CITY OF TRUTH OR CONSEQUENCES
PLANNING & ZONING COMMISSION
AGENDA
TUESDAY, OCTOBER 13, 2026

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 Tuesday, October 13, 2026 at 4:00 p.m.

INTRODUCTION:
ROLL CALL:

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

1. APPROVAL OF AGENDA:

2. APPROVAL OF MINUTES:
a. September 14, 2026

3. COMMENTS FROM THE PUBLIC (3 Minute Rule Applies):
4. PUBLIC HEARING:
a. Discussion/Action: Summary Plat Amendment at 401 and 403 Silver Street.

5. NEW BUSINESS:

a. Presentation/Review of Municipal League Zoning Officials Conference

6. WORKSHOP:

a. Various Items Update.

7. REPORTS FROM THE BOARD

8. REPORTS FROM STAFF



9. ADJOURNMENT



CITY OF TRUTH OR CONSEQUENCES
PLANNING & ZONING COMMISSION
MINUTES
MONDAY, SEPTEMBER 14, 2026

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, September 14, 2026 at 4:00 p.m.

INTRODUCTION:
ROLL CALL:

Chris Sisney, Chairman

Susan Buhler, Vice Chairman
Esther Luchini, Member Absent
Lisa Kent, Member

Molly Hammer, Member Absent

ALSO PRESENT:
Traci Alvarez, Assistant City Manager
Katy Martinez, Deputy Clerk

1. APPROVAL OF AGENDA:

Vice Chairman Buhler made a motion to approve the agenda with tabling item 5. Member
Kent seconded the motion. Motion carried unanimously.

2. APPROVAL OF MINUTES:
a) August 13, 2026.

Member Kent made a motion to approve the minutes. 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.

4. New Business:
a) Discussion/Action: Re-organization of Chairman and Vice-Chairman.



Vice-Chairman Buhler made a motion to recommend Chris Sisiney as Chairman of the
Planning and Zoning Board and Molly Hammer as Vice-Chairman of the Planning and Zoning
Board. Member Kent seconded the motion. Roll call vote was taken. Motion carried
unanimously.

This item was Tabled
5. WORKSHOP:

a) Various Items Update.

6. REPORTS FROM THE BOARD:
No Reports from the Board
7. REPORTS FROM STAFF:

Assistant City Manager Alvarez: | just want to update you at the next meeting for the item 5
that we are tabling. I’'m going to be bringing in kind of a spread sheet that | did. It goes over
everything you guys have discussed in the workshops. It has everybody’s positions that they
had. It will be a general idea of where we are at so we can start formalizing that and getting
some things prepared. Then we can figure out what still needs discussion or still needs to be
addressed. | put it all on one sheet because it’s hard to review everything individually.

8. ADJOURNMENT:

Chairman Sisney adjourned the meeting at 4:02 p.m.

PASSED AND APPROVED ON THIS 13t DAY OF OCTOBER, 2026.

Chris Sisney, Chairman
Planning & Zoning Board



CITY OF TRUTH OR CONSEQUENCES
PLANNING AND ZONING COMMISSION ACTION FORM
DATE: 10-13-2026

ITEM: Public Hearing/Discussion/Action: Summary Plat Amendment — 401 and 403 Silver Street

BACKGROUND:

The applicant is requesting approval of a Summary Plat Amendment under Sec. 15-15 (Alternate Summary
Procedure) to combine four previously platted lots—Lots 1, 2, 3, and 4, Block 27, La Vista Addition—into
one parcel identified as Lot 4A. The resulting parcel contains approximately 16,790 square feet (0.39 acres).
The replat eliminates three interior lot lines and does not create any additional lots. All affected lots are
within the same previously platted block, and no vacation of street dedications or utility easements is
proposed. The resulting parcel meets the applicable lot-size requirement and has direct, legal, unobstructed
access to existing City-maintained streets and existing City water and wastewater utilities, consistent with
Sec. 15-15.

Findings of Fact: The proposed combination of the existing lots into one parcel is not anticipated to impair
light or air to adjacent property; unreasonably increase traffic; increase fire danger or endanger public
safety; deter orderly growth and development; unreasonably impair surrounding property values; impair the
public health, safety, or general welfare; or constitute spot zoning. The request changes parcel boundaries
only and does not propose a zoning district change or additional development as part of this action.

SUPPORT INFORMATION:

» Summary Replat — Lot 4A (formerly Lots 1, 2, 3 & 4, Block 27, La Vista Addition)
* Notice of Public Hearing — October 13, 2026

* Municipal Code Sec. 15-15 — Alternate Summary Procedure

* Findings of Facts Checklist

Name of Drafter: Traci Alvarez : Assistant City Manager

E-mail: talvarez@torcnm.gov Phone: 575-952-0565




SUMMARY REPLAT

"Lot 4A” formerly "Lot 1, Lot 2, Lot 3, & Lot 4~

SHEET 2 OF 2
SEE SHEET 1 OF 2 FOR SURVEYOR CERTIFICATE,
ACKNOWLEDGEMENT AND APPROVAL BLOCKS

Block 27, La Vista Addition
Truth or Consequences, Sierra County, New Mexico

Reference:

lots 1 & 2: Warranty Deed filed 9/30/2016 in
Book 127 Page 735, Assessor Owner #3226
Boundary Survey Plat filed 9/30/2018 in

Book 127 Pages 736—737

lots 3 & 4: Warranty Deed filed 8/23/2010 in
Book 116 Page 2907, Assessor Qwner #1196

The La Vista Addition to the Town of Hot Springs

Plat of Resurvey filed January 27, 1939 as Plat #19-B.
Reference document for lots in Block 27, sireets, alley,
Basis of Bearing, record lot dimensions.

Record lot dimensions:
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Sec. 15-15. - Alternate summary procedure.

A. Approvals by Planning and Zoning Commission: The Planning and Zoning Commission may approve
or deny the following types of subdivisions:

B.

1. Avre-plat of a previously filed subdivision when:

a.

h.

