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Coolbaugh Township Board of Supervisors 

 (via email to Erin Masker, Township Secretary/Administrative Assistant:  emasker@coolbaughtwp.org) 

 

RE: Tobyhanna Development, LLC – 1545 Prospect Street 

 Transportation Impact Study Review 

 

Dear Supervisors: 

 

This letter summarizes the findings from our traffic review of the “DRAFT” Transportation Impact Study for the 

Coolbaugh Township Wawa Project dated December 4, 2023 prepared by Traffic Planning & Design, Inc. and the 

ALTA/NSPS Land Title Survey Plan dated July 28, 2023 prepared by Greenman-Pedersen, Inc. for Summit Realty 

Advisors, LLC. in Coolbaugh Township.  The development proposed for this project site includes a proposed 

6,049 square foot Wawa Convenience Store with 16 Gas Pumps. 

 

Our findings are as follows: 

 

1. PennDOT review and approval of the TIS and HOP plans will be required for both driveway accesses onto 

State highways. 

 

2. The scope of this TIS includes the following intersections: 

 

a. Route 611 (SR 0611) and Prospect Street (SR 0423) 

b. Route 611 (SR 0611) and Full Access Driveway 

c. Prospect Street (SR 0423) and Full Access Driveway 

 

3. Please note that the TIS includes left turn movement volumes from the full access driveway onto Route 

611 and the ALTA/NSPS Land Title Survey Plan, which depicts the site layout, shows left turns being 

restricted out of this driveway.  The driveway configuration shown supports a left-in, right-in and right-

out only design.  Please clarify if left turns will be permitted out of this proposed driveway.  If left turns 

will be restricted, then the TIS must be revised. 

 

4. The intersection of Prospect Street (SR 0423) and Main Street (SR 4008) should be included in the TIS 

based on local knowledge of the intersection. 

 

5. The trip generation for the site uses ITE Land Use Code 945 for a proposed 6,049 sf Wawa Convenience 

Store with 16 Gas Pumps.  We find the use of this land use code and the resulting trips acceptable except 

for the pass-by trip percentages.  The Applicant has calculated the pass-by trip percentage to not exceed 
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15% of the adjacent roadway.  Our independent review of the adjacent roadway volumes has determined 

that this percentage is more like 25% given the lower roadway traffic volumes.  Documentation should 

be provided showing that the proposed pass-by trips meet the PennDOT 15% criteria or adjustments 

may have to be made to the pass-by trips.  Approval of the pass-by trips will ultimately be under the 

purview of PennDOT. 

 

6. The trip distribution percentage assignments shown in Table 5 appear reasonable. 

 

7. The calculation of site trips and traffic projections appear reasonable subject to the resolution of the pass-

by trip percentage issue and the left turn movement onto Route 611. 

 

8. The Applicant reports that the 2025 and 2030 projected conditions, with implementation of the site 

recommendations, will operate at LOS “C” or better.  This is confirmed by the LOS summaries provided; 

however, the capacity analyses were not included in the draft study.  All capacity analyses should be 

submitted as part of the final traffic study for review.  The final capacity analyses will be subject to the 

resolution of the pass-by trip percentage issue and the left turn movement onto Route 611. 

 

9. The full access driveway onto Route 611 is located at the very beginning of the Route 611 left turn lane 

for Prospect Street.  There is minimal or no left turn storage of vehicles turning into the driveway.  The 

Executive Summary for the TIS discusses a 200-foot southbound left turn lane on Pocono Boulevard (SR 

0611).  This improvement should be shown on the plan for the left turn movement into the proposed 

driveway. 

 

10. Please provide calculations for the Auxiliary Turning Lane Analysis. 

 

11. Queuing for the Route 611 southbound left turn and through movement does not appear to block this 

driveway based on the Applicant’s synchro calculations.  However, the Applicant should provide queuing 

analyses using HCM methodology (95th percentile, BOQ) based on typical PennDOT requirements. 

 

12. The Applicant has made existing queue observations on Prospect Street using Miovision cameras.  The 

TIS states that the results included four time periods where the queue length reached the first camera 

placed at 130 feet.  Two of the four queues reached the curve in the road at a distance of 350 feet.  Please 

indicate which time period that the queue reached 350 feet. 

 

13. The peak queue of 350 feet does not match the synchro queuing results.  Therefore, the Applicant should 

provide queuing analyses using HCM methodology (95th percentile, BOQ) based on typical PennDOT 

requirements. 

 

14. Please note that the peak queue of 350 feet will block the proposed Wawa driveway location which is 200 

feet from the stop bar.  Further analysis is required to make sure that the queuing conditions on Prospect 

Street will not create traffic congestion for motorists entering and exiting the Wawa site. 

 

15. No improvements are proposed on Prospect Street based on the plan provided. 
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16. The Applicant should consider improvements to Prospect Street to reduce queuing in order to minimize 

blocking of the proposed driveway during peak periods. 

 

17. Please note there is a short stacking distance on Prospect Street (SR 0423) between the Route 611 right 

turn island/ramp and the proposed Wawa driveway location.  The Applicant should address the potential 

for rear end crashes given the short stacking distance for cars waiting to turn left into the site if the 

driveway is blocked or during peak times and heavier traffic flow. 

 

18. The Applicant should evaluate the sight distance looking left out of the proposed Wawa driveway given 

the curve in the road, proposed driveway grade and large trees. 

 

 

 

 

Sincerely, 

 

KEYSTONE CONSULTING ENGINEERS, INC. 

 
J. Scott Stenroos, P.E. 

 

 

Copy To: H. Clark Connor, Esquire (via email: hcconnor@ptd.net)  

Patrick Armstrong, Esquire (via email only: parmstrong@grimlaw.com)  

Russell R. Kresge, P.E., KCE (via email: rkresge@kceinc.com)  

Tomas Keane, Zoning Officer (via email: tkeane@coolbaughtwp.org)  

Jake Schray, S.E.O., Hanover Engineering (via email: jschray@hanovereng.com)  

Greg Haas, P.E., KCE (via email: ghaas@kceinc.com) 
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EXECUTIVE SUMMARY 

The purpose of this study is to examine the potential traffic impact associated with the proposed 

convenience store with gas station development on the roadway network in Coolbaugh Township, Monroe 

County, PA.  Based on this evaluation, the following conclusions were reached: 

1. The proposed development is located on the northeastern corner of the intersection of Pocono 

Boulevard (S.R. 0611) & Prospect Street (S.R. 0423).   

