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Planning and Zoning Commission 
Meeting Notice & Agenda
Thursday, November 2, 2017
City Council Chamber 
8401 West Monroe Street
Peoria, AZ 85345

Regular Meeting
6:30 PM

 
Convene
Roll Call
Opening Statement
Final Call to Submit Speaker Request Forms

Consent Agenda
CONSENT AGENDA: All items listed on the Consent Agenda are considered to be routine or have been previously
reviewed by the Commission, and will be enacted by one motion. There will be no separate discussion of these items
unless a Commission member so requests; in which event the item will be removed from the General Order of Business,
and considered in its normal sequence on the Agenda.

Consent
1 C Minutes

Discussion and possible action to approve the minutes of the Planning and Zoning
Commission meeting held on October 19, 2017.
 
 
 

Regular Agenda
 

REGULAR AGENDA: All items listed on the Regular Agenda are considered public hearing items subject to separate
discussion and action by the Commission unless indicated otherwise by the Commission Chair or by the agenda item
description.  The order in which the following items are heard may be altered at the discretion of the Commission Chair.



Unfinished Business
2 R Z17-10 Twin Palms Zoning Stipulation Modification

The Twin Palms/dba: Villagio Estates Homeowner's Association requests to remove
Condition #1 of Ordinance No. 99-24, pertaining to the 1999 approved rezoning
establishing the Villagio Estates (formerly Twin Palms) subdivision development.  The
removal of the condition would enable the HOA to move forward with plans to eliminate
an existing pedestrian connection through Tract C of the subdivision and the
subdivision directly north (Vineyards Lots 1-205).  Tract C is located where Bloomfield
Road and 82nd Lane converge.
 
Staff Report
Open Public Hearing
Public Comment
Close Public Hearing
 
Commission Action: No action, applicant is requesting withdrawal.
 

New Business
3 R Z16-0013: Cowtown Rezoning

A request to consider a request to rezone approximately 78 acres from Special Use
Permit (SU) and Floodplain (FP) to the Cowtown Planned Area Development (PAD) to
clarify the allowed uses, development standards and operational criteria for the
Cowtown Range.
 
Staff Report
Open Public Hearing
Public Comment
Close Public Hearing
 
Commission Action: Discussion and possible action on case Z16-0013.
 

Call To The Public (Non-Agenda Items)
Your comments pertaining to the Planning and Zoning Commission business are welcome.
However, if you wish to address the Planning and Zoning Commission, please complete a
Speaker Request Form and return it to the clerk before the call to order for this meeting.
Boards and Commissions are not authorized by state law to discuss or take action on any
issue raised by public comment until a later meeting.

Updates from Staff:
City Staff will update the Planning and Zoning Commission on the status of relevant events and
activities, including, but not limited to, updates on programming, special events, calendars and
upcoming meetings.  These items are for information only - no action will be taken.



Planning and Zoning Commission Updates and Report of Current Events:
Planning and Zoning Commission members will give updates on relevant events and activities they
have attended since the last meeting.  These items are for information only - no action will be taken.

Adjournment
NOTE:
Documentation (if any) for items listed on the Agenda is available for public inspection, a
minimum of 24 hours prior to the Board/Commission Meeting, at any time during regular
business hours in the Office of the City Clerk, 8401 W. Monroe Street, Room 150, Peoria, AZ
85345.
 
Accommodations for Individuals with Disabilities. Alternative format materials, sign language interpretation and
assistive listening devices are available upon 72 hours advance notice through the Office of the City Clerk, 8401 West
Monroe Street, Peoria, Arizona 85345 - Phone: (623) 773-7340 or FAX (623) 773-7304. To the extent possible,
additional reasonable accommodations will be made available within the time constraints of the request. The City has
a TDD line where accommodations may be requested at: (623) 773-7221.
 
Public Notice
In addition to the Board/Commission members noted above, one or more members of the Peoria City Council or various
other Boards and Commissions may be present to observe this meeting as noticed on this agenda.
 
Planning and zoning commission meetings can be viewed live on Channel 11 (Cox Cable) and are available for viewing
on demand at https://www.peoriaaz.gov/NewSecondary.aspx?id=2187.   

https://www.peoriaaz.gov/NewSecondary.aspx?id=2187
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PLANNING AND ZONING COMMISSION MINUTES 
CITY OF PEORIA, ARIZONA 

COUNCIL CHAMBERS 
OCTOBER 19, 2017 

 
A Meeting of the Planning and Zoning Commission of the City of Peoria, Arizona, 
convened at 8401 W. Monroe Street, Peoria, AZ in open and public session at 6:30 p.m. 
 
Members Present: Chair Shawn Hutchinson, Vice-Chair Jeff Nelson, Secretary Jay 
Otlewski, Commissioner Clay Allsop, Commissioner Bill Louis and Commissioner Bryan 
Patterson 
 
Members Absent: None 
 
Others Present: Chris Jacques – Planning Director, Adam Pruett – Planning Manager, 
Lorie Dever – Senior Planner, Sean Allen – Senior Planner, Jennifer Fostino – Planner, 
David Benton – Assistant City Attorney and Della Ernest – Executive Assistant 
______________________________________________________________________ 
 
Opening Statement:  The Opening Statement was read by Chair Hutchinson 
 
Call for speaker request forms. 
 
Audience: 1 
 
Note: The order in which items appear in the minutes is not necessarily the order in 
which they were discussed in the meeting.  
 
CONSENT AGENDA 
 
All items listed with a “C” are considered to be routine by the Planning and Zoning 
Commission, and were enacted by one motion.  
 
 
1C Authorization to Hold an Executive Session 

 Pursuant to A.R.S. 38-431.03.A.3: 

Discussion and possible action authorize the holding of an Executive Session for 
the purpose of discussion or consultation with designated representatives of the 
public body and/or legal counsel in order to consider its position and instruct its 
representatives regarding: 

a. Advise, discussion, and instruction with legal counsel and staff 
regarding a potential zoning case and memorandum of understanding 
with Westward Ho Adventures regarding 10402 W. Old Carefree 
Highway. 
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2C Disposition of Absence 

Discussion and possible action to approve/excuse the absences of 
Commissioners Bill Louis and Bryan Patterson from the Planning and Zoning 
Commission meeting held on September 21, 2017. 

 

3C Minutes 

Discussion and possible action to approve the minutes of the Planning and 
Zoning Commission meeting held on September 21, 2017. 

 

4C CU17-12: Starbucks Drive Through 

A request to obtain a Conditional Use Permit (CUP) for drive through service for 
a coffee shop. The subject property is vacant within the Arrowhead Commerce 
Center which is located east of the northeast corner of 83rd Avenue and 
Thunderbird Road. 

 
COMMISSION ACTION: Secretary Otlewski moved to approve the Consent 
Agenda. The motion was seconded by Commissioner Louis and upon vote, 
passed unanimously. 

 
 
REGULAR AGENDA 

 

5R  Z17-10: Twin Palms HOA Zoning Stipulation Modification 
 
The Twin Palms dba: Villagio Estates Homeowner’s Association requests to 
remove condition of approval #1, of case #Z98-18/Ord #99-24, of the approved 
Rezoning for the Twin Palms subdivision development. The removal of the 
condition would allow the HOA to remove the existing hard-surface pathway, 
located where Bloomfield Road and 82nd Lane converge, which connects Twin 
Palms with the subdivision directly north (Vineyards Lot 1-205). 
 
Staff recommends item 5R be continued to the November 2, 2017 meeting of 
the Planning and Zoning Commission to allow for adequate noticing. 

 
COMMISSION ACTION: Commissioner Allsop moved to continue item 5R to the 
November 2, 2017 meeting of the Planning and Zoning Commission. The motion 
was seconded by Commissioner Louis and upon vote, passed unanimously. 

