
CITY OF TRUTH OR CONSEQUENCES 
PLANNING & ZONING COMMISSION  

AGENDA 
MONDAY, JUNE 9, 2025 

 
REGULAR MEETING 

Regular meeting of the Planning & Zoning Commission of the City of Truth or Consequences, New 
Mexico to be held in the City Commission Chambers, 405 W. Third, Truth or Consequences, New Mexico, 
on Monday, June 9, 2025 at 4:00 p.m.   

INTRODUCTION: 

ROLL CALL: 

                          Chris Sisney, Chairman  
             Susan Buhler, Vice Chairman 
                           Esther Luchini, Member 
              Lisa Kent, Member 
                           Molly Hammer, Member 
                                                        

1. APPROVAL OF AGENDA: 
 

2. APPROVAL OF MINUTES: 
a) May 12, 2025 

 
3. COMMENTS FROM THE PUBLIC (3 Minute Rule Applies): 

 
 

4. PUBLIC HEARINGS (5 Minute Rule Applies): 
a) Public Hearing/Discussion/Action: Kennel Permit Application 412 Elm Street. Traci 

Alvarez, Assistant City Manager  
 

5. WORKSHOP: 
a) Tiny Homes/ ADU Discussion: 
 

6. REPORTS FROM THE BOARD  
 

7. REPORTS FROM STAFF 
 
 

8. ADJOURNMENT 
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CITY OF TRUTH OR CONSEQUENCES 
PLANNING & ZONING COMMISSION  

MINUTES 
MONDAY, MAY 12, 2025 

 
REGULAR MEETING 

Regular meeting of the Planning & Zoning Commission of the City of Truth or Consequences, 
New Mexico to be held in the City Commission Chambers, 405 W. Third, Truth or 
Consequences, New Mexico, on Monday, May 12, 2025 at 4:00 p.m.   

INTRODUCTION: 

ROLL CALL: 

                           Chris Sisney, Chairman  
               Susan Buhler, Vice Chairman 
                           Esther Luchini, Member 
               Lisa Kent, Member 
                           Molly Hammer, Member  
 
ALSO PRESENT: 
                           Gary Whitehead, City Manager 
  Traci Alvarez, Assistant City Manager 
                           Angela Torres, City Clerk  
                           Katy Martinez, Deputy Clerk  
 
                                                   

1. APPROVAL OF AGENDA: 
 

Vice Chairman Buhler made a motion to approve the agenda. Member Kent seconded the 
motion. Motion carried unanimously. 
 
 

2. APPROVAL OF MINUTES:  
a) April 14, 2025. 

 
Chairman Sisney made a motion to approve the minutes with the amendment noted by 
Chairman Sisney. Vice Chairman Buhler seconded the motion. Motion carried unanimously. 
 

3. COMMENTS FROM THE PUBLIC (3 Minute Rule Applies) 
There were no comments from the public.  
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Deputy Clerk Martinez swore in the participants for the public hearings. 

4. PUBLIC HEARINGS (5 Minute Rule Applies) 
a) Public Hearing/Discussion/Action: Summary Plat Amendment - Alternate 

Summary Procedure on Property Code: 3022077326147. 
 

Assistant City Manager Alvarez: The purpose of this hearing is to review and discuss a request 
for a summary plat amendment at the property code as referenced on the agenda and for the 
board to make a motion to recommend approval or denial of the request. The property is 
located in the C1 zone. The request has been reviewed by city staff as well as the Sierra County 
Assessor’s office. Per our code of ordinances chapter 15 the sub-division code section 15-15 
alternate summary procedure that is included in your packet for reference. We have 
determined the following, all lots do have direct legal unobstructed access to an existing city-
maintained street, all lots created have direct and unobstructed legal access to existing city 
water and wastewater lines. The subdivider will pay the city the fees for connecting the lots to 
the city’s water and wastewater lines. The new lots do comply in all ways with the standards for 
lots contained with the city’s comprehensive planning and zoning code. All the lots are laid out 
in a manner which allows utility service to be provided to the purchaser of said lots. In your 
packet there is a map with the approximate reference of the summary plat area. The area that 
we are looking at is the highlighted area it is approximate and not to scale for reference our 
cemetery is above it and the water tanks on the north end of town. We are looking at the entire 
parcel and the applicant is requesting to split that parcel.  
 
Chairman Sisney: What is the variance that they are asking for?  
 
Assistant City Manager Alvarez: They are not asking for a variance they are asking to amend 
their lot line its an alternate summary procedure we are not asking for any type of variance. 
They are asking to split the parcel. It’s a large parcel and so they are asking to subdivide that 
parcel.  
 
Chairman Sisney: Why do they need to come to us for that?  
 
Assistant City Manager Alvarez: Because our municipal code states that is more than an 
administrative amendment. In your packet you have the section pertaining to the code 15-7 
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and it talks about amendments of plats. Any proposed amendment that is greater than an 
administrative amendment which an administrative amendment is defined up above. It has to 
go to the Planning and Zoning Commission. This one is more than an administrative 
amendment. The administrative amendment is a change that is required to correct an error in 
lettering, numbering or a minor detail. This is much more than just a correction so per the code 
it has to come to the Planning and Zoning Commission.  
 
Chairman Sisney: Thank you for clarifying that.  
 
Member Kent: If it was divided as the map shows with the highlighted area, how would they 
access the lower lot?  
 
Assistant City Manager Alvarez: The properties around are owned by the same property owner 
so they can provide easement or access. I do believe down below there is a designated 
easement on one of the properties already on file at the accessors office. That is why we had a 
full review done by the county accessors as well.  
 
Chairman Sisney: On the other map it shows a 2-track easement.  
 
Member Hammer: If the same property owner owns those sections, they can provide 
themselves egress. In the future if they decided to sell those parcels is an issue with landlocking 
that piece?  
 
Assistant City Manager Alvarez: No, because there is already a designated easement through 
those on file at the accessors office.  
 
Vice-Chairman Buhler: What do they plan to do with the property? Do they have any plans? 
 
Assistant City Manager Alvarez: There is some development plans. This is the area that 
potential the Love’s Truck stop would be going. Although that isn’t pertinent information for 
the request they have today.   
 
