
CITY OF TRUTH OR CONSEQUENCES 
PLANNING & ZONING COMMISSION  

AGENDA 
MONDAY, MAY 11, 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, May 11, 2026 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. April 13, 2026 

 

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

4. PUBLIC HEARING  
a. Discussion/Action: Request for Vacation of Plats at W. Austin Street.  
b. Discussion/Action: Request for Vacation of Plats at 418 Locust Street.  
c. Discussion/Action: Request for Plat Amendment at 2300 Veater. 
d. Discussion/Action: Request for a Variance at 1199 E. Riverside.  

 
5. WORKSHOP:  

a. Shipping Containers  

 

6. DISCUSSION: 

a. Sign Heights 

7. REPORTS FROM THE BOARD  
 
 

8. REPORTS FROM STAFF 



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

MINUTES 
MONDAY, APRIL 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 Monday, April 13, 2026 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: 
  Traci Alvarez, Assistant City Manager 
                          Katy Martinez, Deputy Clerk  
                          Tyler Knull, Code Compliance Officer 
                                                        

1. APPROVAL OF AGENDA: 
Vice Chairman Buhler made a motion to approve the agenda. Member Luchini seconded the 
motion. Motion carried unanimously. 
 
 

2. APPROVAL OF MINUTES: 
a) March 9, 2026. 

Member Luchini made a motion to approve the minutes. Member Hammer 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: Conditional Use Permit at 1107 N Bosque. 

 
Assistant City Manager Alvarez: Good afternoon, I just want to start off by letting the board 
know that we are aware of all the violations in this area and working on getting them 
addressed. Keep in mind that is not what we are here for on this issue. The applicant is here 
with a conditional use permit request. Per our code you have to have a conditional use permit 
to have a shipping container on your property. The shipping container has been on the property 
since before shipping containers were in our code.  
 
Chairman Sisney: Does a conditional use permit transfer with the sale of a property?  
 
Assistant City Manager Alvarez: If their property sales or changes hands then that lot needs to 
go back into normal compliance.  
 
Member Kent: A conditional use permit does not stay with the property upon sale. It’s for 
whoever it’s been issued to which would be the current owner.  
 
Assistant City Manager Alvarez: I would have to review my notes. I think conditional use is only 
applicable to the specific property owner.  
 
Member Hammer: It is. It’s annual and it does not transfer with the sale of the property. Were 
as a variance is permanent.  
 
Chairman Sisney: It was stated that they were out of compliance. Are the setbacks and 
everything else is good?  
 
Assistant City Manager Alvarez: Yes.  
 
Chairman Sisney: Ok so the only thing out of compliance was that the shipping container hadn’t 
been permitted yet.  
 
Assistant City Manager Alvarez: It hadn’t been approved correct.  
 
Member Hammer: The other odd thing about this conditional use permit and the storage 
container is that there is not a residence on the property.  
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Assistant City Manager Alvarez: Correct. There is not a structure which is part of the approval of 
the conditional use permit. Their action would be if you wanted to recommend approval it 
would be to recommend the approval of the conditional use permit to allow the storage 
container on a property without a main dwelling or principal building.  
 
Member Hammer: Did you get any feedback from the public.  
 
Assistant City Manager Alvarez: I have not received any.  
 
Member Kent: It stated that there was a fence around the property. Is it a privacy fence or just 
a chain linked fence?  
 
Assistant City Manager Alvarez: It’s a privacy fence. 
 
Member Kent: The aerial view doesn’t show.  
 
Assistant City Manager Alvarez: The aerial view is kind of outdated it’s from 2024. Their lot is 
great though.  I was out there today and it’s very nice. I will say that as soon as the applicants 
were notified by code enforcement, they were reactive immediately and in the office to see 
that they could do.  
 
Chairman Sisney opened the public hearing.  
 
Proponents:  
 
No Proponents  
 
Opponents:  
 
No Opponents 
 
Chairman Sisney closed the public hearing.  
 
Vice-Chairman Buhler made a motion to recommend approval to the City Commission for a 
Conditional Use Permit at 1107 N Bosque on the lot without a principal dwelling. Member 
Hammer seconded the motion. Roll call vote was taken. Motion carried unanimously. 
 
 
 

5. WORKSHOP: 
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Assistant City Manager Alvarez: I’m going to hand out a workbook of chapter 16 planning and 
zoning where it identifies each subsection. It’s pretty simplified and it will say like article 1 is 
there something in there you guys wish to update yes or no or if you guys want to leave it as is. 
That will also help us to funnel things for your review. This isn’t something you need to do this 
evening if you want to review it and get it back to us in a couple of weeks, that gives us time to 
start compiling items for your next planning and zoning meeting.  
 
Member Hammer: This is good, thank you and thank you to Manager Whitehead.  
 
Assistant City Manager Alvarez: We have a big budget meeting for the commission all day 
tomorrow, so he does send his apologies for not being able to attend.  
 
Vice-Chairman Buhler: At the last meeting he did say he would find out what the rules where 
for the river.  
 
Assistant City Manager Alvarez: I will follow up with him.  
 
Chairman Sisney: You talking about powered vessels? 
 
Vice-Chairman Buhler: Yes, everything. There should be some type of signs.  
 
Chairman Sisney: Yes, if we don’t nip it in the butt there are going to be jet skis and all kinds of 
that stuff.  
 
Code Enforcement Officer Knull: As far as I know that is the Bureau of Reclamation.  
 
Assistant City Manager Alvarez: The question of it is the enforcement of it. Is there something 
that the city can do for potential enforcement? Is the County enforcing that?  
 
Vice-Chairman Buhler: A sign.  
 
Assistant City Manager Alvarez: Who do we call if there is an incident? We don’t have anything 
in place so the question with the city manager is that something we can look at putting in place. 
I know it has come before commission.  
 
Vice-Chairman Buhler: I think signage is really important especially for glass containers in the 
river and things like that. I personally have known people who have stepped and injured 
themselves with glass in the river. The use of the gas boats and jet skis.  
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Assistant City Manager Alvarez: I don’t know about putting signage on the riverbank obviously 
on any riverbank area that is adjacent to city property that is something that we can look at but 
a lot of the riverbank is on private property or it is BOR property so we will have to find. It’s kind 
of like state DOT I can’t just approve a sign that goes out on Broadway, Main or Date those 
things have to go up at the state level. The state may say no you can’t do that. Like the 
downtown area where everyone has sidewalk signs those are technically not allowed by state. 
They are good at turning a blind eye unless somebody calls in a complaint.  
 
Member Kent: I think at a minimum for the river the new boat ramp is on city property.  
 
Assistant City Manager Alvarez: That will have signage.  
 
Member Kent: That is going to have a lot of good signage about safety and what is and isn’t 
allowed. There are a couple of put in and take out points on the river that probably we could 
encourage them.  
 
Assistant City Manager Alvarez: We have the big one at the end of 3rd Street by the bridge area 
that is all Ted Turner property.  
 
Vice-Chairman Buhler: Rotary Park would be a good place also.  
 
Assistant City Manager Alvarez: Rotary Park is a good one. They have signage that they are 
working on. They just announced at the last commission meeting that OJ received funding of a 
master plan for Rotary Park as well as a Feasibility study for the surf wave. Those are all things 
that we can look into. I just don’t know, other that Ralph Edwards Park and Rotary Park, where 
else to put signage without it going into BOR or private property. I will relay that info to the city 
manager.  
 
Vice-Chairman Buhler: You know where you go across the bridge that’s where a lot of people go 
into the river there.  
 
Member Kent: But that’s not city property there.  
 
Vice-Chairman Buhler: I don’t know whose property it is. I would think that some residents 
wouldn’t mind maybe having a sign either as long as it wasn’t permanent.  
 
Chairman Sisney: The houseboat that’s on the riverbank does that guy still own that property?  
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Assistant City Manager Alvarez: I think that is technically under code right now so it’s not 
something he can talk about.  
 
Chairman Sisney: Does he still own the property?  
 
Code Compliance Office Knull: I can’t really discuss this.  
 
Chairman Sisney: That guy use to rent jet skis out of that place.  
 
Member Kent: Nobody lives there anymore and they haven’t been doing that for several years.  
 
Code Compliance Office Knull: It does look vacant. I haven’t received any further continuation 
of violation but after taking it to court I haven’t heard anything.  
 
Member Luchini: He is under code is that you said.  
 
Code Compliance Office Knull: It’s under me right now and I’m going through proper 
enforcement.  
 
Assistant City Manager Alvarez: I can tell you clear back when it was set up before Tyler even 
started code enforcement and I had code enforcement we had code issues that even went 
through our municipal court at that time. Just simply the houseboat there alone is a violation of 
our code. Like we have said we can take things to court all we want but we can only get so far. 
That’s one of the things that hopefully restricting this and what Tyler and the city manager and 
his department are working on for a potential different way to handle these properties will help 
us.  
 
Member Luchini: Is that private property?  
 
Assistant City Manager Alvarez: Yes. It’s a really little triangle property.  
 
Member Luchini: Does he have utilities there?  
 
Assistant City Manager Alvarez: No. I can’t speak on electric out that way it would be Sierra 
Electric Coop but there is no sewer and water from the city.  

a. Special Use Permit 
b. Variance Request  
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Member Hammer: When we make a recommendation to approve a variance request and the 
city approves it according to the notes its forever. Is the any point and time where you either 
get more data or you realize the data that you received wasn’t sufficient and then you can 
review that again.  

 

Assistant City Manager Alvarez: Yes, that comes with property inspection getting out in the 
field. Which is something I’m not as good at now but that’s why I rely on Tyler a little bit more. 
We have had a couple of instances where we allowed a variance for a mobile home. The 
pictures they submitted made the mobile home look like it was really nice but when that 
mobile home got put on the property it was not nice. They were issued a few different letters 
on bringing it into compliance for the variance they requested. When they didn’t meet that 
compliance, I followed up with the property owner, and when the property owner themselves 
realized that they were going to be potentially in violation and could incur cost, then the 
property owner acted. That’s where we rely on eyes in the field with our other departments. If 
they see something that shouldn’t be happening out there, those are things to visit. Maybe 
there is a difference in the way we structure a variance request. Tyler and I had that 
conversation right before coming here and he has a very different view on a variance request 
and what he has learned at the planning and zoning conferences, versus the processes we go 
through that have been just sort of set and play over the years.  

Member Hammer: Are you speaking to that today?  

Code Compliance Office Knull: If you would like.  

Member Hammer: Do you have a brief summonses.  

