
    

 

PLANNING COMMISSION 
MEETING AGENDA 
April 15, 2026 
Library Community Room 
55 Academy Street, Lebanon, Oregon 97355 

Planning Commission meetings are recorded and available on the City’s YouTube page at 
https://www.youtube.com/user/CityofLebanonOR  The meeting location is accessible to persons with 
disabilities.  A request for an interpreter for the hearing impaired or for other accommodations for persons 
with disabilities should be made at least 48 hours before the meeting to the Development Services 
Department at 541.258.4906. 

Chair: 1. Call to Order / Flag Salute 

 Don Robertson  2. Roll Call 

Vice Chair: 3. Minutes: None 

 Lory Gerig - Knurowski 4. Citizen Comments – restricted to items not on the agenda 

Commissioners: 5. Commission Review 

 Kristina Breashears  a. Public Hearing – Planning File PD-26-01 

 Karisten Baxter   Western University of Health Sciences Campus 

 Don Fountain   E. Milton and E. Grant Streets / 12S02W11  01000 

 Michael Miller 6. Commission Business and Comments 

 Regina Thompson 7. Adjournment 

 Shyla Malloy   

   
 





  

 

925 S. Main Street 
Lebanon, Oregon 97355 
 
TEL: 541.258.4906 
development@lebanonoregon.gov 
www.lebanonoregon.gov Development Services 

 
 

I. BACKGROUND 
 

Under consideration is a request for approval of a Planned Development (PD) for the Western 
University of Health Sciences Lebanon Campus. The subject property is approximately 110 
acres in size and is located along East Milton Street and East Grant Street. The property is 
identified as Linn County Tax Assessor Map 12S-02W-11, Tax Lot 1000, and is zoned Mixed 
Use (MU). 
The site was previously developed as a plywood mill and is currently vacant. The surrounding 
area includes a mix of residential, institutional, and open space uses. 
  

 
 

To:  Lebanon Planning Commission 
 

From:  Shana Olson, Development Services Director 
 

Subject: Planning File No. PD-26-01 

Date: April 8, 2026  
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II. CURRENT REPORT 
 
The applicant proposes a Planned Development consisting of a phased university campus. 
The campus is planned for full buildout of up to approximately 500,000 square feet of 
institutional and supporting uses. 
 
Phase I includes approximately 177,000 square feet of building area across three buildings, 
consisting of academic, administrative, and supporting campus facilities. 
 
The Planned Development establishes a conceptual master plan for the site, including the 
general layout of buildings, internal circulation, infrastructure, and open space areas. 
Development is anticipated to occur in multiple phases over time. 
 
The proposal includes internal circulation systems, parking areas, pedestrian pathways, and 
connections to surrounding transportation facilities. Public infrastructure, including water, 
sewer, and stormwater systems, will be extended and constructed as needed to serve the 
development. 
 
Significant portions of the site are designated as open space, natural areas, and recreational 
amenities, including trails and passive use areas. 
 
Approval of the Planned Development establishes the overall development framework for the 
site. Detailed design, including building placement, landscaping, utilities, and stormwater 
systems, will be reviewed through Administrative Review and engineering permits for each 
phase of development. 
 

III. STAFF ANALYSIS 
The following analysis evaluates the proposed Planned Development for compliance with the 
applicable provisions of the Lebanon Development Code, specifically Chapter 16.23. 
 
Zoning and Use 
 
The subject property is zoned Mixed Use (MU). The proposed university campus is an 
institutional use permitted within the MU zoning district. 
 
The Planned Development provisions allow flexibility in site design while ensuring coordinated 
and efficient development. The proposal establishes a cohesive campus layout consistent with 
the intent of the MU zone and Planned Development standards. 
 
Planned Development Framework 
 
The application includes a conceptual master plan that establishes the general organization of 
buildings, circulation, infrastructure, and open space. 
 



  

3 | P a g e   

The Planned Development does not include detailed construction-level plans. Instead, it 
provides a framework for phased development. Future phases will be subject to applicable 
review and other permitting processes to ensure compliance with development standards. 
 
Transportation and Circulation 
 
The proposal includes a network of internal roadways, parking areas, and pedestrian pathways 
designed to serve the campus and connect to surrounding transportation facilities. 
 
A Traffic Impact Analysis (TIA) was submitted as part of the application materials. The TIA 
evaluates projected traffic impacts associated with the proposed development and identifies 
recommended improvements. Implementation of the TIA recommendations and subsequent 
review processes will ensure that transportation impacts can be adequately addressed. 
 
Utilities and Public Services 
 
Public water, sanitary sewer, and stormwater infrastructure are available in the vicinity of the 
site. The proposal includes extending and constructing public utilities to serve each phase of 
development. 
 
Detailed engineering plans for utilities and public improvements will be reviewed and approved 
through the City's engineering plan review process prior to construction. 
 
Environmental Considerations 
 
The subject property includes wetlands, areas of potential flooding, and legacy contamination 
associated with prior industrial use. 
 
The site is subject to a Consent Order with the Oregon Department of Environmental Quality 
(DEQ) that requires remediation prior to development. In addition, any impacts to jurisdictional 
wetlands will require permits from the Oregon Department of State Lands and the U.S. Army 
Corps of Engineers. 
 
Stormwater management is proposed through a combination of on-site facilities and green 
infrastructure techniques. Detailed stormwater design will be reviewed during subsequent 
permitting. 
 
The application demonstrates that environmental constraints can be addressed through 
applicable regulatory processes and future development review. 
 
Phasing and Future Review 
 
The Planned Development is proposed to be constructed in phases over time. Phase I 
includes three buildings totaling approximately 177,000 square feet. 
 
The Planned Development establishes a conceptual framework for phased development, with 
detailed design and implementation to occur through subsequent review processes. In 
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accordance with LDC 16.23.050, the Planning Commission must determine the appropriate 
level of review for future phases of development. 
 
Future phases may be reviewed through one of the following processes: 
 

• Ministerial Review by the Planning Official; 
• Administrative Review by the Planning Official; or 
• Review by the Planning Commission through a subsequent public hearing. 

 
Staff recommends that subsequent development be reviewed through Administrative Review 
by the Planning Official (Option 2). This review will ensure that each phase demonstrates 
adequate infrastructure, access, and services and remains consistent with the approved 
Planned Development. 
 
Modifications to the Planned Development that are not consistent with the approved master 
plan will be subject to review pursuant to LDC 16.23.040. 
 

IV. RECOMMENDATION 
 

Based on the information submitted by the applicant and the analysis provided in this report, 
staff finds that the proposed Planned Development meets or can meet the applicable 
requirements of the Lebanon Development Code, subject to the recommended conditions of 
approval. 
 
Staff recommends that the Planning Commission approve Planning File PD-26-01 and adopt 
the Draft Order as presented. 
 
The Planning Commission must determine whether the application satisfies the applicable 
approval criteria based on the findings and evidence in the record. 
 
 

V. PLANNING COMMISSION ACTION 
 

Staff has provided the Planning Commission with several options, each accompanied by an 
appropriate motion.  

 
1. Approve the application, adopting the draft order as presented. 

I move that the Planning Commission approve application PD-26-01 and adopt the Draft 
Order as presented by staff. 

 
2. Approve the application, adopting modifications to the draft order. 

I move that the Planning Commission approve application PD-26-01 and adopt the Draft 
Order with the following modifications.  
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3. Continue the hearing until May 20, 2026. 
I move that the Planning Commission continue the public hearing on application PD-26-01 
to May 20, 2026. 

 
4. Close the hearing but keep the record open for submission of written testimony. 

I move that the Planning Commission close the public hearing on the application PD-26-01  
and leave the written record open for submission of additional testimony until May 13, 
2026. 

 
5. Close the hearing and record, and continue deliberation to the next meeting. 

I move that the Planning Commission close the public hearing and continue deliberations 
on application PD-26-01 to the May 20, 2026 meeting. 

 
6. Deny the application, directing staff to modify the draft order. 

I move that the Planning Commission deny the application PD-26-01 and direct staff to 
prepare a Final Order reflecting the Commission's findings. 

 
 





    
 

BEFORE THE LEBANON PLANNING COMMISSION 
 

In the matter of the )                               Planned Development 
Application of )                        File PD-26-01                   
Western University of Health Sciences )                                                        

 
ORDER OF APPROVAL PLANNED DEVELOPMENT 

 
I. NATURE OF APPLICATION 

   The application requests approval of a Planned Development for the Western University of Health 
Sciences Lebanon Campus on approximately 110 acres of property located along East Milton 
Street and East Grant Street, zoned Mixed Use (MU). 

 
II. PUBLIC HEARING 

A public hearing was held before the Lebanon Planning Commission on April 15, 2026. The 
Planning Commission reviewed Planning Files PD-26-01, including the staff report, application 
materials, and testimony submitted into the record.   
    

III. FINDINGS OF FACT 

A.  GENERAL FINDINGS 

1. The owner and applicant of the property is Western University of Health Sciences. 

2. The subject property is identified as Linn County Tax Assessor Map 12S 02W 11, Tax Lot 
1000.   

3. The property is approximately 110 acres. 

4. The property is zoned Mixed Use (MU). 

5. The surrounding area includes a mix of residential, institutional, and open space uses.   

6. The proposed development is a Planned Development for a university campus.   

 

B. EXISTING CONDITIONS 

The subject property is vacant and consists of previously developed industrial land associated 
with a former plywood mill site.  

Wetlands have been identified on portions of the site through a delineation prepared for the 
property. 

FEMA mapping indicates that portions of the site may be located within the 100-year floodplain 
along the northern and eastern boundaries. FEMA mapping also indicates potential 500-year 
floodplain areas in the southern portion of the site.  

 

C. PROPOSAL 
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The applicant proposes a Planned Development consisting of the phased development of a 
university campus on approximately 110 acres. The campus is planned to accommodate full 
buildout of up to approximately 500,000 square feet of institutional and supporting uses. 

Phase I includes approximately 177,000 square feet of building area across three buildings, 
consisting of academic, administrative, and supporting campus facilities. 

The Planned Development includes a conceptual master plan establishing the general layout of 
buildings, circulation, infrastructure, and open space areas. Development is designed to occur in 
phases, with future phases subject to applicable City review processes, including Site Plan 
Review, public improvement plans, and building permits. 

The proposal includes internal circulation systems, parking areas, pedestrian pathways, and 
connections to surrounding transportation facilities. Public infrastructure, including water, sewer, 
and stormwater facilities, will be extended or constructed to serve the development. 

Significant portions of the site are designated as open space, natural areas, and recreational 
amenities, including trails and passive use areas. 

The Planned Development also establishes development standards applicable to the site, 
including setbacks, circulation, and open space provisions, consistent with the Lebanon 
Development Code. 

 

D. AGENCY COMMENTS   

The following agencies were notified of the proposal: Build Lebanon Trails, Consumers Power, 
NW Natural, Pacific Power, Peak Internet, Republic Services, Oregon Pilots Association, 
Oregon Department of Aviation, Santiam-Albany Canal, Grand Prairie Water District, Linn 
County Assessor, Planning, Road and Surveyor Departments, Oregon Department of 
Transportation, Lebanon Fire District, Lebanon Building and Engineering, Lebanon Community 
School District, Lebanon Planning Commission and the Lebanon Chamber of Commerce.  
Agency comments were received from Lebanon Building, Development Engineering, and the 
Lebanon Fire District. Comments are addressed through the conditions of approval.  
 

E. PUBLIC COMMENTS 
The City issued a public notification in compliance with the Lebanon Development Code and 
State regulations on March 27, 2026. The deadline for submission of written comments prior 
to the hearing was 5:00 pm on Tuesday, April 14 2026. The City did not receive written 
comments.    

F. ANALYSIS   
Planned Development applications must satisfy the approval criteria set forth in Chapter 16.23 
of the Lebanon Development Code. The following findings address the applicable criteria.  

G. APPROVAL CRITERIA  
1. Minimum Site Size   
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FINDING: Section 16.23.020.B.1 requires a minimum site size of one (1) acre for Planned 
Development. The subject property consists of approximately 110 acres. Therefore, this 
criterion is met. 
 

2. Compliance with Applicable Criteria 
 

FINDING: The subject property is zoned Mixed Use (MU). The proposed development is a 
university campus, which is an allowed institutional use within the MU zoning district. 
 
The Planned Development establishes a conceptual master plan for phased campus 
development, including building areas, internal circulation systems, infrastructure, and open 
space. The proposal is consistent with the intent of the MU zoning district and the Planned 
Development provisions of Chapter 16.23, which are intended to allow flexibility in design while 
achieving integrated and efficient site development. 
 
Applicable development standards, including but not limited to site design, access, utilities, 
environmental constraints, and public facilities, will be reviewed in detail through subsequent 
development review processes, including Site Plan Review, public improvement plans, and 
building permits. 
 
A Traffic Impact Analysis (TIA) was submitted as part of the application materials. The TIA 
evaluates projected traffic impacts associated with the proposed development and identifies 
recommended improvements. The implementation of the TIA recommendations and 
subsequent review processes ensures that transportation impacts are adequately addressed. 
 
As conditioned, the proposal complies with applicable provisions of the Lebanon Development 
Code and the underlying zoning district. Therefore, this criterion is met. 

 
3. Depth of Periphery Yards  

 
FINDING:  Section 16.23.020.B.3 requires that periphery yards be at least as deep as required 
by the underlying zoning district unless the Planning Commission finds that design features of 
the development provide equivalent mitigation. 
 
The Planned Development is conceptual in nature and establishes general building areas and 
site layout. Specific setbacks and yard dimensions will be reviewed at the time of Site Plan 
Review for each phase of development to ensure compliance with applicable standards or to 
evaluate any requested flexibility consistent with the Planned Development provisions. 
 
As conditioned, this standard can be met. 
 

4. Lot Coverage and Building Height  
 
FINDING:  Section 16.23.020.B.4 requires that lot coverage and building height not exceed 
the standards of the underlying zone unless approved by the Planning Commission. 
 
The underlying MU zoning district does not establish strict maximum lot coverage or building 
height limitations for institutional uses of this type. The Planned Development establishes a 
conceptual framework for campus development, with specific building design and dimensions 
to be reviewed through subsequent development permits. 
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As conditioned, development will comply with applicable standards or will be reviewed for 
consistency with the Planned Development at the time of Site Plan Review. Therefore, this 
criteria is met. 
 

5. Open Space  
 
FINDING: Section 16.23.020.B.5 establishes standards for open space within a Planned 
Development. 
 
The proposal includes substantial open space areas throughout the site, including natural 
areas, landscaped areas, and a network of pedestrian pathways and trails. These areas are 
intended to provide passive recreational opportunities and to preserve the site's natural 
features. 
 
The Planned Development allocates a significant portion of the site to open space, consistent 
with the intent of the Planned Development provisions to encourage coordinated site design 
and preservation of natural resources. Therefore, this criteria is met.  
 

6. Subdivision Lot Size.  
 
FINDING:  Section 16.23.020.B.6 establishes standards related to subdivision lot sizes. The 
proposed Planned Development does not include subdivision of land. 
 
Therefore, this criterion is not applicable.   
 

7. Required Phasing  
 
FINDING:  Section 16.23.020.B.7 allows for development to occur in phases and requires that 
phasing be coordinated with the provision of public facilities. 
 
The applicant proposes a phased development of the campus, with an anticipated full buildout 
within the ten years permitted under LDC 16.23.010.C. Public infrastructure, including water, 
sewer, and stormwater facilities, will be constructed in conjunction with each phase of 
development. 
 
Subsequent phases will be subject to applicable review and development permits to ensure 
that adequate public facilities are available to serve each phase. Therefore, this criterion is met.  
 

H. FUTURE REVIEW PROCESS  
Section 16.23.050 establishes procedures for the Final Planned Development Design and 
Program and allows the Planning Commission to determine the review authority for subsequent 
development. 
FINDING: 
The Planned Development establishes a conceptual master plan for campus development, with 
detailed design and implementation to occur in phases. Subsequent development shall be 
reviewed in accordance with one of the following review options: 

1. Option 1: Review by the Planning Official as a Ministerial Review.  
2. Option 2: Review by the Planning Official as an Administrative Review.  
3. Option 3: Review by the Planning Commission in a subsequent public hearing.  
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Based on the nature of the proposal and the ability to address development details through 
subsequent review processes, the Planning Commission selects Option 2: Administrative 
Review by the Planning Official for future phases of development. 
All development shall be substantially consistent with the approved Planned Development. 
Modifications that are not consistent with the approved master plan, including, but not limited 
to, changes in overall site layout, circulation, development intensity, or open space 
configuration, shall require review pursuant to LDC 16.23.040, with the review authority 
determined by the scope of the proposed modifications.   
 

I. MITIGATION / ENVIRONMENTAL IMPACTS  
The record demonstrates that the subject property contains environmental constraints, including 
wetlands, stormwater considerations, and legacy contamination associated with the former 
industrial use of the site. The applicant has identified these constraints and has provided sufficient 
evidence to demonstrate that they can be addressed in compliance with applicable regulatory 
standards. 
 
The site is subject to a Consent Order with the Oregon Department of Environmental Quality (DEQ), 
which requires completion of remedial investigation, design, and implementation pursuant to a 
DEQ-approved work plan prior to any development activity. In addition, impacts to jurisdictional 
wetlands will be regulated through the Joint Permit Application process with the Oregon 
Department of State Lands and the US Army Corps of Engineers, which requires avoidance, 
minimization, and mitigation consistent with state and federal law. 
 
The applicant has also provided a conceptual stormwater management approach demonstrating 
that stormwater can be collected, treated, and retained on-site in a manner consistent with the City 
of Lebanon Storm Drainage Master Plan. Detailed grading, drainage, and stormwater facility plans 
will be subject to review and approval at the time of Site Plan Review, building permit, and public 
improvement permit. 
 
The Planning Commission finds that the Planned Development approval is a conceptual land-use 
decision, and that detailed engineering design and implementation measures will be reviewed at 
subsequent stages of development. The record contains substantial evidence demonstrating that 
the site is capable of complying with all applicable local, state, and federal environmental 
requirements. 
 
The Commission further finds that the deferral of detailed mitigation measures to subsequent 
permitting processes does not constitute an improper deferral of approval criteria, as compliance 
with those requirements is mandated by other regulatory agencies and City review processes prior 
to development. 
 
Accordingly, the Planning Commission finds that the proposal adequately addresses potential 
environmental impacts and that a separate mitigation plan pursuant to LDC 16.23.030.D is not 
required as part of this approval. 
 

IV. CONCLUSION 
 

Based on the findings above and the evidence in the record, the Planning Commission concludes 
that the proposed Planned Development (PD-26-01) satisfies the applicable approval criteria of 
the Lebanon Development Code, including Chapter 16.23. Accordingly, the Planning Commission 
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finds that the application meets the required decision criteria and is approved subject to the 
conditions of approval contained in this Order. 
 

V. ORDER 
 

Based on the findings and conclusions contained herein, the Planning Commission hereby: 
APPROVES Planning File PD-26-01,  subject to the conditions of approval contained in this Order;  

 
1. The Planning Department conditions include, but are not limited to the following:  

a. The Planned Development shall be completed within ten (10) years of the date of the 
approval, unless extended in accordance with the Lebanon Development Code.   
 

b. Each phase of development shall be subject to Administrative Review to ensure 
compliance with the approved Planned Development, applicable code provisions, and this 
Order.  
 

c. All development shall be substantially consistent with the approved Planned Development. 
Modifications that are not consistent with the approved Planned Development shall require 
review pursuant to LDC 16.23.040.  
 

d. A detailed landscape plan shall be submitted for each phase and shall demonstrate 
compliance with applicable landscaping, screening, and street tree requirements. 
 

e. Each phase shall demonstrate adequate provision of infrastructure, access, and services 
at the time of Administrative Review. 
 

f. All required permits from the Department of State Lands, the Department of Environmental 
Quality, and the US Army Corps of Engineers shall be obtained prior to issuance of 
applicable City permits.  
 

g. A formal mitigation plan is not required as part of this Planned Development.  
 

2. All requirements of the Lebanon Fire District shall be met, including but not be limited to: 
Plans demonstrating full compliance with the Oregon Fire Code and local amendments 
shall be submitted to the Lebanon Fire Marshal for review and approval prior to Building 
Permit Issuance. 
 

3. All requirements of the Engineering shall be met, including but not limited to: 
 GENERAL 
1. This proposal includes installation of new public improvements. All public improvements 

shall: 
a. Conform to the latest "City of Lebanon Standards for Public Improvements" 
b. Require completion of a Drawing Review Application and a Public Improvements 

Permit prior to beginning construction. This applies to each phase of the planned 
development.  

c. Be designed by a professional engineer registered in the state of Oregon. 
2. All elevations shown on plans submitted to the City must be on the NAVD 88 vertical 

datum to provide compatibility with the City computer aided mapping system. 
3. All private, on site utilities must be inspected and approved by the City Building Official. 
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4. Environmental studies are required as part of this planned development. Provide 
verification of DEQ approval for each phase prior to beginning construction.  

5. A cultural resource survey was completed as part of this planned development. Survey 
findings and recommendations must be followed throughout all phases of the planned 
development.  

6. Geotechnical Investigations are required as part of this planned development. Geotech 
findings and recommendations must be followed throughout all phases of the planned 
development.  

7. Maintenance responsibility for any outdoor exercise facilities, including sports courts 
shall be clearly established. The City does not accept maintenance responsibility for 
these facilities.  

 
TRANSPORTATION 
1. Traffic Impact Analysis (TIA) findings and recommendations shall be followed throughout 

all phases of the planned development, including any future amendments to the TIA.  
2. Provide City standard street trees in compliance with the City of Lebanon street tree 

policy. 
3. Sidewalks, paths, and driveway approaches must comply with ADA requirements. 
4. Provide City standard streetlights.  
5. Provide USPS approval of any mailbox locations. 
6. Provide Republic Services approval of any garbage and recycling container locations 

and turn around access. 
 

WATER 
1. Provide engineering reports documenting projected usage, impact, and pipe sizing 

requirements for mainline extension.  
2. Identify any on-site wells on the engineered drawings. Wells proposed for removal 

must be abandoned according to state and county regulations prior to connection to 
the public water system.  

3. Each building shall have its own water service. Water service taps and pipe shall be 
installed by a qualified contractor in the presence of a City Inspector.  

4. The public water system shall be "looped" from E Grant Street to E Elmore Streets. 
5. The number and location of fire hydrants shall be approved by the Lebanon Fire 

Marshall. All new hydrants must be operational and accepted by the City prior to 
storage of combustible materials on site.  

 
SANITARY SEWER 
1. Provide engineering reports documenting projected usage, impact, and pipe sizing 

requirements for mainline extension.  
2. Identify any existing on-site septic systems. Septic systems must be abandoned 

according to city and county regulations. 
3. Each building shall have its own sanitary service. Service connections to the mainline 

shall be installed by a qualified contractor in the presence of a City Inspector.  
 

STORM SEWER 
1. Provide verification of Oregon DEQ NPDES permit issuance and all conditions of permit 

issuance prior to beginning construction on each phase.  
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2. A wetland delineation study was completed as part of this planned development. Provide 
verification of Army Corps of Engineers and/or DSL wetland fill permit issuance prior to 
beginning construction on each phase. 

