable/Accessible Housing 

Number of accessible and/or affordable units 
developed 

9 Federal Low Income Housing Tax Credit (LIHTC) 
Program to offset cost of building affordable 
housing 

Amount of funding allocated through LIHTC; 
number of affordable units built 

10 Address unmaintained “zombie” housing Number of affordable units created and the 
number of naturally occurring affordable units 
removed 

11 Land Owned by Faith-Based Organizations for 
Affordable Housing 

Number of projects developed on faith-based 
owned land 

12 Provide public improvement assistance to 
housing developers within the Urban Renewal 
Area 

Amount of public improvement funding 
allocated; number of projects supported 

13 Modify SDC fee schedules based on size Number of developments benefiting from 
modified SDC fees 
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14 Affordable Housing Options Library of 
Information 

Number of resources accessed; number of 
individuals/households assisted 

15 Collaborate with Clackamas County Number of individuals transitioned to 
permanent housing. 

 

Implementation Timeline 
Implementing the HPS will be a gradual process, as each action will require further steps, including 
additional analysis, updates to existing standards or programs, discussions with decision-makers, and 
public hearings.  

Table 5 outlines the implementation timeline for each action.  

Table 5. Implementation Timeline
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Future Housing Action for Consideration 
The following actions, though important and valuable, will not be included as formal policies in the HPS. 
Instead, they will be presented as recommendations for the city to consider in the future or incorporate 
into another process.  

Inclusionary Zoning: Amend the Development Code to include language requiring developers of new 
housing units within a market rate development to set aside a portion of the new units as affordable 
housing.   

Add Restrictive Covenants to Ensure Affordability: Creating restrictive covenants to ensure affordability 
at a certain income level for new construction. Covenants are placed on property in exchange for local or 
state government providing financial contribution to the project. 

Provide Handbook with Pre-Approved Plan Sets for Accessory Dwelling Units: This action would allow 
the city to speed up the review process and costs for ADUs by providing property owners or developers 
with pre-approved plan sets. Short of actual pre-approved plans, the city should consider developing a 
handbook for homeowners with specifics on the benefits and steps to building an ADU on their property, 
with examples of plans that have been or would be approved. Oregon City has a similar document.6 

Reduce Regulatory Barriers to Lot Division: Amends the Development Code to make proposals for land 
division more attainable by removing certain requirements. Examples of requirements that could be 
removed are minimum street frontage or driveway requirements. 

Flexible Regulatory Concessions for Affordable Housing: Provide flexible provisions for non-profit 
developers to allow for reduced standards, bonuses to density or structure height, and/or flexibility in 
the delivery of units for affordable housing developments.   

Operating Subsidies for Affordable Housing Developments: Provide annual funding/subsidies to 
property owners of affordable housing developments to offset the operating costs of the development 
to keep units affordable. Subsidies can be provided annually or more frequently, as funds allow. 

Tax Increment Financing (TIF) Set-Aside: A Tax Increment Financing (TIF) Set Aside is intended for the 
creation of affordable housing within designated Urban Renewal Area. Essentially, the increase in 
property tax revenue resulting from new developments is diverted to subsidize the development of 
affordable housing.  

Federal HOME Program: Funding for rental and homebuyer assistance and construction: The HOME 
program offers funding for rental assistance, homebuyer assistance, and housing construction, with a 
focus on serving low-income households, including those at risk of homelessness. By supporting the 
creation and preservation of affordable housing, as well as providing direct assistance to individuals, the 
program helps expand housing options for people experiencing homelessness, ensuring they have access 
to stable housing and the resources needed to maintain it. 

Eviction Prevention Programs: Eviction Prevention Programs provide financial assistance to families who 
are being evicted from an affordable dwelling due to nonpayment of rent during or following an 

 
6 Accessory Dwelling Units in Oregon City by the Community Development – Planning Department available online at 
https://www.orcity.org/DocumentCenter/View/3789/Guide-to-Accessory-Dwelling-Units-ADU-in-Oregon-City-PDF 

57



 
44 

 

unforeseen temporary crisis, such as job loss or serious illness. Eviction prevention programs are often  
supported by counties to address concerns about displacement of low-income renters and limit the need 
for much more costly temporary shelters. 

Nonprofit Low-Income Rental Housing Exemption: This tool can provide a simplified way for affordable 
housing owned and operated by a nonprofit or community land trust to qualify for a property tax 
exemption. 

Homestead Tax: Imposing a tax on second homes and using funds to promote and support the 
development of affordable housing. 

Right of First Refusal for Land Purchase: Affordable housing providers could be offered a Right of First 
Refusal for City, County, or State-owned land when the land would be used for affordable housing. 

Street Construction Alternatives (Gutters): This action would eliminate the requirement for concrete 
gutter installation when developing new streets for local and neighborhood routes only. 

V. Achieving Fair and Equitable Housing Outcomes 
This section provides an assessment of the goals and strategic actions aimed at achieving fair and 
equitable housing outcomes. It also includes a discussion on monitoring the outcomes of Molalla’s 
Housing Production Strategy (HPS). 

Evaluation of Policies and Strategic Actions 
Per OAR 660-008, an evaluation of the HPS is required to assess its effectiveness in achieving specific 
outcomes. The following discussion offers a brief overview of each expected outcome related to the 
policies and actions within the HPS, emphasizing housing opportunities for federally and state-protected 
classes. This is intended as a high-level summary of the HPS, rather than an exhaustive analysis of each 
action’s impact on these outcomes. 

Location of Housing 
To diversify housing locations, it is essential to expand options for compact residential development in 
mixed-use neighborhoods, ensuring accessibility for individuals in state and federal protected classes. 
This approach also aims to contribute to statewide greenhouse gas emission reduction goals. Actions 
within the HPS that promote the development of compact, mixed-use neighborhoods include: 

• Revisions for ADUs: Expanding opportunities for accessory dwelling units (ADUs) can increase 
housing options in established neighborhoods, allowing for more equitable access to desirable 
locations. 

• Develop Standards for Cottage Clusters: Supporting the development of cottage clusters creates 
smaller-scale housing communities that fit within a variety of neighborhoods, offering more 
diverse housing choices. 

• Small Dwelling Unit Developments: Facilitating small dwelling units helps provide affordable and 
accessible housing options for individuals and families with varied needs. 
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• Reassess Requirements for Ground-floor Retail/Commercial: Facilitating small dwelling units 
helps provide affordable and accessible housing options for individuals and families with varied 
needs. 

Fair Housing 
Supporting Fair Housing involves expanding housing access for individuals in state and federal protected 
classes, actively promoting Fair Housing, addressing disparities in housing opportunities for underserved 
communities, and reducing patterns of segregation or concentrations of poverty. Actions within the HPS 
that advance Fair Housing policies include: 

• Land Owned by Faith-Based Organizations for Affordable Housing: Encouraging the use of land 
owned by faith-based organizations for affordable housing development can provide additional 
opportunities for low-income individuals and families to access safe, affordable housing in areas 
that may otherwise be limited in options. This helps ensure that protected classes have 
equitable access to housing in diverse neighborhoods, reducing barriers to opportunity. 

• Affordable Housing Options Library of Information: Creating a centralized resource for 
information on affordable housing options can help underserved populations, particularly those 
from protected classes, navigate available housing opportunities more easily. This resource 
would support equitable access to housing, promote informed decision-making, and address 
barriers such as lack of knowledge or awareness of available programs and opportunities. 

The HPS assumes that actions impacting low-income communities are likely to also impact communities 
of color, people with disabilities, and members of other protected classes. In general, the strategies in 
the HPS are unlikely to increase burdens experienced by marginalized populations. For the following 
specific strategies, which generally can have indirect impacts on marginalized populations, we see the 
specific circumstances in Molalla making those burdens unlikely: 

• Strategies which increase development/redevelopment can increase displacement pressure on 
low-income and marginalized populations when it disproportionally occurs in areas of naturally 
occurring affordable housing and communities of color. However, the upzoned residential land 
within Molalla city limits outlined above occurred on underutilized industrial land and not likely 
to impact displacement. 

• While implementation measures mentioned in the HPS, like the creation of a residential CET, 
could increase costs that are just passed on to tenants/homeowners, that cost is not directly 
part of any strategy. If it did occur, the burden would be spread across all developments and not 
disproportionately felt by marginalized communities, though it would be a metric to monitor as 
implementation occurs 

Housing Choice 
Expanding housing choice means improving access to housing for communities of color, low-income 
households, people with disabilities, and other groups protected by state and federal laws. This also 
involves ensuring access to existing or new housing in neighborhoods that offer healthy, safe 
environments along with high-quality community amenities, schools, and employment opportunities. 
Actions within the HPS that support increased housing choice include: 
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• Address Impediments to Home Ownership: By addressing barriers to homeownership, such as 
high down payment requirements, limited access to credit, and discriminatory lending practices, 
more individuals from underserved communities, including communities of color and low-
income households, can access homeownership opportunities. This expands housing choice by 
providing pathways to long-term stability and wealth-building in diverse neighborhoods. 

• Remove Impediments for Conversions/Duplex parking: Simplifying or removing parking 
requirements for housing conversions or duplex developments can help increase the availability 
of affordable housing options in existing neighborhoods. By reducing parking-related barriers, 
more property owners can create additional housing units, thus increasing the housing stock in 
areas with high demand, and improving access to safe, well-connected neighborhoods with 
quality amenities. 

• Modify SDC fee schedules based on size 
• Zoning incentives address affordability and accessibility needs in projects developed by private, 

for-profit developers who would not otherwise provide these additional housing units. 

Housing Options for People Experiencing Homelessness 
Expanding options for people experiencing homelessness involves collaborating with partners to address 
homelessness and implementing measures to reduce the risk for households, particularly those with 
incomes below 30% of MFI, of experiencing homelessness. The HPS includes the following actions to 
support people experiencing homelessness: 

• Federal Low Income Housing Tax Credit (LIHTC) Program to offset cost of building affordable 
housing: The LIHTC program provides financial incentives for the development of affordable 
rental housing, which can help increase the availability of housing options for people 
experiencing homelessness. By offsetting the cost of construction, the program makes it more 
feasible for developers to build affordable housing units, including for extremely low-income 
households, thus expanding housing options for those at risk of or currently experiencing 
homelessness. Cities can help developers apply for federal money by providing support and 
resources. Depending on staff capacity, this could mean a collaboration to better understand 
HUD requirements and leveraging those funds with additional state or county programs and 
financing tools. This strategy will work in tandem with Strategy 14 to provide residents and 
developers with easy access to affordable housing resources, increasing awareness and support. 

• Collaborate with Clackamas County: Through this partnership, the city can facilitate the 
development of transitional housing, permanent supportive housing, and affordable rental units 
tailored to the needs of vulnerable populations. Programs such as coordinated entry systems 
and targeted outreach can ensure equitable access to these housing options, prioritizing 
individuals with the greatest needs, including those with disabilities, veterans, and families with 
children. By aligning city and county efforts, the collaboration can also streamline funding 
opportunities, enabling the construction of new housing units and the repurposing of existing 
buildings to serve as shelters or supportive housing. 

Affordable Homeownership 
This criterion emphasizes actions that promote the production of housing affordable for 
homeownership, specifically targeting housing affordable to households earning less than 120% of MFI. 
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Many HPS actions support affordable homeownership by encouraging the development of lower-cost 
ownership options, removing regulatory barriers, upholding Fair Housing standards, and making 
essential capital improvements. Key actions within the HPS that advance affordable homeownership 
include: 

• Small Dwelling Unit Developments: Can help promote affordable homeownership by providing 
more accessible and lower-cost housing options. The focus on smaller, efficient homes ensures 
that these developments remain affordable for low- and moderate-income households, 
supporting first-time homebuyers and those seeking to enter the housing market. 

• Address Impediments to Home Ownership: By addressing barriers such as high down payments, 
limited access to financing, and restrictive zoning laws, this action makes homeownership more 
accessible for households earning less than 120% of MFI. Removing these obstacles helps 
increase the availability of affordable homeownership opportunities, enabling more low- and 
moderate-income families to achieve long-term housing stability. 

• Provide Code Enforcement Information to Affordable Housing Developers: While the term 
“zombie housing’ gained popularity and import after the financial crisis of 2008, the incidence of 
distressed or derelict properties is on the rise in many areas across the U.S. This strategy is more 
than a safety or neighborhood quality concern. It is a strategy to identify underutilized land and 
use it in ways that would benefit the community. During our conversations with the PAC, it was 
clarified that efforts to identify derelict properties would be particularly beneficial in lowering 
the administrative costs for non-profit and for-profit developers of affordable housing, such as 
Habitat For Humanity, and identifying attractive locations for future development. This 
engagement drove us to increase the impact above low-medium. Molalla Code Enforcement is 
already tasked with remediating several properties annually across the City. Compounded by 
high interest rates and the high cost of construction materials necessary for repairs, Molalla 
anticipates that this could become a significant issue very soon and plans to use code 
enforcement information as a benefit to developers of affordable housing. 

• Flexible Regulatory Concessions for Affordable/Accessible Housing: This type of flexibility with 
offering zoning incentives is designed to address the production of both affordable and 
accessible units in projects developed by private, for-profit developers who would not otherwise 
provide these additional housing units, non-profit developers, and housing authorities by 
including concessions such as reduced minimum setbacks, height bonuses, and/or allowing for 
flexibility in how units are delivered for both rental and homeownership opportunities. 

Affordable Rental Housing 
Supporting affordable rental housing involves actions that promote the production of both income-
restricted housing (affordable for households earning below 60% of MFI) and privately developed 
affordable housing (affordable for households earning between 61% and 80% of MFI). While most 
actions within the HPS have the potential to benefit low income renters, the following actions are 
designed to directly impact the number of affordable rental housing developments in Molalla: 

• Federal Low Income Housing Tax Credit (LIHTC) Program to offset cost of building affordable 
housing: The LIHTC program provides incentives for the development of affordable rental and 
homeownership units. By reducing construction costs, it encourages the creation of homes that 
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are affordable for households earning below 60% of MFI. This helps expand the stock of 
affordable homes for ownership, ensuring that lower-income households can access quality, 
affordable housing. 

• Flexible Regulatory Concessions for Affordable/Accessible Housing: This type of flexibility with 
offering zoning incentives is designed to address the production of both affordable and 
accessible units in projects developed by private, for-profit developers who would not otherwise 
provide these additional housing units, non-profit developers, and housing authorities by 
including concessions such as reduced minimum setbacks, height bonuses, and/or allowing for 
flexibility in how units are delivered for both rental and homeownership opportunities. 

• Provide Code Enforcement Information to Affordable Housing Developers: While the term 
“zombie housing’ gained popularity and import after the financial crisis of 2008, the incidence of 
distressed or derelict properties is on the rise in many areas across the U.S. This strategy is more 
than a safety or neighborhood quality concern. It is a strategy to identify underutilized land and 
use it in ways that would benefit the community. During our conversations with the PAC, it was 
clarified that efforts to identify derelict properties would be particularly beneficial in lowering 
the administrative costs for non-profit and for-profit developers of affordable housing, such as 
Habitat For Humanity, and identifying attractive locations for future development. This 
engagement drove us to increase the impact above low-medium. Molalla Code Enforcement is 
already tasked with remediating several properties annually across the City. Compounded by 
high interest rates and the high cost of construction materials necessary for repairs, Molalla 
anticipates that this could become a significant issue very soon and plans to use code 
enforcement information as a benefit to developers of affordable housing. 

• Land Owned by Faith-Based Organizations for Affordable Housing: Encouraging the use of land 
owned by faith-based organizations for affordable housing development can provide additional 
opportunities for low-income individuals and families to access safe, affordable housing in areas 
that may otherwise be limited in options. This helps ensure that protected classes have 
equitable access to housing in diverse neighborhoods, reducing barriers to opportunity. 

Gentrification, Displacement, and Housing Stability 
Enhancing housing stability involves actions that help secure the stability of current households and 
prevent displacement, reducing the impacts of gentrification that may arise from public investments or 
redevelopment. Areas vulnerable to displacement are areas of concentrated poverty, elevated 
occurrence of rental units compared to the larger region, and lower property values and rents that make 
them favorable to development.7 These areas are statistically more likely to be populated by 
communities of color and other protected classes. While Molalla is not a particularly vulnerable area 
when these factors are compared across Clackamas County, geospatial analysis within Molalla city limits 
to identify areas of concern and predict the impact on vulnerable communities  would require reliable 
block group data from the U.S. Census. An area near Molalla Elementary and W. Main Street could be an 
area of concern, though mapping it would be irresponsible due to a high margin of error and the 

 
72018 Gentrification and Displacement Neighborhood Typology Assessment, Key Findings and 
Methodology Report, Bureau  of Planning and Sustainability, City of Portland, Oregon, via https://www.portland.go
v/sites/default/files/2020‐ 01/gentrification_displacement_typology_analysis_2018_10222018.pdf 
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likelihood that the data is not telling a coherent story.8 For most of the variables the corresponding 
margin of error was equal to or higher than the sample size and therefore statistically unreliable. Until 
reliable quantitative data becomes available for sample sizes as small as Molalla, the city will need to 
monitor displacement through qualitative data and community engagement, as outlined above in Table 
3 and consider the impact each development application will have on vulnerable community and 
naturally occurring affordable housing.  

Molalla has focused rezoning efforts for higher density housing on underutilized industrial land, which 
should help to limit the impact that new development may have on areas vulnerable to gentrifications. 
Areas that are disproportionately impacted by displacement pressure will be monitored at the mid-cycle 
review in four years. 

Actions within the HPS that support housing stability include: 

• Regulate Short Term Rentals: By regulating short-term rentals, this action helps ensure that 
housing units remain available for long-term residents, particularly in areas where housing 
affordability is already a concern. It prevents the conversion of rental units into short-term 
vacation rentals, which can drive up rents and contribute to displacement, helping to stabilize 
the housing market for existing residents. 

• Provide public improvement assistance to housing developers within the Urban Renewal Area: 
By offering public improvement assistance to developers in urban renewal areas, this action 
encourages development that aligns with community needs while also preventing the 
displacement of current residents. The focus on affordable housing ensures that redevelopment 
projects contribute to stability by creating housing options that remain affordable and accessible 
to the existing population. 