Code Compliance Office Knull: Basically, every city has sort of a different way that they issue 
variances. What cities are realizing that they are getting themselves into is they have been 
issuing variances for “I don’t want to put a side obstructing fence because that cost too much 
money”. “I don’t want to meet that set back because I want more yard space. I want it more 
over here” whatever that might be, but their lot is conforming to what the code says is a 
conforming lot. It’s a square 100 feet by 100 feet lot you can meet set back requirements pretty 
easily on that lot. You should be able to not need a variance to meet our code. Now if your 
property is a triangle, you’re not going to be able to meet set-back requirements very easily on 
another side trying to get it up to another side. That would be where we should be issuing 
variances rather than just issuing variances because it’s hard to meet the standards of the code 
because that costs too much money or it’s too hard. What our current code actually says is that 
we should only be issuing variances for non-conforming lots, irregular shaped lots or lots that 
are too small. One example would be the gentleman that wanted to build a house on Riverside 



8 
 

on that small lot that could be something a variance could legally per our code be issued for 
because it’s a non-conforming lot. It’s not his fault the lots not conforming. He could get a 
variance for it but if the lot was big and he could safely put something we shouldn’t be going 
further with that variance request.  

Assistant City Manager Alvarez: I think what you guys are seeing is if somebody wants to do 
something that outside the code then they request a variance. That’s kind of the direction the 
city code has been taken in the past. The recommendation from the city attorney and because 
isn’t even though like he said it says that there is a section somewhere within the code or 
somewhere in the language that leaves it very open-ended. That said, if it doesn’t meet the 
standards, you take it for a variance. That is something you guys can review - how strict do you 
guys want to get. That’s what City Manager Whitehead said. If it’s not in the code, do you guys 
just want to say we are not going to review or issue variances unless it is non-conforming or 
unless it meets these certain standards? 

Vice-Chairman Buhler: Well, it should meet at least the 7 findings of facts. These are the 
guidelines in the back of every packet. I think everybody needs to put that to the test. It’s 
important. Safety should be the most important thing.  

Member Kent: I think another thing we see is people asking forgiveness rather than permission. 
They have already done it and then they say they didn’t know. Then they come in and ask for a 
variance. We are then put in a hard position because do you tell them to take it all down. We 
have had a lot of those also. People need to be more aware of what requires permits. That’s 
more of an education thing. Even fences I don’t think people realize you need a permit to put 
up a fence and we have plenty of fences in violation of many things.  

Assistant City Manager Alvarez: There is no permit required to put up a fence.  

Member Kent: You have to bring your plans to the city.  

Assistant City Manager Alvarez: Any improvements you do, you should bring in a site plan. I 
actually get a lot of people that come in with fence stuff. I had somebody that was in my office 
today because they wanted to do an 8-foot fence all the way around their yard, but they can’t 
do an 8-foot fence in the front yard. There are not permit requirements. Our code, there again, 
is based on back when we had a building inspector and not zoning approval. So, it’s very broad 
and says any improvements need to go through the building inspector. What I tell people if you 
are building a fence even if you are building the fence exactly what our code says 
recommendation is for you to bring a site plan in so I can put it in your file so if somebody calls. 
But there is nothing in our code that says they have to do that.  
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Member Kent: So, when they don’t do that and then they build it against the code then they 
are going to come in and ask to be forgiven.  

Assistant City Manager Alvarez: I think that’s where people not only need to educate 
themselves better, but we are trying to get things out there, especially with our public 
information officer on our website, social media, and utility bills. Stuff that says don’t forget 
you have to a, b, c, and d. Right now, we are dealing with a lot of sign-ups for Daupler, so if you 
are without water, you know why. Those are conversations we have had with our public 
information officer, is getting little things like that out. Watering the April schedule should be in 
effect for watering. We have not done a good job letting people know.  

Member Kent: I have never seen that I didn’t know we had a schedule.  

Member Hammer: I really like what the public information officer is doing. I love the page I 
actually went there today. It could be a tip of the month like permitting “did you” without it 
sounding putative just like this is how our city works.  

Assistant City Manager Alvarez: I think Tyler helps with the PD website and Instagram page and 
they do little things like that. That’s a good idea of getting those things out there.  

Member Luchini: Those electronic signs seem like a good source of giving out information.  

Assistant City Manager Alvarez: Have you guys submitted anything yet on these items or are 
you guys work shopping and then you will submit your input.  

Vice-Chairman Buhler: I did turn in a Connex box paper to Manager Whitehead. This has been 
several meetings ago, but I did turn one in.  

Deputy Clerk Martinez: Anything that was at the previous meetings that was a workshop item, 
that was the second email that I sent where it stated that I wouldn’t be printing it because of 
the size of the file.  

Assistant City Manager Alvarez: If you get a chance review and see if that was in there. If not, I 
can follow up. I would say if you are going to turn something in, maybe copy the clerk’s office 
also. 

Member Hammer: Is the plan to review and revise all the ordinances coming up soon? I know 
manager Whitehead talked about it a few times but is that coming up on our road map?  

Assistant City Manager Alvarez: I think so I know he’s got a really good binder. I was talking to 
Katy about that he was looking for a couple of minutes that he was having trouble finding. I 
think he is putting together some stuff and then this information as well. I know he has talked 
to Tyler as well about it because Tyler will be working closely on that. We had to get through all 
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of the animal ordinance. I think that one is finally finalized. We are looking at getting something 
to you guys. Keep in mind that the rest of this month and May is a little crazy in all of our 
schedules because we do have our department budgets we are working on. For me I have grant 
deadlines, submissions and lots of projects going to bid. Lots of projects have been bid and lots 
of construction getting ready to start.  

Member Kent: I am putting together my position paper on zoning, map and districts. It was 
more than I thought it would be.  

Assistant City Manager Alvarez: It’s a lot I was surprised when I started doing some research.  

Member Kent: I’m still working on that one.  

Member Hammer: It seems like when we start having the conversation about ADU or tiny 
homes I’m sure that Manager Whitehead is going to bring that into ordinance discussion. We 
can discuss at that time the zoning, maps and stuff like that because it will duck tail nicely.  

Member Kent: Yes, they all kind of intermingle. It’s weird because they are all separate but then 
they all intermingle.  

Assistant City Manager Alvarez: They do. I would say really look at those zoning maps and 
maybe start thinking about areas that you guys have talked about and maybe only having 
certain areas that are allowed. Maybe start thinking about what areas you would not want to 
allow those in. If it’s a broad area that you want to allow something, then maybe you need to 
figure out the area that you don’t want.  

Code Compliance Office Knull: I would add to that, specifically say do not put it here if you don’t 
want to be there. Yes, here and no here please.  

Assistant City Manager Alvarez: We say that as we are laughing because that is an issue that we 
have. I’ll bring chickens and roosters into play. Our municipal code identifies areas where you 
can have animals of that sort. It does not say you cannot have them. People that live in the 
downtown district don’t necessarily expect to hear a rooster in the morning or have chickens.  

Member Kent: That opens the door for them. They’re not in violation of anything.  

Assistant City Manager Alvarez: Right, it doesn’t say they can’t. So, what we have found is that 
does not stand up in court. It should be common sense, and we all know that if it says you can 
have in R4, but it doesn’t say you can have R1, 2, and 3, then you shouldn’t be allowed to have 
it, but our code does not say you cannot. Keep that one in mind. Or goats.  

Vice-Chairman Buhler: Pigs.  
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Member Hammer: I have ducks across the street.  

Vice-Chairman Buhler: There are people that have had pigs over by the cemetery.  

Assistant City Manager Alvarez: I think if you guys are going down the line you look at 
something like special use permit. I think  what I would ask the board to do for special use, 
variance request and conditional use but especially the special use and variance request is think 
about what items that come to you guys requesting those and where you have maybe felt like it 
was a situation where you didn’t necessarily want to approve it but our code didn’t give you 
enough guidance on whether or not you should approve it. Those are kind of the things that we 
want to be able to identify.  

Vice-Chairman Buhler: I don’t think that we should someone approve some one to live in a 
motor home anywhere in the city. They don’t have smoke detectors in them. They are not 
made for permanent-type living situation.  

Assistant City Manager Alvarez: Are you including an RV park in that as well because that’s 
private property? 

Vice-Chairman Buhler: Well, you know, if someone has an RV park they better have in their 
main area, laundry facility or restroom they better have some fire extinguishers. They better 
have something that would help a situation like that because a trailer can burn fast before a fire 
truck could ever get there.  

Assistant City Manager Alavarez: The only thing we have to be careful of when you put certain 
restrictions on like that. I hear you and I agree with you 100 percent. We have that section of 
the code that says RV’s can not be used as a dwelling unit on any city lot. An RV park is different 
because it’s private property, so once you go into the private property section, we can’t 
mandate like with the Short-Term Rentals, that there is certain items that they have to have on 
hand and maybe look at what that list is for short term rental and we put that into something 
that we can enforce on a private property situation. It gets a little bit stickier when you get into 
private property. Mobile home parks are the same thing. We have conditions that they have to 
meet, but then if they meet those conditions at the onset we don’t have the enforcement to 
continue to go onto their private property area. Unlike a short-term rental which we do those 
as annual inspections. Those are the things to think about changing within the code. Give us the 
ability to enforce and the courts the ability to follow through.  

Code Compliance Office Knull: To help you out with that specific section the City of Carlsbad is 
having a really big problem with that. They presented some stuff at the last Zoning Officials 
Conference where they talked about revising the code on how they allow people to live in 
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motor homes, RV’s and things of that nature. That might be worth looking into just to at least 
get some wheels turning.  

Member Kent: It’s been approved in their code if we of look?  

Code Compliance Office Knull: I believe so. They were talking as if it had been.  

Vice-Chairman Buhler: Can we get a copy of that.  

Code Compliance Office Knull: It should be online I don’t specifically have a copy of it. I’m sure 
you can contact the city themselves and have them email you a copy. 

Assistant City Manager Alvarez: The City of Aztec I believe is another one that re-did a lot of 
their code a while back. I know when I was looking at wanting to tackle some of these codes I 
downloaded a bunch from the City of Aztec because I like their structure.  

Code Compliance Office Knull: I have used the City of Aztec as well to help with revising some of 
our code as well.  

Vice-Chairman Buhler: I see this becoming more of a problem. I really do.  

Chairman Sisney: People are living as they can. It’s going to get worse also.  

Assistant City Manager Alvarez: I will say when you are looking at the potential of RV parks, 
Short-Term Rentals, tiny homes and ADU’s I have had some of the oddest questions come up 
lately. I have one guy that wanted to know if he can take a boat dig a whole in the ground and 
sink the majority of the boat in the ground and then rent it out as an ADU. The oddest things 
are coming across my plate.  

Member Kent: That’s when we might want to say requires a foundation.  

Assistant City Manager Alvarez: Maybe it’s because we have the Glamp Camp that went 
through years ago and it has some really unique places that you can stay in. I don’t know if 
people are wanting to kind of come up with that type of area.  

Vice-Chairman Buhler: I think they should definitely be inspected by the fire marshal. I think 
that would be an important thing.  

Assistant City Manager Alvarez: Those things do go through Fire Marshal approval. Every 
development has to have Fire Marshal signature on it.  

Vice-Chairman Buhler: That’s good to hear.  



13 
 

Assistant City Manager Alvarez: Even Short-Term Retal inspections are approved through either 
the fire chief or a designee that he has. That he has designated to review.  

Vice-Chairman Buhler: Most RVs are not permanent living.  