No more lots are created than exist in the area at the time of the submittal of the replat
application; and,

All lots to be created have direct, legal, unobstructed access to an existing City maintained
street;

All lots to be created have direct, unobstructed legal access to existing City water and
wastewater lines;

The subdivider files with the City a Letter of Credit for funds adequate to pay for connecting
the lots to the City's water and wastewater lines, or, pays to the City the City's fees for
connecting the lots to the City's water and wastewater lines;

The new lots comply in all ways with the standards for lots contained within the City's
Comprehensive Planning and Zoning Code;

All new lots are laid out in a manner which allows utility service to be provided to the
purchasers of said lots;

All lots to be eliminated or created exist within the area of a single block of lots in a previously
platted and filed subdivision; and,

No vacation of street dedications or utility easements is proposed; or,

Lots are to be eliminated.

2. The subdivision of previously unsubdivided land when:

a.
b.

g.

No more than two lots are created;

Both lots to be created have direct, legal, unobstructed access to an existing City maintained
and paved street with curb gutter and sidewalk;

Both lots to be created have direct, unobstructed legal access to existing City water and
wastewater lines;

The subdivider files with the City a Letter of Credit for funds adequate to pay to connect both
lots to the City's water and wastewater lines, or, pays to the City funds for connecting both
lots to the City's water and wastewater lines;

The new lots comply in all ways with the standards for lots contained within the City's
Comprehensive Planning and Zoning Code;

The new lots are laid out in a manner which allows utility service to be provided to the
purchasers of said lots; and,

No vacation of street dedications or utility easements is proposed.

Limit on number of summary procedures: The summary procedure shall be used only once on any
one property, or within any group of contiguous or adjacent properties owned by a subdivider, unless
the property has been master-planned, legally subdivided, and is zoned for industrial uses, and
wherein the streets within those subdivisions have been dedicated to and accepted by the City. No
subdivider who has received approval of a subdivision shall utilize the summary procedure to
subsequently increase the number of lots within said subdivision.

Elective pre-application procedure:

1. Prior to filing a summary plat, the subdivider may submit a conceptual plan of the proposed
subdivision to the City's Zoning Administrator. The conceptual plan shall provide enough



information for the Zoning Administrator to locate the proposed subdivision and to comprehend
its scope and potential impacts. Neither a written application nor an application fee are required
for submittal of a conceptual plan.

The City's Zoning Administrator shall place the proposed summary subdivision on the next
possible agenda of the Planning and Zoning Commission for discussion, when the Planning and
Zoning Commission shall consider the proposal with the subdivider or the subdivider's
representative and shall indicate changes, if any, that will be required for the submittal process.

Summary plat submittal requirements summary plat submittal requirements are:

1.

Application, signed by all property owners, including all parties having an equitable interest,
trustees of an estate and all persons having a specific "power of attorney" in such land;

A record of any pending litigation or any final order entered by any court of law regarding the
ownership of the subject property;

Application fee as established by the City;

Documentation from the Sierra County Assessor's Office that the current year's property taxes
are paid and that no taxes are owed on the property;

A plat conforming to section 15-13.A of this Code; and,

Releases by the Public Utilities Advisory Board, and all utility companies which are proposed as
providers for the subdivision.

Submittal and review procedures:

1.
2.
3.

Incomplete submittals will not be accepted for review.
The subdivider shall submit all required materials to the City's Zoning Administrator.

The City's Zoning Administrator shall review all materials, and shall within three working days
from the date the application is determined to be complete, request opinions of applicable City
departments, other governmental agencies, and utility companies for review, comments and
recommendations. City departments shall have ten calendar days in which to review and respond
in writing to any such request. Within three working days of receiving any written reports,
comments or recommendations from any City department, governmental agency, or utility
company, the Zoning Administrator shall make available to the subdivider a copy of such
materials.

The Zoning Administrator shall have the right to require that the subdivider provide additional
information or to make amendments to the plat and supporting information if the Zoning
Administrator determines that the information originally submitted by the subdivider was
incomplete, incorrect or invalid.

The subdivider shall have ten working days in which to make any corrections or additions required
by the Zoning Administrator, or to request a postponement of action by the Zoning Administrator
for up to 135 days.

If a subdivision application does not meet the requirements of this Code within 180 days of its
original submittal, the Zoning Administrator shall summarily reject the application and notify the
applicant in writing of the reasons for the rejection.

At such time as the subdivider meets the requirements of this Code, the subdivider shall provide
the Zoning Administrator with a copy of the final plat.

At such time as receiving a submittal that meets all requirements of this Code, the Zoning
Administrator shall recommend that the Planning and Zoning Commission approve the final plat
by consent agenda action during its next regularly scheduled meeting, and the Planning and
Zoning Commission shall approve the subdivision by consent agenda action during its next
regularly scheduled meeting.



9. The subdivider shall file a signed copy of the final plat in the records of the County Clerk of Sierra
County, and shall provide the City with one of the signed copies.

F. Divisions for the purpose of mortgage: Divisions for purposes of mortgage are not allowed. If a property
is to be mortgaged it must be done so in its entirety or properly subdivided as required in this chapter.

(Ord. No. 555, 5-23-06)



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:

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.



CITY OF TRUTH OR CONSEQUENCES
PLANNING AND ZONING COMMISSION ACTION FORM
DATE: 10-13-2026

ITEM: Discussion/Review of Municipal League of Zoning Officials Conference and Planning and Zoning
Commission Procedures

BACKGROUND:

Tyler and Gary attended the recent Municipal League Zoning Officials Conference and will provide the
Planning and Zoning Commission with an overview of information and key topics presented during the
conference.

SUPPORT INFORMATION:

New Mexico League of Zoning Officials Handbook

Name of Drafter: Traci Alvarez : Assistant City Manager

E-mail: talvarez@torcnm.gov Phone: 575-952-0565










































































































- CODE OF ORDINANCES
Chapter 2 - ADMINISTRATION
ARTICLE IV. - BOARDS, COMMISSIONS, AND COMMITTEES
DIVISION 2. PLANNING AND ZONING COMMISSION

DIVISION 2. PLANNING AND ZONING COMMISSION*

Sec. 2-226. Creation.