• Provide Code Enforcement Information to Affordable Housing Developers: While the term 
“zombie housing’ gained popularity and import after the financial crisis of 2008, the incidence of 
distressed or derelict properties is on the rise in many areas across the U.S. This strategy is more 
than a safety or neighborhood quality concern. It is a strategy to identify underutilized land and 
use it in ways that would benefit the community. During our conversations with the PAC, it was 
clarified that efforts to identify derelict properties would be particularly beneficial in lowering 
the administrative costs for non-profit and for-profit developers of affordable housing, such as 
Habitat For Humanity, and identifying attractive locations for future development. This 
engagement drove us to increase the magnitude of impact. Molalla Code Enforcement is already 
tasked with remediating several properties annually across the City. Compounded by high 

 
8Molalla’s calculations on vulnerability compared local block group geographies to regional averages across six 
variables reported by the US Census, ACS 2014-2018 (five-year estimates) via Social Explorer reported by state, 
county, city, census tract, and block group: percent of households that are renters , percent of households that are 
low-income, percent of adults (25 or older) without a four-year degree, percent of population who identify with a 
community of color, median home value, and median gross rent. Molalla touches 8 Census block groups, over 3 
Census Tracts. Block Group 1 for Tract 239 had a higher local average when compared to the region on 5 of the 6 
variables, but the margin of error was higher than the actual sample size and therefore statistically unreliable for a 
community as small as Molalla. Block Group data reported 317 people reporting Hispanic/Latino origin with a 
margin of error of +/- 365 people, 9 people reporting their race as Asian, with margin of error +/- 13 people, 
meaning that the block group may have zero people in these categories, making mapping irresponsible.  

63



 
50 

 

interest rates and the high cost of construction materials necessary for repairs, Molalla 
anticipates that this could become a significant issue very soon and plans to use code 
enforcement information as a benefit to developers of affordable housing to ensure that this 
action increases housing stability in vulnerable areas that might otherwise develop into market 
rate housing without affordability requirements. 

• Collaborate with Clackamas County: A jurisdictional partnership can facilitate the development 
of transitional housing, permanent supportive housing, and affordable rental units tailored to 
the needs of vulnerable populations by maximizing resources and implementing existing 
programs throughout the community and work to ensure housing stability. Programs such as 
coordinated entry systems and targeted outreach can ensure equitable access to these housing 
options, prioritizing individuals with the greatest needs, including those with disabilities, 
veterans, and families with children. By aligning city and county efforts, the collaboration can 
also streamline funding opportunities, enabling the construction of new housing units and the 
repurposing of existing buildings to serve as shelters or supportive housing. 

VI. Additional Recommendations  
Community feedback during this process highlighted opportunities to enhance engagement efforts and 
better connect with Molalla’s diverse population. To ensure future housing-related outreach is inclusive 
and effective, the city could consider adopting policies or measures aimed at increasing accessibility and 
representation, particularly for underrepresented and vulnerable communities. Community feedback 
further highlighted a need for broader, more inclusive outreach, especially to older and less tech-savvy 
residents. Residents seek further transparency and engagement processes that ensure Molalla’s diverse 
population is represented and engaged. The survey underscored a community committed to balancing 
necessary growth with protecting the identity, infrastructure, and quality of life they valued. 

Key actions include: 

• Enhancing Accessibility: Use multiple outreach methods, such as printed surveys, in-person 
canvassing, and partnerships with trusted community organizations, to reach populations less 
likely to engage online or through traditional city channels. 

• Clarifying Materials: Provide plain-language summaries and visual aids to help residents better 
understand proposed actions and their potential impacts. 

• Fostering Trust and Transparency: Share how community input influences decisions, through 
clear reports and updates, to demonstrate the value of participation. 

These approaches could serve as a foundation for a broader engagement policy focused on equity and 
accessibility, ensuring all voices in Molalla are heard in future housing and planning efforts. 
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Appendix A. Contextualized Housing Need Memo 
Introduction 
Surrounded by forest and rolling hills, Molalla offers an escape from city life and fosters a tight-
knit sense of belonging among residents. With a rich history, Molalla captures the essence of 
small-town living. This culture has attracted new residents and businesses over recent years, 
causing Molalla's growth to outpace the rest of Clackamas County.  

Against this backdrop, the 2022-2042 Molalla Housing Needs Analysis (HNA) provides a 
comprehensive overview of Molalla’s needed housing, including current and prospective 
residents. The Molalla community hosts a unique blend of demographics and socioeconomic 
characteristics, encompassing factors such as age, income, race, ethnicity, and disability, which 
are a vital context within which to understand the housing need. Steady growth has created 
need to address the lack of available housing, particularly for rent-burdened households, people 
of color, people experiencing a disability, and people experiencing houselessness.  

Guided by the insights gleaned from the HNA, the Housing Production Strategy (HPS) will bridge 
the gap between identified housing need and actionable solutions tailored to Molalla's unique 
context. By aligning unmet housing needs with innovative strategies suited to the distinctive 
locale and growth, the HPS will pave the way for a brighter, more equitable future for all who 
call Molalla home. 

The first step in bridging that gap is a contextualization and incorporation of information from 
the HNA that describes current and future housing needs in the context of population and 
market trends.  

At a minimum, a Contextualized Housing Needs Memo must include a discussion of:9 

• Socio-economic and demographic trends of households living in existing Needed Housing. 
This must include a disaggregation of households living in existing Needed Housing by race 
and ethnicity; 

• Measures already adopted by the city to promote the development of Needed Housing; 
• Market conditions affecting the provision of Needed Housing; 
• Existing and expected barriers to the development of Needed Housing; 
• An estimate of the number of people or households experiencing homelessness. Estimates 

must include, as available, the following data sources: 
o An estimate of regional housing need for people experiencing homelessness 

provided by the state or regional entity; 
o The applicable Housing and Urban Development Point-in-Time count conducted by 

the Continuum of Care that the city is located within; 
 

9 OAR 660-008-0050 

65



 
52 

 

o The applicable Housing and Urban Development Annual Homelessness Assessment 
Report; and 

o The applicable McKinney-Vento Homeless Student Data for all school districts that 
overlap with the city boundary. 

• Percentage of Rent Burdened Households;10  
• Housing tenure, including rental and owner households; and 
• Housing needs for people with disabilities, including hearing, vision, cognitive, ambulatory, 

self-care difficulty, and independent living as provided in the applicable American 
Community Survey and other data sets, as available. 

HNA Highlights 
1. Forecasted population for Molalla in 2042 is 15,660, which is an increase of 5,432 

people, which translates to 1,996 net new dwelling units based on an assumed vacancy 
rate of 4% and 2.83 persons per household. 

2. Future demand anticipates a greater share of medium and high-density housing 
compared to the current inventory:  

• Single family detached homes (includes manufactured homes): 55% (1,098 units) 
• Medium density housing (townhouses, plexes): 25% (499 units) 
• High density housing (multi-family apartments): 20% (399 units) 
 

As these numbers indicate, single family detached housing will continue to be a key housing 
need in the city, accounting for the largest portion of the existing housing and future housing 
need. While the traditional allure of single family detached housing remains robust, the mosaic 
of Molalla's population dynamics reflects a burgeoning demand for diverse housing options. 
About 45% of the future housing need will be a mix of plexes (duplex, tri-plex, quad-plex), 
townhomes and apartments. Understanding the implications of these trends on housing costs 
becomes imperative. 

Contextualized Factors 

Population Growth 
The housing market in Molalla is shaped by rapid population growth, significant affordability 
challenges, and disparities in housing accessibility for low-income households, people of color, 
people with disabilities, and those experiencing houselessness.  

Addressing these issues requires comprehensive strategies, including increasing affordable 
housing supply, seeking and providing tools for house burdened renters, and implementing 
inclusive policies to support vulnerable populations. 

 
10 As determined in the report described in OAR 813-112- 0020(2). 
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• 7% of the population in Molalla is living near or below the poverty line, suggesting 
economic challenges for a substantial number of residents and only 46% of all rental-
occupied housing is considered affordable (commonly defined as paying less than 30% of 
income in housing costs).  

• 24% of Molalla’s population identifies as a minority, with 16% identifying as Hispanic or 
Latino. Homeownership rates are lower for minority groups compared to households 
overall. 

• 16% of Molalla’s population is living with a disability, which is higher than county and 
national averages. 

• Point-in-Time counts estimate 410 people were experiencing houselessness in 
Clackamas County in 2023. 

The City of Molalla has experienced steady growth for over twenty years. Figure 1 below shows 
Molalla’s population grew by 2,120 between 2010 and 2020, based on the US Census. This trend 
is expected to continue over the coming decades with a population projection of 15,660 by 
2042.  

Figure 1. Molalla Population 2000, 2010, 2020, 2042 

 
Sources: US Decennial Census 2000, 2010, and 2020 and Portland State University (PSU) Population Center 2020 projection for 
2042. 

As cited in the HNA, this rapid expansion translates to an Average Annual Growth Rate (AAGR) 
of 2.34% between the 2010 and 2020 Decennial Census reports. In comparison, the State of 
Oregon saw an AAGR of 1.02% and the Clackamas County as a whole saw 1.13%. 11 

Market Factors 
The housing market in Molalla, Oregon, reflects a unique blend of factors that shape its current 
landscape. Nestled amidst the scenic beauty of the Willamette Valley, Molalla's allure lies in its 
small-town charm while still being within commuting distance of the rest of the Portland Metro 

 
11 Source cited in the HNA was Oregon REA Project. Oregon.REA.project.org 

5,872
8,108

10,228

15,660

2000 2010 2020 2030 2042

67



 
54 

 

area. Housing in Molalla is in high demand, which is increasing at a higher rate than in the 
surrounding area.  

The March 2024 Rocket Homes Real Estate Report identifies that Molalla is in a “Seller’s 
Market” meaning, sale prices tend to be higher, and homes sell faster due to high demand. The 
median sale price was listed in that report as $470,000, which is a 4.4% increase from May 
2023. A similar report for Clackamas County listed a median home price just over $600,000, but 
a slightly lower rate of increase at 2.3% over the last year.  

The U.S. Census reports on median home value for all owner-occupied housing. The most recent 
ACS (5-year estimates) placed the 2022 value for Molalla as $381,300. This figure is generally 
lower than current sale prices since it reports on assessed value regardless of whether the 
home was sold recently.  

Demographic trends affecting housing demand 

In addition to growing more quickly, Molalla residents are comparatively younger. Age can 
impact housing choice and the decision to rent or buy. The median age is 34.8 years. Oregon’s 
median age is a few years older at 36.5 years, and Clackamas County is even older than Oregon 
at 41.7 years. The largest age brackets in the City of Molalla are elementary school age children 
of 5 to 9 (11.2%) and early to mid-career employment age adults of 25 to 29 (10.38%), 30-34 
(9.34%), and 40 to 44 (8.93%).12  

Housing Affordability 
Discussion of housing affordability utilize terms defined by the percentage that a household 
spends on housing costs and the level of cost burden that a household experiences as a result:13   

1. Affordable: Less than 30% of income on housing 
2. Cost Burdened: Spending >30% of income on housing 
3. Severely Cost Burdened: Spending >50% of income on housing  

Listed below are the various data sets relevant to analyzing local housing affordability for 
homeowners and renters: 

U.S. Department of Housing and Urban Services 

The U.S. Department of Housing and Urban Services (HUD) calculates Median Family Income 
(MFI), also referred to as Area Median Income (AMI). These numbers consider the regional 
market and delineate incomes by household size. They serve as the income limits for subsidized 
housing programs.  

 
12 U.S. Census, American Community Survey 5-year estimates (2018-2022) B01001 Sex by Age. 
13 U.S. Department of Housing and Urban Development (HUD), Definitions 

68

https://www.huduser.gov/portal/datasets/cp/CHAS/bg_chas.html#:%7E:text=Cost%20burden%20%E2%80%93%20Monthly%20housing%20costs,exceeding%2030%25%20of%20monthly%20income.


 
55 

 

The Molalla market is part of the Portland-Vancouver-Hillsboro metro region and 2020 income 
for an average family size of four was $92,01014 and income rates were as follows:  

 

   

MFI/AMI figures are annual and MFI/AMI for a family of four in the Molalla region was 
increased to $114,400 in 2023.  

Figure 2 below shows the most recent HUD CHAS data (2018-2020) which calculates the ratio of 
housing costs to income. It indicates that while 73% of Molalla is considered affordable overall, 
the rate of cost burdened and severely cost burdened households is much higher for those 
living below 100% MFI/AMI.   

  

 
14 https://www.portland.gov/phb/documents/2020-income-and-rent-limits-phb/download 

Less than 30% MFI or $27,630 Extremely Low Income

30% to 50% of MFI or $27,630 to $46,050Very Low Income

50% to 80% of MFI or $46,050 to $73,680 Low Income

80% to 120% of MFI or $73,680 to $110,520Middle Income

120% of MFI or $110,520 or moreHigh Income
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Figure 2: Molalla Ratio of Housing Cost to Income for Households Based on AMI 

 
Source: HUD published CHAS data for 2018-2020. 

 

U.S. Census 

In addition, US Census reports on median household income (MHI). Molalla has a lower MHI 
than the surrounding county, but the rate of increase is slightly higher. Molalla’s MHI increased 
from $49,524 (2010) to $77,442 (2022), representing a 56% growth rate. MHI for Clackamas 
County increased from $62,007 to $95,740 during the same period, a growth rate of 
approximately 54%.  

The Census also reports households by income bracket, showing that most Molalla households 
have a reported income between $60,000 and $150,000 (2022). Figure 3 below shows the 
breakdown of existing households by income bracket and allocates an expected number of the 
new households from the HNA into income brackets assuming current ratios hold.  
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Figure 3: Molalla Housing Units by Income Bracket 

 

Source: Calculations based on ACS 2022 (5-year estimates) in Table B19001 in 2022 Inflation Adjusted Dollars for the City of 
Molalla with approximate correlation to the 2023 MFI for the Portland-Vancouver-Hillsboro Region. New housing units are 
reported in the HNA. 

Renter-occupied units spend 30% or more of their income on housing costs more consistently 
than owner-occupied units. Figures 4 and 5 below illustrate the ratio of housing to income for 
both renters and owners. For renters, 54% of units pay less than 30% of income on housing 
costs, while 76% of owners spend less than 30% of income on housing costs.  

Figure 4: Molalla Rental Occupied Housing: Ratio of Rent to Income 

 

Source: Calculations based on U.S. Census ACS 2022 (5-year estimates) Table B25070 Gross Rent as a Percentage of Household 
Income for Renter-Occupied Units. 
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Figure 5: Molalla Owner Occupied Housing: Ratio of Rent to Income 

 

Source: Calculations based on U.S. Census ACS 2022 (5-year estimates) Table B25091 Mortgage Status by Selected Monthly 
Owner Costs as a Percentage of Household Income for Owner-Occupied Housing Units.  

In Figure 6, low-income homeowners spend a greater percentage of income on housing costs. 
Some households may be stuck in a mortgage they can no longer afford due to a change in 
circumstances or have paid off their mortgage but are struggling to afford increasing property 
taxes on a fixed income, such as social security and/or pension.  

Figure 6: Percentage of Monthly Income Spent on Housing Costs for Owner Occupied Housing 
by Household Income  

 
Source: Calculations based on U.S. Census, ACS 2022 (5-year estimates) Table B25106. 
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Rent burdened households are struggling in Molalla and the surrounding county. In Figure 7, 
most low-income rental households in Molalla spend 30% or more on housing costs. 
Approximately 85% of the aggregated households with income levels below $50,000 are 
spending over 30% of their monthly income on housing costs. Clackamas County reports that 
about 88.2% of households who rent and make less than $50,000 spend 30% or more on 
housing each month.  

Figure 7: Percentage of Monthly Income Spent on Housing Costs for Owner Occupied Housing 
by Household Income  

 

 

 

 

 

 

 

 

 

 

US Census defines the Federal Poverty Level (FPL) as a set of income thresholds that vary by 
family size. The average household size in Molalla is 2.8. To measure poverty, this number has 
been rounded up to 3 persons per household. Based on the FPL, a three-person household has 
a weighted average threshold of $21,559 annually.  The most recent report was able to 
determine poverty status for 10,012 people in Molalla and 7% were found to be living in 
poverty which equates to approximately 703 individuals. This is lower than the state average 
(11.9%)15, on par with figures for Milwaukie (6.8%) and Clackamas County (8.2%). Figure 8 
below shows incorporated areas within the surrounding county that are experiencing greater 
levels of poverty, which could impact Molalla housing market in the future.  

  

 
15 Calculations based upon US Census, ACS 2022 (5-year estimates) C17002. 
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Figure 8: Percentage of Local Population Living Below FPL  

 

Source: Calculations based upon US Census, ACS 2022 (5-year estimates) C17002. 

Housing Needs of Cost Burdened Households 
There is a clear need in Molalla for supporting development of affordable housing through 
multifaceted solutions. Market rate housing is unaffordable for members of the community in 
the lower income segments of the population. Renters are at a higher risk of housing insecurity 
and may be more susceptible to eviction or homelessness if their financial situation worsens. 

Income Levels: 

Molalla has a total of 3,781 occupied housing units. About 12% of occupied housing units 
(approximately 461 units) are households with an annual income of less than $20,000. When 
compared to Clackamas County’s 6.5%, it is clear that a significant portion of Molalla residents 
are experiencing economic hardships.16  

Owner-Occupied Housing: 

Molalla has 2,355 owner-occupied housing units. About 23.8% of these homeowners spend 
30% or more of their monthly income on housing costs (compared to Clackamas County at 
26.4%). Although this percentage is lower when compared to renters and to the county, it still 
indicates that homeowners in Molalla are facing financial strain due to increasing housing 
expenses. 

Renter-Occupied Housing: 

That number is higher for renters. Over half of renters face financial strain due to housing 
expenses, which can limit their ability to afford other necessities such as food, healthcare, and 

 
16 Calculations based upon occupied housing units reported by the U.S. Census ACS 2022 (5-year estimate) B25106 
(Tenure by Housing Cost as a Percentage of Household Income in the Past 12 months) for both Clackamas County and 
the City of Molalla.  

2.4%

8.8%

3.2%

16.8%

6.8% 7.0%

5.2%

8.2%

Boring Canby Damascus Gladstone Milwaukie Molalla Sandy County
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transportation. There are 1,426 renter-occupied housing units in Molalla, and approximately 
48.6% of these renter households spend 30% or more of their monthly income on housing 
costs. Clackamas County has 54% of renters who are cost burdened or severely cost burdened, 
which could indicate that costs are on the rise in Molalla.  