EXECUTIVE SESSION: 
 

COMMISSION ACTION: Commissioner Louis moved to adjourn into Executive 
Session. The motion was seconded by Secretary Otlewski and upon vote, 
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passed unanimously. The Commission was in Executive Session from 6:36pm to 
7:43pm. 
 
Vice-Chair Nelson joined the meeting at 6:43pm. 

COMMISSION ACTION: Chair Hutchinson reconvened the regular meeting at 
7:43pm. 

CALL TO THE PUBLIC ON NON-AGENDA ITEMS:  
None 

UPDATES FROM STAFF:  
Mr. Jacques notified the Commission of the upcoming Planning and Zoning 
Commission meetings, November 2, November 16th and December 7th (tentative). 
 
Mr. Jacques informed the Commission of a new bus line service that will take effect on 
Monday, October 23rd. The extension of route 83, starts at Camelback Road and travels 
north on 83rd Avenue to the Arrowhead Towne Center. 
 
Mr. Jacques stated the Commission the Council Subcommittee on Boards and 
Commissions recently met and are recommending three individuals for appointment to 
the Planning and Zoning Commission. The appointments will go before City Council for 
ratification. Two of the three will be seated soon after ratification but the third will be 
seated in January. 
 
UPDATES AND REPORTS FROM THE PLANNING AND ZONING COMMISSION:   
 
None 
 
ADJOURNMENT: There being no further business to come before the Planning and 
Zoning Commission, the meeting adjourned at 7:45 p.m. 
 
 
____________________________  _________________________ 
Shawn Hutchinson, Chair    Submitted by Della Ernest 
 
____________________________  _________________________ 
Date       Date 



 PLANNING AND ZONING COMMISSION REPORT

Meeting
Date: 

November  2, 2017

Agenda Item: 2R

Case Name: Z17-10 Twin Palms Zoning Stipulation Modification

Case
Number(s): 

Z17-10

General Application Information

Proposal:
Request to remove Condition of Approval #1 from Ordinance No. 99-24 pertaining to the 1999
approved rezoning for Villagio Estates, thereby facilitating the removal of an existing pedestrian
pathway (Tract C).

Location:
The Villagio Estates subdivision is generally located north of the northeast corner of 83rd Avenue
and Cactus Road. This request pertains to the walkway identified as "Tract C", located between
lots 5 & 6 of the Villagio Estates subdivision, specifically where Bloomfield Road and 82nd Lane
converge.

Project Acreage:
Tract C is 2,380 square feet in area.

Applicant:
Twin Palms/dba: Villagio Estates Homeowner's Association (HOA)

Project Description

The Villagio Estates HOA requests approval to remove Condition #1 of the approved Rezoning
Ordinance (ORD. No. 99-24) for the Twin Palms subdivision (now called Villagio Estates),
thereby facilitating the removal of the existing pathway within Tract C of the subdivision.
 
In 1999, the City Council adopted Ordinance No. 99-24, approving the rezoning of the land that
facilitated the development of the Twin Palms subdivision.  As part of that action, the City
Council had identified additional Conditions of Approval that were integrated and adopted into the
Ordinance.  The public record (approved minutes from May 4, 1999) reinforces the intent to
require a pedestrian access in the development. However, Condition #1 is worded to require the
City to address security issues related to a pedestrian connection through Tract C. 
 
A pedestrian access was installed with the development of the Twin Palms subdivision.  The



HOA now desires a change to the original ordinance that would provide the ability for this access
(identified as Tract C) to be removed.
 
The tract is located between lots 5 & 6 of the Twin Palms Subdivision development, where
Bloomfield Road and 82nd Lane converge.  The HOA reported they held a community vote that
resulted in a majority in favor of the change (removal of the pedestrian access).
 
 

Key Items For Consideration:

 

Recommendations:

Applicant is requesting withdrawal.
 

ATTACHMENTS:
Description
Exhibit A - Withdrawal Request



 
 
 

           
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Exhibit A 
       Withdrawal Request 

 
 

 



City of Peoria 

 
PLANNING DEPARTMENT 

 
9875 North 85th Avenue 

Peoria, Arizona 85345 

T 623-773-7200 
planning@peoriaaz.gov 

 

Memorandum 
 
 

Meeting Date:  November 2, 2017 
 
To:   Planning & Zoning Commission 
 
From:   Sean Allen, Senior Planner 
  
Re:   Item 2R – Change in Action 

 

 

CASE UPDATE: APPLICANT HAS FORMALLY WITHDRAWN THE REQUEST. 

 

ACTION:   None required. 



From: Joe Atkielski    
Sent: Tuesday, October 24, 2017 3:40 PM 
To: William Beloit   
Cc: Sean Allen  ; Dan Nissen   
Subject: Re: Pedestrian Access Closure ‐ Update 
  
Hello, 
  
I informed the board I will be withdrawing case. Please proceed with communicating the 
withdrawal. 
  
Thanks, 
  
Joe 
  
 



 PLANNING AND ZONING COMMISSION REPORT

Meeting
Date: 

November  2, 2017

Agenda Item: 3R

Case Name: Z16-0013: Cowtown Rezoning

Case
Number(s): 

Z16-0013

General Application Information

Location:
10402 W. Old Carefree Highway

Project Acreage:
Approximately 78 Acres

Applicant:
Brian Greathouse Esq. of Burch & Cracchiolo

Project Description

A request to rezone approximately 78 acres from Special Use Permit (SU) and Floodplain (FP)
to the Cowtown Planned Area Development (PAD) to clarify the allowed uses, development
standards and operational criteria for the Cowtown Range. 

Key Items For Consideration:

As of the date of this printing, staff has not received any public comment in opposition or support
of this proposal. 

Recommendations:

Recommend approval of case Z16-0013, subject to stipulations to the City Council.

ATTACHMENTS:
Description
Staff Report
Exhibit A - Vicinity Map
Exhibit B - Existing Zoning Map
Exhibit C - Cowtown PAD Standards and Guidelines Report
Exhibit D - Site Plan with Aerial Image



Exhibit E - Conceptual Fence Plan
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BACKGROUND 

Context 

Cowtown [the Property] is located within the northern area of the City of Peoria. It is 
approximately 78 acres in size and located at the northwest corner of Old Carefree 
Highway and 104th Avenue. The Property was purchased in 1974, and developed within 
unincorporated Maricopa County as a venue for outdoor entertainment events, which 
were oriented towards old west activities and film productions. The current ownership 
group took over Cowtown’s operations prior to annexation into the City of Peoria. 
Shortly after the ownership change, firearm training and marksmanship classes were 
incorporated into Cowtown (Exhibit A). The following is a brief overview of the property’s 
entitlement history: 
 
Pre-Annexation 

 Maricopa County Board of Supervisors approved Case Z77-114 providing a Special 
Use Permit for an “amusement park” on the Cowtown site (12/8/77). 

 The Z77-114 Special Use Permit was subsequently amended and a new Special 
Use Permit (Z86-95) was established to allow sand & gravel extraction in the eastern 
330 feet of the site (3/2/87). 

 County approves an Administrative Amendment to Z77-114 to add three movie sets 
to the northeast corner of the site (1993).  

 
Annexation into Peoria 

The City annexed the Property in 1994 as part of a regional annexation plan (Ord 94-
03).  The property owner at that time agreed to the annexation with the understanding 
that the land uses on the property (at the time of annexation) would be recognized and 
grandfathered. Accordingly, Peoria City Manager, Peter Harvey, issued a letter that 
outlined the City’s position regarding the land uses on the property, which is discussed 
further in the Discussion and Analysis section (Exhibit C).  
 
General Plan 
The General Plan’s Land Use Map designates the Property as Park/Open Space and 
Estate Residential (0-2 du/ac, target of 1 du/ac).  These designations are the same as 
when the Property was annexed by the City.  Since Cowtown was considered a private 
outdoor recreation facility, it was determined to be analogous to the Park/Open Space 
land use designation, and consistent with the Peoria General Plan.   
 