Chairman Sisney opened the public hearing.  
 
Proponents:  
 
Barbara Peck: I’m here on behalf of the Ingram Family Trust and Love’s Travel Stops. We are 
asking for the lot split that Assistant City Manager Alvarez described. Thank you for opportunity 
to present this to you and I’m here to answer any questions you might have.  
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Member Hammer: This specific meeting is not about an application for Love’s Travel Stops 
right? We are not asking questions with regards to that?  
 
Vice-Chairman Buhler: It’s for the separation of the property. 
 
Chairman Sisney: Nothing else will come before us.  
 
Opponents:  
 
There are no opponents.  
 
Chairman Sisney closed the public hearing.  
 
Member Kent made a motion to recommend approval to the City Commission for a Summary 
Plat Amendment - Alternate Summary Procedure on Property Code: 3022077326147. 
Member Hammer seconded the motion. Roll call vote was taken. Motion carried 
unanimously. 
 

b) Discussion/Update: Open Meetings Act. 
 
City Manager Whitehead: It’s good to be back with guys again. In my commitment to serve and 
understand where we are going one of the things I want to be active with is Planning and 
Zoning. My intention is in the future is to not be present at all the meetings. My hope is that 
Traci and I build a good report. We are already doing very well. She understands the path I want 
to be on. I want to help her and be supportive of the work she has done. She has been doing 
this a long time by herself and we are going to continue to find those common grounds and 
work with in those. The other part is to try and find a way to allow you guys to be an active 
board. The action you guys just took is an important part of our planning. You need to take a 
look at all the stuff that is important, you ask the right questions as far as egress, access and 
utilities. If all those things are in order you job should be simple. You have taken the public’s 
view into consideration. But there are things with in our code that are going to require our 
attention and I want to give you guys the space to begin to feel like you confidently can start 
asking to do those things. Last month after I came, I did receive and email from Member 
Hammer and it had 3 members of the committee on that email chain and it was asking to have 
a work shop and be able to do it in a private setting so we could discuss some items which are 
all relevant. Except for all those things kind of violated the Open Meetings Act, number 1 as a 
committee you cannot have 3 of you on an email chain and have discussion. If that chains are 
forwarded then it becomes what we call a rolling quorum then the decision that you make 
could be subject to some potential challenges or potential lawsuit. Some can say that the 
committee made their decision without presenting it to the public and in an open forum. 
Generally, it doesn’t mean that we are all going to jail but it would mean that the decision that 
committee might have made would have to be redone. I felt like we should revisit open 
meeting a little bit, have some discussion about that. Also talk about what my vision was for 
workshops. I have a few things to do every day and that’s not an excuse for me not to 
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potentially give each one of you the time that you deserve. I want to meet with individually; I 
want to give you the time. Sometimes I won’t be able to always just go as fast as potentially you 
want to go. I thought we should rebuild the platform for discussion here. How we could get to a 
targeted goal. Also, last month talked about tiny homes and maybe changing the code in R3 to 
go a little smaller. We are going to have to do changes in the code in a group. Every time we 
change the ordinance it opens that ordinance for a challenge it’s the way the law is in New 
Mexico. In our city an ordinance can be challenged by a number of the residence bringing forth 
a petition. If we going to change the zoning ordinance a little bit we should do multiple things. 
That is the picture I want to give you. We should take a look over the course of the remainder 
of the year, look at a few things that are in the code that we really feel like if we did that then 
we would have a little better code. We word smith it here, we work it here, we come up with a 
strategy, we present it and then we get it on the city commissions agenda. Then the 
commission will decide to vote it up or down in an ordinance. Then for challenges we are 
challenged one time not 10 times. The last thing is I recognize how important each of your 
times are. I envisioned that we would do what we just did hear today, you would conduct the 
business of the planning and zoning and then the remaining part of the meeting you spend in a 
workshop where we could discuss things. Then individually I would like for you to form your 
own opinion, write your own position paper on how you think that code would go. That gives us 
a foundation. We can take them all put them together and come back and say this is what you 
as the committee individually though about this and now we could make some decisions to 
move forward. That is how I would propose we use the workshop time. We start with business 
and then workshop. If the agenda is long and we can’t do a workshop then we don’t have one. 
Having said all that I would like to know what your thoughts are on those ideas.  
 
Vice-Chairman Buhler: I think it’s a good idea. We have approximately 40 minutes now that we 
would have to discuss something and share ideas on how the code could go for tiny homes. I 
know I brought some notes that I have. They are from Albuquerque it’s their tiny home 
guidelines. It’s important. California is the friendliest to tiny homes I found that out in my 
research.  
 
Member Luchini: Would the topic change each time?  
 
City Manager Whitehead: Yes. Also to have the board in protocol the chairman is really 
supposed to be driving the committee. I haven’t read the whole code but the chairman has the 
ability to call a workshop. If you think we need a special meeting you have the ability to contact 
the clerk’s office and have that scheduled. At the same time as the chairman, you have the 
ability to say you want to discuss certain items. You guys can individually talk about and decide 
what is the best items to discuss and have it put on the agenda co that the committee knows 
that you are going to have a workshop about the ideas. The committee can request of you 
individually. For us our role to be respectful to the committee is to work through the chairman. 
If the committee feels you are not doing a good enough job and they want to replace you then 
they would come to the clerks and say they wanted to do a reorganization of the chairman. I 
don’t think that is the case here. We want to be respectful of you. I want to be respectful of 
your time to say you should have time with me monthly, every six weeks whatever it is you 
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should be able to come in and see me before the meeting and Traci as well to discuss what is 
going on and have us brief you on particular issues. So as the chair you are in a comfortable 
position to lead us down a good path. That is where the ideas would come from on the 
workshops.  
 
City Clerk Torres: I would ask that if you guys want to do a workshop outside of the regular 
meeting give me a week notice because I do have to publish it and it has to be published 72 
hours of the date.  
 
Chairman Buhler: It’s my understanding that if it affects the public it has to be open to the 
public. If it’s like informational it could be without being recorded, like if it where like a training.  
 