The lack of low-cost housing creates greater competition for more expensive housing and 
results in families choosing to pay over 50% of their income in rent (reported as Severely Cost 
Burdened above in Figure 4 and Figure 5) because there were not sufficient or desirable housing 
choices affordable at their income level.  

Figure 9 (below) shows a disconnect between the number of households existing at each 
income bracket and the supply of housing units with costs listed below 30% of the incomes 
included in that bracket. Families making less than $75,000 per year in Molalla compete in a 
market where the supply of available housing is mostly only affordable to those making well 
over $75,000 per year.  

Figure 9: Comparing Rental Households Incomes with Occupied Units Affordable at Each 
Income Level  

 

Source Calculations based on U.S. Census, ACS 2022 (5-year estimates) Tables B25118 Tenure by Household Income in the Past 12 
Months (In 2022 Inflation Adjusted Dollars) and B25063 Gross Rent for Renter-Occupied Housing Units.  

Implications: 

1. Economic Strain on Low-Income Households: Market rate housing is unaffordable for 
members of the community in the lower income segments of the population. While 
earning income, these households are particularly vulnerable to financial instability and 
may require assistance through social programs or affordable housing initiatives such as 
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the development of income restrictive housing and the promotion of housing voucher 
programs.  

2. Challenges for Renters: Such a high percentage of renters spending 30% or more of their 
income on housing highlights a major affordability issue. Collaboration with county 
programs for eviction prevention and strategies to protect naturally occurring affordable 
rent housing in the face of new development are ways to support this segment of 
Molalla’s community.  

3. Homeowners Facing Financial Pressure: While the situation is different for 
homeowners, with 24% spending over 30% of their income on housing, it still points to 
affordability challenges. Cost-burdened homeowners might be at risk of foreclosure; the 
elderly may be unable to age in place or may have limited disposable income for other 
needs. 

The data underscore the importance of addressing housing affordability in Molalla. The number 
of both renters and homeowners experiencing housing cost burdens suggests that there is a 
need for comprehensive strategies to improve housing affordability.  

These strategies should include increasing the supply of affordable housing across all income 
brackets while recognizing the disconnect apparent in Figure 9 (above), providing rental 
assistance, and implementing policies to support low-income households. Ensuring that more 
residents can afford their housing costs is crucial for the overall economic health and stability of 
the community. 

Housing Needs of Communities of Color  
The Molalla housing market reflects broader national trends where economic hardship and 
racial disparities intersect, particularly in the access to housing stability and generational 
wealth.  

Table 1 below shows Molalla’s population by race. Census data indicates that most of Molalla 
identifies as White (76%), while the second highest population identifies as Hispanic or Latino 
(15.8%).  

Table 1: Molalla Population by Race 
 

Population Count Percentage  
White alone 7,780 76.07% 
Black/ African American alone 45 0.44% 
American Indian/Alaska Native alone 58 0.57% 
Asian alone 94 0.92% 
Native Hawaiian/ Pacific Islander alone 27 0.26% 
Some Other Race alone 53 0.52% 
Two or More Races 551 5.39% 
Hispanic or Latino 1,620 15.84% 

Source: U.S. Decennial Census 2020 Table P9 (Hispanic or Latino and Non-Hispanic or Latino by Race). 
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Homeownership rates reveal disparities across some racial and ethnic groups. Table 2 examines 
homeownership rates by race. Within the community, White households make up 76% of the 
population, 85% of occupied housing, and account for 87% of owner-occupied housing. 
Black/African American households have a high homeownership rate of 90% and their share of 
the owner-occupied housing is slightly higher than their share of occupied housing overall. 
Asian households reflect a similar ratio.  

Table 2: Homeownership Rates in Molalla by Race/Ethnicity 

Householders Owner 
Occupied 
Housing 

Rental 
Housing 

Totals 
by 
Race 

% 
Owner- 
Occupied 

% 
Rental 
Housing 

% of Occupied 
Housing by 
Race 

% of Owner-
Occupied 
Housing by 
Race 

White alone 2,013 1028 3,041 66% 34% 84.99% 86.92% 
Black/ African 
American 
alone 

9 1 10 90% 10% 0.28% 0.39% 

American 
Indian/Alaska 
Native alone 

18 21 39 46% 54% 1.09% 0.78% 

Asian alone 22 9 31 71% 29% 0.87% 0.95% 
Native 
Hawaiian/ 
Pacific 
Islander alone 

0 3 3 0% 100% 0.08% 0.00% 

Some Other 
Race alone 

93 94 187 50% 50% 5.23% 4.02% 

Two or More 
Races 

161 106 267 60% 40% 7.46% 6.95% 

All 
Households 

2,316 1,262 3,578 
    

Source: U.S. Decennial Census 2020 Table H10 (Tenure by Race of Householder). 

American Indian/Alaska Native households have a 46% homeownership rate, while Native 
Hawaiian/Pacific Islander households exclusively rent. Ownership rates are lower than the 
percentage of occupied housing overall and it is important to continue to monitor the 
relationship between race and access to homeownership. US Census reports Hispanic or Latino 
homeownership rates in a separate table, making it impossible calculate how many of the 
households in Table 2 are Hispanic or Latino. These households are 10% of all occupied housing 
units with a split of 48% are homeowners and 52% renters.17  

 
17 U. S. Decennial Census 2020, Table H11 (Tenure by Hispanic or Latino) reported separately from H10 (Tenure by Race 
of Householder), and not reported by the ACS estimates.  
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Historical Context and Correlation between Race and Housing 

Discriminatory practices like redlining and biased mortgage lending have systematically 
excluded minority groups from homeownership. Redlining involved denying loans or insurance 
to entire neighborhoods based on racial composition, while discriminatory lending practices 
have often led to minorities being offered less favorable loan terms. 

These practices have long-term impacts, preventing minority families from building equity and 
wealth through homeownership, which in turn affects their economic stability and ability to 
afford housing in the future. 

The historical exclusion from homeownership has a direct correlation with current housing 
affordability issues faced by minority populations. Those without generational wealth or with 
lower incomes are more likely to be renters and to spend a higher proportion of their income on 
housing, as evidenced by the high-cost burden among renters in Molalla. Lower 
homeownership rates suggest that ongoing disparities in access to housing opportunities still 
exist. 

Implications: Addressing these disparities requires comprehensive strategies, including policy 
reforms to promote affordable housing across Molalla, initiatives to combat discrimination in 
lending practices and increase awareness of Fair Housing rules, and programs aimed at 
supporting minority homeownership. This could involve expanding access to credit, providing 
down payment assistance, and enforcing fair housing laws to ensure equitable treatment for all 
residents. 

Housing Need of People Living with Disabilities  
A substantial segment of the population, nearly one in six residents in Molalla, is living with 
some form of disability. This figure is nearly double the percentage of Clackamas County. 
Disability types relevant to housing need include: 

• Ambulatory Difficulties: Challenges related to walking or moving around. 
• Cognitive Difficulties: Issues with mental processes such as memory, problem-solving, or 

concentrating. 
• Hearing Difficulties: Problems with hearing, which may range from partial to total 

hearing loss. 

About 16% of Molalla’s population reported experiencing a disability, compared to Clackamas 
County at 13%.18  

Implications: This prevalence underscores the importance of ensuring that community services, 
infrastructure, and policies promote inclusivity and accessibility to all individuals, regardless of 
their physical or cognitive functions. Disabilities impact housing decision in a number of ways:  

 
18 Calculations based on U.S. Census ACS 2022 (5-year estimates) Table B18101 Sex by Age by Disability Status. 
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• Need for Adaptations: Given the high percentage of people with ambulatory and other 
disabilities, there is a critical need for accessible housing. This includes features like 
ramps, wider doorways, modified bathrooms, and ground-floor units to accommodate 
mobility issues. 

• Universal Design: Promoting universal design principles in new housing developments 
can help ensure that homes are accessible to people of all abilities, enhancing 
independence and quality of life for residents with disabilities. 

• Housing Choice: People living with disabilities might have a greater need to be near 
doctors and services, making the choice of neighborhood especially important. 

The data on disability prevalence in Molalla highlights the need for comprehensive strategies to 
support individuals with disabilities. By addressing housing accessibility, enhancing support 
services, and promoting inclusive and fair policies, Molalla can work towards becoming a more 
inclusive and equitable community for all residents. This requires coordinated efforts from 
government, community organizations, and residents to ensure that the needs of people with 
disabilities are met and that they can fully participate in all aspects of community life. 

Housing Need of People Experiencing Houselessness  
According to point-in-time (PIT) reports for 2023, there were approximately 410 people 
experiencing houselessness in Clackamas County. This provides important insights into the 
housing crisis in the region. These figures indicate a significant houselessness issue within 
Clackamas County, necessitating attention, intervention, and collaboration between local 
authorities, social service agencies, and the community. 

The McKinney Vento Report for Molalla River School District for 2022-2023 PK-12 reported 42 
children living doubled-up with other families and no children in motels, shelters, or 
unsheltered. To fully understand the implications of the data, it’s essential to explain what a PIT 
count is, its limitations, and what these findings mean for the community. 

Understanding Point-in-Time (PIT) Counts:  

• Definition: A Point-in-Time (PIT) count is a survey conducted to measure the number of 
people experiencing houselessness on a single night in January. This count is mandated 
by the U.S. Department of Housing and Urban Development (HUD) and is typically 
carried out by local Continuums of Care (CoCs), which are regional planning bodies that 
coordinate housing and services funding for homeless families and individuals. 

• Purpose: The PIT count aims to provide a snapshot of houselessness in the community, 
capturing both sheltered (those in emergency shelters or transitional housing) and 
unsheltered (those sleeping in places not meant for human habitation, such as streets, 
cars, or abandoned buildings) populations. 
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• Temporal Limitation: Since the PIT count is conducted on a single night, it may not 
capture the true scale of houselessness over time, missing those who are temporarily 
housed or not visible during the count. 

• Undercounting: Certain populations, such as youth, families, and individuals who are 
couch-surfing or living in hidden locations, are often underrepresented. People may also 
avoid being counted due to stigma or fear of authorities. 

• Weather and Conditions: Weather conditions on the night of the count can significantly 
impact the results. For instance, extreme cold might drive more people to shelters, while 
milder weather might see more people staying outdoors. 

Implications: While the PIT count has limitations and may underrepresent the true extent of 
houselessness, it provides a valuable snapshot that can inform policy, resource allocation, and 
community action. The actual number of people experiencing houselessness throughout the 
year is likely higher due to the limitations of the PIT count. To effectively address houselessness, 
a multifaceted approach is needed, focusing on expanding housing options, enhancing support 
services, and fostering collaboration through coordination with the county, specifically 
Clackamas County Coordinated Housing Access and among housing partners such as Bridges to 
Housing, Central City Concern, and Path Home. 

• Shelter and Housing Needs: The data underscores the need for more emergency 
shelters, transitional housing, and permanent supportive housing to accommodate and 
support those experiencing houselessness. 

• Support Services: Beyond housing, there is a need for comprehensive services, including 
mental health care, substance abuse treatment, job training, and case management, to 
address the root causes of houselessness and support individuals in transitioning to 
stable housing. 
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Appendix B: Glossary 
Accessory Dwelling Units (ADUs): Secondary housing units on the same lot as a primary residence, often 
smaller and designed to increase housing options. 

Affordable Homeownership: Housing opportunities that allow lower-income households to own homes, 
often through subsidies or reduced-cost programs. 

Affordable Housing: Housing that costs less than 30% of a household's gross income, ensuring 
affordability for low- and moderate-income residents. 

Area Median Income (AMI): The midpoint of a region's income distribution, used to determine housing 
affordability and eligibility for housing programs. 

Buildable Lands Inventory (BLI): An analysis identifying land available and suitable for residential 
development within the Urban Growth Boundary. 

Community Land Trusts: Nonprofit organizations that acquire and hold land for affordable housing, 
ensuring long-term affordability. 

Cost-Burdened Households: Households spending more than 30% of their income on housing expenses. 

Cottage Cluster Housing: A group of small, detached homes sharing a common courtyard, providing 
affordable and community-oriented housing options. 

Density: The number of housing units per acre of land, used to describe the intensity of residential 
development. 

Eviction Prevention Programs: Initiatives designed to help renters avoid eviction, often through financial 
assistance or legal support. 

Fair Housing: Policies and practices ensuring equal access to housing opportunities regardless of race, 
ethnicity, disability, or other protected statuses. 

Federal Poverty Level (FPL): A measure of income used to determine eligibility for government 
assistance programs, adjusted annually based on household size. 

Gentrification: The process by which higher-income individuals move into lower-income neighborhoods, 
potentially displacing existing residents. 

Houselessness: A term used to describe individuals and families who lack stable housing, often 
emphasizing the systemic causes rather than individual shortcomings. 

Housing Capacity Analysis (HCA): An evaluation of a city’s ability to meet future housing needs through 
available land and development policies. 

Housing Production Strategy (HPS): A comprehensive plan outlining actions and policies to meet a 
community’s housing needs, focusing on affordability and equity. 

Inclusionary Zoning: A policy requiring developers to include affordable housing units within new 
residential developments. 
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Low-Income Housing Tax Credit (LIHTC): A federal program providing tax incentives to developers for 
building or rehabilitating affordable housing. 

Median Family Income (MFI): Similar to AMI, this figure reflects the income distribution of families in a 
specific region. 

Mixed-Use Development: A type of urban development that blends residential, commercial, cultural, or 
industrial uses in one space. 

Planned Unit Development (PUD): A designed grouping of varied land uses, such as housing, recreation, 
and commercial centers, in one contained development or subdivision. 

Point-in-Time (PIT) Count: An annual survey estimating the number of people experiencing 
homelessness on a specific night. 

Property Tax Exemption: A program reducing property taxes for specific properties, often linked to 
affordability or nonprofit ownership. 

Protected Classes: Groups of people legally protected from discrimination in housing, including race, 
color, religion, sex, disability, familial status, and national origin. 

Rent-Burdened Households: Renters who spend more than 30% of their income on housing costs. 

Severely Cost-Burdened Households: Households spending more than 50% of their income on housing 
expenses. 

Short-Term Rentals (STRs): Residential units rented out for short durations, often regulated to preserve 
long-term housing availability. 

System Development Charges (SDCs): Fees imposed on new development to fund infrastructure 
improvements such as roads, parks, and utilities. 

Tax Abatement: A reduction or exemption of property taxes for a specific period, often used as an 
incentive for affordable housing development. 

Transitional Housing: Temporary housing designed to help individuals and families move from 
homelessness to permanent housing. 

Urban Growth Boundary (UGB): A regional boundary set to control urban sprawl and protect rural land 
by concentrating urban development. 

Urban Renewal Area (URA): Designated areas for revitalization, often using tax increment financing to 
fund infrastructure and housing development. 

Vacancy Rate: The percentage of unoccupied housing units within a specific area, used as an indicator of 
housing market health. 

Workforce Housing: Housing targeted at middle-income workers, often close to employment centers, 
and typically affordable for households earning 60-120% of AMI. 

Zombie Housing: Vacant or abandoned properties that have fallen into disrepair, often targeted for 
redevelopment to increase housing stock. 
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Zoning Code: A set of regulations defining land use and development standards within specific 
geographic areas. 
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Appendix C. Existing Policies 
Molalla has implemented several zoning and code changes to efficiently use land within the existing UGB 
to address housing needs and to promote affordability while ensuring compliance with development 
standards. Several policies originally considered in the HPS process have already been adopted and 
appear below.  Here is an overview of the city's housing initiatives: 

Establishing Minimum Density Standards 

Molalla’s development code includes minimum density standards to guide residential development 
effectively. The lowest allowable density in the R-1 residential zone is set at four units per acre, ensuring 
efficient land use in this zone. This standard is codified through the city’s lot and development standards, 
as outlined in the municipal code. 

Encouraging Lower-Cost Housing Types 

Molalla’s development code permits various affordable housing types across all residential zones without 
differentiating between manufactured and stick-built homes. Examples include common-wall 
developments, cottage clusters, and accessory dwelling units (ADUs). Additionally, ADUs and second-
story apartments are allowed in commercial zones, offering flexibility and affordability in housing 
options. ADUs are now permitted under a Type 1 land use process with clear and objective criteria to 
meet the requirements of HB 2001. 

Expanding the Definition of Housing Units 

Molalla accommodates Single Room Occupancy (SRO) units in residential zones, provided they meet 
building codes. This inclusive approach ensures that SROs are treated similarly to other housing types 
under the city’s development code. 

High-Density Requirements for Annexed Land 

The city has established unit mix requirements for annexed land, targeting a composition of 55% low-
density, 25% medium-density, and 20% high-density housing. These targets align with the Housing Needs 
Analysis (HNA) and support diverse housing options in newly incorporated areas. 

Mixed Housing Types in Planned Unit Developments (PUDs) 

Molalla’s PUD code facilitates the inclusion of various housing types within planned developments, 
allowing for greater flexibility and diversity in residential design. 

Reducing Regulatory Impediments 

Molalla has taken steps to streamline regulatory processes and reduce barriers to lot division and 
development: 

• Parking Requirements: Minimum parking standards are flexible, allowing applicants to propose 
alternative standards based on engineered parking demand assessments during design review. 
The downtown C-1 district has no minimum parking requirement, and other reductions can be 
approved through the design review process. 
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• Streamlining Permitting: The city offers a comprehensive pre-application process involving 
outside agency partners to guide projects from conception to completion. Additionally, the 
transition to an online permitting platform is underway, further enhancing efficiency. 

• Additional Policies for Future Consideration: Removing barriers such as minimum street 
frontage, driveway requirements, that impact minimum lot size/density during lot division. This 
could be allowed by-right lot division up to max number of units allowed. 

Promoting a Pro-Housing Agenda 

While Molalla’s agenda is neutral in tone, its development code reflects a commitment to diverse 
housing options and non-discrimination against affordable housing types. This approach fosters a more 
inclusive housing environment. 

Sidewalk Infill and Improvement Grant 

Improving sidewalks and pedestrian infrastructure helps enhance neighborhood walkability and 
connectivity, making areas more desirable without displacing current residents. This action supports 
neighborhood revitalization without driving up property values in a way that would force lower-income 
households to relocate, contributing to long-term housing stability by offering up to $10,400 in funding 
to enhance pedestrian infrastructure, further supporting accessible and connected neighborhoods. 