3. The drainage system and grading plan shall be designed so as not to adversely impact 
drainage to or from adjacent properties. Storm drainage facilities must be designed and 
constructed to ensure historical rates of site discharge are not exceeded. Storm drain 
capacity shall be determined by the Rational Method for a 10-year event with a 15-
minute minimum duration time using the curve (Fig 5.3) in the storm drainage master 
plan. A detailed design including engineering calculations shall be submitted as part of 
the drawing review process.  

4. With the engineering drawings, provide a grading plan for the site that indicates existing 
and proposed elevations. Drainage improvements may be required at the site 
boundaries to prevent adverse impacts. The engineering drawings must provide a 
detailed design (including calculations) of the drainage improvements and mitigation of 
any impacts to adjacent properties. 

5. Maintenance responsibility for private storm water detention systems shall be clearly 
established. The City does not accept maintenance responsibility for private storm water 
systems or detention facilities.  

   
  LANDSCAPING  

Any landscaping proposed in the public right of way shall have a maximum mature height 
of no more than 24 inches above the street grade and at least 3 feet from any fire hydrant. 
All fences and shrubs proposed in the yard setback areas adjacent to public streets shall 
have a maximum mature height of no more than 36 inches above the street grade. 

  
 

This Order of Approval appears only as a matter of record.  
 
APPROVED BY A            VOTE OF THE LEBANON PLANNING COMMISSION ON April 15, 2026.   
 
DATED at Lebanon, Oregon, this 15th day of April 2026. 
 
 
SIGNED:                                                  

o Don Robertson, Planning Commission Chair  
o Lory Gerig-Knurowski, Planning Commission Vice Chair 

                        
 
ATTEST:                                      

Shana Olson, Development Services Director 
 

  

 
 



  

 

NOTICE OF PUBLIC HEARING 
LEBANON PLANNING COMMISSION 
NOTICE IS HEREBY GIVEN that a public hearing will be held before the Lebanon 
Planning Commission on April 15, 2026, at 6:00 p.m. in the Library Community 
Room located at 55 Academy Street, to afford the public an opportunity to be 
heard and give testimony concerning the following matter: 

Planning Case No.: PD-26-01 
Applicant: Western University of Health Sciences  
Location: E Grant Street & Milton Street 
Map & Tax Lot No.: 12S02W11 01000 
Request: Planned Development  
Decision Criteria: Lebanon Development Code Chapters: 16.06, 16.20 and 16.23 

Request: Planned Development on an approximately 110-acre site. The proposed project includes the 
phased construction of twelve (12) buildings for the Western University of Health Sciences campus, along 
with associated parking facilities, internal circulation improvements, and landscaped open space areas. 
The development is intended to occur in multiple phases over a ten-year period. 
Providing Comments: The city will be accepting public comments on this item in several ways to afford 
the public an opportunity to give testimony on the subject matter. Written and verbal testimony will be 
accepted upon issuance of this notice, until 5:00 p.m. on Tuesday, April 14, 2026. Written testimony may 
be emailed to development@lebanonoregon.gov or mailed to the City of Lebanon at 925 S. Main Street, 
Lebanon, OR 97355, or delivered and dropped in the white mailbox in front of City Hall.  Persons who 
desire to access the Zoom meeting to give oral testimony regarding a Public Hearing can contact the 
development@lebanonoregon.gov by noon prior to the meeting so that staff can provide instructions. 
The public is invited to either participate in person at the Library Community Room or watch the meeting 
virtually on April 15, 2026, at https://www.youtube.com/user/CityofLebanonOR/videos. 

 The agenda and application materials will be available for review on the City’s website at 
https://www.lebanonoregon.gov/meetings seven days prior to the hearing. 
CITIZENS ARE INVITED TO PARTICIPATE in the public hearing and give written or oral testimony as 
described above that address applicable decision criteria during that part of the hearing process designated 
for testimony in favor of, or opposition to, the proposal.  If additional documents or evidence are provided 
in support of the application subsequent to notice being sent, a party may, prior to the closing of the hearing, 
request that the record remain open for at least seven days so such material may be reviewed. 
Appeals: Failure to raise an issue in the hearings, in person or by letter, or failure to provide sufficient 
specificity to afford the decision makers an opportunity to respond to the issue precludes appeal to the 
Land Use Board of Appeals based on that issue.  Decisions of the Planning Commission may be appealed 
to the Lebanon City Council within 15 days following the date the Commission’s final written decision is 
mailed. Only the applicant, a party providing testimony, and/or a person who requests a copy of the decision 
has rights to appeal a land use decision. The appeal must be submitted on the appeals form as prescribed 
by City Council with appropriate fee paid and must set forth the criteria issues that were raised which the 
applicant or party deems itself aggrieved. Please contact our office should you have any questions about 
our appeals process.  
Obtain Information: A copy of the application, all documents and evidence relied upon by the applicant, 
and applicable criteria are available for inspection at no cost and will be provided at the cost of 25 cents per 
single-sided page.  If you have questions or would like additional information, please contact City of Lebanon 
Community Development Department, 925 Main Street; phone 541-258-4906; email 
development@lebanonoregon.gov.  
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The meeting location is accessible to persons with disabilities.  A request for 
an interpreter for the hearing impaired or for other accommodations should be 
made at least 48 hours before the meeting to 541-258-4906. 



March 23, 2026 

Western University of Health Sciences 
C/0 Denise Cornish, SVP & COO 
309 E 2nd Street 
Pomona, California 91766 
Sent via email 

RE: Planned Development PD-26-01 
E Grant Street/ 12S02W11 01000 

Development Services 
925 S. Main Street 

Lebanon, Oregon 97355 

TEL: 541.258.4906 
development@lebanonoregon.gov 

www.lebanonoregon.gov 

On February 11, 2026, the City of Lebanon received your Planning application for a Planned 
Development for the above-referenced address. After a thorough review of the application, 
per ORS 227.178, staff acknowledged that it was deemed complete as of March 20, 2026. 

If you have any questions, please do not hesitate to reach out. 

Respectfully, 

~~ 
Tammy Dickey 
Senior Development Services Technician 

cc: File 

TH C ITY THAT FRIENDLIN 55 BUILT 





LAND USE APPLICATION 

Lebano·n 
PROPERTY INFORMATION 

Site Address(es}: 800 E Milton St; 1280 E Grant St. Lebanon, OR 97355 

Assessor's Map & Tax Lot No.(s}: 12S02W11-00-01000 

Comprehensive Plan Designation / Zoning Designation: Z-MU Mixed Use 

Current Property Use: Commercial - vacant 

Project Description: Medical Education Campus 

APPLICANT/ PRIMARY CONTACT INFORMATION 
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Property (Lot) Line Adjustment $250 $1000 

Date Received: z.. lt l 'Lot..c.p Date Complete: Receipt No.: 
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Existing Site Aerial

In 2022, Western University 
of Health Sciences launched 
a Campus Framework Study 
to envision the development 
of a new campus on 110 
acres in Lebanon, Oregon. 

PL ANNED DE VELOPMENT
This 2026 Oregon Campus Planned 
Development was created in 
collaboration with University leadership, 
faculty, staff, students, and local 
community partners. It provides a 
long-term vision for the campus while 
serving as a foundation for immediate 
development efforts that span the 10 
years for this Planned Development 
Application. 

The site, formerly home to a plywood 
plant, was generously donated to 
WesternU by the Heatherington 
Foundation. The Planned Development 
outlines a flexible framework to guide 
land use, physical development, 
and infrastructure planning of 
the site. Additionally, it provides 
recommendations for parking, specifying 
the number of parking stalls needed and 
their distribution across the site. 

This Planned Development is looking 
at the first three buildings that can 
be built over the next ten years. This 
vision is informed by current conditions 
influencing campus growth, with the 
understanding that these conditions may 
change over time. 

Project 
Summary

N
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Statement Detailing 
Development Proposal
16.23.020 A.1

The Planned Development 
for Western University 
of Health Sciences’ new 
Lebanon, Oregon campus 
outlines a physical 
framework for developing 
the 110-acre site along the 
South Santiam River.

REINFORCE COMMUNIT Y  
& PROTECT OPEN SPACE 
The Campus Framework anticipates a 
total build-out of up to 500,000 Gross 
Square Feet (GSF) to meet future needs. 
The 10-year Planned Development 
proposes three buildings, totaling 
approximately 177,000 sq. ft. of floor 
area as indicated on the following 
figure showing the 10-year development 
plan. This development will support 
approximately 520 students. Drawings 
P102, P102A, P201, and P202 indicate 
conceptually the access, parking and 
public infrastructure to support this initial 
development. Campus buildings are 
concentrated in the northeast corner of 
the site, formerly occupied by a plywood 
factory. This area forms the Savanna 
Commons, envisioned as the social 
and restorative heart of the campus. 
Designed to emulate the meandering 
course of a river, the Savanna Commons 
provides diverse spaces for gathering, 
celebration, and reflection. 
 

The campus is divided into four 
development areas: 

	> Amenity Precinct 

	> Interprofessional Precinct 

	> College Precinct 

	> Service Precinct 

Each precinct is assigned a target GSF, 
offering a flexible planning framework 
that accommodates building adjacencies 
and programmatic needs. This approach 
allows the campus to adapt dynamically 
to evolving opportunities and demands, 
 
The University’s landscape development 
integrates a series of exterior open 
spaces with the campus’s architectural 
and ecological context. These spaces 
connect to key site features, including 
the Old Mill Trail, South Santiam River, 
elevated rail line, Ridgeway Butte to the 
east, and distant hills to the south. 
 
This development creates a cohesive 
sequence of open spaces connected by 
pedestrian paths, shaping the identity of 
University’s campus. The open spaces 
vary in size, scale, and function, providing 
distinct relationships to buildings and 
precincts. Together, these elements 
create a vibrant, integrated, and purpose-
driven campus environment. 

(NEXT PAGE):
Proposed Development Site Plan Key

L ANDSCAPE

A.	 South Savanna Meadow (South Meadow) 

B. 	 North Savanna Meadow (North Meadow) 

C. 	 Savanna Commons (The Quad) 

D. 	 Oak Grove (The Grove) 

E. 	 River Forest and Old Mill Trail 

F. 	 West Woodland (Parking) 

G. 	 East Milton Street Entry 

H. 	 East Grant Street Entry 

I.	 Entry Plaza

L.	 Event Area

INTERPROFESSIONAL PRECINCT

1.	 Student Commons

COLLEGE PRECINCT

8. 	 College of Osteopathic Medicine of 
the Pacific Northwest and College of 
Behavioral Health

SERVICE PRECINCT

12. Facilities and Maintenance 
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Long Term Ownership
16.23.020 A.3
The property is owned by WesternU 
Oregon LLC and will remain under the 
ownership of WesternU Oregon, LLC, 
however it will be managed by Western 
University of Health Sciences. No land 
division is anticipated thus the whole 
property remains under single ownership. 
The leasing of land or facilities to an 
outside entity in furtherance of Western 
University of Health Sciences’ medical 
education mission is possible, but not 
currently contemplated.

Project Schedule
16.23.020 A.2
The development of the Planned 
Development will take place over a 
period of 30 years.  For the purposes of 
this Planned Development application, 
we will be focusing on the first 10 years 
of development.  During this time, 
infrastructure and open space as well as 
3 buildings will be constructed.  See the 
following Phase 1 (10 Year) Development 
schedule for the anticipated project 
timeline.

General Submittal Requirements 
Planned Development

10 W E S T E R N U N I V E R S IT Y O F H E A LT H S C I E N C E S L E B A N O N C A M P U S

L A N D U S E A P P L I C AT I O N



Studies 16.23.020 A.4

Traffic Study
A Traffic Impact Analysis, dated 
December 5, 2025, for the Phase 1 
(10-Year) Development of the campus 
was prepared by Kittleson & Associates. 
The Scope of Work for this study 
was directed and approved by City 
Engineering Staff. The recommendations 
from the study are reiterated below. 
Please particularly note the 1st and 2nd 
recommendations.

	> The study intersections are forecast 
to meet the City of Lebanon operating 
standards during the weekday AM and 
PM peak hours under existing and 
future traffic conditions.

	> No capacity-based mitigation 
needs were identified at the study 
intersections.

	> Conceptual signing and striping 
modifications were identified for 
implementation at the E Milton Street 
/ S Williams Street intersection to 
address historical crash patterns. 
Subject to City concurrence, 
we recommend refinement and 
implementation of the conceptual 
changes by the City regardless of the 
proposed development.

	> It is recommended that the City of 
Lebanon continue to monitor queuing 
conditions at the intersection of 
E Grant Street with the proposed 
primary campus access, as well as at 
the E Grant Street / E Williams Street 
intersection through future campus 
expansion land use applications.

	> The City and WesternU are encouraged 
to collaboratively explore long-term 
opportunities /visions for the E Grant 
Street campus access. These activities 
could assess whether treatments 
that are not necessarily needed to 
address operational deficiencies 
may still improve the intersection. 
Visioning/planning for potential future 
treatments has the potential to help 
facilitate enhanced campus access 
and local land use planning as both the 
City and campus grow and adjacent 
parcels change use over time.

The complete Traffic Impact Analysis is 
included in the appendix.

Environmental Studies
WesternU Oregon Property LLC and 
the State of Oregon Department of 
Environmental Quality have entered into a 
Consent Order for Prospective Purchaser 
Agreement. This order is recorded in 
the Linn County records under M-2025-
00964.

“The purpose of the order is (a) to protect 
public health, safety, and welfare in 
accordance with applicable provisions 
of ORS 465.200 through 465.420, and 
the regulations promulgated thereto, 
and (b) to facilitate productive reuse of 
property; and (c) to provide WesternU 
Oregon Property LLC with protection 
from potential liabilities in accordance 
with applicable law.”

“The terms of the order include 
remedial design and remedial action 
responsibilities stated as – WesternU 
Oregon Property LLC will perform the 
remedial investigation, remedial design 
and remedial action for the Property in 
accordance with a DEQ-approved work 
plan yet to be determined as detailed 
in the Scope of Work (“SOW”), attached 
to this Consent Order as Exhibit C, 
and the terms and schedules yet to be 
determined in a DEQ-approved work 
plan.”

The preparation of an “approved work 
plan” is on-going. The completion of 
this plan and its approval by DEQ will 
be required prior to beginning any 
construction activities on the property.

Wetlands
A copy of the wetlands delineation 
approved by Oregon Department of State 
Lands, under Case No. WD#2024-0052, 
dated July 25, 2024, is included in the 
appendix. Drawing P102B shows the 
relationship of the delineated wetlands to 
the phase 1 development.

The applicant is preparing a Joint 
Fill Application, to the Army Corps 
of Engineers and the Department of 
State Lands, to permit the filling of 
the wetlands impacted by the phase 1 
development.

Archaeology
A cultural resource survey of the property 
was completed by Archaeological 
Investigations Northwest Inc. in April 
2024. A summary of the findings and 
recommendations are stated below.

	> The project area has a low probability 
for the presence of a significant 
archaeological resource.

	> A scatter of objects dating to the 
1960s and 1970s may need to be 
inventoried and evaluated as an 
archaeological site if the project has a 
federal nexus.

	> There is unlikely to be a historic district 
in the surrounding neighborhood.

	> Archaeological monitoring if 
excavation should occur where the 
Lebanon Lumber Mill buildings stood.

	> Project work should proceed subject to 
an archaeological resource inadvertent 
discovery plan.

A copy of the survey is included in the 
appendix.
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Geotechnical 
Investigation
A geotechnical reconnaissance of the 
site was conducted by Foundation 
Engineering, Inc. in April 2018. The 
conclusions and recommendations from 
that report are summarized as follows:

1.	The site is suitable for the planned 
development of a medical school main 
campus.

2.	Conventional shallow foundations {i.e., 
spread footings and continuous wall 
footings) should be suitable to support 
the proposed buildings. However, 
mitigation of the existing site fill will be 
required (see below)..

3.	Most of the site contains fill consisting 
predominantly of granular soil (sandy 
gravel with cobbles) interbedded with 
some shallow layers of silt. In general, 
most of the existing site fill should be 
suitable for re-use as site fill beneath 
new structures and pavements, re-
processing of the site fill (i.e., excavation, 
sorting to remove unsuitable debris, and 
re-compaction in lifts) will be required 
beneath buildings. Re-processing may 
not be required under pavements.

However, soft or wet silt will require 
drying before it can be re-compacted. 
Where present, organic-rich topsoil or 
silt will have to be stripped from beneath 
building areas and hauled from the site 
or re-used in landscape areas.

At some locations, CES has indicated the 
granular soil may have low-level (non-
DEQ issue) hydrocarbon contamination. 
At those locations, some blending and 
re-testing may be required as part of the 
re-processing of the existing site fill.

4.	Aerial photographs indicate the 
western portion of the site was used 
as a log pond. This area was also the 
previously designated as a Landfill Area 
in the PES report. The fill in TP-3, TP-6, 
and TP-9 included wood debris, bark, 
logs, and concrete debris, materials 
consistent with log pond backfill. 
Therefore, the western portion of the 
site will have a higher probability of 
containing unsuitable materials or fill 
requiring re-processing.

Additional explorations will be required 
to better define the extent and depth of 
unsuitable fill in the above-referenced 
area, and to determine if any other log 
ponds were similarly filled. Mitigation 
options include avoiding development 
of these areas, limiting construction 
over the fill to pavements and accepting 
the risk of some future settlement, or 
excavation and replacement of the 
unsuitable materials with an engineered 
fill. 

Preliminary comments by CES suggest 
the log pond backfill contains low-
levels of hydrocarbon contamination. 
Therefore, if this material is excavated, 
it will require disposal in a landfill 
(presumably at the Coffin Butte Landfill).

5.	Existing AC pavements, PCC slabs and 
footings will have to be removed prior 
to site development. However, properly 
processed (e.g., crushed) AC and PCC 
may be re-used onsite as general site fill 
outside of building areas.

6.	Imported granular fill (typically, 1 
1/2 or 1-inch minus, well graded, clean 
crushed gravel or crushed rock) will be 
required to construct building pads under 
structures and serve as base rock under 
pavements. Suitable crushed gravel or 
crushed quarry rock should be available 
at nearby rock quarries and gravel pits.

A copy of this report is also included in 
the appendix.
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Preliminary Mitigation 
Plan
16.23.020 A.5

It is not expected that the development 
of the Santiam River site for the purposes 
of the Western University of Health 
Sciences campus will pose adverse 
project impacts, but rather will introduce 
amenities and restorative landscape 
features that will improve upon the 
Lebanon community urban fabric.

OPER ATING AND/OR TR AFFIC 
NOISE
Western University of Health Sciences 
does not anticipate any operating noise 
extending beyond the boundaries of the 
property. Any events requiring amplified 
sound will obtain the appropriate permits 
and will be limited to a specified number 
of days per year. 
 
Although traffic to the property will 
increase compared to current conditions, 
on-site traffic-calming measures will be 
implemented to ensure safe and orderly 
circulation. All delivery and loading 
activities will occur at the Facilities and 
Maintenance building (No. 12) and yard 
primarily North of the railroad. Loading at 
each main campus building will be need 
specific, and take place along the service 
drive at the back of each building. 
 
The campus is designed as a pedestrian-
oriented environment; therefore, 
vehicular traffic will be limited to arrival, 
departure, and parking only. Delivery and 
access related activity is typical or less 
than many of the commercial, industrial 
or public uses allowed in the mixed use 
zone.

VIBR ATION
Western University of Health Sciences 
does not anticipate any activities 
occurring on campus that would cause 
vibration for adjacent properties.

GL ARE
Western University of Health Sciences 
does not anticipate any of their buildings 
causing glare on adjacent properties. 
Site lighting will be night sky compliant.

HE AT
Western University of Health Sciences 
does not anticipate any of their buildings 
causing heat on adjacent properties.

ELECTROMAGNETIC INTERFERENCE
Western University of Health Sciences 
does not anticipate any of their buildings 
causing electromagnetic interference on 
adjacent properties.

SMOKE
Western University of Health Sciences 
does not anticipate any of their buildings 
causing smoke on adjacent properties.

WATERBORNE CONTAMINATES
Western University of Health Sciences 
plans to capture and filter stormwater on 
site.  Sanitary waste will connect to the 
City of Lebanon sewer system.

AIRBORNE PARTICUL ATES
Western University of Health Sciences 
does not anticipate any activities on 
campus generating any new airborne 
particulates.  

ATMOSPHERIC, SOIL, OR WATER 
CONTAMINANTS
Western University of Health Sciences 
does not anticipate any medical 
education activities on campus 
generating any new atmospheric, soil or 
water contaminants.  The campus will 
adhere to any mitigation plan from the 
previous use contaminants set out by the 
Oregon DEQ. 

At sometime in the future, to facilitate 
the continuation and advancement of 
the medical education activities and 
WesternU’s mission on the campus, 
should any new equipment be required 
that could discharge atmospheric, soil 
or water contaminants, all required State 
and Federal permits will be obtained prior 
to bringing it online.
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(3) PROPOSED METHOD FOR 
PROVISIONS OF WATER AND 
SEWAGE DISPOSAL

Water to campus for consumption and 
fire protection will be provided by an 
extension of the city’s water distribution 
system through the campus as shown 
conceptually on Drawing P201.

Sewage collection and treatment will 
be provided by an extension of the City 
of Lebanon’s wastewater collection 
infrastructure as shown conceptually on 
Drawing P202.

The water and wastewater engineering 
reports included in the appendix 
document the sizing of the infrastructure 
extensions, plus with respect to 
wastewater – the capacity of existing 
facilities to receive the campus 
discharges, and with respect to water the 
capacity to provide sufficient fire flow.

(4) PROPOSED METHOD FOR THE 
HANDLING OF SURFACE WATER 
DR AINAGE

Surface water drainage is proposed to be 
collected, treated, and retained on-site 
through a green infrastructure network 
throughout the campus. This network 
will establish native vegetation, drainage 
pathways, and permeable landscape 
features to slow and reduce runoff, 
mimic natural hydrology, filter pollutants 
and support biodiversity.

The design and construction of these 
facilities will occur incrementally as 
needed to support each development 
project and phase. The design approach 
will include facilities such as raingardens, 
vegetated swales, regenerative surface 
drainage facilities, retention basins, 
parking lot buffers, and permeable 
hardscapes. All facilities will be designed 
to comply with the city’s Storm Drainage 
Master Plan dated October 2022 with the 
goal of “not creating any new discharges 
to the Santiam River”. 

Stormwater facility plans will be 
submitted with each building permit, site 
plan review, and/or public improvement 
review application.

(5) PROPOSED GR ADING PATTERNS

Grading patterns will be project specific 
and coordinated with project specific 
geotechnical investigations and with 
the surface water drainage designs 
discussed above. Grading plans will be 
submitted with each building permit, site 
plan review and/or public improvement 
review application. 

(6) A SHADOW PROJECTION, FOR 
DE VELOPERS INCORPOR ATING 
SOL AR DESIGN FE ATURES

Shadow projections, if required, will be 
submitted with each separate building 
permit application. Conceptually the 
north-south linear orientation of the 
campus and the proposed east-west 
building separations facilitates solar 
access to all the buildings.

Additional Detailed 
Information
16.23.020 A.6

See Conditional Use section of this 
application.  

Additional Design and 
Program Elements
16.23.020 A.7

Additional Elements Of The Plan

(1) PARKS, PL AYGROUNDS, 
RECRE ATIONAL FACILITIES, TR AILS 
AND OPEN SPACES
See Conditional Use section of this 
application for information on trails and 
open spaces.