City Clerk Torres: If it was a training that would something different. If it’s something that you 
guys are going to discuss that pertains to the city code or anything of that nature you would 
have to do it in an open meeting.  
 
City Manager Whitehead: Hypothetically all 5 of you could go to a municipal league conference 
that was about planning and zoning committees. That is a public setting it’s in the public, the 
municipal league has published it, it’s open to the public. You just know your roles would be not 
to go sit in a corner all 5 of you and discuss city business. That is up to you to be honorable and 
ethical. But you could do training. However, if where having a meeting here just as general 
conversation the clerk has to post that meeting.  
 
Member Hammer: As a member who do we send our workshop idea to? Do we send it the 
chairman and then he asks the clerk to put it on the agenda?  
 
City Manager Whitehead: That would be proper protocol. That could also work through the 
clerk. You are not unlimited to the clerk; you could send it to them and ask them to get it to the 
chairman. That’s a relationship it comes to the clerk. The chairman is getting several ideas from 
the all of you. Individually you could email the chairman. You just can’t email all 5 of you and 
say here is what I want to talk about next week because the moment someone reply’s now you 
have violated the open meetings act by starting a chain that can be construed as a rolling 
quorum. Individually you can contact the chair, it would be best if you contacted the chair and 
the clerk. Those are always great connects so the clerk knows everything you guys are 
communicating about. They clerk will then bring myself and Traci into as well.  
 
Member Hammer: So, when are we having our next workshop about ADU and tiny homes? Do 
you still want feedback about that topic?  
 
City Manager Whitehead: Absolutely, I would love feedback. Let’s talk about how that should 
work. I envisioned that each of you would individually give me a position paper. You would each 
put your own spin on how you think the code would go. Then we could take all that information 
organize it and come back the next workshop. For example, today could have been the tiny 
homes and we would let you know what every one’s thought where. We would come up with 
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something and you could decide if we should start drafting a code or not. Then we would do 
the same with the next subject. We would have the same protocol. We would have open dialog 
we discussed it, individually you gave us a position and then we developed ideas off of your 
ideas. We would come back to and let you know what we found or whatever the case may be. 
We are open to however you feel you want to have dialog back and forth, to help us come up 
with ideas.  
 
Vice-Chairman Buhler: That works for me.  
 
Member Kent: I think it’s good to talk about and then we each write something up when we 
have time for more thought and then reconvene. It might take a couple meetings before we get 
anywhere.  
 
Member Hammer: Manager Whitehead what is the potential dead line on receiving our 
information. I know you have deadlines of things you would like to get completed this year. I 
know this is a big one if we are going to put this in the ordinance change bucket.  
 
City Manager Whitehead: Let’s be fair to each other. We have not been down this road before. 
Maybe we set something towards the end of the year but again I would say my time line would 
be each meeting for the dialog to be complete. For example, last month we talked about tiny 
homes and we had received a position from all of you then this would have been the last 
meeting where we reopened it and discusses it then we move on from it. We go to the next 
subject. We do that in a 30-day period. If it needs more than the chairman just lets us know we 
are not done with that topic lets continue to discuss it. I think I want to lean on Traci. We 
definitely need Traci’s input she has lived in the code a long time. I think you guys should allow 
her the opportunity to say that’s how that was going for us over the last few years. I also think 
it’s fair for her to decide when are we ready to present these ideas before the commission to 
change the ordinance. I’m not going to set the time, I’m going to set the pace, I’m going to 
challenge Traci to say let’s bring the committee let’s start working on this. I want to give her the 
ability to say I think we are ready to go to the commission.  
 
Member Hammer: Are there other topics that would be beneficial for the board together and 
workshop about in our pipeline for the year besides tiny homes? Has anything else come up? 
I’m just thinking if we could maybe get a schedule together of maybe we want to talk about 
ADU’s for the next 2 meeting and have a dead line for ourselves. Then whatever other topic and 
we can discuss that a later meeting. Just so we can see a road map of topics that we might be 
covering.  
 
Member Luchini: I feel like the topics come up as needed. The meeting come up and then we 
know. We never though tiny home and small homes where an issue. Well, they were an issue 
one other time.  
 
Member Hammer: Now it’s just a hotter topic.  
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Member Luchini: For me I feel like for the tiny home if I had more advance notice of the topic 
before the meeting, I could research it more. I could have followed the newspaper and found 
out what the topics are going to be on the agenda other than just receiving it on Friday before 
the meeting on Monday. Does that make sense?  
 
City Manager Whitehead: Yes. 
 
Assistant City Manager Alvarez: If it’s a public hearing we know with a certain amount of time in 
advance but there are times where we might not now something is going to be on the agenda 
until the last minute. That is typical even with our city commission. It’s a working document 
right up until the deadline that Angela has to put it together and send it out.  
 
Member Luchini: I understand that so why can’t they be tabled for more discussion?  
 
City Clerk Torres: If it’s a public hearing I wouldn’t recommend tabling because there are 
protocols, we have to go through. We have to do a publication; it takes 15 days. It would delay 
the applicant if you want to schedule for the next meeting. I would be cautious of that. There is 
also the cost of it.  
 
Member Luchini: The tiny home issue that a month or 2 ago. We all had different ideas on what 
could or should be done compared to what the code was or isn’t. But we ended up making a 
recommendation that day. Could we have tabled it for more discussion?  
 
City Clerk Torres: For public hearings I wouldn’t recommend tabling them because like I said 
what would happen is if you wanted to have it with that month, we would have to first see 
what is available. We would have to publish it again. We would have to pay for certified mail 
and publication again. That would just put them another 15 days out. We would still have to 
see when it could go to commission. It just delays the application. If it is something in your 
workshop if you wanted something ahead of time on the workshop that is more doable but 
public hearing I wouldn’t recommend because of the process. I know it’s hard to make a split                                 
 
Vice-Chairman Buhler: I think it was brought up about the fire chief and possibly having an 
engineer look at some of these items like the tiny home that went in on Riverside that was 
approved for that lot size. It’s in between 2 mobile homes. I think the fire chief should have to 
look something like that before it is approved by the city. If you go drive down there and look at 
it. I know when things are closer if you don’t have the setbacks in some states you have to have 
a higher quality fire retardant type material you have to use. There are things that have to be 
done that may not be being done.  
 