2. The proposed development will consist of a 6,049 square foot (SF) convenience store with 16 vehicle 

fueling positions. 

3. Access to the site is proposed via two full-access driveways: one to Pocono Boulevard (S.R. 0611) 

and one to Prospect Street (S.R. 0423).  

4. Upon full build-out, the proposed development is expected to generate 373 new trips during the 

weekday A.M. peak hour, 148 new trips during the weekday P.M. peak hour and 320 new trips 

during the Saturday midday peak hour. 

5. Under the 2025 and 2030 projected conditions, with implementation of the site-related 

recommendations, all approaches and turning movements at the site driveway intersections with 

the external roadway network will operate at LOS C or better during weekday A.M., weekday P.M., 

and Saturday midday peak hours. 

6. All study area intersections will operate at the same overall intersection level of service (ILOS) under 

2030 base (no-build) conditions and 2030 projected (build) scenarios). 

7. Traffic Planning and Design Inc. (TPD) recommends the following roadway improvements as 

outlined at the study area intersections:   

Pocono Boulevard (S.R. 0611) & Proposed Full-Access Driveway 
» The proposed driveway approach will be classified and designed as a high-volume driveway. 

» Provide a stop sign (PennDOT designation R1-1) to control exiting traffic. 

» Construct a 200-foot-long southbound left-turn lane on Pocono Boulevard (S.R. 0611). 

Prospect Street (S.R. 0423) & Proposed Full-Access Driveway 
» The proposed driveway approach will be classified as a medium-volume driveway. 

» Provide a stop sign (PennDOT designation R1-1) to control traffic. 

As part of PennDOT’s HOP process, the applicant will coordinate and fund the implementation of 

the recommended roadway improvements.  Preliminary construction costs have not been 

determined at this time.   

8. Levels of Service (LOS) for the study area intersections have been summarized in matrix form.  

Tables I-III detail the LOS for each study area intersection.  
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TABLE I 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

WEEKDAY A.M. PEAK HOUR 

Intersection Movement 

Weekday A.M. Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT A (9.0) A (9.0) A (9.1) A (9.1) A (9.2) 

EB R B (10.3) B (10.3) A (9.8) B (10.3) A (9.9) 

WB LTR A (8.7) A (8.7) A (9.0) A (8.8) A (9.1) 

NB L A (8.1) A (8.1) A (8.9) A (8.2) A (9.1) 

NB TR A (7.4) A (7.4) A (8.1) A (7.5) A (8.2) 

SB L A (7.7) A (7.7) A (8.5) A (7.8) A (8.6) 

SB T A (7.6) A (7.6) A (8.3) A (7.7) A (8.5) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS A (8.2) A (8.2) A (8.7) A (8.3) A (8.8) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- B (14.9) -- B (14.9) 

SB L -- -- B (10.1) -- B (10.1) 

ILOS -- -- A (4.6) -- A (4.6) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- A (9.2) -- A (9.2) 

SB LR -- -- B (10.2) -- B (10.2) 

ILOS -- -- A (5.3) -- A (5.3) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 
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TABLE II 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

WEEKDAY P.M. PEAK HOUR 

Intersection Movement 

Weekday P.M. Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT B (12.8) B (13.0) B (13.2) B (13.4) B (13.6) 

EB R B (11.4) B (11.5) B (12.0) B (11.7) B (12.3) 

WB LTR B (11.5) B (11.6) B (12.1) B (11.9) B (12.4) 

NB L B (10.7) B (10.9) B (11.4) B (11.2) B (11.7) 

NB TR A (8.3) A (8.3) A (8.7) A (8.5) A (8.8) 

SB L A (9.2) A (9.3) A (9.7) A (9.5) A (9.9) 

SB T A (8.0) A (8.1) A (8.4) A (8.2) A (8.5) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS B (10.1) B (10.2) B (10.7) B (10.5) B (10.9) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- C (19.2) -- C (20.1) 

SB L -- -- B (10.8) -- B (10.9) 

ILOS -- -- A (4.0) -- A (4.0) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB LT -- -- A (9.5) -- A (9.5) 

SB LR -- -- B (11.9) -- B (12.1) 

ILOS -- -- A (3.3) -- A (3.2) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 
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TABLE III 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

SATURDAY MIDDAY PEAK HOUR 

Intersection Movement 

Saturday Midday Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT A (9.0) A (9.0) A (9.0) A (9.1) A (9.1) 

EB R A (8.7) A (8.7) A (8.6) A (8.8) A (8.7) 

WB LTR A (8.8) A (8.8) A (9.2) A (8.9) A (9.2) 

NB L A (7.9) A (8.0) A (8.6) A (8.0) A (8.7) 

NB TR A (7.5) A (7.5) A (8.1) A (7.5) A (8.1) 

SB L A (7.8) A (7.8) A (8.4) A (7.8) A (8.5) 

SB T A (7.4) A (7.4) A (8.0) A (7.4) A (8.0) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS A (8.2) A (8.2) A (8.6) A (8.2) A (8.6) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- B (11.4) -- B (11.5) 

SB L -- -- A (9.5) -- A (9.6) 

ILOS -- -- A (4.2) -- A (4.1) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- A (9.4) -- A (9.4) 

SB LR -- -- B (10.9) -- B (11.0) 

ILOS -- -- A (4.6) -- A (4.5) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 
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INTRODUCTION  

Traffic Planning and Design, Inc. (TPD) has completed a Transportation Impact Study (TIS) for the proposed 

convenience store with gas station development in Coolbaugh Township, Monroe County, Pennsylvania.  

The project site is located on the northeastern corner of Pocono Boulevard (S.R. 0611) & Prospect Street 

(S.R. 0423) as shown in Figure 1.  The proposed development will consist of a 6,049 square foot (SF) 

convenience store with 16 vehicle fueling positions. Access to the site is proposed via two full-access 

driveways: one to Pocono Boulevard (S.R. 0611) and one to Prospect Street (S.R. 0423). The site plan for the 

proposed development is shown in Figure 2. 

EXISTING ROADWAY NETWORK 

A field review of the existing roadway system in the study area was conducted.  The existing roadway 

characteristics within the study area are summarized in Table 1.  The existing lane configuration and 

intersection controls for the study area intersections are shown in Figure 3.  Photographs of the study area 

intersections are included in Appendix A.  The existing traffic signal permit plan is included in Appendix 

B.   

