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VILLAGE OF SPARTA 
PLANNING COMMISSION 

Regular Meeting 
October 6, 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 August 4, 2025 

 
5) APPROVAL OF CONSENT & BUSINESS AGENDA  

 
6) PUBLIC COMMENT ON AGENDA ITEMS 

 
7) COMMUNICATIONS  

 
8) PUBLIC HEARING   

a. None  
 

9) NEW BUSINESS  
a. Preliminary Plat Review- Allen Edwin Homes (Bedford Falls) 

 
10) UNFINISHED BUSINESS  

a. None. 
 

11) PUBLIC COMMENT 
 

12) VILLAGE MANAGER REPORT 
 

13) COMMISSION COMMENT  
 

14) ADJOURNMENT 
 
 
 
 
 
 
 
 



VILLAGE OF SPARTA 

PLANNING COMMISSION 

Regular Meeting 

August 4, 2025 @ 7:00 PM 

75 N. Union St. (Sparta Civic Center)  

 

 

Present: Chairperson Emilie Henry, Vice Chairperson Rose Frederick, 

Commissioners Robert Carlstrom, Bob Liscombe, Gary Moody, Christina Owens, and Robert 

Whalen. 

 

Absent:  None 

 

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. Approve Regular Planning Commission Meeting Minutes of May 5, 2025 

 

6. APPROVAL OF CONSENT & BUSINESS AGENDA  

a. Consent Agenda: No additions or corrections. 
i. Motion to approve business and consent agenda as presented by Moody, 

supported by Liscombe.  Motion passed unanimously. 
 

7. PUBLIC COMMENT ON AGENDA ITEMS 

a. None 

 

8. COMMUNICATIONS  

a. None 

 

9. PUBLIC HEARING   

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

i. Opened at 7:02 pm by Chairperson Henry 

1. Katie Frie 606 Bedford Falls Commented 

2. Marilyn Pasmore 210 Liberty Commented 

3. Jeff Wright 220 Liberty Commented 

4. Virginia Waltz-Markstrom 603 Bedford Falls Commented 

5. Riley Florida 30 W. Gardner Commented 



6. Ken Hammerlind 1144 12 Mile commented 

7. Gabrielle Maggio 624 Bedford Falls Commented 

8. Will Cole 1444 12 Mile Rd. Commented 

9. Jen Anderson 602 Bedford Falls Commented 

10. Ricky Johnson 29 Centennial Commented 

11. Barb Johnson 9210 Alpine Ave Commented 

ii. Closed at 8:42 by Chairperson Henry 

 

10. NEW BUSINESS  

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

i. Motion by Moody, supported by Frederick to approve Zoning Request as 

presented. Motion passes 6-1. 

b. Site Plan Review -172 E Gardner St.  

i. Motion by Frederick, supported by Liscombe to approve site plan as 

presented. Motion passed 7-0. 

 

11. UNFINISHED BUSINESS  

a. None. 

 

12. PUBLIC COMMENT 

a. None 

 

13. VILLAGE MANAGER REPORT 

 

a. September Meeting Date 

i. Meeting Changed to September 15, 2025 at 5 pm. 

 

14. COMMISSION COMMENT  

a. Liscombe asked about Burger King and Taco Bell. 

 

15. ADJOURNMENT 

a. Adjournment at 9:02 pm by Chairperson Henry. 

 



 
  

ACTION MEMO 
Staff Communication 

SUMMARY OF REQUEST: 
 
Overview: 
 
Allen Edwin Homes has been working with Village staff and the Village Engineer over the past several 
months on the proposed preliminary plat. They are now ready to seek preliminary approval. 
The Planning Commission’s role is to review the proposed plat and provide a recommendation to the 
Village Council regarding approval. Included in the packet are: 

• The proposed plat 
• A narrative from the applicant 
• A review letter from the Village Engineer outlining items addressed during the review process 

 
Variances: 
The applicant is seeking variances under Section 62-37 of the Village Code. Staff has reviewed these 
requests and finds the accommodations to be reasonable given the unique design requirements of the 
site. 
 
Key Considerations: 

• The proposal brings the undeveloped portion of the site into compliance with the Village’s 
updated zoning requirements. 

• The layout integrates with and complements the existing Planned Unit Development (PUD). 
• Engineering review has confirmed that identified issues have been adequately addressed. 

 
 
STAFF RECOMMENDATION: 
 
Staff believes the preliminary plat is well-prepared and consistent with Village standards. The variances 
requested are appropriate given the circumstances. Staff recommends a motion to recommend approval 
to the village council of the preliminary plat as presented.   

DATE: October 6, 2025 
TO:  Planning Commission Chair and Planning Commission Members  
FROM: James A. Lower Village Manager  
RE:  Preliminary Plat Review- Allen Edwin Homes (Bedford Falls) 

#8a  
Village of Sparta Planning 
Commission 
October 6, 2025 
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525 Ottawa Ave NW, Grand Rapids, MI 49503 

Phone: (616) 885-5802 | Fax: (248) 844-5404 

September 22, 2025 
 
The Planning Commission 
Village of Sparta 
156 E. Division 
Village of Sparta, MI 49345 
 
Re: Bedford Falls South – Preliminary Plat Review  
 SDA Review No. SP25-001 
 
Dear Planning Commission: 
 
The preliminary plat review exhibits submitted for the above referenced project were received by our 
office on June 25th, 2025, with the most recent revisions received on September 11, 2025. The plans 
were reviewed in accordance with Village of Sparta Ordinances, and the following comments are our 
observations. 
 
A. General 

The site is located on the eastern 14.53 acres of 621 Bedford Falls Drive NW (Parcel 41-05-26-128-
004) and is currently vacant land that is zoned for Planned Unit Development (PUD). The site is 
proposed to be rezoned to Medium Density Residential (R-M) with 64 individual single-family lots 
in a platted subdivision. The site would have direct connections to Bedford Falls Drive, Eagle Lane, 
and Liberty Street.  All lots within the plat would have a minimum lot size of 5,500 square feet and 
a minimum width of 50 feet with all appropriate setbacks.  

 
1. The Right-of-Way (ROW) being proposed differs from existing road ROW and Village 

standards 
a. The existing Bedford Falls Drive and Liberty Street ROWs are both 66’ wide and the 

proposed connection, which loops the two roadways, is 50’ wide. While this varies 
from the 66’ minimum required ROW as laid out in the Sparta Code of Ordinances, 
Section 62-126 (2), it is recommended that the Village consider accepting the revised 
ROW widths due to the constraints of the property along with additional public utility 
easements being provided on each side of the ROW allowing for sufficient room for all 
necessary utilities. 

b. On the existing portion of Eagle Lane, the ROW is 24’ wide.  The proposed plat includes 
a 16’ wide addition to the ROW along the existing portion of Eagle Lane to expand that 
right-of-way space to 40’. The proposed connection would have a 40’ ROW. While this 
varies from the 66’ minimum required ROW as laid out in the Sparta Code of 
Ordinances, Section 62-126 (2), it is recommended that the Village consider accepting 
the revised ROW width, as it would maintain a consistent road width and layout as the 
existing Eagle Lane along with additional public utility easements being provided on 
each side of the ROW allowing for sufficient room for all necessary public utilities. 

2. The road cross-section width displayed on the preliminary plat is 26’ and does not meet 
the minimum 31’ width as laid out in the Sparta Code of Ordinances, Section 62-15 (1).  While 
this road width varies from the Ordinances, it is recommended that the Village consider 
accepting the reduced width due to the roads being purely residential and only being used 



 

  

525 Ottawa Ave NW, Grand Rapids, MI 49503 

Phone: (616) 885-5802 | Fax: (248) 844-5404 

for circulation within the proposed subdivision. However, it is also recommended that 
future consideration be given to the restriction of on-street parking as this may interfere 
with two-way traffic flow. 

3. The alley cross-section width displayed on the preliminary plat for Eagle Lane is 18’ and 
does not meet the minimum 31’ width as laid out in the Sparta Code of Ordinances, Section 
62-15 (1).  While this road width varies from the Sparta Code of Ordinances, it is 
recommended that the Village accept the reduced width due to the road width remaining 
consistent with the existing Eagle Lane along with the other roadways providing sufficient 
circulation within the subdivision. Additionally, while sidewalk is not present on Eagle Lane 
west of Independence Avenue, it is provided east of Independence Avenue which will 
maintain pedestrian access in the event of additional future development. 

4. All roadways should be designed to drain away from the centerline of the road in 
accordance with a standard road cross-section as well as maintain a method of stormwater 
conveyance along the roadway. The alley cross-section provided shows a crowned 
roadway with no curb or ditching to carry the runoff to the storm sewer system. The alley 
cross-section is assumed to be applied to Eagle Lane which should be designated as an 
alley on the plan or cross section detail. 

5. Lots 45-50, as shown have width to depth ratio that is not compliant with Sec. 82-114.  
Although these lots vary from the Sparta Code of Ordinances, it is recommended that the 
Village consider accepting the lot layout due to the necessity of the stormwater detention 
provided. 
a. Except for the width to depth ratio noted above, the lots appear to comply with the 

requirements of section 82-174.  
6. Note 4 of the General Notes has a typo indicating 12” private easements for public utilities. 

The easement width should be 12’ and all easements for public utilities should be public 
easements. 

B. Water Main 
The plans show an existing 8” diameter water main located on the west side of Bedford Falls Drive 
and the north side of Liberty Street. The proposed 8” diameter water main would loop from the 
end of Bedford Falls Drive around to Liberty Street with another looped connection through Eagle 
back to Bedford Falls Drive. All proposed water main would remain within the proposed ROW. 