Zoning 

Pursuant to Arizona Revised State Statutes and the Peoria City Code, the City is 
required to assign City zoning to a property within a specified timeframe from the date of 
annexation. Per State Statute, the initial corresponding zoning shall not permit densities 
and uses more intense that those permitted by the County prior to annexation.  
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At the time, the closest City of Peoria zoning district to Maricopa County Rural-43 with 
Special Use Permit was City of Peoria Special Use (SU) and Flood Plain (FP) Districts. 
Subsequently on April 6, 1994, the City Council approved Case Z94-06, establishing the 
SU and FP zoning districts on Cowtown (Exhibit B). 
 
Adjacent Uses and Zoning 

Surrounding the Property to the south, west, and north are undeveloped Arizona State 
Land Trust parcels, which are managed by the Arizona State Land Department.  
Beyond these parcels are three large master planned communities, Lake Pleasant 
Heights (1.2 miles away), Saddleback Heights (2.5 miles away), and Vistancia (2.9 
miles away). The intervening terrain is topographically diverse and provides a physical 
barrier between Cowtown and these properties. (See Exhibit A) 
 
This Property is adjacent to the Agua Fria Wash, along its eastern border.  Beyond the 
wash is an undeveloped 420+ acre parcel of land, an unoccupied APS substation 
property, and Canyon Raceway. Turf Soaring School is also in the vicinity at the 
northwest corner of Lake Pleasant Parkway and Carefree Road. Land utilized for the 
Canyon Raceway and Turf Soaring School is leased from the Arizona State Land 
Department.  
 
Table 1 summarizes the existing land use, General Plan land use designation, and 
zoning for the surrounding areas. 
 

Table 1 – Existing Land Use, General Plan Designation, and Current Zoning 

 

APPLICANT’S PROPOSAL 

Goal/Purpose of Request 

Cowtown has been the host of movie and television productions, western shooting 
clubs, corporate events, festivals and parties, shooting competitions, firearm training 
classes, and advanced training in long range marksmanship classes for police, military 
and civilian instructors. These uses continue on the property presently; however, said 

 
Existing  

Land Use 
General Plan Zoning 

Subject 
Property 

Vacant 
Residential Estate (0‐2 du/ac),  
Parks/Open Space, and Water  

Special Use (SU) and 
Floodplain (FP) 

North Vacant  
Residential Estate (0‐2 du/ac),  
Parks/Open Space, and Water 

Agriculture (AG) and 
Suburban Ranch (SR‐43) 

South Vacant 
Residential Estate (0‐2 du/ac),  
Parks/Open Space, and Water 

Agriculture (AG) and 
Suburban Ranch (SR‐43) 

East Vacant 
Residential Estate (0‐2 du/ac),  

and  Parks/Open Space   
Suburban Ranch (SR‐43) 

West Vacant Parks/Open Space, and Water Agriculture (AG) 
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uses were not clearly defined in sufficient detail within the initial zoning case to 
adequately reflect the character and nature of Cowtown. Accordingly, the Applicant is 
requesting to rezone the approximately 78 acre Cowtown Property from Special Use 
(SU) and Flood Plain (FP) to Cowtown Planned Area Development (Cowtown PAD), to 
better define the particular unique land uses, development standards, and operational 
criteria for Cowtown.  
 
Currently, the array of recreational and entertainment activities is managed by Cowtown 
Management. In particular, they are responsible for the management of the shooting 
and training facility venue, special events, along with tenants operations on the 
property, which include Cowtown Paintball and the Cowtown Cowboy Action Shooters. 
A more comprehensive list of these existing activities, and their applicable performance 
criteria have been outlined within the proposed Cowtown PAD Standards and 
Guidelines Report (Exhibit C). 
 
Given the unique nature of the facility, the Owner selected a consultant with relevant 
and knowledgeable expertise in the design and management of outdoor shooting 
ranges to review the details of Cowtown’s operations. Mr. Don Turner is an NRA 
Instructor and Range Technical Team Advisor, and has experience managing the Clark 
County and Ben Avery ranges. He specifically reviewed the Cowtown site plan and 
Cowtown Operations Handbook in view of best management practices for outdoor 
shooting ranges. After his initial review, modifications were made and subsequently 
adopted for use at the range. Mr. Turner subsequently reviewed those modifications 
and provided his finding in his letter dated May 15, 2017. In that letter, Mr. Turner 
specifies that “best management practices ensure that shooting ranges are safe due to 
a combination of management practices, safety rules, operations and physical design.” 
Based on Mr. Turner’s review of the updated materials, Cowtown “demonstrates that 
their operations will meet these criteria and be in compliance with appropriate safety 
and management concerns.” (Exhibit C) As the industry or circumstances change, the 
Owner is responsible for making the appropriate modifications to the Cowtown 
Operational Handbook and safety protocols to ensure best practices are maintained. 
  

DISCUSSION AND ANALYSIS 

Land Use  

Prior to annexation into the City, the Cowtown facility hosted an array of recreational 
and entertainment activities. It has been determined that the existing uses have been 
continued, in some capacity, on the property prior to annexation and approval of initial 
zoning by the city. While it was the intent of the 1994 letter to generally identify and to 
the extent permitted by law, to “grandfather” those existing uses, buildings and 
structures on the property, ambiguity remained in interpreting applicable development 
standards and operational expectations (Exhibit C). Thus, City staff concurs that 
rezoning the property to PAD will assist in clearly defining land uses approved in 
conjunction with the initial zoning case, as well as identify the relevant development and 
performance standards for Cowtown. The general layout of the various uses within the 
Cowtown facility is generally shown in the Applicant’s site plan (Exhibit D). 
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City staff recognizes that an outdoor shooting and training range is a non-traditional use 
because of the special and specific considerations associated with designing, 
maintaining, and managing that type of facility. Consequently, staff has determined that 
the operational and managerial requirements related to the shooting and training venue 
are within specifically Cowtown’s expertise. Thus, the City and the Owner are 
cooperatively working on a Memorandum of Understanding outlining commitments and 
performance measures associated with the shooting range activities.   
 
Hillside Overlay and Desert Lands Conservation Overlay (DLCO) 
Cowtown was entitled within the City of Peoria prior to the establishment of the Hillside 
Overlay or the Desert Lands Conservation Overlay (DLCO). This rezone request only 
seeks to clarify and recognize existing uses permitted onsite, along with establish 
special operational and development considerations given the particular uses and 
events that occur onsite. Consequently, the Hillside Overlay and DLCO are not 
applicable at this time.  
 

Water/Sewer 

The City does not have water or sewer systems within the area to serve the property. 
Water is brought into the site on an “as needed basis” when special events are being 
held. Onsite water storage will be increased to meet the needs of any future 
enhancements or expansion of the facilities. Likewise, while portable toilets are brought 
onsite to accommodate special events, the Owner will expand capacity or provide 
permanent facilities to meet the needs of future enhancements/expansion when those 
specific improvements are identified. 
 
Access 
Cowtown is accessed from Lake Pleasant Parkway via the Old Carefree Highway (see 
Exhibit A).   
 

Public Safety 

Given the limited infrastructure available on the site, the Cowtown PAD outlines the 
various conditions when additional review criteria become applicable. More specifically, 
it outlines the criteria when the Owner is required to submit for a Temporary Use Permit, 
or a Fire Department Operational Permit, prior to certain special events or uses 
occurring on the site.  
 