There is hereby created a Planning and Zoning Commission consisting of five members to be appointed by
the Governing Body, whose terms shall be for two years, except that three of the first appointees shall serve for
two years and two for one year. There after all terms of the Planning and Zoning Commission members shall be for
two years, so that there will be overlapping tenures of office. Each term shall expire on June 30, provided,
however, that any member of the Board shall continue to hold his office until his successor is appointed and
qualified.

(Code 1962, § 2-1-1; Ord. No. 456-97, § 1, 5-11-98)

Sec. 2-227. Vacancies.

Vacancies in the office of Planning and Zoning Commission shall be filled by the City Commission. The City
Commission shall have the authority to remove any member for cause, which cause shall be stated in writing and
made a part of the hearing.

(Code 1962, § 2-1-2)

Sec. 2-228. Oath; organization.

The Planning and Zoning Commission shall take and subscribe to an oath of office within ten days after the
notice of appointment. It shall elect a Chairman from among its members for a term of one year with eligibility for
reelection and may fill such other offices as it may create, in the manner provided by the rules of the Planning and
Zoning Commission.

(Code 1962, § 2-1-3)

Sec. 2-229. Meetings.

The Planning and Zoning Commission shall hold at least one regular meeting each month and shall adopt
rules for the meetings and for the transaction of business. It shall keep a record of the resolutions, transactions,
findings, and determinations, which shall be kept at City Hall and shall be a public record.

(Code 1962, § 2-1-4)

IState law reference(s)—Authority to create a planning commission, NMSA 1978, § 3-19-1.

Truth or Consequences, New Mexico, Code of Ordinances Created: 2026-06-03 13:33:59 [EST]
(Supp. No. 105)
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Sec. 2-230. Expenditures; duties.

The Planning and Zoning Commission shall serve without compensation. It shall incur no expenditure of
money without previous authorization of the City Commission. It shall take over the duties of the Zoning Board,
which is hereby abolished, and it shall perform all the activities and duties required by state law.

(Code 1962, § 2-1-5)

Sec. 2-231. Reserved.

Editor's note(s)—Section 1 of Ord. No. 657, adopted Aug. 14, 2014, repealed § 2-231, which pertained to term
limits, and derived from Ord. No. 643, § 1, adopted Oct. 22, 2013.

Secs. 2-232—2-245. Reserved.

Created: 2026-06-03 13:33:59 [EST]
(Supp. No. 105)
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Sec. 11-2-2. The Planning and Zoning Commission.

A.

Purpose. A Municipal Planning and Zoning Commission is hereby established for the purpose of
interpretation of this Code, approving certain actions, receiving requests for modifications to this Code and
re-zoning, and making recommendations to the City Commission concerning matters pertaining to zoning
within the City.

Administrative review and interpretations.

1. The Planning and Zoning Commission shall review an administrative action of the designated Zoning
Administrator when it is alleged that there is an error in the order, requirement, determination, or
refusal made by the designated Zoning Administrator and reverse, affirm, or modify the administrative
action.

2. The Commission shall interpret this Code when the designated Zoning Administrator is in doubt as to
the exact meaning of the text.

3. The Commission shall interpret the Official Planning and Zoning District Map in accordance with the
standards set forth in the Comprehensive Planning and Zoning Code when the designated Zoning
Administrator is uncertain as to the exact boundary of a District shown on the Official Planning and
Zoning District Map.

Powers and duties.

1. Recommend to the City Commission either approval, denial or modification of a request for
annexation, special use permit, variance, subdivision, zoning, amendment of this Code, or any other
land use consideration within the planning and zoning jurisdiction of the City.

2. Grant final approval or denial of a home occupation or conditional use permit after public meeting,
provided there is not an appeal to the City Commission within fifteen (15) days in accordance with
Article 7 of this Code.

Composition of the Planning and Zoning Commission. The Planning and Zoning Commission shall consist of
five (5) members each to be appointed by a simple majority of the City Commission. Eligibility requirements
for membership shall be established by the City Commission. Members shall serve staggered terms of two (2)
years each. A recording secretary shall be provided to assist the Planning and Zoning Commission by the City.
The recording secretary shall not be a member of the Planning and Zoning Commission and shall be only
responsible for those duties requested by the Planning and Zoning Commission and approved by the City
Manager.

Organization of the Planning and Zoning Commission. The Planning and Zoning Commission shall elect a
chairman, vice-chairman, and second vice-chairman in July of each year, or as required due to unforeseen
vacancies. They shall serve for one (1) calendar year following their elections.

Voting. A simple majority vote of a quorum of the Planning and Zoning Commission is required for approval
of all Planning and Zoning Commission actions. A quorum requires at least three members of the Commission
present.

In order for a vote to be valid on a particular issue, a quorum must actually vote regarding the measure. A
member who abstains from voting on an issue is deemed to have not voted on the issue.

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;

Created: 2026-06-03 13:34:19 [EST]

(Supp. No. 105)

Page 1 of 2



Increase the danger of fire or endanger the public safety;
Deter the orderly and phased growth and development of the community;
Unreasonably impair established property values within the surrounding area;

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

S A

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.

H.  Report to the City Commission. The Planning and Zoning Commission shall provide written minutes, with
recommendations as necessary, to the City Commission on all matters that are brought before the
Commission. Such minutes shall include a statement of the findings of facts that were the basis of any
decision or recommendation made by the Planning and Zoning Commission.

Created: 2026-06-03 13:34:19 [EST]
(Supp. No. 105)
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Sec. 11-7-2. Hearings of the Planning and Zoning Commission.

The following applications reviewed by the Planning and Zoning Commission may be done only after a public
hearing at which all parties in interest and citizens shall have an opportunity to be heard.

A.

Requirements of public notice. A Public Notice for Conditional Use Permits, Special Use Permits, Level llI
Home Occupation Permits, Annexations, Change of Districting, Variances, or Amendments to this Code,
shall state the time and place of the public hearing, shall be published at least fifteen (15) days prior to
the date of the hearing in one newspaper of general circulation in the City.

Requirement of notice to property owners.

1.

Notice of the public hearing shall be mailed by certified mail, return receipt requested, to the
owners as shown by the records of the County Treasurer, of lots or land within the area proposed
to be changed and within one hundred (100) feet, excluding public right-of-way, of the area
proposed to be changed. Whenever:

i A change of Districting is proposed for an area of one block or less

ii. An application is for a Conditional Use, Special Use, Variance, or Level lll home occupation
permit.

