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VILLAGE OF SPARTA 
PLANNING COMMISSION 

Regular Meeting 
August 4, 2025 @ 7:00 PM 

75 N. Union St. (Sparta Civic Center)  
 
 

1) CALL TO ORDER 
 

2) PLEDGE OF ALLEGIANCE  
 

3) ROLL CALL 
 

4) ADDITIONS OR CORRECTIONS TO THE BUSINESS & CONSENT AGENDA  
Consent Agenda: 
a.  Approve Regular Planning Commission Meeting Minutes of May 5, 2025 

 
5) APPROVAL OF CONSENT & BUSINESS AGENDA  

 
6) PUBLIC COMMENT ON AGENDA ITEMS 

 
7) COMMUNICATIONS  

 
8) PUBLIC HEARING   

a. Bedford Falls Rezoning Requests – Ord. 25-02  
 

9) NEW BUSINESS  
a. Bedford Falls Rezoning Requests – Ord. 25-02  
b. Site Plan Review -172 E Gardner St.  

 
10) UNFINISHED BUSINESS  

a. None. 
 

11) PUBLIC COMMENT 
 

12) VILLAGE MANAGER REPORT 
 
a. September Meeting Date 

 
13) COMMISSION COMMENT  

 
14) ADJOURNMENT 
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VILLAGE OF SPARTA 

PLANNING COMMISSION 
Regular Meeting 

May 5, 2025 @ 7:00 PM 
75 N. Union St. (Sparta Civic Center)  

 
Present: Chairperson Emilie Henry, Commissioners Robert Carlstrom, Bob Liscombe, Gary 
Moody, Christina Owens, and Robert Whalen. 
 
Absent:  Vice Chairperson Rose Frederick, 
 
Also present: Village Manager Jim Lower, Village Clerk Kristen Phelps,  

 
 
 

1. CALL TO ORDER 
a. The meeting was called to order at 7:00 pm by Chair Henry 

 
 

2. PLEDGE OF ALLEGIANCE  
a. The Pledge was recited 

 
3. ROLL CALL 

a. Formal roll call was taken.  Those in attendance/absent are noted as above. 
 

4. ADDITIONS OR CORRECTIONS TO THE BUSINESS & CONSENT AGENDA  
 

5. APPROVAL OF CONSENT & BUSINESS AGENDA  
a. Consent Agenda: No additions or corrections.   

i. Motion to approve business and consent agenda as presented by Whalen, 
supported by Moody.  Motion passed unanimously. 

 
6. PUBLIC COMMENT ON AGENDA ITEMS 

a. None 
 

7. COMMUNICATIONS  
a. None 

 
8. PUBLIC HEARING   

a. Special Land Use Request- 172 W. Averill St. In Home Daycare 
i. Opened at 7:01 pm 

ii. Closed at 7:02 pm 
 

9. NEW BUSINESS  
a. Special Land Use Request- 172 W. Averill St. In Home Daycare 

i. Motion by Liscombe, supported by Moody to approve special land use request.  
Motion Passed 6-0 

b. Site Plan Review- 43 Applewood Drive Taco Bell 
i. Motion by Moody, supported by Liscombe to approve site plan as presented 

contingent on Storm Water Issue. Motion passed 6-0. 
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10. UNFINISHED BUSINESS  

a. None. 
 

11. PUBLIC COMMENT 
a. None 

 
12. VILLAGE MANAGER REPORT 

a. Manager Lower mentioned the Housing Issue might need to be moved to July Planning. 
 

13. COMMISSION COMMENT  
a. Liscombe wants to know more about Daycare Regulations 
b. Moody commented on brush and grass pick up. 

 
14. ADJOURNMENT 

a. There being no further business to come before the planning commissions the meeting 
was adjourned at 7:27 pm by Chair Henry. 

 
 
 
 
 
 
 
 
 



 
  

ACTION MEMO 
Staff Communication 

SUMMARY OF REQUEST: 
 
The Bedford Falls Planned Unit Development (PUD) has a long history with multiple changes and 
delays over the years. As it stands today, the western and southern portions of the property remain prime 
developable land within the Village of Sparta. However, the original PUD agreement for these sections 
has expired, market conditions have shifted significantly over the last two decades, and the Village has 
updated zoning ordinances to allow for greater flexibility and density in housing development. 
 