TABLE 1 

ROADWAY CHARACTERISTICS WITHIN STUDY AREA 

Roadway Ownership 

Functional 

Classification/ 

Roadway Type 

Predominant 

Directional 

Orientation 

Average 

Daily 

Traffic 

Posted 

Speed 

Limit  

Pocono Boulevard 
State 

 (S.R. 0611) 
Minor Arterial North-South 6,200 50 mph 

Prospect Street 
State  

(S.R. 0423) 
Major Collector East-West 4,970 40 mph 

Land Use Context 
In Section 1.2 of the Design Manual, Part 2, there is guidance pertaining to defining the land use context(s) 

for a given area.  Based upon review of this information, the land uses surrounding the proposed site best 

fits the Rural designation, as described below: 

Rural, “consists of few houses and structures dotting a farm or forest landscape.  The areas are 

predominately wetlands, woodlands, meadow or cultivated land.  Small markets, gas stations, diners, farm 

supplies, convenience grocers, etc. are often seen at the intersections of arterial or collector road . . . .Once 

the population of the settled area exceeds 250, it should be classified in the town/village context.” 

Roadway Type 
In Section 1.2 of the Design Manual, Part 2, there is guidance pertaining to defining the transportation 

context(s) for a given area.  Comparing the existing condition roadway characteristics to the various options 

presented in Table 1.2, the study area roadways best fit the following categories, as described below:   

Community Arterial, traffic volumes of 5,000 to 25,000 vehicles per day, intersection spacing of 300 to 

1,320 feet, a desired operating speed of 25-55 mph, and a description as follows:  “often classified as Minor 

Arterial in traditional classification but may include road segments classified as Principal Arterial.”  

• Pocono Boulevard (S.R. 0611) 
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Neighborhood Collector, traffic volumes of <6,000 vehicles per day, intersection spacing of 300 to 660 

feet, a desired operating speed of 25-35 mph, and a description as follows:  “similar in appearance to local 

roadways.  Typically classified as Minor Collector.” 

• Prospect Street (S.R. 0423) 

Bicycle and Pedestrian Facilities  
There are no sidewalks provided on Pocono Boulevard (S.R. 0611) or Prospect Street (S.R. 0423) in the 

vicinity of the proposed development.  The intersection of Pocono Boulevard (S.R. 0611) & Prospect Street 

(S.R. 0423) is equipped with pedestrian crossing signals, pedestrian push buttons and crosswalks.   

 

Mass Transit Facilities  
Monroe County and Coolbaugh Township is provided with public transportation by Pocono Pony.  Public 

transportation is available in the vicinity of the proposed site via Bus Route 102, the Blue Route, which 

provides service to Bartonsville, Mt. Pocono, and Coolbaugh Township.  The nearest bus stop is located 

approximately one-half mile south of the site on Pocono Boulevard (S.R. 0611). 

EXISTING TRAFFIC CONDITIONS 

Intersection Turning Movement Counts 
Intersection turning movement counts were conducted on 15-minute intervals during the weekday morning 

(7:00 to 9:00 A.M.), weekday evening (4:00 to 6:00 P.M.) and Saturday midday (11:00 A.M. to 1:00 P.M.) peak 

periods.   Data pertaining to heavy vehicle and pedestrians were also recorded during the counts.  Peak 

hours and count dates for the study area intersections are identified in Table 2. 

TABLE 2 

TRAFFIC COUNT INFORMATION 

Intersection Date of Traffic Counts 
Time  

Period 

Intersection  

Peak Hour1 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

Thursday, October 19, 2023 
Weekday A.M. 7:15 to 8:15 A.M. 

Weekday P.M. 4:30 to 5:30 P.M. 

Saturday, October 21, 2023 Saturday Midday 11:00 A.M. to 12:00 P.M. 
1Peak hour consists of the four consecutive 15-minute intervals where the highest traffic volumes occur. 

Existing condition traffic volumes for the weekday A.M., weekday P.M., and Saturday peak hours are 

illustrated in Figures 4-6, respectively.  Traffic count data sheets are provided in Appendix C.  

QUEUE OBSERVATIONS 

TPD installed Miovision cameras at three locations along Prospect Street (S.R. 0423) between Pocono Boulevard 

(S.R. 611) and Main Street to observe potential queuing of westbound vehicles backing up from the signal at 

Pocono Boulevard (S.R. 0611).  The cameras were positioned approximately 130 feet, 500 feet and 880 feet east 

of Pocono Boulevard (S.R. 0611).  Observations were made during 6:00 to 8:15 A.M. and 3:30 to 5:30 P.M. 

periods on Thursday, October 19, 2023, and from 11:00 A.M. to 12:00 P.M. on Saturday, October 21, 2023.  
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During the observed time periods, four occurrences of queues backing up into view of the western most camera 

(which was positioned approximately 130 feet east of Pocono Boulevard) were noted.  These queues occurred 

at 12:34 PM, 3:37 PM, 4:39 PM and 5:00 PM.  Two of these queues went to approximately the curve in the road 

(350 feet from the signal) and all lasted only one cycle each, clearing in their respective cycles.  At no time were 

queues observed beyond the westernmost camera location at the middle or eastern cameras. 

BASE (NO-BUILD) CONDITIONS 

Annual Background Growth 
A background growth factor for the roadways in the study area was developed based on growth factors for 

August 2023 to July 2024 obtained from the PennDOT Bureau of Planning and Research (BPR).  The PennDOT 

BPR suggests using a background growth trend factor of 0.75% per year in Monroe County for rural non-

interstate roadways.  As such, the background growth factor was applied annually to yield overall growth 

percentages of 1.51% (0.75% per year, compounded over 2 years) for the 2025 opening year and 5.37% (0.75% 

per year, compounded over 7 years) for the 2030 design year.  

The additional traffic volumes due to background growth were added to the existing traffic data to produce 

2025 and 2030 base (no-build) condition traffic volumes.  Base condition volumes for the weekday A.M., 

weekday P.M. and Saturday midday peak hours are illustrated in Figures 7-9 for the 2025 opening year 

conditions and Figures 10-12 for the 2030 design year conditions.   

SCHEDULED ROADWAY IMPROVEMENTS 

Programmed Improvements 
Based on a review of the Pennsylvania Transportation Improvement Program (TIP) there is a programmed 

improvement at the signalized intersection of Pocono Boulevard (S.R. 0611) & Prospect Street (S.R. 0423). 

