THE CITYOF // /3

ROCKFORD

’/// ILLINOIS, {

USA PLANNING & ZONING REPORT

Zoning Board of Appeals Meeting of March 17, 2026
Laid over from February

APPLICANT:

LOCATION:

REQUESTED ACTION:

EXISTING USES:

PROPOSED USES:

DIMENSIONS:

File # 003-26
Midwest Yard Holdings, LLC
2530, 2710, 2720 South Main Street

A Special Use Permit for a Planned Use Development for an RV and Fifth
Wheel only community in an R-1, Single family Residential Zoning District.

Mobile Home Park
RV and Fifth Wheel only community

Irregular shape SQUARE FOOTAGE: 15.49 acres

ADJACENT ZONING AND LAND USES:

NORTH:
EAST:
SOUTH:
WEST:
YEAR 2040 PLAN:
SOILS REPORT:

HISTORY:

REVIEW COMMENTS:

R-1 Vacant land, Single family residences

RE Blackhawk Park

County AG, R-3 Vacant land, Single-family residences

C-3,RE Vacant land, Klehm Arboretum and Botanical Gardens
PA Priority Park Acquisition

No soils report on file.

File #063-21: A Zoning Map Amendment from Winnebago County RMH and
CC to City R-3, Multi-family Residential, a Special Use Permit for a mobile
home park in an R-3, Multi-family Residential Zoning District was approved
on March 21, 2022 for the property located at 4650, 4680, 47XX, 4848, and
49X X South Main Street. This is approximately 2 miles south of the subject

property.
There’s no other relevant immediate history.

The Applicant is requesting a Special Use Permit for a Planned Use
Development for an RV and Fifth Wheel only community in an R-1, Single
family Residential Zoning District. The subject property consists of 15.49
acres in size when combined. Exhibit A shows that the subject property and
is located east of South Main Street and west of the Rock River.

The Applicant is Midwest Yard Holdings LLC. The subject property is zoned
R-1, Single-family Residential Zoning District. The subject property was
developed as a mobile home park in the County. This property was annexed
into the City in 2001 and it is considered grandfathered. Over the years,
numerous mobile homes were removed due to deteriorated and/or damaged
mobile homes. The residential districts are intended to create, maintain, and
promote a variety of housing opportunities for individual households and to
maintain the desired physical character of existing neighborhoods and
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developing areas consistent with the city’s official comprehensive plan. These
regulations are intended to ensure that permitted and special uses are
compatible within cach district. They are intended to maintain and protect
residential property values and to promote the peace, quiet, and enjoyment of
the city’s residential areas by requiring setbacks and open spaces on the same
lot as the residential development. The Applicant’s proposal is to change this
from a mobile home park to an RV and Fifth Wheel community, hence the
Applicant requested the Special Use Permit for a Planned Use Development
to allow for flexibility and allow more efficient use of land.

The Applicant submitted two different type of opticns for development of the
site. Exhibit D is option 1. This option shows a total of 85 concrete pads. The
pads are at different directions with privaic drives. There would be 15 feet in
between cach pad. The park office building would be up front by the main
entrance and have parking for two (2) spaces including a handicap space. The
setback off the rear property line along the Rock River would be 22 feet. The
required setback off the property line along the Rock River is 50 feet per the
ordinance but these are not permanent structures, just conerete pads for the
RVsand 5™ Wheels. There is an existing sanitary sewer lift station in that area
as well,

Exhibit E is option 2. This option shows a total of 85 concrete pads. The setup
shown is all angle pad parking. There would be 15 feet in between each pad.
The park office building would be up front by the main entrance and have
parking for two (2) spaces including a handicap space. The setback off the
rear of property line along the Rock River would be 23 feet, The required
setback off the property line along the Rock River is 50 feet per the ordinance
but, again, these are not permanent structures, just concrete pads for the RVs
and 5th Wheels. There is an existing sanitary sewer lift station in that arca as
well.