(2) PROPOSED METHOD OF SOLID 
WASTE DISPOSAL
Typical household solid waste collection, 
recycling, and disposal in the City 
of Lebanon is provided by Republic 
Services. Western University of Health 
Sciences will coordinate with Republic 
Services to provide these services for the 
campus. WesternU emphasizes recycling 
as a part of their daily operations.

Through the university’s research and 
laboratory functions limited amounts of 
medical waste are generated. That waste 
which may include medical sharps and 
chemical waste products are collected by 
a third party vendor licensed by State and 
Federal authority to handle, transport, 
and dispose of such materials.
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Additional Elements 
Of The Program
(1) PROPOSED OWNERSHIP 
PATTERNS

The property will remain under the sole 
ownership of WesternU Oregon Property 
LLC. 

(2) OPER ATION AND 
MAINTENANCE PROPOSAL, SUCH 
AS CONDOMINIUM, CO-OP, OR 
HOMEOWNERS ASSOCIATION

The operation and maintenance of the 
privately owned improvements on the 
property will be the responsibility of 
Western University of Health Sciences. 

(3) COMMERCIAL FACILITIES 
SUCH AS SHOPPING, COMMUNIT Y 
FACILITIES SUCH AS SCHOOLS OR 
PARKS

Within the 10 year time frame of this 
application, the program for the property 
will be two academic buildings for 
Western University of Health Sciences 
and a service building to support those 
buildings and the property as a whole.  
Vehicular, bicycle and pedestrian 
circulation paths will be accommodated 
according to the plan. Parking will also 
be provided. No commercial support 
facilities are anticipated

(4) A STATEMENT REGARDING 
THE ENERGY IMPACTS OF THE 
PROPOSED DE VELOPMENT

Projects will be energy efficient and 
meet Oregon Energy Code. WesternU 
intends for all projects to be sustainable 
but design will be balanced with project 
priorities the campus is developed.

(5) A STATEMENT REGARDING THE 
NOISE IMPACTS OF THE PROPOSED 
DE VELOPMENT.

WesternU does not anticipate noise 
impacts during normal daily operation 
of the campus.  Any events requiring 
amplification will solicit necessary 
permits.

(9) A TIMETABLE INDICATING 
WHEN UTILIT Y AND DR AINAGE 
FACILITIES INTENDED TO SERVE 
THE DE VELOPMENT ARE TO BE 
INSTALLED. IF THE DE VELOPMENT 
IS TO BE CONSTRUCTED IN STAGES 
THE TIMETABLE SHALL REFLECT 
THIS.

The conceptual schedule on page 10	
indicates the anticipated time of public 
infrastructure design and construction. 
Drawings P200, P201, and P202 indicate 
the anticipated phasing and limits of 
public infrastructure. 

(10) TIMETABLE OF THE 
DE VELOPMENT, INCLUDING 
EXPECTED STARTING DATES, 
PROJECTION OF COMPLETION 
TIME AND PROJECT PHASING, IF 
ANTICIPATED.

The conceptual schedule on page 10	
 indicates the anticipated time frame for 
the design and construction of the Phase 
1 (10-Year) buildings. The overall phasing 
of the campus construction is shown on 
Drawing P101

(11) METHOD OF PUBLIC 
IMPROVEMENTS FINANCING, IF 
ANY.

All public infrastructure will be paid for by 
Western University of Health Sciences. 
No local public financing is anticipated.

(6) TABLES SHOWING THE TOTAL 
NUMBER OF ACRES AND THE 
PERCENTAGE OF THE TOTAL ARE A 
THAT IS DESIGNATED FOR E ACH 
T YPE OF USE INCLUDING E ACH 
DWELLING T YPE, OFF-STREET 
PARKING, STREETS, PARKS, 
PL AYGROUNDS, SCHOOLS, OPEN 
SPACES AND SO ON AS SHOWN ON 
THE DE VELOPMENT PL AN. 

Off Street parking: 2.6 Acres - 2.3%

Private Streets: 2.15 Acres - 1.9%

Service Streets: .9 Acres - .8%

Open Space: 100 Acres - 90%

Academic Buildings: 1.8 Acres - 1.6%

Service Buildings and Yard: 2.5 Acres - 
2.2%

Total Campus: 111.5  Acres

(7) TABLES SHOWING THE OVER ALL 
DENSIT Y OF THE PROPOSED 
RESIDENTIAL DE VELOPMENT AND 
SHOWING DENSIT Y BY DWELLING 
T YPES AND ANY PROPOSALS FOR 
THE LIMITATION OF DENSIT Y.

Not Applicable

(8) DR AFTS OF APPROPRIATE 
RESTRICTIVE COVENANTS, 
INCLUDING THOSE REGARDING THE 
MAINTENANCE OF L ANDSCAPE 
AND DR AFTS OF DOCUMENTS 
PROVIDING FOR THE MAINTENANCE 
OF ANY COMMON OPEN SPACE, 
OR REQUIRED DEDICATIONS OR 
RESERVATIONS OF PUBLIC OPEN 
SPACE AND OF ANY DEDICATIONS 
OF DE VELOPMENT RIGHTS.

As the property will remain under one 
ownership with a single responsible party 
for operations and maintenance there is 
no need for covenants, conditions, and 
restrictions against the property. There 
are no proposed or required dedications 
or reservations of public open space. 
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Special PD 
Development 
Standards
16.23.020 B

1. MINIMUM SITE SIZE
The site of the Western University 
of Health Sciences is larger than 
the minimum required for a Planned 
Development of one (1) acre.

2. COMPLIANCE WITH APPLICABLE 
CRITERIA
The underlying zone of the site is the 
Multi-use zone. 

The design is in compliance with the 
applicable criteria from the Public Use in 
a Multi-Use zone in Chapter 16.10. 

The Development Standards in Table 
16.10-7 will be adhered to. 

Lot Area, Width Depth, Coverage: There 
shall be no requirement.

Clear Vision Area: A clear vision area 
shall be maintained at public streets and 
private streets, and a 20 foot triangle 
shall be maintained at intersections. 

Other Required Conditions: All service 
repair, processing or storage will be 
screened from the residential zone by a 
site-obscuring fence. 

3. DEPTH OF PERIPHERY YARDS
For this Planned Development , the area 
of building structures on the campus are 
at least 20 feet from any property line.

4. LOT COVER AGE AND BUILDING 
HEIGHT
The underlying zone of Public Use in 
a Mixed Use Zone does not have any 
requirements for lot coverage and 
building height.

5. OPEN SPACE
a. The Open Space in the Planned 
Development does not include right of 
way, driveways, parking, setbacks or 
public easements.

b. The Open Spaces are designed for 
recreational and leisure use for the 
occupants of the Planned Development

c. The Open Space is accessible and 
usable year-round.

d. The Open Space in the Planned 
Development meets the minimum area 
required of 20 feet x 20 feet and 400 
square feet.  

e. The natural features of the Open 
Space are preserved or restored and 
complimentary landscape is provided.

6. SUBDIVISION LOT SIZES
The Planned Development will not be 
subdivided. This criteria is not applicable.

7. REQUIRED PHASING
The Planned Development will be 
constructed in phases.  The first phase of 
construction will provide one academic 
building and one facilities building.  
Within the 10 year timeframe of this 
application, one additional academic 
building will be constructed.  

The proposed phasing is shown on 
drawing PD1.
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1.The proposed development is in 
conformance with:.

a. The basic decision criteria of 
16.23.020.B are addressed 
previously.

b. The cumulative information provided 
by the response to the applicable 
criteria from LDC Chapters 16.06, 
16.10, 16.21, and 16.23 submitted 
herewith demonstrate the proposed 
development complies with the 
criteria associated with a public use, 
“Universities”, in the mixed use zone.

c. The community development 
standards of LDC Chapters 16.12 - 
16.19 are addressed conceptually 
in these application materials. With 
future project applications for site 
plan review, public improvement 
drawing and specification review, 
building permit review, and sign 
review these development standards 
will be addressed specifically under 
the City’s standard procedures for 
permitting. 

2. No exceptions to the standards of 
the underlying “Mixed-Use” zone are 
proposed in this application. There are 
no unanticipated or adverse impacts 
created by the “University” use which 
will not be mitigated by the exceptionally 
large setbacks from adjacent residential 
uses and by the significant landscaping 
and landscape restoration which will 
occur on the site.

3. The proposed development is phased 
to provide reasonable time frames for 
fund raising and capital accumulation to 
assure that the improvements proposed 
in each phase can be substantially 
completed.

4. The Traffic Impact Study included in 
the appendix demonstrates the public 
street system has the capacity to serve 
the proposed development.

16.23.040.B 
Conditions of Approval

5. The water and sanitary sewer 
engineering reports included in the 
appendix demonstrate the public utility 
infrastructure has the capacity to serve 
the proposed development. Surface 
water drainage is proposed to be 
collected, treated, and retained on-site 
through a green infrastructure network 
throughout the campus. This network 
will establish native vegetation, drainage 
pathways, and permeable landscape 
features to slow and reduce runoff, 
mimic natural hydrology, filter pollutants 
and support biodiversity. The design and 
construction of these facilities will occur 
incrementally as needed to support each 
development project and phase.

16.23.040.A Decision Criteria
PL ANNED DE VELOPMENT

The applicant concurs that the Planning 
Commission may impose conditions 
of approval that are determined to 
be necessary to assure the proposed 
development meets the planned 
development decision criteria.
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Dedication of Real 
Property
16.21.050 A.3

Dedication of real property to the city is 
only anticipated to occur for the purpose 
of a public street extension between E. 
Grant Street and the railroad to provide 
access to E. Grant Street. Drawing P102A 
indicates the typical area of dedication 
for public street improvements to 
accommodate the Phase 1 (10-Year) 
development. This section of proposed 
public street is included in the 2018 
Transportation System and designated 
as a collector street to serve the 
applicant’s property. As the applicant’s 
property is not intended to be divided 
for other mixed use zone uses, -the 
proposed street right-of-way dedication 
stops at the railroad right-of-way.

This public street extension between E. 
Grant Street and the railroad will also 
serve adjacent properties not owned by 
the applicant. These are properties which 
could be subdivided in the future and this 
street could provide access.

Drawing P102A also indicates an area of 
right-of-way reservation. This area would 
be reserved for dedication should future 
development on the campus create 
sufficient trip generation to require a left 
turn lane onto E. Grant Street.

Traffic Impact Study
16.21.050 A.2

A Traffic Impact Analysis, dated 
December 5, 2025, for the Phase 1 
(10-Year) Development of the campus 
was prepared by Kittleson & Associates. 
The Scope of Work for this study 
was directed and approved by City 
Engineering Staff. The recommendations 
from the study are reiterated below. 
Please particularly note the 1st and 2nd 
recommendations.

	> The study intersections are forecast 
to meet the City of Lebanon operating 
standards during the weekday AM and 
PM peak hours under existing and 
future traffic conditions.

	> No capacity-based mitigation 
needs were identified at the study 
intersections.

Public Facilities and 
Services Impact Study
16.21.050 A.1

Water to campus for consumption and 
fire protection will be provided by an 
extension of the city’s water distribution 
system through the campus as shown 
conceptually on Drawing P201.

Sewage collection and treatment will 
be provided by an extension of the City 
of Lebanon’s wastewater collection 
infrastructure as shown conceptually on 
Drawing P202.

The water and wastewater engineering 
reports included in the appendix 
document the sizing of the infrastructure 
extensions, plus with respect to 
wastewater - the capacity of existing 
facilities to receive the campus 
discharges, and with respect to water the 
capacity to provide sufficient fire flow.

General Submittal Requirements CU
16.21.050 A

	> Conceptual signing and striping 
modifications were identified for 
implementation at the E Milton Street 
/ S Williams Street intersection to 
address historical crash patterns. 
Subject to City concurrence, 
we recommend refinement and 
implementation of the conceptual 
changes by the City regardless of the 
proposed development.

	> It is recommended that the City of 
Lebanon continue to monitor queuing 
conditions at the intersection of 
E Grant Street with the proposed 
primary campus access, as well as at 
the E Grant Street / E Williams Street 
intersection through future campus 
expansion land use applications.

	> The City and WesternU are encouraged 
to collaboratively explore long-term 
opportunities /visions for the E Grant 
Street campus access. These activities 
could assess whether treatments 
that are not necessarily needed to 
address operational deficiencies 
may still improve the intersection. 
Visioning/planning for potential future 
treatments has the potential to help 
facilitate enhanced campus access 
and local land use planning as both the 
City and campus grow and adjacent 
parcels change use over time.

The complete Traffic Impact Analysis is 
included in the appendix.
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FIGURE X-XX:
TITLE OF THE FIGURE GOES 
HERE AND CAN BE TWO LINES

Item One
Item Two
Item Three
Item Four
Item Five

Specific Submittal Information Requirements 
for a Conditional Use Hearing
16.21.050 B

N

Site Analysis Map (Existing Conditions)
16.21.050 B.1.A
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Site Analysis
16.21.050 B.1

b. Site topographic contours are shown 
on Drawing P1OO.

c. Site slopes greater than 15% are 
identified on Drawing P1OO.

d. Public utility extensions, public and 
private streets, access drives and 
sidewalks are shown on Drawings on 
P200, P201, P202, and P210. Pedestrian 
and bicycle trails and pathways are 
indicated on the graphics on pages and 
hereafter.

Public utility easements and public street 
right-of-way dedications will be made 
to the city based upon final approved 
designs for each. All easement and 
dedication widths and areas shall comply 
with the respective applicable city 
engineering standards.

e. Existing land uses are shown on page 
and Drawing P1OO. The property is 
vacant.

f. The FEMA maps included in the 
appendix show the mapped 100-year 
floodplain where located in proximity 
to the applicant’s property (TLlOOO). 
The mapped 100-year floodplain may 
encroach slightly on the northern and 
eastern boundaries of the property but 
such encroachments are well outside the 
area proposed for building development. 
These maps also indicate the potential 
for 500-year flood in the southerly 
portion of the property where only trails, 
pathways, and storm water facilities are 
planned.

There are no mapped geological hazards 
on the property. The geotechnical 
reconnaissance included in the appendix 
address existing site and soil conditions.

g. Drawing P1OOC indicates the location 
of delineated wetlands on the property 
along with the location of non-wetland 
open waterways.

There is no known wildlife on the 
property which requires protection. 

h. Drawing P1OO shows the existing 
site conditions. There are no existing 
structures, large rock outcroppings or 
canals on the property. 

i. Drawing P1OOC shows the location of 
existing ditches.

i. Per the Cultural Resources Survey 
included in the appendix,   there is a low 
probability of a significant archaeological 
resource on the site. This study does 
recommend archaeological observation 
during construction within the area 
shown on Drawing P1OOB.

j. There is no vegetation in the Phase 
1 development area which meets or 
exceeds the 12” diameter for deciduous 
trees or the 18” diameter for evergreen 
trees.

k. All drawings and exhibits include north 
arrows and scales when appropriate. The 
contact information for the owner and 
applicant is included on the application 
form submitted herewith.

I. The contact information for the project 
team is also included on the application 
form.

m. We believe the existing conditions 
information provided adequately 
addresses the required site analysis for a 
conditional use.
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16.21.050.B.2.A-E.,F.(7)

a. The development site, Phase 1 
(10-year) is shown on page 26 and 
Drawing P102. The Phasing Plan and the 
Conceptual Long Term Development Plan 
are shown on Drawing P1O1.

The property boundaries, boundary 
dimensions and gross land area are 
shown on the ALTA/NSPS Land Title 
Survey included in the appendix.

b. There are no significant features on 
the property. Over time it is expected 
the remnants of foundations associated 
with the past mill related uses on the 
property will be removed to make way 
for the building, utility infrastructure, 
parking, and green space Improvements 
anticipated to support a thriving medical 
education campus.

c. The existing site features to be 
modified under Phase 1 are indicated on 
Drawing P102B.

d. The locations of all public and private 
streets, access drives, and fire lanes are 
shown on Drawing P200. The typical 
sections on Drawings P210 and P211 
show the proposed dimensions of each.

e. The proposed structures with 
conceptual footprints, and conceptual 
parking layouts are shown on page 
building setbacks from property lines are 
significantly greater than the minimum 
required setbacks in the mixed use zone.

Existing and backbone utility extensions 
are shown on Drawings P201 and P202. 
Building specific utility connections will 
be provided with future building permit 
drawings.

f. (7) Support facilities related to campus 
access and generally related to campus 
security will be submitted as needed with 
each future building permit application. 
Access drives for services, waste 
disposal, recycling and internal campus 
deliveries are shown on page 28.

16.21.B.2.G-N. 

g.	Access drives for services, waste 
disposal, recycling and internal campus 
deliveries are shown on page 28 and 
Drawings P101 and P102.

Significant truck and trailer deliveries and 
loading are expected to occur at building 
12 from the E. Grant Street collector 
street. From building 12, deliveries will be 
proportioned and distributed by smaller 
vehicles to individual buildings.

h.	Specific designs for outdoor spaces, 
common areas, plazas, outdoor seating, 
and similar amenities will be submitted 
with each building permit application.

i.	 Specific designs and photometrics for 
outdoor or site lighting will be submitted 
with each building permit application. 
All outdoor lighting will be shielded to 
prevent light trespass onto adjacent 
properties. The general orientation of the 
site development to the northerly and 
easterly areas of the site minimizes the 
potential for any light trespass on the 
adjacent residential properties.

j.	 The location of mailboxes will be 
determined with future building permit 
applications. It is expected that mail 
deliveries will be made to building 12 
where it will be separated and distributed 
to individual buildings by staff.

k.	The name of the project designer will 
be included with each building permit 
application.

l.	 The opportunity for any public 
transportation related facilities and 
routes which include the WUHS Lebanon 
Campus will be coordinated with Linx 
Transit, the current transit provider for 
the City of Lebanon.

m.	 All campus signage will be 
submitted for planning and permitting 
review at a later date in accordance with 
LDC Chapter 16.18. Such submittals may 
be separate or concurrent with a building 
permit application.

n.	Locations of existing and proposed 
fire hydrants are shown on Drawing 
P201. Fire department turnarounds as 
proposed are also shown on Drawing 
P201.
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Near-Term Parking

PARKING KEY

Parking Area Count

OFF STREET PARKING
PARKING
To support a vision of less cars on 
campus, vehicle storage (parking) 
and roadways have been designed to 
be located at the campus perimeter, 
separate from the day-to-day activities of 
campus life. This design emphasizes the 
experience of nature as part of the arrival 
sequence. 

Parking stalls and wheel stops will be 
designed and dimensioned per Lebanon 
City Standards as a minimum.  ADA 
stalls will be provided at all required 
locations and will be designed and 
dimensioned as required by code.

16.21.50.B.2.f. (1)(4) Off Street Parking

(PREVIOUS PAGE):
Proposed Development Site Plan Key

L ANDSCAPE

A.	 South Savanna Meadow (South Meadow) 

B. 	 North Savanna Meadow (North Meadow) 

C. 	 Savanna Commons (The Quad) 

D. 	 Oak Grove (The Grove) 

E. 	 River Forest and Old Mill Trail 

F. 	 West Woodland (Parking) 

G. 	 East Milton Street Entry 

H. 	 East Grant Street Entry 

I.	 Entry Plaza

L.	 Event Area

INTERPROFESSIONAL PRECINCT

1.	 Student Commons

COLLEGE PRECINCT

8. 	 College of Osteopathic Medicine of 
the Pacific Northwest and College of 
Behavioral Health

SERVICE PRECINCT

12. Facilities and Maintenance 
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Internal Vehicular 
Circulation

Vehicular access to campus is provided 
through two primary entrances: 
East Milton and East Grant Streets. 
These entrances are linked by a 
narrow, winding roadway intentionally 
designed to discourage high speeds 
and cut-through traffic. This design 
also enhances the driver’s experience 
by integrating the roadway with the 
surrounding woodland environment, 
creating a sense of connection to the 
campus’s natural setting. 

E AST MILTON STREET ACCESS 
East Milton Street serves as the campus’ 
current access point and will remain an 
entry point. Its history gives it critical 
importance as a gateway and identity 
marker for the campus. From this 
entrance, there are views of Ridgeway 
Butte and the South Savanna, enhancing 
the sense of arrival. 

The public right-of-way may be extended 
slightly into the site to accommodate 
a turnaround for fire trucks and service 
vehicles. This configuration ensures 
functional access while contributing to 
the campus’s aesthetic and operational 
goals.

SERVICE ROADS
In addition to the main access routes, 
secondary service roads run north to 
south, providing required fire and service 
access to all campus buildings. These 
roads also serve accessible parking stalls, 
ensuring compliance with accessibility 
requirements. They are designed primarily 
for day-to-day pedestrian use as well as 
by electric service carts, with charging 
stalls conveniently located near building 
service entrances. 

The service roads are not intended for 
general use by the campus community 
and are to be shared with bicycles and 
those with ADA parking passes.

E AST GR ANT STREET ACCESS
The entry from East Grant Street is 
located between an existing RV storage 
lot and a commercial office building. 
This entrance will require significant 
landscaping and signage improvements 
to establish the campus’s tone and 
identity. Its use is contingent on the 
approval and construction of the railroad 
underpass, which will provide essential 
connectivity. 

Similar to the East Milton Street 
access, the public right-of-way may be 
extended slightly beyond the underpass, 
incorporating a turnaround for fire trucks 
and service vehicles. 

Vehicular Routes

Roadway
Parking Circulation
Service Roadway/     
Fire Access
Gate/Controlled Access
Service Entry and 
Electric Service Vehicle 
Charging

Near-Term Vehicular Circulation

16.21.50.B.2.f. (2)(3) Internal Circulation Motor Vehicles
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Near-Term Pedestrian Circulation

Accessible Pedestrian Routes

Trails
Pedestrian Routes
ADA Parking
Old Mill Trail
Eagle Scout Trail

Pedestrian Circulation
The campus is designed as a 
pedestrian-focused environment while 
accommodating the need for vehicle 
access. The primary goal is to separate 
vehicular circulation from pedestrian 
movement, ensuring a safe and 
seamless experience for walkers. 

Pedestrian entry points from East Milton 
Street, East Grant Street, and the Old 
Mill Trail are thoughtfully designed to 
create an inviting campus entrance that 
prioritizes pedestrians, setting the tone 
for a walker-centered experience. 

If entering the campus by personal car 
or bike, visitors are guided to designated 
parking areas, leaving their bikes and 
vehicles behind to embrace a pedestrian-
centered experience. 

From the parking areas, a network of 
pathways weaves through the natural 
woodland, offering an immersive journey 
that leads to the Savanna Commons—a 
vibrant central gathering space. Here, 
walkways intersect and connect, 
encouraging movement, interaction, and 
community engagement while reinforcing 
the campus’s pedestrian-first ethos. The 
walkways are thoughtfully designed with 
varying widths and paving materials, 
tailored to accommodate differing levels 
of foot traffic and enhance the overall 
pedestrian experience. 

Where roadways intersect with 
pedestrian walkways, the design 
emphasizes pedestrian priority. Raised 
crosswalks extend the visual and tactile 
continuity of the walkways, interrupting 
the roadway paving to signal the need 
for vehicles to yield to pedestrians. 
This design element not only enhances 
safety but also reinforces the campus’s 
commitment to a pedestrian-friendly 
environment. All walkways are required 
to be designed to accessible standards 
and link to designated accessible parking 
locations throughout the campus.