Assistant City Manager Alvarez: The only thing I would add on that one is I try to do my do 
diligent to make sure all departments are given the information and get back to me. In that 
situation the fire chief was semi non responsive. I had already done the public hearing notices. 
That is why when I presented it to you guys and I didn’t have the fire chief the recommendation 
was to approve it pending the fire chief review and approval. Before it went to commission it 
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had his approval. He is not just sitting in an office and sometimes he is not super easy to get 
ahold of but prior to bringing these items to you I always make sure that they have gone out to 
the departments for their review. I figure there is plenty of time I have a 15-day publication 
notice surely 2 weeks is plenty of time to get all my information. I tell people if they are having 
a public hearing it takes 60 to 90 days to get all the way through the process. That is for me to 
able to review get comments back, get the schedule, come to you guys, get the draft minutes 
and go to commission. That was a singular circumstance that I didn’t have all the information.  
 
Member Luchini: Are any of these issues public hearing issues on an immediate time line that 
they can’t be tabled.  
 
Assistant City Manager Alvarez: Sometimes yes. I do get people that come in and they have 
property under contract and didn’t realize that with in their sale price that there is an issue or 
concern and something had to be changed. Sometimes no they can be told that they need to 
wait but if I have already published the public hearing. Paul is usually very responsive it just 
happens to be that he was available. There is usually plenty of time for me to get with water, 
sewer and electric and get their review as well as we have an engineer that over sees all the 
large development. I don’t over see that and there are times I reach out for his guidance and 
approval just to make sure that there is nothing really weird about them.  
 
City Manager Whitehead: I hear what you are saying and I think there is some relevance to that. 
We should be able to give within 5 days of the meeting a completed packet. I don’t think that is 
unreasonable. I can push on Traci a little bit because hopefully I’m here to help her as well. I 
hope there is a little relief in the office that she is not just juggling 20 things in the air. I think if 
we work together to kind set a good process and give her the space. I don’t think unreasonable 
for Wednesday evening before the meeting for you to have a packet. In being able to commit to 
that the second piece would be you have to give Traci the confidence to say if she goes and 
does all the steps by the code she has checked everything down. We would want the zoning 
board to say those are statements of facts Traci has done the fact finding. Those are all 
statements of facts what are the concerns that we are not seeing or the public might be 
concerned with, what potentially are we missing that aren’t covered in the statement of facts 
and that becomes relevant and then follow those protocols to have a good public hearing get to 
a yes or no vote and move on. I feel like we could figure out a way to make sure we are 
delivering that and giving you the ability to have enough information and enough time to 
understand it. Maybe we need to let you know when the applicant comes in. Maybe we need a 
better process to say when someone has applied for a summary plat review or a variance and 
it’s going to be coming to you in 90 days and it’s you obligation to being studying what that is, 
what do our rules say, how do I get better. Maybe there is something that we can do to help 
both of the process.  
 
Member Hammer: Thank you for bringing that up Esther I feel like us getting before the 
weekend we don’t have a lot of time to research. I looked at this over the weekend and I 
thought maybe I should drive over there to check it out but I didn’t have time. Once the packet 
and the public hearing is created and we are at the meeting is the understanding that Traci has 
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gone through the fact sheet and you have checked it and highlighted any potential issues or is 
this our job to look at this? I know you are doing a lot of do diligent, you are doing a lot of steps 
to even get to this point and we should trust that you are going through the right motions and 
the right protocol. Where are the roles and responsibility of what the board is supposed to do, I 
know we are supposed to ask some of these questions but have you done that already?  
 
Assistant City Manager Alvarez: When I do my review, I consider the 7 findings of facts as well 
as multiple other items in the code. Does it meet lot size, does it meet dwelling, does it meet 
the setbacks if those are applicable. Yes, I do the reviews before bringing it to you guys but with 
that being said if I review something and it doesn’t meet that. This is something Gary and I have 
been working on. I the past what I have been directed is I don’t come to you and recommend 
for you to approve or recommend for you to deny. I am supposed to come and submit to you 
the facts and what I have found and then it is your guy’s job to look at that findings of facts and 
determine whether or not it should be approved or denied based on those 7 findings and facts. 
The only other thing is I know we talked about open meetings act and you had made a 
comment about driving by which is fine. I know our attorney was here once. I think Angela can 
explain it better than me.   
 
City Clerk Torres: In your packet is included the Rules of Procedure that was adopted. On the 
first page it goes over Ex Parte communication. In also gives you the guidelines where you can 
drive by the property but you can’t contact the applicant directly it would be in violation if you 
did.  
 
Member Hammer: If we did have a question, would we route through Traci?  
 
City Clerk Torres: Yes. If you have any questions at any time, you can call the city managers off 
and ask to speak with Traci and can answer any kind of questions that you have on these items.  
 
Assistant City Manager Alvarez: I know that you asked if there was any other topics besides 
AirBnb’s. I don’t know if maybe for our next meeting one of the items on the agenda could be a 
topic list. I do have some I have taken notes in my office where I get phone calls for stuff 
randomly. It might be only one thing. Other than tiny homes and AirBnB’s there are other 
things. Off the top of my I know there are Yurts and shipping containers have become a big 
thing for dwelling units.  
 
Member Hammer: As a member I would like to know those topics. Your ear is to the ground 
you are getting the input from the public. Like you are saying they are becoming bigger topics it 
would be nice for us to have some time to review or discuss.  
 
Assistant City Manager Alvarez: Maybe at the next meeting we can discuss topics that we want 
to go over.  
 
City Clerk Torres: I know the next item is set a date and time for the workshop instead of doing 
that do you guys want on the next agenda we will put the topic list and once you have items 
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that you want to discuss we can put that on the agenda a set a workshop at that time or do you 
have any other recommendations?  
 
Member Hammer: I would like to talk about ADU/Tiny Homes in our work shop. Stay focused 
on that specific one. I would like to know what the topics are and then after we discussed doing 
the workshop on ADU’s then we can pick our next topic.  
 