Member Kent: They are not. If you actually read the definition of an RV and the standards they 
are built to. They are not meant to year-round. But that’s besides the point. Our town is full of 
RV parks. We can just say no more RV parks, but they also should be required to have some 
standards. To how they operate them safely and things in place.  

Assistant City Manager Alvarez: How do you transition that. Like you said we have a lot of RV 
parks so if you implement a code that says RV parks can have stays longer than 90 days or 
something. If you implement something like that how do we transition that to existing.  

Member Kent: I don’t know if it’s something like that. Is it really a 90-day thing or is it that there 
is safety things.  

Vice-Chairman Buhler: I think you have to make the owners.  

Member Kent: You give them time to comply.  

Assistant City Manager Alvarez: That is what we need from you guys how long of a period of a 
time.  

Vice-Chairman Buhler: You have to make the owner responsible.  

Assistant City Manager Alvarez: But also keep in mind that requires follow-up and staffing. We 
have to prioritize. We would love to do it all. I would love to have Tyler be doing a lot more 
planning and zoning stuff. Unfortunately, he has one animal control officer, and we have yet to 
fill that second position that has now been open for almost a year. So, we also have to take that 
into consideration. I’m not saying don’t do it. I’m just saying that we need to take it off in small 
chunks and prioritize what the priority is so that we have the time to implement something. 
Otherwise, we are just going to be buried under all this and it’s not going to happen.  

Vice-Chairman Buhler: It has to be common sense type applications. That people could actually 
deal with.  

Chairman Sisney: Do you have to go to the academy to be an animal control officer?  

Code Compliance Office Knull: The state doesn’t require any specific training.  

Chairman Sisney: You just can’t fill that position? 

Code Compliance Office Knull: No. 
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Chairman Sisney: Is it posted?  

Assistant City Manager Alvarez: We have a few positions posted in the city. I think it’s just a 
different dynamic now a days. There are things that are allowed and legal that are not allowed 
or possible to work for municipal government, that poses an issue. We have potentially some 
great applicants, but they also have to be able to pass a drug test. When you legalize marijuana 
it’s hard.  

Chairman Sisney: If its legal substance why do you have to pass a drug test? 

Assistant City Manager Alvarez: Because we are a government.  

Member Kent: You can’t show up drunk and you can’t show up high.  

Code Compliance Office Knull: We are considered safety-sensitive.  

Member Kent: My husband works in a hospital. Yes, it’s legal but no he can not show up to 
work high.  

Chairman Sisney: No, you can’t show up to work high just like you can’t show up to work drunk.  

Member Kent: That’s why they have to be able to pass a drug test.  

Chairman Sisney: Some places don’t check you all the time.  

Member Kent: You never know when they will. Random drug test.  

Assistant City Manager Alvarez: The difference is if you do a random test and you have alcohol 
in your system the level or volume of alcohol is much more delineated and they can determine 
potentially did you just drink or was this a carry over from last night. I think you can do hair 
follicle or saturation test, but the cost is so high right now. They wouldn’t be able to tell if 
someone used marijuana 2 weeks ago and their drug test, it’s going to be in their system. 

Chairman Sisney: Seems kind of silly to make you fail a test for marijuana when its legal. 

Member Kent: Exactly, time to give up a vice, find a new one I don’t know.  

Assistant City Manager Alvarez: Long conversation, just bite this off in chunks for us so we can 
make sure we can implement it with the staffing we have. I noticed Conex boxes are on the 
agenda.  

Member Hammer: I think that’s carry-over. We did a position paper on Conex boxes. 

Member Kent: We haven’t really reviewed it or talked about any of that. We probably need to 
look at the papers and discuss.  
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Assistant City Manager Alvarez: Is that specific, then, to shipping containers? 

Member Kent: Yes. 

Chairman Sisney: So, we’re done with Conex boxes? 

Member Hammer: Yep. 

Vice-Chairman Buhler: Maybe. 

Assistant City Manager Alvarez: I think at the last meeting, I provided you guys with some 
information and history on potentially the process of re-zoning. It is a big bite, it’s not unheard 
of and can be done. 

Member Kent: When I look at this map, for me, I look at the historic district, and I just think that 
kind of needs its own special little something, and not be lumped in with everything else, 
because it is a historic district. That’s what I have been mulling over. 

Assistant City Manager Alvarez: I think our downtown master plan – I’ll take a look, but in one 
of those plans, it actually identifies the historic district, and there’s kind of a boundary. It’s kind 
of weird, because I would have expected that to be identified in the code side of things too, as 
opposed to commercial. So, it might be something where because it’s already identified, that 
we could identify it in the code, we could say, “Conditional use permit for shipping containers is 
not allowed” or “Shipping containers are not allowed in the designated historic district.” And 
that might already be designated, so that might be one step less that we have to do. But I’ll find 
that map and send it out to you guys. It’s going to be a rough map, because I don’t have any 
original documentation. So, it’s just what’s been probably scanned multiple times, but I think 
it’ll give you guys a good idea. 

Vice-Chairman Buhler: And the T-1’s are part of the city limits? 

Assistant City Manager Alvarez: Correct, yes. We are currently working on, on your map what 
you don’t see, is where we annexed to go to the airport. Our map was never updated after they 
annexed in, and it’s a really funky – you’ll have to look at the map on the parcel thing – it’s a 
very long stretch before it goes up to our airport, annexes in our airport and the properties that 
all surround the airport. We are doing a lot of review to figure out how they designated that 
back in the day, and it looks like they identified areas up there, some of them, as an RPUD, 
residential planned unit development, I think, as well as a commercial planned unit 
development, as well as potentially industrial area, and then of course, we have airport overlay. 
I’m just giving you guys a heads-up on that, our code does talk about those items, take a look at 
that because there is the potential that we may have some development coming in and up that 
direction. So, I don’t know if that’s something, once they finalize what they need to finalize on 
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their plot stuff, if they’re going to develop, that might be something that would be coming to 
the commission. 

Member Luchini: What is in this outcropping on the north side in the T-1 transitional zone? 

Assistant City Manager Alvarez: That’s the cemetery. 

Member Hammer: So that’s cemetery road right there? 

Assistant City Manager Alvarez: That’s a good question, its cemetery road, but we’ve also heard 
that it was supposed to be Dr. Hubble drive. 

Member Kent: So, then that’s where the Love’s is going, right over there? 

Member Hammer: Yeah. 

Member Kent: Has anybody seen the sign when you drive up Foch yet? 

Member Hammer: That was my comment. 

Member Kent: When you’re driving up Foch, the hill, the sign just looms front and center, so as 
soon as they light that up, it’s going to be glowing in town all 24/7. 

Chairman Sisney: How is that going to meet dark skies or whatever? 

Member Hammer: Are we still in workshop? 

Member Kent: We just divulged, sorry. 

Member Hammer: I have a whole thing on the sign when we’re ready. 

Member Kent: Well, let’s talk about it, because I have a lot of thoughts on signs. 

Member Hammer: Chairman, are we finished with the workshop? 

 

c. Conditional Use Permit 
d. Connex Boxes  
e. Review of Zoning Map and Districts 

 
Assistant City Manager Alvarez: Before we go to reports from the board, just so I do my notes, 
so you guys are doing position papers on the zoning map? 

Member Hammer: I don’t think I’m ready, I think it’s too big. 
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Member Kent: Well, if we have something specific about it. 

Member Hammer: Maybe the historic district? 

Member Kent: Well, that’s kind of what I was focusing on, like I can’t do the whole thing. 

Member Kent: Personally, for me, like I said, the historic district is something of concern to me, 
so that’s where I’m kind of focusing what I’m going to write on. Maybe there will be a couple 
other little things, but no I’m not doing this entire map and the whole entire city. That’s too 
much at once. 

Assistant City Manager Alvarez: And you guys think you already did your position papers for 
Conex boxes? 

Member Kent: I’m not sure I did one. 

Member Hammer: I think I did. 

Vice-Chairman Buhler: I think I did, I’ll revisit mine. 

Assistant City Manager Alvarez: Partial yes, partial no. 

Member Luchini: I know we’ve done one. 

Deputy Clerk Martinez: Will we be bringing that back at the next meeting? 

Assistant City Manager Alvarez: Position papers for shipping containers, we still need to finalize 
those. 

Member Hammer: So, we’re putting a lot on our next meeting, I think maybe filling this out? 

Assistant City Manager Alvarez: Probably not at the next meeting, I will tell you right now, you 
have four public hearings coming to your next meeting. Maybe we need to roll this to the June 
meeting and that will give you guys even more time to do stuff. Unless you want something, 
unless you want to maybe pick one of these items to discuss, but you do have four public 
hearings coming to the next meeting. 

Vice-Chairman Buhler: I think we should postpone it to June, I think that’s a good idea. 

Member Kent: Well and that gives us time. 

Vice-Chairman Buhler: Gives everybody some time. 

Member Hammer: And when do we want to turn this in, next meeting or the following? 
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Assistant City Manager Alvarez: Gary was hoping maybe you guys could just fill this out 
individually, and maybe get it to us in the next week or two weeks. That way we can start 
compiling our information.  

Vice Chairman Buhler: And drop it over to The Clerk’s Office? 

Assistant City Manager Alvarez: Yes, to Katy. You can turn it into the Clerk’s Office, and she’ll 
get it over to Gary. 

Member Hammer: Is there a digital copy that you might send that we could fill out online? Or 
do you want us to submit. 

Deputy Clerk Martinez: You can scan it in and send it. 

Member Hammer: I can edit a PDF. 

Assistant City Manager Alvarez: Gary made it, so let me just ask him if he has a digital. 

Member Hammer: It looks like it’s a PowerPoint. 

Assistant City Manager Alvarez: Would everybody like it in digital form? 

Vice-Chairman Buhler: This is fine for me. 

Member Luchini: No, this is good with me. 

Member Kent: I’ll take a PDF if you have one. 

Assistant City Manager Alvarez: Variance request, special use, and conditional use permit: you 
guys have submitted info on those, or you’re still reviewing? 

Member Hammer: I think it was requested, and I don’t think anybody turned theirs in. I think it 
was tightening up some of the language on variance and special use. I think, to your point Traci, 
is making sure the ordinance says “You can’t have this in this zone.” That type of thing, and it’s 
not variance request, but, well I guess it is, it’s all included, but I don’t think we have anything 
specific about the language in these ordinances. 

Member Kent: We were all supposed to review. 

Member Hammer: I think just familiarizing ourselves with those.  

Assistant City Manager Alvarez: So in each one of our zones, if you look at the R-1, R-2, R-3, it’s 
going to give you a list of what is allowed by right, and then it gives you a list of what is required 
for special use. I think, if I recall properly, the City Manager was wanting you to take a look and 
see if that’s what we want to use special use for. Then when it comes to a variance request, 



19 
 

how specific or how broad do you want variance requests? Because right now, we’re bringing 
anything that’s outside the code. So, do you want to identify somewhere in the code that’s very 
specific on what will be allowed for variance? And then the conditional use, I think there was 
the question on conditional use, like in the R-3, if you’re allowed to have this as a special use. 
Per our code, special uses are to infinity. Do we want special uses to be conditional uses so that 
if the property changes hands or something, that that’s not specific? 