Supporting Active Transportation 

Bike parking requirements for multi-unit developments align with DLCD recommendations, requiring 0.5 
stalls per unit. This standard is consistent with actual usage patterns and promotes active transportation 
options. 

Addressing NIMBYism 

Molalla mitigates opposition to affordable housing by emphasizing adherence to substantive criteria in 
code language. Regular training for new Planning Commissioners ensures consistent rulings based on 
established criteria, and quasi-judicial hearing procedures reinforce these principles. This approach has 
led to decisions that are less likely to be appealed. 

Reduce or Exempt SDCs for Needed Housing  

Molalla has already committed financing System Development Charges (SDCs) at a low interest rate for 
needed housing types. This strategy reduces development costs for needed housing. Cities such as 
Albany, Cornelius, Florence, Forest Grove, Lebanon, Madras, Newport, West Linn, and Winston offer SDC 
deferrals and/or financing for residential developments in similar programs.  
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Appendix D. Pre-HPS Survey Submission Report 
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Appendix E. Molalla Urban Renewal Area (URA) Map
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9600 SW NIMBUS AVENUE, SUITE 100 
BEAVERTON, OREGON 97008 
PH: (503) 946.9365 
WWW.3JCONSULTING.COM 

Memorandum 
To: Mac Corthell, Assistant City Manager 

Dan Zinder, Planning  
PAC Members 

From: Violet Brown, Senior Planner  
Date: January 2, 2026 
Project Name: Molalla HPS Readoption 
RE:  Approach to Molalla HPS Remand Conditions Responses Draft 2 

READOPTION CONDITION 1  
Authority 
As provided in ORS 197.290(2)(3) Strategies to Meet Future Housing Need – A Housing Production 
Strategy Report must identify a list of specific actions, measures, and policies needed to address housing 
needs identified in the most recent Housing Capacity Analysis. […] 
The strategies proposed by a city must collectively address the next 20-year housing For each identified 
Housing Production Strategy, the Housing Production Strategy Report must include:  

(a) A description of the Housing Production Strategy chosen;
(b) A timeline for adoption of the Housing Production Strategy; 
(c) A timeline for implementation of the Housing Production Strategy; and
(d) An estimated magnitude of impact of the Housing Production Strategy, including:

(A) Housing need addressed by the identified Housing Production Strategy by tenure and
income; 
(B) An estimate of the number of housing units that are anticipated to be created through
implementation of the identified Housing Production Strategy; 
(C) An analysis of the income and demographic populations that are anticipated to receive
benefit or burden from the Housing Production Strategy, including:

(i) Low-income communities; 
(ii) Communities of color; 
(iii) People with disabilities; and
(iv) Other state and federal protected classes; and

(D) A time frame over which the Housing Production Strategy is expected to impact Needed
Housing

Elements Listed for Condition 1 
• The city shall analyze and present potential burdens resulting from existing actions and any new

actions:
a. Proposed Revision: See attached Housing Strategy Burden Mitigation Matrix.

• Where burdens are identified, the city shall commit to mitigation steps through new actions or sub-
actions:

a. Proposed Revision: See attached Housing Strategy Burden Mitigation Matrix.. 

• The city shall also refine the “Potential Impact” descriptions for each action and possible new
actions to provide a clear and specific statements of impacts, rather the broad ranges of impact
currently reflected in the action descriptions: 

a. Proposed Revision: Updated HPS will specify either Low, Medium, or High impact without

Exhibit B
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MEMORANDUM 

Page 2 of 5 

ranges of Low to Medium as shown in the first version. In addition, the action one-pagers are 
being updated with additional details for each action.  

• Additionally, the city shall reevaluate the adoption and implementation timelines of all actions, with 
emphasis on: 

1. Action 2 “Develop Standards for Cottage Clusters”,  
2. Action 7 “Remove Impediments for Conversions/Duplex parking”, and 
3. Action 12 “Modify SDC fee schedules based on size”  

to better address acute housing needs earlier:  
b. Proposed Revision: Modify the strategy definition to include early steps and move 

implementation to 2026. For Actions 2 and 7 the first step is to evaluate using the model 
code when available, and for Action 12 that means add and adopt a methodology 
study/report to the SDC fee schedule update strategy.  Updated implementation matrix on 
pg. 38. 

• Additional Considerations: Additionally, the CHN noted that the city should collaborate with 
Clackamas County to protect naturally occurring affordable housing. However, this collaboration is 
note reflected in the corresponding steps of Action 14 “Collaborating with Clackamas County”. 
According to implementation timeline for this action, the associated steps to implement this action 
are slated for the second half of the HPS cycle. As noted in Readoption Condition #1, the city shall 
reevaluate the adoption and implementation timelines of all actions and emphasizes refinement to 
the implementation timeline for Action 14 “Collaborating with Clackamas County” to better address 
acute housing needs earlier. 

a. Proposed Revision: Modify the strategy definition to include early steps of collaboration 
with the County, which can be discussed with the PAC mtg in January for additional 
implementation steps. 

• Compliance with existing housing statutes should be given high priority and associated 
implementation timeline in the city’s action plan: 

a. Proposed Revision: Modify the strategy definition to include early steps and move 
implementation to 2026. For Actions 2 and 7 the first step is to evaluate using the model 
code when available, and for Action 12 that means add and adopt a methodology 
study/report to the SDC fee schedule update strategy most likely when UGB concept 
planning occurs.    

 

READOPTION CONDITION 2  
Authority 
OAR 660-008-0050(4) Achieving Fair and Equitable Housing Outcomes – A Housing Production Strategy 
Report must include a narrative summarizing how the selected Housing Production Strategies, in 
combination with other city actions, will achieve equitable outcomes with regard to the following factors: 
(c) Housing Choice – How the city is facilitating access to housing choice for communities of color, low- 
income communities, people with disabilities, and other state and federal protected classes. Housing 
choice includes access to existing or new housing that is located in neighborhoods with high-quality 
community amenities, schooling, employment and business opportunities, and a healthy and safe 
environment.  
 
Elements Listed for Condition 2  
• The city shall identify and commit to measures that meet its accessible housing need through new or 

existing actions.  
a. Proposed Revision: Utilize zoning incentive/flexible compliance sample from 

Independence for both accessible and affordable housing. Added list of existing relevant 
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policies below:  

Relevant Existing City Policies: 
ADA and Affordable Housing Impacts: Sidewalk Improvement Grant: Provides city match funds for 
new/replacement sidewalk, new/replacement ADA ramps.  All improvements must be ADA compliant. 
1. Assists property owners in bringing adjacent pedestrian amenities into compliance with the ADA. 
2. Assists low-income property owners with part of the cost for public improvements. 
3. Serves as a force multiplier in the effort to provide ADA compliant pedestrian amenities City-wide. 

ADA Impacts: Molalla Municipal Code 
17-3.2.040(D)(4)  Non-Residential Buildings: All primary building entrances shall open to the sidewalk 
and shall conform to Americans with Disabilities Act (ADA) requirements, as applicable. Primary 
entrances above or below grade may be allowed where ADA accessibility is provided. 
 
17-3.3.030(D)(14): Where sidewalks or walkways occur adjacent to a roadway, driveway aprons 
constructed of concrete shall be installed between the driveway and roadway edge. The roadway 
authority may require the driveway apron be installed outside the required sidewalk or walkway surface, 
consistent with Americans with Disabilities Act (ADA) requirements, and to manage surface water runoff 
and protect the roadway surface. 
 
17-3.3.030 (D)(15) Vehicular Access and Circulation: Where an accessible route is required pursuant 
to ADA, approaches and driveways shall meet accessibility requirements where they coincide with an 
accessible route. 
 
17-3.3.040(B)(2)(c) The walkway network connects to all primary building entrances, consistent with the 
building design standards of Chapter 17-3.2 and, where required, Americans with Disabilities Act (ADA) 
requirements.  
 
17-3.3.040(B)(6) Pedestrian Access and Circulation: Walkway Construction (Private). Walkway surfaces 
may be concrete, asphalt, brick or masonry pavers, or other City-approved durable surface 
meeting ADA requirements. Walkways shall be not less than six feet in width in commercial and mixed 
use developments and where access ways are required for subdivisions under Division IV. 
 
17-3.5.030(B)(3): Carpool and vanpool parking spaces shall be located closer to the main employee, 
student or commuter entrance than all other parking spaces with the exception of ADA parking spaces. 
 
17-3.5.030(H) Automobile Parking Americans with Disabilities Act (ADA): Parking shall be provided 
consistent with ADA requirements, including, but not limited to, the minimum number of spaces for 
automobiles, van-accessible spaces, location of spaces relative to building entrances, accessible 
routes between parking areas and building entrances, identification signs, lighting, and other design and 
construction requirements. 
 

• These measures may include incentive or regulatory actions and should be responsive to the 
findings of the CHN. 

a. Proposed Revision: Utilize zoning incentive/flexible compliance sample from 
Independence for both accessible and affordable housing. Now included as Strategy 8.  

READOPTION CONDITION 3  
Authority 
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OAR 660-008-0050(4) Achieving Fair and Equitable Housing Outcomes – A Housing Production Strategy 
Report must include a narrative summarizing how the selected Housing Production Strategies, in 
combination with other city actions, will achieve equitable outcomes with regard to the following factors: 
(e) Affordable Homeownership and Affordable Rental Housing – How the city is supporting and creating 
opportunities to encourage the production of affordable rental housing and the opportunity for wealth 
creation via homeownership, primarily for state and federal protected classes that have been 
disproportionately impacted by past housing policies; 
 
Elements Listed for Condition 3 
• The city shall adopt new actions and/or further elaborate on the implementation of the three actions 

identified as achieving the identified needs for affordable rental housing and homeownership 
opportunities.  

a. Proposed Revision: See attached Housing Strategy Burden Mitigation and additional 
discussion of affordable rental/homeownership with the focus of the zombie housing action 
including working specifically with developers of affordable housing and the addition of a 
short term rental fee to fund affordable housing in Molalla. 

• Additionally, the city shall ensure, either through new or the existing actions, that the multi-unit 
housing need identified in the CHN is addressed.  

a. Proposed Revision: Add to the explanation of Efficiency Measures that the city has rezoned 
underutilized industrial land to R2 and R3 and thereby met the entirety of its R3 need stated 
in the HNA. R3 is also being redefined with higher allowed density per acre.  See pg. 8 of 
updated draft HPS.  

Additional Considerations  
The Department acknowledges that there has been recent multi-unit development activity in Molalla, 
some of which is affordable. However, this housing production is not reflected in the city’s housing 
production dashboard. The department urges the city to submit the data, via the annual Permitted and 
Produced Survey, to ensure the dashboard accurately reflects recent housing production activity. 
Additionally, the Department is aware that the city has been engaged in the rezoning of lands to 
medium and high-density residential in conjunction with the sequential UGB process. The Department 
encourages the city to account for these actions in the readopted HPS in order to demonstrate how the 
city is addressing the need for multi-unit housing, which typically includes more affordable rental 
opportunities. 
 

  
Land Need in 
Units 

Original UGB 
Calculations 

Adjusted Capacity 
BLI/Rezoning 

Adjusted Residential 
Need 

R-1 Low Density 
Residential 

                                              
1,098  

                                                        
220  

                                                                        
204  

                                                       
894  

R-2 Medium Density 
Residential 

                                                   
499  

                                                           
50  

                                                                        
242  

                                                       
257  

R-3 Medium-High 
Density Residential 

                                                   
399  

                                                           
20  

                                                                        
558  

                                                    
(445) 

Total                                               
1,996  

                                                        
289  

                                                                    
1,003    

Pipeline Completed    287 
 
READOPTION CONDITION 4  
Authority 
OAR 660-008-0050(4) Achieving Fair and Equitable Housing Outcomes – A Housing Production 
Strategy Report must include a narrative summarizing how the selected Housing Production Strategies, 
in combination with other city actions, will achieve equitable outcomes with regard to the following 
factors: 
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(f) Gentrification, Displacement, and Housing stability – How the city is increasing housing stability for 
residents and mitigating the impacts of gentrification, as well as the economic and physical 
displacement of existing residents resulting from investment or redevelopment. 
 
Elements of Condition 4 

• The city shall develop an implementation plan for Action 9 “Address unmaintained ‘zombie’ 
housing” that includes measures which ensure that the action promotes neighborhood stability. 
a. Proposed Revision: Modified strategy to focus on utilizing enforcement data to assist non-

profit developers in identifying land for redevelopment and connecting to the County Health 
and Human Services as the city monitors displacement.  
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Department of Land Conservation and Development 
       635 Capitol Street NE, Suite 150 

Salem, Oregon 97301-2540 

Phone: 503-373-0050 

Fax: 503-378-5518 

www.oregon.gov/LCD August 13, 2025 

Dan Zinder, Planning Manager 

117 N. Molalla Ave. 

Molalla, OR 97038 

Sent via e-mail  

RE: Review of City of Molalla Housing Production Strategy 

Dear Planning Manager Zinder, 

On April 11, 2025, the Department of Land Conservation and Development (DLCD or 

Department) received a submittal from the City of Molalla notifying the Department of the 

adoption of the city’s Housing Production Strategy (HPS). Per Oregon Revised Statute (ORS) 

197A.103(4), the Department posted the city’s HPS for a 45-day public comment period on April 

15, 2025. Upon the close of the public comment period on May 30, 2025, the Department 

received three comments on the city’s HPS.  

Per ORS 197A.103(6) (formerly ORS 197.291(6)), the Department must review the city’s 

submittal to determine whether to: 

1. Approve the Housing Production Strategy Report;

2. Approve the Housing Production Strategy, subject to further city review and actions as

recommended by the Department; or

3. Remand the Housing Production Strategy for further modification as identified by the

Department.

The Department is required to complete this review and issue a decision within 120 days of the 

city submittal. In the case of the City of Molalla's Housing Production Strategy, the Department 

must make a final decision by August 13, 2025. Per ORS 197A.103(7) (formerly ORS 197.291 

(7)), the Department’s decision is final and may not be appealed.  

Based on the Department’s review of the City of Molalla's Housing Production Strategy against 

the review criteria established in OAR 660-008 as it was in effect prior to amendments adopted 

by the Land Conservation and Development Commission in December 2024, which remains 

applicable to this review pursuant to ORS 197A.025 (Section 9), the Department remands the 

city’s Housing Production Strategy Report, and requires the city to readopt once the four 

conditions described below are met.  

Next Steps – Work Plan Submission 

Exhibit C
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Within 30 days of this decision (by September 12, 2025), the city must submit a workplan to the 

Department. The workplan must outline the city's approach, timeline, and responsibilities for 

addressing each of the readoption conditions. Submission of this workplan is the first step in 

initiating the readoption process to respond to this decision. The Department is prepared to fund 

any necessary work to meet the readoption conditions, contingent upon approval of the 

workplan. 

 

The city must re-adopt an HPS that fully addresses the readoption conditions within 180 days of 

this decision or by February 9, 2026. This deadline may be extended if needed to align with the 

next available city council session during that month.  

 

Review Conducted 

 

As part of the Department’s review of the City of Molalla's HPS, staff evaluated the city’s 

adopted actions against the applicable statutory requirements in ORS 197. The city was actively 

developing its Housing Capacity Analysis (HCA) and HPS at the time House Bill 2001 (HB 

2023) was enacted. Anticipating such situations, HB 2001 included provisions allowing the Land 

Conservation and Development Commission (LCDC) to allow cities to continue operating under 

the statutes and rules in effect prior to the bill’s changes. Specifically, ORS 197A.025(9)(4) 

provides:  

 

To avoid interference with current planning activities or to avoid unjust or surprising 

results, the Land Conservation and Development Commission may postpone, for cities 

specified by the commission, the applicability of section 13 [ORS 197A.210], 21 [ORS 

197A.280], 22 [ORS 197A.270] or 23 [ORS 197A.018], chapter 13, Oregon Laws 2023, 

and the amendments to ORS 197.286, 197.290, 197.296 [renumbered ORS 197A.350], 

197.297 [renumbered ORS 197A.335] and 197.303 [renumbered ORS 197A.348] by 

sections 12 and 25 to 28, chapter 13, Oregon Laws 2023, until a date that is not later 

than January 1, 2027.  

 

Accordingly, the Department reviews the City of Molalla's HPS under the applicable statutory 

framework in ORS 196 and 197, rather than under the updated statutes in ORS 197A (2023).  

 

The review criteria applicable to the City of Molalla's HPS are available for reference through 

the Oregon Secretary of State’s Archives Division here:   

• Chapters 196, 197, edition 2021: 

https://www.oregonlegislature.gov/bills_laws/Pages/ORSarchive.aspx   

• Chapter 660, Division 8:  

• https://secure.sos.state.or.us/oard/viewCompDocument.action?compDocRsn=1240 

 

Department Findings based on OAR 660-008-0050 
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(1) Contextualized Housing Need – A contextualization and incorporation of information 

from the most recent Housing Capacity Analysis that describes current and future housing 

needs in the context of population and market trends. 

 

The City of Molalla adopted its HCA in July 2023 and its HPS in March 2025, meeting 

its statutory obligation to adopt these housing planning documents as prescribed by ORS 

197A.103 (formerly ORS 197.291). 

 

The city’s HPS includes a section titled “Molalla’s Housing Needs” which provides an 

overview of the city’s demographic and socio-economic characteristics and affordability 

metrics, disaggregated by race and ethnicity. The full Contextualized Housing Need 

(CHN) analysis is included as “Appendix A” of the city’s HPS. 

 

The HCA found that between 2010 and 2020, the city’s average annual growth rate of 

2.34%, is much higher than the growth rate in Clackamas County (1.13%) or the state 

(1.02%) over that same period. It estimates that the population will increase by 5,432 

residents by 2042. In 2023, the city had a Median Household Income (MHI) of $114,400, 

much higher than the county ($95,740).  

 

The CHN includes a disaggregation of households living in existing Needed Housing by 

race and ethnicity. The city’s population identifies as 76.07% White not Hispanic or 

Latino, 15.84% Hispanic or Latino, and 5.39% two or more races. The CHN provides 

further breakdown of homeownership rates by race and ethnicity, including 66% of 

White not Hispanic or Latino households, 60% of households of two or more races, and 

48% of Hispanic or Latino households. This information satisfies the requirements of 

OAR 660-008-0050(1)(a)(A). 

