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COOLBAUGH TOWNSHIP BOARD OF SUPERVISORS 
REGULAR MEETING AGENDA 

March 3, 2026 
Roll Call 
BOARD OF SUPERVISORS 
 
____B. Weimer____ A. Ruiz-Smith ____ C. Colgan ____ L. Kelly ____  C. Rogan 
                                     ___Solicitor Armstrong ___ E. Masker 

 
Public input will be considered at the beginning of the meeting agenda.  The public will be given an 
opportunity to speak on each agenda item. When speaking please state your name and the city or community 
that you reside in.  
 
1. Public input 
  
 
2. Approval of minutes / notes: 

• February 17, 2026- Public Hearing Minutes 

• February 17, 2026- Regular Meeting Minutes 
 
 
3. Minor Subdivision Joining Lots 18 & 19, Block 1507, Section 15, Arrowhead Lakes, Property Owner: Kaitlyn 

Lyman 
 
 
4. Planning Commission Recommendation of Conditional Preliminary Plan Approval of Landston Equities Land 

Development Plan 
 
 
5. Planning Commission Recommendation of Conditional Preliminary Plan Approval of Northampton Farms 

Major Subdivision Plan 
 
 
6. Adoption of Resolution #06-2026 : 2026 Township Fee Schedule 
 
 
7. Current obligations 

• General Fund     $   509,075.62 

• Escrow Fund     $       7,454.26 

• Volunteer Fire Tax Fund   $     25,000.00 

• Sewer Fund     $   104,186.62          
Total Disbursements    $   645,716.50 
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8. Pocono Summit Volunteer Fire Company Bid for the Coolbaugh Township Ladder Truck 
 
 
9. Decision on the  118 Kolb LLC. Conditional Use Hearing 
 
 
10. Business Manager Comments/Updates 
 
 
11. Solicitor Armstrong Comments/Updates 
 
 
12. Board of Supervisors Executive Sessions 
 
 
13. Adjournment 





P u b l i c  H e a r i n g  M i n u t e s   
P a g e  | 1 

 
COOLBAUGH TOWNSHIP BOARD OF SUPERVISORS 

Work Session Minutes 
February 17, 2026, 6:00pm 

Board Members present: 
William Weimer, Alma I. Ruiz-Smith, Clare Colgan, and Lynn Kelly  
Board Members absent: 
Cara Rogan 
Staff present: 
Patrick Armstrong, Solicitor, Erin Masker, Township Secretary, Merdith Thompson, Business 
Manager, Darren Dixon, Township Controller and Tomas Keane, Director of Codes and 
Zoning 
Staff absent: 
None 

The public hearing was called to order by Chairman William Weimer at 6:00pm 

1. Discussion on Proposed Amended Nuisance Alarm Ordinance 
Solicitor Armstrong reviewed the proposed amendment to the Township’s nuisance alarm 
ordinance to specifically authorize the Township to provide written notices of nuisance 
alarms and to authorize emergency departments, including fire departments, to record and 
report instances of nuisance alarms for enforcement purposes. The amendment is 
intended to clarify that repeated false alarms, including those requiring fire department 
response, may result in enforcement action when they exceed two occurrences within a 
defined time period, with fines beginning on the third false alarm, and to ensure that the 
Codes and Zoning Department can utilize reports from both police and fire departments in 
tracking compliance. Solicitor Armstrong explained that the existing ordinance has been 
adequate for police-related burglar alarms but did not clearly authorize the fire department 
to submit similar automatic alarm reports to the Township, which has limited enforcement 
on properties with repeated fire-related false alarms. He further stated that under the 
proposed amendment, the Township would continue to collect any fines. 
Mr. Keane, Director of Codes and Zoning stated that the fire department already provides 
reports to the Township and that, under the amendment, they would provide monthly 
reports of automatic alarm dispatches similar to the police department’s existing reports. 
This would allow Codes and Zoning to determine whether an alarm permit exists and to 
educate property owners when none is on file.  

• Discussion: A. Lopez, questioned whether the fines associated with fire-related 
nuisance alarms should be directed to the volunteer fire department, expressed 
concern about the impact of added financial penalties on residents living on fixed 
incomes, and suggested that the Township focus more heavily on education and 
outreach (including at property closing) so new residents understand local alarm 
permit requirements. She shared her experience as a new resident whose inherited 
alarm system repeatedly triggered fire responses until she learned of the ordinance, 
and she emphasized that many newer residents may not be aware of their 
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responsibilities. Ms. Ruiz-Smith responded that the Township already provides 
financial support to local fire companies through dedicated tax millage and other 
budgeted contributions, and that enforcement of citations and any required court 
actions remain the responsibility and cost of the Township rather than the fire 
companies.  

