
Page 1—Staff Report and Recommendation File #16-LURCC-05 

� � � � �
               
              

LAND USE REGULATION COMPENSATION CLAIM 
 
PLANNING DIRECTOR’S STAFF REPORT and 
RECOMMENDATION 
 
 
������������� � �� � � 	 	 �
 � �
�
	 �
 ������	 ���
 � �
 � �
 � �
�
����� �
 
 ������� ��� � � �� � � � �� � � ��� �� �� �� �� � � � ���� � � � ��� � �!� "� # �$�� % � � !�
�
� �� � ��
 �����& � �' "� �� � � !���� � ( �' � � )� � �� !�� � �*� �$�� ��!& � �� � � �*�' � !�� � �� ���� � � + � "�� *$�
"� � � �# �� ��� % # "� !�� � ��, & �' & �"�� �!�"� � � �� �+ ���� � ��� � � �!& � �)"� ' � � � � !�� *�� , � ""�� % ���� �!& � ���
	 �-��� � � ��	 � � �� �+ � !�� � .�/ � � � 0��
�
���� �� � � 
 �� �����
 ���

�

� 0���� ����� � ������ !� "�' � � � �� � � �� ' �� � % � �����))�� 1 �� � !� "� �2 2 � �� ' �� �0�
�

 0��� � � � � � �� ��� � � ��� � �����& � ��# � 3� ' !�)�� )� �!� ����"� ' � !� � �� !�4 � � �� !� � �� �	 �� � ( �� � � � �

� � � ������ � � !�*�� � �� � �� �� ' � "� �	 � # � !� �5 ��� ��� �6����)�7 � 
 �
 � �
 � �� ��!� 1 �"� !�� 
 
 �� � � �
��)�7 � 
 �
 � �� 8 �� ��!� 1 �"� !��� 
 
 $�� 
 
 $�� 
 4 $�� � � �� 
 � 0�

�
2 0��� � � ��  �	 � !� � � ��� � ������	 �-��� � � ��	 � � �� �+ � !�� � .0�
�
4 0��� "� � �	 � !� � � ��� � �����9 � �� �!�� � � � �0�
�
� 0���# � � � # � $ ��  ��� � $ �� !� �����& � ��# � 3� ' !�)�� )� �!� ����"� ' � !� � ��� �� ��� � � !� �� �� � �� *�

� � �!�� �� ' � "� �	 � # � !� �, & � �� �, �� � "� �� ��)� ��� � ��# �� "�& � � � ��!� ��' � � �� � �*� # � � ��
� !& � �, ��� $�!& � ��# ��� # � � �� % �)�� )� �!�� ��' � � ���!�� *��� � # �!��� "�*� �� �!�"� � � �0�

�
� 0��
 � � �  � � � % � �& �' �  � �� ��� � �����& � �)�� )� �!� �' � � ���!��� *�+ � �� �� % �!� )� % ��)& � �

�

�

DEPARTMENT OF PLANNING AND DEVELOPMENT 
 

210 S. W. 2nd ST 
Newport, OR 97365 

(541) 265-4192 
Fax (541) 265-6945�



Page 2—Staff Report and Recommendation File #16-LURCC-05 

�� � % �� % �*�� � �� )� � �)� �!# �� �!� ��!� �)� ��*� �� �!� � �"� � � �0���
�
8 0 �( �!���  ���� # � �# � � !����, � ���� % "� �*� � �"� �� , � ""�� % ��� � � �� # !� # �"� �� % ��� �� �"� ' � !� � �

� � �!� 1 �"� !�� 
 
 �� *�5 ��� ��� �6����)�7 � 
 �
 � �
 � 0��
�
� 0��� ��"���� !�����& � �*� ""� , �� % �# !�"�!�� ��� �� �)�� )� �� � �!� ��� �+ � �!& � ��# � 3� ' !�)�� )� �!� ��
�

� 0� � � , � ����: � ���!� ��� , � % � �� ��)� �� "�
b.  ; � !� ����: � ���!� �, � ""�
c.  < "� ' !��' �!� ���	 � � �# � � ���= � , � �0�

�
> 0��	 � ) � "� � * � � ���� � !�� � �� �!��< � + ��� � � � � !� "� # ""� !�� �� � �� *�!& � �? � @ # �� � �� �+ � ��

� � ' !�� � ��� � �' � !� ��)� �!�� � ��� *�!& � ��# � 3� ' !�)�� )� �!� �' � � !� �� �"� � � �"�� � �!� )� % ��)& � 0�
A � �� !& � ��' � � �!�� �� !��, � �� ��� � � !�*�� � 0�

�
�

+ ���' ��� �
 �� 
 �� ��
 , ��� �� � ��
 ��

�

� 0�+ � � -  � � # � $ ��

�

� � � � ��� � �!� "� # �$�� % � � !�*� ������ ��� � � �� � � � �� � � ��� �� �� �� �� � � � ��-� � !& � ��� � � �
� � # % & !� �.$�*�"� � �� �� � � � �� �� �� � % # "� !�� � �	 � � )� � �� !�� � �	 "� �� �� � �� � & � "*�� *�)�� )� �!� �
� , � � ���� � � � �� � � �� �� � � � ��� � ��# � � �
 � $�
 