Member Hammer: I thought special use was like, Fiesta, right? So, I did think it had an end date. 

Member Kent: That’s what I thought too, like a vendor wants to come park, then they get a 
special use, because it’s for Fiesta. 

Member Hammer: And they don’t get it all year. 

Deputy Clerk Martinez: That would be like a special event permit.  

Assistant City Manager Alvarez: No, right now, we do special use – I mean, if you look in your 
code, if somebody wants to have a barbershop in the R-3, that’s a special use permit that they 
have to go through. So, say somebody wants to have an RV park, I use R-3 as an example, but 
with each zone in town, if you look up R-1, it tells you what’s allowed in R-1. Then there’s a 
second part that says, “These are allowed in R-1 but only by special use.” We do that for R-2, 
we do that for R-3. RV parks are one of those things that I do believe, for sure in R-3, I can’t 
remember in R-2, R-4 and T-1 I don’t think anybody can build an RV park without coming to 
Planning & Zoning for a special use. 

Vice-Chairman Buhler: You have to have a certain amount of property to have an RV park, 
correct? 

Assistant City Manager Alvarez: Correct. 

Vice-Chairman Buhler: So, there are rules that address that too. 

Assistant City Manager Alvarez: They still have to come as a special use, even if they meet 
everything within the development standards, it has to have a special use permit.  

Member Kent: Okay. 

Member Luchini: Why do you allow them to ask for anything other than what’s already listed 
that’s allowed? 

Assistant City Manager Alvarez: Because our code is not specific on a variance, because you’re 
talking about a variance, our code is not specific within a variance allowance to make the 
recommendation from our attorney for us to be able to tell somebody, “No the code does not 
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allow it, therefore we’re not going to take it and request the variance.” So, if you guys want to 
say, “These are the items in our code, and if it doesn’t meet a, b, c, and d, then no variance is 
going to be allowed.” Then we need to come up with that proper wording within our code. You 
could do that specific to zoning sections; R-1 is a very strict area. In R-1, standards have to be 
met, and no variances will be considered, you know, that’s something you guys have to look at 
changing. Look at the definition of variance, I’m sorry I don’t have it in front of me, but within 
our code, look at the definition of variance, or how it’s used multiple times in the code, and 
then that’s where we have to fine-tune it. We have to also make sure that the decisions we 
make doesn’t cause issues in the long-term after. Anybody can sue us, if anybody wants to file a 
lawsuit, they can file a lawsuit, but it is costly when they file a lawsuit, we do have to go 
through a process, but we just want to make sure we are definite in the way stuff is worded in 
our code, and right now it’s not. It’s not definite enough for our attorney to say “No, they can’t 
do it period.” 

Member Luchini: Can you just put there’s no variance allowed? 

Assistant City Manager Alvarez: Within the code? 

Member Luchini: Whatever code or whatever zone. 

Assistant City Manager Alvarez: I mean, you guys can make that recommendation. I don’t think 
to just say, “No variances at all within our code will ever be allowed.” I honestly don’t think that 
would be approved at the Commission level. I think there’s always going to be potential special 
circumstances that they have to consider. 

Member Kent: Well especially with the old stuff, like there’s so many old buildings where the 
property lines and stuff are a little out of whack, or the alley is too close, and that is really what 
a variance would be for. There was one a while ago where a guy bought a property and the way 
it was marked on the map, it was – I don’t remember the specifics – but he didn’t have room to 
put his fence in the alley, so we adjusted the line, that’s really what a variance should be. In 
cases like that, where something was not mapped, you know what I mean. That’s kind of what a 
variance is, it was out of his control, can we adjust it so he can put his fence up properly? Yes or 
no. 

Assistant City Manager Alvarez: Maybe that’s a way to identify it in the code; “Variances will be 
considered for items that are outside the norm or out of your control” something like that. It’s 
just too broad right now. 

Member Kent: It’s not just “because I feel like it” or “because I don’t feel like it.” 

Deputy Clerk Martinez: And it is state statute. 
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Member Luchini: To allow a variance? 

Deputy Clerk Martinez: A variance is considered to be state statute, and I believe Tyler and I 
read it, a lot of it has to do with hardship. 

Code Enforcement Officer Knull: An extreme hardship, something like that, so having to do with 
non-conforming lots. And it is very specific that an extreme hardship, or however they word 
that, is due to plot lines.  

Member Kent: That’s what I was trying to say. 

Assistant City Manager Alvarez: Okay, so you guys are still reviewing special use, variance 
requests, and conditional use. You’re going to work on position papers for the shipping 
containers, and for maybe the historical identification on the zoning map for now. Did I get that 
correct? Maybe what we could task Tyler to do is on the special use, variance, and conditional 
use – you have a planning and zoning conference coming up, correct? 

Code Enforcement Officer Knull: Yes, unfortunately I will most likely not be able to attend, I will 
be out of town. 

Assistant City Manager Alvarez: So maybe what you could do is reach out – maybe we won’t 
have those for the June meeting, maybe we could move them to the July meeting, and maybe 
you could reach out to some of the entities and pull some information that they have, and we 
can get it over to them?  

Code Enforcement Officer Knull: I’m looking to see if I can get that information. 

Assistant City Manager Alvarez: So maybe we’ll put that on the agenda for the July meeting if 
the board agrees to that, we’ll see if we can gather some better information. 

Deputy Clerk Martinez: I have the ordinance pulled up for special use. It just says, “A special use 
permit is required for a special land use which is not permitted by the right within the district 
wherein it is requested.” 

Assistant City Manager Alvarez: So, it’s very broad. Basically, anything outside what it says, you 
can give them a special use for. But also, within that, like I said, it identifies things that are 
required to have a special use, too. I think that’s one of the things the City Manager was maybe 
talking about in areas where we’re giving variance requests, maybe we should be giving them 
special use permits instead. 

Member Hammer: Because they expire too. 
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Assistant City Manager Alvarez: So, we’ll plan special use, variance, and conditional for the July 
meeting. Between now and July, we’ll gather information, “we” as in Tyler, will gather 
information, and get it over to the clerk’s office to get to you prior to our July meeting. Then 
we’ll have some more information for discussion.  

Deputy Clerk Martinez: Zoning you want to bring back in June? 

Member Hammer: Should we bring one to the next one, like Conex and then spread it out a 
little bit? 

Deputy Clerk Martinez: You can, again, it’s up to you guys on the time you have. For me, it 
really makes no difference, but again, there are four public hearings at the next meeting. 

Vice-Chairman Buhler: I’d say we skip the next one. 

Assistant City Manager Alvarez: I think the shipping containers for the next meeting would be 
okay. Like I said, there are four, but two of them are requests to vacate, I’m trying to remember 
what my other two are. I think that the requests to vacate could potentially go through pretty 
quickly. 

Member Hammer: How about we determine – can we determine at the meeting, if we go too 
long with the public hearings, then we’d just move it? 

Assistant City Manager Alvarez: You could move it to the next meeting, yeah. 

Member Hammer: Why don’t we decide then? 

Member Kent: Well, put it on the agenda, and then if we don’t have time, it moves. 

Deputy Clerk Martinez: So, we’re just putting Conex boxes for the next meeting in May? 

Member Hammer: Yeah. Position papers. 

Member Luchini: We need a position paper for Conex for May.  

Deputy Clerk Martinez: The review and zoning of the districts will be in June? 

Member Hammer: Yes. Just in the interest of time.  

Assistant City Manager Alvarez: I think so. The only thing I would request is that we definitely 
reference it as “shipping containers” and not “Conex boxes” only because that’s a brand, and I 
don’t want somebody to get caught up in that one. 

Member Hammer: I’m fine with shipping containers. 
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6. REPORTS FROM THE BOARD: 

Member Hammer: I have a couple things, I did write a letter to the city and to the board for one 
of them, which I brought. Before I talk about the sign, I had something before that. I just 
wanted to thank the city for doing a free trash day the next two weekends, and I hope that that 
has a great success. Hopefully I’ll be in town and I can help out a little bit, so thanks for listening 
to that and implementing that. 

Assistant City Manager Alvarez: Did you say the next few weekends? 

Member Hammer: The next two weekends, so it’s this Friday and Saturday, and then the 
following Friday and Saturday. 

Assistant City Manager Alvarez: No. 

Member Kent: Well, I think one was for T or C and one was for Williamsburg or something like 
that. 

Assistant City Manager Alvarez: We have it on Friday, Saturday, and then Monday, Tuesday. 
That’s for city and village residents only, and they can only bring up to 1 ton. 

Vice-Chairman Buhler: And that’s for Friday and Saturday? 

Deputy Clerk Martinez: It’ll be the 17th, 18th, 20th, and 21st during regular business hours, from 
8am-3pm. 

Vice-Chairman Buhler: April, right? 

Deputy Clerk Martinez: Yes. And then it’s like she said, it’s one-time only up to 1 ton. 

Member Hammer: The hours over two days from 8-3? 

Assistant City Manager Alvarez: Over four days. 

Member Hammer: Okay. 

Member Kent: So, it’s just skipping Sunday. 

Deputy Clerk Martinez: Correct, because they’re closed. 

Member Hammer: I had to really dig for that today, I could not find it, she posted it a long time 
ago, because there are a lot of water outage items. Maybe she could re-post it? 

Deputy Clerk Martinez: If you just scroll down on our website, it’s the third item, so if you look 
under Featured News, you can see it there. 

Member Hammer: I’m just saying, on social media, I think it would be good to have another 
push, if she wanted to do that.  
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Vice-Chairman Buhler: On Facebook  

Member Hammer: On Facebook, like on the Square, there’s 13,000 people on there, 
everybody’s on there. 

Vice-Chairman Buhler: They’re doing one for the county, too, maybe country. 

Assistant City Manager Alvarez: There is a date for the county. 

Deputy Clerk Martinez: Theirs is on actual Earth Day. 

Vice-Chairman Buhler: Maybe do it on the country square site. 

Member Kent: The Sierra County Square. 

Assistant City Manager Alvarez: We put it on our city Facebook page, and then whoever owns 
those sites posts it on theirs. 

Deputy Clerk Martinez: It’s also on our website, and it’s very accessible off the website. 

Member Hammer: But not many people go to the website randomly, everybody’s on Facebook 
almost all the time. It would just be nice if she could post it, just get it up there on the top. 

Vice-Chairman Buhler: I’ll definitely share it. 

Member Kent: Yeah, but do it soon, because if you wait until right before, you’ll see it two days 
after. The way their algorithms work, you’d want to post it now.  

Assistant City Manager Alvarez: I’ll reach out to her tomorrow and ask if she’ll bump it up. 

