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BEFORE THE 
PENNSYLVANIA PUBLIC UTILITY COMMISSION 

 
  
 :  
PETITION OF NORTHWOODS 
MANAGEMENT, LLC, FOR A 
DECLARATORY ORDER 
 

: 
: 
: 
: 

Docket No. P-2026 _____________ 
 

  
 

PETITION FOR DECLARATORY ORDER 

Northwoods Management, LLC (“Northwoods Management” or “Petitioner”), hereby 

respectfully requests that the Pennsylvania Public Utility Commission (the “PUC” or the 

“Commission”) issue a Declaratory Order authorizing Northwoods Management to provide 

sanitary sewage conveyance service to an adjacent property that may one day contain a single-

family home.  The Commission has the power to issue such an order pursuant to Section 331(f) 

of the Public Utility Code, 66 Pa.C.S. Section 331(f), and Section 5.42 of the Commission’s 

Rules and Regulations, 52 Pa.Code Section 5.42.  Petitioner further requests that the 

Commission declare that such service will not constitute the provision of public utility service 

under Section 102 of the Public Utility Code, 66 Pa.C.S. Section 102.  To the extent possible, 

Petitioner requests expeditious review. 

A. Reason for Petition. 

This petition, as well as a petition being filed contemporaneously by Heritage Village 

Management, LLC, concern two adjacent manufactured home communities in Lehigh Township, 

Northampton County – Heritage Village and Northwoods.  While owned by separate limited 

liability companies, the two LLCs share a common principal and sole member. 

Heritage Village contains a sanitary sewage collection and conveyance system that 

collects sanitary sewage from the manufactured home lots in the community and conveys it to a 
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Lehigh Township Municipal Authority (“LTMA”) sewer main for treatment and disposal.  The 

sanitary sewage flows from the Heritage Village Community are metered by LTMA and 

Heritage Village Management pays LTMA for treatment of this sanitary sewage. 

Northwoods is topographically higher than Heritage Village and LTMA does not operate 

any sewer mains adjacent to Northwoods.  Sanitary sewage generated in Northwoods, therefore, 

must flow southwest through Heritage Village to reach LTMA’s sewer mains for treatment.  

Rather than install separate sewer mains through Heritage Village dedicated solely for sanitary 

sewage flows from Northwoods, the Northwoods sewer system is connected to the Heritage 

Village system.  A metering manhole is located at the point of connection between Northwoods 

and Heritage Village, and LTMA meters sewage flow at that location for purposes of billing 

Heritage Village Management for sewage disposal.1 

Northwoods Management recently purchased a small property (the “Tim Pitts Parcel”) 

adjacent to Northwoods for which Lehigh Township had approved a 29-lot manufactured home 

community.  The lot line between Northwoods and the Tim Pitts Parcel has been eliminated, and 

the former Tim Pitts Parcel is now part of Northwoods.  The sanitary sewage plans approved by 

Lehigh Township for the Tim Pitts Parcel involve connecting the Tim Pitts Parcel to 

Northwoods.  The approved sewage plans also include a sewer lateral to an undeveloped single-

family lot owned by Tim and Wendy Pitts that is suitable for the construction of one single-

family home.  The planned lateral for this single-family lot is sized for, and limited to, one EDU 

(250 gallons per day). 

  

 
1 A small portion of the sewer flow from Northwoods encompassing less than 20% of the manufactured home lots 
enters the LTMA sewer system at a different location to the east of Heritage Village. 
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B. Specific Averments. 

1. The name of the Petitioner is Northwoods Management, LLC, and the address of 

the Petitioner is: 

Northwoods Management, LLC 
2846 Main Street, Box 12A 
P.O. Box 677 
Morgantown, PA 19543 
 
2. The Petitioner’s attorney, upon whom all documents should be served, is: 

Daniel F. Schranghamer 
GSP Management Co. 
P.O. Box 677 
Morgantown, PA 19543 
Phone:  (570) 567-7261 
Email:  dschranghamer@gmail.com 
 
3. The Northwoods manufactured home community (“Northwoods”) is owned and 

operated by Northwoods Management, LLC.   