Whenever a change in Districting is proposed for an area of more than one block, the procedure
stated in the preceding paragraph shall be following except that property owners shall be advised
by first class mail. If a notice by first class mail to an owner is returned undelivered, City staff shall
attempt to discover the owner's most recent address and shall remit the notice by certified mail,
return receipt requested, to that address.

Notice shall be mailed not less than fifteen (15) days prior to the required public hearing.

Notice of the proposed hearing date, time, and location shall be placed on the subject property
fifteen (15) days prior to the required public hearing.

Fees and costs: The applicant shall bear the cost of mailing, envelopes and publication of all
notices and shall provide the maps and property owner information to the City staff in a timely
manner. The City staff shall calculate the costs of mailing and publishing and require payment
prior to publishing the notice or sending out the mailed notices. The application form shall
specify the manner and format in which the mailing list (property owners) shall be delivered to
the City staff. The City staff may charge an additional fee as specified by Commission Resolution
for doing the research required to create the property owner list.

Recommendations of the Planning and Zoning Commission. Recommendations of the Planning and
Zoning Commission shall be made in accordance with the criteria stated in Article Il of this Code.

Report to the City Commission. The Planning and Zoning Commission shall provide a written
recommendation within its minutes and in a special letter to the City Commission on all matters.

Created: 2026-06-03 13:34:20 [EST]

(Supp. No. 105)
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location and environs of such property does not constitute an independent fact finding
investigation and is permitted.

5. Planning & Zoning Commissioners shall confine their remarks to the question under
discussion or debate, avoiding personalities. No Planning & Zoning Commissioner shall
engage in private discourse or commit any other act tending to distract the attention of the
Planning & Zoning Commission from the business before it.

6. Actions by the Commission are in the form of an approved motion. No motions shall be
entertained or debated until announced by the Chair, and every motion shall be seconded to
be considered for action. The following additional motion(s) may also be propounded:

a)
b)
c)
d)
¢)
9]
£)
h)
i)

7. Voting

To reconsider A

To table an item in order to conduct a further investigation of relevant items
To move the previous question

To postpone to a time certain (to defer)

To amend or substitute

To postpone indefinitely

To adjourn

To recess

Any other motion

The votes during all Planning & Zoning Commission meetings should be transacted as follows:

a)

b)

2

Except for the election of the Chair and Vice Chair, when the chair calls for a vote
on a motion, every member, in the Commission Chambers, must give his/her vote.

The passage of any motion shall require the affirmative vote of at least a majority of
a quorum of the entire Planning & Zoning Commission. In case of a tie in votes on
any proposal, the proposal shall be considered lost.

The New Mexico Zoning Act (3-21-1 et. seq.) requires certain votes of the Planning
& Zoning Commission to be determined by more than simple majority of the
Planning & Zoning Commission’s quorum (e.g. 3-21-6; 3-21-14).

Planning & Zoning Commission shall be allowed to change his/her vote, but only
before the result has been announced.

Any Planning & Zoning Commissioner shall have the right to express dissent from,
or protests against, any item being acted on by the Planning & Zoning Commission,
and to have the reason therefore entered in the minutes,

If a motion is not carried by at least a majority of Planning & Zoning Commission’s
quorum, the proposal shall be considered lost.

A record of each Planning & Zoning Commissioners vote shall be entered in the
minutes of each meeting,




8. Agendas

a) The City Administration and the City Clerk shall prepare and disseminate the
agenda.

b) A copy of the agenda and supporting materials shall be prepared for Commissioners
and made available to them within a reasonable time before the hearing but no later
than 72 hours prior to the Regular Administrative hearing. The agenda, as well as
supporting documents that are a part of agenda documentation, shall be available for
review.

¢) Planning & Zoning Commissioners shall attend meetings prepared to conduct
business. This shall include a diligent review of the agenda packet before the
meetings.

d) Attendance at meetings and punctuality are of paramount importance. If a
Commissioner is more than fifteen (15) minutes late for a meeting, and such
Commissioner’s attendance is required in order to achieve a quorum, such meeting
shall be canceled. Where practical, the agenda items will be assigned to the City
Commission’s agenda for their next regular meeting.

LL. Public Meeting Procedure

All Public Hearings shall be conducted in accordance with the “Battershell Procedure™ which is
attached hereto as EXHIBIT 1.

In order to facilitate compliance with the Battershell Procedure, the City Commission has
also included a publication known as “Complying with Battershell”, which is attached hereto as
EXHIBIT 2.

PASSED; APPROVED AND ADOPTED this 26" day of April, 2023.

' da F‘G}}i@or
’ ﬁ

Augéla A, Torres, City Clerk
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CHAPTER XHI
COMPLYING WITH BATTERSHELL

In 1989, the Court of Appeals in New Mexico declded Battershell v. Cly of
Albuquerque 108 N.M. 658, 777 P.2d 386 (Ct, App. 1989) which expanded a long line of

cases dealing with Due Process requirements in land use declsions. Duke City Lumber v,

- Environmental Improvement Division 95 N.M. 401, 622 P.2d 709 (Ct. App. 1980) was one

of the first of such decisions. [n Duke Cify, the Court of Appeals announced a new
definition for “quasi judicial": |
Quas[—judicial ls a term applied fo admfnlslrative beards or officers
empowered to investigate facts, weligh evidence, and draw
conclusions as a basis for officlal actions. '
Th.eré is no question that plannihg and zoning commissions engage in such activities
when considering special exemﬁtions_, variances, and conditional uses, it is less clear
when large scale zone changes are consldered. What does this mean for planning and
zoning commissions?

New Mexico courts have consistently required that procedural due process be
afforded the parties before an administrative body acting in an adjudicatory or quasi-
Judicial role. In affording procedural due process, the bbdy must swear the witnesses and
provide for crogs examination of witnesses. The body must also avoid ex parte conta/cts

that would improperly interfere with [ta role. In addition, all evidence that is presented and

admitted into the record must be considered by the body.