16.21.50.B.2.f. (2)(3)(5)(6) Internal Circulation Pedestrian
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Near-Term Bicycle Circulation

Given the campus’s commuter 
nature, bicycle commuting is actively 
encouraged and thoughtfully integrated 
into the Campus. Safety and convenience 
for bicyclists are prioritized through 
designated bike routes that, in some 
areas, share walking paths within a 
widened cross-section. 

The shared pathways include clearly 
marked lanes for both pedestrians and 
cyclists to ensure safe and efficient use. 
In other areas, bicycles share limited-
access roadways with service vehicles. 

The roadways lead cyclists to covered, 
secure parking areas conveniently located 
near campus destinations, alongside 
accessible parking stalls for cars. Once 
cyclists reach these secondary entry 
points, they transition seamlessly into the 
pedestrian circulation system described in 
the previous section. 

The Old Mill Trail, a key bicycle route 
in Lebanon, plays a central role in the 
campus’s bicycle circulation design. 
Connecting the campus to the Old Mill 
Trail is a priority, particularly by enhancing 
bicycle access from the Trail to East 

Milton Street. This connection strengthens 
regional mobility and aligns the campus 
with broader community infrastructure. 

To preserve the natural experience of 
the Trail System, bicycles will not be 
permitted on most pedestrian-only trails. 
These paths are reserved for walkers and 
runners to enjoy the tranquility of nature, 
supporting wildlife and promoting a 
slower, more reflective pace. 

BICYCLE ROUTES

Bicycle Routes
Bicycle Parking
Old Mill Trail

16.21.50.B.2.f. (2)(3)(6) Internal Circulation Bicycles
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Utilities:  
Water and Sanitary Sewer

Water
Sanitary Sewer

Domestic Water Sanitary Sewer
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Long-Term Bird’s Eye Massing

16.21.050.3 
Architectural Drawings
The campus is designed to 
emphasize and feature the 
beauty of the landscape. 
The campus design reflects the 
institution’s values and dedication to 
educational excellence, emphasizing 
seamless integration with the 
surrounding region. Choices for 
buildings, landscapes, and circulation 
should be contextually driven, enhancing 
the campus’s cohesive character and 
overall quality while maintaining a 
consistent identity and material palette. 

The site’s history as a former timber 
yard will be referenced through modern 
construction techniques using wood as 
primary building material. Incorporating 
heavy timber for structure not only 
promotes sustainability but also honors 
the area’s heritage. 

MASSING
The architecture of the new campus will 
take cues from the history and context of 
the site. To respect the scale of the town 
of Lebanon, buildings will be built within 
the height and story restrictions of the 
city, with a goal of limiting to two stories 
in height. This will ensure that the scale 
of the buildings feels appropriate for the 
site and will reflect the scale of the mill 
buildings that previously occupied the 
site. The two-story height also ensures 
that there is roof area to potentially 
house photo-voltaic panels to power each 
building. 

Along the Savanna Commons, the 
buildings’ second floor will overhang the 
first floor to create covered walkways. 
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Long Term View: Savanna Commons

BUILDING MATERIALS
Various wood product mills have 
operated on this site along the South 
Santiam River throughout its long 
history. The economy of the Lebanon 
area maintains a strong connection to 
the timber industry with several mills 
headquartered within 50 miles of the 
site. The new WesternU campus will 
continue this connection to the timber 
industry and support the local economy 
by utilizing wood structures and 
materials. 

The main structure of the campus 
buildings will be determined with each 
individual project, with a preference 
towards mass timber construction. 
Mass timber products like mass plywood 
panels (MPP), cross-laminated timber 
(CLT), and glue-laminated beams are 
structural materials that also have a 
strong sustainability commitment. Mass 
timber products sequester carbon and 
will reduce WesternU’s overall embodied 
carbon footprint. 

The first buildings constructed on 
campus will establish the foundational 
palette and patterns that define the 
campus’s tone and character. To 
maintain a cohesive identity, it is 
recommended that the material palette 
remain consistent over time. 

While building technologies and forms 
may evolve, the use of uniform materials 
will create visual and thematic unity 
across the campus. Features such as 
metal sloped roofs, abundant glazing, 
and wood siding in natural colors 
and textures will reinforce a sense 
of harmony with the surrounding 
environment while showcasing 
a distinctive Pacific Northwest 
architectural style.

Specific building elevations, roof 
pitches, materials and floor plans will 
be submitted with each project’s permit 
application as we move into the future.

16.21.050.3 Architectural Drawings
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Long Term View: Milton Street Entrance 

Long-Term View: Parking Entry
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Grading and Stormwater - General
Stormwater from the high point of the 
capped Savanna Commons drains south 
to the South Wetland Pool of the South 
Savanna Meadow. As one of the largest 
stormwater landscapes on site, the 
South Wetland Pool captures and filters 
significant volumes of stormwater before 
draining east towards the Santiam River. 

Grading Plans - Project Specific
grading plans will be submitted with each 
application for building permit, for site 
plan review, or for public improvement 
permit review. To be relevant, each 
grading plan shall consider and be 
coordinated with project specific 
geotechnical investigations; site specific 
environmental mitigation; site and 
project specific stormwater quantity and 
quality measures; and the relationship of 
the project improvements to the future 
improvements to be developed on the 
property. The majority of this information 
is technical in nature and not required 
nor available as a component of this 
application.

(NEXT PAGE):
Landscape Plan Key

L ANDSCAPE

A.	 South Savanna Meadow (South Meadow) 

B. 	 North Savanna Meadow (North Meadow) 

C. 	 Savanna Commons (The Quad) 

D. 	 Oak Grove (The Grove) 

E. 	 River Forest and Old Mill Trail 

F. 	 West Woodland (Parking) 

G. 	 East Milton Street Entry 

H. 	 East Grant Street Entry 

I.	 Entry Plaza

L.	 Event Area

 

INTERPROFESSIONAL PRECINCT

1.	 Student Commons

COLLEGE PRECINCT

8. 	 College of Osteopathic Medicine of 
the Pacific Northwest and College of 
Behavioral Health

SERVICE PRECINCT

12. Facilities and Maintenance 

16.21.050.4 Preliminary Grading Plan

Vegetated Swales/Green Corridor 
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16.21.050.5 Landscape Plan
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Oak Savanna
The Savanna is the largest 
area of open space and is 
the campus heart.
The area includes the North and South 
Savanna Meadows located at the ends of 
campus, the Oak Grove which stretches 
along the northeastern edge of parking 
and through the southeastern edge of 
campus, and the Savanna Commons 
which serves as the central open space 
that connects the various campus 
precincts. 

The Savanna is a large-scale restoration 
of uninterrupted native savanna 
grassland with patches of oak woodland 
native to the Willamette Valley of 
the Pacific Northwest. Through the 
restoration, biodiversity and habitat 
for native plants and animals are 
increased. In addition, the post-industrial 
campus benefits from the strong 
phytoremediation ability of the  
Savanna ecology. 

Campus Precincts are developed on 
the North half of the campus to focus 
new development on areas with the 
most historic degradation and in need 
of capping, minimizing disturbance 
on existing native landscapes with 
potential to be further restored. The 
Interprofessional and Amenity Precincts 
are nestled within the Savanna uplands.

Specific plant selections, fencing details, 
and outdoor spaces will be proposed 
with each individual project submission.  
For the purposes of this application, 
we’ve provided an overview of our 
conceptual intent and approach to the 
campus landscape design.

The landscape character of each open 
space is determined by its location within 
the different ecological zones of the 
site, including Savanna, Oak Grove, River 
Forest, and Woodland areas. In this way 
a limited vocabulary of campus open 
space types can provide a wide range of 
experiences and textures. These native 
landscape ecologies ground the campus 
in the Willamette Valley of the Pacific 
Northwest. Cultivating a sense of place 
promotes a deeper sense of connection 
to landscape for the campus population.

The campus is characterized by three 
focus areas, as delineated in the figure 
on the opposite page and described in 
the following pages. 

OAK GROVE
The robust woodlands of the Oak Grove, 
a restored native oak savanna ecology, 
weave along the western edge of the 
Savanna. 

The under-story of the Oak Grove consists 
of restored savanna grasslands and 
shrubs that blanket the entirety of the 
Savanna Focus Area. Scattered oak trees 
characterize the Oak Grove, offering a 
distinct structural and spatial quality to 
the campus. Covering the area between 
the Parking area and the western campus 
Precincts, the landscape offers moments 
of relaxation as one parks their vehicle 
and enters the active center of campus. 
Sculptural oak trunks and branches create 
distinct and majestic moments. Its canopy 
creates dappled shade with pockets of 
light as well as seasonal interest. Open 
sightlines and safety are supported 
through the spaced-out oak trees. 

The density of oak trees increases 
towards the southwestern edge of the 
campus, providing both a continuous 
stretch of habitat and a vegetated, visual 
and auditory buffer along the adjacent 
neighborhood. The different gradient 
of trees in the Savanna contribute to a 
diversity of habitat types. The Savanna 
hosts and celebrates oak trees which 
have rich habitat value, offer shelter, and 
serve as food sources for an incredible 
range of species. 
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SAVANNA COMMONS: 
The Savanna Commons is the central 
open space and social heart of campus, 
which will eventually be framed by 
the buildings of the Interprofessional, 
Amenity, and College Precincts, similar to 
a traditional quad. The planting consists 
of a mixture of flexible lawn spaces, 
meadow-like grasslands, and loosely 
scattered groves of native trees for 
shade. 

Programming is more active here and is 
scaled to host multiple class gatherings 
and college-wide events. Informal 
activities such as field sports, Frisbee, 
study, and lounging are encouraged. 

Entry Plaza 

The Entry Plaza is the formal entry to 
campus. The Entry Plaza is often used 
for prospective student tours, campus 
wide events, pre-functions, and a 
welcoming entry for visitors coming from 
nearby visitor parking. 

The Entry Plaza is scaled to 
accommodate larger crowds, including 
those attending ceremonies, however, 
it also remains comfortable in scale for 
daily, lower traffic use. Healthy, plant 
massing contributes to the shaping of 
spaces that are pleasant to occupy. 
Native planting with four season interest 
and lush, shade trees help to create a 
sensorial place. 

The area is paved to provide flexible 
use, including information booths, 
campus emblem, signage, and a 
variety of furnishings such as benches 
and movable tables and chairs. The 
materiality of the Entry Plaza respond to 
surrounding facades to create engaging 
spatial conditions and views in and out 
of buildings.  

Drop-off Area
The entry way from Milton Street delivers 
pedestrians and vehicles, including 
single, ride-shares and shuttles, to the 
drop-off area at the head of the Entry 
Plaza. The drop-off area is scaled 
generously for easy arrival and departure. 

A canopy offers shelter in inclement 
weather for those waiting for pick-
up. Signature paving acts as a safety 
measure to make this area more legible 
for both drivers and pedestrians, as well 
as signals arrival to the campus.

View Terrace
The View Terrace is located on the sunny, 
south edge of the Savanna Commons. 
Unobstructed by structures and 
topographically lifted, there is a sense 
of grand prospect and open views down 
towards the South Savanna Meadow. 
The terraced, flexible lawn space is a 
venue to host spill out activity, as well as 
other outdoor school-related or community 
gatherings and events. As an open space 
that receives radiant southern sunshine 
year-round, it is an ideal location for 
everyday lounging, socializing, and respite. 

NORTH SAVANNA ME ADOW: 

Entry from East Grant Street 
The entry way from East Grant Street is 
an experience of diving down beneath 
the elevated railway, crossing the new 
entry and lifting back up into WesternU’s 
North Savanna Meadow, which serves as 
a welcoming gateway into the campus. 
The entry road offers a roundabout as 
well as directs vehicles to the Parking 
area. Two service routes branch from 
the roundabout to the west and east, to 
service the western Interprofessional 
and Amenity Precincts through the Oak 
Grove, and the eastern College Precinct 
through the River Forest. 

Circulation infrastructure is laid out in 
the North Savanna Meadow to optimize 
the entry experience, flowing with the 
gentle topography and minimizing 
fragmentation of the landscape to 
preserve the continuous and undulating 
quality of the meadow. The seasonal, 
native grasses and forbs act as a 
dynamic and textured backdrop to the 
grand, open views down valley through 
the Savanna Commons.

SOUTH SAVANNA ME ADOW:

Restoration 
The South Savanna Meadow 
encompasses the southern half of the 
campus which is focused on the long-
term native landscape restoration of the 
largely undeveloped open space. Hugged 
by the riparian River Forest to the east 
and Oak Grove to the west, the South 
Savanna Meadow is a place to appreciate 
the rich and overlapping ecotones of the 
Santiam River watershed. 

Entry from East Milton Street 
Statuesque oak trees of the Oak Grove 
mark the entry from East Milton Street, 
immediately welcoming one into the 
campus environment. Passage through 
this native woodland ecology immerses 
and grounds one to the campus 
landscape. The softly winding entry 
drive moves through picturesque stands 
of oaks which opens up to the view 
of the Butte to the west and Savanna 
grasslands down valley, creating a sense 
of calm arrival. 

Public Open Space 
The open space and network of walking 
trails for physical and mental wellness 
is a public amenity not only for campus 
students, staff, and faculty but also to 
the neighbors and community groups of 
Lebanon. Through this offering, Western 
University of Health Sciences exemplifies 
its principle of supporting wellness from 
the scale of the individual to the campus, 
neighborhood and region. 

Programming 
Passive programming in the South 
Savanna Meadow consists of a network 
of trails, viewpoints, and overlooks that 
coexists with the planting and habitats. 
The trails of differing lengths and 
durations are laid out with educational 
signage to feature aspects of the 
site’s industrial history and ecological 
restoration of the grasslands, oak and 
riparian woodlands, and wetlands. 
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SAVANNA GRASSLANDS 
PLANTS  
(CLOCK WISE FROM TOP LEFT) 

	> Camas Lily

	> Tufted Hairgrass

	> California Oatgrass

	> Sedges

	> Oregon White Oak
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FLOODPLAIN FOREST 
PLANTS   
(CLOCK WISE FROM TOP LEFT) 

	> Douglas Fir 

	> Big Leaf Maple

	> Black Cottonwood

	> Oregon Ash

	> Alder

Floodplain River 
Forest
Western University of Health 
Sciences’ campus sits on 
the historic floodplains of the 
Santiam River. 
Rivers are not a demarcated line, but 
a dynamic system with associated 
ecologies. The site has been historically 
changed and controlled for industrial 
production, reducing the presence of the 
Santiam River. The campus has great 
potential to restore the eastern riparian 
River Forest and associated habitats to 
support native flora and fauna, aligning 
with the larger campus principle to 
restore relationships to the native 
ecologies of the Santiam River’s realm. 
In doing so, it strengthens Western 
University of Health Sciences’ identity as 
a waterfront place and instills inspiration 
for the campus community in seeing the 
positive impact they have to not only the 
wellness of individuals but also to the 
greater environment. 

The existing plant community of the 
riparian forest is enriched and thickened, 
to expand the ecosystem. Cool, 
seasonally wet landscapes characteristic 
of the adjacent Santiam River woodlands 
are used. At the site scale, stormwater 
is graded and directed towards the low 
points of the North and South Wetland 
Pools, which are nestled within the 
seasonally wetter grounds of the north 
and south ends of the River Forest.

Campus-Public Connection  
Pedestrian paths from the College 
Precinct connect to the existing Old Mill 
Trail, through the restored River Forest. 
Connections to the Old Mill Trail tie the 
campus into the larger fabric of Lebanon 
and improve access to the public 
experience of the waterfront. Expanding 
the River Forest ecology fully immerses 
the Old Mill Trail in riparian woodlands 
and allows the public to access the 
health benefits of forest bathing. 

COLLEGE PRECINCT 
Individual college buildings are aligned 
along the eastern edge of the campus, 
providing equitable access to both 
the Savanna Commons and the River 
Forest adjacent to the Old Mill Trail. 
Each college building features a yard 
for intimate outdoor activities, while 
its location at the eastern edge of the 
campus reinforces the unique identities 
of each college, deepening relationships 
within the disciplines.

Sports Courts 
The Sports Courts promote mental and 
physical health as a place to be active 
outdoors while immersed in the campus’ 
unique riparian environment. Tucked 
into the verdant River Forest, users are 
embraced by the sights and sounds 
of the Santiam River. The benefits are 
offered to the neighborhood as an 
amenity close to the public Old Mill Trail. 
The specific types of sports courts to be 
featured can be decided through further 
community engagement. 
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WOODLAND PLANTS   

	> Vine Maple

	> Sword Fern

	> Oregon Grape

	> Western Columbine

	> Pacific Ninebark

Woodlands
Parking
The Woodlands weaves through the 
Parking area in stormwater planters, 
reducing the overall impervious 
surface area of the lots while acting 
as an integrated stormwater strategy. 
The planted area is composed of fast 
growing and water-loving riparian, 
deciduous trees with under-story suited 
for stormwater filtration and absorption. 

The landscape provides a sense of 
arrival. From the moment one steps 
out of their car, they are bathed in the 
sensorial delights of a native woodland. 
The Woodlands also acts as a visual 
and auditory buffer for the adjacent 
neighborhood.  

Service Precinct
Located on a 4.5-acre parcel north of the 
rail line, the Service Precinct consolidates 
facilities offices, trade shops, and 
material storage—both indoors and 
outdoors—into one comprehensive zone. 
This area is easily accessible by delivery 
trucks from East Grant Street and is 
separated from the main campus to 
avoid disrupting day-to-day activities. The 
service building will be the first structure 
visitors encounter from East Grant Street, 
necessitating thoughtful design of its 
east façade and landscaping facing the 
northern entry. 
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SIGNAGE DETAIL DR AWINGS
Signage detail drawings will be 
submitted with each building project. 

16.21.050.7
DEED AND USE RESTRICTIONS AND 
OTHER ENCUMBR ANCES 
As the property will remain under one 
ownership with a single responsible party 
for operations and maintenance there is 
no need for covenants, conditions, and 
restrictions against the property. There 
are no proposed or required dedications 
or reservations of public open space. 
No use restrictions, supplementing the 
public uses allowed in the mixed use 
zone per LDC 16.06.080, are anticipated.

16.21.050.8
TR AFFIC IMPACT ANALYSIS
A Traffic Impact Analysis, dated 
December 5, 2025, for the Phase 1 
(10-Year) Development of the campus 
was prepared by Kittleson & Associates. 
The Scope of Work for this study 
was directed and approved by City 
Engineering Staff. The complete Traffic 
Impact Analysis is included in the 
appendix.

16.21.050.9
NARR ATIVE
The applicable decision criteria for 
conditional use are addressed hereafter.

16.21.050.10
PHASING PL AN
See Drawing P101.

16.21.050.11
OTHER INFORMATION
The applicant concurs that the Planning 
Official may request additional studies 
or exhibits to satisfy the conditional 
use application criteria however, the 
applicant believes that sufficient studies 
and exhibits have been provided to 
support the requested approvals. 

1.	USE CRITERIA
a.	The cumulative information provided 
by the responses to the applicable 
criteria from LDC Chapters 16.06, 16.10, 
16.21, and 16.23 submitted herewith 
demonstrate the proposed development 
complies with the criteria associated 
with a public use, “Universities”, in the 
mixed use zones.

b.	The requested quantitative 
information, topography, utility, and 
traffic studies are submitted herewith 
in the narrative, graphic, and appendix 
sections. All demonstrate compliance 
with LDC criteria. The potential nuisance 
characteristics of the “University” 
development are mitigated by the 
significant setbacks from all property 
lines and the proposed landscape and 
open space enhancements which will 
occur over time as the campus develops.

c.	The application proposes mitigations 
including – significant building setbacks 
from all property lines; landscape and 
open space re-vegetation to return 
portions of the property to its historical 
(pre-mill) vegetative condition; and, 
to provide a network of public access 
trails through the property. All of these 
mitigations supplement the existing 
LDC Code Standards to compensate for 
any negative impacts the development 
may have on adjacent properties. 
The applicant acknowledges that the 
Planning Commission may require 
other mitigations through Conditions of 
Approval if deemed necessary.

d.	The water and sanitary sewer 
engineering reports included in the 
appendix demonstrate the public utility 
infrastructure has the capacity to serve 
the proposed development. The Traffic 
Impact Study also included in the 
appendix demonstrates the public street 
system has the capacity to serve the 
proposed development.

e.	There are no prior or current applicable 
land use approvals on the property.

f.	 There are no existing structures on the 
property, thus no upgrading is required.

g.	There are no existing uses on the 
property, the property is vacant.

16.21.060.A Decision Criteria
2.	COMMUNIT Y DE VELOPMENT 
STANDARDS
The community development standards 
of LDC Chapters 16.12 – 16.19 are 
addressed conceptually in these 
application materials. With future project 
applications for site plan review, public 
improvement drawing and specification 
review, building permit review, and sign 
review these development standards will 
be addressed specifically under the City’s 
standard procedures for permitting.

B.	 CONDITIONS OF APPROVAL

The applicant concurs that the Planning 
Commission may impose conditions 
of approval that are determined to 
be necessary to assure the proposed 
development meets the Conditional Use 
decision criteria.

C.	 ADDITIONAL TR ANSPORTATION 
ACCESS-REL ATED ISSUES
1.	Access placement criteria: The Traffic 
Impact Study confirms the proposed 
E. Milton Street and E. Grant Street 
connections are appropriate for the 
proposed development.

2.	Road/Street system and building 
access: Drawings P200, P210, and 
P211 show graphically the access to 
and through the development site. This 
access complies with transportation 
system plan, fire code, and parking 
standards for students, faculty, staff, 
service and delivery vehicles and 
emergency vehicles.

3.	Pedestrian and bicycle facilities: 
Drawings P200, P201, and P210 also 
show graphically the proposed bicycle 
and pedestrian linkages to and through 
the development site.

4.	Consistency with the Transportation 
System Plan: The findings from the 
Traffic Impact Study included in the 
appendix documents that access and 
access management standards are 
consistent with the Development Code 
and the Transportation System Plan.

16.21.050.6 
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16.21.060.A Decision Criteria Use Criteria

Criteria of the Public 
Use in Mixed Use Zone 
LDC Chapters 16.06, 
16.10
BUILDING AND YARD SETBACKS
16.10.100 Front/Street Yard Setback: 10 
Feet except when abutting a residential 
zone. 15 Feet when abutting a residential 
zone.

Side and Rear Yard Setback: None, 
except when abutting a lot in a residential 
zone, then the structure setback shall be 
a minimum of 10 feet.

The area of building structures on the 
campus are much greater than 15 feet 
from any property line.

LOT ARE A , DIMENSIONS, 
COVER AGE
16.10.100 Lot Area, Width Depth, 
Coverage: There shall be no requirement

DENSIT Y AND FLOOR ARE A
There is no requirement in 16.06 or 
16.10.

BUILDING HEIGHT
There is no requirement in 16.06 or 16.10

BUILDING ORIENTATION
There is no requirement in 16.06 or 16.10

CLE AR VISION ARE A
16.10.100 A clear vision area shall 
be maintained as provided in Section 
16.12.030.H and a 20 foot triangle at 
intersections. Street-Private Access 
Easement.  The clear vision area for 
street-access easement intersections 
shall be 10 feet along the access 
easement from its intersection with the 
street right-of-way and 20 feet along 
the street right-of-way at the point of 
intersection with the access easement.