Project #116731 consists of adding retroreflective backplates and increasing signal head size from 8” to 12” 

lens at various intersections in Schuylkill, Carbon, and Monroe Counties. This projected is estimated to be 

completed by November 1st, 2024. 

PROPOSED SITE ACCESS 

Access to the site is proposed via two full-access driveways: one to Pocono Boulevard (S.R. 0611) and one 

to Prospect Street (S.R. 0423). 

TRIP GENERATION 

The trip generation data were obtained from the Trip Generation Manual, Eleventh Edition, 2021, an Institute of 

Transportation Engineers (ITE) Informational Report.  For the proposed development, Land Use Code #945 

(Convenience Store/Gas Station) was used to calculate the number of vehicular trips the development will 

generate during the following time periods: (1) average weekday; (2) weekday A.M. peak hour; (3) weekday P.M. 

peak hour; and (4) Saturday midday peak hour. 

The following should be noted with respect to the trip generation methodology:  



 

 

Page 4 www.TrafficPD.com 

» Using the trip generation data for Land Use Code 945 the number of trips were calculated utilizing the 

independent variables of Vehicle Fueling Positions and 1,000 Square Feet Gross Floor Area, and the more 

conservative trip generation methodology (shown in bold in Table 3) was utilized for purposes of the 

calculations. 

» Based on the information provided in the Trip Generation Manual, not all of the trips generated by the site 

will be “new” to the nearby roadway system.  In addition to the “new trips” generated by the development, 

there will be “pass-by trips”, which are trips that are drawn from the passing traffic stream and do not add 

trips to the adjacent roadways.  Pass-by trip percentages were utilized as specified in the technical 

appendices of the manual Trip Generation, Eleventh Edition, 2021. 

» Published data related to the pass-by percentage is not available for the Saturday midday peak hour 

for Land Use Code 945.  However, since it is reasonable to assume pass-by trips will occur during this 

time period, a pass-by percentage of 65% was utilized in accordance with Appendix G of PennDOT’s 

Policies and Procedures for Transportation Impact Studies, September 2022. 

» The pass-by trip percentages were reviewed in accordance with ITE’s Transportation Impact Analyses for 

Site Development to verify that pass-by trips diverted from a through-fare are no more than 15% of the 

traffic volume on that street.  Since the existing through volumes along both Pocono Boulevard and 

Prospect Street are so low, TPD adjusted the pass-by percentages in order to be below the 15% 

threshold as noted above.  The calculations are included in Appendix D. 

Table 3 shows the ITE trip generation data for the analyzed time periods. 
 

TABLE 3 

ITE TRIP GENERATION DATA  

Land Use 
Independent 

Variable 
Time Period Rate 

Directional Splits Pass-By  

% Enter % Exit % 

Convenience Store/ 

Gas Station 

(ITE #945) 

16 VFP 

Subcategory 

GFA (5.5-10k) 

Average Weekday T = 345.75*(X) 50% 50% -- 

Weekday A.M. Peak Hour T = 31.60*(X) 50% 50% 76% 

Weekday P.M. Peak Hour T = 26.90*(X) 50% 50% 75% 

Saturday Midday Peak Hour T = 29.77*(X) 49% 51% 33%2 

6.049 GFA 

Subcategory 

VFP (16-24) 

Average Weekday T = 1283.38*(Y) 50% 50% -- 

Weekday A.M. Peak Hour T = 91.35*(Y) 50% 50% 33%2 

Weekday P.M. Peak Hour T = 78.95*(Y) 50% 50% 69%2 

Saturday Midday Peak Hour T = 70.14*(Y) 50% 50% 65%1 

T = number of site-generated vehicular trips 

X = independent variable (VFP = vehicle fueling positions) 

Y = independent variable (GFA = 1,000 s.f. gross floor area) 

1= Published pass-by data not available, utilized 10% less than the published rate for the weekday P.M. peak hour 

2 = Calculated to not exceed 15% of adjacent roadway  

 

Table 4 summarizes the trip generation of the proposed development for the analyzed time periods.   
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TABLE 4 

TRIP GENERATION SUMMARY 

Time Period 
Total Trips New Trips Pass-By Trips 

Total Enter Exit Total Enter Exit Total Enter Exit 

Average Weekday 7,763 3,882 3,881 -- -- -- -- -- -- 

Weekday A.M. Peak Hour 553 277 276 373 187 186 180 90 90 

Weekday P.M. Peak Hour 478 239 239 148 74 74 330 165 165 

Saturday Midday Peak Hour 476 233 243 320 155 165 156 78 78 

Based on the trip generation analysis summarized in Table 4, the proposed development will generate 

approximately 373 new trips during the weekday A.M. peak hour, 148 new trips during the weekday P.M. peak 

hour and 320 new trips during the Saturday midday peak hour. 

TRIP DISTRIBUTION 

The distribution of trips generated by the proposed development was based on the local road network, the 

existing traffic patterns, the proposed use of the site, and the site driveway locations.  The new trips for the 

proposed development were distributed to the local roadway network based on the percentages shown in 

Table 5.  The pass-by trips for the proposed development were distributed to the local road network based 

on the existing traffic volumes passing the proposed site driveways. 

TABLE 5 

TRIP DISTRIBUTION PERCENTAGES – NEW TRIPS 

Direction  

(To/From) 

Assignment 

(To/From) 
Distribution Percentage 

West  via Prospect Street (S.R. 0423) 25% 

East via Prospect Street (S.R. 0423) 15% 

North via Pocono Boulevard (S.R. 0611) 30% 

South via Pocono Boulevard (S.R. 0611) 30% 

The assignment of site-generated trips for the proposed development during the weekday A.M., weekday 

P.M., and Saturday midday peak hours are shown in Figures 13-15.   

PROJECTED (BUILD) CONDITION TRAFFIC VOLUMES 

The site-generated trips for the proposed development were added to the 2025 and 2030 base (no-build) 

condition traffic volumes to develop 2025 and 2030 projected (build) condition traffic volumes.   

Projected condition traffic volumes for the opening year of 2025 for the weekday A.M., weekday P.M., and 

Saturday midday peak hours are shown in Figures 16-18.  Projected condition traffic volumes for the design 

year of 2030 for the weekday A.M., weekday P.M., and Saturday midday peak hours are shown in Figures 19-

21.  Traffic volume development worksheets are contained in Appendix D. 
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DRIVEWAY CLASSIFICATION 

Driveways intersecting state roads are classified in the Pennsylvania Code, Title 67, Chapter 441.  Low volume 

driveways are used by 25 to 750 vehicles per day.  A medium volume driveway is used by 750 to 1500 

vehicles per day.  High volume driveways are used by more than 1500 vehicles per day.  Based on the 

anticipated site trip generation and the assignment of site traffic, the classifications of the site driveways 

are listed in Table 6. 

 

TABLE 6 

DRIVEWAY CLASSIFICATIONS 

State Road Driveway 
Weekday 

Trips 

Weekday 

Vehicles 
Driveway Type 

Pocono Boulevard (S.R. 0611) Full-Access Driveway 4,856 2,428 High Volume 

Prospect Street (S.R. 0423) Full-Access Driveway 2,907 1,454 Medium Volume 

Note: A “trip” equals an entering or a exiting vehicle.  Therefore, weekday vehicles = weekday trips/2. 

LEVELS OF SERVICE FOR AN INTERSECTION 

For analysis of intersections, level of service is defined in terms of delay, which is a measure of driver discomfort 

and frustration, fuel consumption, and lost travel time.  LOS criteria is stated in terms of control delay per vehicle 

for a one-hour analysis period.  Control delay includes initial deceleration delay, queue move-up time, stopped 

delay, and final acceleration delay.  The criteria are shown in Table 7.  Delay, as it relates to level of service, is a 

complex measure and is dependent upon a number of variables.  For signalized intersections, these variables 

include the quality of vehicle progression, the cycle length, the green time ratio, and the volume/capacity ratio 

for the lane group in question.  For unsignalized intersections, delay is related to the availability of gaps in the 

flow of traffic on the major street and the driver’s discretion in selecting an appropriate gap for a particular 

movement from the minor street (straight across, left or right turn). 

 

TABLE 7 

LEVEL OF SERVICE CRITERIA 

UNSIGNALIZED AND SIGNALIZED INTERSECTIONS 1 

Level of Service 
Control Delay Per Vehicle (Seconds) 

Signalized Unsignalized 

A < 10 < 10 

B > 10 and < 20 > 10 and < 15 

C > 20 and < 35 > 15 and < 25 

D > 35 and < 55 > 25 and < 35 

E > 55 and < 80 > 35 and < 50 

F > 80 or v/c > 1.0 > 50 or v/c > 1.0 
1 Obtained from Exhibits 19-8 and 20-2 of the Transportation Research Board’s Highway Capacity Manual 6th Edition 
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CAPACITY ANALYSIS METHODOLOGY 

Capacity analyses were conducted for the weekday A.M., weekday P.M., and Saturday midday peak hours 

at the study area intersections.  These analyses were conducted according to the methodologies contained 

in the Highway Capacity Manual 6th Edition (HCM) using Synchro 11 software, a Trafficware product.  The 

following conditions were analyzed, as applicable: 

» Existing conditions; 

» 2025 Base conditions (Build-out year without development); 

» 2025 Projected conditions (Build-out year with development); 

» 2030 Base conditions (Design year without development); 

» 2030 Projected conditions (Design year with development). 

The following items should be noted with respect to the capacity analyses: 

» The Pennsylvania default values for signalized intersections in a rural land use context contained in 

Chapter 10 of PennDOT’s Publication 46 were utilized for the base saturation flow rate (1650 pcphpl), 

start-up lost time (3 seconds), extension of effective green time (2.5 seconds) and number of left turn 

sneakers (2 vehicles).  

» The Pennsylvania default values for two-way stop-controlled intersections in a rural land use context 

contained in Chapter 10 of PennDOT’s Publication 46 were utilized for the base critical headway and 

base follow-up headways.   

» Per PennDOT standards, a peak hour factor of 0.90 was utilized for the proposed site driveway 

intersections (as applicable).  

» Per PennDOT standards, a heavy vehicle percentage of 2% was utilized for all turning movements 

to/from the proposed site driveway intersections.  TPD calculated the heavy vehicle percentages for the 

through movements at both site driveways.  The calculated truck percentages were utilized in both the 

capacity analysis and the auxiliary turn lane warrant analysis. 

 

The capacity analysis worksheets are included in Appendix E.   

LEVELS OF SERVICE IN THE STUDY AREA 

Level of service (LOS) matrices for the study area intersections are shown in Tables 8-10 for the weekday 

A.M., weekday P.M., and Saturday midday peak hours.   



 

 

Page 8 www.TrafficPD.com 

TABLE 8 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

WEEKDAY A.M. PEAK HOUR 

Intersection Movement 

Weekday A.M. Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT A (9.0) A (9.0) A (9.1) A (9.1) A (9.2) 

EB R B (10.3) B (10.3) A (9.8) B (10.3) A (9.9) 

WB LTR A (8.7) A (8.7) A (9.0) A (8.8) A (9.1) 

NB L A (8.1) A (8.1) A (8.9) A (8.2) A (9.1) 

NB TR A (7.4) A (7.4) A (8.1) A (7.5) A (8.2) 

SB L A (7.7) A (7.7) A (8.5) A (7.8) A (8.6) 

SB T A (7.6) A (7.6) A (8.3) A (7.7) A (8.5) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS A (8.2) A (8.2) A (8.7) A (8.3) A (8.8) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- B (14.9) -- B (14.9) 

SB L -- -- B (10.1) -- B (10.1) 

ILOS -- -- A (4.6) -- A (4.6) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- A (9.2) -- A (9.2) 

SB LR -- -- B (10.2) -- B (10.2) 

ILOS -- -- A (5.3) -- A (5.3) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 
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TABLE 9 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

WEEKDAY P.M. PEAK HOUR 

Intersection Movement 

Weekday P.M. Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT B (12.8) B (13.0) B (13.2) B (13.4) B (13.6) 

EB R B (11.4) B (11.5) B (12.0) B (11.7) B (12.3) 

WB LTR B (11.5) B (11.6) B (12.1) B (11.9) B (12.4) 

NB L B (10.7) B (10.9) B (11.4) B (11.2) B (11.7) 

NB TR A (8.3) A (8.3) A (8.7) A (8.5) A (8.8) 

SB L A (9.2) A (9.3) A (9.7) A (9.5) A (9.9) 

SB T A (8.0) A (8.1) A (8.4) A (8.2) A (8.5) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS B (10.1) B (10.2) B (10.7) B (10.5) B (10.9) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- C (19.2) -- C (20.1) 

SB L -- -- B (10.8) -- B (10.9) 

ILOS -- -- A (4.0) -- A (4.0) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB LT -- -- A (9.5) -- A (9.5) 

SB LR -- -- B (11.9) -- B (12.1) 

ILOS -- -- A (3.3) -- A (3.2) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 
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TABLE 10 

LEVEL OF SERVICE DELAY (SECONDS) SUMMARY 

SATURDAY MIDDAY PEAK HOUR 

Intersection Movement 

Saturday Midday Peak Hour 

Existing 

Condition 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT A (9.0) A (9.0) A (9.0) A (9.1) A (9.1) 

EB R A (8.7) A (8.7) A (8.6) A (8.8) A (8.7) 

WB LTR A (8.8) A (8.8) A (9.2) A (8.9) A (9.2) 

NB L A (7.9) A (8.0) A (8.6) A (8.0) A (8.7) 

NB TR A (7.5) A (7.5) A (8.1) A (7.5) A (8.1) 

SB L A (7.8) A (7.8) A (8.4) A (7.8) A (8.5) 

SB T A (7.4) A (7.4) A (8.0) A (7.4) A (8.0) 

SB R A (0.0) A (0.0) A (0.0) A (0.0) A (0.0) 

ILOS A (8.2) A (8.2) A (8.6) A (8.2) A (8.6) 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- B (11.4) -- B (11.5) 

SB L -- -- A (9.5) -- A (9.6) 

ILOS -- -- A (4.2) -- A (4.1) 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- A (9.4) -- A (9.4) 

SB LR -- -- B (10.9) -- B (11.0) 

ILOS -- -- A (4.6) -- A (4.5) 

Base = No-Build scenario  

Projected = Build scenario 

ILOS = Overall Intersection Level of Service; Unsignalized ILOS calculated in accordance with Figure 5 of Policies and Procedures for 

Transportation Impact Studies. 

As shown in Tables 8-10 under 2030 projected conditions with the development of the proposed site, the 

study area intersections will operate at the same overall intersection level of service (ILOS) as under 2030 

base conditions during the weekday A.M., weekday P.M., and Saturday midday peak hours. 

All approaches and turning movements at the site driveway intersections will operate at LOS C or better 

under 2030 Projected Conditions during the weekday A.M., weekday P.M., and Saturday midday peak hours. 

All levels of service at the study area intersection comply with the requirement outlined in PennDOT’s TIS 

Guidelines. 
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GAP ANALYSIS 

In order to assess the operations for exiting traffic at the proposed full-access driveway Pocono Boulevard 

(S.R. 0611), TPD conducted a gap analysis at the proposed driveway location.  The gap studies were 

conducted at the following times, based on the peak hours obtained from the intersection turning 

movement counts: 

» Thursday, October 19, 2023 – 7:45-8:45 A.M. 

» Thursday, October 19, 2023 – 4:45-5:45 P.M. 

» Saturday, October 21, 2023 – 12:00-1:00 P.M. 

 

Exiting left-turns from the proposed full-movement site driveway require simultaneous gaps in traffic for 

both the northbound and southbound Pocono Boulevard (S.R. 611). Exiting right-turns from the proposed 

full-movement site driveway require only a gap in traffic for the southbound Pocono Boulevard (S.R. 611). 

approach. The number and duration of simultaneous (two-way) gaps in traffic along Pocono Boulevard (S.R. 

611) were determined for the noted peak hours.  For purposes of this analysis, the critical headway and 

follow-up headway were calculated based on the Pennsylvania default base values for two-way stop-

controlled intersections with two lanes in a rural land use context contained in Chapter 10 of PennDOT’s 

Publication 46.  

Table 11 shows the capacity based on the gaps observed in the field and compares the available capacity 

for traffic exiting the proposed northern full-movement site driveway to Pocono Boulevard (S.R. 611) to the 

anticipated traffic exiting the subject driveway during the analyzed time periods.   

TABLE 11 

PROPOSED SITE ACCESS TO POCONO BOULEVARD (S.R. 0611) 

LEFT TURN AND RIGHT TURN CAPACITY VS. EXITING SITE TRAFFIC 

Time 

Period 

Left Turns from Minor Road Right Turns from Minor Road 

Total 

Capacity 

Available 

Total Exiting 

Volume 

Reserve 

Capacity for 

Movement 

Total 

Capacity 

Available 

Total Exiting 

Volume 

Reserve 

Capacity for 

Movement 

AM 520 75 445 557 87 470 

PM 346 77 269 550 73 477 

SAT 631 59 572 551 72 479 

As shown in Table 11, the capacity for vehicles completing both an exiting left turn and exiting right turn 

from the site exceeds the total exiting site traffic during the peak time periods. Therefore, based on the 

traffic volumes and the available gaps, it is TPD’s opinion that exiting driveway movements from the site 

driveway will operate in an acceptable manner. 

The gap analysis data and calculations are included in Appendix F. 
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95TH PERCENTILE QUEUE ANALYSIS 

Queue analyses were conducted at the study area intersections using Synchro 11 software.  For this analysis, 

the 95th percentile queue is defined as the queue length that is exceeded in 5% of the signal cycles.  As an 

example, for a signal with a 90-second cycle, this means that the 95th percentile queue length will be exceeded 

during 2 of the 40 signal cycles that occur during the peak hour.  The queue analysis results are summarized in 

Table 12-14 for the analyzed peak hours. 

TABLE 12 

95TH PERCENTILE QUEUE ANALYSIS 

WEEKDAY A.M. PEAK HOUR 

Intersection Movement 

Existing / 

Projected 

Storage 

Weekday A.M. Peak Hour 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT -- <25 <25 <25 <25 

EB R 200’/ 200’ <25 <25 <25 <25 

WB LTR -- <25 <25 <25 <25 

NB L 200’/ 200’ <25 <25 <25 <25 

NB TR -- <25 <25 <25 <25 

SB L 230’/ 230’ <25 <25 <25 <25 

SB T -- <25 <25 <25 <25 

SB R 350’/ 350’ <25 <25 <25 <25 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- 35 -- 35 

SB L -- / 200’ -- <25 -- <25 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- <25 -- <25 

SB LR -- -- <25 -- <25 
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TABLE 13 

95TH PERCENTILE QUEUE ANALYSIS 

WEEKDAY P.M. PEAK HOUR 

Intersection Movement 

Existing / 

Projected 

Storage 

Weekday P.M. Peak Hour 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT -- 65 73 73 80 

EB R 200’/ 200’ <25 30 <25 30 

WB LTR -- 38 48 40 50 

NB L 200’/ 200’ 28 30 30 33 

NB TR -- <25 25 25 28 

SB L 230’/ 230’ <25 <25 <25 <25 

SB T -- <25 <25 <25 <25 

SB R 350’/ 350’ <25 <25 <25 <25 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- 45 -- 48 

SB L -- / 200’ -- <25 -- <25 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- <25 -- <25 

SB LR -- -- <25 -- <25 

TABLE 14 

95TH PERCENTILE QUEUE ANALYSIS 

SATURDAY MIDDAY PEAK HOUR 

Intersection Movement 

Existing / 

Projected 

Storage 

Saturday Midday Peak Hour 

Opening Year 2025 Design Year 2030 

Base Projected Base Projected 

Pocono Boulevard (S.R. 0611) 

& Prospect Street (S.R. 0423) 

EB LT -- <25 <25 <25 <25 

EB R 200’/ 200’ <25 <25 <25 <25 

WB LTR -- <25 <25 <25 <25 

NB L 200’/ 200’ <25 <25 <25 <25 

NB TR -- <25 <25 <25 <25 

SB L 230’/ 230’ <25 <25 <25 <25 

SB T -- <25 <25 <25 <25 

SB R 350’/ 350’ <25 <25 <25 <25 

Pocono Boulevard (S.R. 0611)  

& Site Driveway 

WB LR -- -- <25 -- <25 

SB L -- / 200’ -- <25 -- <25 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB L -- -- <25 -- <25 

SB LR -- -- <25 -- <25 

Queue analysis worksheets are included with the capacity analysis worksheets provided in Appendix E. 
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AUXILIARY TURN LANE ANALYSIS  

TPD evaluated auxiliary turn lane warrants at the proposed site access locations.  The warrant analysis 

methodology contained within Chapter 11 of PennDOT’s Publication 46, Section 11.17 was utilized for this 

evaluation.  The results are summarized in in Table 15. 

TABLE 15 

AUXILIARY TURN LANE ANALYSIS SUMMARY 

Intersection Auxiliary Lane 
Warrant 

Satisfied? 

Required Lane 

Length 

Proposed Lane 

Length 

Pocono Boulevard (S.R. 0611) 

& Site Driveway 

SB Left-Turn Lane Yes 200’ 200’ 

NB Right-Turn Lane No -- -- 

Prospect Street (S.R. 0423)  

& Site Driveway 

EB Left-Turn Lane No -- -- 

WB Right-Turn Lane No -- -- 

 

The calculations for the auxiliary turn lane warrants are included in Appendix G. 

RECOMMENDATIONS 

TPD has made the following recommendations in relation to the proposed development in Coolbaugh 

Township: 

Pocono Boulevard (S.R. 0611) & Proposed Full-Access Driveway 
» The proposed driveway approach will be classified and designed as a high-volume driveway. 

» Provide a stop sign (PennDOT designation R1-1) to control exiting traffic. 

» Construct a 200-foot-long southbound left-turn lane on Pocono Boulevard (S.R. 0611). 

Prospect Street (S.R. 0423) & Proposed Full-Access Driveway 
» The proposed driveway approach will be classified as a medium-volume driveway. 

» Provide a stop sign (PennDOT designation R1-1) to control traffic. 

As part of PennDOT’s HOP process, the applicant will coordinate and fund the implementation of the 

recommended roadway improvements.  Preliminary construction costs have not been determined at this 

time.   
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CONCLUSIONS 

Based on the results of the transportation impact study, TPD offers the following conclusions: 

1. The proposed development is located on the northeastern corner of the intersection of Pocono 

Boulevard (S.R. 0611) & Prospect Street (S.R. 0423).   

2. The proposed development will consist of a 6,049 square foot (SF) convenience store with 16 vehicle 

fueling positions. 

3. Access to the site is proposed via two full-access driveways: one to Pocono Boulevard (S.R. 0611) 

and one to Prospect Street (S.R. 0423).  

4. Upon full build-out, the proposed development is expected to generate 373 new trips during the 

weekday A.M. peak hour, 148 new trips during the weekday P.M. peak hour and 320 new trips 

during the Saturday midday peak hour. 

5. Under the 2025 and 2030 projected conditions, with implementation of the site-related 

recommendations, all approaches and turning movements at the site driveway intersections with 

the external roadway network will operate at LOS C or better during weekday A.M., weekday P.M., 

and Saturday midday peak hours. 

6. All study area intersections will operate at the same overall intersection level of service (ILOS) under 

2030 base (no-build) conditions and 2030 projected (build) scenarios). 

7. With the implementation of the site-related recommendations, it is TPD’s opinion that the 

construction of the proposed development will not adversely affect the health, safety, and welfare 

of the community from a traffic engineering perspective. 
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FIGURE 6

EXISTING CONDITIONS 
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FIGURE 7

2025 BASE CONDITIONS 
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FIGURE 8

2025 BASE CONDITIONS 
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FIGURE 9

2025 BASE CONDITIONS 
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FIGURE 10

2030 BASE CONDITIONS 
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FIGURE 11

2030 BASE CONDITIONS 
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FIGURE 12

2030 BASE CONDITIONS 
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FIGURE 13

SITE TRIPS 
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FIGURE 14

SITE TRIPS 
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FIGURE 15

SITE TRIPS 
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FIGURE 16

2025 PROJECTED CONDITIONS 
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FIGURE 17

2025 PROJECTED CONDITIONS 
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FIGURE 18

2025 PROJECTED CONDITIONS 
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FIGURE 19

2030 PROJECTED CONDITIONS 
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FIGURE 20

2030 PROJECTED CONDITIONS 
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FIGURE 21

2030 PROJECTED CONDITIONS 
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COOLBAUGH TOWNSHIP BOARD OF SUPERVISORS 
SPECIAL WORK SESSION NOTES 

March 15, 2024 
The meeting was called to order by Vice Chair Cara Rogan at 5:00pm at the Coolbaugh Township Municipal Center 
located at 5520 Municipal Drive, Tobyhanna, PA. 
 