Member Kent: I think we have to finish up the ADU’s because we have already started it but it 
would be nice to see a list of what Traci gets the most calls about or things we have heard 
about and then we can prioritize them out.  
 
City Clerk Torres: Do you want to have the workshop as it was discussed after the items on the 
agenda?  
 
Member Kent: That seems reasonable. If we find that we are not having he time and we need 
and we have to come back to a new plan we can.  
 
City Manager Whitehead: I would say exactly that. I would prefer the agenda have a workshop 
item on it every time and if we don’t get to, we and it looks like we are getting busy and we 
don’t have time to get to them then we could potentially call for a special meeting. Also again 
really supporting Traci in this effort and know she has worked the code. I like the fact that she 
wants to put together the list. Let’s do that and work through that. I was going to suggest we 
get with her and get her ideas and ask her what are things in the code that she finds strange. It 
may not just be tiny homes there are a lot of things that potentially may need to be cleaned up. 
they may just need small fixes. I think it could both ways where you say we may need to get 
somethings out of the code because it’s not relevant and now we need to go down this road 
because it is relevant. I think we need to work through that and give it time.  
 
Vice-Chairman Buhler: Can you bring what you have Traci on tiny homes. 
 
Assistant City Manager Alvarez: Yes.  
 
Vice-Chairman Buhler: That would be good to see.  
 
City Clerk Torres: On the workshop if you guys have something prior to or on the day we send 
out the draft agenda you can send it to us and will make sure it is distributed to everyone so 
that they can have it a head of time.  
 
Member Kent: what do you mean?  
 
Member Hammer: Like our position paper?  
 
Member Kent: The position paper will probably be submitted before but like supporting 
documents. For example, I went and did research and I printed this out.  
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City Clerk Torres: Yes, stuff like that, if you want everyone to see it send it to us.  
 
City Manager Whitehead: In your packet you have the open meetings act information. These 
are 2 good examples where you might find some documents that really talk about the issue 
that you found in some state or city and you want to send the code. You get that to the chair or 
to the clerk and now all of your handouts are provided so that everyone can read what you 
read that’s the concept. The position paper would be on top of that. It would be the reasons 
one why you would like to see things happen. Then we start writing really good code, I think.  
 
Vice-Chairman Buhler: We really don’t have code for tiny homes.  
 
Assistant City Manager Alvarez: We have minimum dwelling units that’s it.  
 
Member Luchini: That part of my point also why rush to make a recommendation if we feel like 
the code isn’t up to standard. 
 
City Manager Whitehead: Remember no action is still action.  
 
Member Luchini: That’s why I feel like we should if we could table things.  
 
Vice-Chairman Buhler: That’s kind of what has brought us here to this point, I think.  
 
City Manager Whitehead: Let me just add if I’m watching your facial expression. Generally, 
when someone comes for a variance, you have a little bit of nervousness like what are we 
doing, what are we changing. I think it feels like if you said let’s put tiny homes over here on the 
side and deal with it when it comes up. It’s going to always keep coming up as a variance versus 
saying it’s here its real, it’s really happening do we want to go down that road or do we not 
want to go down that road. I think that’s ok we don’t have to change everything. I don’t think 
either of us are advocating but I don’t think it’s fair not to take in. If you say we want to look at 
these on a case-by-case basis so, be it, that’s the way we will go. But when a variance comes 
look at it with open eyes and open mind to say we did it before are we doing the same thing. 
That is all I’m advocating for. We can’t deny that you can buy a 390 square foot small 
manufactured house that is set down on the ground and complies with every code we have. It’s 
for sale, it’s for sale everywhere people can buy it, its affordable, it meets all the conditions 
except in our code to do you have to do a variance by 110 square feet. Is that where we want to 
be every time or do we want to say let’s absorb that figure out and make it part of the code. 
Then Traci can just deal with it because it’s part of the code, we move on and it’s no longer a 
variance. If you don’t want it all if you felt like that wasn’t the right thing and it should be 500 
square feet. That’s particular issue was a 500 square foot. We went down to 390 square feet. 
They could have bought the same house at 500 square feet.  
 
Vice-Chairman Buhler: I think standards are important. I think we should try to move from that 
point of view with regards to tiny homes.  
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City Manager Whitehead: I’m going to echo Traci. The shipping container issue is real. People 
are moving them in there is shows all over showing you can buy them. We can’t put our heads 
in the sand and say let’s just hope it doesn’t come to us. If people are going to take and put 2 
shipping containers together and have 500 square feet and they take 4 of them and put them in 
the R3 zone that is a variance that can come to us. I don’t know is it good or is it bad? The right 
person would make it look nice. The wrong person would not.  
 
Member Kent: To follow up where we are at with these topics. We brought up tiny homes and 
ADU which is not exactly one in the same but could be. So going forward for next month are we 
saying we are going to come in and finish that conversation about these 2 things. You want 
position papers, thing together and weather we think yes, we should make a change to the 
code or no let’s just do it case by case just so we can keep this particular topic moving. Which is 
sort of 2 topics but they kind of overlap.  
 
City Manager Whitehead: I think we should stay on 1 topic follow it through. Let’s see how we 
handle it, how does it feel, how does it work and did the system give us something. Let’s try it 
and then we start diving into the other issues.  
 
Member Hammer: If we are going to write up a position paper, who are we emailing it to prior 
to next month’s meeting?  
 
City Clerk Torres: You can include Chris and myself or Chris and Katy.  
 
City Manager Whitehead: When in doubt the clerk’s office.  
 
Vice-Chairman Buhler: Can we drop it off there also?  
 
City Clerk Torres: Yes, you can.  
 
Member Hammer: For clarification the next meeting its not new business it’s just a workshop. 
We are not making and decisions at that time.  
 
Vice Chairman Buhler: It will say something one the agenda. 
 
Member Hammer: We have the regular agenda items then we are going to have some time at 
the end hopefully for the workshop to discuss our position papers in public but are we making a 
decision at that point or we are just having a workshop?  
 
City Clerk Torres: You will have a public hearing at the next meeting. You will have your public 
hearing and then you will have a workshop after that. In the workshop you can talk about the 
tiny homes and the ADU’s. During the workshop you won’t take any action, you will just make a 
plan of what you are wanting to do and go over ideas.  
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Member Hammer: At what point do we make an official recommendation to Manager 
Whitehead and the commission.  
 