 
2. Discussion on Township Zoning 

Mr. Weimer stated that the Board is looking at a large piece of land that is commonly known 
as the former Camp Tegawitha, referred to at the table as “Lot 3,” consisting of 
approximately 247 acres characterized by significant wetlands and formerly containing a 
lake that is no longer present but remains regulated as wetlands. The parcel is currently 
zoned Industrial but is contiguous with two existing Woodland Conservation districts, and 
the Board discussed a potential rezoning to restore it to Woodland Conservation to better 
protect high quality waters and sensitive environmental resources. 
He stated that a prior Board, in accordance with the 2005 regional comprehensive plan 
prepared with other municipalities, reclassified certain woodland conservation lands to 
industrial zoning to promote economic development, and they noted that subsequent 
changes in environmental regulations, wetland buffer requirements, and community 
expectations have substantially reduced the developable area of the parcel. During the 
discussion, Ms. Ruiz-Smith asked Solicitor Armstrong whether a rezoning might constitute 
“spot zoning” or “reverse spot zoning,” with Mr. Armstrong indicating that, based on the fact 
that the parcel would directly abut and connect existing Woodland Conservation districts 
on both sides, the proposal did not appear to create an isolated zoning island and therefore 
did not appear to meet those spot zoning definitions, although he would perform a more 
detailed review of the parcel and zoning maps. Solicitor Armstrong confirmed that if the 
Board directs preparation of a rezoning ordinance, the property owner and adjoining 
owners would receive written notice, the property would be posted, and public notice 
would be published prior to any potential adoption, in accordance with Township and state 
law. He further clarified that nothing would be adopted at this work session. 

• Discussion: M. Bisbing of Pocono Mountains Industries, Inc., doing business as 
Pocono Mountains Economic Development, stated on the record that the owner 
opposes the proposed zoning change and emphasized that the parcel is part of the 
Pocono Mountains Corporate Center West, a planned business park. T. Fox, asked 
for confirmation that a letter from Pocono Heritage Land Trust had been received; 
being advised that it was. Mr. Weimer stated that earlier planning efforts had 
focused heavily on industrial development while current residents place greater 
value on tree cover, high-quality water resources, and community character. He 
stated that the regional comprehensive plan is outdated, that the Township and 
county need to undertake an updated plan that reflects current conditions and 
community priorities, and that the Township may need to proceed with its own 
comprehensive planning if a larger regional approach is delayed. 
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At 6:30 p.m., the Board paused the work session discussion to proceed with the scheduled 
public hearing as advertised. Upon conclusion of the hearing, the Board returned to its 
regular work session agenda. 

At 6:55pm the work session was reopened and discussion continued: 

 J. Miller presented a timeline of resident and community advocacy efforts on behalf 
of environmental protection of the Pocono Mountains Corporate Center North 
properties dating back to 1997. He provided the Board with a desktop environmental 
assessment prepared by Craig Todd which reviewed the soils that are on the 
property and  stated that development on this property will be very challenging. The 
desktop assessment utilized Monroe County GIS flood plain maps, National 
Wetlands Inventory data, County Soil Survey data including hydraulic soil groups, 
high water tables, and NRCS hydraulic soils lists. The assessment found that over 
half of the property consists of exceptional value wetlands and flood plain with high 
water table soils throughout, that the land includes a confluence of Duck Puddle 
Run, Clear Run, and Hockey Run (all high-quality streams), and that the property 
acts as a vital wildlife corridor connecting to nearby undeveloped properties. The 
assessment characterized the parcel as "remaining lands" with significant natural 
constraints making further development challenging and less feasible. J. Miller 
concluded by recommending that the Board rectify what he characterized as a 
mistake in the original industrial rezoning by restoring Woodland Conservation 
zoning to Lot 3. 

 B. Leonard, representing the Tobyhanna Conservation Association, an organization 
of over 100 members who hunt, fish, live, or recreate in Coolbaugh Township. He 
urged the Board to restore Woodland Conservation zoning to the remaining 
undeveloped land of the Pocono Mountains Corporate Center North and provided 
historical context on the property. He stated that the land was formerly Camp 
Tegawitha, which opened in 1918 as a camp for girls. He noted that in April 1997, the 
Lynch Corporation requested rezoning from Woodland Conservation to Industrial, 
that the rezoning did not consider the extensive wetlands on the site, and that the 
seated Coolbaugh Township Board of Supervisors approved the rezoning on April 15, 
1997, through an amendment to Ordinance 51. On December 28, 1999, the Lynch 
Corporation sold approximately 600 acres to Pocono Mountain Industries for $3.2 
million. Since that time, a portion of the property has been developed with large 
distribution centers, but the remaining undeveloped property contains extensive 
wetlands that make industrial development both impractical and environmentally 
damaging. B. Leonard emphasized that the wetlands are defining features of the site 
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that protect water quality, support wildlife, and buffer surrounding communities 
from flooding, and that ignoring these constraints would invite long-term 
environmental harm and costly regulatory complications. He also referenced the 
historic character of the land, noting that the Lynchwood Lake Ice Company 
operated an ice harvesting operation there in the early 20th century with a 30,000-
ton capacity icehouse built in 1902. 

 D. Miller spoke about the importance of the forests, waterways, wetlands and 
wildlife that are on the property and in the township. He provided the Board with a 
map which shows Pocono Forests and Waters stating that Monroe County is 
outlined and is made up of 400,000 acres; 20% of the deciduous forests are being 
cut down for development and stating that the infrastructure cannot sustain a loss 
of that rate over the next 20-40 years. That is why it is so important to take the steps 
now to protect our land before it is too late. He referenced two quotes “the first rule 
of tinkering is to keep all the parts” and “what good are wild freedoms without a 
place to enjoy them”. He is in support of the Board taking the necessary steps to 
protect the lands in Coolbaugh Township. 

 E. Ramirez stated that he supports the consideration on rezoning the land as there 
are residential and schools that boarder the property. 

 J. Smith-Hughes stated that she and other Township EAC members support the 
rezoning of the property discussing the natural resources in the community.  

Work Session closed at 7:21pm 

 
Submitted by:   ____________________________________  Date: _________________________ 
                                      Erin Masker, Township Secretary 
 

Witnessed by: _____________________________________ Date: __________________________  
    William Weimer, Chairman 
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COOLBAUGH TOWNSHIP BOARD OF SUPERVISORS 
PUBLIC HEARING MINUTES 
February 17, 2026, 6:30pm 

Board Members present: 
William Weimer, Alma I. Ruiz-Smith, Clare Colgan, and Lynn Kelly  
Board Members absent: 
Cara Rogan 
Staff present: 
Patrick Armstrong, Solicitor, Erin Masker, Township Secretary, Merdith Thompson, Business 
Manager, Darren Dixon, Township Controller and Tomas Keane, Director of Codes and 
Zoning 
Staff absent: 
None 

The public hearing was called to order by Chairman William Weimer at 6:30pm 

The Coolbaugh Township Board of Supervisors Public Hearing was called to order at 
6:30pm for a conditional use hearing regarding the property located at 118 Kolb Court, 
Tobyhanna, Coolbaugh Township, Monroe County, Pennsylvania. 

This public hearing is being held to consider a conditional use application for light 
manufacturing on the property located at 118 Kolb Court, Tobyhanna, within the C2 zoning 
district, tax map parcel number 03.96062 and map number 03635600653057. The 
applicant, 118 Kolb Court LLC, operating under the Art of Gutter Manufacturing 
Incorporated, applied for conditional use to proceed with light manufacturing on the 
property. 

The Township Solicitor explained party status procedures and inquired whether anyone 
present, aside from the applicant, was requesting party status. He stated that party status 
allows individuals to cross-examine witnesses, present evidence, and potentially appeal 
the board's decision. No members of the public requested party status. 

The following exhibits were marked and admitted into the record without objection: 
1. Township Exhibit 1: Application for conditional use dated December 22, 2025,

submitted by 118 Kolb Court LLC/Art of Gutter Manufacturing Incorporated
2. Township Exhibit 2: Correspondence dated January 22, 2026, from the Director of

Codes and Zoning to property owners and the applicant notifying them of the
hearing

3. Township Exhibit 3: Correspondence dated January 22, 2026, from the Township
Secretary to applicant and property owner with legal notice for the hearing

4. Township Exhibit 4: Proof of publication of the public notice for the hearing
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5. Township Exhibit 5: Affidavit of posting dated February 6, 2026, from the Director of
Zoning confirming property was posted with notice of the hearing

6. Applicant Exhibit 1: Zoning permit for manufacturing dated September 27, 2013
7. Applicant Exhibit 2: Certificate of occupancy and zoning compliance for

manufacturing dated December 17, 2018

Attorney John Michelin of Fisher and Fisher, Mount Pocono, represented the applicant 118 
Kolb Court LLC. Mr. Michelin explained that the applicant seeks conditional use for the 
same type of light manufacturing activity previously conducted on the property by prior 
owners, consistent with the definition in the zoning ordinance at Section 400. 

The witness Karim Karadachak was sworn in and provided testimony regarding the 
proposed use. Mr. Karadachak testified that the company will manufacture and produce 
gutter guards. The operation involves importing aluminum sheet coils, unrolling them, 
stamping them, forming them, boxing them, and shipping them out. No physical changes 
to the building or lot are proposed currently. No expansion of the building is planned. All 
operations will be conducted inside the existing building. Material that will be used in the 
manufacturing includes aluminum, stainless steel mesh, and cardboard for boxes for 
shipping. The location will have three to four assembly lines which will unroll aluminum 
sheets, stamp or press holes, shape the material into gutter guards, incorporate stainless 
steel micro mesh material, and assemble all components together using a press machine. 
Products are boxed and packed by hand and shipped. Consumables at the location would 
include basic cleaners and lubricants for machinery. There will be no painting, plating, 
powder coating, heat treating, or solvent finishing; all materials come pre-painted; no 
waste water produced from the manufacturing process; all scrap metal collected and sent 
to third-party industrial metal recyclers; scrap stored inside and cleared out weekly or bi-
weekly and all materials and products stored inside the building. The location is 
anticipating employing 5 to 10 people with standard hours of operation (9a-5p); he stated 
that business is seasonal; summer and fall are busier periods and there may be an added 
second shift in the future based on need and workload. Shipping and Receiving to this 
location will include Daily: One parcel shipment truck (UPS-size) at end of day, 
approximately 5:00 PM; During busy seasons: Potentially two UPS-size trucks; Monthly: 
One semi-truck delivery of raw materials or large order shipment, approximately once or 
twice per month on average, No anticipated impact to traffic from operations. There are two 
full-size sprinter vans owned by the business for local deliveries within tri-state area and 
small material pickups.  

There are seven marked parking spaces with room for additional spaces, the property 
connected to public sewer, bathroom and small break room planned for employee 
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comfort, Company has coordinated with sewer authority and shared closing documents 
and there is no wastewater produced aside from employee bathroom use. 

The equipment at the location will include a press to stamp holes into aluminum sheets, 
forklift, and electric pallet jack; there will be no gasoline or fuel at the site. The noise level is 
equivalent to standard machinery noise which will all be conducted inside.  

The business currently operates from Fairfield, New Jersey, with four employees. The entire 
operation will relocate from New Jersey to the Coolbaugh Township location. The applicant 
indicated no major changes are foreseen in the setup for at least the next year or two. 
Potential future plans for other light manufacturing during slow seasons are possible but 
not currently definite. This is a family business. 

Solicitor Armstrong asked if there were any questions by the Board with the following 
discussions: questions regarding storage practices, sewage system capacity, future plans 
during slow seasons, and employee facilities. All questions were answered satisfactorily by 
the witness. 

Solicitor Armstrong called for any public comments, none were heard. 

The public hearing was closed. The Township Solicitor advised the applicant and their 
attorney that the Board of Supervisors will deliberate on the application and issue a written 
decision within 45 days of the hearing date. A verbal decision may be issued at a 
subsequent meeting, but the decision will not be final until the written decision is received. 

Hearing closed at 6:55pm. 

Submitted by:   ____________________________________  Date: _________________________ 

  Erin Masker, Township Secretary 

Witnessed by: _____________________________________ Date: __________________________ 
William Weimer, Chairman 
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Coolbaugh Township Board of Supervisors 

Regular Meeting Minutes 
February 17 , 2026 

 
The meeting was called to order by Chairman Weimer at 7:28pm at the Coolbaugh Township Municipal 
Center located at 5520 Municipal Drive, Tobyhanna, PA.  
 
Board Members Present:  
William Weimer, Alma I. Ruiz-Smith, Clare Colgan, and Lynn Kelly  
Board Members Absent:  
Cara Rogan  
Staff Present:  
Patrick Armstrong, Solicitor, Erin Masker, Township Secretary, Meredith Thompson, Business Manager, 
Darren Dixon, Controller, and Tomas Keane, Director of Codes and Zoning 
Staff Absent:  
None  
 
Announcements  
Mr. Weimer announced the following: 
Public input will be considered at the beginning of the meeting for non-agenda items. The public will be 
given an opportunity to speak on each agenda matter. The meeting is being recorded to aid in the 
preparation of the minutes. Please remember to state your name and community or city you reside in 
before speaking. 
 

1. Public Input 
• M. Bisbing, Pocono Mountain Industries (doing business as Pocono Mountain Economic Development), 
stated opposition to the zoning change proposed in agenda item number 11 as a property owner in 
question. 
 
2. Approval of Minutes and Notes 

• February 3, 2026- Public Hearing Minutes 
• February 3, 2026- Regular Meeting Minutes 

 
Ms. Colgan made a motion second by Ms. Ruiz-Smith to approve the February 3, 2026 Public Hearing 
Minutes. 

• Discussion: None 
• Vote: All in favor, motion passes. 

 
Ms. Ruiz-Smith made a motion second by Ms. Colgan to approve the February 3, 2026 Regular Meeting 
Minutes as written. 

• Discussion: None 
• Vote: All in favor, motion passes. 
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3. Monthly Reports 

• Pocono Mountain Regional Police Report: Presented by Mr. Weimer; welcoming new Pocono 
Mountain Regional Police Officer Bramberg, who started approximately one month ago and is still 
in the training process. Mr. Weimer requested police patrols at distribution centers and trucking 
facilities to enforce the snow removal from trailer tops before vehicles enter roadways, citing 
safety concerns about falling ice and snow. 

• Pocono Mountain Regional EMS Report: Presented by Ms. Colgan 
 

4. Codes and Zoning and Short-Term Rentals 
Mr. Keane presented the report and was accompanied by new Township Zoning Officer, Lourdes Aponte. 
Mr. Keane reported progress on a citizen complaint portal being developed with staff to allow residents 
to submit specific complaints with photographs and track accountability through assigned staff 
members. The portal is expected to be implemented within the next couple of months for spring season. 
Mr. Keane also discussed improvements to septic pumping reporting procedures, including a centralized 
email address for pumping companies and an updated reporting document being developed with 
Township SEO, Jake Schray to eliminate any “gray areas”. This internal document will be presented to the 
Board for approval in the coming month. 

• Discussion: Ms. Ruiz-Smith stated that she was contacted by a neighbor regarding snow plowing 
operations and driveway blockages. The Board clarified that the Township plows snow where 
space is available and property owners are responsible for clearing their own driveways. Staff 
noted that short-term rental inspections require properties to be rental-ready, including snow 
clearing. The Board discussed potential educational outreach through the Savvy Citizen App to 
remind property owners of their responsibilities during snow events. S. Rivera, representing the 
Pocono Mountain Association of Realtors Short-Term Rental Committee, asked if the portal will 
allow for STR complaints as well, being advised that it will. J. Smith- Hughes requested assistance 
with vehicles parked on roads during snow events. Mr. Weimer explained that while the Township 
attempts to gain voluntary compliance first by requesting vehicle removal, the police department 
can tow vehicles blocking snow removal operations. The Board requested homeowner's 
associations educate their residents about parking regulations during snow events. M. Wood 
commended the Department of Public Works for excellent snow removal performance during 
recent winter storms, Mr. Weimer stated that the crew worked from 6:00 AM Sunday morning until 
3:30 PM Monday afternoon. Mr. Weimer inquired about progress on fire code implementation, 
fees, and establishing an appeals board. Mr. Keane confirmed fee schedules from Mr. Italia will be 
presented at the next meeting for Board consideration. 
 

5. Pocono Mountain Regional EMS Request for Change in Township Financial Procedures 
Ms. Ruiz-Smith made a motion second by Mr. Weimer to decline the request for change in township 
financial procedures as recommended by the Township Controller. 

• Discussion: The Board received an email from Mr. Dixon, Township Controller opposing the EMS 
request. 

• Vote: All in favor, motion passes. 
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6. Adoption of Resolution 04-2026 – Adoption of the Monroe County Hazard Mitigation Plan 
Ms. Ruiz-Smith made a motion second by Mr. Weimer to adopt Resolution # 04-2026 adopting the 
Monroe County Hazard Mitigation Plan. 

• Discussion: Mr. Weimer explained that changes from the previous plan include additional 
information on flooding issues based on the engineered study covering flooding from Pocono 
Farms through the industrial park area. The additions are intended to help secure grant funding for 
an estimated $8.3 million stormwater remediation project. The Township received approximately 
$36,000.00 in hazard mitigation grant funding for the initial engineering study that totaled 
approximately $48,000.00. The Township will work with Monroe County to pursue hazard 
mitigation funding for the larger project. 

• Vote: All in favor, motion passes. 
 

7. Mount Pocono and Coolbaugh Township Tax Collector Agreement 
Mr. Weimer made a motion second by Ms. Colgan to approve Resolution # 05-2026 authorizing the 
Township to enter into an agreement with Mount Pocono Borough and the Tax Collector. 

• Discussion: Solicitor Armstrong explained this creates a temporary joint tax district allowing 
Coolbaugh's Tax Collector to collect taxes for Mount Pocono Borough after their tax collector 
resigned. Similar agreements were previously executed with Mount Pocono Borough and 
Tobyhanna Township. The draft agreement contains blanks requiring information about cost-
sharing percentages between the Township and Borough, compensation amounts, and bond 
coverage confirmation. The resolution authorizes moving forward with an agreement substantially 
similar to the draft. Mr. Weimer expressed concern that paperwork was not completed prior to the 
meeting despite advance notice. 

• Vote: All in favor, motion passes. 
 

8. Request for Relief of Permit Fees for Septic – Carriage Estates 
Ms. Ruiz-Smith made a motion to consider some form of relief for Carriage Estates property owners.  
 The motion failed for lack of a second. 

 
Ms. Kelly made a motion second by Ms. Ruiz-Smith to approve a 37.5% reduction in permit fees as 
recommended by the Controller, reducing the total fee from $6,400 to approximately $4,000 
(approximately $250 per homeowner rather than $400 per homeowner for the 16 residents). 

• Discussion: Township Sewage Enforcement Officer, Jake Schray,  provided correspondence 
which estimated approximately $3,000 in costs already expended and approximately $2,000 in 
additional costs anticipated. The 37% reduction represents consideration for resident hardship 
while covering Township inspection costs. Each property owner is responsible for their 
proportionate share based on EDUs (Equivalent Dwelling Units) on the community system, 
consistent with how individual homeowners are charged for septic permits. J. Whittaker, 
President of the Septic Fund for Carriage Estates since 2021, explained residents have already 
paid $5,000 each for the shared septic system project, with two residents not yet having paid. He 
expressed concern about the permit fees for what is technically one septic system serving 16 
homes. Solicitor Armstrong clarified that inspection costs are based on EDUs per home, not per 
physical system, consistent with Township fee schedules. Ms. Colgan offered to provide 
information about Pennworks grant programs that may provide financial assistance for sewer 
projects. 

• Vote: 3-0-1 ,motion passes. (Ms. Colgan abstained) 
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9. Pocono Summit Volunteer Fire Company Request – Release of Tax Funds 
Mr. Weimer made a motion second by Ms. Colgan to approve the release of $25,000 from the 2025 fire 
tax funds for the purchase of equipment by Pocono Summit Volunteer Fire Company. 

• Discussion: Mr. Dixon asked for clarification that these are 2025 tax funds already collected (not 
2026 funds), being advised that is correct.  

• Vote: All in favor, motion passes. 
 

10. Assistant Foreman Vacancy 
Mr. Weimer made a motion second by Ms. Ruiz-Smith to appoint Guy Doleiden as Assistant Foreman for 
the Department of Public Works based on seniority, effective February 21, 2026, at the rate of $38.12 per 
hour. 

• Discussion: Mr. Weimer noted that while the Township evaluated leadership qualities in multiple 
candidates through a rotation process, the decision was made based on seniority according to 
the CBA. The Board congratulated Mr. Doleiden.  

• Vote: All in favor, motion passes. 
 

11. Authorize Township Solicitor to Prepare Draft Ordinance Amendment for Change of Zoning 
Ms. Colgan made a motion second by Mr. Weimer to authorize the Township Solicitor to prepare a draft 
ordinance amendment for a change of zoning of PMCC North Lot Three (Tax Map Parcel 03.7.1.25) from 
Industrial to Woodland Conservation and forward it to the Coolbaugh Township Planning Commission 
and Monroe County Planning Commission for review. 

• Discussion: Solicitor Armstrong confirmed the motion authorizes preparing a zoning map 
amendment ordinance to rezone the parcel from Industrial to Woodland Conservation, and 
authorizing it to be sent to the County and Township Planning Commissions for their required 30-
day review periods. Solicitor Armstrong will prepare the text amendment and coordinate with staff 
for an exhibit showing the parcel location. Following planning commission reviews, the ordinance 
would be advertised for public hearing with 30-day written notice to affected property owners, 
with an anticipated hearing timeframe of late April. PA State Representative and Coolbaugh 
Township resident M. Madden, commended the Board for taking this important first step to 
restore land back to open space and woodland preservation, noting residents have concerns 
about data centers, warehouses, and impacts on exceptional value water resources. J, Miller 
asked about potential litigation exposure from PMI or property buyback scenarios. Solicitor 
Armstrong clarified that tonight's action only authorizes drafting the ordinance and forwarding to 
planning commissions for review, not adoption of the ordinance. He will research the property 
history and have additional conversations before any public hearing. Solicitor Armstrong stated 
that the Board is not committing to anything this evening. 

• Vote: All in favor, motion passes. 
 

12. Controller Report 
Presented by Mr. Dixon. 
 
13. Current Obligations 

• General Fund:   $ 207,497.93 
• Sewer Fund:    $    11,676.36 
• Total Disbursements: $  219,174.29 
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Ms. Colgan made a motion second by Ms. Kelly to approve payment of current obligations in the amount 
of $ 219,174.29.. 

• Discussion: Ms. Ruiz-Smith noted that recent legal action related to fighting the DEP appeal on a 
development project cost the Township $7,000, emphasizing that when the public requests legal 
action, it results in taxpayer expenses. PA State Representative M. Madden stated that is money 
well spent.  

• Vote: All in favor, motion passes. 
 

14. Business Manager Comments/Updates 
Ms. Thompson stated the following: 

• The Paper Birch Road project should be completed by Thursday 
• Requested Executive Session for personnel matters 
 

15. Solicitor Armstrong Comments/Updates 
• Requested brief Executive Session for legal litigation following the meeting 
 

16. Board of Supervisors Executive Sessions 
• After: Tuesday, February 17, 2026- Re: Personnel and Legal/ Litigation matters 
 

17. Adjournment 
Ms. Ruiz-Smith made a motion second by Ms. Colgan to adjourn at 8:29pm.  

• Vote: All in favor, motion passes. 
 

NEXT BOARD WORK SESSION / MEETINGS: 
Meetings are held at the Coolbaugh Township Municipal Building, 5520 Municipal Drive, Tobyhanna, 
PA 18466. 

• Next Regular Work Session and Board Meeting: March 3, 2026 at 6pm 
 
Submitted by: __________________________________________________________ Date: _________________ 

Erin Masker, Township Secretary 
 
Witnessed by: __________________________________________________________ Date: __________________ 
                                                               William Weimer, Chairman 
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COOL-22-001 

 

February 27, 2026 

 

Coolbaugh Township Board of Supervisors (via email to Erin Masker) 

 

 

RE: 611 INDUSTRIAL DEVELOPMENT - LANDSTON EQUITIES, LLC 

PRELIMINARY LAND DEVELOPMENT PLAN 

LOT 1 OF NORTHAMPTON FARMS, LLC SUBDIVISION 

ENVIRONMENTAL AND COMMUNITY ASSESSMENT REPORT - REVIEW #1 

 

 

Dear Supervisors, 

 

I have reviewed the above-referenced submission which included the following information. 

 

• Report titled “ENVIRONMENTAL AND COMMUNITY ASSESSMENT FOR PROJECT: 611 INDUSTRIAL 

DEVELOPMENT LAND DEVELOPMENT PLAN”, prepared by Bue-Morris Associates, Inc., dated 

January 2026 (“ECA Report”) 

 

• Pennsylvania Natural Diversity Inventory (PNDI) Preliminary Receipt, Project Search ID: PNDI-

853338, dated December 8, 2025 

 

• Pennsylvania-American Water Company Will Serve Letter, dated July 18, 2025 

 

• Operational Sound Level Report prepared by Russell Acoustics, LLC (Norman R. Dotti, PE, PP, INCE) 

 

The submitted items were reviewed for compliance with the applicable requirements of the following 

ordinances. 

 

• Chapter 400. Zoning, adopted by the Board of Supervisors of the Township of Coolbaugh on 

February 5, 2013, with Amendments noted where applicable (“ZO”) 

 

My review comments are as follows: 

 

 

CHAPTER 400. ZONING COMMENTS 

 

1. ZO – Section 400-51.C.(1)(c) – Percolation Rates – The Zoning Ordinance requires that percolation rates 

be reported for each five acres of the site. While the ECA Report references 56 test pits performed for 
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stormwater infiltration testing in connection with the spray irrigation system design, the results are not 

organized or presented in a format that clearly demonstrates the rate of percolation of water through the 

soil for each five-acre unit of the property as required by the Ordinance. The ECA Report shall be revised 

to include or reference a map or table correlating percolation/infiltration test results to each five-acre area 

of the site, or an explanation shall be provided as to why this requirement is not applicable to portions of 

the site. 

 

2. ZO – Section 400-51.C.(2)(a) – Distances to Nearest Surface Water and Headwaters – The Ordinance 

requires the assessment to identify the distance of the site from the nearest surface water and headwaters 

of streams. The ECA Report identifies Pollys Run and Tobyhanna Creek as the receiving waters and notes 

that the wetlands on the property are the headwaters of Pollys Run; however, it does not provide a specific 

numerical distance from the site boundaries to these surface waters as required by the Ordinance. The ECA 

Report shall be revised to include stated distances from the limits of disturbance and/or property lines to 

the nearest surface waters and stream headwaters. 

 

3. ZO – Section 400-51.C.(5)(a), (b), and (c) – Groundwater Depths – The Ordinance requires the assessment 

to state the average depth to seasonal high water table, minimum depth to water table on site, and 

maximum depth to water table on site. The ECA Report provides a general narrative indicating 

groundwater may be 50 to 70 feet below grade based on the property elevation and wetland elevations. 

However, the report does not expressly provide the three (3) required depth values (average seasonal high, 

minimum, and maximum) in a clearly stated format. The ECA Report shall be revised to include specific 

values for each of these three groundwater depth parameters, supported by available test data. 

 

4. ZO – Section 400-51.C.(5)(d) – Groundwater Quality – The Ordinance requires a discussion of 

groundwater quality. The ECA Report addresses potential contamination risks (primarily from salt 

application) and provides a general narrative referencing a 2009 study of Pennsylvania groundwater 

quality; however, no site-specific groundwater quality data is provided. The ECA Report shall be revised to 

include available groundwater quality information for the site or the immediate area or shall provide a 

written explanation of why site-specific groundwater quality data is unavailable, with reference to 

applicable regional data. 

 

5. ZO – Section 400-51.C.(5)(d) / PADEP Title 25, Chapter 71 – Groundwater Protection Report and 

Hydrogeologic Evaluation – The project proposes an onlot sewage system (Crenco treatment unit) 

serving approximately 380 employees, with estimated sewage generation at or near the 14,185 gpd water 

demand figure stated in the ECA Report. Under PADEP Title 25, Chapter 71, a system with flows exceeding 

10,000 gpd constitutes a large volume onlot sewage system, which requires a Preliminary Hydrogeologic 

Evaluation as part of the Act 537 Sewage Facilities Planning Module. Such an evaluation must address the 

topographic relationship of the proposed system to groundwater and surface water flow, an estimated 

wastewater dispersion plume, and the identification of existing and potential groundwater uses in the 

affected area. The ECA Report does not reference the results of any such evaluation. The Applicant shall 

confirm whether a Preliminary Hydrogeologic Evaluation has been prepared and submitted to PA DEP and 

shall provide a copy to the Township for review. Section 400-51.L(1) of the Zoning Ordinance similarly 

contemplates submission of a report from a qualified engineer or geologist addressing geologic structure, 

probable impacts on groundwater supply and quality, potential hazards, and groundwater use, information 
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consistent with what a hydrogeologic evaluation would provide. The findings of the PADEP Hydrogeologic 

Evaluation are also directly relevant to Comment No. 4 above regarding groundwater quality data.  

 

6. ZO – Section 400-51.C.(14)(b)[2] – Community Impact Analysis - Traffic – The Impact Analysis provided 

within the ECA as it relates to increases in vehicular traffic shall be expanded to include proposed 

improvements to the traffic signal at the Veterans Drive/Route 611 intersection as well as other drainage 

and lane improvements at the intersection. 

 

7. ZO – Section 400-51.C.(14)(c)[2] and [3] – Five-Year Financial Analysis – The Ordinance requires that the 

financial analysis provide anticipated annual revenues to the Township and school district for each of the 

first five years of the development, and anticipated Township and school district expenses associated with 

the development for each of the first five years. The ECA Report’s financial analysis (Section 15.c) provides 

estimated tax revenues based on comparable assessed property values but presents these as a single-year 

snapshot rather than a five-year projection. The ECA Report shall be revised to present revenue and 

expense projections on a year-by-year basis for each of the first five years of operation, accounting for any 

phasing of construction, anticipated tax relief periods, and projected increases. 

 

8. ZO – Section 400-51.C.(13)(d) – PNDI Clearances Required – The PNDI Preliminary Receipt (Project Search 

ID: PNDI-853338, dated December 8, 2025) included with the ECA Report identifies potential impacts 

requiring “Further Review” or “More Information Required” from the following agencies: 

 

• PA Game Commission – Northern Flying Squirrel (Glaucomys sabrinus macrotis) – Endangered 

• PA Department of Conservation and Natural Resources – Dwarf Mistletoe (Arceuthobium 

pusillum) – Threatened; Few-seeded Sedge (Carex oligosperma) – Threatened; Blunt Manna-

grass (Glyceria obtusa) – Endangered 

• U.S. Fish and Wildlife Service – Indiana Bat – More Information Required via IPaC 

 

Clearance letters from all four (4) jurisdictional agencies shall be obtained and provided to the 

Township prior to Final Land Development Plan approval. No earth disturbance activities shall 

commence until all PNDI clearances have been secured. If field surveys are required by the jurisdictional 

agencies, surveys shall be conducted within the agency-prescribed survey windows identified in the 

PNDI Receipt, and results shall be reported to the Township. The ECA Report shall be updated to reflect 

the status of all PNDI consultations. 

 

 

GENERAL COMMENTS 

 

1. General – Updated ECA Report Required – Consistent with Zoning Comment #2 from Review #7 of the 

Preliminary Land Development Plan (dated November 17, 2025), an updated Environmental and 

Community Assessment Report shall be submitted that satisfactorily addresses all comments contained 

herein. The updated ECA Report shall be submitted as part of the Final Land Development Plan submittal 

and shall accurately reflect all project details as finally designed, including any changes to the site plan, 

landscaping, stormwater management features, or building program that may have occurred since the 
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January 2026 ECA Report was prepared. 

 

2. General – Conservation Easement – As noted at the June 10, 2025, Planning Commission Meeting, and in 

the November 17, 2025, Review #7 letter, the Applicant has indicated a Conservation Easement will be 

proposed over areas of the site outside the proposed limits of earth disturbance. The ECA Report should 

be updated to formally address and identify the extent of any proposed Conservation Easement consistent 

with Section 400-51’s requirement to describe alternatives and impact minimization measures. The 

Conservation Easement documentation, in a form acceptable to the Township Solicitor, shall be provided 

prior to Final Plan approval. 

 

 

If you have any questions regarding this project, please contact me or Dave Crowther (dcrowther@kceinc.com) 

at your convenience. 

 

Sincerely, 

KEYSTONE CONSULTING ENGINEERS, INC. 

 

 

 

 

 

 

 

      Gregory S. Haas, P.E. 

 

 

 

 

 

 

 

c.c. (all via email)  William Oetinger, Esquire 

Patrick M. Armstrong, Esquire 

Tomas Keane, Director of Codes & Zoning 

Jake Schray, S.E.O., Hanover Engineering Associates, Inc. 

Brent C. Tucker, P.E., The Pidcock Company 

Rocco Caracciolo, Jaindl 

mailto:dcrowther@kceinc.com
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December 8, 2025 
 
 
Board of Supervisors 
Coolbaugh Township 
5520 Municipal Drive 
Tobyhanna, PA 18466 
 
 
Good afternoon,  
 

Pocono Summit VFC would like to submit this letter as an official bid on the township-owned   

2000 Freightliner E-One with the following specs and equipment: 

 On-Board Generator 
2 Foam Tanks 
Electric cord reel 
Rear Hose Reel (hose included) 
Emergency vehicle lighting (red/white) 
Rear arrow stick (amber directional warning) 
5" supply line hose (yellow) included 
3" supply line hose (white) included 
42,000 GVWR 
Reverse camera 
AM/FM/cassette radio 
Thermal imaging camera and charger included 
Hard suction hose (x2) included 
 
We would like to offer the amount of $25,000.00 for said vehicle. We believe if you accept our officer 
this would be a huge access not only to the company, but also to the community. 
 
Thanking you in advance for your consideration.  
 
Respectfully,  
 
Michelle Gonzalez    William Drum 
 
Michelle Gonzalez     William Drum 
PSVFC Board President    PSVFC Board Vice President 
570-764-3579     973-224-2295 

Pocono Summit Volunteer Fire Company 
5335 Hummingbird Dr. Pocono Summit, PA 18346 

(570) 839-7241 
 

Pride ~ Prevention ~ Protection 