4. Northwoods is comprised of two properties, the first property located at No. 

Butternut Drive, Lehigh Township, being Northampton County Parcel Nos. H3-7-13-0516 (the 

“Northwoods Property”), and the second property located at 4091 Mountain View Drive, Lehigh 

Township, formerly identified as Northampton County Parcel No. H3-7-10E-0516 (the “Tim 

Pitts Property”).  A copy of the deed for the Northwoods Property is attached as Exhibit A.  A 

copy of the deed for the Tim Pitts Property is attached as Exhibit B. 

5. The lot line between the Northwoods Property and the Tim Pitts Property was 

eliminated and the Tim Pitts Property was merged into the Northwoods Property at Parcel No. 

H3-7-13-0516.  The Lot Consolidation Plan was recorded in the Office of the Recorder of Deeds 

of Northampton County on March 18, 2025, at Instrument Number 2024005313, Book 2025-5, 

Page 158.  See, Exhibit C. 

mailto:dschranghamer@gmail.com
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6. The land development plans for the Northwoods Property provide for the 

construction of 196 manufactured home lots. 

7. The Northwoods Property is currently under construction and will be completed 

in phases. 

8. Residential sewage from the Northwoods Property will be and is treated by the 

Lehigh Township Municipal Authority (“LTMA”). 

9. LTMA will bill Northwoods Management for sewer flows from the Northwoods 

Property based upon metered sewer flows recorded at two locations:  a metering manhole where 

the Northwoods sewer mains enter Heritage Village; and a metering manhole at the southeastern 

corner of the Northwoods Property. 

10. The land development plans for the Tim Pitts Property provide for the 

construction of 29 manufactured home lots and a sanitary sewage lateral to one (1) adjacent 

single-family lot identified as Tax Parcel H3-7-10-0516, with an address of 4083 Mountain View 

Drive (the “H3-7-10 Parcel” or the “Single-Family Lot Parcel”). 

11. The sewage facilities planning module approved by the Lehigh Township Board 

of Supervisors on September 12, 2023, provides for the residential sanitary sewage from 29 

manufactured home lots and one single-family home on the H3-7-10 Parcel.  A copy of the 

approved sewage facilities planning module is attached hereto as Exhibit D. 

12. The H3-7-10 Parcel is owned by Tim and Wendy Pitts, the individuals who 

prepared and had the land development plans for the Tim Pitts Property approved by Lehigh 

Township. 

13. Northwoods Management has agreed to convey to the Pitts an easement for one 

Equivalent Dwelling Unit (“EDU”) (250 gallons per day) of residential sanitary sewage, from 
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only one single-family home, to drain from the H3-7-10 Parcel through the sanitary sewer mains 

on the Northwoods Property for treatment by LTMA. 

14. A copy of the Northwoods Easement Agreement conveying an easement from 

Northwoods Management to the Pitts is attached hereto as Exhibit E. 

15. The approved land development plan showing the location of the sanitary sewer 

lateral stub into the H3-7-10 Parcel is attached hereto as Exhibit F. 

16. Under the Northwoods Easement Agreement, the Pitts are required to use their 

best efforts to become an individual residential customer of LTMA and to make sewer rental 

payments for sanitary sewage treatment directly to LTMA. 

17. The Pitts will not be required to make any payments to Northwoods Management 

solely for sanitary sewage flow through the sewer mains in the Northwood. 

18. If LTMA refuses to make the Pitts a residential customer, the Pitts will only be 

required to reimburse Northwoods Management for the payments Northwoods Management is 

required to make to LTMA as a result of the Pitts’ sanitary sewage flows. 

19. A “public utility” is defined in Section 102 of the Pennsylvania Public Utility 

Code as “[a]ny person or corporations now or hereafter owning or operating in this 

Commonwealth equipment or facilities for . . . Wastewater collection, treatment, or disposal for 

the public for compensation.”  66 Pa.C.S. Section 102.   

20. Two essential components of this definition is that the wastewater collection be 

furnished or for “the public” and “for compensation.  If wastewater collection is not being 

provided to “the public” or is not being provided “for compensation,” the entity providing the 

service is not a “public utility.” 