 

OAR 660-008-0050(1)(a)(B) requires a description of measures the city has already 

adopted to promote the development of Needed Housing. The HPS includes Appendix C, 

“Existing Policies” which contains this information, satisfying this rule. 

 

The CHN subsection titled “Market Factors” provides information on the current housing 

market in Molalla. It states that in March 2024, the median sale price was $470,000, a 

4.4% increase from the previous year, but still below the median Clackamas County price 

of $600,000. It also notes that the median age in Molalla is lower than the state or county, 

with a particularly high percentage of elementary school age children and early to mid-

career employment age adults, which impacts housing choice and tenure. This subsection 

satisfies the requirements of OAR 660-008-0050(1)(a)(C). 

 

The HPS section “Community Engagement” states barriers to developing needed housing, 

including infrastructure challenges and regulatory and process issues. This information 

minimally satisfies the requirements of OAR 660-008-0050(1)(a)(D). 
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The CHN subsection titled “Housing Need of People Experiencing Houselessness”, 

reports that in 2023, 410 people in Clackamas County were experiencing homelessness. 

McKinney-Vento Act reporting for the 2022-2023 found a total of 42 homeless or 

housing insecure students in the Molalla River School District. This information satisfies 

the requirements of OAR 660-008-0050(1)(a)(E). 

 

The HPS subsection titled “Affordability Targets” includes the following graphic which 

defines income levels in Molalla based on the 2023 Area Median Income (AMI): 

 
 

Additionally, this subsection states that 26% of renters spend between 30% and 50% of 

their income on housing costs, and 20% of renters spend more than half of their income 

on housing. Among homeowners, 16% spend between 30% and 50% and 8% spend more 

than 50%. Rates of cost burden are very stratified among income groups. This 

information satisfies the requirements of OAR 660-008-0050(1)(a)(F). 

 

The CHN cites the 2022 ACS data which finds that there are a total of 1,426 renter-

occupied households and 2,355 owner-occupied households. The percentage of renters in 

Molalla (37.71%) is greater than in Clackamas County (27%) and slightly higher than in 

the state (37%). This information satisfies the requirements of OAR 660-008-

0050(1)(a)(G). 

 

An estimated 16% of individuals in Molalla have one or more disabilities, with the most 

common types of disability being ambulatory, independent living, cognitive, and hearing 

related difficulties. This is slightly higher than the percentage of people who have one or 

more disabilities in Clackamas County (13%) and the state (15%). This information 

satisfies the requirements of OAR 660-008-0050(1)(a)(H). 
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The CHN additionally includes a subsection titled “Implications”. This is an excellent 

example of the intent of the CHN, which is to translate the quantitative and qualitative 

information gathered during the CHN process and translate that into housing needs which 

should be met by the HPS actions. The identified implications are: 

• Economic Strain on Low-Income Households  

• Challenges for Renters  

• Homeowners Facing Financial Pressure 

• Fair Housing 

• Need for Adaptations  

• Universal Design 

• Housing Choice 

• Homelessness  

• Shelter and Housing Needs 

• Support Services 

 

(2) Engagement – A Housing Production Strategy Report must include a narrative 

summary of the process by which the city engaged Consumers of Needed Housing and 

Producers of Needed Housing, especially with regard to state and federal protected classes. 

A city may conduct engagement for a Housing Production Strategy concurrent with other 

housing planning efforts within the city including, but not limited to, a Housing Capacity 

Analysis, Consolidated Plans for Community Development Block Grant Entitlement 

Communities, and public engagement for Severely Rent Burdened Households as described 

in OAR 813-112-0010. 

 

The city undertook engagement activities as part of the development of the HPS as 

required by OAR 660-008-0050(2). This process is summarized in the HPS section titled 

“Community Engagement”. 

 

The city conducted a public engagement process which included online surveys, public 

meetings, interviews with developers and housing advocates that support priority 

populations, including renters, low-income households, displaced households, people 

with disabilities, and seniors. A Technical Advisory Committee (TAC) and a Project 

Advisory Committee (PAC) comprised of local agencies, faith-based organizations, 

developers, and advocacy groups were set up as part of the development of the HPS. 

Collectively, this satisfies the requirements of OAR 660-008-0050(2)(a). 

 

The description of each engagement activity also summarizes the feedback received by 

that group, as required by OAR 660-008-0050(2)(b). Feedback from the first set of online 

surveys, the public meeting held on October 14, 2024, and interviews with developers 

and housing advocates informed the Contextualized Housing Need to further 

understanding of local housing needs. The interviews highlighted barriers such as a lack 

of infrastructure, slow permitting, and high System Development Charges (SDCs), and a 
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need for more affordable housing, accessible housing, and opportunities for aging-in-

place. The final survey focused on getting public feedback on a draft set of actions.  

 

The HPS section titled “Community Engagement” includes a subsection titled “How Was 

Input Considered?” It describes how feedback from the final survey informed action 

selection and were considered by the PAC, who helped vet the final set of actions 

included in the city’s HPS. This information satisfies OAR 660-008-0050(2)(c). 

 

The HPS includes an evaluation of how to improve engagement practices for future 

housing engagement efforts conducted by the city, as required by OAR 660-008-

0050(2)(d). The city found that accessibility in outreach efforts could be improved by 

using more in-person outreach efforts, including by partnerships with trusted community 

groups. The HPS also recommends providing plain-language summaries and visual aids 

to help understand the HPS actions and being transparent about how community input 

influences public decisions. 

 

Note: As part of the Department’s 45-day public comment period initiated in accordance 

with ORS 197A.103(4), the Department received three comment letters.  

 

(3) Strategies to Meet Future Housing Need – A Housing Production Strategy Report must 

identify a list of specific actions, measures, and policies needed to address housing needs 

identified in the most recent Housing Capacity Analysis. The strategies proposed by a city 

must collectively address the next 20-year housing need identified within the most recent 

Housing Capacity Analysis and contextualized within the Report as provided in section (1). 

A Housing Production Strategy Report may identify strategies including, but not limited to, 

those listed in the Housing Production Strategy Guidance for Cities published by the 

Commission under Exhibit B. 

 

The city’s HPS outlines 14 actions for implementation within its eight-year HPS cycle to 

address the housing needs identified through the CHN. These actions are detailed in the 

HPS section titled “Actions to Meet Future Needs”. To provide clarity and structure, the 

city organized these actions into six categories: 

• Zoning and Code Changes 

• Reduce Regulatory Impediments 

• Financial Incentives 

• Tax Exemption and Abatement 

• Land Acquisition, Lease, and Partnerships, 

• Custom Options 

 

Each action in the HPS includes a title and description which meets the requirements of 

OAR 660-008-0050(3)(a).  
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The HPS section “Actions to Meet Future Needs” includes a subsection titled 

“Implementation Timeline”, as required by OAR 660-008-0050(3)(c). Within this 

subsection, the following graphic was included which notes the adoption timeline for 

each action (where applicable), as required by OAR 660-008-0050(3)(b). 

 
 

While the timeline provides clear adoption and implementation milestones, several 

actions aimed at addressing housing needs for historically marginalized communities are 

scheduled late in the eight-year HPS cycle. For example, Action 2 “Develop Standards 

for Cottage Clusters” and Action 12, “Modify SDC fee schedules based on size” are 

critical to meeting Molalla’s medium- and high-density housing needs yet are pushed to 

the second half of the HPS cycle. Additionally, Action 7 “Remove Impediments for 

Conversions/Duplex parking” seeks to remove barriers to middle housing production that 
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appear out of compliance with state housing law, is not scheduled for adoption until 

2029. 

 

Each action description includes a section titled “Potential Impact”, as required by OAR 

660-008-0050(3)(d). However, most entries list broad impact ranges such as “Low to 

Medium Impact” or “Medium to High Impact”, which suggest the scope of these actions 

remain noncommittal. The lack of specificity undermines the HPS program’s intent, and 

the Department expects the city to clearly define the impact of each action. 

 

OAR 660-008-0050(3)(d)(A) requires an assessment of the housing need addressed by 

each action, categorized by tenure and income. The "Tenure” and “Affordability Target” 

subsections of each action description include this information satisfying this rule. 

 

OAR 660-008-0050(3)(d)(C) requires an analysis of the income and demographic 

populations that are anticipated to receive benefit or burden for each action, including:  

(i) Low-income communities;  

(ii) Communities of color;  

(iii) People with disabilities; and  

(iv) Other state and federal protected classes 

 

Each action description contains a subsection titled “Benefits/Burdens”, and the 

populations expected to receive benefit are well-defined. However, the listed “burdens” 

focus primarily on impacts on the city itself rather than on the specific populations 

identified in this rule. This falls short of meeting this rule requirement. Further, in the 

HPS section “Achieving Fair and Equitable Housing Outcomes”, the subsection 

“Gentrification, Displacement, and Housing” notes that gentrification may result from 

public investments or redevelopment. It identifies the area between Molalla Elementary 

and West Main Street as particularly vulnerable to displacement, as it is the only location 

where all three identified risk factors – concentrated poverty, a high percentage of 

renters, and low property values – are present. While no other areas exhibit all three 

factors, other locations could likely be vulnerable to some degree. Because the current 

analysis does not fully capture how burdens may affect specific populations or where 

those impacts may occur, a more comprehensive analysis is needed.  

 

To address concerns regarding timeline sequencing of actions, the lack of sufficient 

burdens analysis, and the specificity of impact for each action, the Department is 

applying the following readoption condition. 

 

Readoption Condition 1: The city shall analyze and present potential burdens resulting 

from existing actions and any new actions. Where burdens are identified, the city shall 

100



Final Decision on City of Molalla's Housing Production Strategy 
August 13, 2025 

Page 9 of 16 

   

 

commit to mitigation steps through new actions or sub-actions. The city shall also refine 

the “Potential Impact” descriptions for each action and possible new actions to provide a 

clear and specific statements of impacts, rather the broad ranges of impact currently 

reflected in the action descriptions. Additionally, the city shall reevaluate the adoption 

and implementation timelines of all actions, with emphasis on Action 2 “Develop 

Standards for Cottage Clusters”, Action 7 “Remove Impediments for 

Conversions/Duplex parking”, and Action 12 “Modify SDC fee schedules based on size” 

to better address acute housing needs earlier. Compliance with existing housing statutes 

should be given high priority and associated implementation timeline in the city’s action 

plan. 

 

(4) Achieving Fair and Equitable Housing Outcomes – A Housing Production Strategy 

Report must include a narrative summarizing how the selected Housing Production 

Strategies, in combination with other city actions, will achieve equitable outcomes with 

regard to the following factors: 

 

(a) Location of Housing – How the city is striving to meet statewide greenhouse gas 

emission reduction goals, established under Executive Order No. 20-04, by creating 

compact, mixed-use neighborhoods available to people who are members of state 

and federal protected classes. Within Metro, cities subject to this rule shall describe 

actions taken by the city to promote the production of regulated affordable units, as 

defined in ORS 456.586(1)(b); to promote the production of accessible dwelling 

units; to mitigate or avoid the displacement of members of state and federal 

protected classes; and to remove barriers and increase housing choice for members 

of state and federal protected classes within Region 2040 centers. 

   

The HPS specifies four actions which directly support the goal of reducing 

greenhouse gas emissions and promoting compact, mixed-use neighborhoods: 

• Code revisions for ADUs (Action 1) 

• Develop Standards for Cottage Clusters (Action 2) 

• Small Dwelling Unit Developments (Action 3) 

• Modify Requirements for Ground-floor Retail/Commercial (Action 4) 

 

This information satisfies OAR 660-00800050(4)(a). 

 

(b) Fair Housing – How the city is affirmatively furthering fair housing for all state 

and federal protected classes. Affirmatively furthering fair housing means 

addressing disproportionate housing needs, patterns of integration and segregation, 

racially or ethnically concentrated areas of poverty, and disparities in access to 

housing opportunity. 

 

The HPS lists two actions which address this rule: 
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• Land Owned by Faith-Based Organizations for Affordable Housing 

(Action 9) 

• Affordable Housing Options Library of Information (Actions 13) 

 

OAR 660-00800050(4)(b) is met. 

 

(c) Housing Choice – How the city is facilitating access to housing choice for 

communities of color, low- income communities, people with disabilities, and other 

state and federal protected classes. Housing choice includes access to existing or new 

housing that is located in neighborhoods with high-quality community amenities, 

schooling, employment and business opportunities, and a healthy and safe 

environment. 

 

The HPS identifies three actions to enhance housing choice: 

• Address Impediments to Home Ownership (Action 6) 

• Remove Impediments for Conversions/Duplex parking (Action7) 

• Modify SDC fee schedules based on size (Action 12) 

 

However, the HPS contains no actions that specifically address the needs of 

people with disabilities. As noted in the city’s CHN findings for this population, 

roughly 16% of individuals in Molalla have one or more disabilities – a higher 

percentage than in Clackamas County (13%) and the state (15%). Given this 

identified need, the Department expected a corresponding action to address it. 

While Action 3 “Small Dwelling Unit Developments” and Action 4 “Modify 

Requirements for Ground-floor Retail/Commercial” mention opportunities to 

produce accessible dwelling units, neither commit to doing so. The absence of an 

action, or sub-actions within existing actions, that addresses this need represents a 

gap in meeting housing choice for people with disabilities, as required by this 

rule, and given this gap, the Department is applying the following readoption 

condition.  

 

Readoption Condition 2: The city shall identify and commit to measures that 

meet its accessible housing need through new or existing actions. These measures 

may include incentive or regulatory actions and should be responsive to the 

findings of the CHN.  

 

Without the city addressing Readoption Condition 2, the department cannot 

confirm that 660-008-0050(4)(c) is met. 

 

(d) Housing Options for People Experiencing Homelessness – How the city is 

advocating for and enabling the provision of housing options for residents 

experiencing homelessness and how the city is partnering with other organizations 
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to promote services that are needed to create permanent supportive housing and 

other housing options for residents experiencing homelessness. 

 

The HPS identifies two actions which address this rule section: 

• Federal Low Income Housing Tax Credit (LIHTC) Program (Action 8) 

• Collaborate with Clackamas County (Action 14) 

 

These actions minimally satisfy OAR 660-008-0050(4)(d). However, the city has 

not addressed unique financial and spatial needs of permanent supportive housing 

or other housing options for residents experiencing homelessness. For example, 

Action 9 “Address unmaintained ‘zombie’ housing” and Action 10 “Land Owned 

by Faith-Based Organizations for Affordable Housing”, could potentially make 

land available for shelter or transitional housing at a low cost.  

 

(e) Affordable Homeownership and Affordable Rental Housing – How the city is 

supporting and creating opportunities to encourage the production of affordable 

rental housing and the opportunity for wealth creation via homeownership, 

primarily for state and federal protected classes that have been disproportionately 

impacted by past housing policies. 

 

The HPS includes three actions that will address affordable homeownership 

needs: 

• Small Dwelling Unit Developments (Action 3) 

• Address Impediments to Home Ownership (Action 6) 

• Federal LIHTC Program (Action 8) 

 

While the LIHTC program is a significant source of funding for regulated 

affordable housing nationwide, the city’s role in Action 8, “Federal LIHTC 

Program” is unclear. The action states that the city would partner with private 

developers seeking federal financing but provides little detail on what that 

partnership would entail. Further communication with the city indicated that the 

action could involve helping developers “better understand HUD requirements 

and leveraging those funds with additional state or county programs and financing 

tools”. However, the Department finds this explanation and action insufficient to 

meet the expressed affordable homeownership need.  

 

Similarly, Action 6 “Address Impediments to Home Ownership” outlines this 

action to entail a “(c)omprehensive review of impediments to the development of 

homeownership opportunities” and the “development of actionable steps to 

remove those [home ownership] barriers”, but the action itself does not identify 

those steps. As written, the action is neither specific nor committal, leaving its 
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scope and intended outcomes unclear. Without clearly named and defined 

measures, the Department cannot assess whether this action will meaningfully 

support affordable homeownership outcomes as required under this rule.  

 

The HPS claims to include three actions which support affordable rental housing: 

• Federal HOME Program funding for rental and homebuyer assistance and 

construction 

• Property Tax Exemption for Affordable Housing Tied to Level of 

Affordability 

• Delayed Tax Exemption tied to affordability 

 

However, the “Federal HOME Program funding for rental and homebuyer 

assistance and construction” action is listed only in the “Future Housing Action 

for Consideration” section of the HPS, and the “Property Tax Exemption for 

Affordable Housing Tied to Level of Affordability” and “Delayed Tax Exemption 

tied to affordability” actions were not included in the city’s adopted HPS. These 

discrepancies create a gap, leaving the Department without a clear basis to 

evaluate the city’s adopted work to address affordable rental housing needs as 

required by this rule. 

 

Furthermore, the HCA found that 20% of Molalla’s future housing need is for 

high density housing. This type of housing can trend towards more affordable 

rental options. Although the HPS does include an action which references LIHTC 

units, the Department does not consider this action as written to meet the 

identified need for the production of high density housing as part of its HPS. 

 

Given that the city’s three actions for achieving affordable homeownership and 

affordable rental housing outcomes lack sufficient detail to allow for meaningful 

evaluation and considering the absence of any action specifically promoting high 

density housing, the Department is applying the following readoption condition. 

 

Readoption Condition 3: The city shall adopt new actions and/or further 

elaborate on the implementation of the three actions identified as achieving the 

identified needs for affordable rental housing and homeownership opportunities.  

Additionally, the city shall ensure, either through new or the existing actions, that 

the multi-unit housing need identified in the CHN is addressed. 

 

Without the city addressing Readoption Condition 3, the department cannot 

confirm that OAR 660-008-0050(4)(e) is met. 
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The Department acknowledges that there has been recent multi-unit development 

activity in Molalla, some of which is affordable. However, this housing 

production is not reflected in the city's housing production dashboard. The 

department urges the city to submit the data, via the annual Permitted and 

Produced Survey, to ensure the dashboard accurately reflects recent housing 

production activity. Additionally, the Department is aware that the city has been 

engaged in the rezoning of lands to medium and high-density residential in 

conjunction with the sequential UGB process. The Department encourages the 

city to account for these actions in the readopted HPS in order to demonstrate how 

the city is addressing the need for multi-unit housing, which typically includes 

more affordable rental opportunities. 