Member Hammer: Okay, second topic. I wrote a letter, I have been driving around, as most of 
us have, and also talking to different residents. We’re all in disbelief that we can see the sign all 
over town, not just from the freeway, but down Foch Street, all over, and the sign’s not even on 
yet, it’s not even illuminated yet. I voted to recommend this, and I’m regretting it, because in 
the packet, they had a survey with signs and photographs saying, “Okay this is 1 mile form the 
exit, this is half a mile from the exit, this is 1/10th of a mile from the exit. We want our sign to be 
visible to truckers for safety, and marketing purposes.” I was totally okay with that. What I 
didn’t realize is approving the height of 95 feet and the square footage is 1,000 square feet. It’s 
normally 200 in our ordinance. I had no idea the impact that was going to have, and the blight it 
was going to have on our horizon. I just want to bring this up, it kind of goes along with, if we 
approve a variance, how can we go back when this information wasn’t disclosed? Or if we have 
a variance request on the signage of this magnitude, we need 360-degree view surveys. I don’t 
want to just see what it looks like from the freeway, I want to see downtown, or in our town, 
because it kind of goes against the whole commercial signage versus residential districts, if you 
can see a commercial sign in all the residential districts. I had to go back and read the minutes 
and their deck because I didn’t think I approved that either, and it was the three signs. We were 
so focused on that during the meeting that we weren’t focused on the height and how 
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incredibly high and big it is. In our ordinance, for a sign that big, it’s only approved to 200 
square feet for commercial. We approved for 1,000 square feet, with the Love’s and Arby’s 
sign, the whole mess. 

Chairman Sisney: Did we get a presentation of what it was going to look like? I don’t remember. 

Member Hammer: We did, but nothing in there looked. 

Chairman Sisney: Said it was going to be 1,000 square feet? 

Member Hammer: It’s on the variance, but all the photographs in her slide deck, that sign is 
tiny. It’s short and tiny, it doesn’t give a real good view of what we’re seeing today. 

Member Kent: And it was only from the highway. 

Member Hammer: And it was only from the freeway. 

Member Kent: Like the North and the South views, nothing from the view of town. Nobody 
asked. 

Member Hammer: I would have never recommended for that to be approved, that’s not what I 
want to see in my downtown. That’s not what I want to see when I’m driving around my 
neighborhood, is a big truck stop sign. I think it’s a blight. 

Member Kent: Well, I mean, not the same, but a similar problem was because of what is 
allowed, Dollar General built that new store, and their big yellow sign now glows over the hot 
waster district all night long, like a 24-hour sun. Nobody needs to see that 24 hours a day, 
they’re closed at 9pm. So yeah, we need to really think about signage. 

Member Hamer: I’m asking the city to do three things, specific in my letter here. One, I think we 
need to review the dark-skies compliance because there’s no way that sign is dark-skies 
compliant, and she said it would be, per state statute. The second thing, maybe open a dialogue 
with Love’s, and go, “You know what? We didn’t think we were going to see this in our town 
and you guys promised to be good neighbors, we’d like for you to be a good neighbor.” Maybe 
they’ll consider it, maybe they can use that sign somewhere else. They’re making tons of signs. 
It’s not like it’s putting concrete in the ground there. See if there’s a possibility of maybe 
adjusting it. And then, the last and important thing is we need to update our code. If there is a 
sign that big, and the variance is being requested for that large of a variance, they need to 
provide a survey from everywhere that it’s going to be seen, not just the freeway. 

Member Kent: Well, we need to adjust our code even without variances, because we don’t 
need big signs. 

Assistant City Manager Alvarez: For the first one, I’ll definitely submit this information to the 
City Manager, for his directive. I don’t know what the directive is to review something that has 
already been approved. But I’ll definitely submit this information, and when we come back next 
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month, we’ll hopefully have an answer on the directive. For the nigh sky portion, that’s a state 
law that they have to follow, so I can talk to our electric director and see if he can determine, 
but ultimately, if it meets the state standard and the sate says, “Yes, it’s considered night-sky” 
then I, personally, wouldn’t be able to go out and look at a light and say if it meets state 
standards, I wouldn’t know how many lumens or whatever. 

Member Hammer: Right. 

Member Kent: You are saying it is compliant? 

Member Hammer: She confirmed that it should be. 

Code Compliance Office Knull: Yes, so actually, the New Mexico Night Skies Protection Act does 
have an exception under 77-12-7 of the New Mexico State Statute, where it does provide a list 
of exceptions with advertisements and signs being exceptions to that rule. 

Member Hammer: She conveniently omitted that when we brought that topic up. 

Assistant City Manager Alvarez: No, they’ve specifically said – I agree with you there – they said 
they’re going to meet the nigh-skies standards. 

Member Hammer: But she didn’t’ tell us that there’s an exception to the rule. 

Assistant City Manager Alvarez: Well and I don’t know that theirs falls under the exception. 

Code Compliance Office Knull: It does have exceptions, and technically that say advertising signs 
are listed, but also part of that New Mexico Dark Skies Protection Act says that as long as it can 
be dimmed to 20% of full power, it could be considered compliant. So that could be where she 
was coming from. Traci looking into that would definitely be the biggest thing, but there could 
have been some miscommunication on how that was. 

Member Hammer: I still think data was conveniently omitted for us to approve. 

Chairman Sisney: Did they say it was 1,000 square feet? 

Member Hammer: 900 and x, it’s in the meeting notes. It’s just under 1,000 it’s like 975 or 
something like that. For comparison, for the size, our city ordinance, for billboards, is 400 
square feet. It can’t be bigger 400 square feet, and we allowed them to do almost three times 
that. I wouldn’t have an issue with it if I could just see it from the freeway, but I just don’t want 
to see it in town. It’s a horrible precedent that we’re setting. 

Assistant City Manager Alvarez: I’ll take this information, for sure, to the City Manager and get 
his guidance on how we proceed with something that we’ve already approved. 

Member Kent: Even on that note, there’s this one that may or may not be changed, there’s the 
Dollar General one, there are other ones, so can something be put in place where at dusk, they 
have to dim the lights or turn them off if they’re not open? 
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Member Hammer: I think we can write the ordinance, that’s our job. 

Assistant City Manager Alvarez: I think that’s something to review. 

Member Kent: So that’s something to consider, is like, how do you require them, if they’re not 
open, maybe they’re off. And I mean, the lights around the building, the safety lights, that’s one 
thing, but I’m talking about the big signs. 

Member Hammer: Or dim to 10%. 

Member Kent: Dim down, during the dusk to down or whatever it is, because there’s nothing 
about that right now. That was part of what I was going to write into for the zoning, like 
downtown is like, how you get rid of that. 

Member Hammer: I think that’s something we should tackle, sooner than later, before we have 
a lot more signs. I like our little dark town and being able to walk around without a big 
corporate sign in my face, or driving down my residential street. I think it’s important to 
preserve our character and not just be a big corporate billboard. 

Assistant City Manager Alvarez: You said you read through that.  

Member Hammer: I did. 

Assistant City Manager Alvarez: I would be very happy to have that revised. 

Member Hammer: We went beyond the minimum. 

Assistant City Manager Alvarez: That’s a tough one, that one definitely needs to be reviewed. 

Member Hammer: I think we were focused on safety and visibility from the freeway, and we 
didn’t take into account where else we’d see that sign.  

Assistant City Manager Alvarez: I think our sign ordinance is one of our most complicated 
ordinances to review. 

Member Hammer: Yeah, I don’t want to see the Wal-Mart sign from my house, for example, 
you know, stay in the commercial area. Well, I’ve made my point, thank you for listening. 

Code Compliance Office Knull: And just to help you out with that, since you are concerned 
about dark-skies, one of the few municipalities/local places that have implemented dark-skies 
ordinances is Taos county, so that’s something to look into for framework, they do kind of 
match the state statute, but then they have their own stuff. If that’s something you’re wanting 
to look into. 

Member Hammer: I think we need to, sooner rather than later. Because you set a precedent 
and then people start posting them, signs cost a lot of money, and they don’t want to change 
them, so I think it’s something that we should look at. Tyler, what were the other places? Taos 
had an additional one about it? An additional stipulation about dark skies? 
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Code Compliance Office Knull: Yeah, they have a county ordinance, and as you guys know, you 
can be stricter with county or city ordinances, but you can’t be less strict than them. So they are 
a little bit stricter, but they do pretty closely mirror the state statute on it. As you guys are 
looking through it and wanting to revise things, you guys can always say, “We specifically want 
to be stricter here.” Things like that. 

Member Hammer: Yeah, we don’t have to recreate it, we can just copy and paste. 

Code Compliance Office Knull: Just look at the language and go from there, it’s really helpful, 
and the only reason I’m telling you this is because when I went through the chapter revision for 
animals, we looked at what everyone else is doing, what they have, so that we’re not 
reinventing the wheel. 

Member Hammer: Absolutely, good idea. 

Chairman Sisney: Well, I can imagine that people can freak out about roundabouts and road 
diets, they’re going to really watch the signs.  

Member Hammer: We’re going to hear about it. I was like, wait, did I approve that? 

Chairman Sisney: I cannot believe we approved a 1,000 square foot sign 95 feet in the air. I just 
remember them asking for three signs. 

Member Hammer: I’ve re-read the minutes, I’ve re-read their deck, and it’s in there, but we did 
not focus on it at all. We focused on the three signs. 

Member Kent: She is a good presenter, that was the tactic. 

Member Hammer: That was very much a tactic, to avoid getting stuck on. 

Assistant City Manager Alvarez: If it was done, I don’t feel it was done in a malicious or 
deliberate manner, I just don’t. All the workings that I’ve done with Love’s and everything 
we’ve requested of them. They paid to put in a sewer line, extend the sewer line, they paid to 
put in a huge water line, I mean, every – 

Member Hammer: Can they pay to make their sign smaller? 

Assistant City Manager Alvarez: Maybe, like I said, it is definitely worth potentially having a 
conversation. That’s why I feel that to sit here and say in a public meeting, that they did 
something deliberate, I don’t know that they did it deliberately. 

Member Hammer: For the record, I did not say they said anything malicious, I just think they 
are a corporation and they want their marketing, and they want to be seen. There’s no fault of 
that in general, I just think we made the mistake of not doing a better deep dive on the request, 
because we didn’t understand the impact. Plus, everything that was before us only focused on 
highway visibility, we didn’t even talk about where else we would see this. And I don’t know the 
topography in town, I don’t look at a topography map and go, “Will that be hidden from Foch 
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Street? Oh, it just peaked up over, oh that’s 95 feet.” And I wish we had had that visibility, 
because our discussion would have been way different. 

Chairman Sisney: I remember her presenting two points: they were competitive pay scale, and I 
asked her about that, and she said that she didn’t know. She also said they were very active in 
anti-human trafficking, and I asked, “What are you guys doing about human trafficking?” and 
she said she didn’t’ know. 

Member Kent: She did present the oversized sign, I remember specifically. I did not realize the 
impact of that on town, because it wasn’t presented from that angle. 

Assistant City Manager Alvarez: I think the whole idea of the presentation of the sign and what 
she was presenting had to do with the fact that the requirement, per our code, had to do with 
the freeway area. Nothing in our code said, “And you can’t have it visible within so many 
miles.” So, their pictures that she submitted were relevant to what our code said.  