21. Under the Northwoods Easement Agreement, Northwoods is not receiving any 
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compensation from the Pitts for wastewater collection services for the Pitts’ sanitary sewer flows 

through Northwoods. 

22. Under the Northwoods Easement Agreement, Northwoods Management is solely 

responsible for the cost of maintaining, repairing, and inspecting its own sewer laterals and sewer 

mains, and the Pitts are solely responsible for the cost of maintaining, repairing, and inspecting 

their own sewer lateral. 

23. Northwoods Management, therefore, will not be providing wastewater collection 

service for compensation and cannot be a “public utility.” 

24. Under the Northwoods Easement Agreement, Northwoods Management has 

agreed to provide wastewater collection service to the Single-Family Lot for one single-family 

home, limited to 250 gallons per day. 

25. Northwoods Management is not holding itself out as offering wastewater 

collection service to the general public and the general public does not have the right to use 

Northwoods’ wastewater collection and conveyance system. 

26. Northwoods’ wastewater collection and conveyance system, instead, is only 

available to a “defined, privileged, and limited group.”  See, Petition of Upper Saucon Township 

for a Declaratory Order, 2025 PA. PUC LEXIS 107, *11 (citing Drexelbrook Associates v. Pa. 

Public Utility Commission, 212 A.2d 237, 239-240 (Pa. 1965)). 

27. Northwoods Management, therefore, will not be providing wastewater collection 

service for the public and cannot be a “public utility.” 

28. Accordingly, Petitioner Northwoods Management respectfully requests relief as 

more particularly set forth below. 
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WHEREFORE, for the reasons stated herein, Petitioner Northwoods Management 

respectfully requests that the Commission order the following: 

a. Issue a Declaratory Order authorizing Northwoods Management to provide 

wastewater collection service to the H3-7-10 Parcel. 

b. Issue a Declaratory Order concluding that such wastewater collection service is 

not “to or for the public” where such service is provided to a single customer and not offered to 

the general public. 

c. Issue a Declaratory Order concluding that such wastewater collection service will 

not constitute the provision of public utility service pursuant to Section 102 of the Pennsylvania 

Public Utility Code so as to subject the Petitioner to the jurisdiction of the Commission. 

 
Respectfully submitted, 
 
GSP Management Co. 
 
/s/ Daniel F. Schranghamer 
  
Daniel F. Schranghamer 
Attorney I.D. No. 67311 
P.O. Box 677 
Morgantown, PA  19543 
Phone: (570) 567-7261 
Email:  dschranghamer@gmail.com 
 
Attorney for Petitioner Northwoods Management, 
LLC 

 
Date:  February __, 2026 
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BEFORE THE 
PENNSYLVANIA PUBLIC UTILITY COMMISSION 

 
  
 :  
PETITION OF NORTHWOODS 
MANAGEMENT, LLC, FOR A 
DECLARATORY ORDER 
 

: 
: 
: 
: 

Docket No. P-2026 _____________ 
 

  
 

CERTIFICATION OF SERVICE 
 

This is to certify that in this case, complete copies of all papers contained in the foregoing 
Answer, New Matter and Counterclaims have been served upon the following persons, by the 
following means and on the date(s) stated: 

 
Name: Means of Service: Date(s) of Service: 

 
Office of Small Business Advocate 
555 Walnut Street 
Forum Place – 1st Floor 
Harrisburg, PA 17101 
 

First Class Mail February __, 2026 

Office of Consumer Advocate 
555 Walnut Street 
Forum Place – 5th Floor 
Harrisburg, PA 17101 
 

First Class Mail February __ ,2026 

Bureau of Investigation and Enforcement 
Pennsylvania Public Utility Commission 
Commonwealth Keystone Building 
400 North Street, 2nd Floor West 
Harrisburg, PA 17120 
 

First Class Mail February __, 2026 

Heritage Village Management, LLC 
P.O. Box 677 
Morgantown, PA 19543 
 
 

First Class Mail February __, 2026 

Single-Family Lot Owners: 
 
Timothy L. and Wendy G. Pitts 
3738 Bayberry Dr. 
Danielsville PA 18038 
 

First Class Mail February __, 2026 

5

5

5

5

5
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GSP Management Co. 
 
/s/ Daniel F. Schranghamer 
  
Daniel F. Schranghamer 
Attorney I.D. No. 67311 
P.O. Box 677 
Morgantown, PA  19543 
Phone: (570) 567-7261 
Email:  dschranghamer@gmail.com 
 
Attorney for Petitioner Northwoods Management, 
LLC 

 
Date:  February __, 2026 5
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LEHIGH TOWNSHIP BOARD OF SUPERVISORS  

   

September 12, 2023 

 

   

I   CALL TO ORDER.  The Lehigh Township Board of Supervisors held their regular  

 monthly meeting on September 12, 2023, at 6:00 p.m.  The meeting was held at the 

Lehigh Township Municipal Building, 1069 Municipal Road, Walnutport Pa. 18088.  

Vice Chairman Cindy Miller called the meeting to order with the Pledge of Allegiance 

and roll call.   

 

Present:  Cindy Miller  

Phil Gogel (business meeting only) 

David Hess 

Jerry Pritchard 

Attorney David Backenstoe 

Alice Rehrig 

Scott Fogel 

Frank Zamadics 

 

     Absent: Mike Jones   

 

II.   2024 BUDGET DISCUSISON.  The first draft of the 2024 Budget was presented to the 

Board.  Specific requests from the various departments for inclusion in the budget are as 

follows: 

 

  Public Works:   

 

  A single axle dump truck and a pickup truck that are listed in the Capital Improvements 

Plan for replacement.  Frank Zamadics understands that he will have to pick and choose 

which one will be included in the budget.  His preference would be to include the single 

axle dump because the 2002 is starting to get in pretty rough shape.  The projected cost of 

the vehicle is going to be around $250,000 with the plow and spreader.  Jerry Pritchard 

questioned what kind of delivery date is expected on the vehicle.  Frank Zamadics 

commented it is expected to take about 9 months for delivery, so the sooner the chassis is 

ordered, the better. 

 

  A 72-inch zero turn is also scheduled for replacement.  The estimate he received for 

another Xmark mower is $16,000 through Co-Stars.  When it comes time for ordering the 

mower, he can get pricing on other brands of mowers.  Jerry Pritchard questioned if one 

is lower on maintenance than another.  Frank Zamadics commented it is hard to tell; it 

could depend upon the operator.  This year we had two good guys cutting our parks.  Tier 

4 emissions are required on law mowers which can sometimes be problematic.  The price 

he was given was for a 27-horsepower fuel injected Kawasaki engine which seems to be 

more reliable. 
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Supervisor Minutes 

September 12, 2023  

 

 

IV   APPROVAL OF BILLS.   

A. General Fund Checks 27056 to 27118.  Phil Gogel made a motion to approve these 

bills.  Daid Hess seconded the motion.  All voted aye.  Motion carried. 

 

B. State Fund Checks 1585 and 1586.  David Hess made a motion to approve these bills.  

Jerry Pritchard seconded the motion.  All voted aye.  Motion carried. 

 

V.  PLANNING RELATED ITEMS 

A. Plan for Withdrawal 

1. Stanley and Joan Gertner Annexation Plan.  A letter was received from the 

developer that he will be withdrawing his plan which is set to expire February 29, 

2024.  David Hess made a motion to accept the withdrawal of the Stanley and 

Joan Gertner Annexation Plan.  Jerry Pritchard seconded the motion.  All voted 

aye.  Motion carried.  

 

B. Extension of Time 

1. 4209 Lehigh Drive Land Development.  Woody Howells was present to represent 

this plan.  The developer provided the Board with an extension of time until 

November 30, 2023.  Woody Howells commented everything for this plan has 

been completed.  They are waiting for the engineers to provide a check print for 

Mike Muffley to review and then they will be in with their final plans for 

approval. Phil Gogel made a motion to accept the extension of time until 

November 30, 2023.  David Hess seconded the motion.  All voted aye.  Motion 

carried. 