City Clerk Torres: If at the next workshop you guys discuss everything and you feel like you have 
everything sorted out at the following meeting. We can put it on the agenda and you can make 
an official recommendation to the commission.  
 
Member Kent: To City Manager Whiteheads point we want to stack up a few before we go to 
commission.  
 
City Manager Whitehead: Out of that workshop what I would expect is we would have this kind 
of dialog back and forth. This is Traci’s committee she is going to run the show. She would take 
all that feedback than she and I will work to try and find in that information what is a potential 
code change. How could we change the code based on all the feedback and potentially come 
back and present 2 or 3 ideas and at that point we could say we really think that is the right 
thing to do let’s put it on their agenda with an action item. That’s the way it would play out. 
First the workshop we are going to take in all your information. Then you will decide if it’s a 
good idea or its not and if you want to move forward. Then Traci will need the time to go 
through and put it together and we may want to send it to the lawyer. It may come back the 
next meeting or we may stack then. We may say we have a good policy with this item lets go on 
to the next one. At some point with in the next year we would come back in front of you guys 
and present the recommendations for changes and you guys would vote on it. That is the 
structure I propose it go through.  
 
Member Hammer: In that structure can Traci participate in the workshop? I feel like she has 
some very relevant information.  
 
Assistant City Manager Alvarez: Yes, I’ll be at the meetings.  
 
City Manager Whitehead: I want her to participate more than me because she really knows a 
lot. I want to be supportive and I want to get a path for all of you to be on that is going to go 
somewhere and I can step back and let Traci do what she has always wanted to do.  
 
Assistant City Manager Alvarez: There is no deadline on workshops. We have amended the 
code when we did the utility billing code. I will tell you that when we went to the utility 
advisory board we went through several workshop meetings so everyone can get their input. 
Don’t think you have to have one workshop because ideas flow. You might think of something 
during the work shop and make a note. I may take 2 to 3 meetings before we have something.  
 
Member Hammer: I just want to reiterate the goal is to send the clerk and the chairman our 
position papers about ADU’s and tiny homes before the agenda the agenda cut off. Which will 
be when?  
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City Clerk Torres: Manager Whitehead you want the agendas out Wednesday before the 
meeting?  
 
City Manager Whitehead: The agenda can still come along your time. Traci and I will try and 
figure out to at least get the information available.  
 
Vice-Chairman Buhler: You can email it to us earlier.  
 
City Manager Whitehead: Does that violate?  
 
City Clerk Torres: Yes, I would rather have the entire packet out. We can get the agenda out the 
day we get the information. If we are going to get you the agenda packets on Wednesdays by 
that Monday prior we would need the information.  
 
Member Hammer: Ok, and when is the next meeting?  
 
Member Kent: The next meeting is June 9th so June 2nd is when you would need it?  
 
City Clerk Torres: Yes.  
 
City Manager Whitehead: Traci and I visited about the timing and what we would propose to 
you is and we will use the example of what we had today. When this subject was presented to 
Traci.  We think what we would do is notify the clerk so that the members of the zoning 
committee can be made aware that an application has been made for some kind of issue with 
in the code. Weather it’s a variance, a summary plat whatever it is. If it’s going to come before 
the zoning board.  We would at least notify you when we get that information. We won’t 
provide you with the documents. You can come in and make an appointment with Traci. You 
can do whatever you feel like as a member to help yourself get ready but the clock would be 
ticking saying something is coming before us. Our commitment to you would be on Wednesday 
by 5 we would have an agenda packet to you. You would then assume if that packet is coming 
to you that Traci has done her due diligence and the information with in the packet is sufficient 
enough to be presented to the public and the zoning board for your consideration. Is that a fair 
process that we would try for you guys? It will come from the clerk’s office. Traci will notify 
them and they will individually notify you guys.  
 
Member Luchini: What is the latest someone can add to the agenda such as lot split?  
 
City Clerk Torres: On items that are public hearings we have to do the 15-day notice so it would 
have to be 15 days prior to the meeting.  
 
City Manager Whitehead: I can’t imagine that we would but we should never get an item on 
day 17 before that is a lot split that is going to require that we contact the county and the fire 
chief. It not going to happen Traci would let them know it’s a 60-day process. Traci needs the 
space and the time to do her due diligent. You should never anticipate that we put something 
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on the agenda last minute. Our obligation is when we bring it to you it’s ready to go and we 
need time for that. That doesn’t mean someone can’t come in and say they want to add a 
workshop to the agenda that we can put on the agenda within 72 hours of the posting but I 
can’t imagine something that we would present to you that would come to us within 72 hours. 
That is not the purpose of this committee.  
 
City Clerk Torres: A public hearing is required so you have to have at least 15 days.  
 
Assistant City Manager Alvarez: It might be something simple as when we send out the public 
hearing notices. We can potentially email them to the board so it gives them a heads up of 
what is coming up.  
 
Member Hammer: How many public hearings notices are active at any given point? Is there a 
back log?  
 
City Manager Torres: It varies.  
 
Member Hammer: Is there a place online where we can go and look them up. I don’t mind the 
emails but if there is multiple, I would like to go in a click a link to see them.  
 
City Manager Alvarez: We don’t publish the public hearing notice are applicable to the property 
owners that it is going to affect with in a 100 to 300 feet depending on what is being done. The 
public notices aren’t published until it goes into the agenda packet and the agenda packet is 
published. That would make for a really long public comment in some cases.  
  
 

c) Discussion/Action: Set Date and Time for Workshop. 
 
No Action Taken  
 
 
 

5. REPORTS FROM THE BOARD: 
 
No Reports  
 

6. REPORTS FROM STAFF: 
 

City Clerk Torres: I just have question. When you are doing the work shop do you want us to 
add the reports on the agenda? We can move them up on the agenda or we can remove them.  
 
Chairman Sisney: We can leave them on there. They don’t take long.  
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Member Hammer: Put the workshop last since that is more discussion.  
 

7. ADJOURNMENT: 
 
Chairman Sisney adjourned the meeting at 5:02 p.m.  
 