The current rezoning request is the first step toward reactivating this property for new residential 
development, including single-family homes, condos, and apartments. Four entities are involved: 
Peterson Financial (current property owner), Allen Edwin Homes (proposed purchaser of the single-
family portion), CD Barnes (quad-plex builder), and the Village of Sparta. Peterson Financial intends to 
sell the single-family section to Allen Edwin Homes, develop the quad-plex units with CD Barnes, and 
secure entitlements for the proposed apartment complex before selling that portion to a future builder. 
 
For this meeting, only the rezoning requests are under consideration. Staff and our engineering/planning 
consultant have reviewed the proposals and find them appropriate. The RH rezoning area will align with 
other RH properties to the west and north, while the RM areas will transition appropriately to existing 
RM zoning and single-family development within the original Bedford Falls PUD. The proposed mix of 
uses is consistent with the original vision for the PUD. 
 
Future meetings will address the preliminary plat for Allen Edwin Homes and a detailed site plan for the 
condos/apartments. The RH portion shown today should be viewed as conceptual at this stage, while the 
RM plan is more developed but still under revision prior to formal review by the Planning Commission. 
 
STAFF RECOMMENDATION: 
 
Motion to recommend adoption of Ordinance 25-02 to the Sparta Village Council. 

DATE: August 4, 2025 
TO:  Planning Commission Chair and Planning Commission Members  
FROM: James A. Lower Village Manager  
RE:  Ord. 25-02: An Ordinance to Amend the Zoning Map 

#.7a & 8a  
Village of Sparta Planning 
Commission 
August 4, 2025 
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Bedford Falls South Single Family Residential Subdivision 
621 Bedford Falls Drive NW (eastern 14.53 acres) 

Project Summary Narrative   
July 17, 2025 

 
Rezoning Request 
 

A rezoning of a portion of 621 Bedford Falls Drive NW (Parcel #41-05-26-128-004) is proposed 
concurrent with the preliminary plat review of the Bedford Falls South single family residential 
subdivision.  The 14.53 acres situated along the east side of Bedford Falls Drive NW is proposed to 
be rezoned from PUD, Planned Unit Development to R-M, Medium Density Residential to support 
the Bedford Falls South platted subdivision.  A Pre-Application Conference with the Village was held 
on May 1, 2025 to review this development concept and entitlement approach. 
 
Single Family Residential Platted Subdivision Overview 
 

The Bedford Falls South subdivision has incorporated the applicable submission and design 
requirements outlined in Chapter 62, Subdivisions and Other Division of Land, of the Village of Sparta 
Code of Ordinances.  This new single family residential neighborhood will provide much needed 
housing to the Village of Sparta, while enhancing the local tax base and economy.   
 

The Bedford Falls South subdivision proposes a total of 64 single family lots on this 14.53 acre 
property in one development phase with an overall development density of 4.4 units/acre.  All lots 
within the Bedford Falls South subdivision will adhere to the following R-M Medium Density 
Residential minimum/maximum standards:  
 

 Minimum Lot Size/Width:   5,500 square feet/50 feet wide 
 

 Minimum Setbacks:  20 feet (front)  
              25 feet (rear)  
              7 feet, 15 feet total (side)  
 

 Maximum Building Height:   35 feet or 2 ½ stories, whichever is less 
 

 

Single family home offerings within the Bedford Falls South subdivision will include a mixture of           
2-story, ranch and raised ranch homes ranging between 1,600-2,300 square feet with 3-5 bedrooms, 
2-3 bathrooms and attached 2-car garages.   Home values are anticipated to range between the low-
high $300s.  A sample portfolio of homes planned for the Bedford Falls South subdivision including 
color renderings, elevations and floor plans is attached with this application submittal.   
 
 

 
 
 



 
 

Access/Sidewalks/Street Trees 
 

The Bedford Falls South residential neighborhood will be accessed from 12 Mile Road through the 
existing street network located within the Bedford Falls PUD including Bedford Falls Drive, Freedom 
Avenue, Liberty Street and Eagle Lane.   An interconnected network of new public streets will be 
constructed to serve the Bedford Falls South subdivision.  All new public streets will be constructed 
to Village of Sparta standards specifications with the exception of the public right-of-way width.   
 