37



A. Swearing of Witnesses

Battershell made it ciear that in quasl judicial proceedings, any person glving
testimony will be required fo do so under oath or affirmation. Although it is far from a
unanimous position among the several states, ths general rule with respect to zoning
héarins Is that witnesses should be sworn, and thelr iestimany taken only on an oath or
affirmation. The purpose for the oath is to awaken the witnesses' conscience and impress

the witnesses’ mind with the duty to tell the truth in both direct testilmony and cross

examination. See SCRA 11-603. Duke City was the first case to hold that witnesses

before quasi judicial bodies must be sworn: | A
Under NMSA 1978, Evid, R, 603, ev.ery witness, before testifying,
must declare by oath or affirmation that he will do so truthfully. The
parties have not cited us to any authority in New Mexico exempting
witnesses at an administrative hearing from that rule, and we have
found none.

The Hearing Examiner or Commission may, in its discretion impose reasonable
limHations on the number of witnesses to be heard, and on the nature and ieng‘th of their
testimony.

B. Cross Examination

The cross examination of all witnesses giving testimony s another essential
element of procedural due process. in Battershell, the Alhuquerque EPC denied the
parties the right of cross examination. The Court of Appeals held that it was efror for the

EPRC to refuse to permit remsonable cross examination of witnesses, This does not mean

that an exhaustive, long-winded and comprehensive cross examination is required. A
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reasonabia opportunity to confront and cross examine witnesses is all that is required by

the Due Process Clause. In conducting the hearing, the body need not adhere strictly to

the evidentlary standards applied by a court for examination and cross examination, but
the body must adhere to the fundamental principles of falmess and due process. A
reasonable opportunity to cross examine involves the right to ask questions bearing on the
testimony presented or the position taken by the witness. It might include exploration of
motivation or bias on the part of the witness, and might even touch on issues involving
conflicts of interest. Cross examination must always be conducted politely and
professionally; a witness should never be subjected to badgering or unreasonable attack
by the cross examiner.

The Hearing Examiner or Commission may, in its discretion impose reasonable
limitations on the number of paople entitled to cross examine witnesses {may be limited to

parties only) and on the nature and length of their cross examination.

C. Parties

Itis impprtant. for a variety of reasons for the Hearing Examiﬁé;' or Commission to
determine who the parties are eariy in the proceedings, preferably before the
commencement of the hearing. In an effort fo streamline the hearing process it is
permissible to iimit the right of cross examination to interested people designated as
parties. A person who ls a party is also entitled, as a matter of law to receive a copy of the
written declslon and order of the Commissicn. Parties may also be afforded extra
prasentation time over those individuals who simply want to state their support or

opposition to a proposed project or measure.
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A party may include the applicant, or histher agent or representative, an owner of
property located within a short distance of the property that is the subject of the hearing
(usually within 100 feet), an organized neighborhood assoclation that has adopted by-laws
and that includes the area affected by the hearing or land within 100 feet, the municipality
ot county, and any other people or organizations that can demonstrate a significant
interast In the subject matter of the hearing. This interest may be pecuniary or some other
direct interest in the outcome of the hearing. The decislon concerning whether a person is
a party is going to rest largely on the level of participation and involvement of the particular
Individual.

A Hearing Examiner or Commisston should first undertake to establish who the
respective parties to the hearing are in order to propetily preserve the-parties right to
participate in the hearing. Non-parties to the hearing will still be entitled to express their
views and opinions on the proposed action that is the subject of.the public hearing, they
simply may not have the opportunity to cross examine other witnesses and may not be

automatically entitied to recelpt of the final written decision of the Commission.

D. Ex Parte Communications
Ex Parte communications by, with, or among Commissioners Is strictly prohibited
.duﬁng the pendency of quasi-judicial matters. The prohibition against ex parte
communications is not applicable if the decision making process is Legislative In
nature.
1. An ex parte communication is any communication, whether oral or written

that:
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a)  Involves fewer than all the parties having a legal interest in the matter;

b) is about a pending or impending matter within the jurisdiction of the
administrative body;

c) made to orinitiated by a commission member having jurisdiction over
the matter;

An ex parte communication may include:

a)  communications with people involved in the subject matter pending
before the commission;

b) communications with people not Involved in the pending matter at all;

c) independent investigations such as visiting the site proposed for
developmexnt;

d) | communications made with the best of intentions.

Permissible ex parte communications include:

a) communications for the purpose of scheduling, administrative matters
or emergency purposes;

b) communications with the municipal attomey;

c) communications with commission staff (if any)

NOTE: This is not to be confused with communications with the

municipal planning and zoning department; which usually has a

position on planning and zoning matters and with whom such ex parte

communications would be IMPERMISSIBLE.

Ex Parte communications are prohibited for.a variety of reasons:
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a)  ItIs not falr to the other party because the decision maker may be
improperly influenced;

b) It Is not fair to the other party because the decision maker may he
Inaccurately Informed;

G) It Is not fair to the other party because the decision maker is only
provided with one side of the issue;

d) In the absence of actual Influence or misinformation, the other side
may nevertheless feel cheated and belleve the proceedings have
been tainted;

e) The commission can acquire a reputatiqn for being susceptible to
improper influence;

f) Improper ex parfe communications can invalidate the actions of the

commission,

Sample Provisions for implementation of Battershell Proceedings
1.  Designation of Parties

The Hearing Examiner or Chair of the Commission should determine, prior
to the commencement of the hearing, the parties to the hearing, because the
parties will be afforded certain rights that do not extend to other participants.
Clearly announce that the a'p_plicant or the applicant’'s agent or representative as
well as the municipality are parties to the hearing. Other people may be designated
as parties by the Hearing Eiaminer or Commission if they can demonstrate

aligibility.
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2. Testimony under oath. All people (other than New Mexico licensed
attorneys appearing on behalf of a client and presenting only legal arguments )
giving testimony before the Commission shall be éworn In under oath hefore the
proceeding by the Commission Administrator, Commission staff member, Chairman
of the Commission, or other qualified notary public, and shall be obligated thereby
to testify in a truthful manner, To assist in the orderly presentation of evidence,
people giving testimony will be divided Into three groups; {1 )' proponents; (2)
opponents; and (3) interested people. To further assist in the orderly presentation
of testimony and préparation of the minutes of the Commission, all people wishing
to testify, (as well as attorneys reprééenting clients) will be required to provide their
names and addresses in written form to the Commission staff prior to being
permitted {o testify or address tr{e Commission.