 
PASSED AND APPROVED ON THIS 9th DAY OF JUNE, 2025.     

                                         
   
 
 
 
 
 
 
______________________________ 

        Chris Sisney, Chairman 
                                                                                      Planning & Zoning Board 

 



 

 
CITY OF TRUTH OR CONSEQUENCES 

PLANNING AND ZONING COMMISSION ACTION FORM 
DATE: 6-9-2025 

 
 
 
 
 
 
ITEM:   
 
PUBLIC HEARING/DISCUSSION/ACTION: Kennel Permit Application 412 N Elm Street 
 
 
BACKGROUND: 
 
The applicant is requesting a kennel permit for the purpose of housing animals temporarily.  All applicable 
fees have been paid, public hearing notices sent, and animal control has done a site inspection. 
 
 
 
SUPPORT INFORMATION: 
 
Application 
Applicable Code References 
Site Map 
Findings of Fact Checklist 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Name of Drafter:  Traci Alvarez 

 
: Assistant City Manager 

 
 

 
E-mail:  talvarez@torcnm.org  

 
Phone:  575-894-6673  
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Sec. 3-8.1. Multi-animal site permit and kennel permit. 

(a) It shall be unlawful for a property owner, tenant, lessee, or authorized resident of said property, to possess 
or harbor more than four animals in any combination thereof, three months of age or older on their 
residential or business premises without a multi-animal site permit.  

(b) If a business premises is being used for the buying, selling, breeding, training, fostering, rescuing, or boarding 
of animals, said business shall apply for a kennel permit.  

(c) Animals belonging to visitors who are located within city limits and who stay in a household or lodging 
establishment longer than 30 days in a calendar year shall be included in the calculation of total animals for 
said location and the owner of the animal shall be required to comply with all applicable sections contained 
in this chapter.  

(d) No person shall keep or operate a residential or commercial multi-animal site without a permit issued by the 
city. All business applicants must have a valid business license issued through the city at the time of 
application.  

(e) Veterinary hospitals or clinics shall be exempt from the kennel permit licensure requirement of this chapter 
unless the veterinary hospital or clinic engages in the non-veterinary medical boarding of animals.  

(f) Any person who operates or proposes to operate a residential or commercial multi-animal site shall file an 
application for a permit with the police department, describing the location of the site, and the purpose for 
which it is to be maintained. An initial non-refundable fee, established by resolution, for residential or 
commercial multi-animal sites must accompany any application to defray the cost of processing the request.  

(g) Upon receipt of payment, the police department shall forward the application to the Planning and Zoning 
Department. All applications for multi-animal site and kennel permits shall undergo a special use permit 
process pursuant to the procedure detailed in section 11-5-6 of the City's Planning and Zoning Code.  

(h) An onsite visit of the premises shall occur by the animal control and designated zoning official or 
administrator prior to a hearing before the City's Planning and Zoning Board to verify compliance with this 
section and/or other applicable zoning regulations. If any provision of this section is in conflict with the 
provision of any applicable zoning regulation, the provision of the zoning regulation shall control.  

(i) All animals listed on the application three months of age or over must be vaccinated for rabies and possess a 
city animal license tag.  

(j) All multi-animal residential or commercial site permits and kennel permits must be renewed annually at a fee 
established by resolution.  

(k) There shall not be more than seven animals in any combination thereof for multi-animal residential or 
commercial site permits. The maximum animal occupancy for kennel permits shall be determined based 
upon the recommendation of the animal control officer or designated zoning official or administrator to 
ensure there is adequate space and adequate shelter to ensure sanitary and safe conditions.  

(l) An application may be denied if the applicant or animal owner shows a history of noncompliance with 
sections contained in this chapter as evidenced by two or more convictions of violations during the preceding 
12 months. Any past city permit or license revocations may be considered in decision making process of 
whether to approve or deny a permit under this section.  

(m) Multi-animal site and kennel permit holders shall allow the animal control officer, police officer, designed 
zoning official or administrator or other city official to enter and inspect the premises for compliance with 
this section and/or any other city municipal code or ordinances during normal business hours.  
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(n) A multi-animal site permit or kennel permit may be revoked when, in the opinion of the designated zoning 
official or administrator or animal control officer, any one or more the following conditions exist:  

(1) The premises or enclosures are not maintained in a clean, safe, and sanitary condition and are a health, 
fire, or public safety hazard or produce noxious odors.  

(2) The number of animals exceeds the number allowed under the permit.  

(3) Any other violation listed under this chapter or sections.  

(o) In cases where a multi-animal site permit or kennel permit is revoked, the permittee shall be notified in 
writing via the mailing address listed on their permit application. The revocation letter shall state the reasons 
said permit has been revoked and the option to file a written appeal with the City Manager or their designee 
within ten business days of the date listed on the revocation letter. Written appeals shall be hand delivered 
to City Clerk's Office within the allotted timeframe. The City Manager or their designee may review the 
appeal and reverse the decision, modify the decision, or deny the appeal and upheld the initial revocation.  

(p) If a multi-animal site permit or kennel permit has been revoked, said applicant and/or location of where the 
permit was issued shall not be allowed to apply or obtain another permit within city limits for a period of at 
least two years from the date of revocation.  

(Ord. No. 725, 2-9-22) 

 



PLANNING AND ZONING COMMISSION 
FINDINGS OF FACTS CHECKLIST 

 

Request Date_______________ Address______________________________ 

Findings of facts for recommendations and decisions. 

In considering all requests, the Planning and Zoning Commission shall review 
applicable plans and determine whether the request will: 

1.  Impair an adequate supply of light and air to adjacent property; 
 

2. Unreasonably increase the traffic in public streets; 
 

3. Increase the danger of fire or endanger the public safety; 
 

4. Deter the orderly and phased growth and development of the 
community; 
 

5. Unreasonably impair established property values within the 
surrounding area; 
 

6. In any other respect impair the public health, safety and general 
welfare of the City; or  
 

7. Constitute a spot zone* and therefore adversely affect adjacent 
property values. 

All actions or recommendations by the Planning and Zoning Commission shall be based on Findings of 
Facts as to the impacts of the proposal, using the criteria listed in numbers 1 through 7, above. The 
Planning and Zoning Commission shall review each of the above listed factors and accord each factor 
the necessary weight on a case-by-case basis in making its determination. 