For safety considerations, the Owner has agreed to fence and sign the entire property 
as specified in the Conceptual Fence Plan (Exhibit E). Because of the topographical 
conditions, and to maintain existing wildlife corridors, posts may be substituted in lieu of 
the fencing.  
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COMMUNITY INVOLVEMENT 

Outreach Requirements 

The application was properly noticed pursuant to Section 21-315 of the Peoria Zoning 
Ordinance, which includes notification to all property owners within 600 feet of the site 
and registered HOAs within one (1) mile, posting a sign on the site, and placing an ad in 
the Peoria Times at least 15 days prior to the Public Hearing.  
 
A neighborhood meeting was held on November 7, 2016 at the Wild Horse Restaurant. 
Representatives from Arizona State Land Department and city staff attended the event.  
 

Support / Opposition 

At the time of this writing, Staff has not received any support or opposition to the 
application.  
 
Proposition 207 Waiver 
The voters of Arizona approved Proposition 207, which among other things requires 
municipalities to compensate property owners for actions which have the effect of 
diminishing the value of property. The City Attorney’s Office has drafted an agreement 
which waives the applicant’s rights to future Proposition 207 claims against the City. 
Accordingly, the applicant has agreed to furnish a signed and notarized Proposition 207 
Waiver. 
 

STAFF RECOMMENDATION 

Based on the following findings: 

1. The proposed zoning district is in conformance with the goals and objectives set 
forth in the Peoria General Plan; 

2. The proposed zoning district better clarifies the land uses and development 
standards associated with the existing facility; and, 

3. The applicant/owner has submitted a signed and notarized a Proposition 207 waiver, 
which will be recorded with the conditions outlined below. 

Staff recommends that the Planning and Zoning Commission take the following action: 
 
Recommend approval to the City Council for the applicant’s request for Rezoning 
under Case Z16-0013, subject to the following conditions: 

1. The development shall substantially conform to the approved Planned Area 
Development Standards and Guidelines Report, Fence Plan, and Site Plan dated 
October 11, 2017 except as modified herein.  

2. A perimeter fence is to be installed around the entire border of the subject property 
in the timeframe specified from the effective date of the ordinance as described 
below, to the satisfaction of City staff: 

a. Within 6 months, the property owner or authorized designee shall install the 
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portion of the perimeter fence labeled as Section A which starts immediately 
north of Bay 6, proceeding south along the eastern property line past the 
main gate to the southeastern edge of the property. From that southeastern 
corner, the fence shall be extended westward along the southern property 
line, past the parking area and ending adjacent to the toe of the southern 
ridge as shown in Exhibit E).  

b. Within 12 months, the property owner or authorized designee shall install the 
balance of the perimeter fence around the entire property as identified in 
Exhibit E as Section B. 

c. In extremely rugged slope conditions, and/or within wash corridor areas, steel 
posts will be secured into the ground every 25-50 feet in-lieu of fencing, 
unless otherwise approved by city staff.  The number of instances where 
posts may be substituted in-lieu of fencing is conceptually shown on Exhibit 
E. 

3. At the time of installation, warning signage shall be provided on the perimeter 
fence every 50 feet to discourage unwanted access to the property.  Where posts 
are provided in-lieu of fencing, warning signage shall be provided every 25-50 feet, 
unless otherwise approved by city staff. 

4. Within twelve months from the effective date of this ordinance, the property owner 
or authorized designee shall submit for and receive approval of the Non-Ballistic 
Structure. 

5. All proposed grading or site improvements within existing floodplain/floodway area 
will require engineering review and permitting.   

6. At the time of application for construction, proposed development shall conform to 
all applicable new development and engineering design standards within the City 
of Peoria City Code, City of Peoria Infrastructure Design Guidelines, and current 
engineering policies, standards and best practices, to the satisfaction of the City 
Engineer. 

7. Per the template offered by the Environmental Protection Agency (EPA) for best 
management practices for lead at outdoor shooting ranges, Cowtown is required to 
establish, maintain, and follow an implementation schedule appropriate for the 
conditions of this range, based on the variables identified by the EPA.  

8. In accordance with the criteria outlined within the Cowtown PAD, the property 
owner or designee shall obtain a temporary use permit for any occurrence, 
occasion or event that involves  tents/canopies or membranes with an aggregate of 
400 square feet or more, generators. The temporary use permit shall be reviewed 
and approved by city staff, and in particular by the Peoria Fire Department prior to 
the event.  

9. Explosives materials are to be approved by the Fire Department and must comply 
with all requirements of the International Fire Code and the applicable sections 
with the National Fire Protection Association (NFPA) publication 495. 

10. The property owner or authorized designee shall obtain a temporary use permit for 
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every occurrence of binary explosives (i.e. Tannerite) and similar ATF defined 
explosive materials brought on-site, handled or used for any reason, to the 
satisfaction of Fire Department staff.  

11. Fire apparatus access is to be provided to the parking lots north of Gate #2 at the 
time of construction and/or use of those parking lots. The fire apparatus access 
road is to be a stabilized surface that is a minimum of twenty (20) feet wide, able to 
support an imposed load of seventy five thousand (75,000) pounds, be an all- 
weather surface and be appropriately marked and visible under any weather 
condition.  

12. Any gate(s) that block a fire apparatus access road will require appropriate Fire 
Department signage, locks and/or automatic controls (if electric). 

13. Where fire apparatus access roads end in a dead end, an approved turn around 
that meets the requirements of Appendix D of the International Fire Code is to be 
provided and appropriately marked. 

14. All new structures, whether commercial or residential, are required to comply with 
the International Fire Code (IFC), except as otherwise approved by the Fire 
Department. 

15. All new commercial structures that require twenty (20) or more fire sprinkler heads 
are required to have a fire alarm system installed that includes occupant 
notification throughout the structure. 

16. A water supply is required to supply the necessary automatic fire sprinkler system 
demands and fire flow requirements for the site in accordance with the 
International Fire Code for all new structures, whether commercial or residential. A 
fire pump may be required to supply the necessary pressure to operate the 
automatic fire sprinkler system and supply the fire hydrants. The fire pump is to 
meet the provision in the International Fire Code and the National Fire Protection 
Association (NFPA) publication 20. 

17. For all new structures, whether commercial or residential, a water supply is to be 
distributed to fire hydrant locations approved by the Fire Department for use in the 
event of an emergency. The water supply system is to be capable of providing the 
minimum required fire flow at twenty (20) psi to any fire hydrant, or as otherwise 
approved by the Peoria Fire Department and/or the International Fire Code. 

 
 

REPORT PREPARED BY 

Lorie Dever 
Senior Planner 
623-773-5168 
Lorie.Dever@peoriaaz.gov 
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1 – Introduction 
“Cowtown”  is  located  within  the  northern  area  of  the  City  of  Peoria 
(“City”)  on  approximately  78  acres  of  real property  located  at  the west 
end of Old Carefree Highway, bordering  the west bank of  the Agua Fria 
River (the “Cowtown Property” or “Property”).  In approximately 1974, the 
Cowtown  Property  was  purchased  by  a  veteran  stunt  performer  and 
western  film producer.   At  the  time,  the Cowtown Property was  located 
within  an  unincorporated  area  of  Maricopa  County.    Thereafter,  the 
Cowtown Property was primarily developed for promoting entertainment 
events of all  types,  such as old west activities and  film productions  that 
occasionally included the use of helicopters, and other uses such as a stunt 
school,  restaurant,  rodeo  competitions,  corporate  events,  horseback 
riding,  fast  draw  shooting  competitions,  a  live  fire  shooting  gallery  and 
cowboy shooting (shooting with pistol, rifle and shotgun), as well as other 
events, and trap shooting began in the late 1970’s. 
 