3. Manner of brese.ntations to the Commission.

a) Applicants. Applicants are asked to address and explain the
material which is the subject of their application In a succinct manner, confining
their comments to matters relevant to the application 'a'n_d the Commission's
jurisdiction and decfslon making responsibilities. At the conclusion of the
applicant's testimony, Commissioners r—nay question the applicarjt fo assist in the
Commissioner’s understanding of .thé matter'td be -con_sid.ered. This may be
followed by cross examination by municipal staff. Following qﬁeStions by the
Gommissioners and staff, other parties may pbse questions in the nature of cross
ekarnination to the applicant. (NO TESTIMONY WILL BE TAKEN AT THIS TIME).

AT

s.nof restricied ¥
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raibate of 1 Bubli fay poss duestiohs to the applioant; If the right of cross
GraRTaton e Teserlay to partisg ol this ﬂﬁa],,step‘i

b)  Staff. Municipal staff will present thelr direct testimony and position
with respect to the application or matter at hand. In the same manner, the staff will
stand for questions by the Commissioners and cross examination by the applicant
and other parties. [Some Cdffimission have siaff procBed firét'to sét'out the issues
fﬁﬁﬁfé&é SiEiSe i’o’n “This i§inthe’ didsration ot th CoffifniSiok

c) Opponents. Opponents to the application will proceed with their
direct testimony. In the same manner, the opponehts will stand for questions by the
Commissioners and cross examination by the staff, abplicant and other parties.

d)  Members of the public. Simltarly, any interested member of the
public may make a statement concerming the application pending before_z the
Commission. Anyone making such a statement will be sworh, and subject to
questioning by members of the Commisslon, staff, the applicant, opponents and
other parties to the hearing.

e} Al peopie glving testimony. Ali testimony and all questioning of
witnesses will be confined to matters relevant to the application pending before the
Commission and the Commission’s decision making authority concerning the
pending a_pplicatibn. No questions shall be asked of any Individual Commissioner -
by applicants or others testifying before the Commission except through the Chair
of the Commission. All people participating in the proceedings are expected o

conduct themselves in a courteous manner,
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4, Evidence. The Chalr of the Commission shall mark for identification and
enter into avidence, to be made a part of the racord, any relevant written document

tendered by any person during the course of the proceedings.
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CITY OF TRUTH OR CONSEQUENCES
NEW MEXICO

BATTERSHELL PROCEDURE
FOR PUBLIC HEARINGS BEFORE THE CITY PLANNING
AND ZONING COMMISSION

The agenda item referencing this procedure requires that the City Planning and Zoning (P
& Z) Commission hold a hearing where it acts in an adjudicatory or quasi-judicial role as
to the matter being brought before it. While acting in such role, the City P & Z
Commission is required to afford parties appearing before it, procedural due process,
Procedural due process requires that City P & Z Commission swear the witnesses and
provide for cross examination of witnesses. This does not mean, however, that an
exhaustive, long-winded and comprehensive cross examination is required. A reasonable
opportunity to confront and cross examine witnesses is all that is required by the Due
Process Clause, The City P & Z Commission must also avoid ex-parte contacts, Further,
all evidence that is presented and admitted into evidence must be considered by the City
P & Z Commissjon. The role of the City P & Z Commission is to serve as unbiased
decision makers. The hearing is intended to protect the due process rights of all parties
and to provide for the orderly conduct of the hearing.

The following procedures are mandated by the New Mexico Court of Appeals in the case
styled as Battershell v. City of Albugquerque, 108 N.M. 658, 777 P.2d 386 (Ct. App. 1989)
and will apply only to the agenda item referencing this procedure.

Presidine Officer

In order to assist in the orderly conduct of the hearing, the Chairperson, or in his/her
absence, the Vice-Chair, shall serve as the presiding officer who will ensuré that the
hearing is followed and enter into evidence any relevant written document tendered by
any person during the course of the proceedings. No questions shall be asked of any
individual Commissioners except through the Chairperson serving as presiding officer. It
is the duty of the presiding officer to keep the guestioning and testimony on track and to
avoid irrelevant issves and endless repetition of the same arguments or testimony,

Testimony Limited To Subject Matter

Testimony will be limited to the relevant matter of the agenda item referencing this
procedure,
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Cross Examination

Cross examination should always be conducted politely and professionally; a witness
should not be subjected to badgering or unreagonable attack by the cross examiner.

Oath

The Chairperson, Clerk, or a duly authorized designee, shall conduct the oath on all
witnesses substantively as follows:

“Do you swear to tell the truth, the whole truth, and nothing but the truth”
To assist in the preparation of the minutes of the City P & Z Commission meeting, all
persons wishing to testify, (as well as attorneys representing clients) shall be required to
state their name and address to City P & Z Commission prior to being permitted to testify
~or address City P & Z Commission,
Protocol
In order to assist in the orderly presentation of evidence, people giving testimony will be

divided into four (4) groups: (1) staff, (2) proponents, (3) opponents, and (4) public.

STAFKF PRESENTATION:

Statf is sworn in
Staff presentation
¢ Commission questions staff to assist in their understanding of the matter to be
considered
Proponents may cross-examine staff
Opponents may cross-¢xamine staff
+ Continue same process for each individual staff member

PROPONENTS PRESENTATION:

Proponents are sworn in
Proponents presentation
» Commission questions the proponents to assist in their understanding of the
matter to be considered
Staff may cross-examine the proponents
Opponents may cross-examine the proponents
Continue same process for each individual proponent
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OPPONENTS PRESENTATION;

Opponents are sworn in
Opponents presentation
Commission questions opponents to assist in their understanding of the matter to
be considered
Staff may cross-examine the opponents
Proponents may cross-examine opponents
¢ Continue same process for each individual opponent

PUBLIC PRESENTATION:

Individual public members are sworn in
» . Public members presentation
Commission questions individual public members to assist in their understanding
of the matter to be considered
Staff may ctoss-examine the individual public members
Proponents may cross-examine the individual public members
Opponents may cross-examine the individual public members
Continue same process for each individual public member

COMMISSION ACTION;

A Commission Member makes a motion

There is a second to the motion

There is discussion of the motion

The Commission is prepared to vote

The City Clerk takes roll cail of the Commission
The motion passes or fails
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Planning & Zoning Workshop / Position Paper Matrix

Updated Working Matrix — Workshop Positions, Current Code, Areas of Agreement/Disagreement & Commission Decision Points

Note: This matrix summarizes individual workshop comments and position papers contained in the materials reviewed. Unless specifically noted otherwise, these are not formal recommendations adopted by vote of the Planning & Zoning Commission.