Member Hammer: So, I’m making the recommendation that we change the code and get way 
more specific. 

Assistant City Manager Alvarez: 100%, we live and learn. I think this is the first one in there, 
maybe that’s something we need to put in the code, “And the sign can’t be visible within so 
many miles of a residential area.” 

Member Hammer: I’m sure the people in R-1 up there are not happy about that at all. 

Vice-Chairman Buhler: Well, I had a beautiful view of the mountains, and now I have the sign. 
When it’s lit, it will be big. 

Member Hammer: You can see it from Elephant Butte. 

Vice-Chairman Buhler: I think the thing that’s the most important of all is to have a study before 
you sign on the dotted line and agree to this type of a business, there needs to be a little bit of 
a study done. I think it’s important. 

Member Hammer: And its impact, generally. 

Vice-Chairman Buhler: On businesses, community, you know. People make decisions, and then 
those people are gone in two years. I think it’s important. Thank you for bringing this up, and 
we’ll try to do our best to do our best. 

 
7. REPORTS FROM STAFF: 

Assistant City Manager Alvarez: Our Infrastructure Capital Improvement Plan coming down the 
line, we have gotten it posted on our website, on Facebook, we have public meetings, one from 
12pm-1pm on the 22nd of this month, and then we will have another one the same day, after 
our Commission meeting. 
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Member Kent: I’m sorry, I was confused, I have seen some fliers about this – is there a county 
one and a city one? 

Assistant City Manager Alvarez: Yes, those are separate. 

Member Kent: But one of them is on the same day at the same time. 

Assistant City Manager Alvarez: The county does their own, we don’t have anything to do with 
the county. 

Member Kent: That makes it hard to go to both. 

Assistant City Manager Alvarez: So, as a city resident, you wouldn’t have input, necessarily, on 
the county’s, because the county’s is applicable to the county limits. The city’s are only 
applicable to the city limits. 

Member Hammer: I’d like to know what they’re doing. 

Member Kent: If you can go to the early one for the city, you can go to the later one for the 
county. 

Assistant City Manager Alvarez: I have three public meetings total, I have April 22nd 12pm-1pm 
here in the Commission chambers, April 22nd from approximately 5:30pm-6:30pm directly after 
our Commission meeting because it’s at the later time on that day, and then, Katy, could you 
tell me what my last one is? I want to say May 13th. People can do public comment on there, 
they can email it to me, they can do public comment during the meeting, they can make public 
comment on our Facebook page, there’s also a QR code we put out there with a link to our city 
webpage for them to put in public comment. I’m looking for the secondary date as well. 

Member Kent: So, these meetings, you can attend one. You don’t need to go to all three? 

Assistant City Manager Alvarez: Yeah, just one. 

Member Kent: They’re not like follow-ups on? I just want to make sure. 

Vice-Chairman Buhler: For the one in May, can [The City Clerk’s Office] send it to us? 

Deputy Clerk Martinez: Yes. 

Member Hammer: What are you expecting from public comment on this? 

Assistant City Manager Alvarez: Anybody’s recommendation for ICIP, for your infrastructure 
plan, it’s got to be over $10,000, it has to have a lifespan of over 10 years, and currently we 
have things like Marie Street, our water lines, wastewater treatment plant improvements, so 
what does the public want to see over the next 5 years? An ICIP is kind of a 5-year planning 
document, and we should have well-estimated costs for those. It’s not a funding request, but 
we use the Capital Outlay and usually take the top three to five projects that the Commission 
ranks, they go up to Santa Fe during the legislative session to advocate for. This year, we got 
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some money for the repair of the foundation area or planning/design for the foundation area 
for the Lee Belle center, we also should get some planning funding for Marie Street 
improvements. 

Member Hammer: Like a city pool? Would that be a recommendation? Not just infrastructure. 

Assistant City Manager Alvarez: Right, yeah, parks, quality of life, roads, dams, etc. There will be 
a presentation at the public meetings, that will kind of help identify what those things are. Let’s 
find that other date of the meeting. 

Deputy Clerk Martinez: For the ICIP, you can also leave comments on the website for it directly. 

Assistant City Manager Alvarez: The third meeting will be during the Commission meeting on 
May 13th at 9am. So we have the 12pm-1pm on April 22nd, the 5:30pm-6:30pm on April 22nd, 
and 9am during public comment on May 13th, for anybody who wants to come make comments 
in-person. Otherwise, like I said, emailing, comments on the Facebook page, or comment 
submission on the website.  

 
8. ADJOURNMENT: 

 
Chairman Sisney adjourned the meeting at 5:31 p.m.  
 
 
PASSED AND APPROVED ON THIS 11th DAY OF MAY, 2026.     

                                         
   
 
 
 
 
 
 
______________________________ 

        Chris Sisney, Chairman 
                                                                                      Planning & Zoning Board 

 



 
Name of Drafter: Traci Alvarez : Assistant City Manager  
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CITY OF TRUTH OR CONSEQUENCES 

PLANNING AND ZONING COMMISSION ACTION FORM 
DATE: 5-11-2026 

 
 

 
ITEM: Public Hearing/Discussion/Action – Vacation of Plats – W. Austin St. 

 
 

BACKGROUND: 
 

Applicant is requesting the city vacate a section of W. Austin St. adjacent to Parcel 3022079424016 
(Tractor Supply), 3022079423046 (Fast Stop) and 3022079465042 (Cielo Vista RV Park).  All property 
owners within 300ft were notified of public hearing. 
 
Area requested to vacate as noted in application is not clearly identifiable by Planning and Zoning Dept., 
City Attorney, and Sierra County Assessor’s Office.  Additional information/clarification has been 
requested – see attached legal letter of recommendation. 
 
Electric Dept. noted a main primary line that runs thru that area – waiting on clarification of vacation 
request. 
 
If approved, applicant would need to provide survey with legal descriptions. 
 

 
SUPPORT INFORMATION: 

 
Site Plan 
Parcel Maps 
Public Hearing Notice 
Applicable Code 

mailto:talvarez@torcnm.gov
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Sec. 15-18. Vacation of plats. 

A. Purpose of vacation of plat: A vacation of plat occurs when part or all of a filed subdivision plat is eliminated.  

B. Cause: All of or any part of a final plat filed with the County Clerk may be vacated if:  

1. The owners of record of the land proposed to be vacated sign an acknowledged statement declaring 
their wish that the plat or portion of a plat be vacated; or  

2. The City Commission finds that the plat's approval was obtained by misrepresentation or fraud and 
orders a statement of vacation to be prepared.  

C. Processes of vacation: Vacations of plat that result in the decrease in the number of lots by not more than 
one lot may be processed using the Alternate Summary Process.  

D. Statement of vacation: 

1. The vacation of all or a portion of a final plat by the owners of land within a subdivision may be 
initiated by submittal to the City's Zoning Administrator of the statement of vacation bearing the 
acknowledged signatures of all owners of record of property within the subdivided land to be vacated.  

2. The vacation of all or a portion of a final plat by the owners of land within a subdivision may also be 
initiated by a vote of a majority of the City Commission.  

3. Statements of vacation shall be accompanied by a list of the names of all owners of record of property 
within and contiguous to the subdivided land to be vacated, and shall also be accompanied by 
acknowledged statements by the authorized representatives of all utility companies that have 
easements within the area proposed for vacation, which statements shall state the utilities' agreement 
to or opposition to such vacation insofar as it affects their rights to use dedicated easements in the 
subdivision.  

E. Scheduling and notification: Within 60 days of receiving a statement of vacation and the appropriate review 
fee, the City Commission shall approve or deny the vacation, subject to the following:  

1. Action shall be taken in a public meeting;  

2. At least 15 days prior to the meeting, notice of public hearing shall have been transmitted by first class 
mail to all owners of private property contiguous to or within 300 feet of the land to be vacated, and to 
all utilities with easements within or adjacent to the land proposed for vacation.  

F. Action: In approving conditionally approving or denying a vacation, the City Commission shall determine if 
the vacation is in the best interests of the public well-being, and whether any person is adversely affected by 
the vacation.  

G. Right to retain roadways and utility easements: The City Commission may require that dedicated roads 
within the area proposed for vacation remain dedicated, and may require that the rights of any utility 
existing before the vacation not be affected by the vacation.  

H. Filing: The City Commission's decision shall be filed in the records of the County Clerk of Sierra County by the 
applicant who shall also pay all required fees. When a vacation is approved, The County Clerk shall mark the 
final plat with the words "vacated" and shall refer on the final plat to the volume and page on which the 
statement of vacation is recorded. When a plat is partially vacated, both the City Commission's decision and 
the plat showing the partial vacation shall be filed in the records of the County Clerk of Sierra County. The 
County Clerk shall mark the final plat with the words "partially vacated" and shall refer on the final plat to 
both the volume and page on which the statement of vacation is filed, and the volume and page of the plat 
showing the area vacated.  

(Ord. No. 555, 5-23-06) 
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Name of Drafter: Traci Alvarez : Assistant City Manager  

 
E-mail: talvarez@torcnm.gov 

 
Phone: 575-952-0565 

 

 

 
CITY OF TRUTH OR CONSEQUENCES 

PLANNING AND ZONING COMMISSION ACTION FORM 
DATE: 5-11-2026 

 
 

 
ITEM: Public Hearing/Discussion/Action – Vacation of Plats – 418 Locust St. 

 
 

BACKGROUND: 
 

Applicant is requesting the city vacate the alleyway adjacent to 418 Locust St.  Applicant owns properties 
on both sides of alleyway – Parcel 3022078407299 (418 Locust), Parcel 3022078423296 and Parcel 
3022078423302.  All property owners within 300ft were notified of public hearing. 
 
Owner of parcels 3022078423306 and 3022078407306, both within the alley, is against it. Vacation of 
alleyway would block access to parcel 3022078423306. 
 
If approved, applicant would need to provide survey with legal descriptions. 
 

 
SUPPORT INFORMATION: 

 
Site Plan 
Parcel Maps 
Public Hearing Notice 
Applicable Code 

mailto:talvarez@torcnm.gov
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Sec. 15-18. Vacation of plats. 

A. Purpose of vacation of plat: A vacation of plat occurs when part or all of a filed subdivision plat is eliminated.  

B. Cause: All of or any part of a final plat filed with the County Clerk may be vacated if:  

1. The owners of record of the land proposed to be vacated sign an acknowledged statement declaring 
their wish that the plat or portion of a plat be vacated; or  

2. The City Commission finds that the plat's approval was obtained by misrepresentation or fraud and 
orders a statement of vacation to be prepared.  

C. Processes of vacation: Vacations of plat that result in the decrease in the number of lots by not more than 
one lot may be processed using the Alternate Summary Process.  

D. Statement of vacation: 

1. The vacation of all or a portion of a final plat by the owners of land within a subdivision may be 
initiated by submittal to the City's Zoning Administrator of the statement of vacation bearing the 
acknowledged signatures of all owners of record of property within the subdivided land to be vacated.  