The campus layout as proposed 
complies with this requirement with a 
clear area at the Street-Private access 
easement.  There will be 10 feet clear 
along the access easement from the 
intersection with the public right of way 
and 20 feet clear along the public right 
of way. Compliance will be verified at the 
time of application for Site Plan review 
and Public Improvement Drawing and 
Specification Review

OTHER REQUIRED CONDITIONS

16.10.100 All service, repair, processing 
or storage on property abutting or across 
the street from a lot in a residential zone 
shall be conducted wholly within an 
enclosed building unless screened from 
the residential zone by an approved site-
obscuring fence or wall.

The service building and yard will be  
screened by a fence where abutting 
residential zone property.
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Traffic Impact Study 
 





















































































































































































































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Wetlands Delineation Report & DSL Concurrence 
 



         
 
 
 
 
 

Department of State Lands 
775 Summer Street NE, Suite 100 

Salem, OR 97301-1279 
(503) 986-5200 

FAX (503) 378-4844 
www.oregon.gov/dsl 

 
 State Land Board 
 

Tina Kotek 
Governor 

 
LaVonne Griffin-Valade 

Secretary of State 
 

Tobias Read 
State Treasurer 

 
 

July 25, 2024 
 
 
Heatherington Foundation for Innovation and Education in Health Care, Inc. 
Attn: Jeff Heatherington  
2121 SW Broadway, Suite 115 
Portland, OR  97201 
 
Re:     WD # 2024-0052   Approved  

Wetland Delineation Report for Willamette Industries Mill Site 
Linn County; T12S R2W S11 TL1000 

 
Dear Jeff Heatherington: 
 
The Department of State Lands has reviewed the wetland delineation report prepared 
by Turnstone Environmental Consultants, Inc. for the site referenced above. Based 
upon the information presented in the report and additional information submitted upon 
request, we concur with the wetland and waterway boundaries as mapped in revised 
Figure 6 and Figure 6A-6G of the report. Please replace all copies of the preliminary 
wetland maps with these final Department-approved maps. 
 
Within the study areas, 17 wetlands (Wetland 1 through 17), 2 waters (Slough and 
Open Water), and 2 ditches (Ditch 1 and 2) were identified. The Slough is subject to the 
permit requirements of the state Removal-Fill Law. Under current regulations, a state 
permit is required for cumulative fill or annual excavation of 50 cubic yards or more in 
wetlands or below the ordinary high-water line (OHWL) of the waterway (or the 2-year 
recurrence interval flood elevation if OHWL cannot be determined). The remaining 
wetlands, water and ditches are exempt per OAR 141-085-0515(6) and (8); and 
therefore, are not subject to these state permit requirements. 
 
This concurrence is for purposes of the state Removal-Fill Law only. We recommend 
that you attach a copy of this concurrence letter to any subsequent state permit 
application to speed application review. Federal, other state agencies or local permit 
requirements may apply as well. The U.S. Army Corps of Engineers will determine 
jurisdiction under the Clean Water Act, which may require submittal of a complete 
Wetland Delineation Report. 
 
Please be advised that state law establishes a preference for avoidance of wetland 
impacts. Because measures to avoid and minimize wetland impacts may include 
reconfiguring parcel layout and size or development design, we recommend that you 
work with Department staff on appropriate site design before completing the city or 
county land use approval process. 
 



This concurrence is based on information provided to the agency. The jurisdictional 
determination is valid for five years from the date of this letter unless new information 
necessitates revision. Circumstances under which the Department may change a 
determination are found in OAR 141-090-0045 (available on our web site or upon 
request). In addition, laws enacted by the legislature and/or rules adopted by the 
Department may result in a change in jurisdiction; individuals and applicants are subject 
to the regulations that are in effect at the time of the removal-fill activity or complete 
permit application. The applicant, landowner, or agent may submit a request for 
reconsideration of this determination in writing within six months of the date of this letter. 
 
Thank you for having the site evaluated. If you have any questions, please contact the 
Wetland Ecologist for Linn County, Josh Goldsmith, at (971) 375-1675. 
 
Sincerely, 
 
 
 
Peter Ryan, SPWS 
Aquatic Resource Specialist 
 
Enclosures 
 
ec: Joe Bettis, Turnstone Environmental Consultants, Inc. 

Lyle Hutchens, MCH Project Strategies, LLC 
Lebanon Planning Department (Maps enclosed for refining LWI) 
Alexandra Holecek, Corps of Engineers 
Charles Redon, DSL 
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Contact and Authorization Information

Applicant  Owner Name, Firm and Address: Business phone # 
Mobile phone # (optional) 
E-mail:

Authorized Legal Agent, Name and Address (if different): Business phone # 
Mobile phone # (optional) 
E-mail:

I either own the property described below or I have legal authority to allow access to the property. I authorize the Department to access the 
property for the purpose of confirming the information in the report, after prior notification to the primary contact.

Typed/Printed Name:   Signature:
Date: Special instructions regarding site access: 

Project and Site Information

Project Name: Latitude: Longitude: 
decimal degree - centroid of site or start & end points of linear project

Proposed Use: Tax Map # 

Tax Lot(s)

Tax Map #

Project Street Address (or other descriptive location): Tax Lot(s)

Township Range Section QQ

Use separate sheet for additional tax and location information
City: County: Waterway: River Mile: 

Wetland Delineation Information

Wetland Consultant Name, Firm and Address: Phone # 
Mobile phone # (if applicable)
E-mail:

The information and conclusions on this form and in the attached report are true and correct to the best of my knowledge.
Consultant Signature: Date: 

Primary Contact for report review and site access is   Consultant   Applicant/Owner   Authorized Agent
Wetland/Waters Present? Yes  No Study Area size:    Total Wetland Acreage: 

Check Applicable Boxes Below 

R-F permit application submitted

Mitigation bank site

Wetland restoration/enhancement project
(not mitigation)
Previous delineation/application on parcel
If known, previous DSL # 

Fee payment submitted $
esubmittal of rejected report

Request for Reissuance. See eligibility criteria. (no fee)
DSL # Expiration date

LWI shows wetlands or waters on parcel
Wetland ID code

For Office Use Only

DSL WD #  ___________________DSL Reviewer: _______________ Fee Paid Date: _____ / _____ / _____

Date Delineation Received: ___/ ___/ ___ DSL App.#   _______________

WETLAND DELINEATION / DETERMINATION REPORT COVER FORM 

Jeff Heatherington
Heatherington Foundation for Innovation and Education in Health Care, Inc.
2121 SW Broadway STE 115
Portland, OR  97201

(503) 313-0986

jeffh@foundation.health

Lyle Hutchens
MCH Project Strategies, LLC
806 NW Buchanan Ave #102
Corvallis, OR 97330

(541) 740-3679

lyle@mchps.net

Jeff Heatherington, President Jeff Heatherington Digitally signed by Jeff Heatherington 
Date: 2024.01.14 19:10:35 -08'00'

01/09/2024 call prior

Willamette Industries Mill Site

Health Sciences Campus (Redevelopment)

44.532108410370796°, -122.89400142609519°: terminus of
East Milton Street

Lebanon Linn

44.532299° -122.891229°

12S02W11

1000

12S 2W 11

N/A N/A

Joe Bettis, Turnstone Environmental Consultants, Inc.
PO Box 816
Philomath, OR 97370

(503) 283-5338

joe@turnstoneenvironmental.com

12/12/2023

119.5 1.8400
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Figure 1:
Study Area
Overview Map

DEVCO-Tax Lot 1000 Lebanon
Wetland Delineation

Lebanon, Linn County, OR 10/19/2023

1. Topographic basemap courtesy USGS, The National Map, 2023
2. Native size of map layout is 11"x17".

Notes:
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Figure 2:
Tax Lot
Map

DEVCO-Tax Lot 1000 Lebanon
Wetland Delineation

Lebanon, Linn County, OR 10/19/2023

1. Tax lot data courtesy Linn County, 2020.
2. Native size of map layout is 11"x17".

Notes:
Legend

Study Area
Tax_Map
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Wetland 5
PEMx-DCNP

0.64 ac., 27,730 sq. ft.

Wetland 7
PEMx-DCNP

0.11 ac., 4,600 sq. ft.

Wetland 6
PSSx-DCNP

0.08 ac., 3,433 sq. ft.
Wetland 8

PSSx-DCNP
0.02 ac., 723 sq. ft.

Wetland 17
PEMx-DCNP

0.04 ac., 1,642 sq. ft.

Ditch 2
427' long, 5' wide

Wetland 9
PSS-DCNP

0.04 ac., 1,813 sq. ft.
Ditch 1
492' long, 3' wide

Wetland 10
PSS-DCNP

0.04 ac., 1,781 sq. ft.

Wetland 4
PEM-DCNP

0.04 ac., 1,779 sq. ft.

Wetland 3
PEM-DCNP

0.07 ac., 3,098 sq. ft.

Wetland 11
PEM-DCNP

0.01 ac., 516 sq. ft.

Wetland 2 PEM-DCNP
0.05 ac., 2,127 sq. ft.

Wetland 16
PEM-DCNP

0.01 ac., 405 sq. ft.

Wetland 15
PEM-DCNP

0.03 ac., 1,379 sq. ft.

Wetland 12
PEM-DCNP

0.08 ac., 3,292 sq. ft.

Open Water
0.03 ac., 1,253 sq. ft.

Wetland 14
PEM-DCNP

0.04 ac., 1,611 sq. ft.
Wetland 13
PEM-DCNP

0.32 ac., 13,869 sq. ft.

Wetland 1
PEMx-DCNP

0.24 ac., 10,666 sq. ft.

Slough
366' long, 25' wide
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Figure 6:
Wetland 
Delineation 
Map (Overview)

Tax Lot 1000
MCH LLC

Wetland Delineation
Lebanon, Linn County, Oregon

1. All wetland points and boundary features were collected with a resource grade GPS and
 have an horizontal accuracy of 0.5 meter or less.
2. Tax Lot boundaries provided by Linn County, assumed accurate to within 1-meter.
3. Native size of map layout is 11"x17".
4. Aerial imagery courtesy ESRI/Maxar, 2021 (flight date 10/30/2021).
5. Wetland label acronyms: PEMx (Cowardin)= palustrine emergent, excavated; PSSx= palustrine
scrub-shrub excavated; DCNP (HGM)= depressional, closed, non-permanently flooded

Notes:Legend
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Figure 6A:
Wetland 
Delineation 
Map (Detail Area A)

Tax Lot 1000
MCH LLC

Wetland Delineation
Lebanon, Linn County, Oregon

1. All wetland points and boundary features were collected with a resource grade GPS and
 have an horizontal accuracy of 0.5 meter or less.
2. Tax Lot boundaries provided by Linn County, assumed accurate to within 1-meter.
3. Native size of map layout is 11"x17".
4. Aerial imagery courtesy ESRI/Maxar, 2021 (flight date 10/30/2021).
5. Wetland label acronyms: PEMx (Cowardin)= palustrine emergent, excavated; PSSx= palustrine
scrub-shrub excavated; DCNP (HGM)= depressional, closed, non-permanently flooded

Notes:Legend
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Figure 6B:
Wetland 
Delineation 
Map (Detail Area B)

Tax Lot 1000
MCH LLC

Wetland Delineation
Lebanon, Linn County, Oregon

1. All wetland points and boundary features were collected with a resource grade GPS and
 have an horizontal accuracy of 0.5 meter or less.
2. Tax Lot boundaries provided by Linn County, assumed accurate to within 1-meter.
3. Native size of map layout is 11"x17".
4. Aerial imagery courtesy ESRI/Maxar, 2021 (flight date 10/30/2021).
5. Wetland label acronyms: PEMx (Cowardin)= palustrine emergent, excavated; PSSx= palustrine
scrub-shrub excavated; DCNP (HGM)= depressional, closed, non-permanently flooded

Notes:Legend
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1. All wetland points and boundary features were collected with a resource grade GPS and
 have an horizontal accuracy of 0.5 meter or less.
2. Tax Lot boundaries provided by Linn County, assumed accurate to within 1-meter.
3. Native size of map layout is 11"x17".
4. Aerial imagery courtesy ESRI/Maxar, 2021 (flight date 10/30/2021).
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CULTURAL RESOURCE SURVEY FOR THE 
WESTERN UNIVERSITY OF HEALTH SCIENCES PROJECT, 

LINN COUNTY, OREGON 

 
 
PROJECT: The expansion of Western University of Health Sciences campus, as a 

satellite location 
 
DESCRIPTION: Archaeological survey consisting of background research, reconnaissance 

survey, and excavation of 45 shovel tests.  Historic resources survey 
consisting of background research and windshield survey.  

 
LOCATION: Sections 11 and 14, Township 12 South, Range 2 West,  

Willamette Meridian. 
 
USGS QUAD: Lebanon, OR, 7.5-minute, 2017 
 
CITY: Lebanon 
 
COUNTY: Linn 
 
PROJECT AREA: 109 acres 
 
AREA SURVEYED: 109 acres 
 
FINDINGS/RESULTS:  

• The project area has a low probability for the presence of a significant 
archaeological resource. 

• A scatter of objects dating to the 1960s and 1970s may need to be 
inventoried and evaluated as an archaeological site if the project has a 
federal nexus. 

• There is unlikely to be a historic district in the surrounding 
neighborhood. 

 
RECOMMENDATIONS • Archaeological monitoring if excavation should occur where the  

 Lebanon Lumber Mill buildings stood. 
• Project work should proceed subject to an archaeological resource 

inadvertent discovery plan. 
 
PREPARERED BY: Teresa M. Trost, M.A., R.P.A., Khrystyne Tschinkel, Ph.D., R.P.A.,   

and Tara Seaver, M.S. 
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INTRODUCTION 
 
 Western University of Health Sciences (WUHS) is proposing to construct an educational campus 
on Tax Lots 12S02W11 01000 and 12S02W13 01000 in Linn County, Oregon (Figures 1 and 2).  The project 
is in the concept phase with no plans drawn, so there is currently no regulatory agency involved.  
However, it is anticipated that a U.S. Army Corps of Engineers (USACE) permit might be required if 
construction plans move forward.  The project area is bounded by residential and commercial 
development to the north, the lighted and paved Old Mill Trail and the South Santiam River to the east, a 
school and playground to the south, and a residential neighborhood to the west.  The Southern Pacific 
Railroad bisects the northern portion of the project area (Figure 2).  The project area south of the railroad 
was a lumber mill site.  Currently, the project area is an open plot with paved areas; evidence of mill 
demolition; drainage channels, ponds and/or quarrying scars; evidence of grading using heavy 
equipment; and other ground-disturbing activities.   
 
 Archaeological Investigations Northwest, Inc. (AINW), was contracted by WUHS to complete a 
cultural resource survey to determine if significant cultural resources could be impacted by the project.  
The cultural resource survey meets the standards for fieldwork and reporting set by the Oregon State 
Historic Preservation Office (SHPO) and Section 106 of the National Historic Preservation Act (NHPA) 
and its implementing regulations, 36 CFR § 800.  An Area of Potential Effects was not defined for the 
project because it was not known which portions of the project area may fall under USACE jurisdiction.  
The study was managed and directed by personnel meeting the professional qualifications of the 
Secretary of the Interior’s Standards and Guidelines for Archaeology and Historic Preservation. 
 
 AINW conducted background research, a pedestrian surface survey, and shovel test survey for 
archaeological resources and a reconnaissance level survey for historic (built) resources.  No 
archaeological resources or historic properties were identified.  AINW recommends there is a low 
probability that an archaeological resource, if present, would be eligible for listing in the National 
Register of Historic Places (NRHP).  AINW also recommends an archaeological inadvertent discovery 
plan be prepared prior to beginning ground-disturbing work associated with the project and that project 
excavations where Lebanon Lumber Mill buildings stood be monitored by an archaeologist. 
 
 

LOCATION AND ENVIRONMENTAL SETTING 
 
 The project area is in the City of Lebanon and is in Sections 11 and 14, Township 12 South, 
Range 2 West, Willamette Meridian (Figure 1).  Lebanon is within Linn County, which is within the 
Willamette Valley physiographic province.  Immediately to the west of Lebanon is the western border of 
the Santiam State Forest, which is a part of the Cascade Mountain range.  The slopes of these mountains 
shaped the system of meandering rivers and tributaries within the South Santiam River Watershed and 
around Lebanon (U.S. Geological Survey [USGS] 1924).  The city is on the South Santiam River 
floodplain.  The South Santiam River is due east of the project area, and as close as 100 meters (m) 
(328 feet [ft]) to some portions of the project area, and as far as 0.6 kilometers (km) (0.4 miles [mi]) from 
other portions.  There are numerous unnamed tributaries of the South Santiam River to the north and 
northeast of the project area (USGS 2020a, 2020b).  Nearby is the man-made Lebanon Santiam Canal, 
which is 0.5 km (0.3 mi) to the southwest and 0.6 km (0.4 mi) to the northwest.  
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Figure 1.  Topographic map showing location of the proposed Riverfront Campus project area, Lebanon, Linn 
County, Oregon.   
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Figure 2.  Aerial map showing the proposed Riverfront Campus project area.  
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 The local topography was formed in part by catastrophic Missoula (or Bretz) Floods, which 
began as early as 18,000 years ago and continued to approximately 13,000 years ago (Allen et al. 
2009:160-161; Balbas 2017:583; O’Connor et al. 2020).  These floods were caused by episodic failures of ice 
dams that held back the waters of glacial Lake Missoula during the Pleistocene, resulting in the release of 
catastrophic floodwaters into eastern Washington and the Columbia River Basin.  The floods raced down 
the Columbia River Valley, depositing thick layers of unconsolidated gravels, sands, and silts along the 
Columbia River and its tributaries (Allen et al. 2009:161).  The constriction of the Columbia River Gorge at 
Kalama, Washington, created a backwater lake, Lake Allison, that stretched from Portland south to 
Eugene and deposited “Willamette Silts,” which are comprised of layers of sand and silt.  Lebanon is at 
the eastern maximum of Lake Allison (Allen et al. 2009).   
 
 In the Lebanon area, glacially deposited sediment is overlain by more recent alluvial sands and 
gravels deposited during flood events (Allen et al. 2009:160-161; Burns and Coe 2012; Franklin and 
Dyrness 1973:17; O’Connor et al. 2001).  The project area is a mostly flat landform at the edge of the 
terrace above the South Santiam River.  The natural terrace edge has been artificially built-up to create a 
dike to prevent flooding (Bulder 2021; Oregon Department of Geology and Mineral Industries 
[DOGAMI] 2024).  In the mid-nineteenth century, prairieland and a slough comprised the northwest 
portion of the project area (General Land Office [GLO] 1853) (Figure 3).  In at least the recent past, the 
eastern edge of the terrace dropped almost directly down to the river, except at the northeast corner of 
the project area.  The current approximately 60-m (199-ft) wide riverbank, which is downslope and east of 
the project area, began to develop circa 1949 (Historic Aerials 2024).   
 
 The sediments in the project area are mapped as Cloquato silt loam, which forms in mixed 
alluvium (U.S. Department of Agriculture, Natural Resources Conservation Service [USDA-NRCS] 2024). 
Cloquato soils form on low stream terraces and floodplains (USDA-NRCS 2006a, 2006b).  Soil horizons to 
a depth of approximately 40 centimeters (cm) (16 inches [in]) are very dark grayish brown to dark brown 
silt loam.  Underlying soils area a dark grayish brown to light brownish gray sandy loam to silt loam 
(USDA-NRCS 2006b).  The project area is the only location in the vicinity mapped as Cloquato silt loam 
(USDA-NRCS 2024).  The past land use as a mill site does not seem to have been considered when 
mapping the soils.  
 
 The project area is within an interior valley of northwestern Oregon and lies in the Pinus-Quercus-
Pseudotsuga vegetation zone (Franklin and Dyrness 1973:110).  The natural environments in this region 
typically consist of oak woodlands, coniferous forests, grasslands, and riparian areas.  Oregon white oak, 
bigleaf maple, and Douglas-fir are common in the overstory, while hazelnut, snowberry, sword fern, 
blackberry, and poison oak are common understory species.  Coniferous forests are common in the 
foothills and consist primarily of Douglas-fir, grand fir, bigleaf maple, and western redcedar.  Riparian 
vegetation includes red alder, Oregon ash, and various water-tolerant grasses and sedges (Franklin and 
Dyrness 1973:110-113).  
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Figure 3.  Project area and location of earliest documented structures depicted on an 1853 GLO map.  
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CULTURAL SETTING 
 
Native Peoples Pre-Contact 
 
 As ice retreated from the Pacific coast about 16,000 years ago, during the late Pleistocene, coastal 
migration likely became possible, resulting in rapid population expansion into the North American 
continent from Eurasia (Llamas et al. 2016; Skoglund and Reich 2016).  However, evidence for early 
occupation of the Willamette Valley is sparse.  This is likely due to Missoula Floods scouring away 
evidence of early occupation along the Columbia River and its tributaries.  Several Clovis points likely 
dating to between 11,200 and 11,000 years before present have been found in the Willamette Valley at 
Mohawk Valley, near Cottage Grove, and at Fern Ridge Reservoir (Allely 1975; Connolly 1994; Minor 
1985). 
 
 During the Early Holocene (11,700 to 7,000 years ago), a climatic shift to a cooler and wetter 
environment coincided with the rise of more permanent settlements, resource intensification, and 
changes in social organization (Ellis et al. 1991).  The archaeological record indicates people used 
broad-spectrum foraging strategies that targeted land-based resources associated with oak woodlands 
and prairies.  During this time, lithic technologies became more diversified and localized, exemplified by 
the emergence of the more geographically restricted Cascade-style projectile point (Butler 1961:128; Kirk 
and Daugherty 2007).  Towards the end of this period, river gradients and flows stabilized as the climate 
also became more stable, and downcutting into glacial sediments slowed.  Subsequently, people shifted 
to more extensive use of riverine resources (Ames and Maschner 1999).  Lithic artifacts from the Early 
Holocene include large stemmed lanceolate points, shouldered lanceolate points, leaf-shaped points, 
bifaces, scrapers, and cobble tools (Aikens 2011:291-295; Ames and Maschner 1999).  It is during this 
period that the processing of camas bulbs for food first appears in the Willamette Valley (Aikens 2011). 
 
 During the Middle Holocene (7,000 to 4,000 years ago), archaeological sites in the Willamette 
Valley suggest occupations of repeated but limited duration, and a relatively mobile population (Aikens 
et al. 2011).  Most Middle Holocene archaeological sites in the Willamette Valley are located in seasonally 
inundated riparian areas (Aikens et al. 2011; Cheatham 1988; Ellis 1996; Gilsen 1989).  These areas were 
likely only habitable during warmer months, when waters receded and/or evaporated (Cheatham 1988; 
Ellis 1996; Gilsen 1989).  Subsistence strategies shift further towards intensive food plant processing, 
including camas, acorn, and hazelnut, and possibly food storage, as evident by earth ovens and ground 
stone tools found in archaeological sites dating to this period (Aikens et al. 2011:296).  Lithic technologies 
included large leaf-shaped, stemmed, and side-notched points, and cobble choppers, mortars, and pestles 
(Aikens et al. 2011; Toepel 1985).   
 