While Section 62-126 (2) Streets requires a 66-foot wide public street right-of-way for local and 
secondary streets, a public street right-of-way width of 40-50 feet is proposed.  This modification is 
requested pursuant to Section 62-37 Variances based on the size and configuration of the property, 
the proposed subdivision layout and desire to interconnect with the existing streets, and the existing 
right-of-way width of Eagle Lane (24 feet wide).  In support of the public street right-of-way width 
variance request, it is important to note that other communities across the state have public and/or 
private street right-of-way requirements ranging between 40-66 feet in width.  A slightly narrower 
right-of-way width of 40 feet (Eagle Lane) 50 feet (other streets) still allows sufficient area for public 
street and sidewalk construction and public/private utility easements. Importantly, granting the 
variance will not be detrimental to the public welfare or injurious to other properties in the 
surrounding area.  
 

Five (5) foot wide concrete sidewalks will be installed throughout the subdivision and will connect to 
existing sidewalk located within the Bedford Falls PUD, where practical.  Street trees will also be 
installed through the subdivision at a ratio of one tree/per lot and two trees/per corner lot.  

 
Utilities/Storm Water Management 
 

All homes within the Bedford Falls South subdivision will be connected to sanitary sewer and public 
water designed and constructed with Village of Sparta standards and specifications.  Underground 
franchise utilities will also be installed within the subdivision.   Storm water from the development 
will be collected and conveyed to a storm water detention basin located along the southern portion 
of the site, along the south side of Lots 44 through 51, and will be designed, constructed and 
maintained to Village of Sparta requirements.   
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VILLAGE COUNCIL 
VILLAGE OF SPARTA 

KENT COUNTY, MICHIGAN 
 

At a regular meeting of the Village Council of the Village of Sparta, held at the Sparta Civic 
Center, located at 75 N. Union Street, Sparta, Michigan 49345 on Monday August 18, 2025, at 7 
PM the following Ordinance was offered by Council Member ______________ and seconded by 
Council Member ____________________ 

 
ORDINANCE NO. 25-02 

 
AN ORDINANCE TO AMEND THE VILLAGE OF SPARTA  
ZONING ORDINANCE AND ZONING MAP, CHAPTER 82, 
ARTICLE III, DIVISION 2, SECTION 82-152 OF THE VILLAGE 
OF SPARTA CODE OF ORDINANCES  
 

THE VILLAGE OF SPARTA (the “Village”) ORDAINS: 
Section 1. Amendment. That Chapter 82, Article III, Division 2, Section 82-152 of the Village of 
Sparta Code of Ordinances is amended as follows: 
The Zoning Ordinance and Zoning Map of the Village of Sparta, Kent County, Michigan, the map 
being incorporated by reference in the Zoning Ordinance for the Village of Sparta pursuant to 
Section 82-152, are hereby amended so that the parcels of lands shall be rezoned as follows:  

 
From PUD to RM:  
 
That part of the North 1/2 of the Northwest 1/4 of Section 26, T9N, 
R12W, Village of Sparta, Kent County, Michigan, described as: 
Commencing at the North 1/4 corner of said Section; thence 
S00°13'58"E 310.52 feet along the North-South 1/4 line of said 
Section 26 to the intersection of a line that is 120.00 feet 
(perpendicular measurement) South of and parallel with the South 
line of the Louise Rose Plat as recorded in Liber 57 of Plats, Page 
26, Kent County Records to the Point of Beginning; thence 
N89°10'00"W 297.25 feet along said South line to the East line of 
Bedford Falls, Kent County Condominium Subdivision Plan No. 
715, as recorded in Instrument No. 200502150019224; thence 
S00°02'00"E 181.55 feet; thence S89°46'02"W 39.77 feet; thence 
Southwesterly 77.53 feet along a 92.00 foot radius curve to the left, 
the chord of which bears S65°37'27"W 75.26 feet; thence 
Southwesterly 133.16 feet along a 158.00 foot radius curve to the 
right, the chord of which bears S65°37'27"W 129.25 feet; thence 
S89°46'02"W 31.79 feet; thence S00°13'58"E 149.00 feet; thence 
S89°46'02"W 458.52 feet; thence Southwesterly 23.74 feet along a 
66.31 foot radius curve to the left, the chord of which bears 
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S81°15'39"W 23.61 feet; thence S71°00'28"W 4.58 feet; thence 
Southeasterly 16.02 feet along a 633.00 foot radius curve to the 
right, the chord of which bears S21°41'31"E 16.02 feet (the previous 
10 courses being along said East line of Bedford Falls); thence 
N71°00'28"E 3.78 feet; thence Easterly 16.37 feet along a 50.00 foot 
radius curve to the right, the chord of which bears N80°23'15"E 
16.30 feet; thence N89°46'02"E 89.70 feet; thence S00°13'58"E 
110.00 feet; thence N89°46'02"E 50.00 feet; thence S00°13'58"E 
110.00 feet; thence S89°45'56"W 27.42 feet; thence Northwesterly 
58.13 feet along a 107.00 foot radius curve to the right, the chord of 
which bears N74°40'16"W 57.42 feet; thence Northwesterly 83.97 
feet along a 133.00 foot radius curve to the right, the chord of which 
bears N41°02'26"W 82.59 feet to the East line of Bedford Falls; 
thence S67°02'51"W 50.00 feet; thence Southeasterly 115.54 feet 
along a 183.00 foot radius curve to the left, the chord of which bears 
S41°02'26"E 113.63 feet; thence S59°07'42"E 43.70 feet (the 
previous 3 courses in part being along said East line of Bedford 
Falls); thence N89°46'02"E 52.02 feet; thence S13°52'17"W 9.76 
feet; thence Southwesterly 134.47 feet along a 255.00 foot radius 
curve to the right, the chord of which bears S28°58'43"W 132.92 
feet; thence S77°30'36"E 478.37 feet; thence N89°46'02"E 496.75 
feet to said North-South 1/4 line; thence N00°13'58"W 925.50 feet 
along said North-South 1/4 line to the Point of Beginning. Contains 
14.53 acres. 
 