The Applicant submitted Exhibit F, an overlay of the site on an aerial of the
subject property with the proposed landscaping. The exhibit shows
landscaping proposed in two different spots along South Main Street. Exhibit
G shows a closer view of the proposed locations, The proposal shows that
there would be a combination of deciduous and evergreen trees and shrubs
along with mixed perennials and ornamental grasses.

Exhibit IT is the Applicant’s statement, The Applicant indicates “T'he plan is
to improve and refine the existing use of the site by removing the aging mobile
homes over time, upgrading site infrastructure, improving site order with
delineated concrete pads and asphalt inferior roadways, enhanced
streetscaping, and safety features.” The goal is to retain a long term
restdential-style RV park to fill a needed gap between the recreational
campground and traditional permanent housing. There will be operational
principals to help manage the property that would include clear site rules,
tenancy standards, provide regular maintenance and waste management, and
provide tenant amenities including riverfront access. The plan is to phase out
the existing mobile homes and transition it to an RV and Fifth Wheel only
community. To complete this task, an assessment would be conducted to
cnsure that the improvements are done to improve the entire site.

Exhibit 1 is the findings of fact provided by the Applicant. The Applicant
indicates “The project will meet all requirements and standards of PUD
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RECOMMENDATION:

SC: BM 02/10/2026

regulations. The project is an efficient use of the land. The proposed use will
utilize land in a floodplain in a way that minimizes flood risk. The conversion
from a mobile home park to a RV park means that the occupants will now be
mobile. When a flood risk arises, the RVs or fifth wheels can be easily
removed from the propetty. The improvements to be made to the propetty are
allowed within a floodplain, including the installation of paved roadways
allowing for gasier movement within the property and better access to the
property. The PUD also includes the ingtallation of a multi-use path for the
public to use along the property line adjacent to South Main Street. Additional
landscaping, open space, and a patk will be added to enhance the natural
features of the site.

Exhibit J is the service calls for the last two years, There were a total of 141
service calls for 2530 South Main Street.

Since the property is located within the floodway and floodplain, this proposal
is subject to compliance with the applicable regulations and submission 1o
local and state reviewing agencies. The Applicant will need to work with our
Public Works Department for this redevelopment. The site plan will need to
incorporate the phased removal of existing mobile homes, installation of
concrete pads and paved streets, stormwater improvements, landscaping,
completion of the multi-purpose path along South Main Strest, and inclusion
of the proposed playground and associated site amenities. With these
conditions in place, the redevelopment will modernize the site, improve
infrastructure and public connectivity, and bring the property into greater
conformity with current City standards. Staff feels that the Applicant’s
proposed request is reasonable and, therefore, Staff supports this request.

Staff recommends APPROVAL of a Special Use Permit for a Planned Use
Development for an RV and Fifth Wheel only community in an R-1, Single-
family Residential Zoning District, subject to the following condition:

1. Meet all applicable Building and Fire Codes.

2. Submittal of a final detailed site plan for staff’s review and approval.

3. The Applicant shall work with Public Works Engineering Staff for the
required floodplain/floodway development permits, development permits
for the concrete pads, and development permit for the paving of the
roads, including stormwater review.

4, The Applicant shall work with Engineering Staff on the installation and
design of the multi-purpose path. Engineering Staff may allow cash-in-
lieu of the multi-purpose path since this is adjacent to a State Route,

5. A one-lot subdivision plat is required to be submitted, reviewed, approved
and recorded via the Subdivision Review Process.

6. The property shall be developed as per the approved one lot plat, site plan

and landscaping plan approved by Staff.

Must phase out the existing mobile homes completely by August 1, 2028,

All Concrete pads must be installed by October 1, 2028,

All road must be paved by October 1, 2028.

