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experience for Pinal County residents and visitors from around the country to enjoy. Additionally, 
Pinal and Maricopa Counties have experienced significant population and employment growth, 
with tourism also growing. The experience proposed by Neon Ranch is in high demand, and the 
Site is conveniently located to benefit from and support the County’s growth in population, 
employment and tourism. The Site’s location is ideal for the proposed development as it is easily 
accessible from a number of nearby jurisdictions.  Additionally, since the Site is located directly 
off the U.S. Highway 60, which is a major roadway, it is easily reached by interstate traffic. These 
recent changes in the area support this application and the development of Neon Ranch. 
Renderings of Neon Ranch and the anticipated amenities are included at the end of this document. 

 
a. Rezoning 

 
As discussed previously, the Site is currently zoned “General Rural (GR).” The Owner is 
requesting that the entire Site (52.03 acres) be rezoned to “Park Model/Recreational Vehicle 
Park (PM/RVP-435)” and “Manufactured Home Park (MHP)” in order to facilitate the 
development of a 518 space (maximum 570 space) luxury RV Resort community at a density 
of approximately 9.96 du/ac (maximum 11 du/ac). See Exhibit C – Existing & Proposed 
Zoning). In order to conform with the Comprehensive Plan, a concurrent Comprehensive Plan 
Amendment application to amend the Site’s “Medium Density Residential (1-3.5 du/ac)” 
designation to “High Density Residential (8-24 du/ac)” supplements this application.   

 
The land use plan for Neon Ranch has been designed to provide a fresh approach for RV 
Resorts in a way that is more in-line with the demands of today’s consumer. Neon Ranch 
provides an exceptional open space, recreation and amenity package, and remains compatible 
to the existing adjacent vacant uses. The proposal features approximately 518 spaces 
(maximum 570 spaces) with a lot size of 40’ x 50’ (2,000 sf), 30.89% open space, and includes 
extensive community amenities, including a large centralized lawn and a putt putt course. A 
description of the anticipated recreation areas, amenities, and structures, all of which are 
accessory to the proposed use, is included below in Paragraph 12. An illustration of the 
conceptual site plan is included in Exhibit D – Conceptual Site Plan.  

 
b. PAD Overlay 

 
The requested PAD overlay will facilitate utilizing the Site’s spaces for RVs, Park Models and 
Manufactured Homes. While RVs, Park Models and Manufactured Homes may technically be 
different product types, they are very similar in their function and needs, and can be 
interchangeable on spaces fitted to accommodate all their needs. Further, the product types are 
compatible in near proximity to each other. This is demonstrated in a nearby RV park - the 
Picacho Peak RV Resort, located at 17065 E Peak Ln, Picacho, AZ 85241, which contains RV, 
Park Model (which are technically RVs) and Manufactured Home spaces on one property.  
 
In addition, the development team behind Neon Ranch has extensive experience developing, 
owning and operating RV Resort communities that incorporate RVs, Park Models and 
Manufactured Homes all on one site. For example, the development team was involved in the 
Pueblo El Mirage RV Resort located at 11201 N El Mirage Rd, El Mirage, AZ 85335. This 
resort features all of RVs, Park Models and Manufactured Homes on a single property. Here, 
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the space sizes are approximately 2,200 square feet, and internal streets have widths of 24 feet, 
both of which have been determined to be a sufficient size for all the product types, including 
Manufactured Homes. Neon Ranch proposes space sizes of 2,000 square feet which will be 
more than sufficient even for the Manufactured Homes as they will all be the smaller single-
wide Manufactured Homes. Therefore, Neon Ranch will be able to accommodate RVs, Park 
Models and Manufactured Homes on the Site in a cohesive, compatible manner. An illustration 
of the Park Models and Manufactured Homes anticipated for Neon Ranch is provided in 
Exhibit E – Conceptual Elevations & Floor Plans.  
 
The necessary deviations needed to facilitate the development of Neon Ranch are described in 
Table 3: Amended Development Standards Table. In summary, the standards needed are those 
in Section 2.355 PM/RVP-435 of the PCDSC. These proposed deviations are in line with the 
current market and will allow Neon Ranch to be developed in a manner that meets the needs 
of today’s consumer. The proposed spaces and development standards are also consistent with 
those of existing RV Resorts in Pinal County and in the state of Arizona as described 
previously. 

   
3. Relationship to surrounding properties within one mile 

 
The Site is vacant land that experiences approximately 3,000 feet of frontage along U.S. Highway 
60 where it has a gated entrance and a dirt road bisecting the Site that leads to an SRP pumping 
station at the southwest property line. See Exhibit B – Vicinity Map. The area surrounding the 
Site, both immediately adjacent to and extending outwards, is similarly vacant and unimproved 
land. The vacant land immediately south and west of the Site is State Trust land with grazing 
leases. Neon Ranch will be fully fenced and will not negatively impact ongoing grazing activities, 
and will be fully compatible with the existing and planned uses of the surrounding properties. The 
surrounding zoning and uses are described in Table 1: On Site & Surrounding Uses, 
Comprehensive Plan, & Zoning Designations. 
 

4. Schools 
 

The Site is within the Superior Unified School District with the nearest elementary school in that 
district being the John F. Kennedy Elementary School (17 miles) and the nearest high school being 
the Superior Senior High School (17 miles). The Site is also just outside the Apache Junction 
Unified School District with the nearest school being the Peralta Trail Elementary school (7.8 
miles).  
 