From PUD to RH: Place Holder for Legal Description  
 

 
Section 2.   Effective Date.  This amendment to the Village of Sparta Zoning Ordinance and 
Zoning Map shall become effective upon the expiration of seven (7) days after the 
ordinance/ordinance amendment or Notice of Adoption appears in the newspaper as provided by 
law.  

 
The vote to approve this rezoning ordinance/ordinance amendment was as follows:  
 
YEAS:  
 
NAYS:  
 
ABSTAIN/ABSENT:  
 
ORDINANCE DECLAIRED ADOPED 
 
 
 I, Kristen Phelps, the Clerk of the Village of Sparta, attests that the foregoing is a true and 
accurate copy of an ordinance adopted by the Village Council of the Village of Sparta at a regularly 
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scheduled meeting held on August 18, 2025, which meeting was held in accordance with State 
Law. 
 
 
              
        Kristen Phelps, Village Clerk 
 
 
Introduced:  August 4, 2025  
Public Hearing: August 4, 2025  
Adopted:  
Published:    
Effective:    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



  

  

 
4 

Attachment 1 Map 
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MEMO 

Staff Communication 

General Information 
Attached is the proposed interior conversion at 172 E Gardner Street. This change of use 
converts the former bank space into four distinct residential units. Since all modifications are 
interior only, there are no exterior or site-related changes being proposed at this time. 
Each unit has been designed to comply with the requirements outlined in Section 82-194 of the 
Sparta Zoning Ordinance regarding residential dwelling units. Specifically: 
• Each unit includes a complete kitchen, full bathroom, and living area, in line with the 
minimum requirements for a dwelling unit. 
• The sizes of the units range from approximately 1,148 to 1,585 square feet, all of which 
exceed the ordinance’s requirement for habitable space. 
• No shared facilities exist between the units; each functions as an independent, self-
contained living space. 
Notes:  
Overview of additions (Drawings will be on the projector at the meeting)  

 
 

DATE: August 4th, 2025 
TO:  Planning Commission Chair and Planning Commission Members  
FROM: James A. Lower, Village Manager  
RE:  Site Plan Review Report – 172 E Gardner Street       

8.b 
Village of Sparta Planning 
Commission 
August 4th, 2025 
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Site Location:  
172 E. Gardner Street Sparta, MI 49345.  
Current Zoning: 
B- Business 
Surrounding Land Uses and Zoning:  
North: RM – Residential Medium Density      
East: B- Business   
West: RM – Residential Medium Density      
South: B- Business   
  
Applicable Regulations:  
The change of use requires site plan approval. Residential uses are allowed in the B District and 
are subject to the RH zoning requirements 
 
Master Plan:  
The site plan and zoning of the area match the goals of our master plan.  
 
Staff Comments and Proposed Conditions:  
We are pleased with this site plan and the proposed interior layout. Staff believes this is an 
appropriate use for this property.  
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Staff Recommendation 
Staff recommends a motion to approve the site plan as presented. 
 
The Planning Commission will meet August 4th, 2025 at 7:00 PM. If you have any questions or 
concerns about this report or you are unable to attend the meeting, please contact me 
villagemanager@spartami.org.   

mailto:villagemanager@spartami.org
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