 

C. Plan for Approval 

1. Timothy L. Pitts Minor Subdivision.  David Lear was present to represent this 

plan.  This plan breaks small parcels off the larger parcel to be incorporated into 

adjoining properties and there will be a larger property that will be incorporated 

into the Northwoods Development.  They were holding off on the approval and 

recording of this plan until they heard back from all the outside agencies because 

they wanted to make sure that nothing on the Northwoods Plan would affect 

anything they were doing with the lot line adjustment plan.  Phil Gogel made a 

motion to approve this plan.  Daid Hess seconded the motion.  All voted aye.  

Motion carried. 

 

D. Planning Module for Adoption.   

1. Timothy Pitts Land Development Plan, Resolution 2023-14.   Phil Gogel made a 

motion to approve the Planning Module for the Timothy Pitts Land Development 

Plan and to adopt Resolution 2023-14.  Jerry Pritchard seconded the motion.  All 

voted aye.  Motion carried. 

 

Justin Gross
Highlight

Daniel Schranghamer
Highlight
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Supervisor Minutes 

September 12, 2023  

 

 

just doing their thing.  When is something going to happen?   Attorney Backenstoe 

commented the applicant typically places it on the miscellaneous argument list for a 

briefing schedule.  Katherine Mack questioned how you get them to do that.  They  

were denied twice by the Zoning Hearing Board and they are continuing their  

activity.  How long can it continue to go on?  Attorney Backenstoe commented he 

will need to contact their attorney. 

 

IX.   PUBLIC COMMENT.  Janet Sheats commented the Fire Company will be having a cash  

 bingo on September 22nd.  The doors open at 5:00 p.m.  The game starts at 6:00 p.m.  The  

kitchen will be open.  The Fire Company is also selling Yeti style tumblers that state I 

support the Fire Company for $40. 

 

Katherine Mack listened to the video from the Northampton School Board meeting last 

evening.  They were talking about an escrow account when the elementary school was 

being built and how it was an open ended account and bills could keep piling up and you 

need to keep adding more money to the account.  They said there was something where 

the Township put a bill into the School District and the Board refused to pay it.  She 

would like to know what bill it was.  The Board commented they were not aware of them 

not paying a bill.  Cindy Miller commented she remembers them not wanting to do a 

letter of credit and the Township made them do it and they tried to get out of the 

recreation fee.  She doesn’t remember any issues with an escrow at all.  Mike Muffley 

commented there has not been any activity with the School District for at least six 

months.  They are in the maintenance period so we would still be holding an escrow for 

that, but that is typical and not something that is billed.  Alice Rehrig commented every 

time money is taken from an escrow account, the owner is provided with a copy of the 

bill.  The only thing that she can think of is that they may have been asked to replenish 

their escrow account and they didn’t want to do that and wanted to pay the bills as they 

were received. 

 

X.     EXECUTIVE SESSION.  The Board went into Executive Session to discuss a personnel 

matter.  No action was taken. 

 

XI.  ADJOURN.  David Hess made a motion to adjourn.  Phil Gogel seconded the motion   

All voted aye.  Motion carried. 

  



Project Narrative 

The owner of the property is proposing a residential development on a single lot for 

29 mobile homes and a single sewer lateral to a possible future home on 27 acres of land.  

The lateral is being constructed at this time so as not to disturb the roadway later.  

Currently, the lot is primarily farmed and has trees bordering the property.  A large PPL 

easement runs north/south through the property.  These dwelling units will utilize public 

water from Heritage Village Management, LLC and public sewer, which will tie into the 

private North Woods mobile home park system.  This development is expected to generate 

250 gpd/unit, which amounts to 7,500 gpd of sewage or 30 EDU’s.  The sewer system will 

be privately owned and maintained by the property owner.   

Lots 1-3 are not building lots, and their area will be consolidated into the adjoining 

properties.  Lot 4 will contain the farmland that may be a single home in the future and will 

have a sewer lateral to it.  Lot 5 will contain the 29 mobile home units.    
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Exhibit “F” 
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