 Across the Pacific Northwest, the Late Holocene (4,000 years ago to the present) is marked by the 
emergence of important social, economic, and subsistence changes, including storage-based economies, 
heavy reliance on salmon fishing, and the emergence of elites (Aikens et al. 2011; Ames and Maschner 
1999; Herbel and Schalk 2002).  Archaeological sites dating to this period are most common along major 
waterways such as the Willamette River.  This period indicates a trend of increasing sedentism in which 
the number and density of occupation sites increased, as evidenced by sites north of the project area along 
Mill Creek (35MA7, 35MA9, 35MA64, and 35MA65 ), and the archaeological sites southwest of the project 
area, including the Calapooia Midden (35LIN468), the Lingo site (35LA290), the Lynch site (35LIN36), the 
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Hurd site (35LA44), the Benjamin sites (35LA41, 35LA420), and the Flannagan site 935LA218 (Aikens et al. 
2011:300).  This trend was truncated by population decline due to introduced diseases and removal of 
people to reservation lands. 
 
 Subsistence strategies increasingly focused on seasonally abundant foods that could be preserved 
and stored for consumption during winter.  Specialized subsistence strategies coincided with an increase 
in specialized tools such as ground stone implements, hammerstones, mauls, bone and antler tools, and 
flaked cobble chopping tools (Aikens et al. 2011; White 1975).  Other technological changes included the 
adoption of the bow and arrow, as evidenced by the presence of small projectile points in archaeological 
sites dating to this period (Aikens et al. 2011:306-308).  It should be noted that bone, antler, and wooden 
items were likely used prior to the Late Holocene, but these materials undergo a natural taphonomic 
decaying process unlike stone tools.  The increasingly complex lifeways centered on riverine resources in 
general and plant foods in the Willamette Valley continued uninterrupted until the arrival of 
non-Indigenous peoples to the region in the mid-eighteenth century (Aikens et al. 2011; Boyd 1999). 
 
Ethnographic Context 
 
 The project area is located within the traditional territory of the ‘Kălə’pōōyu (Kalapuya) (spelled 
numerous ways) people, a band of tribes who lived in the Willamette Valley, its tributaries, and portions 
of the Umpqua River drainage (Aikens et al. 2011; Collins 1951; Mackey 2004; Zenk 1990).  The project 
area is in the traditional territory of the ‘Săntē’yăm (Santiam) people, an autonomous subdivision of the 
Central Kalapuyan.   
 
 Fire was an important agricultural tool for many Kalapuyan tribes (Lewis 2023).  Fires were 
carefully planned and managed by knowledgeable fire ecologists, often women, to create open valleys 
and prairies that allowed for traditional subsistence in an area that would have naturally reverted to 
Douglas-fir forest (Boyd 1999; Habeck 1961; Johannessen 1971; Lepofsky and Lertzman 2008; Lewis 2023; 
Sanders et al. 1983:14-15; Towle 1982).  Open valleys were more suitable for hunting, maintaining food 
sources, and collecting insects and seeds (Boyd 1999; Lepofsky and Lertzman 2008).  Targeted burning 
also allowed vegetation to grow that was better suited for use in building materials, clothes, tools, food, 
and medicine (Beckham et al. 1981; Boyd 1999; Christy and Alverson 2011; Lepofsky and Lertzman 2008). 
 
 Vegetable resources accounted for much of the Kalapuyan diet (Zenk 1990).  Camas and wapato 
were gathered and processed during the summer and fall.  These starchy roots were typically roasted in 
earthen pit ovens and then pressed into cakes for later consumption or trade (Lewis 2023; Mackey 2004; 
Zenk 1990).  Camas was collected in open-prairie settings maintained through centuries of annual burning, 
while wapato was gathered in wetlands along lakes or rivers.  Other important vegetable resources 
included acorns, hazelnuts, and a variety of seeds and berries (Juntunen et al. 2005; Zenk 1976, 1990).  
 
 The Kalapuya hunted animals such as deer, elk, black bear, small mammals, and birds (Juntunen 
et al. 2005; Zenk 1990).  Their diet also consisted of a variety of fish, including trout, suckers, and lamprey 
eels.  Salmon was not a significant resource for peoples of the Willamette Valley, although it was a 
subsistence staple for many native groups in the Pacific Northwest (Aikens 1993; Zenk 1990).  Salmon 
was either procured through trade, often at Willamette Falls, or fished in limited quantities along the 
Willamette River and its tributaries (Aikens et al. 2011; Mackey 2004; Zenk 1976).  
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 The colonial period in the Pacific Northwest began with a catastrophic upheaval of traditional 
Indigenous societies.  As a result of European-introduced disease epidemics estimated to have started in 
the Pacific Northwest in 1770, before the physical presence of non-Indigenous people, up to 95% of the 
Kalapuyan populace are thought to have died (Aikens 2011;287; Boyd 1999:263).  In the mid-1840s, the 
Kalapuya came into physical contact with non-Indigenous explorers and fur traders.  By that time, the 
land use system, including villages and resource procurement sites, had been altered to serve the needs of 
the smaller populace (Aikens 2011:287).   
 
Non-Indigenous Settlement  
 
 The first non-Indigenous people to explore the Willamette Valley were employees of the Pacific 
Fur Company.  In early 1812, Captain Donald Douglas McKenzie traveled by canoe from Astoria, 
Oregon, to modern day Eugene (Mackie 1997).  The Pacific Fur Company was sold to the North West 
Company in 1813, and in 1821 the North West Company merged with the Hudson’s Bay Company.  By 
the 1820s, the Hudson’s Bay Company sent out regular expeditions into the Willamette Valley using 
routes such as the Santiam Wagon Road (Clark 1987; Harrison 2023; Mackie 1997).  Part of the Santiam 
Wagon Road is approximately 1.3 km (0.8 mi) to the southwest of the project area.   
 
 The Donation Land Claim Act of 1850, which granted acreage to eligible homesteaders, 
encouraged colonial settlement along the Santiam River.  Most claims were setback from the river, but not 
at the location of the current project area.  That land claim extended to both sides of the river (GLO 1863).  
Colonial settlement was furthered in 1856 when the U.S. government removed the Kalapuyan people to 
reservations.  Settlers brought their own agricultural practices, replacing the land management system of 
the Indigenous people.  The use of fire to promote open prairie was abandoned (Lepofsky and Lertzman 
2008), and places used traditionally by the Indigeneous residents for gathering and hunting were turned 
into plowed and fenced fields (Lewis 2023).  
 
 Lebanon was platted in 1851, and a post office was opened the same year.  Lebanon was not 
incorporated until 1878.  In 1863, the project area was owned by Henry R. Greer (GLO 1863).  During this 
time, farming, ranching, and timber production dominated the colonial economy of Lebanon (Boag 1992).  
The transportation of goods was problematic because the South Santiam River proved too shallow for big 
boats (Ziedrich 2022).  The Lebanon Santiam Canal was constructed between 1870 and 1890 in the hopes 
of resolving the issue so that timber could be transported from Lebanon to Albany, and to supply the 
town with drinking water.  The canal is 0.5 km (0.3 mi) to the southwest, and 0.6 km (0.4 mi) to the 
northwest, of the project area. 
 
 In the late 1800s and early 1900s railroad development furthered the distribution of goods from 
Lebanon.  In 1880, a branch of the Southern Pacific Railroad connecting Lebanon with Albany was 
completed, opening freight and passenger service for eastern Linn County (Meyers 1976).  A portion of 
the Southern Pacific Railroad currently divides the project area east to west (USGS 1911, 2020a) (Figure 2).  
Lumber, plywood, and paper production became increasingly important in the local economy (Boag 
1992; Ziedrich 2022).  Sawmills were built along the Oregon & Electric Railroad, which was completed in 
1932, and twenty new mills opened in the Lebanon from 1937 to 1942 (Ziedrich 2022).  In 1930, Mountain 
States Power Company owned the project area in Section 11, and First Street Bank and S.L. Stewart 
owned the project area in Section 14 (Metsker Maps 1930).    
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 Early twentieth century maps depict three structures near the northwest corner of the project area 
to the south of the Southern Pacific railroad line (GLO 1853; USGS 1911, 1921, 1924) (Figures 3 and 4).  
Local newspapers indicate that the mapped collection of buildings was probably the site of the town’s 
first lumber mill, the Lebanon Lumber Company, built by P.M Scroggin and Seymour Washburn in 1907 
(The Lebanon Express 1999a).  Earlier operations related to the timber industry in Lebanon were the 
Lebanon Paper Mill and S.A. Nickerson’s Planing Mill, Sash and Door factory, both located in northern 
Lebanon (Sanborn Map & Publishing Company 1888, 1892). 
 
 The known location of the Lebanon Lumber Mill at the east ends of Grant and Milton Streets, 
aligns with the location of the current project area (The Lebanon Express 1999a).  The mill appears to have 
utilized the natural slough documented by early surveyors (GLO 1853), developing it into a log pond.  On 
September 22, 1915, the Lebanon Lumber Company plant was destroyed in a fire (Connet 1915; Roseburg 
Review 1915).  The sawmill was never rebuilt, and it was replaced by the Lebanon Super Shingle Mill on 
the same site in 1919 (Albany Daily Democrat 1919, 1923; The Lebanon Express 1923, 1999a).  Fires were a 
constant problem for early twentieth century lumber mills, and like its predecessor, the Super Shingle 
Mill burned in a 1923 fire, but it was subsequently rebuilt (Santiam 1924; The News Review 1923).  Between 
1923 and 1930, the shingle mill ceased operations (The Lebanon Express 1930).   
 
 In 1940, Fred Powers and Carl L. Davis of the Powers-Davis Lumber Company purchased the 
former mill site from S.L. Stewart (Metsker Maps 1930; Meyers 1976; The Capital Journal 1941).  Within the 
current project area, the company erected a modern “Swede Gang” mill, the first mill of that type to be 
installed south of Portland.  The mill officially opened in 1942 and had a daily capacity of approximately 
75,000 board feet (The Lebanon Express 1941; 1947; World Forestry Center 2024).  In March of 1940, a large 
log pond was excavated on the west side of the property (The Capital Journal 1941).  The earliest available 
aerial photograph that shows the log pond dates to 1947, and the pond is depicted on USGS maps by 1957 
(USGS 1947, 1957).  The 1913-1944 Sanborn Fire Insurance map documents several mill buildings within 
the project area, including a lumber shed, sorting table, and the “Swede Gang” sawmill building 
(Sanborn Map & Publishing Company 1913-1944).  A “cultivated field” is mapped to the east of the gang 
saw building (Sanborn Map & Publishing Company 1913-1944) (Figure 5).   
 
 In August of 1946, the Powers-Davis Company consolidated with C.H. Wheeler to create the 
Santiam Lumber Company (The Lebanon Express 1947, 1999b; World Forestry Center 2024).  In 1961, 
Santiam Lumber constructed a 65,000-foot sheathing plant, which did business as Santiam Plywood, 
south of other mill buildings and on the east side of the project area (The Lebanon Express 1961a, 1961b; 
USGS 1967a).  An earthen berm is south of the sheathing plant in a 1967 aerial photograph of the project 
area (USGS 1967a).  Aerial photographs suggest the log pond’s south gate was constructed or altered 
circa 1954 (Historic Aerials 2023).  Flooding in 1964 supposedly “destroyed the headgates of the Powers-
Davis mill pond”(The Lebanon Express 1999c).  In 1967, Santiam Lumber Company, Willamette Valley 
Lumber Company, Wood Fiberboard Company, Western Veneer and Plywood Company, and Dallas 
Lumber and Supply Company merged to create Columbia Forest Products, eventually renamed 
Willamette Industries, Inc. (The Lebanon Express 1967).  At that time, earlier mill buildings were torn down 
and new ones erected (Figures 6 and 7).  The railway spur that ran along the northern and eastern sides of 
the mill site may have been constructed at that time.  The first record found of the railway spur dates to 
1967 (Historic Aerials 2023).   
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Figure 4.  Approximate location of Lebanon Lumber Mill and mill plan (Sanborn Map & Publishing  
Company 1913).    
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Figure 5.  Approximate location of the Power-Davis Lumber Mill and mill plan (Sanborn Map & Publishing 
Company 1913-1944).    
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Figure 6.  Location of mill buildings (circled) in 1955 (left) and 1967 (right) USGS maps (USGS 1955, 1967b). 
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Figure 7.  Mill site in 1967 (right) and in 1976 (left) (USGS 1967b, 1976). 
 
 
 As a result of the 1967 merger, Willamette Industries was well-diversified between paper supply 
products and building materials, and it experienced relatively stable growth during a period of overall 
decline for the timber industry (Mahoney 2023; The Lebanon Express 1970).  At its peak in the 1990s, the 
company owned and managed over one million acres of timber land and operated more than a hundred 
wood product manufacturing facilities in 23 states and a handful of countries (Mahoney 2023).  In May of 
1991, Willamette Industries announced the closure of Lebanon Plywood due to a decline in the timber 
supply and environmental challenges (The Lebanon Express 1991).  In 1992, Lumber Tech, a local wood 
products company, moved their operations to the former Willamette Industries Plywood Mill location 
(Albany Democrat-Herald 1992; Dugan 1999).  In 1995, Lumber Tech was purchased by Willamette 
Industries (The Lebanon Express 2020).  
 
 In November 2000, Weyerhaeuser Corporation announced a hostile takeover of Willamette 
Industries (Dugan 2001; Mahoney 2023).  After two years of negotiations, on February 11, 2002, 
Willamette Industries accepted Weyerhaeuser’s offer to purchase the company (The Lebanon Express 
2002a, 2002b).  Between circa 2000 and circa 2011, the lumber mill was demolished (Historic Aerials 2023) 
(Figure 8).  In 2013, the Lebanon Planning Commission approved an annexation and zoning change for 
the project area from Industrial to Mixed Use (The Lebanon Express 2013a, 2013b).  The project area has 
remained vacant since that time (Historic Aerials 2023).  
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Figure 8.  Weyerhaeuser Mill in 2010 (left) and demolished mill site in 2023 (right) (Google Earth 2010, 2023).  
Buildings and structures visible in 2010, for most the function is inferred: 1) package or finished lumber shed, 2) 
dry kiln, 3) plywood mill, 4) railway, 5) unknown building, 6) unknown structure, 7) log pond south gate, and 8) 
log pond north gate.   
 
 
 In addition to lumber mills, quarries may have operated within the project area, although as a 
minor industry, and the location may have been used as a dump.  Two maps from the early 1940s depict 
open-pit mining symbols within the north portion of the mill site (USGS 1940, 1944).  Historical records 
suggest the project area is on the opposite side of the South Santiam River across from the former 
Fitzgerald sand and gravel plant (The Lebanon Express 1946).  In 1946, the business was purchased by 
Morse Bros., who renamed the company Lebanon Sand and Gravel.  The company retained the plant and 
gravel pits on the east side of the river, but in 1957 it constructed a new office building on E. Grant Street 
to the south of the Grant Street bridge in an area north of the project area known as Gill’s Landing (The 
Lebanon Express 1957).  Morse Bros. previously used that land as a gravel quarry.  It is possible that the 
Morse Bros. operation included land within the project area (Grumbola 1993).  DOGAMI Mineral 
Information Layer documents the Lebanon Pit and Plant, a sand and gravel surface mine, in the south 
portion of the project area (DOGAMI 2023).  Penetar and Bruner (2003), in the Phase II Environmental 
Site Assessment report, stated that there was a “closed permitted landfill site” in the western portion of 
the property.  No other information regarding the landfill was found by Penetar and Bruner (2003).  
AINW did not find reference to a landfill during archival research.  
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 Historical maps show limited development in the project area’s surroundings until the 
mid-twentieth century (USGS 1924, 1940, 1944, 1957).  Aerial photographs and survey maps show that by 
1947, the surrounding area was a mixture of sparse residential subdivisions and small agricultural 
homesteads immediately west of the project area (Larsen 1940; USGS 1947).  As the area urbanized in the 
1950s through 1960s, former agricultural fields, likely for fruit or nut trees, were replaced by suburban 
development (Historic Aerials 2023).  Parcels adjacent to the northern boundary of the project area were 
already being developed in 1947, at which time few trees were present (Historic Aerials 2023). 
 
 

PREVIOUS CULTURAL RESOURCE STUDIES 
 
 Prior to field work, AINW reviewed records to determine whether cultural resource surveys have 
been previously conducted in the project area and if previously recorded cultural resources were present 
in or near of the project area.  AINW reviewed records utilizing the Oregon Archaeological Records 
Remote Access (OARRA) system and the Oregon Historic Sites database, which are both maintained 
by SHPO.   
 
 A review of records available through OARRA identified more than 12 cultural resource surveys 
conducted within 1.6 km (1 mi) of the project area (Bangs and Valentino 2016; Buchanan et al. 2008; 
Bulder 2021; Connolly and Bland 2007; Foutch et al. 2008; Gallagher and Lebow 2014; Hambelton et al. 
2015; Hotze et al. 2016; Lynch and Roulette 2019; Minor 2005; Musil 2005; Roulette and Chapman 1993).  
One previous archaeological survey, Bulder (2021), abuts the current project area.  This survey was a 
pedestrian walkover along the eastern border of the project area for the development of the Old Mill Trail 
(Bulder 2021).  The new trail follows the top of the dike, which Bulder (2021) concluded was not a 
historic structure.  
 
 Four of the surveys were conducted along the Lebanon Santiam Canal (Buchanan et al. 2008; 
Gallagher and Lebow 2004; Foutch et al. 2008; Roulette and Chapman 1993).  Four surveys were 
conducted along a road or bridge (Bangs and Valentino 2016; Connolly and Bland 2007; Hotze et al. 2016; 
Minor 2005).  Two surveys were conducted at water treatment facilities (Hambelton et al. 2015; Musil 
2005).  Seven consisted of a pedestrian survey without shovel testing (Buchanan et al. 2008; Bulder 2021; 
Connolly and Bland 2007; Foutch et al. 2008; Minor 2005; Musil 2005; Roulette and Chapman 1993).  Five 
consisted of a pedestrian survey with shovel testing; shovel tests were on average 30 cm (12 in) wide and 
50 to 80 cm (20 to 31 in) deep (Bangs and Valentino 2016; Gallagher and Lebow 2004; Hambelton et al. 
2005; Hotze et al. 2016; Lynch and Roulette 2019).  
 
Archaeological Resources 
 
 Five archaeological sites and two archaeological isolates are mapped in OARRA within 1.6 km 
(1 mi) of the project area.   
 

• Site 35LIN815 is a multicomponent site that is predominately a pre-contact lithic scatter.  The site 
is approximately 0.4 km (0.25 mi) southwest of the current project area and is also on the South 
Santiam River floodplain.  The site was initially identified by Hambelton et al. (2015).  Artifacts 
recorded include 18 pieces of cryptocrystalline silicate (CCS) debitage, 1 CCS scraper, 1 ceramic 
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fragment, 4 milk glass fragments, and 1 square nail.  Artifacts were recovered from near the 
surface to 50 cm (20 in) deep in 12 of 16 shovel tests mapped within the proposed site boundary.  
The historic-period artifacts were thought to be associated with former homes in the immediate 
area dating between the early to mid-twentieth century.  However, all the artifacts were found in 
disturbed deposits (Hambelton 2015, Hambelton et al. 2015).  The archaeological site was 
recommended not eligible for listing in the NRHP. 

 
In 2016, AINW conducted a survey within road right-of-way that came within 15 m (50 ft) of the 
site boundary defined by Habmelton et al. (2015).  This portion of the site was identified by 
59 artifacts on the surface and five artifacts encountered in shovel tests within 40 cm (16 in) of the 
ground surface.  The lithic scatter was predominately CCS flakes, but it also contained a basalt 
flake, CCS core, and a possible hammerstone (Hotze et al. 2016).  This portion of the archaeological 
site was recommended to be not eligible for listing in the NRHP (Holtze et al. 2016). 

 
• Approximately 0.8 km (0.5 mi) southwest of the current project area is the foundation of the 

domed burner for the former McPherson Lumber Company.  The burner operated from 1947 to 
1960.  No Smithsonian number has been assigned to this resource, and it was recommended to be 
not eligible for listing in the NRHP (Bangs and Valentino 2016).  

 
• A portion of the Santiam Wagon Road is approximately 1.3 km (0.8 mi) southwest of the current 

project area (O'Grady 2004).  The road is listed in the NRHP. 
 

• Site 35LIN732 is approximately 1.0 km (0.6 mi) west of the current project area.  The site consists 
of remnants of an early to mid-twentieth century hydroelectric powerhouse and water pumping 
station.  Site 35LIN732 was recommended to be eligible for listing in the NRHP (Ellis 1999). 

 
• Another site is reported 1.1 km (0.7 mi) to the southeast along Berlin Road near the east bank of 

the South Santiam River, as per a notation on the original SHPO archaeological resources map.  
However, no further information about this site is available in OARRA.  

 
• Isolate 15/ 2325-2 is approximately 0.8 km (0.5 mi) south of the current project area (Hambelton 

et al. 2015).  The isolate consists of a single square nail recovered from a shovel test hole between 
10 and 20 cm (4 and 8 in) below the ground surface.  The nail was encountered in previously 
disturbed sediment (Hambelton et al. 2015).  In OARRA, isolate 15/ 2325-2 is listed as 
unevaluated and noted as potentially being associated with the historic-period component of 
site 35LIN815.  

 
• Isolate AAR 2138-1i is approximately 1.6 km (1.0 mi) southwest of the current project area.  The 

isolate consists of a CCS flake encountered between 20 and 40 cm (8 to 16 in) below the ground 
surface in a shovel test (Lynch and Roulette 2019).  The isolate is considered to be not eligible for 
listing in the NRHP. 
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Discussion 
 
 One cultural theme—the timber industry—is associated with the project area.  Subject to that 
theme, the project area is recommended significant for its association with two events in local history.  
The first event is the Lebanon Lumber Mill, the first lumber mill in Lebanon (The Lebanon Express 1999a).  
The Lebanon Lumber Mill opened in 1907 and existed for a short time before being destroyed in a fire, 
limiting its period of significance to 1907-1915.   The second event was the construction of one of the first 
Swedish gangsaw mills in Oregon (The Lebanon Express 1941, 1947; World Forestry Cetner 2024).  The 
Swedish gangsaw mill was constructed by the Powers-Davis Lumber Company, which operated from 
1941-1946, when it merged with the Santiam Lumber Company.  The period of significance for the mill is 
recommended to be 1941-1946.  Archival research indicates that no physical evidence of the Lebanon 
Lumber Mill or Swedish gangsaw mill remain (Historic Aerials 2023) (Figures 6 and 8).   
 
 By 1967, the mill had stopped expanding in terms of buildings and structures although land use 
within the property changed, such as expansion or construction of a new log pond.  The mill was 
demolished between 2000 and 2011.   
 
 Six sub-areas (Areas 1 through 6) within the project area were designated for shovel testing based 
on the results of the archival research (Figure 9).  Area 1 is north of the Southern Pacific Railroad and was 
considered to have a moderate to high probability that pre-contact archaeological material would be 
found because it once had been a prairie adjacent to a slough.  The project area south of the Southern 
Pacific Railroad was assessed as having an overall low probability for an undisturbed archaeological 
resource because of past ground disturbance during phases of mill construction and the recent demolition 
of the mill site.  But, in part to respond to a request by the Confederated Tribes of the Grande Ronde of 
Oregon (CTGR) to conduct subsurface survey, five areas (Areas 2 through 6) were identified as having a 
relatively higher probability for an archaeological resource to be present (Figure 9).   
 