 
 � 0���& ���' "� �� �, � ��*�"� � �, �!& �!& � �
� �)� �!� � � !�� *�= "� � � �� % �� � � �� � + � "� )� � � !��� �� ' ' � �� � � ' � �, �!& �!& � �)�� ' � � # �� �
� �!� � "��& � � �*� �� � ""� !���� �# �� �2 8 �' "� �� ��� � �� �� ' � "� �	 � # � !� � � � �� �� *�
	 � � � ����� � � ���: �� � ��7 �� 
 �
 4 �2 � � 0���& � �� � � � �� �� � � � ��)�� )� �!� ����"� ' � !� � �� !�4 � � �
� !� � �� �	 �� � ( �� � � � ��� �� � �!�� �� ' � "� �	 � # � !� 0���& � �' # ��� � !�/ � � �� % �� *�!& � �)�� )� �!� ������
	 $���� � � ��	 � � �� �+ � !�� � 0���& � �' "� �� � � !��� ��� �!�� �� �� �� # !�� � ��� �!& � �+ � "# � �� *�!& � ���
)�� )� �!� ��� �# "!�� % �*�� � �!& � ��� �!��' !�� � ��� *�!& � ���	 �/ � � � ��))"�� � �� *!� ��!& � ���� � !� �� *�
� ' @ # ���!�� � $�� � �� ��)� ' �*�' � ""� $�!& � �� ��� �!��' !�� � ��!& � !�)�� ' "# � � �!& � �� �+ ���� � �� *�� � � �!& � �
� � + � "� )� � � !�� *�� � � �!�� � � "��� ��� � � ' � ��� � �!& � ��# � 3� ' !�)�� )� �!� 0�	 "� �� � � !�� � � � ��!� !� ��
!& � !�& � ��� � ���� � ��� � � � � �!� �!& � �' "� �� ����!& � ��� � � + � "�� ��� � � �*�' � !�� � �� *�!& � ���	 �/ � � � �
�� �!��' !�� � ���� �� �� � � � � ��!& � !�, �""�)� �� �!�!& � �� �+ ���� � �� *�!& � ��# � 3� ' !�)�� )� �!� ��� !� �
!& �� � ��!� �*�+ � �� ' �� �)� �' � "��� ��*� ��� �!� !� "�� *��))�� 1 �� � !� "� �� 8 �)� �' � "��� � � �)� �� �!�!& � �
� �!� � "��& � � � !�� *�� � � ���� % "� �*� � �"� �� , � ""�� % �� � �� � ' & �� *�!& � ��� �# "!�� % �)� �' � "�0��& � �
�� � � � � �*� ��' "� �� � � !�� �� � � � �$�, & � �� �� ��% �� � "�� � !� �� *�� ' @ # ���!�� � �*� ""� , � � �' "� �� � � !�
� � � � 6�$��� � ( ��!& � ��� � � + � "�� ��� � � �*�' � !�� � �� *�!& � ���	 �/ � � � ��� �!��' !�� � ���� �� �� � � � � ��
!& � !�, � # "� �)� �� �!�"� � � �� �+ ���� � ��, �!& �� �� �� �� # � �"� !���/ � �� *�4 
 �� ' �� �$�� � � �)� �� �!�!& � �
� �!� � "��& � � � !�� *�� � � ���� % "� �*� � �"� �� , � ""�� % �� � �� � ' & �� *�!& � ��� �# "!�� % �)� �' � "�0�
�
= "� � � �� % ��!� **�� � !�, �!& �' "� �� � � !��)��� ��!� �!& � �*�"�� % �� *�!& � ���' "� �� �� � � �� ��' # ��� � ��� �
� � !� �"�!& � �� � ��' �� "� � � � !��� *�!& � �' "� �� 0�� � � � ��� ' � �� ���# � � �!!� � �, �!& �!& � �' "� �� �
� � ' # � � � !�' "� �� � � !�� � � � 6��� ' @ # ���!�� � �� *�� �)� �!�� � �� *�!& � �)�� )� �!� ��� �� > � 2 �-= �� )� �!� �
�� � � !�*�� � �� � �� �� ' � "� �	 � # � !� �5 ��� ��� �6����)�7 � 
 �
 � �� 8 �� ��!� 1 �"� !��� 
 
 $�� 
 
 $�� 
 4 �
� � � �� 
 � .�� � � �� ���)� �� !� �)� �!�� � �-)�� )� �!� ��� � � !�*�� � �� � �� �� ' � "� �	 � # � !� �5 ��� ��� �6��



Page 3—Staff Report and Recommendation File #16-LURCC-05 

��)�7 � 
 �
 � �
 � �� ��!� 1 �"� !�� 
 
 .��� �� > 8 8 0�9 � ��)# �)� �� ��� *�� + � "# � !�� % ��))"�' � � "� �
�� % # "� !�� � ���� �� **� ' !�� !�!& � �!�� � �� *�� ' @ # ���!�� � $�!� 1 �"� !��� 
 
 $�� 
 
 $�� 
 4 �� � � �� 
 � �� *�
� � ' !�� � �� 8 �, �""��� � ��� *� ��� � �!� �� ��= �� )� �!� �5 $�� � � �!� 1 �"� !�� 
 
 �� *�� � ' !�� � �� �, �""�� � �
�� *� ��� � �!� �� ��= �� )� �!� � 0��& � �� �, � �� �� � �"� � � �# �� ��� % # "� !�� � ���� �� **� ' !�� !�!& � �!�� � �
= �� )� �!� �5 �, � ��� ' @ # ��� � ��� �� > � 2 �� � �' "� �� � � !�� � � � 0�5 !�!& � �!�� � �= �� )� �!� � �, � ��
� ' @ # ��� � �� � �' "� �� � � !�� � � � $�� ' ( � � , "� � % � � �' � # � !� �' � � � �)�� + ���� � ���))"�' � � "� �!� �!& � �
�# � 3� ' !�)�� )� �!� �)� �� �!!� � �!& � �' �� � !�� � �� *�� � � ��-� .�� ' �� �)� �' � "�0�	 "� �� � � !�� �� � � � ��
� ' @ # ��� � �� � �� ��% �� � "��� !� �� �!��� �!& � �)�� )� �!� ��� ��!��� � !��� !� ��� �� > > 
 0�5 !�!& � !�!�� � $�
� ' ( � � , "� � % � � �' � # � !� �' � � � �)�� + ���� � ��� *�!& � ���	 �/ � � � �)� �� �!!� � �!& � �' �� � !�� � �� *�4 
 �
� ' �� �)� �' � "�0��& � ���	 �/ � � � ��� �� > > 
 �)� �� �!!� � �� � � �*� � �"� �� , � ""�� % �� � �� �)� �' � "�� *�
"� � � �, & � � �# �� � ��� �' � � 3# � ' !�� � �, �!& �*� �� �� ��*� �� �!�# �� 0�
�
: � �5 # % # �!�� $�
 