0 All conditions must be met prior to estabhshment of use.

"“‘95”:*4

See aitached findings of fact.
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FINDINGS OF FACT FOR APPROVAL OF A SPECIAL USE PERMIT
FOR A PLANNED USE DEVELOPMENT FOR AN RV AND
FIFTH WHEEL ONLY COMMUNITY
IN AN R-1, SINGLE FAMILY RESIDENTIAL ZONING DISTRICT
LOCATED AT 2530, 2710, 2720 SOUTH MAIN STREET

Approval of this Special Use Permit is based upon the following findings:

1.

The establishment, maintenance or operation of the Special Use Permit will not be detrimental to or
endanger the public health, safety, morals, comfort or general welfare of the community.

The Special Use Permit will not be injurious to the use and enjoyment of other property in the
immediate vicinity for the purposes already permitted, and will not substantially diminish or impair
property values within the neighborhood.

The establishment of the special use will not impede the normal or orderly development and
improvement of the surrounding property for uses permitted in the district.

Adequate utilities, access roads, drainage and/or necessary facilities have been, are being, or will be
provided.

Adequate measures have been or will be taken to provide ingress or egress so designed as to minimize
traffic congestion in the public streets.

The special use shall conform to the applicable regulations of the R-1 District in which it is located.

DEPARTMENT OF COMMUNITY DEVELOPMENT, PLANNING DIVISION
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APPLICANT STATEMENT

Rock River Yards
2530 S. Main Street, Rockford IL 61102

Project Overview & Vision

This proposed PUD seeks to modernize and redevelop the existing Riverview 5" Wheel and
Mobile Home Park into an RV- and 5"-Wheel-only community designed to serve long-term
recreational vehicle residents, including tradespeople, traveling professionals, and regional
RV owners seeking stable, well-maintained accommodations in the City of Rockford close
to downtown and on the key South Main revitalization corridor.

The plan is to improve and refine the existing use of the site by removing the aging mobile
homes over time, upgrading site infrastructure, improving site order with delineated
concrete pads and asphalt interior roadways, enhanced streetscaping, and safety features.

Our vision is for Rock River Yards to be a centrally located, professionally managed RV
community that serves workforce and trade-related residents who require long-term
accommodation within the City of Rockford, filling a needed gap between transient
recreational campgrounds and traditional permanent housing, diversifying the Rockford
residential stock.

Rock River Yards

The proposed RV community called “Rock River Yards” is intended to function as a long-
term residential-style RV park, not a short-term transient campground. The park will be
organized into up to 85 pads and utility hookups designed to accommodate 5" Wheels and
other RVs with paved internal roads, appropriate spacing, and turning points. The site will
also feature a riverfront open space for tenants to enjoy.

Key operational principles will include:

e Clearsiterules and tenancy - o S .
standards W R

e Defined pad dimensions and spacing / "= ‘ =) =

e Individual electric utility metering ] s A o

e Regular grounds maintenance and B B

waste management

e Site management and oversight

e Tenant amenities and riverfront access

Exhibit H
2530, 2710, and 2720
South Main Street
SUP
#003-26



Site Improvements & Benefits
The proposed PUD enables the following improvements:

s From a mixed mobile home and 5% wheel site to an RV and 5" Wheel only
community

s From ageinginfrastructure to improved site tayout, circulation, and utility systems

» From informal tenancy structures to professionally managed leases and hilling

s From higher-risk site use (MHP in a federal ftoodplain) to lower-impact occupancy

The benefits to the City of Rockford of this PUD include reinvestment in an under-improved
site along the South Main revitalization corridor. Support for workforce and traveling trade
housing as the city expands its industrial and manufacturing base (.4, Rockford Brake
Manufacturing, Stellantis Belvedere, J.L. Clark, airport support services, etc.). Improved tax
base stability and lower enforcement, maintenance, and compliance burden. The
proposed PUD also lowers the flood risk to structures due to ability to remove RV and 5t
wheels during flood events.

