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1. Introduction
(i.) Community’s Resolution for Adoption
MT. LEBANON, PA
RESOLUTION NUMBER R -24 - 00
A RESOLUTION OF MT. LEBANON, COUNTY OF ALLEGHENY,
COMMONWEALTH OF PENNSYLVANIA.
ADOPTING THE MT. LEBANON, PA COMPREHENSIVE PLAN, DATED THIS
11th DAY OF DECEMBER 2000, AS PREPARED BY MT. LEBANON, PA WITH
THE ASSISTANCE OF THE MACKIN ENGINEERING COMPANY.
WHEREAS, Mt. Lebanon utilizes a comprehensive plan to guide the future development
of land within the municipality; and
WHEREAS, Article XIV, Planning, Zoning, Redevelopment and Property Maintenance,
of the Mt. Lebanon Code and Home Rule Charter, Section 1401 states that the
Commission shall provide for and adopt, and may modify, a comprehensive plan setting
forth policies that govern the future physical development of the municipality which shall
be reviewed and updated at intervals of no greater than ten years; and
WHEREAS, the Mt. Lebanon Comprehensive Plan was considered by the Mt. Lebanon
Planning Board at a public meeting pursuant to public notice on July 25, 2000 for review
and comment; and
WHEREAS, the Mt. Lebanon Comprehensive Plan was sent to the Allegheny County
Department of Economic Development, all contiguous municipalities, and the
municipality’s school district on June 21, 2000 for review and comment; and
WHEREAS, the Mt. Lebanon Planning Board received no substantial changes from the
contiguous municipalities, Allegheny County Department of Economic Development, nor
the Mt. Lebanon School District within the forty- five (45) days of submission of the Mt.
Lebanon, PA Comprehensive Plan; and
WHEREAS, the Mt. Lebanon, PA, Comprehensive Plan has been made available in the
Mt. Lebanon municipal offices and the Mt. Lebanon Public Library; and
WHEREAS, notice of a public hearing by the Mt. Lebanon Commission was forwarded
to the Pittsburgh Post-Gazette to be advertised and published on August 4, 2000 and
August 7, 2000; and

1-1

WHEREAS, the Mt. Lebanon Commission held a public hearing pursuant to public
notice on the comprehensive plan on August 14, 2000; and
WHEREAS, the comments received at the August 14, 2000 meeting were duly noted;
and
WHEREAS, after consideration of comments received, Mt. Lebanon, PA has determined
that the Mt. Lebanon Comprehensive Plan, as originally set forth in the attached Exhibit
“A”, should not be substantially revised in whole or in part; and
WHEREAS, Mt. Lebanon, PA, has found the Mt. Lebanon Comprehensive Plan to be
beneficial to the health, safety and welfare of the citizens of Mt. Lebanon,
NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSION OF MT.
LEBANON, PA, and it is hereby resolved and enacted by the authority of the same.
SECTION I - The Commission of Mt. Lebanon, PA, by this resolution adopts the Mt.
Lebanon Comprehensive Plan as attached hereto as Exhib it “A”, pursuant to Article III of
the Pennsylvania Municipalities Planning Code.
SECTION II - The Mt. Lebanon Comprehensive Plan dated 1989 is hereby repealed to
the extent that it is inconsistent herewith.
ADOPTED this 11th day of December 2000.
ATTES T:

MT. LEBANON, PENNSYLVANIA

_________________________

By __________________________

Wilmer K. Baldwin,
Manager / Secretary

Daniel Gigler,
President, Mt. Lebanon
Commission
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(ii.) Statement of Mt. Lebanon’s Community Development
Objectives
Vision Statement
The Pennsylvania Municipalities Planning Code (MPC), Act of 1968, P.L. 805, No. 247
as reenacted and amended, provides for the preparation of a comprehensive plan in
Article III, Section 301. These provisions will be used to supplement the mandate of the
Mt. Lebanon Code and Home Rule Charter to update the comprehensive plan every ten
years (Section 1401 and Section 1402). The comprehensive plan shall include certain
basic elements in order to be completed in accordance with sound planning principles.
One of these elements is to develop a statement of objectives of the municipality
concerning its future development, which may include but need not be limited to the
location, character and timing of future development. The following community
development objectives were identified by Mt. Lebanon as the vision for the Mt. Lebanon
Comprehensive Plan.
•

To provide affordable, accessible and adequate housing that will meet diverse needs
and protect the integrity and character of Mt. Lebanon neighborhoods.

•

To foster Mt. Lebanon’s role as a regional center that can serve as a forum for
addressing business, industry, public services, transportation and housing issues that
face inner-ring suburbs.

•

To promote a respect for diversity and include representatives of various races,
nationalities, religions, ages and genders in the community decision- making process.

•

To maintain and improve the current level of public safety.

•

To increase the municipality’s attractiveness to adults in their 20’s and 30’s and
encourage young residents to become involved in the community.

•

To work cooperatively with organizations, agencies and other municipal governments
for the benefit of the region.

•

To preserve and maintain the natural, cultural and historic character of the
community.

•

To preserve, enhance and acquire additional open space.

•

To identify new recreation opportunities while improving and maintaining the
existing recreational facilities and programs for residents of all ages.