 

(f) Gentrification, Displacement, and Housing Stability – How the city is increasing 

housing stability for residents and mitigating the impacts of gentrification, as well as 

the economic and physical displacement of existing residents resulting from 

investment or redevelopment. 

 

As previously stated, the HPS section “Achieving Fair and Equitable Housing 

Outcomes” includes a subsection titled “Gentrification, Displacement, and 

Housing Stability” which states that gentrification may arise from public 

investments or redevelopment. It also lists three actions which support housing 

stability: 

• Regulate Short Term Rentals (Action 5) 

• Address unmaintained “zombie” housing (Action 9) 

• Provide public improvement assistance to housing developers within the 

Urban Renewal Area (Action 11) 

 

The city explained that Action 9 “Address unmaintained ‘zombie’ housing” 

serves as an anti-displacement measure that will help “reduce blight in 

neighborhoods, making them more attractive for current residents and preventing 

further deterioration that can contribute to displacement.” However, given the 

increasing housing prices referenced in the city’s CHN, blight caused by vacant 

buildings is unlikely. If this program is used to develop regulated affordable 

housing, as referenced in the action description, this could contribute to 

neighborhood stability, particularly if former residents are given the opportunity 

to return. However, this aspect of the program was not referenced in this 

subsection. It was also not listed as an action supporting affordable rental or 

homeownership. The city could have also directly promoted stability by investing 

in rehabilitation for housing while it is still occupied. Without clear purpose, 

refined details, specific implementation steps, or other high impact actions 

105



Final Decision on City of Molalla's Housing Production Strategy 
August 13, 2025 

Page 14 of 16 

   

 

addressing this need, the Department cannot confirm that this rule is met. 

Therefore, the Department is applying the following readoption condition. 

 

Readoption Condition 4: The city shall develop an implementation plan for 

Action 9 “Address unmaintained ‘zombie’ housing” that includes measures which 

ensure that the action promotes neighborhood stability.  

 

Without addressing Readoption Condition 3, the department cannot confirm that 

OAR 660-008-0050(4)(f) is met. 

 

Additionally, the CHN noted that the city should collaborate with Clackamas 

County to protect naturally occurring affordable housing. However, this 

collaboration is note reflected in the corresponding steps of Action 14 

“Collaborating with Clackamas County”. According to implementation timeline 

for this action, the associated steps to implement this action are slated for the 

second half of the HPS cycle. As noted in Readoption Condition #1, the city shall 

reevaluate the adoption and implementation timelines of all actions and 

emphasizes refinement to the implementation timeline for Action 14 

“Collaborating with Clackamas County” to better address acute housing needs 

earlier. 

 

(5) A Housing Production Strategy Report must include the following additional elements: 

(a) A description of any opportunities, constraints, or negative externalities 

associated with adoption of the elements of proposed Housing Production 

Strategies; 

 

The section “Actions to Meet Future Needs” includes a subsection called 

“Implementation Considerations”. Each action also contains some description of 

potential challenges it will create for the city. This information collectively meets 

the requirements of OAR 660-008-0050(5)(a). 

 

(b) A description of actions that the city and other stakeholders must take to 

implement the proposed Housing Production Strategies; 

 

Each action contains subsections titled “Approach”, “City Role”, “Department”, 

“Funding Partners”, and “Implementation Partners” which minimally meets the 

requirements of OAR 660-008-0050(5)(b). 

 

(c) If the Housing Production Strategy Report is the first produced under this 

division, a description of how the city will measure strategy implementation and 

progress; 
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The HPS section “Actions to Meet Future Needs” includes a subsection titled 

“Monitoring and Implementation” which meets the requirements of OAR 660-

008-0050(5)(c). 

 

(d) If the Housing Production Strategy Report is not the first produced under this 

section, a summary of strategies that the city has previously adopted and 

implemented, and a reflection on the efficacy of each implemented strategy; and 

 

Not applicable. 

 

(e) A copy of the city’s most recently completed survey to meet the requirements of 

ORS 456.586. 

 

The HPS includes Appendix C, “Existing Policies” meets the requirements of 

ORS 456.586. OAR 660-008-0050(5)(e) is met. 

 

 

Closing 

 

The city must readopt a Housing Production Strategy that complies with OAR 660-008, as was 

in effect prior to amendments adopted by the Land Conservation and Development Commission 

in December 2024. Compliance with OAR 660-008 can be achieved by addressing the four 

readoption conditions outlined in this letter. The readoption must be completed within 180 days 

of this decision, or by February 9, 2026. This deadline may be extended if needed to align with 

the next available city council session during that month.  

 

Finally, the Department is committed to supporting the city in achieving readoption of it's HPS 

and sincerely appreciates the dedication and hard work the city has already invested in the 

development of the HPS. We look forward to our continued partnership with Molalla as we work 

together toward this shared goal.  

 

Please reach out to the DLCD Housing Division at housing.dlcd@dlcd.oregon.gov to discuss this 

decision further. 
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Sincerely, 

 

 
 

Ethan Stuckmayer 

Housing Division Manager, Department of Land Conservation and Development 

 

Cc:  Brenda Bateman, DLCD 

Kirstin Greene, DLCD 

Kelly Reid, DLCD 

Ingrid Caudel, DLCD 
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From: Jennifer Bragar
To: Dan Zinder; City Recorder
Cc: "John Miller"
Subject: FHCO and HLA Comments on Molalla HPS
Date: Friday, January 30, 2026 10:12:36 AM
Attachments: image001.png

image005.png
1-30-26 HLA FHCO Comment Letter on Revised Molalla HPS.PDF

Dan and City Recorder,
 
We appreciate the City reaching out to us to let us know about the amended HPS
comment period.  Please include these comments in the record, and circulate to the
City Council.  Thank you.
 

  Jennifer Bragar  |  jbragar@tomasilegal.com 
  Tomasi Bragar DuBay   |   121 SW Morrison Street, Suite 1850   |   Portland, Oregon 97204  
  Tel: 503-894-9900  |  Fax: 971-544-7236  |  http://www.tomasilegal.com

                    

Confidentiality Notice: This e-mail message may contain confidential or privileged information. If you have received this
message by mistake, please do not review, disclose, copy, or distribute the e-mail. Instead, please notify us immediately by
replying to this message or telephoning us. 

Tax Advice Notice: IRS Circular 230 requires us to advise you that, if this communication or any attachment contains any tax
advice, the advice is not intended to be used, and cannot be used, for the purpose of avoiding federal tax penalties. A taxpayer
may rely on professional advice to avoid federal tax penalties only if the advice is reflected in a comprehensive tax opinion that
conforms to stringent requirements.
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January 30, 2026 
 
BY EMAIL (dzinder@cityofmolalla.com and  recorder@cityofmolalla.com) 
 
City of Molalla City Council 
c/o Dan Zinder and City Recorder 
117 N Molalla Ave 
Molalla, OR 97038 
 
Re: HLA and FHCO Comments on City of Molalla Housing Production Strategy Amended 
(HPS) 
 
Dear Mayor and City Council, 
 


This letter is submitted jointly by Housing Land Advocates (HLA) and the Fair Housing 
Council of Oregon (FHCO). Both HLA and FHCO are non-profit organizations that advocate for 
land use policies and practices that ensure an adequate and appropriate supply of affordable 
housing for all Oregonians. FHCO’s interests relate to a jurisdiction’s obligation to affirmatively 
further fair housing. Please include these comments in the record for the City of Molalla Housing 
Production Strategy (HPS). 


 
In May 2025, HLA and FHCO submitted comments on the City of Molalla Housing 


Production Strategy. While that addition of the Molalla HPS had many thoughtful strategies, 
including Action Item 5 (regulating short term rentals), Action Item 11 (offering a library of 
information about affordable housing) and Action Item 12 (modifying System Development 
Charges based on size), it fell short in several key areas. These shortcomings were especially 
concerning, given the dire need of Molalla’s residents. Per the City’s 2022 Housing Needs 
Analysis (HNA), Molalla has an incredibly low vacancy rate of 0.4% and will require almost 
2,000 units to meet its housing needs in the coming years.   


 
In the previous letter, our recommendations were as follows:  


  
Recommendation 1: Demographic Analysis to Measure Achievement of Fair and 
Equitable Outcomes  
Recommendation 2: Address Housing Deficit  
Recommendation 3: Diversification of Affordable Housing Funding  
Recommendation 4: Monitoring of Affordable Housing Production  


 
The amended HPS adequately addresses some of these recommendations, but not all. 


Recommendation 2 is addressed through quantification, including the rezoning of underutilized 
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industrial land to R2 and R3. Recommendation 3 is notably followed by utilizing a short term 
rental fee to fund affordable housing. While not directly addressed, the increased reference to 
data and data sources to monitor land utilization could ameliorate the concerns raised by 
Recommendation 4.  
 


However, Recommendation 1 was not followed. A geospatial analysis similar to what 
the The Dalles provided in their HPS (see example below) has negligible cost and its exclusion 
showcases an unwillingness to explore potential disparate impacts. The Housing Strategy 
Burden Mitigation matrix is a beneficial addition, but affirmatively furthering fair housing, as 
required by OAR 660-008-0050(4) has not been adequately addressed. FHCO and HLA are 
unable to determine if the strategies showcased by the Housing Strategy Burden Mitigation 
matrix will further, or fight, access to opportunity and segregation.  


 


 
 
 
 
 
 
 
 
/// 
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Thank you for your consideration of these comments. Please provide written notice of 
your decision to, FHCO, c/o Shyle Ruder, at 1221 SW Yamhill Street, #305, Portland, OR 97205 
and HLA, c/o Jennifer Bragar, at 121 SW Morrison Street, Suite 2 1850, Portland, OR 97204. 
Please feel free to email project coordinator Mathew Hogan at mathew.jamesFHCO@gmail.com. 


John Miller, Executive Director 
Fair Housing Council of Oregon 


cc: (by email) 
HLABoard 


Jennifer Bragar, P� 
Housing Land Advocates 











  

January 30, 2026 
 
BY EMAIL (dzinder@cityofmolalla.com and  recorder@cityofmolalla.com) 
 
City of Molalla City Council 
c/o Dan Zinder and City Recorder 
117 N Molalla Ave 
Molalla, OR 97038 
 
Re: HLA and FHCO Comments on City of Molalla Housing Production Strategy Amended 
(HPS) 
 
Dear Mayor and City Council, 
 

This letter is submitted jointly by Housing Land Advocates (HLA) and the Fair Housing 
Council of Oregon (FHCO). Both HLA and FHCO are non-profit organizations that advocate for 
land use policies and practices that ensure an adequate and appropriate supply of affordable 
housing for all Oregonians. FHCO’s interests relate to a jurisdiction’s obligation to affirmatively 
further fair housing. Please include these comments in the record for the City of Molalla Housing 
Production Strategy (HPS). 

 
In May 2025, HLA and FHCO submitted comments on the City of Molalla Housing 

Production Strategy. While that addition of the Molalla HPS had many thoughtful strategies, 
including Action Item 5 (regulating short term rentals), Action Item 11 (offering a library of 
information about affordable housing) and Action Item 12 (modifying System Development 
Charges based on size), it fell short in several key areas. These shortcomings were especially 
concerning, given the dire need of Molalla’s residents. Per the City’s 2022 Housing Needs 
Analysis (HNA), Molalla has an incredibly low vacancy rate of 0.4% and will require almost 
2,000 units to meet its housing needs in the coming years.   

 
In the previous letter, our recommendations were as follows:  

  
Recommendation 1: Demographic Analysis to Measure Achievement of Fair and 
Equitable Outcomes  
Recommendation 2: Address Housing Deficit  
Recommendation 3: Diversification of Affordable Housing Funding  
Recommendation 4: Monitoring of Affordable Housing Production  

 
The amended HPS adequately addresses some of these recommendations, but not all. 

Recommendation 2 is addressed through quantification, including the rezoning of underutilized 
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industrial land to R2 and R3. Recommendation 3 is notably followed by utilizing a short term 
rental fee to fund affordable housing. While not directly addressed, the increased reference to 
data and data sources to monitor land utilization could ameliorate the concerns raised by 
Recommendation 4.  
 

However, Recommendation 1 was not followed. A geospatial analysis similar to what 
the The Dalles provided in their HPS (see example below) has negligible cost and its exclusion 
showcases an unwillingness to explore potential disparate impacts. The Housing Strategy 
Burden Mitigation matrix is a beneficial addition, but affirmatively furthering fair housing, as 
required by OAR 660-008-0050(4) has not been adequately addressed. FHCO and HLA are 
unable to determine if the strategies showcased by the Housing Strategy Burden Mitigation 
matrix will further, or fight, access to opportunity and segregation.  

 

 
 
 
 
 
 
 
 
/// 
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Thank you for your consideration of these comments. Please provide written notice of 
your decision to, FHCO, c/o Shyle Ruder, at 1221 SW Yamhill Street, #305, Portland, OR 97205 
and HLA, c/o Jennifer Bragar, at 121 SW Morrison Street, Suite 2 1850, Portland, OR 97204. 
Please feel free to email project coordinator Mathew Hogan at mathew.jamesFHCO@gmail.com. 

John Miller, Executive Director 
Fair Housing Council of Oregon 

cc: (by email) 
HLABoard 

Jennifer Bragar, P� 
Housing Land Advocates 
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: ORDINANCES AND RESOLUTIONS
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Dan Zinder, Planning Manager
Approved by: Dan Huff, City Manager
 
SUBJECT: Resolution No. 2026-07: Repealing Resolution No. 2025-05 Adopting the 2025 Housing Production
Strategy and Adopting an Updated Housing Production Strategy
 
RECOMMENDATION/RECOMMENDED MOTION:
I move to adopt Resolution No. 2026-07: Repealing Resolution No. 2025-05 Adopting the 2025 Housing
Production Strategy and Adopting an Updated Housing Production Strategy, by title only.
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: ORDINANCES AND RESOLUTIONS
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Mac Corthell, Assistant City Manager
Approved by: Dan Huff, City Manager
 
SUBJECT: Resolution No. 2026-05: Initiating Street Vacation Proceedings for a Portion of Hezzie Lane
 
RECOMMENDATION/RECOMMENDED MOTION:

I move the Molalla City Council to adopt Resolution 2026-05: A RESOLUTION OF THE CITY OF MOLALLA, OREGON
INITIATING STREET VACATION PROCEEDINGS FOR A PORTION OF HEZZIE LANE.

 
BACKGROUND:

The City of Molalla proposes to initiate a right-of-way vacation for a portion of unimproved Hezzie Lane adjacent
to parcels 01091918 and 01091794, as described Exhibit A and B. This action is to fulfill the contractual obligations
established in the agreement between the Molalla River School District and the City of Molalla. This proposed
vacation follows the procedural requirements set forth in ORS Chapter 271, as described herein under Approval
Criteria and Findings.

As there are no public utilities situated within this portion of the Hezzie Lane right-of-way, the City has no
requirement for the reservation of utility easements. This proposal will impact the adopted Molalla Transportation
System Plan.

PUBLIC COMMENTS: All public comments received to date have been provided to the City Council. (See attached)

 
ATTACHMENTS:
Resolution 2026-05: Vacate Hezzie Lane.pdf
Exhibit A - Legal Description.pdf
Exhibit B - Survey.pdf
Exhibit C - Staff Findings.pdf
2-5-26 C. Wilson Public Comment.Hezzie Lane.pdf
2-5-26 K. Derek Public Comment.Hezzie Lane.pdf
2-6-26 K. Derek Public Comment.Hezzie Lane.pdf
2-6-26 R. Gubele Public Comment.Hezzie Lane.pdf
2-9-26 A Gubele Public Comment.Hezzie Lane.pdf
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Resolution No. 2026-05 INITIATING STREET VACATION PROCEEDINGS FOR A PORTION OF HEZZIE LANE 

 
 
RESOLUTION NO. 2026-05 

 

A RESOLUTION OF THE CITY OF MOLALLA, OREGON  
INITIATING STREET VACATION PROCEEDINGS  

FOR A PORTION OF HEZZIE LANE 
 

WHEREAS, the City of Molalla desires to initiate street vacation proceedings for a portion of a public right 
of way, Hezzie Lane, located within the City limits as described on Exhibit A and B attached to this 
Resolution; and 

WHEREAS, the City Recorder endorses that all city liens and taxes have been paid on the abutting 
properties, parcels 01091918 and 01091794, in accordance with the requirements of ORS 271.080(3); and 

WHEREAS, the City Council is authorized to initiate street vacation proceedings pursuant to ORS 271.130 
upon action by the City Council; and 

WHEREAS, the City Council desires to set a time and place for a public hearing to be held on the proposed 
street vacation on March 25, 2026, at 6:00 PM at the Molalla Civic Center; and 

WHEREAS, the City Council desires to conduct a land swap with the Molalla River School District 
involving the right of way to be vacated and the Fox Park property. 

Now, Therefore, the City of Molalla Resolves:  

Section 1.     

1. That proceedings for vacation of all or a portion of the street, described on Exhibit A and shown 
on Exhibit B, both of which are attached hereto and incorporated herein by reference, are hereby 
initiated by the City Council in accordance with the procedures and requirements of Chapter 
271.130 of Oregon Revised Statutes. 
 

2. That the findings of fact in the staff report labeled as Exhibit C are hereby adopted and 
incorporated herein by reference.  

 

3. That a public hearing be scheduled on March 25, 2026, at 6:00 PM to invite public comment and 
testimony before the City Council regarding said proposed street vacation. 

 
Section 2.  This Resolution shall be effective immediately upon adoption and signature by the Mayor.  

Signed this 25th day of February 2026. 