Phasing

Recognizing the scale of the site and the importance of stability the redevelopment is
planned to occur in phases, allowing improvements to be implemented responsibly and in
coordination with city oversight. Anticipated phases include:

1. 8tabilization and transition from MHP (formalization of new management, phased
MHP vacancies, infrastructure assessments & repairs, screening on South Main)

2. Infrastructure improvements (utility upgrades, existing pad renovations, phased
internal road paving, site safety improvements)

3. Pad expansion build-out (addition of new pads and associated utilities}

Applicant Experience

While the Applicant is not a large institutional RV park or MHP operator, they bring relevant
experience in real estate ownership, RV park and campground redevelopment, financial
planning, and tong-term asset management experience backed by private family capital.
The Applicantis also supported by professional advisors all from within Rockford and the
surrounding area. '

Importantly, the Applicant’s ownership model is long-term oriented, not speculative. Their
intent is to own, operate, and reinvest in the properiy over many years, aligning incentives
toward maintenance, compliance, and compatibility with the city and its residents’ needs.



CRITERIA FOR APPROVAL OF SPECIAL USE PERMIT FOR A PLANNED UNIT DEVELOPMENT (PUD)

1. The design of the planned unit development presents an innovative and creative approach
1o the development of land and living environments,

The dasign of the project modernizes the current use of the property and converts it into a use not
found in the City of Rockford. The current residential mobile home park will become a RV Park
converting the use from residential mebile home use to use by RV’s and fifth wheel trailers
providing both residential and recreational use, The convearsion will include installation of
upgraded facilities, including paved roadways, new utilities, increased landscaping and a park. The
PUD is a creative reutilization of the site which also improves the appaarance of the site to the
general public.

2. The planned unit development meets the requirements and standards of the planned unit
development regulations.

The PUD will meet all requirements and standards of PUD regulations.

3. The physical design of the plannad unit development efficiently utilizes the land and
adequately provides for transportation and public facilities while preserving the natural
features of the site.

The project is an efficient use of the land, The proposed use will utilize land in a flocdplain in a way
that minimizes flood risk. The conversion from a mobile homae park to a RV park means that the
occupants will now be mobile. When a flood risk arises, the RVs or fifth whaels can he easily
removed from the property. The improvements tc be made to the property are allowed within a
floodplain, including the installation of paved roadways allowing for easier movement within the
property and hetter acceass to the property.

The PUD alsc inctudes the installation of a mulii-use path for the public to use along the property
line adjacent to 8. Main 3t. Additional landscaping, open space and a park will be added to
enhance the natural features of the site.

4. Open space, common open spacs, and recreational facilities are provided as required.

The PUD will include the addition of common open space and a park. .
5. The modifications in design standards from the subdivision control regulations and the
waivers in bulk regulations from the zoning regutations fulfill the intent of those :
regulations.

Applicant is not aware of any madifications that are necessary.

6. The planned unit development is compatible with the adjacent properties and nearby land
uses.

The PUD is compatible with the adjacent properties. The land is currently used for a residential
mobile home park. The proposad use would include the addition of increased landscaping and the

Exhibit I
2530, 2710, and 2720
South Main Street
SUP
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addition of a multi-use path. The proposed use is still residential but differs from a traditional
mobile home park.

7. The planned unit development fulfills the objectives of the official comprehensive plan
and planning policies of the city.

The PUD fulfills the objectives of the official comprehensive plan and planning policies as the
project utilizes and improves a piece of property that will be difficult to develop for other purposes.
The property is located in a floed plain, which limits development opportunities. The proposed use
and improvements agre allowed in a flood plain.

The proposed use provides an option for increased residential use with a recreational component
not currently existing in Rockford. In addition, the proposed use includes the installation of a public
multi-use path, landscaping and a park area for recreaticnal use, The property is currently shown
as priority park acquisition on the 2020 land use plan. The proposed use is consistent with the
spirit and intent of the proposed use on the land use plan since it contains a recreational
component and will include the addition of a park and multi-use path.

8. The Zoning Board of Appeals shall be required fo make written findings of fact based on
the criteria for approval on a planned unit development application or any changesto a
planned unit development.
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