• Area 1 was the project area north of the Southern Pacific Railway.  It was considered to have at 
least a moderate probability for a pre-contact archaeological resource to be present.  Historically, 
the western portion of this area was prairie, and the eastern portion was slough.  These habitats 
would have provided a variety of resources used by Indigenous people.  The western portion, 
defined by slope of the terrain and historic maps, was designated to be shovel tested because 
historically it was prairie land.. 

 
• Area 2 and Area 3 were defined along the terrace edge above the South Santiam River.  These 

two areas appeared to have had less disturbance compared to most of the project area.  Area 2, 
and potentially Area 3, would have been accessible directly from the river at various times over 
the past 12,000 years.   

 
• Area 4 was considered to have a higher probability for an archaeological resource because it 

encompasses former prairie land (USGS 1853), and it appeared to have been less impacted by mill 
operations (Historic Aerials 2023).   

 
• Area 5 was thought to be a relatively less disturbed area.  Historic aerial photographs suggest 

some activity in the area, as linear gaps in the trees are visible, aligned somewhat southeast-
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northwest, suggesting access roads, surface mining, or possible water transport channels.  
Modern topographic maps indicate that the northern half of Area 5 is sometimes inundated (e.g., 
USGS 2014).  It is unclear whether the water flowed from the log pond or if it flowed inland from 
the South Santiam River historically, though the latter is more likely.  Today, standing water in 
the area would be either the result of rainfall or inundation from the river. 

 
• Area 6 is the general area where the Lebanon Lumber Mill buildings stood.  Archaeological 

material, if present in Area 6, could potentially date to the 1907-1915 period of significance.  
Refuse deposited by employees, if present, could potentially be significant under Criterion A.  
The location of the Powers-Davis Company Swede Gang Mill was not included within Area 6 
because it was the building itself that would have been culturally significant, and the building is 
no longer extant. 

 
 The desktop review of the neighborhood surrounding the project area included researching maps 
and aerial photographs.  The Linn County Surveyor GIS database revealed a broad range of construction 
dates that typically fall between circa 1940 and circa 1976 for buildings in the surrounding area.   
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Figure 9.  Areas with a relatively higher probability for an archaeological resource. 
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TRIBAL CONSULTATION 
 
 WUHS requested that AINW reach out to their staff-level counterparts at the appropriate Native 
American tribes.  This consultation was not done for the purpose of complying with a regulation.  AINW 
contacted the Legislative Commission of Indian Services to determine which tribes should be consulted.  
Notification of the project was sent September 13, 2023, via email, to the CTGR, the Confederated Tribes 
of Siletz Indians, and the Confederated Tribes of Warm Springs.  Chris Bailey, CTGR, responded via 
email on September 14, 2023, requesting that during the project, an inadvertent discovery plan be in 
place, and that he be contacted by phone if an archaeological and/or cultural resource is found.  The 
CTGR also requested subsurface testing be included in the cultural resource survey. 
 
 

FIELD METHODS 
 
 Fieldwork was conducted on September 21, 2023, and January 10 through 12, and 25, 2024.  
Participants were AINW Senior Archaeologist Teresa Trost, M.A., R.P.A.; AINW Supervising 
Archaeologists Khrystyne Tschinkel, Ph.D., R.P.A., and Emily Rich-Hayes (M.S. [abd]); AINW 
Architectural Historian/Staff Archaeologist Tara Seaver, M.S.; and Staff Archaeologists Olivia Gagnon, 
B.A.; Madison Hill, B.A., Lea Loiselle, B.A., Ryan Murphy, B.A., and Sydney Sundell, B.A.  Teresa 
managed the project and provided general oversight.  Because of the scale of prior ground disturbance 
and the amount of paved area, a rigid pattern of pedestrian transecting was not followed (Figure 10).  On 
the first day of fieldwork, much of the project area had been recently graded, and the skies were clear.  At 
the time of subsequent fieldwork, grass had grown over the project area, and skies were overcast with 
some rain showers. 
 
 Shovel testing was planned to occur in the six areas described above.  Previous research around 
the current project area indicates that archaeological resources, if present, would be on the surface or 
detected within the uppermost 50 cm (20 in) of the soil profile.  As such, AINW excavated the shovel tests 
to minimum depths of 60 cm (20 in) below the surface.  A few shovel tests in Area 1 were planned to be 
extended to 1 m (3.28 ft) using a 15-cm (8-in) diameter bucket auger.  Excavated sediments were screened 
through nested 6.4- and 3.2-millimeter (¼- and ⅛-in) mesh hardware cloth.  The shovel test data were 
recorded on standard forms, and excavated soils were returned to the shovel tests when completed.  
Shovel test locations were mapped using an Arrow 100® Submeter GNSS Receiver System unit with 
submeter accuracy. 
 
 Prior to the shovel test survey, the client provided AINW with the Phase II Environmental Site 
Assessment prepared for the Department of Environmental Quality for the former “log yard” (Penetar 
and Bruner 2023).  Based on that report and out of an abundance of caution, AINW removed Area 2, the 
southern portion of Area 4, and Area 6 from the shovel test survey (Figure 11).  Overall, the project area is 
considered to have a low probability for archaeological resources, so removing these areas was 
considered a low risk for the project.  Also, during the reconnaissance survey, Area 2 had almost 100% 
visibility of the sediments, which had been rutted and churned by heavy equipment.  This provided 
excellent visibility of the nature of the soils.  Area 6 was primarily surfaced with paved trails and 
imported gravels.  Excavating shovel tests using hand tools would have been difficult if not impossible.  
The portion removed from Area 4 was not much utilized in the historic period, and no surficial evidence 
of buried archaeology was seen in the reworked sediments during the reconnaissance survey.  The risk 
taken on by the project was considered low.  Areas 2, 4, and 6 are further described below. 

http://eos-gnss.com/products/hardware/arrow-100
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Figure 10.  Primary routes walked during the pedestrian survey. 
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Figure 11.  Revised higher probability areas and shovel test locations. 
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FIELD SURVEY RESULTS 
 
 The project area was found to have a low probability for significant archaeological resources.  
South of the Southern Pacific Railroad, unpaved areas have evidence of heavy equipment having been 
used to grade the surface and/or remove vegetation such as Himalayan blackberry, create “push piles” 
primarily of sediment but sometimes with structural debris such as concrete and railroad ties, and create 
raised earthen “walls” and probable transport routes (Photos 1 through 5).  The project area is not fenced 
and is adjacent to the city-owned Old Mill Trail.  People were observed crossing the project area and 
modern debris was common.  North of the Southern Pacific Railroad, the project area was heavily 
vegetated (Photo 6). 
 
 
 
 

 
Photo 1.  Push piles and heavy equipment tracks viewed from the north end of the project at the approximate 
east-west midpoint.  The view is towards the south.  Photo taken September 21, 2023. 
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Photo 2.  Overview of the project area at what had been the north end of the log pond as viewed from the 
northwest corner of the project area.  The view is towards the east.  Push piles dot the project area.  The railway 
has been removed to the east (left).  Photo taken January 25, 2024. 
 

 
Photo 3.  Overview of the project area where the plywood mill building once stood.  The view is towards the 
northeast.  Push piles visible in the midground (left and right).  Photo taken September 23, 2023. 
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Photo 4.  Overview of the south portion of the APE with log pond gate (center) and dike along the eastern 
boundary of the project area (midground right).  The view is towards the east-northeast.  Photo taken 
September 23, 2023. 
 

 
Photo 5.  Overview of the southern edge of the project area with two AINW field personnel in the background.  
Two vegetated southeast-northwest aligned berms are visible.  The view is towards the west-southwest from the 
Old Mill Trail.  Photo taken September 21, 2023. 
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Photo 6.  Area 1, which is north of the Southern Pacific Railroad, as seen from the northwest corner of the area.  
The view is towards the southeast.  The Southern Pacific Railway is in the background.  Photo taken 
September 21, 2023. 
 
 
Shovel Test Survey 
 
 AINW excavated 45 shovel tests (ST-1 through ST-45) (Figure 11; Appendix A).  Twenty-one 
shovel tests (ST-1 to ST-21) were in Area 1, 10 shovel tests (ST-22 to ST-32)were in Area 4, one shovel test 
(ST-32) was in Area 3, and thirteen shovel tests (ST-33 to ST-45) were in Area 5.  A description of each 
area follows. 
 
 Area 1 is north of the Southern Pacific Railroad.  It is an overgrown, undulating field with push 
piles, a rudimentary road/ATV trail, fallen trees, and blackberry brambles (Photo 6).  The western portion 
was slightly elevated compared to the eastern portion.  Dense vegetation limited surface visibility to less 
than 5%.  As this area was once prairie land and had remained undeveloped it was the area most likely to 
contain pre-contact archaeological material. Shovel tests were excavated at approximately 20-m (66-ft) 
intervals. 
 
 Shovel tests in Area 1 encountered a mix of intact and disturbed soils matching the Cloquato soil 
series.  Organic material was limited to sparse fine roots with a few shovel tests also having sparse small 
roots.  Shovel tests ST-5, ST-7, ST-11, ST-12, ST-15, ST-16, ST-18, and ST-20, which are distributed 
throughout Area 1, had three transitions, indicating the area had remnants of an old river or stream bed 
(Photo 7).  The A horizon (0 to 17 cm [7 in] below the surface) was a medium to dark brown silt loam with 
10% subrounded gravels.  There was a smooth clear transition to the B horizon (17 to 40 cm [7 to 16 in] 
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below the surface), which was medium brown gravelly sandy silt loam with 30% to 60% cobbles less than 
17 cm (7 in) in size.  There was a smooth clear transition to the C horizon (40 to 60 cm [16 to 24 in] below 
the surface), which was a medium grain sand with 45% subrounded gravels that decreased in size to 5 cm 
(2 in).  Shovel tests ST-1 through ST-4, ST-6, ST-9, ST-10, ST-13, ST-14, ST-17, ST-19, and ST-21 were 
disturbed up to 50 cm (20 in) below the surface, and they did not have the cobbly B horizon that the 
undisturbed shovel tests contained.  In these shovel tests the upper stratum (0 to 54 cm [21 in] below the 
surface) was a medium brown slightly sandy silt with 5% subrounded gravels.  The lower stratum, 
interpreted to be the soil C horizon (54 to 60 cm [21 in] below the surface) was a medium brown gravelly 
sand with 45% subrounded gravels less than 5 cm (2 in) in size.  In two shovel tests (ST-3 and ST-4), thin 
glass and plastic fragments were encountered between 20 and 50 cm (8 and 20 in) below the surface.  A 
piece of metal was present in shovel test ST-9 at 13 cm (5 in) below the ground surface. 
 
 

 
Photo 7.  Shovel test ST-5 in Area 1. 
 
 
Area 2 was removed from the shovel test survey because of environmental concerns.  It is mostly situated 
between mill railway and the Old Mill Trail.  On the day of the reconnaissance survey the area was 
almost entirely unvegetated.  Heavy equipment tracks and a berm push pile were visible (Photo 8).   
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Photo 8.  Area 2 viewed from the Old Mill Trail (foreground).  Mill railway is visible behind the tree in the 
middle of the photo.  The view is towards the west. 
 
 
 Area 3 is in the northeastern portion of the project area.  It is a grassy, gently undulating low area 
bordered by built up paved paths.   
 
 A single shovel test (ST-32) was placed in Area 3 because of the bowling around the edges of the 
area created by walkway prisms (9 and 10).  Sparse fine roots were present throughout the shovel test.  
The A horizon (0 to 46 cm [18 in] below the surface) was a light brown sandy silt with less than 5% 
subrounded gravels.  There was a smooth subtle transition to the B horizon (46 to 60 cm [18 to 24 in] 
below the surface), which was a brown sand with less than 5% subrounded gravels.  These stata could 
potentially be a variant of the Cloquato soil series or could be overbank deposits laid down during 
flood events. 
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Photo 9.  Overview of Area 3, which encompasses the northeast corner of the project area, as it appeared on 
January 12, 2024, while shovel test ST-32 was excavated.  The view is towards the south.   
 

 
Photo 10.  Sediments exposed in shovel test ST-32 within Area 2. 
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 Area 4 is located on the western border of the project area and south of the Southern Pacific 
Railroad.  It a is a gently undulating open area that is maintained by grading (Photos 10 and 11).  It is 
bisected by a paved access road.  There are a few young trees in the area.  The north headgate of the log 
pond is at the northern edge of this area.  The southern portion of Area 4 was removed from the survey 
because of environmental concerns (Photo 12). 
 
 Shovel tests (ST-22 through ST-31) in Area 4 encountered a mix of intact and disturbed soils 
matching the Cloquato soil series.  Sparse fine roots were present in the shovel tests.  The A horizon (0 to 
31 cm [in] below the surface) was a dark brown silty sand with less than 30% subangular to rounded 
gravels and cobbles up to 15 cm (6 in).  There was a wavy clear transition to the B horizon (31 to 67 cm 
[12 to 26 in] below the surface), which was medium gray- to orange-brown silty sand with less than 45% 
rounded to subrounded gravel and boulders up to 20 cm (8 in) in size (Photo 12).  The orange coloring 
was not observed elsewhere, and may be a mark of disturbance.  Shovel test ST-23 encountered 
architectural debris inside the raised prism of a modern pathway.  Red extruded brick fragments (n=5) 
were encountered at 14 cm (5 in) below the surface, a collection of metal wires was encountered between 
34 and 44 cm (13 and 17 in) below the surface, and tan extruded brick fragments were encountered 
between 40 and 44 cm (16 and 17 in) below the surface. 
 
 
 
 

 
Figure 10.  Overview of Area 4 and location of shovel test ST-23 (foreground).  AINW employees are visible in the 
background.  The view is towards the south.  Photo taken January 11, 2024. 
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Photo 11.  An example of conditions in Area 4, which is on the west side of the project area and south of the 
Southern Pacific Railroad.  The view is of the portion of Area 4 that was removed from the shovel test survey.  
Photo taken September 21, 2023. 
 

 
Photo 12.  Sediments exposed in shovel test ST-27 within Area 4. 
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 Area 5 runs northwest to southeast on the southern border of the project area.  The western end is 
adjacent to the south headgate to the former log pond.  It is an undulating open area with only cut grass 
(Photo 13).  Large push piles dot the area, and the area has a few deep undulations.   
 
 The shovel tests (ST-33 through ST-45) in Area 5 encountered disturbed native soils matching the 
Cloquato soil series (Photo 14).  Soils in this area were disturbed up to 70 cm (28 in) below the surface.  In 
most of the shovel tests (ST-33, ST-34, ST-35, ST-37 through ST-40, ST-42, and ST-44) soils from 0 to 70 cm 
(28 in) below the surface were a medium brown slightly sandy silt with less than 40% subrounded 
gravels.  Four shovel tests (ST-36, ST-41, ST-43, and ST-45) encountered a dark grey silt loam layer from 
40 to 70 cm (16 to 28 in) below the surface.  Shovel test ST-35 encountered a metal pipe and wire at 40 cm 
(16 in) below the surface.  Organic debris was observed in the shovel tests, except for shovel test ST-36.  
Shovel tests ST-35, ST-37, and ST-40 had sparse charcoal inclusions throughout the excavation.  Shovel 
tests ST-38 and ST-43 had wood fragments up to 30 cm (12 in) below the surface.  Some of the wood in 
shovel test ST-43 was burnt.  Shovel test ST-39 had a concentration of grass and wood/woody fragments 
at 67 cm (26 in) below the ground surface.  Shovel tests ST-33, ST-34, ST-42, and ST-44 had sparse 
decaying wood/woody debris and/or roots.   
 
 
 
 

 
Photo 13.  Area 5 with shovel test ST-44 in the foreground.  Three AINW field personnel are visible in the 
background.  The view is towards the north.  Photo taken January 11, 2024. 
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Photo 14.  Sediments exposed in shovel test ST-39 within Area 5. 
 
 
 
 
 Area 6 is in the center or the north portion of the project area, where Lebanon Lumber Mill 
buildings once stood.  It contains asphalt with some exposures of sediments and imported gravels 
(Photo 15).  The area was removed from the shovel test survey because of environmental concerns and 
that hand tools would be ineffective for digging. 
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Photo 15.  Overview of Area 6, which begins approximately at the north edge of the asphalt (mid-field) and 
extends to the south.  The view is towards the southwest.  Photo taken September 21, 2023. 
 
 
Historic Resources 
 
 No historic structures were identified within the project area.  Upon completion of the 
windshield survey, AINW found that it is unlikely that a historic district comprised of buildings in the 
surrounding neighborhood would be present.  In addition to the broad range of construction dates—circa 
1940 through circa 1976—many houses were observed to be modified since their original date of 
construction.  Due to the broad representation of construction dates and changes to individual buildings, 
it is unlikely that a historic district would be present. 
 
Archaeological Resources – No Federal Nexus 
 
 No archaeological site as defined by Oregon Revised Statute (ORS 358.905) was identified within 
the project area.  An archaeological resource must be 75 years of age or older.  The mill site was recently 
demolished.  Very few older looking ceramic and glass fragments were seen.  None were temporally 
diagnostic, and they did not appear to be in an original provenience based on the grading and other 
disturbances visible across the project area.   Examples are shown in Photos 16 and 17. 
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Photo 16.  Ceramic fragment found near the south end of the log pond.  The graphic is likely a variant of the 
Willow pattern, introduced in the eighteenth century and still produced today.   No other objects were 
found nearby. 
 

 
Photo 17.  Rawleigh milk glass jar found in the northeast portion of the project area.  Rawleigh was a popular 
brand in the 1920s to 1950s, but most companies switched from glass to plastic containers in the 1960s and 1970s 
(Glassbottlemarks.com 2024).  No other objects were found nearby.    
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Archaeological Resources – With a Federal Nexus 
 
 Under federal jurisdiction, an archaeological resource must be at least 50 years old by the time 
the project completes.  If there is a federal nexus and the Area of Potential Effects (APE) overlaps a debris 
scatter (23/3418-1) described below, an archaeological site inventory form may need to be prepared for 
the cultural resource.   
 
 Scatter 23/3418-1 contains objects with dates of manufacture in the 1960s and 1970s.  The date of 
deposition is not known.  It is located 75 m (23 ft) east of the easternmost end of Binshadler Street (Figure 
12).  The scatter measures 18 m (60 ft) east to west and 30 m (97 ft) north to south.  Objects are found on 
the sides and bottom of a U-shaped scooped-out/push pile area that opens to the north (Photo 18).  The 
south end (bottom of the U-shape) was against a concrete structure likely associated with the log pond.  
Trackhoe tread marks were visible on the surface.  Most of the objects lie on the ground surface and seem 
to be embedded no more than 5 cm (2 in) into the ground.  Shovel testing inside the U-shaped bend was 
not conducted.  The debris scatter appears to be a one-time dumping event that has been scattered across 
the surface (Photo 19).  The low density of objects and that it was spread within a discrete U-shaped area 
suggests it is not a landfill.  It is possible that residents in the nearby neighborhood discarded the debris 
and that the objects are unrelated to the mill or mill employees.  
 
 Over 575 pieces of household, industrial, and architectural debris were encountered (see 
Appendix B for descriptions).  Objects that could be assigned a manufacture date generally dated 
between the 1960s and 1970s.  The types of glass bottles and jars encountered included food, cosmetic, 
and medical.  The types of metal cans noted included food (including baby food) and condiment.  Two 
fragments of child’s toys were also encountered.  The architectural debris encountered was ten small 
pieces of brick, which may be inclusions in the debris scatter.  The scatter also included temporally non-
diagnostic objects and scraps, which were mostly metal (Photo 20).  A handful of possible modern 
inclusions, including plastic water bottles and a plastic jug, were noted.   
 
 If considered an archaeological resource, 23/3418-1 would be recommended not eligible for listing 
in the NRHP.  To be eligible for listing in the NRHP, at least one of four criteria defined by the Secretary 
of the Interior must be met.  The term history as used in this paragraph encompasses the breadth of 
human presence in the area.  Criterion A is that the resource is associated with an event that made a 
significant contribution to a broad pattern of our history.  A singular dumping event of domestic debris 
does not meet this criterion.  Criterion B is that the resource has significance because of its association 
with an important person in history.  This Criterion does not apply nor does Criterion C, which is for 
resources that are important for their engineering, architecture, or artistic character.  Criterion D applies if 
a resource yields important information about our history.  A singular dumping event for which the 
original provenience of the object is not well understood, being possibly in a push pile, does not meet 
Criterion D. 
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Figure 12.  Location of modern/historic debris scatter. 
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Photo 18.  Overview of U-shaped berm containing modern/historic debris.  The view is towards the southwest.  
 
 

 
Photo 19.  Typical density of objects spread across the surface.  Plastic, ceramic, and glass objects present.   
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Photo 20.  Example of metal objects found within the U-shaped berm.   
 
 

SUMMARY  
 
 AINW completed a cultural resources survey for the proposed WUHS Riverfront Campus 
project.  The survey consisted of archival research, pedestrian surface survey, and shovel test survey for 
archaeological resources, and a reconnaissance-level survey of buildings in the nearby neighborhood.  No 
historic resource was identified.  If the project has a federal nexus, such as a permit issued by a federal 
agency, and the APE overlaps the debris scatter 23/3418-1, the scatter may need to be recorded on a state 
archaeological inventory form and a formal determination of eligibility for listing in the NRHP made by 
the lead federal agency. 
 
 

RECOMMENDATIONS 
 
 AINW recommends that excavation in Area 6, as shown in Figure 9, be monitored by an 
archaeologist.  This is the location where the first mill buildings stood.  Archaeological material 
associated with the Lebanon Lumber Mill could be present and potentially be eligible for listing in the 
NRHP.   
 
 AINW also recommends that an inadvertent discovery plan (IDP) be put in place for 
construction.  If pre-contact or historic-period archaeological resources are encountered during 
construction, all ground-disturbing activity near the find(s) should be halted and Oregon SHPO promptly 
notified.  It is expected that further excavation will expose low densities of glass, ceramic, brick, nails and 
metal fragments in push piles and at the ground surface.  However, if a concentration of identifiable 
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objects such as intact objects with makers marks or other diagnostic features are exposed or a potential 
landfill is exposed, work must cease in that location and the Oregon SHPO must be notified.  The same 
protocol must be followed if any pre-contact archaeological material such as stone tools or debris from 
the making of stone tools, hearths, concentrations of shell or bone, or ashy or charcoal rich sediments are 
exposed.    
 
 If human remains are encountered in any of the excavations, all ground-disturbing activity in the 
vicinity of the find(s) should be halted immediately and the State Police, SHPO, the Commission on 
Indian Services, and the appropriate Indian tribes shall be promptly notified pursuant to ORS 97.745(4). 
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APPENDIX A 
 
 
 
 

SHOVEL TEST TABLE 
 



SHOVEL TEST RESULTS 
 

Shovel Test 
No. 