 

       ______________________________________   
       Scott Keyser, Mayor 

ATTEST: 

__________________________________ 

Christie Teets, CMC 
City Recorder 
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  2025-778-02 
  AUGUST 18, 2025 

4905 SW Scholls Ferry Rd. Portland, OR 97225  TLB 
(503) 345-0328                –               www.sflands.com 
 

 
EXHIBIT A 

RIGHT-OF-WAY VACATION 
 
REAL PROPERTY LOCATED IN THE NW 1/4 OF SECTION 8 OF TOWNSHIP 5 SOUTH, RANGE 2 EAST OF THE 
WILLAMETTE MERIDIAN, CITY OF MOLALLA, CLACKAMAS COUNTY, OREGON, BEING A PORTION OF N 
HEZZIE LANE AS DEDICATED PER BOOK 449 PAGE 292, CLACKAMAS COUNTY DEED RECORDS, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT A FOUND 5/8 INCH IRON ROD WITH YELLOW PLASTIC CAP INSCRIBED “KLS SURVEYING 
INC”, MARKING THE NORTHEAST CORNER OF THE PLAT OF “BEAR CREEK NO. 2”, CLACKAMAS COUNTY 
PLAT RECORDS, SAID POINT ALSO BEING THE INTERSECTING POINT ON THE NORTH RIGHT-OF-WAY LINE 
OF BEAR CREEK DRIVE AND THE WEST RIGHT-OF-WAY LINE OF HEZZIE LANE; THENCE ALONG THE 
EASTERLY EXTENSION OF THE NORTHERLY LINE OF SAID PLAT OF “BEAR CREEK NO. 2”, SOUTH 80⁰14’16” 
EAST 60.00 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF N HEZZIE LANE (BEING 30.00’ FROM 
CENTERLINE THEREOF, WHEN MEASURED PERPENDICULAR THERETO); THENCE ALONG SAID EASTERLY 
RIGHT-OF-WAY LINE, NORTH 10⁰11’11” EAST 538.83 FEET TO THE SOUTHERLY RIGHT-OF-WAY LINE OF 
LYNN LANE (BEING 30.00’ FROM CENTERLINE THEREOF, WHEN MEASURED PERPENDICULAR THERETO); 
THENCE ALONG THE WESTERLY EXTENSION OF SAID SOUTHERLY RIGHT-OF-WAY LINE, NORTH 80⁰17’04” 
WEST 60.00 FEET THE TO THE WESTERLY RIGHT-OF-WAY LINE OF SAID N HEZZIE LANE (BEING 30.00’ FROM 
CENTERLINE THEREOF, WHEN MEASURED PERPENDICULAR THERETO); THENCE ALONG SAID WESTERLY 
RIGHT-OF-WAY LINE, SOUTH 10⁰11’11” WEST 538.78 FEET TO THE POINT OF BEGINNING. 
 
CONTAINS 32,328 SQUARE FEET OR 0.742 ACRES, MORE OR LESS. 
 
BEARINGS BASED ON OREGON STATE PLANE COORDINATE SYSTEM NORTH ZONE. 
 
SEE ATTACHED EXHIBIT B HEREIN 
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DATE: _____________
PROJ. NO: ___________

LEGEND:

EXHIBIT "B"
RIGHT-OF-WAY VACATION
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Community Development Department 
315 Kennel Avenue |PO Box 248 

Molalla, OR 97038 
Phone 503.759.0205 
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EXHIBIT C – Staff Findings 

APPROVAL CRITERIA AND FINDINGS: 
 
ORS 271.130 Vacation on city governing body’s own motion; appeal.  
(1) The city governing body may initiate vacation proceedings authorized by ORS 271.080 and make such 
vacation without a petition or consent of property owners. Notice shall be given as provided by ORS 
271.110, but such vacation shall not be made before the date set for hearing, nor if the owners of a 
majority of the area affected, computed on the basis provided in ORS 271.080, object in writing thereto, 
nor shall any street area be vacated without the consent of the owners of the abutting property if the 
vacation will substantially affect the market value of such property, unless the city governing body 
provides for paying damages. Provision for paying such damages may be made by a local assessment, or 
in such other manner as the city charter may provide. 
 
STAFF FINDING: The City of Molalla may initiate vacation proceedings for a street right-of-way  
as authorized by ORS 271.130. Neither a petition nor consent of affected property owners is  
required. However, the Molalla River School District owns the parcels abutting the right of way to be 
vacated and has entered into an agreement with the City of Molalla for the right of way to be vacated. 
This agreement conveys implicit consent for the vacation proceedings. This standard is met.  
  
(2) Two or more streets, alleys, avenues and boulevards, or parts thereof, may be joined in one 
proceeding, provided they intersect or are adjacent and parallel to each other. 
 
STAFF FINDING: The proposed right of way to be vacated is a section of Hezzie Lane, and is not two or 
more streets, alleys, avenues, or boulevards. This standard does not apply.  
 
(3) No ordinance for the vacation of all or part of a plat shall be passed by the governing body until the 
city recording officer has filed in the office of the city recording officer or indorsed on the petition for 
such vacation a certificate showing that all city liens and all taxes have been paid on the lands covered 
by the plat or portion thereof to be vacated. 
 
STAFF FINDING: The City Recorder endorses that all city liens and all taxes have been paid on the 
abutting properties, parcels 01091918 and 01091794, in accordance with the requirements of ORS 
271.080(3). This standard is met. 
 
(4) Any property owner affected by the order of vacation or the order awarding damages or benefits in 
such vacation proceedings may appeal to the circuit court of the county where such city is situated in 
the manner provided by the city charter. If the charter does not provide for such appeal, the appeal shall 
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be taken within the time and in substantially the manner provided for taking an appeal from justice 
court in civil cases. [Amended by 1995 c.658 §101] 
 
STAFF FINDING: The Molalla City Charter does not provide for appeal. Any appeal shall be completed in 
compliance with ORS 271.130. This standard is informational.  
 
Molalla Municipal Code  
Section 17-4.3.110 Re-Platting and Vacation of Plats. 
Any plat or portion thereof may be re-platted or vacated upon receiving an application signed by all of 
the owners as appearing on the deed. Except as required for street vacations, the same procedure and 
standards that apply to the creation of a plat (preliminary plat followed by final plat) shall be used to re-
plat or vacate a plat. Street vacations are subject to ORS Chapter 271. A re-plat or vacation application 
may be denied if it abridges or destroys any public right in any of its public uses, improvements, streets 
or alleys; or if it fails to meet any applicable City standards. 
 
STAFF FINDING: The proposed right of way vacation has been evaluated and found to be in compliance 
with ORS 271 and applicable City standards. This standard is met.  
 
Section 12.28.010 Adoption of official maps of thoroughfares. 
The City Council may adopt official maps of planned thoroughfares. Before an official map may be 
adopted or an adopted map may be revised, the Planning Commission shall hold a hearing upon the 
proposed plan of thoroughfares and then transmit a report and recommendations on the plan and the 
proposed official map to the Council. Upon receiving the report and recommendations of the Planning 
Commission and after tentatively approving the plan of thoroughfares, the Council shall provide notice 
and hold a hearing on the proposal. Notice of the hearing shall be by publication once in the Molalla 
Pioneer not less than seven nor more than 15 days before the scheduled hearing. Following the hearing, 
the Council may adopt or revise an official map by ordinance. 
 
STAFF FINDING: The Planning Commission held a hearing on the proposed Hezzie Lane right of way 
vacation on February 4, 2026, and voted in favor of recommending vacation to the City Council.  This 
finding meets the requirement for a report and recommendation. This standard is met.  
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From: Premo-Barron, Chelsea
To: Mac Corthell; Community Planner; Dan Zinder
Cc: Christie Teets
Subject: Re: N Hezzie connecting S Hezzie
Date: Thursday, February 5, 2026 4:07:06 PM
Attachments: image001.png

Mac,
Thank you for this information and the details included! 

I hope to be at the meeting on 3/25 and look forward to what the future holds for the
subdivision and the schools as well. 

Thank you again 

Chelsea Wilson

From: Mac Corthell <mcorthell@cityofmolalla.com>
Sent: Thursday, February 5, 2026 4:02:35 PM
To: Community Planner <communityplanner@cityofmolalla.com>; Dan Zinder
<dzinder@cityofmolalla.com>; Premo-Barron, Chelsea <ChelseaPremo-Barron@corban.edu>
Cc: Christie Teets <cteets@cityofmolalla.com>
Subject: RE: N Hezzie connecting S Hezzie
 

You don't often get email from mcorthell@cityofmolalla.com. Learn why this is important

CAUTION: This email originated from outside of Corban University. Do not click links or open attachments unless
you RECOGNIZE the sender and are EXPECTING the content within the email.

Hello Ms. Wilson,
 
Right of Way vacations are a fairly involved process.  The Planning Commission only
makes recommendations to the Council, then the Council will determine whether or not to
proceed via a resolution which we anticipate on 2/25.  At that point, there are notices that
get posted on the property and in the newspaper to provide an opportunity to comment,
there will also be a public hearing and finally an ordinance adoption (which is the actual
vacation) both of which we are anticipating will take place at the 3/25 Council Meeting. 
 
You are welcome to submit comment via email, to Cityrecorder@cityofmolalla.com, or in
person at any City Council meeting.  We will provide your comment below to the City
Council as well. 
 
I’m not clear where you live from your message, but if it is the Bear Creek subdivision, there
will be 3 permanent and 1 additional emergency access.  The two existing on Bear Ceek
and North Valley Drive are permanent, and Ona Way will also punch through to South View
Lane and be permanent.  Additionally, the City will open access to Chief Yelkus Park via
Toliver Road and install a gate at Forest Ln and Molalla Forest Road to provide an
additional fire/emergency access while moving park traffic out of the neighborhood. 
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The development of Ona Way into the neighborhood has been slowly improved, we first
had to obtain the right of way, then managed to get the intersection with OR211 built out, all
at no cost to taxpayers.  We have not completed the connection because the properties
along the right of way are zoned R3 and prime for redevelopment which would mean the
street is constructed by a developer rather than the taxpayers.
 
As far as your safety concerns, the City heard the opposite from the Molalla River School
District that claimed putting the street in would lead to significant hazards to children.  This
was part of the calculous leading to the abandonment efforts.  Additional considerations
have included the cost to the community to relocate the football field and track, which are
built in the right of way.  The cost to the developer of the middle school (the School District)
to build out the street.  Current development patterns, alternative routes, and more. 
Ultimately, the Council directed staff to move forward with this effort as part of an
agreement to deed Fox Park to the City, thus preserving one of our most utilized parks. 
 
Finally, West Lane is only temporarily used the way it is for construction purposes.  The
street will be developed with sidewalks on the north side as part of the middle school
project. 
 
As mentioned, the vacation process is far from over and we will ensure your comments are
provided to the City Council.  Thank you.
 
Sincerely,
 
 
 

CONFIDENTIALITY NOTICE: The information contained in this email message, including any attachments, is for the sole use of the
intended recipient(s) and may contain confidential and privileged information. Any unauthorized review, use, disclosure or distribution is
prohibited. If you are not the intended recipient and have received this communication in error, please contact the sender by reply email
and destroy all copies of the original message. Thank you.

 
 
  
From: Premo-Barron, Chelsea <ChelseaPremo-Barron@corban.edu> 
Sent: Thursday, February 5, 2026 2:10 PM
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To: Community Planner <communityplanner@cityofmolalla.com>
Subject: N Hezzie connecting S Hezzie
 
Hello,
I am a current resident in the neighborhood behind the Molalla middle school and the
Molalla elementary school. I was born and raised in Molalla and remember the field in
which my home is now built on. 
 
I am reaching out to ask about why the plan to connect N Hezzie to S Hezzie was
withdrawn with the motion by the planning commission? 
 
I have lived in this neighborhood since 2020 and lived here during the wild fires and
the ice storm. I knew moving in here there was only one exit out of the community but
I was hopeful that Molalla would continue to build and grow and would eventually
build an additional exit. 
 
The connection of N Hezzie lane and S Hezzie lane has so many positive outcomes.
It gives the children a safe route home not only from the middle school but from the
middle school. Currently students have to walk through fields/track that is built on
wetlands. There is a lot of mud and with the amount of rain we get here there is a lot
of flooding that happens. This causes safety concerns for children who cut through
the fields to walk home. The connection of Hezzie would create a safe walking
alternative to these conditions. 
 
If there were to ever be another emergency there would be a lot of congestion from
the neighborhood and the middle school. As I am sure you know, west lane is already
shut down when middle school pick up is going on. This means the only exit out of the
neighborhood is going from Hezzie onto Main St. This intersection is a very
congested intersection. I have spent ten minutes waiting to exit from Hezzie onto
Main st. Due to the congestion. This can be a severe safety hazard especially in a
state of emergency. 
 
I would love to be able to have the opportunity to have this motion re-evaluated and
be given the opportunity have public comments. 
 
Thank you
 
Chelsea Wilson
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From: Mac Corthell
To: Community Planner; Dan Zinder; derrick.katie@yahoo.com
Cc: Christie Teets
Subject: RE: Safety plan
Date: Thursday, February 5, 2026 4:07:37 PM

Hello Ms. Derrick,

Right of Way vacations are a fairly involved process.  The Planning Commission only makes recommendations to
the Council, then the Council will determine whether or not to proceed via a resolution which we anticipate on 2/25. 
At that point, there are notices that get posted on the property and in the newspaper to provide an opportunity to
comment, there will also be a public hearing and finally an ordinance adoption (which is the actual vacation) both of
which we are anticipating will take place at the 3/25 Council Meeting. 

You are welcome to submit comment via email, to Cityrecorder@cityofmolalla.com, or in person at any City
Council meeting.  We will provide your comment below to the City Council as well. 

For whatever it's worth regarding the Bear Creek subdivision, there will be 3 permanent and 1 additional emergency
access.  The two existing on Bear Creek and North Valley Drive are permanent, and Ona Way will also punch
through to South View Lane and be permanent.  Additionally, the City will open access to Chief Yelkus Park via
Toliver Road and install a gate at Forest Ln and Molalla Forest Road to provide an additional fire/emergency access
while moving park traffic out of the neighborhood. 

The development of Ona Way into the neighborhood has been slowly improved, we first had to obtain the right of
way, then managed to get the intersection with OR211 built out, all at no cost to taxpayers.  We have not completed
the connection because the properties along the right of way are zoned R3 and prime for redevelopment which
would mean the street is constructed by a developer rather than the taxpayers.

As far as your safety concerns, the City heard the opposite from the Molalla River School District that claimed
putting the street in would lead to significant hazards to children.  This was part of the calculous leading to the
abandonment efforts.  Additional considerations have included the cost to the community to relocate the football
field and track, which are built in the right of way.  The cost to the developer of the middle school (the School
District) to build out the street.  Current development patterns, alternative routes, and more.  Ultimately, the Council
directed staff to move forward with this effort as part of an agreement to deed Fox Park to the City, thus preserving
one of our most utilized parks. 

Finally, West Lane is only temporarily used the way it is for construction purposes.  The street will be developed
with sidewalks on the north side as part of the middle school project. 

As mentioned, the vacation process is far from over and we will ensure your comments are provided to the City
Council.  Thank you.

Sincerely,

Mac Corthell
Assistant City Manager
City of Molalla

CONFIDENTIALITY NOTICE: The information contained in this email message, including any attachments, is for
the sole use of the intended recipient(s) and may contain confidential and privileged information. Any unauthorized
review, use, disclosure or distribution is prohibited. If you are not the intended recipient and have received this
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communication in error, please contact the sender by reply email and destroy all copies of the original message.
Thank you.

-----Original Message-----
From: katie derrick <derrick.katie@yahoo.com>
Sent: Thursday, February 5, 2026 1:35 PM
To: Community Planner <communityplanner@cityofmolalla.com>
Subject: Safety plan

Hello,
I am writing to ask you to reconsider the vote to vacate the safety plan to connect north hezzie to South hezzie to
allow safe access to the elementary school. My understanding is the city has already acquired the property. Is there a
reason that it is not being utilized?
There is only one exit out of the Bear Creek neighborhood, and this safety plan would provide a second exit. I am
aware of the plans for on Ona to be opened up, but to my knowledge that does not have a date.
In the afternoons, leaving the Bear Creek neighborhood is a nightmare to turn left onto main  and impossible to cut
through west ln because of middle school pickup.
This other entrance and exit would provide a better flow of traffic for both elementary and middle school transport.
Please reconsider this plan
Thank you
Katie Derrick
Sent from my iPhone
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From: katie derrick
To: City Recorder
Subject: Public comment regarding right of way vacation and neighborhood safety
Date: Thursday, February 5, 2026 7:15:58 PM

Dear City Council Members,

I am writing to share my thoughts and concerns regarding the proposed right-of-way vacation and related street
access decisions connected to the Bear Creek subdivision/surrounding neighborhood.

First, I appreciate the City’s effort to balance safety, cost, development, and park preservation. I understand this is a
complex issue with competing priorities, and I value the opportunity for community members to provide input
before a final decision is made.

My primary concern is long-term neighborhood safety and traffic flow, especially as it relates to
pedestrians(primarily choldren), and park access.
While I recognize the School District’s perspective about potential hazards from Hezzie’s street connections, I also
want to ensure that emergency access, congestion, and future growth are fully considered so that today’s decision
does not create unintended safety or access challenges later.
Currently Bearcreek subdivision only has two exits - one out through Hezzie to main and the other one out through
Hezzie to West Ln. Eventually Ona will lead out to main, but it sounds like a developer is needed for this to happen.
The backside with the park will be “emergency only”. This town is only getting bigger and it becomes increasingly
difficult to turn left out of the development to go towards Molalla Ave. At particular times of the day it’s impossible
to use West Ln due to school activity. While this is only temporary, it is still a source of great frustration.

I respectfully ask the Council to carefully evaluate:

- Long-term emergency response access and redundancy
- Pedestrian and child safety near school and park areas 
- Future neighborhood growth and traffic patterns 
- Clear communication with residents before final action. (Had a neighbor not told me of the plan to vacate I may
not have heard of it at all).

I am not opposed to thoughtful planning or change, but I hope the final decision reflects a careful balance of safety,
transparency, and long-term community impact.

Thank you for your time, your service to Molalla, and for considering public input as part of this process. I
appreciate the opportunity to be heard.

Sincerely, 
Katie Derrick
Sent from my iPhone
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From: Russ G
To: Mac Corthell; Community Planner; Dan Zinder
Cc: Christie Teets
Subject: RE: Vacating Hezzie Ln.
Date: Thursday, February 5, 2026 6:52:22 PM
Attachments: image001.png

Good afternoon Mr. Corthell,
 
Thank you for your quick reply. I appreciate the additional information you provided. I know you
share my public safety concerns and I look forward to working with your team on these issues.
 
I was very impressed when I called in this morning and actually got someone one the phone. I think
her name was Connie and she was very helpful and nice to chat with. Now I receive a reply to my
email just a few hours after I sent it. Excellent service, thank you!
 