*Spot Zoning: The singling out of a lot or small area for a District change, which is out of harmony with the comprehensive plan and 
surrounding land to secure special benefits for a particular property owner without regard for the rights of adjacent landowners. 





Position Paper: Consideration of Tiny Home Stipulations in City of T or C Zoning Code 

June, 2 2025 

Introduction  

As a member of the Planning and Zoning Board, I, Molly Hammer, have prepared this position 
paper to evaluate the potential inclusion of tiny home stipulations in our municipal zoning code. 
Tiny homes—generally defined as residential structures under 400 square feet—have gained 
popularity as affordable, sustainable housing alternatives. However, their integration into 
established zoning frameworks requires careful consideration of both benefits and challenges. 

Pros of Including Tiny Home Stipulations 

1.​ Affordable Housing Solution: Tiny homes offer a cost-effective alternative to traditional 
housing, which could benefit: 

●​ Low-income individuals or families 
●​ Seniors on fixed incomes 
●​ Young professionals and first-time homebuyers 
●​ Property owners who can rent their unit out to offset their mortgage and other 

expenses and/or to support multi-family/generational living situations 
2.​ Land Use Efficiency: Tiny homes, particularly in planned developments or clustered 

configurations, allow for more efficient use of land and infrastructure—helping to 
accommodate population growth without expanding the urban footprint. 

○​ Allowing tiny homes could address high demand for rentals and alleviate the low 
availability of rentals in the area 

3.​ Environmental Sustainability: With smaller square footage and lower energy 
consumption, tiny homes align with sustainability goals by: 

●​ Reducing carbon footprints 
●​ Promoting minimalism and resource-conscious living 

4.​ Flexibility in Infill and Transitional Areas Tiny homes can activate vacant lots or 
underused parcels in existing neighborhoods, serving as: 

●​ Transitional housing (this may be a pro or con depending on neighborhood 
standards) 

●​ Accessory dwelling units (ADUs) 
●​ Pocket neighborhoods (how many tiny homes are to be allowed on one parcel?) 

5.​ Responds to Changing Lifestyles They reflect evolving preferences for smaller, simpler 
living and provide a housing typology that supports greater lifestyle diversity. 

Cons and Challenges of Tiny Home Integration 

1.​ Infrastructure and Utility Concerns: Tiny homes may strain existing infrastructure if not 
properly planned. Key concerns include: 

●​ Water, wastewater and septic capacity 
●​ Utility hook-up standards 



●​ Fire and emergency access (how far away from main structure should the tiny 
home be built?) 

2.​ Regulatory Ambiguity  
3.​ Without clear definitions and stipulations, tiny homes can create enforcement challenges 

in terms of: 
●​ Minimum square footage 
●​ Building codes and safety standards 
●​ Permanent vs. mobile status (e.g., tiny homes on wheels) 
●​ Requirements of bathroom and kitchen facilities 

3.​ Neighborhood Compatibility and Resistance Community concerns may arise about: 
●​ Aesthetic cohesion - some municipalities require the tiny home to ‘look like’ the 

main home and also require them to NOT be seen from the street (aka, situated 
behind the main home) 

●​ Property values 
●​ Increased density or perceived transience 

4.​ Management and Oversight Introducing a new housing type requires: 
●​ Zoning amendments including setbacks from property boundaries 
●​ New inspection and permitting protocols 

5.​ Land Ownership and Financing Issues Traditional financing and land ownership models 
often don’t accommodate tiny homes, particularly if they’re mobile or built outside of 
typical development patterns. 

Conclusion and Recommendation Tiny homes offer innovative housing possibilities that address 
affordability, sustainability, and changing lifestyle needs. However, their inclusion in the zoning 
code must be done with clear, enforceable stipulations and in coordination with broader 
planning goals. 

Recommendation: I propose that the City initiate a feasibility study or pilot program to: 

●​ Define "tiny homes" within the local context 
●​ Identify appropriate zones or overlay districts 
●​ Set baseline standards for safety, utilities, and aesthetics 
●​ Engage community stakeholders in dialogue 

This will allow our town to proactively explore the benefits of tiny homes while minimizing 
potential conflicts and maintaining thoughtful urban development. 

 



Tiny Home. A dwelling that is permanently constructed on a vehicle chassis, is designed 
for long-term residency, includes electrical, mechanical or plumbing services that are 
fabricated, formed or assembled at a loca�on other than the site of the 
completed home, is not self-propelled and that is 400 square feet or less in floor area 
excluding lofts.  
A Tiny Home may be installed on a temporary or permanent founda�on. 
A dwelling that is 400 square feet or less in floor area excluding lofts. A Tiny House may 
only be installed on a permanent founda�on. 
 
Should TorC reduce the minimum dwelling size?  No.  Current minimums are already 
small in all zoning districts 
Should TorC consider re-evalua�ng zoning of some districts to expressly allow or not 
allow �ny homes?  Yes, allowing them in the historic hot water district, is not the best 
place.  
 
 
Accessory dwelling unit (ADU) means a legally-permited residen�al dwelling unit 
located on the same lot as a principal dwelling unit and subordinate to that principal 
unit in condi�oned living space. ADUs may be internal to, atached to, or detached from 
the principal dwelling unit and generally include living, sleeping, kitchen and bathroom 
facili�es, and a separate lockable entrance door. 
 
Not more than 1 ADU on a property 
Not taller than primary dwelling 
Not bigger than primary in sq/� 
Must be on founda�on and adhere to all exis�ng building codes/setbacks, etc 
Must have a kitchen/(minimum) 3/4 bath 
Must provide 1 off street parking space 
The accessory dwelling unit shall not be condoized or sold  
Shall not be rented for periods of less than thirty (30) consecu�ve days. Maximum 
occupancy is determined per applicable fire code. 
An RV is not an ADU 
 
htps://library.municode.com/co/salida/codes/code_of_ordinances?nodeId=CH16LAUS
DE_ARTIVZO_S16-4-190RESTAPPAUS 
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