Topic

Current Code / Existing Situation

Chris Sisney

Susan Buhler

Esther Luchini

Lisa Kent

Molly Hammer

Agreement / Disagreement

Commission Decision Points

Tiny Homes

No comprehensive tiny-home framework
identified. Existing zoning primarily relies on
dwelling-size, setback and district standards.

No separate written position
located. General workshop
concerns included appropriate
residential uses/density.

Position materials favor
compliance with zoning/building
standards; no comprehensive
separate framework located.

<400 SF; IRC/state compliance;
City utilities; skirted; aesthetically
pleasing; meet setbacks without
routine variance; fire requirements;
comply with City code.

Concerned with appropriate
zoning/location and particularly
impacts within Historic/Hot Water
area.

Supports tiny homes with clear standards.
Suggested 200—400 SF, appropriate
density, aesthetics, height limitations,
privacy protections and determining STR
eligibility.

Agreement: Clear definition, safety, setbacks, utilities,
aesthetics and appropriate zoning are needed.
Unresolved: exact size, foundation, density, permitted
districts and STR eligibility.

Define Tiny Home; minimum/maximum SF; foundation;
permitted districts; units per parcel; setbacks; parking; utilities;
height; aesthetics; STR eligibility.

Accessory Dwelling
Units (ADUs)

No comprehensive stand-alone ADU
framework identified.

No separate written position
found.

Position materials generally
support conventional
residential/building standards.

General preference for compliance
with City/state standards.

Discussed relationship among
ADUs, tiny homes and zoning
districts; no final separate position
found.

Raised policy questions including number
of ADUSs, relationship to primary home,
foundation, kitchen/bath, parking,
separate sale, STR restrictions and
distinction from RVs.

General agreement that ADU, tiny home and RV need
separate definitions. Number per parcel and STR use
remain unresolved.

Create separate ADU ordinance? Number allowed; size relative
to primary residence; parking; foundation; utilities;
sale/subdivision; STR eligibility.

Short-Term Rentals /
Airbnb / VRBO

Existing City taxation/regulatory framework
applies; workshop materials identify questions
concerning registration, tax collection and long-
term stays.

No distinct written position
found.

No distinct written position found.

No distinct written position found.

Raised registration/compliance
questions and possible caps,
location restrictions and rental-day
limits; questioned treatment of hot-
spring properties.

Generally supports STRs for
tourism/economic reasons but favors
registration, safety requirements, taxation,
host education and platform cooperation.
Raised >30-day rental/tax issues.

General recognition that STR rules/taxation should be
clear. No documented consensus on caps, geographic
restrictions or rental-day limitations.

Registration/license? Inspections? Occupancy/parking/noise?
Caps? Geographic restrictions? >30-day exemption? Platform
tax collection? Hot-spring lodging treatment?

Shipping Containers /
Conex Boxes

Sec. 11-10-4 regulates containers. Residential
districts generally require CUP; containers
cannot be dwellings; size, subordinate-use,
setback, sight-distance and nuisance
standards apply. Historic/MainStreet placement
also requires CUP.

No detailed written position
located.

One per lot; strict zoning
compliance; container not larger
than main house; no containers in
historic area; street-visible
containers screened by
approximately 6-ft solid wall/fence.
Raised possible retroactive
application subject to legal review.

No City utility connection
facilitating residential use;
painted/aesthetically pleasing;
behind primary dwelling; CUP
renewed annually; nontransferable
to new owner; restrictions on
separate rental/lease.

Strong concern about Historic
District treatment and broader
zoning consistency.

Behind principal building; no stacking;
occupancy only with proper building/fire
compliance; consider number per lot;
setbacks/easements; good repair; no
unpermitted utilities;
screening/landscaping; painting; reduced
street visibility; possible architectural
compatibility.

Strong agreement: improve appearance/location
standards and address Historic District. Open:
prohibition vs CUP in historic area; maximum number;
retroactivity; annual renewal.

Allowed districts; Historic-area prohibition vs CUP; number per
lot; location behind principal structure; screening;
painting/maintenance; utility connections; CUP renewal;
grandfathering.

Variance Requests

Existing variance provision provides relief from
dimensional/distance/parking/setback
requirements based upon property conditions
and hardship.

Emphasized appropriate
findings/safety during broader
discussion.

Specifically emphasized the seven
Findings of Fact and safety.

Questioned why applicants should
be able to seek relief when the
property/use does not meet the
code.

Strong distinction between
genuine hardship and applicant
preference; unusual lot/property
conditions are appropriate basis.

Supports tightening/clarifying the variance
process rather than eliminating legitimate
variances.

Strong consensus: Variances should address
legitimate property hardship—not convenience, cost or
simply wanting something the code prohibits.

Limit eligibility to unique physical/property hardship; identify
matters not eligible; require written findings; application
screening; address after-the-fact applications.

Special Use Permits

Existing language broadly describes Special
Use as a use not permitted by right, while
individual districts also identify particular
Special Uses.

No independent written position
found.

Participated in discussion; no
comprehensive separate
recommendation located.

Questioned why uses not
otherwise permitted should be
allowed to proceed through
Special Use/Variance processes.

Discussion demonstrated need for
clearer terminology and distinction
from temporary/special-event
uses.

Questioned distinction among Special
Use, Conditional Use and temporary
activities.

Agreement: terminology/process is confusing and
should be clarified. Unresolved: broad authority vs only
specifically enumerated uses.

Limit Special Uses to expressly listed uses? Define
duration/permanence; establish criteria; clearly distinguish from
Conditional Use and Variance.