Thank you for your work to make our city better!
 
Russell Gubele   
 

From: Mac Corthell <mcorthell@cityofmolalla.com> 
Sent: Thursday, February 5, 2026 4:02 PM
To: Community Planner <communityplanner@cityofmolalla.com>; Dan Zinder
<dzinder@cityofmolalla.com>; rgubele@gmail.com
Cc: Christie Teets <cteets@cityofmolalla.com>
Subject: RE: Vacating Hezzie Ln.
 
Good Afternoon Mr. Gubele,
 
Right of Way vacations are a fairly involved process.  The Planning Commission only makes
recommendations to the Council, then the Council will determine whether or not to proceed via a
resolution which we anticipate on 2/25.  At that point, there are notices that get posted on the
property and in the newspaper to provide an opportunity to comment, there will also be a public
hearing and finally an ordinance adoption (which is the actual vacation) both of which we are
anticipating will take place at the 3/25 Council Meeting. 
 
You are welcome to submit comment via email, to Cityrecorder@cityofmolalla.com, or in person at
any City Council meeting.  We will provide your comment below to the City Council as well. 
 
I wanted to take this opportunity to provide you with some information for no other reason than
that I would want to know this stuff if I were in your position. 
 
The plans for the Bear Creek subdivision include 3 permanent and 1 additional emergency access. 
The two existing on Bear Creek and North Valley Drive are permanent, and Ona Way will also punch
through to South View Lane and be permanent.  Additionally, the City will open access to Chief
Yelkus Park via Toliver Road and install a gate at Forest Ln and Molalla Forest Road to provide an

126

mailto:rgubele@gmail.com
mailto:mcorthell@cityofmolalla.com
mailto:communityplanner@cityofmolalla.com
mailto:dzinder@cityofmolalla.com
mailto:cteets@cityofmolalla.com
mailto:Cityrecorder@cityofmolalla.com

Mac CORTHELL, JD
Assistant City Manager
GityetMetalla

N (@) o028

® ot atyctnlile o

Dy iyl om

9 35 Kamd Ave POBox 245
Mslals, OR, 97038






additional fire/emergency access while moving park traffic out of the neighborhood. 
 
The development of Ona Way into the neighborhood has been slowly improved, we first had to
obtain the right of way, then managed to get the intersection with OR211 built out, all at no cost to
taxpayers.  We have not completed the connection because the properties along the right of way
are zoned R3 and prime for redevelopment which would mean the street is constructed by a
developer rather than the taxpayers.
 
Finally, West Lane is only temporarily used for pickup/drop-off the way it is for construction
purposes.  The street will be developed with sidewalks on the north side as part of the middle school
project. 
 
As mentioned, the vacation process is far from over and we will ensure your comments are provided
to the City Council.  Thank you.
 
Sincerely,
 
 
 

CONFIDENTIALITY NOTICE: The information contained in this email message, including any attachments, is for the sole use of the
intended recipient(s) and may contain confidential and privileged information. Any unauthorized review, use, disclosure or distribution is
prohibited. If you are not the intended recipient and have received this communication in error, please contact the sender by reply email
and destroy all copies of the original message. Thank you.

 
 
 
 
 
From: Russ G <rgubele@gmail.com> 
Sent: Thursday, February 5, 2026 1:40 PM
To: Community Planner <communityplanner@cityofmolalla.com>
Subject: Vacating Hezzie Ln.
 
Hello Molalla Planning Commission,
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My name is Russell Gubele and I live in the Bear Creek Neighborhood in
Molalla. I’m writing to ask that you reconsider vacating the right away to the
Hezzie Ln property behind the new middle school.
As a paramedic and first responder for more than 35 years, I’m well aware of
how important entry and exit form our neighborhood is. As many of you are
aware, we only have one street to access or exit our neighborhood. This
became a real concern during the fire evacuations a couple years ago.
Connecting N. Hezzie Ln. to S. Hezzie Ln. would allow access to the
neighborhood not only from Main St. as it is now, but also from Toliver. This
would be a significant improvement. It would also allow a safe route to the
elementary, and middle school. Connecting this small strip is in the
Transportation Master Plan, project M14, and was also in the new middle
school safety planning. It would be a street with a sidewalk behind the middle
school, separating the middle school from the track and field.
At the planning meeting on 2-4-26, a motion was made and approved to vacate
this property and not improve it. I’m not aware of any public testimony or
discussion on the impact of vacating this property. I respectfully ask that you
reconsider this decision and connect the streets as outlined in project M14 of
the master transportation plan.
Respectfully,
Russell Gubele
866 N. Valley Dr.
Molalla, Or. 97038
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From: Mac Corthell
To: Community Planner; Dan Zinder; amanda.gubele@gmail.com
Cc: Christie Teets
Subject: RE: Hezzie Ln
Date: Monday, February 9, 2026 8:27:43 AM
Attachments: image001.png

image003.png

Hello Ms. Gubele,
 
The Planning Commission has already made their recommendation on this action prior to
your email.  We will instead share this communication with the City Council.  Thank you.
 
Sincerely,
 
 
 

CONFIDENTIALITY NOTICE: The information contained in this email message, including any attachments, is for the sole use of the
intended recipient(s) and may contain confidential and privileged information. Any unauthorized review, use, disclosure or distribution is
prohibited. If you are not the intended recipient and have received this communication in error, please contact the sender by reply email
and destroy all copies of the original message. Thank you.

 
 
 
From: Community Planner <communityplanner@cityofmolalla.com> 
Sent: Monday, February 9, 2026 8:20 AM
To: Dan Zinder <dzinder@cityofmolalla.com>; Mac Corthell <mcorthell@cityofmolalla.com>
Subject: FW: Hezzie Ln
 
 
 

 
Jessica Wirth | Community Development Technician
O: 503-759-0243   | jwirth@cityofmolalla.com 
 ________________________________________________________________
PUBLIC RECORDS LAW DISCLOSURE
This e-mail is a public record of the City of Molalla and is subject to public disclosure unless exempt from
disclosure under Oregon Public Records Law. This e-mail is subject to the State Retention Schedule.
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Mac CORTHELL, JD
Assistant City Manager
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FACEBOOK  |  INSTAGRAM
 
From: Amanda G <amanda.gubele@gmail.com> 
Sent: Friday, February 6, 2026 2:00 PM
To: Community Planner <communityplanner@cityofmolalla.com>
Subject:
 
Hello Molalla Planning Commission,
 
My name is Amanda and I live in the Bear Creek Neighborhood. I'm writing to ask that
you reconsider vacating the right-of-way to the Hezzie Ln property behind the new
Middle School. 
 
We currently only have one street in and out of our neighborhood. This makes it hard
when trying to go anywhere north of town. Currently our only connection to Toliver is
through West Ln by the school, but during drop and pick up, this road is completely
blocked off. Having a road between the new school and the track and field would help
alleviate any traffic issues, giving the residents more than one way to access Toliver
and more than one way out of our neighborhood. I believed it is even making the
construction a harder task, with only having one way onto Hezzie for the construction
crew. 

Connecting this small strip is in the Transportation Master Plan, project M14, and was
also in the new middle school planning. It would be a street with a sidewalk behind
the middle school, separating the middle school from the track and field.

At the planning meeting on 2-4-26, a motion was made and approved to vacate this
property and not improve it. I’m not aware of any public testimony or discussion on
the impact of vacating this property. I respectfully ask that you reconsider this
decision and connect the streets as outlined in project M14 of the master
transportation plan.
 
Thank you,
Amanda Gubele
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CITY OF MOLALLA
 

Staff Report
 

Agenda Category: GENERAL BUSINESS
 

Agenda Date: Wednesday, February 25, 2026
Submitted by: Chris Long, Police Chief
Approved by: Dan Huff, City Manager
 
SUBJECT: Molalla Police Department - Community Room Use Policy
 
RECOMMENDATION/RECOMMENDED MOTION:
City Council Discussion
 
BACKGROUND:

Council will recall that the new Molalla Police Department is equipped with a training/emergency
operations/community room. Staff have been working on a reservation application and initial policy document for
community use of this room. Attached to this document is an initial policy for community room use that is a
combination of other police departments and some of our Molalla Library requirements.

Our initial thoughts on these policies is to minimize use until we are better equipped to manage use over a period
of time. Once we have settled into the new building and have a few community room use applications to
experience, we may need to revisit and open up more use opportunities.

Staff intends to bring this item to Council the first meeting of March for formal consideration as a Resolution.

 
ATTACHMENTS:
MPD Community Room Policy R4.pdf
MPD Community Room Application R2.pdf
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Molalla Police Department 
Chris Long Chief of Police 150 Grange Ave 

PO Box 248 
Molalla, OR 97038 
 

503-829-8817 ph 
503-829-3461 fax 

www.cityofmolalla.com 
 

GENERAL STATEMENT OF POLICY:  

It is the policy of the City of Molalla that the Molalla Police Department’s Community Room shall be made 
available under capable and responsible adult supervision for community activities. The Community Room is 
available for use by public groups, private businesses and private parties. The City reserves the right to grant or 
deny permission for building use. Applicants may appeal any City administration decision to deny a request for 
building use to the City Manager.  

The Community Room has a total capacity of 118 people. There is a $75.00 refundable deposit for use of the 
Community Room for groups 3, 4, 5, and 6; and the $75.00 deposit will be refunded upon prompt return of 
inspection of the room after use for cleanliness and/or any damage(s).   

USERS:  

The Community Room is available to the following users:  

Group 1 (priority 1) - Programs administered by the City of Molalla government, i.e., elected officials and 
City department staff members.  

Group 2 (priority 2) - City-appointed committees and chartered groups, officially recognized Neighborhood 
Associations and related groups.  

Group 3 (priority 3) - Government agencies in the local area, other than City of Molalla.  

Group 4 (priority 4) - Recognized non-profit civic and service organizations and social organizations 
operating in the Molalla area.  

Group 5 (priority 5) - Residents of the City of Molalla.  

Group 6 (priority 6) - Professional, business, and commercial groups operating in the Molalla area.  

The City of Molalla does not restrict access to the Community Room to any party on the basis of race, religion, 
sex, creed, age, national origin nor social or political views.  

SCHEDULING OF ROOM: 

The Community Room will is available during normal business hours and must be cleaned and vacated 15 
minutes prior to closing. Participants must exit the building by its closing time. 

o Regular Business Hours: Monday through Friday 08:00am to 04:30pm 

o Closed Major Holidays.  

ADVANCED SCHEDULING:   

Group 1:    May schedule up to twelve (12) months in advance. 

Group 2:    May schedule up to six (6) months in advance.  

   Group 3, 4, & 5: May schedule up to three (3) months in advance. 

Group 6:   May schedule up to one (1) month in advance. 

PROCEDURES FOR SCHEDULING THE COMMUNITY ROOM:  

Group 1 and 2: Submit an e-mail to admin@molallapolice.com and supply the requested date and time and 
identify Department/Group and a contact person. A response to your request will be received advising whether the 
meeting is confirmed or declined.  
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Group 3, 4, 5, and 6: Complete the Community Room Application located on the City of Molalla website preferably 
received fourteen (14) days in advance of date requested. A response to your request will be received advising 
whether the meeting is confirmed or declined.   

The requesting party (Groups 3, 4, 5, and 6) shall submit a check or card in person for the amount of $50 for 
cleaning deposit). The deposit will be refunded upon inspection of the room for cleanliness and/or any damage(s).  

CANCELLATION POLICY: 

The Molalla Police Department reserves the right to cancel with due cause and with five (5) days’ notice to the 
requesting party. The Molalla Police Department reserves the right to cancel without prior notice in the event of an 
emergency requiring the use of the Community Room for City emergency operations. 

CONDITION OF ROOM: 

1. The Community Room shall be left in a clean condition (same in which it was found), with full inventory and 
without damage.   

2. Existing wall decorations may not be removed. Any decorations put up must use the hanging supplies provided 
in the Community Room supply box.  No nails, tacks, or anything else that will permanently place holes in the 
walls and other surfaces.  No decorations, postings, banners or other similar items shall be left attached to the 
ceiling, walls, doors, or floors.  

3. Open flames, candles of any kind, including but not limited to Sterno canned heat, are not allowed. 

4. No animals (excluding service animals) of any kind unless prior authorized in event application.  

ROOM USAGE: 

1. Meals may be consumed in the Community Room. Food preparation, including baking and frying, is not 
allowed in the Community Room.  

2. Alcoholic beverages may not be brought into the Community Room nor consumed on the Molalla Police 
Department’s property.  

3. Light refreshments and non-alcoholic beverages may be served in the Community Room. 

EQUIPMENT AVAILABLE FOR USE: 

1. Tables (24), chairs (60), podium, Wi-Fi, HMDI, projector, and speakers are provided for the Community room 
users. Coffee Carafe, white boards and microphones are available by request prior to event. Under no 
circumstances are chairs, tables or other equipment to be removed from the Community Room.  

2. A United States flag and State of Oregon flag with stands are provided in the Community Room.  

3. A sink is provided for general use. 

4. There are public restrooms for use along with drinking fountains and a bottle fill station in the lobby area outside 
of the Community Room.  

5. No equipment in the Community Room will be loaned, rented, nor removed from the Community Room. 

INDEMNITY AGREEMENT  
 

 Users will be held responsible for any damage caused by travel to and from the conference room and public 
restrooms. 

 Users assume all responsibility and entire liability for losses, damages, cost, expenses, including but not limited to 
attorney fees on account of any damage to or destruction of any property belonging to any person, firm, or 
corporation.  

 Users assume all liability, damage, loss, cost, or expense, included but not limited to attorney’s fees, that the 
indemnities may sustain or incur on account of any damage to or destruction of any property that the Molalla 
Police Department/City of Molalla may own or have responsibility for. 
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 Users understand users may sustain or incur injuries; claims arising out of injury or damage to the user’s display, 
equipment, and other property brought upon the premises of the City and shall indemnify and hold harmless the 
City from any and all such losses and damages. 

 Any group sponsoring or using a City-owned facility assumes all liability for any accidents that occur during the 
scheduled reservation time of the facility. 

 No alcoholic beverages, illegal drugs or use of tobacco are allowed in the Police Department building or grounds 
at any time. Failure of anyone within the group to comply will cause an immediate request to leave the facility and 
grounds. Prohibited are also flammable objects. 

 Firearms are not permitted anywhere on the property except by sworn Law Enforcement personnel. 
 

USER RESPONSIBILITY: 

1. The users of the Community Room are responsible for the setting up of the room.   

2. The users of the Community Room are responsible for the removal of all equipment, supplies, and other items 
belonging to the organizations other than the Molalla Police Department. Equipment, supplies or other products 
belonging to private groups may not be stored in the facility or on the grounds prior to or after the applicant’s 
function.  

3. The users of the Community Room are responsible for ensuring the room is left clean and in the condition in 
which it was found. Containers, beverage cans, bottles and trash shall be placed in the receptacles provided.  

4. The users of the Community Room are responsible for the supervision of minor children using the room. 
Groups with minor children shall provide at least one (1) responsible adult for each ten (10) minor children.   

5. The users are responsible for the condition of the room. The users/reserving party will be charged for any 
damage to the furnishings, equipment, ceiling, walls, flooring, and doors.  

NO SMOKING POLICY: 

The Molalla Police Department in a non-smoking facility which includes the Community Room area.   

ACCIDENTS OR INJURIES: 

In the event of an accident or injury, call 911 from a cell phone for emergency response crews; or use the emergency 
phone button available in the vestibule of the Molalla Police Department. 

GENERAL:  

1. All City and County ordinances and Oregon State Laws govern the Community Room and occupants.  

2. Failure to adhere to any municipal ordinances, Oregon State Laws or to any regulations outlined in the City 
Council's Policy and Procedures for Community Room Use, will mean forfeiture of any deposits that otherwise 
would be returned to renter, immediate removal from the  premises as a trespasser and may also subject renter to 
other charges under municipal ordinances or state law.  

3. City law enforcement officers shall have the right to attend any function for the purpose of inspections, etc. The 
Chief of Police, any law enforcement officer or authorized staff have the right to terminate use of these facilities 
during any function should the participant's conduct violate any local or state laws, regulations or codes (including 
noise). All fees & deposits will be forfeited.  

4. The City of Molalla neither approves nor disapproves of content, topics, subject matter nor points of view of 
individuals or groups using the Community Room.  
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Requested By: (Individual/Organization) Required

Address of Requestor: (Individual/Organization) Required

Email: Required

Phone Number:

Community Room Reservation Details

Date Requested:

or gps_not_fixed Use my current location

date_range

MPD Community Room Application

2/19/26, 11:17 AM MPD Community Room Application

https://us.openforms.com/FormDisplay/Preview?id=2a2e4188-22e2-4a8a-9483-a509f5f9af08 1/4135



Meeting/Training Description:

Number of Attendees: (Max of 118 individuals)

Start Time of Meeting/Training (please note AM/PM)

End Time of Meeting/Training (please note AM/PM)

Total Time Requested (Please be sure to include setup/cleanup in

calculations):

Please describe any food/beverages if provided:

Contact Name/Responsible Party:

Phone Number:

2/19/26, 11:17 AM MPD Community Room Application

https://us.openforms.com/FormDisplay/Preview?id=2a2e4188-22e2-4a8a-9483-a509f5f9af08 2/4136



Terms and Conditions

MPD Community Room Terms and Conditions

I have read and agree to the Terms and Conditions (Checking this box constitutes your electronic

signature and acceptance) Required

2/19/26, 11:17 AM MPD Community Room Application

https://us.openforms.com/FormDisplay/Preview?id=2a2e4188-22e2-4a8a-9483-a509f5f9af08 3/4137

chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https://www.cityofmolalla.com/files/sharedassets/public/v/1/youth_fund_fillable_121021.pdf


Signature

Acknowledgment and Agreement of

Application Submission

I hereby certify that I am 18 years of age or older.

Date:

Please complete the following:

reCAPTCHA

I'm not a robot

Privacy  - Terms

Powered by OpenForms

Draw signature below Upload photo of signature

date_range

2/19/26, 11:17 AM MPD Community Room Application

https://us.openforms.com/FormDisplay/Preview?id=2a2e4188-22e2-4a8a-9483-a509f5f9af08 4/4138

https://www.google.com/intl/en/policies/privacy/
https://www.google.com/intl/en/policies/terms/
https://www.openforms.com/
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