In approximately 1993, a new ownership group  took over  the Cowtown 
operations.  Since the new ownership acquired the Cowtown Property, the 
recreational  and  entertainment  uses  have  continued,  such  as  various 
western shooting, sport shooting and training related activities.  The new 
ownership group also owned and operated Shooter’s World at  the  time 
(since sold) which had significant firearm training and education programs 
for private citizens as well as police and military agencies.  Similar firearm 
training activities to those offered at Shooter’s World were subsequently 
integrated at Cowtown.  The topography of Cowtown offers safe shooting 
against the cliffs and canyons within the Property and offers a unique and 
desired  location  for  specialized  tactical  training.    Consequently,  the 
number of military,  federal  and  state  agencies  training  at Cowtown has 
steadily  increased,  including the United States Army, United States Navy, 
United States Marine Corps, United States Air Force, and various Special 
Forces Units of  those  services  (e.g.  Seal  Team  6  and Delta  Force)  along 
with  Los Angeles County  SWAT,  Las Vegas  SWAT,  Scottsdale  SWAT,  and 
the Phoenix Police Department. 
 
The objective of  the Cowtown Planned Area Development  (“PAD”)  is  to 
formalize  and  better  define  the  land  uses  currently  operating,  such  as 
those land uses recognized and grandfathered by the initial rezoning case 
(Case Number Z94‐06) and certain annexation agreements.   This PAD will 
identify the specific allowable land uses, relevant development standards, 
and  operational  criteria  that  will  solidify  Cowtown’s  operational 
requirements and provide a long‐term vision for the property.  
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2 – Site Context  
Cowtown encompasses approximately 78 acres of  real property and  is  located near Old Carefree 
Highway and the 104th Avenue alignment. The Property is accessed from Lake Pleasant Parkway via 
Old  Carefree  Highway  (see  Figure  1,  Aerial Map).    Prior  to  2015,  visitors  to  Cowtown  and  the 
neighboring Canyon Raceway had been using  an existing water diversion  structure  as  a  crossing 
over the intervening Maricopa Water District (MWD) canal to access the Property.  In 2015, a new 
bridge crossing on the Old Carefree Highway alignment was completed and became operational.   

 
Surrounding the Property to the south, west, and north are undeveloped Arizona State Land Dept. 
(“ASLD”)  properties.    Just  beyond  the  ASLD  parcels  to  the west  are  three  large  future master 
planned communities, Lake Pleasant Heights (1.2 miles away), Saddleback Heights (2.5 miles away), 
and Vistancia  (2.9 miles  away).    There  are many mountains, hills,  and  canyons  located between 
Cowtown  and  the  future  master  planned  communities  located  more  than  1.2  miles  away.  
Therefore, not only  is there vast distance between Cowtown and the future residential  land uses, 
but  the  existing  terrain  and  topography provide  a physical barrier between Cowtown  and  these 
properties.   

 
To  the east of  the Cowtown Property  is  the Agua  Fria Wash.   Beyond  the Agua  Fria Wash  is an 
undeveloped 420+ acre parcel of  land, an unoccupied APS substation, and Canyon Raceway.   Turf 
Soaring  School  is  also  in  the  vicinity  at  the northwest  corner of  Lake Pleasant Parkway  and Old 
Carefree Highway. 

 

3 – Entitlement History 
The Property has supported a variety of  recreational and entertainment uses, such as movie and 
television  filming,  firearm  training,  and  outdoor  entertainment  events,  which  existed  prior  to 
annexation  into Peoria  in  1994.    The  following  is  a brief overview of  the Property’s  entitlement 
history: 
 
Maricopa County:  

 Maricopa County  approved  a  Special Use Permit  (Z77‐114)  for  an  “amusement park” on  the 
Cowtown Property (12/8/77). 

 Maricopa County approved a new Special Use Permit (Z86‐95) to allow sand & gravel extraction 
in the eastern 330 feet of the site (3/2/87). 

 Maricopa County approved an Amendment to the Special Use Permit (Z77‐114) to allow three 
new movie sets at the northeast corner of the site (1993). 

 
Annexation into Peoria:  

 In 1993, the City of Peoria entered discussions with the former owners of Cowtown relative to 
annexation of the property as part of a regional annexation plan.   When the City requested that 
Cowtown  consider  joining  the City as a part of  its northern expansion plans,  the  former and 
present ownership  (then under contract to purchase the Cowtown Property) agreed, with the 
understanding  that  all  of  the  land  uses  then  enjoyed, would  be  recognized  by  the City  as  a 
condition of accepting annexation.     
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 City Council adopted Ordinance 94‐03 on January 25, 1994.  The Cowtown Property was part of 
a 35 square‐mile annexation. 

 

 Peoria City Manager, Peter Harvey,  issues a  letter dated  January 25, 1994  to Mr. Harold Berg 
and Mr. Chris Shaw to “outline the basic position of City Staff” on a variety of issues, including 
the following: (See Appendix A) 

 
o The City determined  the  Zoning District most  analogous  to  the Property’s County  zoning 

was  the  Special  Use  District  (“SU”).  The  City’s  SU  Zoning  District  contains  a  site  plan 
requirement  and City  Staff  accepted  the Plot Plan  (with  list of existing uses) on  file with 
Maricopa County as the initial Cowtown Site Plan.  

o Future changes  in  land use would be processed as Site Plan Amendments under the City’s 
Zoning Ordinance  in  recognition  that  the Property would be  transferring ownership,  and 
that “additional site planning may be required as the Property is more intensely developed.” 

o The Letter acknowledges “upon annexation, all existing uses, buildings and structures and 
means of servicing the property will be grandfathered… with the following types of uses as 
illustrative of the type of use of the Property” – sand and gravel extraction  (eastern 330’); 
movie‐shooting  and  “western  town  activities”;  restaurant  and  specialty  retail;  horseback 
riding,  haystack  rides  and western  activities;  cookouts,  gatherings  and  dances;  repelling, 
hiking and other water and western theme recreational activities; paintball, sporting clays 
and  training  activities;  other  “cowboy”  and western  theme  amusement  and  recreational 
uses.  

 
Initial Zoning: 

 City Council adopts Ordinance 94‐12 on April 6, 1994 (Case Z 94‐06) 

o The City adopted Special Use (SU) and Flood Plain (FP) Zoning Districts as the initial zoning 
on the Property.   

o The Flood Plain District was applied  to  the eastern 330  feet of  the site  (approximately 20 
acres) 

 
Conditional Use Permit:  

 The City’s Planning & Zoning Commission approved a Conditional Use Permit (SU 95‐08) to allow 
the sale of beer and wine (Series #6 License) at Cowtown’s facility. 

 

4 – General Plan Analysis 
The  General  Plan’s  Land  Use  Map  designates  the  Property  as  Park/Open  Space  and  Estate 
Residential (0‐2 du/ac, target of 1du/ac).  See Figure 2 – Existing General Plan Land Use Map.  The 
General Plan’s  land use map designations  are  the  same designations  as when  the Property was 
annexed  into  the  City.    Cowtown  is  considered  a  private  outdoor  recreation  facility,  which  is 
analogous  to  the  Park/Open  Space  land  use  designation.    Shooting  Ranges  are  a  permitted  use 
under Section 21‐502 (non‐residential districts) of the Zoning Ordinance, and under Chapter 13 of 
the Peoria City Code.  
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5 – The Request 
Cowtown’s  existing  land  uses  that  have  been  “grandfathered”  under  County  zoning  and  City 
annexation and initial zoning processes have not been clearly defined in sufficient detail within the 
City’s initial zoning case (1994) to adequately reflect the unique character and nature of Cowtown.  
Further, there are special operational and development considerations given the particular unique 
land uses, operations and events  that have prompted Cowtown and  the City  to seek appropriate 
development standards and operational criteria.  The purpose of this PAD is to rezone the Cowtown 
Property from Special Use (SU) and Flood Plain (FP) to PAD, and among other things, to define the 
particular unique land uses, operations, events, development standards, and operational criteria for 
Cowtown.   An Existing Zoning Map and a Proposed Zoning Map are provided at Figure 3 and Figure 
4, respectively.   
   
 
 
 
 
 
 
 
 

6 – Land Uses 
Land uses not specifically listed below or deemed inconsistent with the intent of the Cowtown PAD 
by the Zoning Administrator shall be prohibited.     

A. Permitted Principal Uses 

1. Cattle and Livestock Grazing 

2. Commercial Equestrian Boarding and Paddocks 

3. Film, Photography, Video and Music Productions  

4. Hiking and Rappelling 

5. Horseback Riding 

6. K‐9 training and Tracking Exercises 

7. Non‐shooting Tactical Training, such as bomb squad training and tactical medical training  

8. Military and Police Training, such as door breaching exercises, securing the perimeter of an 
area, disarming suspects, and other military and police field simulations.  

9. Paintball/Airsoft/Speedball 

10. Archery 

11. Restaurant (any new restaurants will be required to go through the City’s site/design 
review, permitting and inspection process) 

12. Classroom/office 
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B. Permitted Principal Uses with Conditions 

1. ATV  Rides,  Convoy  and  Off‐Road  Driving  (Excluding  Racing);  Concerts,  Festivals,  Music 
Performance  and  Western/Horse/Rodeo  Shows;  and  Corporate  Events/Team  Building, 
Obstacle/Mudrun events, and Private Parties  (e.g. weddings) will be permitted  subject  to 
the following conditions:   

a. ATV Rides, Convoy and Off‐Road Driving shall be allowed only  in designated areas 
and trails. 

b. The sale of alcohol shall be  in compliance with State and City requirements. (Refer 
to B.2.d below regarding sale of alcohol when shooting events or shooting related 
activity will occur on the same day.) 

c. Onsite parking areas shall be clearly and visibly defined using a method such as, but 
not limited to: chalk, rope, and pylons. 

d. Designated  parking  areas  shall  not  impact,  restrict  or  diminish  ingress/egress  of 
vehicular traffic within and around property. 

e. No parking is permitted on the roadway (Old Carefree Highway). 

f. Entry/exit gates on the Property shall remain unobstructed at all times. 

g. Fires and grills are permitted in designated areas only.  The property owner or their 
designated  representative  (“Property Owner”) will  ensure  users will  observe  “No 
Burn” days.     

2. Outdoor Shooting is permitted subject to the following conditions: 

a. Outdoor shooting will only occur within areas designated as “shooting range/training” in 
Figure 5, Preliminary  Site Plan. Proposed modification(s)  to  the boundary  resulting  in 
either an  individual or cumulative change  in area that  is greater than 10% of the total 
“outdoor  shooting”  area  will    be  submitted  to  the  Planning Manager  for  review  in 
accordance with Section 21‐604.D.  

b. Use of Cowtown’s ranges for outdoor shooting is limited to shooting clubs, competition 
events, registered user groups, tactical organizations, military/police organizations, and 
private members.      Should  the Property Owner desire  to open  the outdoor  shooting 
facilities for shooting by the general public,  it shall be deemed a significant  increase  in 
land  use  intensity  and  require  an  amendment  to  the  Cowtown  PAD  to  address  the 
additional facility requirements and increased demand on existing  infrastructure. (Refer 
to Section 14 – Amendments to PAD.) 

c. Outdoor shooting occurring after dark will comply with applicable Arizona Revised State 
Statutes.  

d. The sale of alcohol for a shooting event or shooting related activity is prohibited.  Should 
a non‐shooting event be held on the same day as a shooting event or shooting related 
activity, the sale of alcohol may be permitted when the following conditions are met: 

1. A liquor license has been obtained for the non‐shooting related event. 
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2. The point of purchase and area where consumption can occur is clearly delineated, 
secured,  and  separated  to  the  greatest  extent  possible  from  the  shooting 
event/activity. 

3. Security measures will be  in place prohibiting persons who have consumed alcohol 
to enter into a designated shooting event area, and/or participating in any shooting 
event for that day. 

e. Retail sales of any guns and/or munitions or incendiary materials will be conducted in a 
manner  in accordance with all applicable City of Peoria, State and Federal regulations.  
(For purposes of this PAD, retail gun and munition sales may include sales customary at 
State authorized gun shows, such as typical gun shows held at Ben Avery and Arizona 
State  Fairgrounds.    Gun  and munition  sales may  include  dealer‐to‐dealer,  dealer‐to‐
person, and person‐to‐person sales, such as those customary at typical gun shows.)    

f. Operation  and  management  of  Cowtown’s  Outdoor  Shooting  Ranges  shall  be  in 
accordance with the Cowtown Operations Handbook (“Handbook”), as submitted by the 
Property Owner and  included  in Appendix C as  reference only. The Property Owner  is 
responsible for regularly reviewing and updating the Handbook as necessary to reflect 
on‐going  operational  changes  and  advancements,  or  refinements  to  industry  safety 
practices. As changes are made, the Property Owner will submit a dated copy to the City 
of Peoria Planning Department  to be placed on  file.   Updating  the Handbook  for  the 
foregoing will not require or be deemed to be an amendment of this PAD. 

3. Camping, Barracks, Trailers and RV Facility provided that: 

a. The Use is limited to the invitees of Cowtown in connection with the permitted uses. 

b. Maximum days allowed on the Site is 30 days. 

c. Property Owner shall clean up and remove all refuse and debris, restoring the area back 
to the condition prior to the activity.      

d. Camping activities will be located outside of designated shooting range areas, and a safe 
distance from inhabitable and uninhabitable buildings.  

e. Property Owner or their designated representative will ensure users will observe “No 
Burn” days.  Fires and grills are permitted in designated areas only.  

 

C. Permitted Accessory Uses 

1. Caretaker and Watchman Facilities 

2. Catered Food Service including portable food vendors 

3. Retail Merchandise Sales, such as sporting goods, water bottles, and other types of 
merchandise 

4. Equipment rentals, such as ATV rentals and steel target rentals 

5. Storage Facilities, such as non‐occupied sheds to store miscellaneous equipment 

6. Parking Facilities 
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7. Workshop, Assembly or Repair (related to movie props, firearms, paintball, and tactical 
equipment) for employees and private party group leaders only 
 

D. Uses Subject to a Fire Department Operational Permit 

1. Explosives  storage, handling,  training  and/or  testing may be permitted on‐site  subject  to 
obtaining  an  Operational  Permit  from  the  City  of  Peoria  Fire  Department.    Operational 
Permits are required to be renewed annually, unless otherwise indicated on the Operational 
Permit. 

2. Magazine types and separation distances shall be in compliance with the International Fire 
Code, Section 56 and NFPA 495.   

E. Uses Subject to a Temporary Use Permit  

1. Application Criteria 

a. Prior  to  the  specified  uses  below  from  occurring  on‐site,  the  Property  Owner  or 
authorized  designee  shall  obtain  a  Temporary  Use  Permit  (“TUP”)  from  the  City  of 
Peoria for each and every occurrence. 

b. These uses are excluded from the maximum allowed number of TUPs per year. 

c. The TUP application shall be prepared in accordance with Article 14‐30‐13 of the City’s 
Zoning Ordinance and submitted at least thirty (30) days prior to the start of the specific 
occurrence, occasion or event.   

d. Property Owner or designee submitting the TUP application will provide: 

i. A  detailed  site  plan  for  the  subject  occurrence,  occasion  or  events  requiring  a 
temporary use permit. 

ii. The  Site  Plans  shall  be  prepared  in  accordance  with  applicable  City  of  Peoria 
standards, and at a minimum show the location of the event, areas used for parking, 
fencing,  entry/exit  points,  tents/canopies  (include  dimensions),  stages  (include 
dimensions), generators, bars, tables/chairs, portable restrooms, signs, etc. 

iii. A route map for all distance events such as walks, runs, rides, and driving events. 

e. The TUP  application  shall  satisfy  all  applicable City of Peoria  licensing  and permitting 
requirements  for  events  requiring  temporary  signage,  tents,  electricity  /  generators, 
pyrotechnics, stages or similar equipment.   

f. Each  occurrence,  occasion  or  event  shall  pass  applicable  permit  inspection(s)  by  the 
Peoria Fire Marshall for all tents, canopies, membrane structures, and similar structures 
such as, but not limited to, staging and merchandise displays.  

2. Uses and Event Equipment permitted with a TUP. 

a. Helicopter tactical and shooting training (for government training purposes only). 

i. Helicopter operations are limited to fast rope/rappelling and shooting from hovering 
aircrafts  for  specialized  training  for  military,  law  enforcement  groups,  and 
Department of Defense contractors (with active DOD contracts) only. 
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ii. Groups performing  this  type of  training are  required  to begin  the  training with an 
Orientation Class providing instructions with the respect to the boundary of the Site. 

iii. Only rotary wing personnel transport helicopters are allowed. 

iv. The direction of long‐range firing shall occur in the north‐south direction within the 
various canyons located on the Site. 

v. Ammunition greater than .50 caliber is prohibited. 

b. Binary  Explosives  –  a  TUP  is  required when  binary  explosives  such  as  tannerite  and 
similar ATF defined explosives materials are to be brought on‐site, handled or used for 
any reason on the property. 

c. Event Equipment – If any occurrence, occasion or event on the property involves any of 
the following: 

i. The use of tents/canopies or membrane structures four hundred (400) square feet 
or larger;  

ii. Use of generators at events requiring a Temporary Use Permit; or  

iii. Use of fires or grills outside of the designated areas shown on the site plan. 

  

7 – Architectural Style and Appearance 
There are two distinct architectural styles within Cowtown. The first and oldest area encompasses 
the movie sets, special event area, and stables within the southern portion of the property. One of 
the  original  purposes  underlying  the  development  of  Cowtown was  to  promote  entertainment 
events of all types, but in particular old west activities and western film productions. To support the 
film productions, complete western  town/movie sets were constructed. The  town/movie sets are 
comprised of a Hotel,  Saloon, General  Store, Post Office,  Sheriff’s Office,  Jail, Newspaper Office, 
Barber  Shop,  Dentist  and  Blacksmith  Shops.  Additionally  a Mexican  village  and  restaurant  was 
added for later movie productions, but are not in use at this time. The natural patina and textures 
of  the materials and structures  found on site make Cowtown Studios highly desirable  for Casting 
Location Scouts and photographers. 
 
General Architectural Style and Design Requirements are as follows: 

 Improvements or enhancements to existing structures, along with construction of new buildings 
or structures within the town area shall be architecturally compatible in size, scale and current 
theme as illustrative within the adjacent photos.  

 The town consists of flat roof single and two story structures that often have either a zero  lot 
line  or  minimal  spacing  between  the  buildings.  Improvement  or  enhancement  of  existing 
structures  shall  be  retrofitted  in  a  manner  in  keeping  with  established  street  character.  
Placement  of  new  buildings  shall  be  consistent with  the  established  street  character, while 
recognizing and responding to natural topographic conditions and applicable building codes. 

 Building materials and colors shall be consistent with the established Western theme. Existing 
building materials and colors  include, but are not  limited heavy use of wood elements such as 
natural wood  or  plank  siding, wood  posts  supporting  covered walkways  that  run  the  entire 
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length of the building. Painted elements have been designed to appear rustic and/or exposed to 
the elements gives the buildings a weathered look. 
 

 
 
 
 
 
 
 
 
 
 
The second architectural style encompasses the three outdoor shooting ranges and paintball fields. 
They are more utilitarian in nature given the unique operational requirements. Building materials 
for training houses, shooting bays and accessory structures consist of corrugated metal roofs and 
metal. Improvements or enhancements to existing structures, along with construction of new 
buildings or structures within these areas shall be made of durable materials that shall meet the 
operational and safety needs of the environment. Enhancements or improvements to structures 
shall be consistent with the above and below photos.  
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8 – Rehabilitating Existing Structures 
The existing movie  sets were never  intended  to be accessible by  the general public.   Given  their 
inherent  nature  and  constant  exposure  to  the  elements  over  the  years,  they  have  become 
rundown.   The existing movie  sets will  require periodic  strengthening or  restoration, or  removal.  
Work  on  any  existing  building(s)  or  structure(s) will  be  in  conformance with  Article  14‐26‐4  (B) 
(except that the cost may exceed 50% of the most recent assessor’s full cash value) and permitted 
without bringing  the entire  site  into  conformance with  the Zoning Ordinance. Given  the existing 
condition of the movie sets, it may be acceptable to City Staff to allow the Property Owner to retain 
the  street  façade, demolishing  the  rest of  the  structure and utilizing  temporary  storage  facilities 
behind the façade to maintain operable movie sets.  The property owner shall obtain all necessary 
permits and licensing requirements prior to commencing work.  
 

9 – Operational and Design Standards 
Cultural Resources 
Improvements to the property or construction of new buildings/structures shall avoid, to the extent 
reasonably  possible,  any  cultural  resources  found  on  site  as  documented  by  Archaeological 
Consulting  Services,  Ltd.  If  avoidance  is  not  reasonably  possible,  eligibility  testing  for 
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historic/modern components will be completed prior  to ground disturbing activities  to determine 
possible historic significance. If any cultural resources are encountered during project construction, 
work shall stop in the vicinity of the find and ASM will be contacted.  
 
Shooting Range Protocols 
The Cowtown Range is a professionally managed and operated shooting and training facility venue 
providing a quality and customized experience for a variety of professional shooting activities and 
events. Cowtown management is responsible for range safety along with tenant relations including 
Cowtown Paintball and Cowtown Cowboy Action Shooters. Cowtown management has prepared a 
Range  Rules  Handbook  (the  Handbook),  which  outlines  the  safety  rules,  code  of  conduct  and 
operations policies currently in place and must be adhered to during Cowtown shooting events. In 
addition,  this Handbook was  evaluated  for  “best management  practices”  by NRA  Instructor  and 
Range Technical Team Advisor Don Turner, who also has extensive experience managing the Clark 
County and Ben Avery ranges.   Additional modifications were made and subsequently adopted for 
use at the range.  Mr. Turner’s resume and Cowtown’s Range Handbook are included in Appendix C.  
 
In general,  there are  six programmatic areas  for  the management of  shooting  facilities. They are 
Safety,  Security,  Public  and  Employee  Health,  Sanitation,  Administration,  Operations  and 
Maintenance. Cowtown management will periodically  re‐evaluate  the Handbook and modify any 
regulations  or  procedures  as  necessary  to  accommodate  evolving  technology  and  market 
requirements.  Such update will not require or be deemed an amendment to the PAD. 

 
In addition to the Handbook, Cowtown management has developed an Environmental Stewardship 
Plan (ESP). The ESP will ensure there is no direct or indirect migration of waste from the site.  
New range users and prospective clients are required to schedule a site tour, and will be issued a 
safety package, and a safety and rules liability/acknowledgement form to sign. Lastly, individuals or 
groups utilizing the property are required to sign the Cowtown Rental Agreement, which affirms 
they are responsible for reading and adhering to the Cowtown Park “Rental Rules and Procedures”. 
 
Parking Facilities shall: 

 Occur in designated areas with appropriate dust control measures. 

 Be regularly cleared of trash, debris and decaying vegetation. 

 Be graded in a manner than minimizes water runoff and site erosion. (Grading permits shall be 
required unless otherwise indicated by the City Engineer.) 

 Ingress/egress access points and the extent of the parking area will be clearly defined.  

 Incorporate  dust  control  measures.  The  property  owner  will  reduce  airborne  dust  and 
particulate matter, utilizing City acceptable methods within parking areas and unpaved roads. 
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City  acceptable  dust  suppressants  or  other  methods  will  be  employed  and  re‐applied  as 
needed.    

 

10 – Environmental Considerations  
Cowtown was entitled within the City of Peoria prior to the establishment of the Hillside Overlay or 
the  Desert  Lands  Conservation  Overlay  (DLCO).  This  rezone  request  only  seeks  to  clarify  and 
recognize existing uses permitted onsite, along with establish special operational and development 
considerations  given  the particular uses  and events  that occur onsite. Consequently,  the Hillside 
Overlay and DLCO are not applicable at  this  time. Should  the Property Owner propose significant 
changes  to  the underlying  land uses  that would be deemed by  the Planning Manager as a major 
amendment  to  the  PAD,  then  the  area  impacted  by  the  amendment would  be  subject  to  the 
provisions of the Hillside Overlay and DLCO.   
 
Nonetheless, the applicant recognizes the unique character and nature of Cowtown and proposes 
the following environmental guidelines to oversee building improvements and structural 
enhancements: 
 

 Maintain to the extent possible the existing fowl and wildlife habitat within and around the 
natural pond. 

 Significant vegetation, such as mature cactus or trees adjacent to proposed improvements 
shall be protected in place using best construction practices during the construction 
process.  

 Walls shall utilize materials and colors that are consistent with the existing character of the 
Property and surrounding desert.  

 Any new or improved habitable buildings shall be situated outside of wash or drainage 
corridors.  

 

11 – Circulation 
Visitors  to  Cowtown  and  the  neighboring  Canyon  Raceway  access  their  properties  from  Old 
Carefree Highway which is a City of Peoria maintained roadway.   
 

12 – Utilities 

Water 
No registered drywells or drinking water systems are available on‐site. The City does not have water 
lines  that  serve  this  area.  Currently  the  Property  has  three wells  onsite;  however,  only  one  is 
partially  in  operation. Additional water  is  brought  in  to  the  site  on  an  “as  needed  basis” when 
special events are held. Onsite water  storage will be  increased  to meet  the needs of any  future 
enhancements  or  expansion  of  the  facilities,  in  conformance  with  applicable  Peoria  Fire  and 
Building Codes at the time of development. 
 
Wastewater 
The City does not have wastewater lines that serve this area. Portable toilets are brought onsite to 
accommodate  special events. The Property Owner will work with  the City on possible options  to 
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expand capacity or create permanent  facilities to meet the needs of any  future enhancements or 
expansion when specific improvements are identified. 
 
Electric 
Electricity  is  provided  by  generators  and  limited  solar  units,  since  the  Property  is  not  currently 
served by APS. The Applicant will work with adjacent property owners and APS  to provide a cost 
effective means to bring power to the area before any significant future expansion of the facilities 
will occur.  Additional solar units may also be utilized until permanent power is established.  Permits 
may be required prior to installing solar facilities on the Site. 
 
Gas and Cable 
Natural gas and cable are not available. 
 

13– Phasing 
At this time, there are no specific plans for future development or expanding operations on the site 
other  than what  is depicted  in  Figure 5, Preliminary  Site Plan.  Should  that  change,  the property 
owner  will  notify  the  City  as  to  the  nature  and  type  of  desired  improvements,  and  obtain  all 
necessary approvals or permits  (as applicable), prior  to commencement of work. That being said, 
the Applicant desires to conduct general site maintenance and rehabilitation of existing structures 
to improve the overall condition of the Property. The general description and approximate order of 
those enhancements is as follows: 

 
1. General clean‐up of the property  ‐ This  includes but  is not  limited to removal of trash and 

debris, and removal of dead or decaying vegetation within common areas. 
 

2. Improvement and enhancement of parking area ‐ These improvements shall include clearing 
of trash and dead or decaying vegetation within the designated parking area. Ingress/egress 
access points and the extent of the parking area will be clearly defined. (If required, Grading 
permits will be obtained unless otherwise indicated by the City Engineer.) 
 

3. Incorporation of dust control ‐ The property owner will reduce airborne dust and particulate 
matter, utilizing City acceptable methods within all parking areas and unpaved  roads. City 
acceptable dust suppressants or other methods will be employed and re‐applied as needed.,  
 

4. Rehabilitation of existing buildings – Strengthening or restoration of any existing building(s) 
or structure(s) will be in conformance with Section 21‐862 of the Zoning Ordinance (with the 
exception that the cost may exceed 50% of the most recent assessor’s full cash value). The 
property owner shall obtain all necessary permits and  licensing requirements as necessary 
prior to commencing work.  

 

14– Amendments to PAD 
Amendments to the Cowtown PAD may be needed  in the future to further clarify permitted uses, 
redefine, add or subsequently delete development standards and operational requirements for the 
property. An amendment to the approved PAD may be requested by the applicant or its successors, 
and  will  be  prepared  in  accordance  with  the  applicable  City  of  Peoria  requirements.  Unless 
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otherwise defined within  the Cowtown PAD,  the Peoria Planning Manager  shall determine  if  the 
amendment constitutes a major or minor amendment and process the request in accordance with 
Article 14‐33‐4 of  the Zoning Code.   Moving and relocating specific  land uses shown on Figure 5, 
Preliminary Site Plan, is a Minor Amendment to the PAD. 

 

15 – Conclusion 
Cowtown has had significant local, national, and international appeal since its inception.  Although 
originally designed to promote entertainment events oriented toward old west activities and  film 
productions, the Property has served as an outdoor concert and entertainment venue, and is home 
to  several  firearm  and  tactical  training  organizations.  These  uses  were  not  clearly  defined  in 
sufficient detail within the initial zoning case to adequately reflect the unique character and nature 
of  Cowtown.    This  has  created  ambiguity  and  inconsistent  interpretation  of  development 
expectations between City staff and the property owner.   Consequently, the Applicant is requesting 
to  rezone  the  property  from  Special  Use  (SU)  and  Flood  Plain  (FP)  Districts  to  Planned  Area 
Development (PAD). Rezoning the property to PAD will assist in clearly defining the grandfathered 
land  uses  approved  in  conjunction with  the  initial  zoning  case,  as well  as  identify  the  relevant 
development  standards  and  operational  criteria  that will  solidify  Cowtown’s  current  operational 
requirements.  Finally,  this  Cowtown  PAD  provides  a  long‐term  vision  for  the  property  while 
increasing its future business development potential.  
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Appendix A 
January 25, 1994 

Letter from City of Peoria 
City Manager 

 

















7602 Lake Louise Avenue, Las Vegas, Nevada 89131  (602) 799-6466  1 

 

 
 

 

 DON TURNER LLC 

 Innovative shooting range solutions 
 donturnerllc@cox.net  

 
 

May 15, 2017  

 

Westward Ho Adventures, LLC  

5350 N. 16
th

 Street #106 

Phoenix, AZ 85016 

 

RE: Review of Cowtown Documents 

 

Per your request, I have reviewed your most recent documents (Operations Handbook dated 

April 19, 2017 and Site Plan dated April 28, 2017) in view of Best Management Practices for 

outdoor shooting ranges. 

 

Best Management Practices ensure that shooting ranges are safe due to a combination of 

management practices, safety rules, operations and physical design. Based on the documents 

provided and reviewed, Cowtown demonstrates that their operations will meet these criteria and 

be in compliance with appropriate safety and management concerns.  

 

In addition, these documents and practices will be continuously reviewed and updated as 

circumstances change or needs are identified. 

 

Sincerely, 

 

 

 

 

 

Don Turner LLC  

mailto:donturnerllc@cox.net
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         Preliminary Site Plan  
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Exhibit E 
         Conceptual Fence Plan 
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