 
 � $�� �)# � "�' �& � � ��� % �, � ��& � "� �� � �!& � ��# � 3� ' !�' "� �� �*� ��!& � �)# �)� �� �� *�
�� ' � �+ �� % �*� ' !��� � � �� + �� � � ' � ��� "� !� � �!� �� � !� �� �� �� % �!& � �+ � "�� �!� �� *�!& � �' "� �� 0��A � !�' � �
� *�!& � �& � � ��� % �, � ��)�� + �� � � ��� �� ' ' � �� � � ' � �, �!& � � � �� �� *�	 � � � ����� � � ���: �� � ��7 4 �

 � �� 
 
 0��& � �' "� �� � � !�6�� % � � !�)�� + �� � � �!� �!�� � � � ��� ��# ))� �!�� *�!& � �' "� �� 0���& � �� �, � ��
� � �!� �!�� � � � ��� �� ))� ��!�� � �!� �!& � �' "� �� 0��
���

�
�


 0�� � � !# � � �. / ��"� �* �� � 0 # �� � * � � �!������� �# �� �2 8 �)�� + �� � ��!& � �*� ""� , �� % �' ��!� ��� �*� ��
� �!� � "��& �� % �� "�% �� �"�!� �*� ��!& � ��# ))"� � � � !� "���% & !�� *�' � � )� � �� !�� � �' �� � !� � �� � �!& � �
� � � �# �� ��

�
� � + � ""� ��� � � !# � � �. / �� � � ) �$ � !�1� � �� � � * � � ��� 1�� � * � � � !� ��� � �� � �� � "�� 1�

1� � * �!� � � �1�� �"� 2 !�1� � �3 � 2 � � � !4 �� 1�� � � � � � �� 5�2 % �� % ��!�$ � 1�� � $ ��� �

� � � !# � � �. / �� !��% � �3 � � � !� � ��� 2 � � � �� 1��% � �� � � � � � �� 5�� � �� � � ��� �� � � !��

�% � � � �� �4 �

�

	 "� �� � � !����� ��� � � �� � � � �� ' @ # ��� � �& � ��� ��% �� � "��� !� �� �!��� �= �� )� �!� �5 �� � �
, � ��� � !� �� � � � ��� �� > � 2 �-�� ' � �� � � �� !� � � ( �� � � �= � % � �� 
 
 $�� �� ' � "� �	 � # � !� �� � � � �
� � ' � �� �.0��& � �� ��% �� � "��� !� �� �!��� �= �� )� �!� � �, � ��� ' @ # ��� � �� � �' "� �� � � !����� �
�� � � �� � � � $��� �� > 8 8 �� � �, � ��� � !� �� � � � �-�� ' � �� � � �� !� � � ( �� � $�= � % � �� 
 4 � �� *�
� �� ' � "� �	 � # � !� �� � � � �� � ' � �� �.0��B� �� > > 
 $�' "� �� � � !����� ��� � � �� � � � �' � � + � � � � �
� � � � �% � �� �� � � �� � "� �� � � � �-�� ' � �� � � �� !� � � ( �
 
 4 $�= � % � �� � � � �� *�� �� ' � "� �	 � # � !� �
� � � � �� � ' � �� �.�� � !& �= �� )� �!� �5 �� � � �= �� )� �!� � �!� ��� �� �� ���""� ��-� � , �"� �!�
� � � � �� �� � � � �.�� � � ����� ��� � � �� � � � �-� � # % & !� ��� � � �� � !& � �.0��& � ��� � �� ��
' "� �� � � !$����� ��� � � �� � � � $�& � ���� !� �� � � ��� !� �� �!��� �= �� )� �!� �5 �� � � �= �� )� �!� � �
��� ' � �!& � �� � !� ��� *�� ��% �� � "�� ' @ # ���!�� � 0��& � �3# � �� ��' "� �� � � !�� �� � � � ��& � ��& � "� �
� � ��� !� �� �!��� �!& � �)�� )� �!� ��� ��!��� � !��� !� ���� ' � �� > > 
 0�� � ' � �� ��� *�!& � �� �� ' � "� �
	 � # � !� �5 ��� ��� �6��� **�' � �' � � *��� �!& � !����� ��� � � �� � � � �� � � ��� �� �� �� �� � � � ��
�� � � �� �!& � �� , � � ���� *�!& � ��# � 3� ' !�)�� )� �!� 0�
�



Page 4—Staff Report and Recommendation File #16-LURCC-05 

�
6 � ��� # 6 "�� �� � ���� �� � � � �!�� � �� � 1� � � � !�� �"� � $ �# !� �� �  # "� ��� � ��% � ��

� � !�� �� �!��% � �# !� �� 1�� � �) � �� �� � � "�� � � � � � �� ����
�
�����& � �' # ��� � !���	 �/ � � � ��� % # "� !�� � ��-� 	 	 �� 0� 2 8 � .�� !����# � ��� �!& � ��# � 3� ' !�' "� �� �

, � �� �� � � ' !� � �� � �� �� ' � "� �	 � # � !� ��� �!& � ���)�� �� � !�*� �� �� � �� �� �� � � ' � �7 2 4 8 ��� �
� > > 4 0���& � �� ��� % # "� !�� � ��� �� ��))"�� � �!� �� ""�)��+ � !� ��� � "�)�� )� �!� �� � ��% � � !� � �� � �
!& � �� �� ' � "� �	 � # � !� �	 � � )�� & � � ��+ � �= "� � �� � � �C � � �� % �� �)��� ��� � �� % �, �!& �� �!& � �
��	 �/ � � � 0��& � �� ��� % # "� !�� � ���� �!��' !�!& � �� �� �� # � �"� !���/ � �� � � �# �� �� *�!& ���
)��+ � !� ��� � "�)�� )� �!� �!� �� � "� �!& � �� ���/ � ��� � � �# �� ��� 1 )�� ��"� �� # !& � ��/ � � ��� �!& � ���
	 �/ � � � 0���
�

� � 
 % � �"� � $ �# !� �� �  # "� ��� � �% � !��% � �� 11� � ��� 1�� � $ # � ��  ��% � �1� �� �* � � - � ��

) � "# � �� 1��% � �� � � � � � �� ��
�
��������& � ��� @ # ��� � � � !��� *�!& � ���	 �/ � � � �' # ��� � !"� ��� �� **� ' !�� ""� , �!& � �' �� � !�� � �� *�

)� �' � "��, �!& �� �� �� �� # � �"� !���/ � �� *�� 
 �� ' �� �0�D � , � + � �$�!& � �� ��� @ # ��� � � � !��� "�� �
�� �!��' !�!& � �)"� ' � � � � !�� *�� � � �� � � �!�� � � "�� , � ""�� % ��� � �!& � �)�� )� �!� 0�5 ��� � !� � �
)�� + �� # �"� $�!& � �� �, � �� �� � �"� � � �# �� ��� % # "� !�� � ���� �� **� ' !�� !�!& � �!�� � �= �� )� �!� �5 �
, � ��� ' @ # ��� � ��� �� > � 2 �� � �' "� �� � � !�� � � � 0�5 !�!& � �!�� � �= �� )� �!� � �, � ��� ' @ # ��� � �
� � �' "� �� � � !�� � � � $�' � # � !� �' � � � �)�� + ���� � ���))"�' � � "� �!� �!& � ��# � 3� ' !�)�� )� �!� �
)� �� �!!� � �!& � �' �� � !�� � �� *�� � � ��-� .�� ' �� �)� �' � "�0�; & � � �' "� �� � � !�� �� � � � ��!� � ( �
� � ��� !� �� �!��� �!& � �)�� )� �!� ��� �� > > 
 $�� ' ( � � , "� � % � � �' � # � !� �' � � � �)�� + ���� � ��
)� �� �!!� � �!& � �' �� � !�� � �� *�4 
 �� ' �� �)� �' � "��� *�"� � � 0�

�
	 "� �� � � !��� ��� �!�!& � !�!& � �� ��� �!��' !�� � ���� � # ' � �*� ���� � �( � !�+ � "# � �� *�!& � �)�� )� �!� 0��
B� ��# ))� �!�� *�!& ���' "� �� $�' "� �� � � !�6�� % � � !�� ��� �!��� �"� ����� �*� ���� � �( � !�+ � "# � �� *�
�))�� 1 �� � !� "� �E 2 $2 � 
 $
 
 
 �� � �� � �� � �!& � �)� !� � !�� "�!� �' �� � !� �� 8 �& � � � ���!� ��� �� # ��
� � + � "� )� � � !�' � �!�0��& ���� ��� �!� � �+ � "# � �, � # "� ��))"� �!� �' "� �� � � !�� � � � 0�	 "� �� � � !�
� �� � � � �6��� � # ' !�� � ��� �*� ���� � �( � !�+ � "# � ����!& � �"� ���� *�' �� � !�� % �� � � �� � � �!�� � � "�
& � � � ��!� �0� � ' � # �� �!& � �' "� �� �� � � ��� � !��� ' "# � � �� � �� � � "� ����� *�!& � �*� ���� � �( � !�
+ � "# � �� *�!& � �)�� )� �!� ��# � 3� ' !�!� �' # ��� � !��� % # "� !�� � �$��!����� �**�' # "!�!� ��# � �!� � !�� !� �
!& � ��)� ' �*�' �� �� �� # !�� � ��� �+ � "# � �' � # �� � �� � �!& � ���	 �/ � � � ��� �!��' !�� � �0��
A � � � !& � "� ��$�!& � ��� *� �� � !�� � �� � ��!��*� ' � ���0� 0�!& � �� � �( � !�+ � "# � �� �**� �� � ' � �
� � !, � � � �� � �� � � �!�� � � "�& � � � ���!� ��+ � ��# ��� � �� � � �!�� � � "���1 �*� ��' "� �� � � !�� �� � � � ��
� � � �� !�"� � �!�� 8 �� ��� � �� �)� !� � !�� "�& � � � ���!� ��*� ��' "� �� � � !�� � � � �)� �� �!!� � �� !�!& � �
!�� � �� *�� ' @ # ���!�� � $�"� � � ��!& � �� �)� �!� � � !�!� �' � � ' "# � � �!& � !��!����� � �� �"�( � "� �!& � � �
� � !�!& � !�!& � �� �& � ��� � � � ��� � � ��� � # ' !�� � ��� �*� ���� � �( � !�+ � "# � �� *�!& � ��# � 3� ' !�
)�� )� �!� �� ��� ��� �# "!�� *�!& � �� � � ' !� � � !�� *�!& � �' �!� � �"� � � �# �� ��� % # "� !�� � �0���
�

$ � 
 % � �"� � $ �# !� �� �  # "� ��� � �� � * � "� �� � $ �� 1��!�� � ��� �� �  # "� ��� � 7�8� 9�

� � !�� �� ���  �� � �� � � % �6 ����  �� � ��) ���� !�� � * * � � "� �� � $ �% �!�� � �� � ""� �

� � � �  � �� � $ �� !�� # �!� � � � !�# � $ � � �� � * * � � �"� 2 7�86 9�� � !�� �� ���  �� � �

� � � % �6 ����  �� � ��) ���� !�1� � ��% � �� � � �� � ��� � �� 1�� # 6 "�� �% � � "�% �� � $ �

!� 1� �� 5�!# � % �� !�1�� � �� � $ �6 # �"$ ��  �� � $ � !5�% � � "�% �� � $ �!� � ��� ��� � �



Page 5—Staff Report and Recommendation File #16-LURCC-05 

� �  # "� ��� � !5�!� "�$ �� � �% � � � � $ � # !�2 � !�� �� �  # "� ��� � !5�� � $ �� � ""# ��� � �

� � � �� � "�� �  # "� ��� � !7�8� 9�� � 0 # �� � $ ��� �� � * � "� �2 ��% �1� $ � � � "�"� 2 7�8$ 9�

� � !�� �� ���  �� � �� � � % �6 ����  ��% � �# !� �� 1�� �� � � � � � �� �1� � ��% � �� # � � � !� �� 1�

!� ""��  �� � � � �  � � � % � �� � �� � � 1� � * ��  �� # $ � �$ � � � ��  7�� � �8� 9�� � � � �� $ �

� � �� � ��� ��% � �$ � �� �� 1�� � 0 # �!���� � �� 1��% � �� � � � � � �� �6 � ��% � �� 2 � � � �� � �� �

1� * �"� �* � * 6 � � �� 1��% � �� 2 � � � ��

�

�& � ��� % # "� !�� � ��� � � �� ��� � �� � �!& � ��# � 3� ' !�' "� �� �� �� �!& � ��� �!��' !�� � ��� � �"� � � �
� �+ ���� � ��� � � �� , � ""�� % ���� )� �� � �� � �!& � ���	 �/ � � � 0���& � ���	 �/ � � � �, � ��� � � ' !� � �!� �
' � � )"� �, �!& �� !� !� , �� � �= "� � � �� % �F � � "�4 $�, & �' & �� � � � � !� ��!& � �)"� ' � � � � !�� *�
� � *�� � � �*� �� �!�"� � � ���� !� �/ � � � ��, & �' & �' � � )"� �, �!& �!& � ��� @ # ��� � � � !��� *�: 5 � �
� � 
 $�� �+ ���� � �� 0��& � �)# �)� �� �� *�!& � ���	 �/ � � � ����!� �)�� �� �+ � �*� �� �!�"� � � ��*� ��
*� �� �!�# �� �0��B!�� � � ��� � !�� ��� ' !"� �� � � �� ���' � � � � � �� # ��� � ' � �$�& � � "!& �� � � ��� *� !� $�
� � # "!�� # ��� � ��� ��� ��� ' !�+ �!�� �$�� � ��� � � ���!�& � + � �� � � �*� � � �� "�� � 1 # �0��
�
�& � �' "� �� � � !��& � + � �)�� + �� � � �� � ' # � � � !� !�� � �!& � !�' "� �� � � !�� � � � 6��� ��% �� � "�
�� !� �� �!��� �!& � �)�� )� �!� �, � ��� ' @ # ��� � �� � ' � � � � ��
 
 $�� > 8 2 �� � � �A � + � � � � ��� � $�
� > 8 8 $�� � � �' "� �� � � !�� �� � � � �6�, � ��� ' @ # ��� � �� � �� � ' � � � � ��� 
 $�� > > 
 0��& � ���	 �
/ � � � $��� ��!��)�� �� � !�*� �� $�, � ��� � � ' !� � ��� �� > > 4 $��� �!& � ��� % # "� !�� � �% �+ �� % ����� �!� �
!& � �' "� �� �, � ��� � � ' !� � �� *!� ��� � !� �� *�� ' @ # ���!�� � �� *�!& � �)�� �� � !�� , � � ��0�
�

� � �� � �� "� �* !�� � �!��  �1� � * �"� � $ �# !� �� �  # "� ��� � !�� � � � �� $ �� � �� � ��� �

	 � � � * 6 � � �. 5�: ; ; < �8�% � �� 11� � ��) � �$ � �� �� 1�+ � ""� ��� � � !# � � �. / 95�

2 � ���� � �$ � * � � $ �1� � �� � * � � � !� ��� � �!% � ""�6 � �* � $ � �2 ��% �� ��2 � �� � � � !�

� 1��% � �� 11� � ��) � �$ � �� �� 1��% � �� � ���

�
�& � �"� � � �# �� ��� % # "� !�� � ��*� ��, & �' & �' � � )� � �� !�� � ������ # % & !$�!& � ���	 �/ � � � �
�� �!��' !�� � ��� � �"� � � �� �+ ���� � ��� � � �� , � ""�� % �$�, � �� �� � � ' !� � ��� �!& � ���)�� �� � !�*� �� �
�� �� > > 4 $�)��� ��!� �!& � �� **� ' !�+ � �� � !� �� *� � ""� !���� �# �� �2 8 0���& � ��# � 3� ' !�' "� �� �
, � ��*�"� � �� � ��# � � �
 � $�
 
 
 � $�, �!& �� �!, � �� � � ���� *�!& � �� � ' � � � � ��2 $�
 
 
 4 �
� **� ' !�+ � �� � !� �� *� � ""� !���� �# �� �2 8 0�

�

����� � � � * * � � $ � $ ���� $ ��  !�� � $ ��� � � "# !�� � !��

�
�& � �� ��� ' !� ���� ' � � � � � � ��*� ��!& � � � � �� 6��' � � ��� � �� !�� � �!& � �*� ""� , �� % �*�� � �� % ��� � � �
' � � ' "# ��� � ���
�
9 �� � �� % ���
�

� 0 � � � � ��� � �!� "� # �$�� % � � !�*� ������ ��� � � �� � � � �� � � ��� �� �� �
� �� � � � ��-� � !& � ��� � � �� � # % & !� �.$�*�"� � �� �� � � � �� �� �� � % # "� !�� � �
	 � � )� � �� !�� � �	 "� �� �� � �� � & � "*�� *�)�� )� �!� �� , � � ���� � � � �� � � �
� �� � � � ��, �!& �!& � �� �� ' � "� �	 � # � !� �� �)� �!� � � !�� *�= "� � � �� % �
� � + � "� )� � � !�� � ��# � � �
 � $�
 
 
 � 0�



Page 6—Staff Report and Recommendation File #16-LURCC-05 


 0 �& � �' "� �� ����� � �� � �� � �� � �� ��� �!�� � �� *�� ��� � # ' !�� � ��� �*� ���� � �( � !�
+ � "# � �� *��� � "�)�� )� �!� �� # � �!� �!& � �� � *� �' � � � � !�� *�"� � � �# �� �
�� % # "� !�� � ��� � �� �� ' � "� �	 � # � !� 0�

2 0 �& � ��# � 3� ' !�)�� )� �!� ������ � � !�*�� � �� ��!� 1 �"� !�� 
 
 �� � �� �� ' � "� �
	 � # � !� �5 ��� ��� �6����)�7 � 
 �
 � �
 � �� � � �!� 1 �"� !��� 
 
 $�� 
 
 $�� 
 4 �
� � � �� 
 � �� � �� �� ' � "� �	 � # � !� �5 ��� ��� �6��� �)�� 
 �
 � �� 8 $�, & �' & ����
!� 1 � � �� ���� � "�)�� )� �!� �� � �� �� ' � "� �	 � # � !� 0�

4 0 �& � ���	 �/ � � � �)�� + ���� � ��-� 	 	 �� 0� 2 8 � .��))"�' � � "� �!� �!& � �
�# � 3� ' !�)�� )� �!� �� �� �"� � � �# �� ��� % # "� !�� � ��� � � ' !� � �� � � �� � *� �' � � �
� � �� �� ' � "� �	 � # � !� $�� �)# � "�' �� � !�!� 0�

� 0 �& � ���	 �/ � � �� % ��� �!��' !��# �� ����)� ' �*�' � ""� $�!& � ���	 �/ � � � �
�!� � � � �� ���� �!��' !�!& � �� �+ ���� � �� *�!& � ��# � 3� ' !�)�� )� �!� �� � � �!& � �
� �!� � "��& � � � !�� *�� � � �!�� � � "���� % "� �*� � �"� �� , � ""�� % �0�

� 0 �& � �' "� �� � � !��& � + � ��# � � �!!� � �� + �� � � ' � �� *�� �� �� �� # !�� � ��� �+ � "# � �
' � # �� � �� � �!& � ���	 �/ � � � ��� �!��' !�� � ���� �!& � �*� �� �� *�� � �� �!�� � !� � �
� � �( � !�+ � "# � �)��)� �� � �� � �!& � �' "� �� � � !�6�� % � � !�� *�E 2 $2 � 
 $
 
 
 0�
�& � �� � � "� ������ � �' � !� ��!& � !�!& � �"� � � �# �� ��� % # "� !�� � ��!& � !�)�� & �� �!�
!& � �� �+ ���� � �� *�� � � �!& � �� �!� � "��& � � � !�� *�� � � �!�� � � "�� , � ""�� % ��� � �
!& � ��# � 3� ' !�)�� )� �!� �& � + � �!& � �� **� ' !�� *��� � # ' �� % �!& � �*� ���� � �( � !�
+ � "# � �� *�!& � ��# � 3� ' !�)�� )� �!� 0�

8 0 5 ' ' � �� �� % �!� �!& � �� �� ' � "� �	 � # � !� �� � � � ��� ' � �� �$�' "� �� � � !$����� �
�� � � �� � � � �*���!�� ' @ # ��� � �� � ��� !� �� �!��� �!& � ��# � 3� ' !�)�� )� �!� �5 ��� �
� > � 2 �� � � �= �� )� �!� � ��� �� > 8 8 $�� � � �& � ��� � �� !� �� � � �� � �� , � � ��& �)�
�� !� �� �!�' � � !�� # � # �"� ���� ' � �!& � !�!�� � 0�	 "� �� � � !����� ��� � � �� � � � �
' � � + � � � � �� � ��� !� �� �!��� �!& � �)�� )� �!�� ��5 �� � � � �!� �& � ��� "*�� � � �!� �
& � ��� � # % & !� �$�' "� �� � � !�� �� � � � �$��� �� > > 
 0�

� 0 �& � �' # ��� � !"� �� **� ' !�+ � ���	 �/ � � � ��� % # "� !�� � ��% � + � �� �� % �"� � � �
� �+ ���� � ��� � � �!& � �� �!� � "��& � � � !�� *�� , � ""�� % ��, � �� �� � � ' !� � �� � �
� �� ' � "� �	 � # � !� ��� �� > > 4 �-: �� �� � � ' � �7 �2 4 8 .$�� *!� ��!& � �' "� �� � � !�6�
� � !� �� *�� ' @ # ���!�� � 0�

> 0 �& � ���	 �/ � � � ��� �!��' !�� � ��� �� �� � !�� � ' � � )� ��� � �, �!& �� �!& � �
� � *�� �!�� � �� *��� % # "� !�� � ��� 1 ' "# � � � �*�� � �' � � )� � �� !�� � �
�� @ # ��� � � � !�$�� ���� !�*� �!& ��� �� # � �� ' !�� � �-2 .�� *� � ""� !���� �# �� �
2 8 0��

� 
 0 �& � ��# � 3� ' !�' "� �� �, � ��*�"� � �� � ��# � � �
 � $�
 
 
 � $�, & �' & ����"� ���
!& � � �!, � �� � � ���*�� � �!& � �� � ' � � � � ��2 $�
 
 
 4 �� **� ' !�+ � �� � !� �� *�
 � ""� !���� �# �� �2 8 0�

�

	 � � ' "# ��� � ���

�



Page 7—Staff Report and Recommendation File #16-LURCC-05 

 � �� � �� � �!& � �� � � + � �*�� � �� % ��� *�*� ' !$�!& � � � � �� ��� � ' & � ��!& � �
*� ""� , �� % �' � � ' "# ��� � ���

�

� 0 �& � ��# � 3� ' !�' "� �� �*� ��' � � )� � �� !�� � �*� ���� � # ' !�� � ��� �+ � "# � �� *�
)��+ � !� ��� � "�)�� )� �!� �*�� � �!& � �� � *� �' � � � � !�� *�"� � � �# �� �
�� % # "� !�� � ��, � ��!�� � "� �*�"� � �� � �� � & � "*�� *�!& � �� , � � �$����� ��� � � �
� � � � �� � � ��� �� �� �� �� � � � �$�)# ��# � � !�!� �� # � �� ' !�� � �-� .�� *� � ""� !�
��� �# �� �2 8 0�


 0 �& � �"� � � �# �� ��� % # "� !�� � ��, & �' & �� �� �!& � ��# � 3� ' !�� *�!& � �' "� �� $�
�)� ' �*�' � ""� �!& � ��� �!��' !�� � ��� � �"� � � �� �+ ���� � ��� � � �� , � ""�� % ��
�� )� �� � �� � �� 	 	 �� 0� 2 8 � �-��	 �/ � � � .$�� �� �"� � � �# �� ��� % # "� !�� � ��
� � � ' !� � �� � �� �� ' � "� �	 � # � !� �)��� ��!� �!& � �� **� ' !�+ � �� � !� �� *� � ""� !�
��� �# �� �2 8 ��!& � � ��� �!��' !�!& � �# �� �� *�!& � ��# � 3� ' !�)��+ � !� ��� � "�
)�� )� �!� ��� � � �!& � � �& � + � �!& � �� **� ' !�� *��� � # ' �� % �!& � �*� ���� � �( � !�
+ � "# � �� *�!& � �)�� )� �!� 0�

2 0 �& � �� , � � ���� *�!& � �)�� )� �!� $����� ��� � � �� � � � �� � � ��� �� �� �
� �� � � � ��-� � !& � ��� � � �� � # % & !� �.$�� �� �!& � �� *� �� �� � !�!"� � �!� �!& � �
)� � � � � !�� *�3# �!�' � � )� � �� !�� � �� @ # � "�!� �!& � ��� � # ' !�� � ��� �!& � �*� ���
� � �( � !�+ � "# � �� *�!& � ��# � 3� ' !�)�� )� �!� �' � # �� � �� � �!& � �� � *� �' � � � � !�
� *�!& � ���	 �/ � � � ��� �!��' !�� � ��� �$��� �"�� # �� *�!& � �)� � � � � !�� *�3# �!�
' � � )� � �� !�� � $�!& � � � � �� $�� ��!& � �% � + � �� �� % �� � � � ��� �)� � ��� "� �*� ��
!& � �� � � ' !� � � !�� *�!& � ���	 �/ � � � ��� �!��' !�� � �$�� � � �� � � �*� $�
�� � � + � �� ��� � !��))"� �!& � �� ��� �!��' !�� � ���� �� �� � ��!� �)� �� �!�!& � �
� , � � ���!� �# �� �!& � �)�� )� �!� �*� ��� �# �� �)� �� �!!� � �� !�!& � �!�� � �� *�
!& � ���� ' @ # ���!�� � 0�

�

	 ���� � � � * * � � $ � $ �	 � � �!�� � �

 � �� � �� � �!& � �)�� ' � � �� % �*�� � �� % ��� � � �' � � ' "# ��� � ��!& � !�!& � ��# � 3� ' !�' "� �� ����+ � "�� $�
�� �� "# !�� � �� *�!& � �' "� �� ��� @ # ��� ��� �!& � ��!& � �)� � � � � !�� *�3# �!�' � � )� � �� !�� � �� ��!& � �
� � � �*�' � !�� � $��� � � + � "�� ��� � � ��))"�' � !�� � �� *�!& � �� **� � � �� % �"� � � �# �� ��� % # "� !�� � �0���& � �
�� "� ' !�� � �� *�!& � ��� � � � � ����� !�!& � �� ��' �� !�� � �� *�!& � � � � �� 0��� !� **��� ' � � � � � � ��!& � !�!& � �
 � � �� �' & � � �� �!& � �� � � ��))"�' � !�� � �� *�!& � ��# � 3� ' !�"� � � �# �� ��� % # "� !�� � ��� ��!& � ��))�� )��� !� �
�� �� "# !�� � �*� ��!& ���' "� �� 0��� )� ' �*�' � ""� $��!� **��� ' � � � � � � ��!& � !�!& � � � � �� �� ��� ' !�!& � !�!& � �
� �� �� # � �)� �' � "���/ � ��� @ # ��� � � � !��� � � �!& � ��� �!��' !�� � ��� � �� , � ""�� % ���� �!& � ���	 �/ � � � �
� � � ' !� � �# � � � ��: �� �� � � ' � �7 2 4 8 ��� �� > > 4 �� � !�� � ��))"�� � �!� �!& � ��# � 3� ' !�)�� )� �!� 0���& ���
, � # "� �� ""� , �' "� �� � � !�� � � � �!� �� �+ �� � �!& � ��# � 3� ' !�)�� )� �!� ��� !� �� 8 �)� �' � "�$�� � ' & �, �!& �� � � �
��� % "� �*� � �"� �� , � ""�� % $�� ��)� �� �!!� � �� !�!& � �!�� � �� *�� ' @ # ���!�� � �� *�!& � ��# � 3� ' !�)�� )� �!� 0�
	 "� �� � � !�� �� � � � ��, � # "� �� � �� ""� , � � �!� �� �+ �� � �!& � ��# � 3� ' !�)�� )� �!� ��� !� �4 
 �� ' �� �
)� �' � "�$�� � ' & �, �!& �� �& � � � ��!� �# �� � ��� �' � � 3# � ' !�� � �, �!& �*� �� �� ��*� �� �!�# �� $�� ��)� �� �!!� � �
� !�!& � �!�� � ��& � �� ' @ # ��� � �� � ��� !� �� �!��� �!& � ��# � 3� ' !�)�� )� �!� 0��& ���, � # "� $��� �� ' ' � �� � � ' � �
, �!& �!& � ��� @ # ��� � � � !��� *�� # � �� ' !�� � �-� .�� *� � ""� !���� �# �� �2 8 $�� ""� , �!& � �� , � � ���!� �# �� �
!& � �)�� )� �!� �*� ��� �# �� �)� �� �!!� � �� !�!& � �!�� � �� *�!& � �� , � � ��6�� ' @ # ���!�� � 0���& ���



Page 8—Staff Report and Recommendation File #16-LURCC-05 

�� ' � � � � � � � !�� � ����� � �� � �� � �!& � �*� ""� , �� % �' � � ��� � �� !�� � ���

�

�

� 0 A � �*# � � ��� �� �' # ��� � !"� �� # � % � !� � ��� �!& � �' � # � !� �% � � � �� "�*# � � �*� ��
!& � �)� � � � � !�� *�� � � � !� �� �' � � )� � �� !�� � 0�


 0 A � !��))"� �� % �!& � �� , � ""�� % ��� �!��' !�� � ��� *�!& � ���	 �/ � � � �, � # "� �
)� �� �!��� � �� ��' "� �� � � !�� � � � �!� �' �� � !� ��# �� "�& � � � ��!� ��� � �� �
)� �' � "�� *��))�� 1 �� � !� "� �2 2 � �� ' �� �0�	 "� �� � � !�� � � � 6���!� !� � �
�� !� � !����!� �' �� � !� �# )�!� �� 8 �!& �� � ��!� �*�+ � �� ' �� �)� �' � "�0�	 "� �� � � !�
� �� � � � ��, � # "� �� � �)� �� �!!� � �!� �' �� � !� �4 
 �� ' �� �)� �' � "��*�� � �!& � �
�� � � �� ' �� � % � 0��

2 0 A � !��))"� �� % �!& � �"� � � �� �+ ���� � �� � � �� , � ""�� % ��� �!��' !�� � ��� *�!& � �
��	 �/ � � � ��� �� �� � ��!� �)� �� �!�!& � �� �!� � "��& � � � !�� *�� � � �!�� � � "�
�# �� "�& � � � ���!� ������ � ' & �' "� �� � � !6��� � ���� � ��� �� "# !�� � 0��

�

�& ����� ' � � � � � � � � ��� �� "# !�� � �, � # "� �� � ��# � 3� ' !�!� �!& � �*� ""� , �� % �"�� �!� !�� � ���

• �& � �� � � ��))"�' � !�� � �� *��� % # "� !�� � ��, � # "� �� � �"�� �!� � �!� �!& � �� �� �� # � �)� �' � "���/ � �
�� @ # ��� � � � !��� � � ��� �!��' !�� � ��� � �� , � ""�� % ��)�� + �� � � �*� ���� �� 	 	 �� 0� 2 8 � 0��5 ""�
� !& � ��)�� + ���� � ��� *�!& � �� �� ' � "� �	 � # � !� �	 � � � �, � # "� �' � � !�� # � �!� ��))"� 0�

• < �!� � "��& � � � !�� *�� � ' & �� � � �!�� � � "�"� � � �)� �' � "�� � � �� , � ""�� % �� � �!& � ��# � 3� ' !�
)�� )� �!� �, � # "� �� � ��# � 3� ' !�!� �� ""��))"�' � � "� �)# � "�' �& � � "!& �� � � ��� *� !� ��� % # "� !�� � �$�
�� ' "# � �� % �� # !�� � !�"�� �!� � �!� �"� � � �� �+ ���� � �)�� ' � � # �� �$�� # �"� �� % �' � � � �$�� � ���!� �
�� , � % � �� ��)� �� "��# "� ��� � � ��� @ # ��� � � � !�$�*"� � � �& � / � �� �� �� � ��� % # "� !�� � �$�� � � �
' � # � !� ��� � � ��))�� � ' & �)� �� �!��� @ # ��� � � � !�0�

�

B*�!& � � � � �� �' � � ' # ���, �!& �!& � �� � � + � ��� ' � � � � � � � !�� � $�� � # �� � � �� ��� ' !��!� **�!� �)��)� �� �
� � �� �� � ��*� ��� � # ��� � � )!�� � ��� )"� � � � !�� % �!& ����� ' � � � � � � � !�� � 0���& ���� �� � ��, �""�
�� ' � �)� �� !� �!& � �� � � + � ��� ' �!� � �*�� � �� % ��� *�*� ' !�� � � �' � � ' "# ��� � �$�� � � �!& � ��))�� )��� !� �
� ��� ' !�+ � ��!� �� � !��))"� �!& � �� �� �� # � �)� �' � "���/ � ��� @ # ��� � � � !��� � � �� , � ""�� % ��� �!��' !�� � ��
� *�!& � ���	 �/ � � � �� � �!& � ��# � 3� ' !�)�� )� �!� $��# � 3� ' !�!� ��))"�' � � "� �)# � "�' �& � � "!& �� � � ��� *� !� �
�� % # "� !�� � �0�

�

� � �)� ' !*# ""� ��# � � �!!� � $�

�

�
��!!�� )� � % "� ��
� ��� ' !� ��
�



Page 9—Staff Report and Recommendation File #16-LURCC-05 

�
G�H��� �# �� �2 8 H��2 8 �� !� **�� �)� �!�H� � �� � � � � �
 � �� � � � �� �� � � � �0� � ' �


