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July 7 2026

Jarrett Lash
Community Development and Planning Officer
Upper Merion Township
175 West Valley Forge Road
King of Prussia, PA 19406

RE:	Township Engineer Review #2 Response
Amended Final Land Development Application
450 West Beidler Road
Parkview Homes at Valley Forge


Dear Jarrett:

SITE Engineering Concepts is pleased to submit the enclosed revision to the Land Development Plan application for the Parkview Homes at Valley Forge project at 450 West Beidler Road.  This revision addresses the comments in Mr. Alberto Vennettilli’s May 15, 2026 review letter to Mr. Anthony Hamaday.  The review comments are copied below in italics print.  The response is set forth bold/non-italics print.

CHAPTER 165 ZONING
Comment 1. Comment satisfied.
Comment 2. Comment satisfied.
Comment 3. Comment satisfied.
Comment 4. Comment satisfied.

CHAPTER 140 - STORMWATER, GRADING & EROSION CONTROL
Comment 1. Provide calculations and a table to ensure that, after construction, peak discharges from the site for a 10-year, 24-hour storm shall not exceed the before-disturbance from a 2-year, 24-hour storm. Additionally, peak discharges for any storms of greater than 10-year frequency up to and including a 100-year storm shall not exceed 85% of the peak discharges from the site of the same storms before disturbance [140-14.B(1)(b)].
5/15/26 Comment:  The Compliance Summary Table shall note Ordinance Section 140-14.B(1)(b) in the Comments. The SCS Method (TR-55) shall also be noted in the Table, as opposed to the Rational Method. The Compliance Summary Table provided on Sheet 17 of the Plans should be moved to an area on the sheet where text does not overlap the Table.
Response:  The narrative and plans are revised as requested..
Comment 2. Comment satisfied.
Comment 3. Underground stormwater storage is permitted in pipes or tanks but is not permitted in stone-filled underground storage pits. Clarify the elevations of the infiltration basin, including the bottom of stone, the bottom and top of pipe elevation, and the thickness of stone on top, and ensure the stage-storage table is only including volume storage within the pipes {140-14.B(2)(b)[1]}.
5/15/26 Comment:  On Sheet 5 of the Plans, the Pond Report specifies an Underground Stormwater Storage system of a 36-inch pipe network, while the SCM #001 Detail specifies a 48-inch pipe network. Also, the storage volume at elevation 136.00, the invert elevation of the pipe storage network, should be 0.00 cubic feet, while the Pond Repots shows 981 cubic feet. The Pond Report shown on the Plans does not appear to match the Pond Report within the PSCM Report.
Response:  The pond report WITHOUT stone on Sheet 5 is used for the township design and storage starts at invert 136.00. The Pipe and stone pond report is used for the NPDES design and is shown to comply with that permit.  The label on the pond reports is revised to reflect that 48” pipe is used in the calculations as shown on the “UG Chambers” data.
Comment 4. Revise the Plans to show the locations of observation ports in the basin, ensuring to provide a sufficient number of access points to reach both sides of the basin. Revise the observation port detail to include a removable manhole cover of at least 2-feet in diameter to a vertical pipe or precast shaft of at least 4-feet in diameter. Access must be provided to the lowest point of water storage {140-14.B(2)(b)[3][b]}.
5/15/26 Comment:  Access to the Underground Stormwater Storage facility must include a removable manhole cover(s) of at least 2-feet in diameter to a vertical pipe or precast shaft of at least 4-feet in diameter or an inlet grating on a precast vertical shaft of at least 2-feet by 4-feet. Replace the Observation Ports to the perimeter stone with access structures to the Underground Pipe network, with appropriate details, and provide an additional access structure at POS-1
Response:  The observation ports are removed and Access #2 is added at the POS-1.  The standard lane riser detail is clarified to required 4’ diameter riser pipe with 2’ diameter manhole.
Comment 5. Comment satisfied.
Comment 6. Comment satisfied.
Comment 7. Comment satisfied.
Comment 8. Comment satisfied.
Comment 9. Clearly identify and label the Downspout Conveyance System on the Plans, as the Downspout Conveyance Detail on Sheet 5 of the Plans depicts an underground system. The size of the Conveyance system shall adequately convey the 100-year storm runoff [140-15.B(8)].
5/15/26 Comment:  Provide a unique Line ID for the pipe run from RDP8 to the Swale
Response:  The pipe run table is revised to a unique line number (RD-8).
Comment 10. Comment satisfied.
Comment 11. Comment satisfied.
Comment 12. Comment satisfied.
Comment 13. Comment satisfied.
Comment 14. Comment satisfied.
Comment 15. Comment satisfied.
Comment 16. Revise the text on the Drainage Area Maps – the drainage area tables cannot be read at the scale and thickness provided, and it appears as though the table is not filled out with drainage area square footage values. Provide the square footage of each drainage area delineated on the Drainage Area Maps in the pre- and post- construction conditions. [140-23.B(4)(a)].
5/15/26 Comment:  Eliminate the text overlap on the Pre-Development Drainage Map on Sheet 7 of the Plans
Response:  The overlap is removed.
Comment 17. Comment satisfied.
Comment 18. Identify and name the stream and the tributary of all on-site and adjacent water bodies [140-23.B(8)]
5/15/26 Comment:  Clearly label the Unnamed Tributary to the Schuylkill River on the Plans.
Response:  The stream is labelled in all plan views.
Comment 19. Comment satisfied.
Comment 20. Comment satisfied.
Comment 21. Provide details, profiles and cross sections of all stormwater control and conveyance structures and systems, including but not limited to pipe size, class and material, class of bedding, backfill material and compaction and dimensional details [140-23.B(13)].
5/15/26 Comment:  Much of the information in the profiles are either missing or seem incorrect, such as the 7-foot sump at PI-1, among other inlets, and the incomplete profile for Storm Run PP-5. Include the Pipe Run Table and Schedule of Structures on Sheet 13 and 17 of the Plans
Response: The profiles are revised to be consistent with the plan and the tables copied to the sheets as requested.
Comment 22. Clearly label the storm sewer pipes on the Plans with its respective Line ID [140-23.B(13)].
5/15/26 Comment:  For continuity, label all pipe runs on the Plan Views of Sheets 4 and 13. Some pipe runs labels are missing on Sheet 13
Response:  The pipe labels are shown on the requested sheets.
Comment 23. Provide a table of the peak flows (existing and proposed) on the plan set. Provide runoff volume and peak flow data for POA #1 (existing and proposed) to show the effect of the project on the existing stream [140-23.B(18)].
5/15/26 Comment:  Eliminate the text overlap for the Compliance Summary Table on Sheet 17 of the Plans
Response:  The overlap is corrected.
Comment 24. Comment satisfied.
Comment 25. Comment satisfied.
5/15/26 Comments:  
Comment 26.	Provide stormwater conveyance calculations each storm sewer run, including the roof conducting system, within the PCSM Report [140-15.B(2)(e)].
Response:  The storm pipe analysis in the report is updated to include the downspout conveyance piping.
Comment 27.	Clearly specify the total area of the Limit of Disturbance proposed as part of this project, in square feet and acres, on Sheet 9 of the Plans [140-23.B(15)].
Response:  The LOD text size is increased and the line type bolder to be clearer.
CHAPTER 141 – STREETS AND SIDEWALKS
Comment 1. Grass plots along the curbline shall be in accordance with [141-9]. Provide necessary details and dimensioning to demonstrate compliance.
5/15/26 Comment:  Dimensions do not appear on Sheet 14 of the Plans. Provide the necessary dimensioning and provide concrete sidewalk detail on the Plans.
Response:  The dimensions are added to Sheet 14 and the concrete pavement detail title in Sheet 15 revised to include sidewalk.
Comment 2. Concrete Curbs shall be in accordance with 141-20.A.
5/15/26 Comment:  Concrete curbs shall comply with 141-20.A
Response:  The compliance requirement is added to the details.
Comment 3. Expansion joints for concrete curbs shall be in accordance with 141.20.G(5).
5/15/26 Comment:  Expansion joints for concrete curbs shall comply with 141-20.G(5)
Response:  The compliance requirement is added to the details.  The details are consistent with the previously approved plan per Resolution 2023-23 are provided on Sheet 15.
Comment 4. Expansion joints for Concrete Sidewalks shall be in accordance with 141-20.H(4).
5/15/26 Comment:  Expansion joints for concrete sidewalks shall comply with 141-20.H(4)
Response:  The compliance requirement is added to the details.  The details are consistent with the previously approved plan per Resolution 2023-23 are provided on Sheet 15.
Comment 5. Provide a note on the Depressed Concrete Curb Detail that the maximum length of depressed curb is 35 feet [141-21.C].
5/15/26 Comment:  Depressed concrete curbs for driveways shall comply with [141-21.C]
Response:  The compliance requirement is added to the details.  The details are consistent with the previously approved plan per Resolution 2023-23 are provided on Sheet 15.

CHAPTER 145 – SUBDIVISION OF LAND
Comment 1. Comment satisfied.
Comment 2. Sidewalks shall not be less than 4 feet in width and 4 inches in thickness and not less than 8 inches thick at driveways [145-12.B].
5/15/26 Comment:  The sidewalk detail was omitted from the Plans
Response:  The dimensions are added to Sheet 14 and the concrete pavement detail title in Sheet 15 revised to include sidewalk.
Comment 3. Comment satisfied.
Comment 4. Sanitary Sewer Manholes shall be provided at intervals of 250 feet and at each deflection point in the pipe, horizontally or vertically [145-21.C].
5/15/26 Comment:  The distance between Sanitary Manhole #2 and Sanitary Manhole #3 is shown as 270 feet, which exceeds the allowable maximum of 250 foot spacing
Response:  The proposed sanitary main is revised and the manholes are less than 250 feet.
Comment 5. Comment satisfied.
Comment 6. Providing sufficient dimensioning on the Plans for the parking areas, driveway aisle, radii, etc. to ensure compliance with 145-24.A.
5/15/26 Comment:  Provide all pertinent curve data for the driveway centerline
Response:  Curve data is added to the driveway profile.
Comment 7. Provide a listing of existing trees on the property which are 6-inches or greater in diameter, measured 4.5-feet above ground. The listing shall include the size of the tree, species, health and if the species is considered an invasive species. The listing shall also specify if the tree is “to remain” or “to be removed” [145-24.1.C(1)].
5/15/26 Comment:  The tree listing shall specify which trees are “to remain” and which are “to be removed”.
Response:  JESSE The listing on Sheet 19 (Landscape L0.2) is updated to specify which trees are remaining and which are to be removed.
Comment 8. Credit for existing trees which are "to remain" can be used to offset required Street Trees or Buffer Plantings in accordance with [145-24.1.C(3)(a)].
5/15/26 Comment:  In order to receive credit for saving existing trees, the information must be provided on the Plans, otherwise tree credit will not be approved.
Response:  JESSE The listing on Sheet 19 (Landscape L0.2) is updated to specify which trees are remaining and which are to be removed.
Comment 9. Existing trees designated “to be removed” will require replacement in accordance with [145-24.1.C(4)(a)].
5/15/26 Comment:  Provide a tree replacement tabulation on the Plans in accordance with [145-24.1.C(4)(a)]
Response:  JESSE The tabulation per the ordinance is on Sheet 20 (Landscape L1.1).
Comment 10. Replacement trees shall be planted on the site to mitigate for the existing tree removals and are in addition to other landscaping requirements. Proposed replacement tree plantings shall be noted on the plan and listed on the landscape requirements schedule [145-24.1.C(4)(b)].
5/15/26 Comment:  Provide the tree replacement information on the Plans [145-24.1.C(4)(b)].
Response:  JESSE The tabulation per the ordinance is on Sheet 20 (Landscape L1.1).
Comment 11. Comment satisfied.
Comment 12. Street Trees shall be planted at a rate of at least one tree per 40 linear feet of road frontage or fraction thereof. The property has a frontage of 542 feet along West Beidler Road, therefore 14 street trees shall be required along the property frontage [145-24.1.E(2)(d)].
5/15/26 Comment:  Provide the detailed listing of trees to remain on the Plans in order to receive credit.
Response:  JESSE The listing on Sheet 19 (Landscape L0.2) is updated to specify which trees are remaining and which are to be removed.
Comment 13. Comment satisfied.
Comment 14. The Landscape Plan shall include a detailed listing of existing trees to remain [145-24.1.M(1)(h)].
5/15/26 Comment:  Landscape Sheet L0.2 does not outline whether the specified trees are to remain or be removed, this table currently cannot be used to determine the existing preserved tree credit or the requirements for tree replacement for trees to be removed
Response:  JESSE The listing on Sheet 19 (Landscape L0.2) is updated to specify which trees are remaining and which are to be removed.
Comment 15. The Landscape Plan shall include a detailed listing of existing trees to be removed [145-24.1.M(1)(i)].
5/15/26 Comment:  Landscape Sheet L0.2 is noted as “Existing Tree List” and does not outline whether the specified trees are to remain or be removed. Provide the required information on the Plans
Response:  JESSE The listing on Sheet 19 (Landscape L0.2) is updated to specify which trees are remaining and which are to be removed.
Comment 16. All adjacent properties and the owners of such properties shall be labeled on the Final Record Plan, along with the Zoning of all adjoining properties [145-29.A(9)].
5/15/26 Comment:  Provide the Zoning information of all the adjacent properties, including those across West Beidler Road, on the Plans.
Response:  The zoning for the adjacent properties is added to the Sheet 1.
Comment 17. Comment satisfied.
Comment 18. Comment satisfied.
Comment 19. Comment satisfied.
Comment 20. Comment satisfied.
Comment 21. Provide a table on the Plans showing stormwater runoff in cubic feet per second for pre-development and post- construction conditions for two-, five-, ten-, twenty-five-, fifty- and one hundred-year storms [145-29.A(24)].
5/15/26 Comment:  Eliminate the text overlap for the Compliance Summary Table on Sheet 17 of the Plans
Response:  The overlay is corrected.
Comment 22. Provide profiles of all Stormwater Conveyance System, including the following: pipe size and material, pipe length, pipe slope, rim and invert elevations at all structures, etc. [145-29.A(25)].
5/15/26 Comment:  Much of the information in the profiles are either missing or seem incorrect, such as the 7-foot sump at PI-1, among other inlets, and the incomplete profile for Storm Run PP-5, etc. Include the Pipe Run Table and Schedule of Structures on Sheet 13 and 17 of the Plans.
Response:  The profiles are revised to be consistent with the plan and the tables copied to the sheets as requested.
Comment 23. Show the locations and heights of any proposed freestanding signs [145-29.A(31)].
5/15/26 Comment:  Appropriate signage details and information shall be provided on the Plans. Sheet X was not included in the Plans submission
Response:  Sigh locations are shown on Seet 13 and details on Sheet 15.
Comment 24. Provide a copy of existing or proposed deed restrictions or protective covenants [145-29.D].
5/15/26 Comment:  Information shall be required prior to Plan Approval. Comment Remains
Response:  PREVIOUS RESPONSE NOT ACCEPTED: A master deed and corresponding bylaws will be recorded prior to sale.  No other restrictions will be imposed.
Comment 25. Comment satisfied.
Comment 26. Numerous inconsistencies were found in the Sanitary Sewer callouts between the Grading & Utility Plan and Sanitary Sewer Profile.
5/15/26 Comment:  Inconsistencies still exist between the Grading & Utility Plan and the Sanitary Sewer Profile
Response:  The profile is revised to be consistent with the plan.
Comment 27. Retaining Wall Design Plans and Structural Calculations shall be required prior to Final Plan Approval, signed and sealed by a Licensed Professional Engineer.
5/15/26 Comment:  Retaining Wall Design Plans and Structural Calculations were not included in the submission. Provide Retaining Wall Design Plans and Structural Calculations signed and sealed by a Licensed Professional Engineer
Response:  RISE WORKING ON.
Comment 28. Comment satisfied.
Comment 29. Comment satisfied.
Comment 30. Comment satisfied.
Comment 31. Legal Descriptions for the Proposed Lots, along with the Deed of Dedication for the additional Right-of-Way for West Beidler Road shall be required for review prior to Amended Final Plan App.
5/15/26 Comment:  The metes and bounds have been added to the Plans. The deeds for the individual lots and the dedication of the additional Right-of-Way for West Beidler Road shall be provided prior to Amended Final Plan Approval.
Response: NEED DEEDS.  Legal descriptions are included in this submission for your review and approval.

ADMINISTRATIVE ITEMS TO BE COMPLETED PRIOR TO/UPON PLAN APPROVAL
Comment 1. The Applicant shall sign and record an Operations and Maintenance (O&M) Agreement drafted by the Township covering all stormwater control facilities [140B-26.A].
Response:  Acknowledged.
Comment 2. The Certification of Ownership, Acknowledgement of Plan, and Offer of Dedication shall be signed by the Owner of the property and notarized [145-29.A(40)].
Response:  Acknowledged.
Comment 3. The Applicant shall provide Financial Security in the form of a cash escrow or surety bond in the amount of the total estimated cost of all proposed improvements [145-34].
Response:  Acknowledged.  
Comment 4. The Applicant shall comply with all requirements of the Township Traffic Engineer.
Response:  Acknowledged.
Comment 5. The Applicant shall comply with all requirements of the Township Sanitary Sewer Engineer.
Response:  Acknowledged.
Comment 6. The Applicant shall comply with all requirements of the Township Fire Marshal.
Response:  Acknowledged.

REQUIRED AGENCY APPROVALS
Comment 1. Provide an Approved NPDES Permit for the Amended Design from the PA-DEP prior to Final Plan Approval [140B-19.C(2)] and [145-29.A(37)].
Response:  The NPDES permit is issued and included with this submission.
Comment 2. Provide the PA DEP Chapter 105 granted waiver for the stream stabilization (with a stream drainage area of 64 acres) prior to Final Plan Approval.
Response:  The Chapter 105 waiver is included with this submission.
Comment 3. Provide PA-DEP approval/permit for discharging in regulated waters of the Commonwealth prior to Final Plan Approval.
Response:  The NPDES permit is issued.
Comment 4. Provide a PennDOT Highway Occupancy Permit for proposed work in PennDOT Right-of-Way prior to Final Plan Approval.
Response:  Acknowledged.

We trust these revisions will satisfactorily address your comments.  Should you have any questions and/or additional comments, please contact me at pspellman@site-engineers.com or 610.523.9002. 

Sincerely,
 [image: ]
Patrick Spellman, P.E.	
P.O. Box 1992; Southeastern, PA 19399
P: 610.240.0450              F: 610.240.0451
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