 
Based on this water main layout, we have the following comments: 

1. All proposed water main is to be separated from sanitary and storm sewer by 10 feet (edge 
to edge). 

2. An EGLE permit for construction will be required for the proposed public watermain. 
3. The capacity of the system appears to be sufficient per the July 2025 Water System 

Reliability Study, however drinking water model updates are needed to provide specific 
site capacities as required by EGLE Part 399 permits. 

 
C. Sanitary Sewer  

The plans show an existing sanitary sewer located in Bedford Falls Drive and Liberty Street, but 
the plan does not list the size of the existing main. The proposed sanitary sewer main ranges 
between 8” and 12” with two separate connections to the existing main within Bedford Falls Drive. 
The proposed sanitary main would be primarily located within the proposed ROW, with one 
manhole located within the proposed public utility easement at the southeast corner of Bedford 
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Falls Drive and Independence Avenue and 388 feet 8” sanitary sewer main and accompanying 
manhole in a 30’ wide public easement for utilities between Eagle Lane and Bedford Falls Drive. 

 
Based on this sanitary sewer layout, we have the following comments: 

 
1. The existing sanitary sewer and pump station capacity will need to be verified to confirm 

capacity for this development and the extended contributing areas during the permitting 
process.  

2. An EGLE permit for construction will be required for the proposed public sanitary sewer. 
3. Gravity sanitary sewer needs to be designed and constructed in a manner that allows 

future developments to the east and west to be gravity sewers wherever possible.   
 

D. Storm Drainage/Grading 
Stormwater runoff is to be captured via catch basins in the roadway as well as in yard basins at 
various locations throughout the plat. There are several 20’ wide easements throughout the plat 
that will be utilized for drainage purposes. All runoff is proposed to be conveyed to the proposed 
detention pond located at the southeast corner of the plat.  

 
1. There are several locations on the plat which call out private easements for drainage. All 

easements with public utilities should be designated as public easements. 
2. While the 20’ width of the easements varies from Sec. 62-153 of the Sparta Code of 

Ordinances which states a minimum 30’ width for underground utilities, it is recommended 
that the Village consider accepting the reduced easement width as these are believed to 
be sufficient widths for the proposed drainage infrastructure. 

3. There is a proposed catch basin shown in the center of Eagle Lane that was carried over 
from a previous submittal that included an inverted crown section for Eagle Lane. It is 
recommended that this be revised to reflect the current proposed cross-section. 

4. Offsite surface runoff shall not be trapped along the development perimeter. If the 
existing runoff from adjacent properties passes onto the proposed site, the proposed 
storm sewer system must be sized to accommodate it. 

5. On-site drainage must be captured within the proposed development via the storm sewer 
network and will not be allowed to drain to adjacent properties. 

6. All stormwater management facilities shall be designed in conformance with the Village of 
Sparta Stormwater Standards Manual and all design calculations shall be provided for 
review during the future construction plan review stage. 

7. Slope grades are to be provided on the grading plan.  
8. Easements for the detention pond will be in accordance with Village standards 

 
Permits and Agreements Required 
Based on those improvements depicted on the plans, the following permits and agreements will 
need to be provided for review and approval at time of engineering plan review: 

 
Village of Sparta: 
Note - A current title policy for ownership verification shall be provided with all executed easement 
submittals. Easements must be on the Village of Sparta document and include an exhibit. 

• All necessary easements including stormwater water main, and sanitary sewer. 
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• Right of Way Permit 
• NPDES MS4 Permit 
• Plat process submittals 

 
Kent County: 

• Soil Erosion and Sedimentation permit from Kent County Road Commission 
 
Michigan Department of Environment, Great Lakes, and Energy (EGLE): 

• NPDES Notice of Coverage Documentation. 

• EGLE Permit for Wetland disturbance 

• EGLE Permit for all sanitary sewer installation.  

• EGLE Permit for all water main installation. 
 
The following must be submitted with the Site Plan: 
A letter from either the applicant or the applicant’s engineer must be submitted with the Revised 
Preliminary Rezoning and Plat, highlighting the changes made to the plans addressing each of the 
comments listed above and indicating the revised sheets involved.  
 
Please be aware that additional comments may arise with the submittal of the requested revisions 
and/or additional information.  
 
Recommendation 
If the above comments are addressed to the satisfaction of the Planning Commission, we recommend 
approval of the preliminary plat. 
 
The comments are not to be construed as approvals and are not necessarily conclusive. The final 
engineering plans and future plat submittals for this development are to be prepared in accordance 
with the Village of Sparta local ordinances and applicable plat requirements.  
 
If you have any questions regarding this letter, please contact Bruce Carlstrom (616) 469-6508 with 
any questions. 
 
Sincerely, 
 
SPALDING DEDECKER 
 
                          
Bruce Carlstrom, PE           Christopher Harrington, PE              
Senior Project Engineer   Project Manager 
 
 
cc: James Lower, Village Manager, Village of Sparta 
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