2. The vacation of all or a portion of a final plat by the owners of land within a subdivision may also be 
initiated by a vote of a majority of the City Commission.  

3. Statements of vacation shall be accompanied by a list of the names of all owners of record of property 
within and contiguous to the subdivided land to be vacated, and shall also be accompanied by 
acknowledged statements by the authorized representatives of all utility companies that have 
easements within the area proposed for vacation, which statements shall state the utilities' agreement 
to or opposition to such vacation insofar as it affects their rights to use dedicated easements in the 
subdivision.  

E. Scheduling and notification: Within 60 days of receiving a statement of vacation and the appropriate review 
fee, the City Commission shall approve or deny the vacation, subject to the following:  

1. Action shall be taken in a public meeting;  

2. At least 15 days prior to the meeting, notice of public hearing shall have been transmitted by first class 
mail to all owners of private property contiguous to or within 300 feet of the land to be vacated, and to 
all utilities with easements within or adjacent to the land proposed for vacation.  

F. Action: In approving conditionally approving or denying a vacation, the City Commission shall determine if 
the vacation is in the best interests of the public well-being, and whether any person is adversely affected by 
the vacation.  

G. Right to retain roadways and utility easements: The City Commission may require that dedicated roads 
within the area proposed for vacation remain dedicated, and may require that the rights of any utility 
existing before the vacation not be affected by the vacation.  

H. Filing: The City Commission's decision shall be filed in the records of the County Clerk of Sierra County by the 
applicant who shall also pay all required fees. When a vacation is approved, The County Clerk shall mark the 
final plat with the words "vacated" and shall refer on the final plat to the volume and page on which the 
statement of vacation is recorded. When a plat is partially vacated, both the City Commission's decision and 
the plat showing the partial vacation shall be filed in the records of the County Clerk of Sierra County. The 
County Clerk shall mark the final plat with the words "partially vacated" and shall refer on the final plat to 
both the volume and page on which the statement of vacation is filed, and the volume and page of the plat 
showing the area vacated.  

(Ord. No. 555, 5-23-06) 
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CITY OF TRUTH OR CONSEQUENCES 

PLANNING AND ZONING COMMISSION ACTION FORM 
DATE: 5-11-2026 

 
 

 
ITEM: Public Hearing/Discussion/Action – Summary Plat Amendment 2300 Veater 

 
 

BACKGROUND: 
 

Applicant is requesting to split parcel 3023079497476 and parcel 3023079432476 making 4 separate 
parcels.  Property is in the T-1 district.  All parcels meet lot size requirements. All parcels will have either 
direct access or legal easement access to all city-maintained utilities and street. 
 
All required documents and fees have been submitted and certified letters mailed to property owners as 
required. 

 
SUPPORT INFORMATION: 

 
Surveys 
Parcel Map 
Public Hearing Notice 
Applicable Code 

mailto:talvarez@torcnm.gov
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Dear  P&Z Board  Members,

Thank  you  for  considering  this  re-plat.  I'm sorry  not  to  be present,  but  am out  of  state  and

unable  to attend.  This  farm  is currently  in two  20 + acre  parcels  and I would  like to divide  it in

four  10  + - acres.  Listed  below  are  the  reasons  I am asking  for  this  re-plat.

1.  I desire  to  have  one  parcel  for  myself  and  my  other  two  family  members  one  for  each

and have  a small  farm  and homesite.

2. Aswaterbecomesmoreandmorescarce,itisdifficulttokeepthismuchacreagealive

and  well  managed.

It is my  intent  to keep  farming  the  total  acreage  if I am able  to  get  an approved  supplemental

well.  I do not  wish  to be a burden  on the  city  and  will  not  require  any  utility  extensions,  other

than  service  lines  or taps.  There  is currently  power  on all4  sides  and water  and sewer  in Veater

St. I have  allowed  for  a 50'  easement  for  private  utility  lines  a privately  maintained  roadway.

This  width  roadway  should  be adequate  for  future  growth  should  the  city  need  and desire  it.

Should  my  family  or I ever  decide  to  sell,  we  would  be giving  the  owners  of  the  two  homes  in

the  NE corner  of  the  original  farm  an opportunity  to purchase  and add the  9.834  acres  to  their

place.  Again,  I wish  I could  be there  in person.  Thanks  again  for  considering  this  request.

Best  regards

Walt  M rtin

..,,'a'X" ';)a .}'a:' ''a '/''>."Jl.a"  /'r" +'/ /
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Sec. 11-9-9. T-1 Transition District. 

A. PURPOSE. The T-1 District is a low density semi-rural residential District comprised primarily of single family 
frame and manufactured housing units. This is a temporary classification intended to allow development of a 
predominantly undeveloped area.  

B. DEVELOPMENT STANDARDS. Development standards and other requirements are provided in Article 10 
through 14 of this Code.  

C. T-1 PERMITTED USES. The following uses are permitted by right in the T-1 Districts:  

1. Accessory Buildings.  

2. Detached Single Family Dwellings.  

3. Manufactured Housing on individual lots, tied down and skirted according to the provisions in Article 
11 of the Comprehensive Planning and Zoning Code with one manufactured housing unit allowed per 
lot.  

4. Guest Dwellings or accessory living quarters.  

5. All types of Horticulture.  

6. 4-H or FFA animal raising in accordance with other applicable regulations.  

7. Keeping of small animals and fowl in accordance with other applicable regulations.  

8. Keeping of large animals in accordance with other applicable regulations.  

9. Recreational Courts, including but not limited to, tennis and other similar uses.  

10. Home Occupations.  

11. Produce stands for agricultural products.  

12. Greenhouse (commercial or non-commercial), garden sheds, and tool sheds. When detached from the 
main dwellings, such structures are subject to the provisions of Accessory Buildings.  

13. Private swimming pools five (5) feet from property lines and surrounded with four (4) feet fencing for 
safety.  

14. Garage or yard sale or similar use. There (3) sales are permitted in a one (1) year period at a single 
address. A sale shall not exceed three (3) consecutive days.  

15. Real Estate Office (temporary.) Permitted only when used in conjunction with a residential subdivision, 
provided such use shall be discontinued upon the completion of the development or within three (3) 
years from date permit issued, whichever is sooner.  

16. Recreational Vehicles. Storage of personal recreational vehicles, boats, trailers or similar uses shall be 
limited to a maximum of one (1) per dwelling unit in the front or side yard, with no limit in the rear 
yard, separated at least five (5) feet from any property line.  

17. Television and Radio Towers and all other Free Standing Towers (public or private.) Towers shall have 
manufacturer's specifications to withstand a 75 mph wind and shall be constructed to meet New 
Mexico Building Code standards.  

18. The sale of agricultural and farm products, nursery stock, poultry, rabbits, chinchillas, fish, frogs, 
earthworms and bees.  

D. T-1 SPECIAL USES. The following uses require a public hearing and approval of the City Commission:  
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1. Boarding Houses and Rest Homes.  

2. Cemetery.  

3. Child Care Center (Six (6) or more children).  

4. Church.  

5. Community and publicly owned recreational centers, clubhouses, and similarly, used buildings and 
structures open to the public.  

6. Manufactured Home Parks.  

7. Manufactured Home Subdivision.  

8. Recreational Vehicle Park.  

9. Schools (Primary, Secondary, Private and Parochial).  

10. Veterinary Facilities.  

 



 
 

 
    Created: 2025-05-14 14:18:40 [EST] 
(Supp. No. 104) 

 
Page 1 of 3 

Sec. 11-14-2. Standards For Districts. 

District  Lots:  
Minimum  
Front  
Setback  

Yards:  
Minimum  
Rear Setback  

Yards:  
Minimum  
Side Setback  

R-1  25'  25'  8'  
R-1  25'  20'  6' or 0'*  
R-3  20'  15'  5' or 0'*  
R-4  25'  25'  5'  
RR-1  25'  15'  5'  
C-1  20'  15'  5' or 0'*  
M-1  25'  25'  5' or 0'*  
T-1  25'  25'  15'  

 

* As permissible per Section 11-14-3 and 11-14-4.  
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 District  Lots:  
Minimum Area  

Lots:  
Minimum Width  

Dwelling:  
Minimum Area  

Maximum  
Height  

R-1  9,000 s. f.  60'  1,200 s. f.  26'  
R-2: Single-Family  5,000 s. f.  60'  900 s. f.  26'  
R-2: Two-Family  4,000 s. f./unit  60'  650 s. f./unit  35'  
R-2: Multiple-Family  3,500 s. f./unit  60'  600 s. f./unit  35'  
R-2: Apartments  3,500 s. f./unit  60'  500 s. f./unit  35'  
R-2: MH*  5,000 s. f.  60'  900 s. f.  26'  
R-3: Single-Family  4,500 s. f.  45'  700 s. f.  35'  
R-3: Two-Family  3,000 s. f./unit  45'  500 s. f./unit  35'  
R-3: Multiple-Family  3,000 s. f./unit  45'  450 s. f./unit  35'  
R-3: Apartments  2,000 s. f./unit  45'  400 s. f./unit  35'  
R-3: NM*  4,500  45'  550 s. f.  26'  
R-4  1 acre  75'  1,200 s. f.  26'  
RR-1  5,000 s. f.  50'  800 s. f.  26'  
C-1  5,000 s. f.  60'  " "  35'  
C-1: MH*  4,000 s. f.  45'  550 s. f.  26'  
M-1  " "  60'  " "  35'  
T-1  21,780 s. f.  100'  800 s. f.  35'  
T-1: MH*  21,780 s. f.  60'  550 s. f.  26'  

 

* Not located within MHP  
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Sec. 11-14-3. Residential and Transition Districts: Additional Provisions and Exceptions. 

The following provisions shall apply to all development in a residential or transition District:  

A. SETBACK EXCEPTIONS: 

 1. A minimum side yard setback of zero (0) feet in a residential District only, providing all the 
following requirements are met:  

a. The setbacks are authorized by the City Commission as part of an approved development.  

b. There shall be no less than ten (10) feet, including roof overhang, between structures, 
except approved condominium and townhouse developments with common wall 
construction.  

c. All zero (0) lot lines shall be on the same side of all lots in a development.  

2. The minimum setback distance shall be maintained for both front yards of a corner lot. A lesser 
setback for one front yard of a triple frontage lot shall be considered upon application for 
variance to the Planning and Zoning Commission.  

3. New dwellings may be erected as closed to a front property line as the average distance 
established by existing dwellings on that side of the block, provided the lots on the same side of 
the block are fifty (50) percent developed.  

4. An addition to a main dwelling shall be permitted as an extension of existing building lines, which 
have non-conforming setbacks. Setbacks for such addition shall be the same as the main 
dwelling.  

5. There shall be a minimum setback of one (1) foot for each foot in height of any building, other 
than a single or two family dwelling, abutting on R-1 or R-2 District.  