Board Members Present: 
Cara Rogan, Alma I. Ruiz-Smith, and Lynn Kelly 
Board Members Absent: 
William Weimer, and Clare Colgan 
Staff Present: 
Patrick Armstrong, Solicitor, Erin Masker, Township Secretary and Meredith Thompson, Business Manager 
Staff Absent: 
None  
 
 
1. Discussion on Proposed Act 167 Stormwater Ordinance 
Mr. Kozen, Ms. Shincovich, Mr. Peterson and Mr. Schlegel were in attendance representing the Planning 
Commission for discussions on the proposed ordinance amendments. Solicitor Armstrong and Township 
Engineer, Greg Haas reviewed the Act 167 Ordinance changes and stated that the township model is based off of 
information from the County Model. He stated that he has prepared a draft stormwater maintenance agreement 
that would be for projects and that it would be tailored as needed based on the scope of the work. Discussion took 
place on vernal pools, high quality waters in the township, and hardscaping; stone that is being put down at many 
properties in the township in place of grass. The Board agreed that the coverage area should be 10,000 sq. ft. as 
opposed to the 5,000 sq. ft. that was proposed in the model ordinance.  

• Discussion: Ms. Shincovich stated that putting stone down requires more maintenance than mowing 
grass, from the Planning Commission was .  C. Leonard from the Pocono Mountain Economic 
Development Corporation was in attendance stating that based on the new ordinance/ buffers that were 
put in place, there are 16 properties out of the 32 that they own that would be a complete loss and not able 
to be developed. He stated that many years ago the EDC helped out the previous Board of Supervisors and 
the Township by purchasing the lots because that township was facing financial hardship and now they are 
making changes which are making it nearly impossible to market the properties. He stated that by the 
properties being developed the Township was benefitting from the tax funds and transfer funds that have 
been generated or will be generated. The previous ordinance allowed the wetlands to be included when 
calculating coverage area and now they can’t. Ms. Rogan stated that this is a new Board of Supervisors and 
that what the previous boards have done is not their responsibility. She stated that times have changed, 
and development has changed. Solicitor Armstrong and Mr. Haas will work together to make the changes 
that were discussed.  

 
2. Discussion on Proposed Logistics Center Ordinance 
Solicitor Armstrong stated that he made some minor formatting changes to the proposed ordinance for the  
Board’s review. Mr. Haas stated that the PC worked through the draft that is before them and stated that it was 
created based on the county model ordinance and the Penn Future ordinance. The term that they are proposing is 
Logistics Centers which is all encompassing of warehouses, distribution centers, fulfillment cneters and truck 
terminals. This will take the guess work out of what it will be used for, and it will focus more on the size and where 
it is allowed. Anything that is smaller than 25,000 sq. ft. would not be considered a small logistics center and will 
adhere to the requirements as outlined in the ordinance and anything over 25,000 would be a large logistics center 
and will adhere to those guidelines. Discussion took place on the ordinance overall as well as some specific items 
including the truck trips, traffic impact studies and berm height to help with noise and visibility.  

• Discussion: Bridget Myer was in attendance and stated that she wrote the Penn Future ordinance, stating 
that including the truck trips in the ordinance will be the trigger for enforcement. Mr. Haas stated that he 
would rather keep it simple by using the building size then there is no questions what will be required, 
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stating that either way they will need to complete the traffic impact Assessment as Penndot will require it 
for on-site improvements. Ms. Kelly expressed her concerns about trucks that are not traveling on the 
proper routes, stating that she would like the developers to make the effort to make the drivers aware of 
the routes that they are supposed to be traveling. Solicitor Armstrong stated that it is something that could 
be called out in the development agreement. Discussions continued, Solicitor Armstrong stated that he 
will make the modifications to the ordinance and circulate it to the Board. Ms. Masker stated that this is on 
the Supervisors meeting agenda for Tuesday evening as she was unsure if it would be ready to be moved 
forward, and stated that the Board could consider tabling it until it is in final form.  

 
 
3. Public Comment  
M. Wood stated that her property value is dropping because of the development that is going up in the township 
and right behind her home. 
 
Meeting adjourned at 7:29pm. 
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COOL-23-024 

 

December 30, 2023 

 

Coolbaugh Township Planning Commission and Board of Supervisors 

(via email to Erin Masker, Township Secretary / Administrative Assistant:  emasker@coolbaughtwp.org) 

 

 

RE: ACT 537 PLAN FOR POCONO MOUNTAIN INDUSTRIAL PARK AUTHORITY 

SANITARY SEWAGE SYSTEM TRANSFER 

 REVIEW #1 

 

Dear Planning Commission Members and Board of Supervisors, 

 

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

 

• Report titled “Act 537 Plan for Pocono Mountain Industrial Park Authority Sanitary Sewage System 

Transfer”, prepared by Barry Isett & Associates, Inc., dated November 2023 (“Report”) 

 

My review comments are as follows: 

 

1. Plan Summary, Sections B & D, of the provided Report states that the existing Agreement in place between 

the Township and the Mount Pocono Municipal Authority (MPMA) will need to be amended prior to the 

transfer date. A copy of the draft amended Agreement shall be provided and circulated for review if not 

already begun. 

2. Plan Summary, Section C, of the provided Report states that the transfer of the systems will have no effect 

on the current rate schedule. This section shall be expanded and/or clarified. When does the current rate 

schedule end and a new rate schedule begin? It shall be indicated that the rates needed to be paid by Users 

are/will be paid to the MPMA and that the Township will not be involved in any future collection of fees. 

3. Corporate Center East Service Area plan exhibit – The lots containing the Land Development entitled 

“Corporate Center Warehouse” at the intersection of Corporate Center Drive East and Kolb Court has 

received sewage planning approval for onlot sewage disposal. Therefore, the service area boundary line 

should be shown to not include the lot (lots) involved with that Plan. 
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2 

 

If you have any questions regarding this project, please do not hesitate to contact me at your convenience. 

 

Sincerely, 

KEYSTONE CONSULTING ENGINEERS, INC. 

 

 

 

 

 

 

 

     Gregory S. Haas, P.E. 

 

 

 

 

 

 

 

 

 

 

c.c.  Patrick Armstrong, Esquire (via email only: parmstrong@grimlaw.com) 

H. Clark Connor, Esquire (via email only: hcconnor@ptd.net) 

Russell R. Kresge, P.E., KCE (via email only: rkresge@kceinc.com) 

Andreas J. Martin, EIT, BIA (via email only: amartin@barryisett.com) 
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