Conditional Use
Permits

CUPs are tied to specifically identified uses
and provide continuing oversight. Existing
provisions include annual review/non-
transferability concepts.

No separate written position
found.

No comprehensive written position
located.

Shipping-container position favors
annual renewal and non-
transferability.

Recognized distinction between
continuing CUP oversight and
more permanent approvals.

Sees annual review/non-transferability as
useful for uses requiring continued
oversight.

General support for CUP where continuing City
oversight is appropriate. Open: which existing Special
Uses should become Conditional Uses.

Identify uses better handled by CUP; retain annual review?
Administrative vs public review? Revocation criteria?
Ownership/business changes?

Historic / Hot Water /
MainStreet Area

Existing planning documents identify historic
areas, but zoning treatment does not provide
all protections discussed by members.

No separate comprehensive
position located.

Supports prohibiting shipping
containers in historic area.

Supports aesthetic standards
generally.

Strongest advocate for
separate/special treatment of
Historic/Hot Water area rather than
treating it exactly like other
districts.

Supports additional privacy/aesthetic
considerations, particularly with tiny
homes/ADUs.

General interest in greater protection. No consensus
on separate zoning district vs overlay vs use-specific
restrictions.

Establish boundary; overlay vs separate zone; shipping
containers; architectural/aesthetic requirements; height/privacy;
signage; applicability to existing development.

Zoning Map / District
Boundaries

Map and district structure need targeted
review; annexation toward airport raised
mapping/designation questions.

No specific written map position
found.

Raised questions concerning T-
1/City boundaries.

No comprehensive map position
found.

Began citywide review but
determined it was too broad;
shifted attention to problem areas,
especially Historic District.

Agreed entire map review was too large
for one position paper/workshop.

Agreement: do not attempt wholesale rezoning in one
effort. Address specific problem areas.

Phased map review; Historic/Hot Water first?
Airport/annexation area? Reconcile annexations/plats; consider
overlays rather than changing base zoning.

Manufactured Homes /
Manufactured Home
Parks

Existing code contains manufactured-home
and district standards. Identified as a future
review topic.

No written position found.

No detailed position found.

No detailed position found.

No completed position identified.

Did not identify an urgent problem; viewed
as a longer-term roadmap item.

Not developed enough for consensus.

Determine whether existing code needs amendment before
undertaking additional work. If yes: age, aesthetics, permitted
districts, parks and relationship to tiny homes.

RVs / RV Parks /
Permanent RV

Existing discussion indicates RVs are not
intended as dwellings on ordinary lots;

Recognized that residents are
using available housing options

Concerned about permanent RV
living and fire/life safety; favored

No separate written position found.

Recognized RVs generally are not
designed for permanent

Raised overlap among RVs, park models,
tiny homes and ADUs; favors clearer

Agreement: safety and definitions need attention.
Unresolved: extent of regulation/inspection of existing

Permanent occupancy; fire/safety standards; inspections;
grandfathering; compliance period; owner responsibility;

Occupancy established RV parks are treated separately. and the issue may increase. owner responsibility. occupancy but favored reasonable definitions. parks. distinguish RV/park model/tiny home.
standards for existing parks.
Kennels Current zoning permits/restricts kennels Questioned whether kennels No separate position found. No separate position found. No separate detailed position Proposed significant setbacks from Agreement that residential impacts warrant additional Allowed districts; commercial vs private kennel; animal limits;

depending on district/use.

should be permitted in
residential districts, particularly
R-1.

found.

residential property, possible reduction if
soundproofed, plus noise/odor standards.

review. Difference: exclusion/restriction vs allowing
with performance standards.

setbacks; noise/odor/sanitation; annual review.

Sign Height / Sign
Regulations

Sign Heights was specifically placed on the
May 11, 2026 agenda for discussion.

Raised dark-sky considerations.

No separate position located.

No separate position located.

Concerned with visual
prominence/illumination of large
signage.

Had comments/material relating to sign
issue.

Concerns center on height, illumination, visibility and
neighborhood/community impact. No final consensus
located.

Maximum height by district; illumination; dark-sky standards;
electronic signs; residential/historic-area restrictions; existing
signs.

Abandoned /
Dilapidated Properties

Primarily identified as possible future topic
rather than developed zoning amendment.

No stated position found.

No stated position found.

No stated position found.

Raised unsafe structures,
rodents/animals, weeds,
mosquitoes, fire hazards and
possible community cleanup
efforts.

No detailed position found.

Not sufficiently developed for consensus.

First determine whether issue belongs under zoning,
nuisance/code enforcement or dangerous-building provisions.
Then determine enforcement vs assistance/cleanup approach.

River Rules / Signage /
Motorized Vessels

Not part of the core zoning rewrite, but
specifically raised during P&Z discussion.
Jurisdiction may involve City, private property
and BOR.

Participated in discussion.

Specifically requested follow-up
regarding river rules, powered
vessels/jet skis, glass and
signage.

No separate position located.

No separate position located.

No separate position located.

Request for information/follow-up, not a developed
P&Z policy position.

Staff determine jurisdiction/current rules first; then determine
whether any portion requires P&Z action.

Public Permit
Education

Members discussed situations where work
occurs before zoning/building approval.

No separate position identified.

No separate position identified.

No separate position identified.

Raised concern about applicants
seeking forgiveness after work is
completed and need for education.

Participated in broader discussion.

General support for better public education.

Primarily staff action: permit guide, website/social media, utility
bill information, signage, etc.

Overall Chapter 16 /
Code Review

Chapter 16 workbook was distributed so
members could identify individual sections
requiring amendment.

Supports clearer/enforceable
standards based on workshop
participation.

Emphasizes clear rules and safety
criteria.

Frequently questioned processes
that allow applicants to seek
exceptions from otherwise clear
requirements.

Favors addressing specific
problem areas rather than
attempting an entire-code rewrite
simultaneously.

Supports clearer definitions and standards
rather than repeated case-by-case
interpretation.

Strong overall agreement: code needs clearer
language, but work should be broken into manageable
subjects.

Establish formal priority list; complete one policy package
before moving to next; use explicit Permitted / Conditional or
Special / Prohibited structure where practical.
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