B. FRONT-YARD PARKING. Parking areas shall not cover over one-third (⅓) of any open area between the 
front of a dwelling and the front property line; except in cases of a cul-de-sac, two-thirds (⅔) of a front 
yard can be used; and on existing lots less than fifty (50) feet, a twenty (20) feet parking area is 
permitted. Townhouses and apartment lots may use three fourths (¾) of the front yard for parking.  

C. MINIMUM DISTANCE BETWEEN STRUCTURES. There shall be no less than ten (10) feet between 
buildings or structures located on the same lot, tract, or parcel.  

D. EASEMENT ENCROACHMENTS. There shall be no permanent structures located on easements without 
written approval of the City Commission.  

 



 

 
 
 
 
 
 

 
NOTICE OF PUBLIC HEARING  

 
 
 
NOTICE is hereby given that the City of Truth or Consequences Planning & Zoning Commission 
will hold a Public Hearing during their regular scheduled meeting on Monday, May 11, 2026, to 
receive input regarding the following:  
 
Public Hearing/Discussion/Action: Plat Amendment 2300 Veater. The applicant is seeking 
approval of a plat amendment request for the property located at 2300 Veater, Truth or 
Consequences, NM 87901, as follows:  
Chapter 15 – Subdivisions, Section 15-15 – Alternate Summary Procedure and Section 15-7 – 
Amendments of Plats. The applicant is requesting approval of a Summary Plat of Division to 
divide an approximately 22.9-acre tract into multiple parcels. 
 
The meeting will be held in the City Commission Chambers, 405 W. Third, Truth or 
Consequences, New Mexico starting at 4:00 p.m.   
 
Should you have any questions regarding this Public Hearing, please contact Traci Alvarez at 
(575) 952-0565 or by email at talvarez@torcnm.org.  
 
The agenda may be obtained on Friday, May 8, 2026 on the city website calendar at 
www.torcnm.org; by contacting the City Clerk’s Office at 575-894-6673; or by email to: 
torcclerk@torcnm.org.  
 
 
/s/ Angela A. Torres, CMC, City Clerk 
 
Publish on the following date: 
• Sentinel– Thursday, April 9, 2026    
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P: 575-894-6673  
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CITY OF TRUTH OR CONSEQUENCES 

PLANNING AND ZONING COMMISSION ACTION FORM 
DATE: 5-11-2026 

 
 

 
ITEM: Public Hearing/Discussion/Action – Variance Request 1199 E Riverside – Standards for District – 
Minimum Dwelling Unit Size 

 
 

BACKGROUND: 
 

Applicant is requesting a variance for minimum dwelling unit size.  Property is in the RR-1 District.  
Existing structure on the property is 510 Square Feet.  Applicant would like to remodel it for livable 
dwelling purposes.  RR-1 requires minimum dwelling size 800 SF.  Existing structure was an accessory 
building prior to lot split in 2022 (Parcels 2912363667737 and 2912533667738 were combined prior to 
2022).   
 
Structure has unobstructed access to city-maintained utilities and street. 

 
All required documents and fees have been submitted and certified letters mailed to property owners as 
required. 

 
SUPPORT INFORMATION: 

 
Site Plan 
Parcel Maps 
Public Hearing Notice 
Applicable Code 

mailto:talvarez@torcnm.gov
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Sec. 11-14-2. Standards For Districts. 

District  Lots:  
Minimum  
Front  
Setback  

Yards:  
Minimum  
Rear Setback  

Yards:  
Minimum  
Side Setback  

R-1  25'  25'  8'  
R-1  25'  20'  6' or 0'*  
R-3  20'  15'  5' or 0'*  
R-4  25'  25'  5'  
RR-1  25'  15'  5'  
C-1  20'  15'  5' or 0'*  
M-1  25'  25'  5' or 0'*  
T-1  25'  25'  15'  

 

* As permissible per Section 11-14-3 and 11-14-4.  
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 District  Lots:  
Minimum Area  

Lots:  
Minimum Width  

Dwelling:  
Minimum Area  

Maximum  
Height  

R-1  9,000 s. f.  60'  1,200 s. f.  26'  
R-2: Single-Family  5,000 s. f.  60'  900 s. f.  26'  
R-2: Two-Family  4,000 s. f./unit  60'  650 s. f./unit  35'  
R-2: Multiple-Family  3,500 s. f./unit  60'  600 s. f./unit  35'  
R-2: Apartments  3,500 s. f./unit  60'  500 s. f./unit  35'  
R-2: MH*  5,000 s. f.  60'  900 s. f.  26'  
R-3: Single-Family  4,500 s. f.  45'  700 s. f.  35'  
R-3: Two-Family  3,000 s. f./unit  45'  500 s. f./unit  35'  
R-3: Multiple-Family  3,000 s. f./unit  45'  450 s. f./unit  35'  
R-3: Apartments  2,000 s. f./unit  45'  400 s. f./unit  35'  
R-3: NM*  4,500  45'  550 s. f.  26'  
R-4  1 acre  75'  1,200 s. f.  26'  
RR-1  5,000 s. f.  50'  800 s. f.  26'  
C-1  5,000 s. f.  60'  " "  35'  
C-1: MH*  4,000 s. f.  45'  550 s. f.  26'  
M-1  " "  60'  " "  35'  
T-1  21,780 s. f.  100'  800 s. f.  35'  
T-1: MH*  21,780 s. f.  60'  550 s. f.  26'  

 

* Not located within MHP  
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Sec. 11-14-3. Residential and Transition Districts: Additional Provisions and Exceptions. 

The following provisions shall apply to all development in a residential or transition District:  

A. SETBACK EXCEPTIONS: 

 1. A minimum side yard setback of zero (0) feet in a residential District only, providing all the 
following requirements are met:  

a. The setbacks are authorized by the City Commission as part of an approved development.  

b. There shall be no less than ten (10) feet, including roof overhang, between structures, 
except approved condominium and townhouse developments with common wall 
construction.  

c. All zero (0) lot lines shall be on the same side of all lots in a development.  

2. The minimum setback distance shall be maintained for both front yards of a corner lot. A lesser 
setback for one front yard of a triple frontage lot shall be considered upon application for 
variance to the Planning and Zoning Commission.  

3. New dwellings may be erected as closed to a front property line as the average distance 
established by existing dwellings on that side of the block, provided the lots on the same side of 
the block are fifty (50) percent developed.  

4. An addition to a main dwelling shall be permitted as an extension of existing building lines, which 
have non-conforming setbacks. Setbacks for such addition shall be the same as the main 
dwelling.  

5. There shall be a minimum setback of one (1) foot for each foot in height of any building, other 
than a single or two family dwelling, abutting on R-1 or R-2 District.  

B. FRONT-YARD PARKING. Parking areas shall not cover over one-third (⅓) of any open area between the 
front of a dwelling and the front property line; except in cases of a cul-de-sac, two-thirds (⅔) of a front 
yard can be used; and on existing lots less than fifty (50) feet, a twenty (20) feet parking area is 
permitted. Townhouses and apartment lots may use three fourths (¾) of the front yard for parking.  

C. MINIMUM DISTANCE BETWEEN STRUCTURES. There shall be no less than ten (10) feet between 
buildings or structures located on the same lot, tract, or parcel.  

D. EASEMENT ENCROACHMENTS. There shall be no permanent structures located on easements without 
written approval of the City Commission.  
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Sec. 11-9-6. RR-1 Riverside Residential District. 

A. PURPOSE. The RR-1 District is a low density residential District comprised primarily of single family frame 
and/or manufactured dwellings. It is intended that the RR-1 District provide a pleasant and fairly low density 
setting for those who desire to live near the Rio Grande.  

B. DEVELOPMENT STANDARDS. Development standards and other requirements are provided in Articles X 
through XIV of this Code.  

C. RR-1 PERMITTED USES. The following uses are permitted by right in RR-1 District.  

1. Accessory Building.  

2. Construction Yard or Building (Temporary): Such yard or building shall be removed upon completion of 
construction or within three (3) years from date of permit, whichever is sooner. Construction yards and 
buildings shall be maintained in a neat and orderly fashion, and open yards shall be enclosed by a sight 
obscuring fence at least six (6) feet in height. However, there shall be no fence or wall more than three 
(3) feet in total height above street-curb level located within the clear sight triangle of a street 
intersection as defined in this Code.  

3. Detached Single Family Dwellings.  

4. Garage or Yard Sale or Similar Use: Three (3) sales are permitted in a one (1) year period at a single 
address. A sale shall not exceed three (3) consecutive days.  

5. Greenhouse (Non-Commercial), Garden Sheds, Tool Sheds: When detached from the main dwelling 
such structures are subject to the provisions of Accessory Buildings.  

6. Home Occupation.  

7. Horses: Permitted only on lots or parcels of one (1) acre or more; provided that the total number of 
such animals not exceed three (3) per acre.  

8. Manufactured Homes.  

9. Public Park, Playground, Ball Fields or Tennis Courts.  

10. Kennel (Private, Residential).  

11. Storage (Residential Vehicles): Storage of personal recreational vehicles. Storage of personal 
recreational vehicles, boats, trailers or similar uses shall be limited to a maximum of one (1) per 
dwelling unit in the front yard, with no limit in the side or rear yard separated at least five (5) feet from 
any property line.  

12. Swimming Pool (Private): Permitted only when a protective fence four (4) feet in height is provided 
around the yard, lot or pool area. The pool shall be no closer than five (5) feet from any property line 
and approval from all utilities is required to insure overhead safety.  

13. Tennis Courts: Private for residential use.  

D. RR-1 SPECIAL USES. The following uses require a public hearing and approval of the City Commission after a 
recommendation by the Planning and Zoning Commission. Specific conditions and provisions for special uses 
are described in Section 11-5-6.  

1. Athletic Clubs or Bathhouses.  

2. Community Building (Public or Private).  

3. Gas Regulating Station (Public or Private Utility).  
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4. Manufactured Home Park.  

5. Recreational Vehicle Park.  

6. Swimming Pools (Public and Commercial).  

7. Telephone Exchange Station.  

8. Television and Radio Towers and all other Free-Standing Towers (Public and Private Use): Towers shall 
have manufacturer's specifications to withstand a 75 mph wind and shall be constructed to meet New 
Mexico Building Code.  

 



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. 



City or Truth or Consequences 

Position Paper from Esther  Luchini 

City Planning and Zoning committee member Regarding storage containers May 4, 2026 

 

In addition to regulations stated in Sec. 11-10-4 A-C: 

 

1.  Storage unit must not be connected to city utilities so . as to be used as a residence or 
living quarters.  

2.  Container Unit must be properly painted and be esthetically pleasing.  

3.  Container unit must be located and set behind the primary dwelling.  

4.  Conditional Use Permit must be renewed annually through the same process as the 
initial permitting.  

5.  Conditional Use Permit must not be transferred to a new property owner.  In the case of 
a property sale, the new property owner must apply for a Conditional  Use Permit.  

6. Container Unit cannot be renter or leased to another individual other than the property 
owner, leas-or or renter.   

 

Sent from my iPhone 
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