The Owner will meet with the Superior Unified School District to discuss this proposal. Since 
Neon Ranch is an RV Resort community it is not anticipated that this proposal will have any impact 
on the school district as RV Resorts are typically visited only for temporary, short term stays by 
55 forward aged individuals without school-aged children.  

 
5. Public Services/Community Services 

 
Police protection, fire and emergency medical services for Neon Ranch will be provided by the 
Pinal County Sheriff and the Apache Junction Fire District. 
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Sloped Desert Scape with Neon Sign Garden – Neon Ranch’s namesake feature will be 
the Neon Sign Garden – an outdoor, living neon sign art installation interspersed with 
natural desert vegetation. While accessible for viewing during the day, the neon lights will 
only be illuminated for short intervals for full effect viewing to greatly reduce any potential 
light glare emanating while the signs are illuminated. The immersive experience is sure to 
spark curiosity among visitors to Neon Ranch. 
 
Party & Putt – A mini putt putt course is anticipated to be located near the Neon Sign 
Garden for casual recreational play. The course is within walking distance of the main 
resort area and offers visitors to Neon Ranch an opportunity to enjoy the open air while 
simultaneously commingle with others and participate in recreational activity.  

 
Dog Run Area – Neon Ranch is a dog friendly RV Resort. For its visitors that have dogs, 
Neon Ranch will contain a number of open space areas where visitors and their dogs can 
play fetch and dogs can run around. A Dog Run Area or dog park, is anticipated at Neon 
Ranch. 

 
Shared fire-pits and BBQ – Neon Ranch proposes to have shared fire-pits and grill areas 
for Neon Ranch visitors to commingle and star gaze around the fire’s warmth in the desert’s 
cold nights. Several grills are anticipated for visitors to grill their own food or have cook 
outs.  

 
Walking Track – A multi-use path system intertwines Neon Ranch, and is designed not 
only to provide walkable access to Neon Ranch’s grills, open spaces, and amenities, but 
also to provide recreational and exercise opportunities. By creating connectivity 
throughout Neon Ranch, the walking track simultaneously encourages physical activity.  

 
Entertainment Pavilion – A large outdoor Entertainment Pavilion will be located near the 
main resort structures. This space will create opportunities for shaded outdoor events and 
activities such as small performances, arts and crafts, additional seating for special events, 
potlucks, birthday parties, presentations or meetings, congregations and similar. See 
Exhibit  

 
Resort Pool Area – Neon Ranch will have a resort pool area that will likely contain a lap 
pool, activity pool, and a sun deck. The pools are provided to offer visitors the opportunity 
to swim for exercise, casually lounge at the negative edge pool, or relax on the sun deck. 
Scheduled activities such as water yoga or other group programming may also be offered. 

 
Event Pavilion/Food Truck Space – An Event Pavilion is proposed to be located adjacent 
in Neon Ranch’s amenity area. This space will be used for scheduled food truck events, 
wine/cheese tasting events, farmer’s markets, and specialty sales events. This will allow 
guests to enjoy a constantly changing variety of local eats. This space is anticipated to 
accommodate several food trucks or a list of event participants at the same time.  
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16. Landscaping 
 
Neon Ranch will incorporate crisp, topiary and natural landscape throughout the Site, along with 
other vegetation and turf landscaping. An illustration of the potential landscaped areas is provided 
in Exhibit F – Conceptual Illustrative Site Plan.  
 
 

17. Preliminary Hydrology & Drainage 
 
The Site’s topography is relatively flat and without any natural drainage courses. It is anticipated 
that off-site flows will flow through Neon Ranch as they have historically. Neon Ranch contains 
ample open space and proposes approximately eight retention areas which would exceed its needs 
to sufficiently manage water flows.  
 
According to the FEMA Flood Map and Pinal County Flood Control Viewer, there are no flood 
zones or floodplains on the Site. Therefore, there are no natural drainage courses to be obstructed 
or disturbed, or regulatory natural floodplains to be altered or fitted.  
 

18. Additional Information for Commercial & Industrial Uses 
 
Neon Ranch is an RV Resort, complete with a number of recreational amenities accessory to the 
underlying use. As such, there are no commercial or industrial uses proposed for the Site.  
 

19. Tables 
 

Table 1: On Site & Surrounding Uses, Comprehensive Plan, & Zoning Designations 
 Land Use Comprehensive Plan Zoning 
Site Vacant Moderate Low Density Residential GR 
North U.S. Hwy 60, Vacant 

land 
Moderate Low Density Residential GR 

East Vacant land Moderate Low Density Residential/High 
Intensity Activity Center 

GR 

South Vacant State Trust 
land (grazing leases), 
SRP substation 

Moderate Low Density Residential/High 
Intensity Activity Center 

GR 

West Vacant State Trust 
land (grazing leases) 

Moderate Low Density Residential GR 

 
 

Table 2: Land Use Table 
Total Gross Site Acreage 52.028 Acres 
Total Commercial & Industrial 
Acreage 

  0.00 Acres 

Total Open Space/Landscaped Area 16.07 Acres (30.89%) 
Roadway Surface Area 15.38 Acres (29.56%) 

















Current Zoning Designations
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Exhibit D 
Conceptual Site Plan 

 





 

Exhibit E 
Conceptual Elevations & Floor Plans 

 











 

Exhibit F 
Conceptual Illustrative Site Plan 
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