Location Depth Results 

ST-1 Area 1 63 cm (25 in) No Cultural Resources 

ST-2 Area 1 60 cm (24 in) No Cultural Resources 

ST-3 Area 1 65 cm (25 in) No Cultural Resources 

ST-4 Area 1 60 cm (24 in) No Cultural Resources 

ST-5 Area 1 60 cm (24 in) No Cultural Resources 

ST-6 Area 1 104 cm (50 in) No Cultural Resources 

ST-7 Area 1 61 cm (24 in) No Cultural Resources 

ST-8 Area 1 60 cm (24 in) No Cultural Resources 

ST-9 Area 1 60 cm (24 in) No Cultural Resources 

ST-10 Area 1 63 cm (25 in) No Cultural Resources 

ST-11 Area 1 60 cm (24 in) No Cultural Resources 

ST-12 Area 1 60 cm (24 in) No Cultural Resources 

ST-13 Area 1 63 cm (25 in) No Cultural Resources 

ST-14 Area 1 60 cm (24 in) No Cultural Resources 

ST-15 Area 1 60 cm (24 in) No Cultural Resources 

ST-16 Area 1 60 cm (24 in) No Cultural Resources 

ST-17 Area 1 60 cm (24 in) No Cultural Resources 

ST-18 Area 1 62 cm (24 in) No Cultural Resources 

ST-19 Area 1 100 cm (39 in) No Cultural Resources 

ST-20 Area 1 60 cm (24 in) No Cultural Resources 

ST-21 Area 1 62 cm (24 in) No Cultural Resources 

ST-22 Area 4 60 cm (24 in) No Cultural Resources 

ST-23 Area 4 44 cm (17 in) ** No Cultural Resources 

ST-24 Area 4 60 cm (24 in) No Cultural Resources 

ST-25 Area 4 60 cm (24 in) No Cultural Resources 

ST-26 Area 4 67 cm (26 in) No Cultural Resources 

ST-27 Area 4 54 cm (21 in) * No Cultural Resources 

ST-28 Area 4 60 cm (24 in) No Cultural Resources 

ST-29 Area 4 60 cm (24 in) No Cultural Resources 

ST-30 Area 4 60 cm (24 in) No Cultural Resources 

ST-31 Area 4 60 cm (24 in) No Cultural Resources 



SHOVEL TEST RESULTS 
 

Shovel Test 
No. 

Location Depth Results 

ST-32 Area 3 60 cm (24 in) No Cultural Resources 

ST-33 Area 5 60 cm (24 in) No Cultural Resources 

ST-34 Area 5 60 cm (24 in) No Cultural Resources 

ST-35 Area 5 40 cm (16 in) ** No Cultural Resources 

ST-36 Area 5 60 cm (24 in) No Cultural Resources 

ST-37 Area 5 60 cm (24 in) No Cultural Resources 

ST-38 Area 5 70 cm (28 in) No Cultural Resources 

ST-39 Area 5 70 cm (28 in) No Cultural Resources 

ST-40 Area 5 60 cm (24 in) No Cultural Resources 

ST-41 Area 5 60 cm (24 in) No Cultural Resources 

ST-42 Area 5 63 cm (25 in) No Cultural Resources 

ST-43 Area 5 60 cm (24 in) No Cultural Resources 

ST-44 Area 5 62 cm (24 in) No Cultural Resources 

ST-45 Area 5 60 cm (24 in) No Cultural Resources 
 

* Shovel test terminated due to rock impasse 
** Shovel test terminated due to metal wire or pipe impasse 
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OBJECTS FOUND IN THE DEBRIS SCATTER  
DATING TO CIRCA 1960s-1970s 



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

Baby food jars, some with lids 5 n/a  

 

Gebhardt Chili Powder bottle 1 n/a  

 

Amber non-return keg bottle 1 Post 1967 (Schulz et al. 2024:27) 

 



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

Colorless Kraft salad dressing base 
made by Ball 

1 
1960s to 

1970s 
(Collectors Weekly 

2018) 

 

Bayer children’s sized Aspirin bottle 
neck with pink top 

1 1910 to 2007 
(Science History 
Institute 2017) 

 

Owens Illinois bottle bases with an  
“I in an O” mark 

2 1960s (Lindsey 2024) 

 



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

Owens Illinois bottle bases with an “I 
in an O” mark 

(n = 2) 
 1960s (Lindsey 2024)  

 

 

Rawleigh’s cold cream jar fragment 1 
1920s to ca 

1960s 
Glassbottlemarks.com 

2024  

Colorless glass fragments 100+ n/a   

Cobalt blue glass fragments 11+ n/a   

Dark green glass fragments 6+ n/a   

Amber glass fragments 75+ n/a   

Yellow glass fragments 2 n/a   

Aqua glass fragments 4+ n/a   

Milk glass fragments 10+ n/a   



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

Plain white ceramic fragments 20+ n/a   

Brown transferware ceramic fragments 3 n/a   

White with a red line ceramic fragment 1 n/a   

Brown glazed ceramic electric 
insulator 

1 n/a   

Gerber apple juice can 1 n/a 
 

  

Sawcut bone 1 Post 1800s   

Child’s shoe fragment 1 n/a  

 

Toy doll arm 1 n/a  

 



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

Child’s car toy frame with rubber tires 1 n/a  

 

Pepsi can 1 1965-1975 Schroeder 2019  
 

 



OBJECTS FOUND IN THE DEBRIS SCATTER DATING TO CIRCA 1960s-1970s 
 

Diagnostic Material Count Date Reference Photo 

“Copenhagen Satisfies” lid 1 1935 to 1977 (Rock 1989) 

 

Metal fragments 300+ n/a   

Metal spike 1 n/a   

Saw-toothed blades 7+ n/a   

 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Geotechnical Reconnaissance 
 





 

 

Lebanon Property Development  April 23, 2018 

Preliminary Geotechnical Investigation 2. Project 2181024 

Lebanon, Oregon  Western University of Health Sciences 

SURFACE AND SUBSURFACE CONDITIONS 

The site was previously used as a lumber mill.  The original buildings have been 

demolished, but concrete slabs and footings are still present at the ground surface 

(Photo 1A, Appendix A).  We anticipate buried foundations and abandoned utility 

lines remain.   

Fills of varying depth were encountered in most explorations, suggesting the surface 

topography of the parcel has changed significantly over time.  We anticipate some 

of the deeper fills may represent log pond backfill.   

PES Environmental, Inc. (PES) completed an Environmental Site Assessment for the 

property in November 2011.  That report included a series of aerial photographs 

dated from 1936 to 2010.  Our explorations encountered extensive fill in an area 

labeled Landfill Area in the PES report (i.e., in the vicinity of TP-3, TP-6, and TP-9), 

but only limited fill outside of this area.  However, the aerial photographs suggest 

the western and southern portions of the site were used as log ponds in the past.  

Therefore, unsuitable soil may be present beyond the limits of the designated Landfill 

Area in the PES report. 

It should be noted; several low-lying areas have been identified as potential wetlands.  

We did not dig exploratory test pits in the area south of TP-7 and TP-8 to avoid 

impacting potential wetlands. 

Site Topography and Surface Conditions 

The site is currently relatively flat and was recently cleared of large trees.  However, 

berms up to ±15 feet tall are present across the site and abundant small trees, 

bushes, and blackberries are found over most of the parcel.  Asphaltic concrete (AC) 

and Portland cement concrete (PCC) pavements, and crushed rock-surfaces extend 

throughout the parcel.  The remaining areas are typically covered with grass.  Typical 

surface conditions are shown in Photo 2A (Appendix A). 

Subsurface Conditions 

Our previous borings within the Lebanon area suggest the subject parcel is likely 

underlain by predominantly alluvial deposits (e.g., silt, sand, and gravel) to ±20 to 

60 feet, followed by bedrock.  A more accurate, deep subsurface profile will be 

needed if a site-specific seismic hazard study is required for the planned 

development. 

A discussion of the primary soil units encountered in the test pits is presented below.  

A more detailed description of the subsurface conditions at each test pit location is 

provided in the test pit logs (Appendix B). 

 



 

 

Lebanon Property Development  April 23, 2018 

Preliminary Geotechnical Investigation 3. Project 2181024 

Lebanon, Oregon  Western University of Health Sciences 

Fill.  Surficial fill was encountered in most test pits.  The fill typically extends to 

depths of ±1.5 to 5 feet and consists of predominantly sandy gravel.  Pavements 

and slabs extend over the fill in some locations.  

Abundant large, concrete fragments were intermixed with the sandy gravel fill at 

TP-6 (Photo 3A, Appendix A).  Digging at this location was abandoned at ±9 feet, 

prior to encountering native soil, due to extensive caving of the test pit sidewalls.  

TP-9 was dug relatively close to TP-6 to estimate the fill thickness.  However, the 

fill at this location extended to only ±6½ feet and did not contain the concrete 

fragments observed in TP-6.  The fill in TP-9 is underlain by ±6 inches of wood 

debris, suggesting the area was previously a log pond. 

TP-3 encountered predominantly wood debris from ±3 to 14 feet (Photo 4A, 

Appendix A).  The wood debris consists of bark, decaying wood fibers, and logs up 

to ±6 feet long and ±18 inches in diameter.  The fill at TP-3 extended to ±14 feet. 

Silt and Sand (alluvium).  Brown to grey, low plasticity silt and fine or fine to medium 

sand with varying amounts of silt were encountered above the alluvial gravel in most 

test pits.  The silt and sand are frequently interbedded, and the silt content generally 

decreases with increased depth.  The depth at which these soils (where present) 

were first encountered ranged from the ground surface to ±7 feet and extended to 

depths ranging from ±3½ to 9½ feet.  The silt is typically very stiff to hard and the 

sand and silty sand typically appeared dense to very dense.  However, the sand 

appeared loose to medium dense at some locations.  

Sandy Gravel and Cobbles (alluvium).  Grey to grey-brown, dense to very dense, sandy 

gravel and cobbles extend below the fill or alluvial sand.  The cobbles are up to 

12 inches in diameter.  This material appears to have been used as fill in some areas. 

Ground Water 

Water infiltration was observed in some test pits at depths ranging from ±4 to 

13.5 feet.  The rate of infiltration into the test pits was typically rapid.  Due to the 

variable depth of water infiltration, we believe some or all of the infiltration represents 

perched or confined, ponded water.   

Based on the soil conditions encountered in the test pits, we anticipate the ground 

water level at the site fluctuates seasonally and closely matches the water level in 

the Santiam River, which runs east of the site.  Therefore, we anticipate the ground 

water level at the site varies from ±10 to 20 feet below current grades. 

LABORATORY TESTING  

Laboratory testing was not included in the current scope of work.  However, soil 

samples were retained during our field exploration for possible future laboratory 

testing. 



 

 

Lebanon Property Development  April 23, 2018 

Preliminary Geotechnical Investigation 4. Project 2181024 

Lebanon, Oregon  Western University of Health Sciences 

PRELIMINARY CONCLUSIONS 

Based on the geotechnical reconnaissance described above, we have concluded the 

following: 

1. The site is suitable for the planned development of a medical school 

main campus. 

2. Conventional shallow foundations (i.e., spread footings and continuous 

wall footings) should be suitable to support the proposed buildings.  

However, mitigation of the existing site fill will be required (see below). 

3. Most of the site contains fill consisting predominantly of granular soil 

(sandy gravel with cobbles) interbedded with some shallow layers of 

silt.  In general, most of the existing site fill should be suitable for re-use 

as site fill beneath new structures and pavements.  However, 

re-processing of the site fill (i.e., excavation, sorting to remove 

unsuitable debris, and re-compaction in lifts) will be required beneath 

buildings.  Re-processing may not be required under pavements.   

Soft or wet silt will require drying before it can be re-compacted.  Where 

present, organic-rich topsoil or silt will have to be stripped from beneath 

building areas and hauled from the site or re-used in landscape areas.   

At some locations, CES has indicated the granular soil may have 

low-level (non-DEQ issue) hydrocarbon contamination.  At those 

locations, some blending and re-testing may be required as part of the 

re-processing of the existing site fill.  

4. Aerial photographs indicate the western portion of the site was used as 

a log pond.  This area was also the previously designated as a Landfill 

Area in the PES report.  The fill in TP-3, TP-6, and TP-9 included wood 

debris, bark, logs, and concrete debris, materials consistent with log 

pond backfill.  Therefore, the western portion of the site will have a 

higher probability of containing unsuitable materials or fill requiring 

re-processing. 

Additional explorations will be required to better define the extent and 

depth of unsuitable fill in the above-referenced area, and to determine 

if any other log ponds were similarly filled.  Mitigation options include 

avoiding development of these areas, limiting construction over the fill 

to pavements and accepting the risk of some future settlement, or 

excavation and replacement of the unsuitable materials with an 

engineered fill. 
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Preliminary Geotechnical Investigation 5. Project 2181024 

Lebanon, Oregon  Western University of Health Sciences 

Preliminary comments by CES suggest the log pond backfill contains 

low-levels of hydrocarbon contamination.  Therefore, if this material is 

excavated, it will require disposal in a landfill (presumably at the Coffin 

Butte Landfill).  

5. Existing AC pavements, PCC slabs and footings will have to be removed 

prior to site development.  However, properly processed (e.g., crushed) 

AC and PCC may be re-used onsite as general site fill outside of building 

areas.   

6. Imported granular fill (typically, 1½ or 1-inch minus, well graded, clean 

crushed gravel or crushed rock) will be required to construct building 

pads under structures and serve as base rock under pavements.  

Suitable crushed gravel or crushed quarry rock should be available at 

nearby rock quarries and gravel pits.   

Site grading typically occurs during dry weather months (i.e., mid-June to early 

October).  Where site fill consists of predominantly of granular material, it is possible 

to extend site grading into wet weather.  However, processing of organic fill or 

fine-grained soils should be limited to dry weather only.  Evaluation and selection of 

suitable sources and types of fill material should be done as part of a design-phase 

geotechnical investigation, after a grading plan and site layout are developed. 

FUTURE GEOTECHNICAL WORK  

We understand a master plan will be developed for the proposed development if the 

property is purchased.  Additional geotechnical work will be required to confirm 

foundation conditions beneath planned buildings and to develop recommendations 

for site grading (including any needed mitigation), and for the design and construction 

of foundations and pavements.  The design-level geotechnical investigation may be 

done in phases to match a staged development plan.  A site-specific seismic hazard 

study will also likely be required for the new development. 

VARIATION OF SUBSURFACE CONDITIONS, USE OF THIS REPORT, AND WARRANTY 

The preliminary conclusions contained herein assume the soil profiles and the water 

infiltration encountered in the test pits are representative of overall site conditions.  

It should be clearly understood that former mill sites typically possess highly variable 

subsurface conditions.  The current reconnaissance-level investigation is intended to 

provide an overview of anticipated site conditions, and conditions between 

widely-spaced test pits may vary significantly, resulting in still undetected areas of 

unsuitable fill.   

The current scope of work does not include recommendations for site grading, or for 

foundation or pavement design.  We assume a more detailed geotechnical 

investigation will be conducted prior to design and construction.  We will assume no 

responsibility or liability for any engineering judgment, inspection or testing 

performed by others. 
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Preliminary Geotechnical Investigation 6. Project 2181024 

Lebanon, Oregon  Western University of Health Sciences 

This report was prepared for the exclusive use of Western University of Health 

Sciences for their due diligence investigation of the Lebanon Property Development 

project.  Information contained herein should not be used for other sites or for 

unanticipated design or construction without our written consent.  This report is 

intended solely for the stated purpose.  Contractors using this information to estimate 

construction quantities or costs do so at their own risk.  Our services do not include 

any survey or assessment of potential surface contamination or contamination of the 

soil or ground water by hazardous or toxic materials.  Those services are being 

provided by others. 

Our work was done in accordance with generally accepted soil and foundation 

engineering practices.  No other warranty, expressed or implied, is made. 
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Photo 1A.  Slabs and abandoned utilities looking east 

 

 
Photo 2A.  Site looking south from railroad embankment 
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Photo 3A.  Large concrete fragments being removed from TP-6 

 

 
Photo 4A.  Wood debris being removed from TP-3 
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Woven geotextile encountered at
±8 inches.

No seepage or ground water
encountered to the limit of exploration.

Loose to medium dense CRUSHED ROCK (GP); grey, moist,
±1-inch minus angular rock, (fill).
Dense to very dense sandy GRAVEL and COBBLES, some silt
(GW-GM); grey-brown and iron-stained, wet, low plasticity silt,
fine to coarse sand, fine to coarse subangular to rounded gravel
and cobbles up to ±12-inch diameter, (fill).
Very stiff SILT, trace to some sand grading to sandy SILT (ML);
grey, moist, low plasticity, fine sand, (alluvium).
Dense silty SAND with silt and sand lenses (SM); grey, moist,
low plasticity silt, fine to medium sand, (alluvium).
Dense to very dense sandy GRAVEL and COBBLES (GP); grey,
damp to moist, fine to coarse sand, fine to coarse subrounded to
rounded gravel and cobbles up to ±12-inch diameter, (alluvium).
BOTTOM OF EXPLORATION
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2181024 Test Pit Log:  TP-1
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Surface:  gravel.

No seepage or ground water
encountered to the limit of exploration.

Dense sandy GRAVEL, some silt and organics (GW-GM);
grey-brown, wet, low plasticity silt, fine to coarse sand, fine to
coarse subrounded to rounded gravel, organics consist of fine
roots, (fill).
Very stiff to hard SILT (ML); grey, moist, low plasticity, (possible
alluvium).
Dense silty SAND (SP-SM); brown, moist, low plasticity silt, fine
sand, (alluvium).
Dense SAND, trace to some silt (SP); brown, moist, fine to
medium sand, (alluvium).
Very dense sandy GRAVEL and COBBLES, trace silt (GP);
grey-brown, moist to wet, fine to coarse sand, fine to coarse
subrounded to rounded gravel and cobbles up to ±8-inch
diameter, (alluvium).
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Rapid seepage at ±7 feet.

ASPHALTIC CONCRETE (±7.5 inches).
Dense to very dense CRUSHED ROCK (GP); grey, moist,
±1-inch minus angular rock, (base rock).
Dense CRUSHED ROCK (GP); grey, moist to wet, ±12-inch
minus angular rock, (fill).
 WOOD DEBRIS, scattered silt and sand lenses and debris;
brown, wet, wood consists of bark, decaying wood fibers, and
logs up to ±18-inch diameter and ±6-foot long, debris consists of
rubber, string, and metal, (fill).

Scattered cobbles (up to ±12-inch diameter) below ±8 feet.

Dense sandy GRAVEL and COBBLES, trace silt (GP); grey, wet,
fine to coarse sand, fine to coarse subrounded to rounded gravel
and cobbles up to ±12-inch diameter, (alluvium).
BOTTOM OF EXPLORATION
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2181024 Test Pit Log:  TP-3
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Surface:  grass and moss.

Ground water encountered at
±13.5 feet.

Loose ORGANIC GRAVEL and CRUSHED ROCK (OL to GP);
grey-brown, wet, ±1½-inch minus angular to rounded gravel and
crushed rock, organics consist of moss and fine roots,
(fill/topsoil).
Dense sandy GRAVEL and COBBLES, trace to some silt (GP);
grey-brown, moist to wet, fine to coarse sand, fine to coarse
subrounded to rounded gravel and cobbles up to ±10-inch
diameter, (fill).
Medium dense silty SAND (SM); grey, moist, low plasticity silt,
fine sand, (alluvium).
Loose to medium dense SAND, trace silt (SP); brown, moist, fine
sand, (alluvium).
Dense sandy GRAVEL and COBBLES (GW); grey-brown, moist
to wet, fine to coarse sand, fine to coarse subrounded to rounded
gravel and cobbles up to ±10-inch diameter, (alluvium).
Dense to very dense and cobbles (up to ±12-inch diameter)
below ±9 feet.
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Surface:  grass.

Moderate seepage at ±5 feet.

Soft organic SILT, some gravel (OL); dark brown, moist to wet,
low plasticity, fine to coarse angular to rounded gravel, organics
consist of roots and decaying wood, (fill).
Medium dense to dense silty sandy GRAVEL and COBBLES
(GM); grey-brown and iron-stained, moist to wet, low plasticity
silt, fine to coarse sand, fine to coarse subrounded to rounded
gravel and cobbles up to ±8-inch diameter, (fill).

Dense silty SAND, scattered organics (SM); grey, wet, low
plasticity silt, fine sand, organics consist of roots, (alluvium).
Dense to very dense sandy GRAVEL and COBBLES, trace to
some silt and boulders (GP); grey-brown, wet, fine to coarse
sand, fine to coarse subrounded to rounded gravel, cobbles, and
boulders up to ±14-inch diameter, (alluvium).
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Surface:  grass.

Rapid seepage at ±6 feet, (possible
ground water).

Test pit terminated at ±9 feet due to
extensive caving.

Dense sandy GRAVEL, COBBLES and DEBRIS, trace to some
silt (GP); grey-brown, moist to wet, fine to coarse sand, fine to
coarse subrounded to rounded gravel and cobbles up to ±12-inch
diameter, debris consists of ±6-inch thick concrete slabs up to
±4-foot diameter, (fill).
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Surface:  grass and brambles.

Ground water encountered at ±4 feet.

Dense sandy GRAVEL and COBBLES, trace silt (GP);
grey-brown, moist to wet, fine to coarse sand, fine to coarse
subrounded to rounded gravel and cobbles up to ±12-inch
diameter, (alluvium).

BOTTOM OF EXPLORATION
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Surface:  grass and brambles.

No seepage or ground water
encountered to the limit of exploration.

Dense SAND stratified with silt (SP); grey to brown, moist to wet,
layers of silty, fine sand to fine to medium sand, trace silt,
(alluvium).
Dense to very dense sandy GRAVEL (GP); grey, wet, fine to
coarse sand, fine to coarse subrounded to rounded gravel,
(alluvium).
Dense SAND (SP); grey, moist to wet, fine to medium,
(alluvium).
±1-inch silt lens at ±2.5 feet.
Medium dense silty SAND, scattered gravel (SM); brown, moist
to wet, low plasticity silt, fine sand, coarse subrounded to
rounded gravel, (alluvium).
Dense to very dense sandy GRAVEL and COBBLES, trace to
some silt (GP); grey-brown, moist to wet, fine to coarse sand,
fine to coarse subrounded to rounded gravel and cobbles up to
±10-inch diameter, (alluvium).
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Surface:  grass.

No seepage or ground water
encountered to the limit of exploration.

Medium dense to dense silty sandy GRAVEL and ROCK
FRAGMENTS, scattered organics and debris (GM); grey-brown,
moist to wet, low plasticity silt, fine to coarse sand, fine to coarse
angular to rounded gravel and rock fragments up to ±8-inch
diameter, organics consist of roots up to ±3-inch diameter, debris
consists of metal fragments, (fill).

Organic SILT (OL); brown, wet, low plasticity, organics consist of
decaying wood fibers, (fill).
Loose silty SAND (SM); grey, moist to wet, low plasticity silt, fine
sand, (alluvium).
Dense to very dense SAND, trace silt, scattered gravel and
organics (SP); grey, moist, fine to medium sand, coarse rounded
gravel, organics consist of fine roots, (alluvium).
Dense to very dense sandy GRAVEL, trace silt (GP); grey, moist
to wet, fine to coarse sand, fine to coarse subrounded to rounded
gravel, (alluvium).
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Public Water Extension Engineering Report 
 





























 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Public Sanitary Sewer Extension Engineering Report 
 

















 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

FEMA Maps, Linn County, Panels 561 and 569 
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ALTA/NSPS Land Title Survey  
Dated February 23, 2023 
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