•

To identify alternative forms of transportation that will allow for a safer and more
efficient movement of people and goods.
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•

To ensure that infrastructure maintenance and improvement programs are consistent
with sound land use practices.

•

To implement the goals and objectives shaped by the Steering Committee, with input
from Mt. Lebanon residents, as identified for each of the elements of the plan.

•

To develop realistic and achievable action plans that will allow Mt. Lebanon’s elected
officials and staff to implement the objectives identified in this plan.

•

To promote sustainability in Mt. Lebanon by promoting development that captures
the benefits of natural processes and meets the economic and social needs of residents
in a manner that does not destroy the productivity or health of its natural systems.
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(iii.) Executive Summary
Mt. Lebanon’s beginnings, like most of southwestern Pennsylvania, were tied to many of
the historical events that helped to shape the region. Mt. Lebanon was once part of the
vast hunting grounds used by the Delaware and Shawnee Indians. The Northern
Europeans who settled on these grounds in the late 18th century were primarily farmers
who made whiskey from their crops of corn and rye. Many of these farmers joined others
across western Pennsylvania and Ohio to boycott the whiskey excise tax and Mt.
Lebanon is still recognized for its part in the Whiskey Rebellion of 1794.
Mt. Lebanon was a part of the much larger St. Clair Township, then Upper St. Clair and
finally Scott Township until 1912, when the citizens of the Mt. Lebanon area of Scott
Township voted to incorporate what is now Mt. Lebanon under the legislative act
providing for the establishment of a "First Class Township" government.
In the 1880’s a United Presbyterian Church Minister, Reverend Joseph Clokey, brought
two Cedar of Lebanon trees from the Holy Land to his home on Bower Hill. When the
local Post Office was founded nearby, it took its cue from those two trees on the hill and
named the Post Office “Mount Lebanon”, which later became the name for the
community.
In the early 1900’s, paved streets were non-existent, and the township had very few
residents. In 1902 the first street car arrived from Pittsburgh on a single track that ended
at Cedar Boulevard. This occurred during the electric streetcar and railroad era of
suburban growth in the United States. The railroads and the railroad stations that evolved
during this time period would be the catalyst for many of the suburbs that formed along
the corridors leading into the cities. This direct route into the city would catapult Mt.
Lebanon into a highly desirable suburb.
On January 1, 1975, Mt. Lebanon became one of the first municipalities in Pennsylvania
to operate under a Home Rule Charter. The electorate at the May 21, 1974, primary
election, approved the Home Rule Charter.
It is the Mt. Lebanon Code and Home Rule Charter that provides for the update of the
municipal comprehensive plan every ten years. This plan shall set forth (in graphic and
textual form) policies to govern the future physical development of the municipality and
serve as a guide for future actions regarding land use and development regulations, urban
renewal programs and expenditures for capital improvements.
Through a public planning process that began in the spring of 1999, the Mt. Lebanon
Comprehensive Plan has been a collaboration of ideas from the elected officials,
municipal staff, business owners and the residents. The participants helped to identify
the desired future conditions of the municipality through a series of steering committee
meetings and public meetings. The public meetings were used to identify the strengths,
weaknesses and opportunities of Mt. Lebanon, identify the location of the various
attributes of the municipality, and provide a forum for residents to voice their future
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desires for Mt. Lebanon. This process enabled the community to determine future goals,
with residents identifying the most important values and recommending implementation
strategies formulated to achieve the desired outcome.
The Mt. Lebanon Comprehensive Plan has been created to be:
•

general guidelines for future development of all land in a manner which will promote
the public health, safety, morals and general welfare of all residents;

•

a promotion of the public interest of all residents, rather than the interest of
individuals or special interest groups;

•

a public policy guide to decision making regarding the physical development of the
community;

•

strategies for future land use, housing, economic development, natural, cultural and
historic features, transportation, community facilities and services and parks,
recreation and open space;

•

a statement of the past and present conditions of the community;

•

a description of how, and at what pace, the community desires to develop physically,
economically and socially; and

•

an expression of the community’s “vision” of the optimally desirable pattern of
development for the future.

As experienced by other Allegheny County municipalities, Mt. Lebanon has seen a
measurable decline in population over the past few decades; but Mt. Lebanon has
managed to still be one of the more desirable places to live in the Commonwealth. Treelined streets, beautiful homes, a nationally recognized public education system and a
variety of parks and recreation facilities continually attract families to this community.
Many of these amenities are mentioned in the future goals and objectives of the Mt.
Lebanon Comprehensive Plan.
The pleasant community atmosphere (street trees, landscaping and flowerbeds) was listed
as one of the benefits of living in Mt. Lebanon as well as the recognition of being a
“walking community” as residents can be seen walking or jogging at anytime of the day.
This helps to add to the charm that Mt. Lebanon is known for providing to its residents.
The transportation system in the municipality provides good access into the city of
Pittsburgh and the surrounding region. But as with most built- up communities, traffic
congestion is becoming a concern in the Washington, Cochran and Bower Hill Road
corridors. The public transportation system is well utilized as buses and light rail travel to
and from Pittsburgh regularly.
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Mt. Lebanon has many distinctive neighborhoods that offer houses in a variety of
architectural styles and price ranges. The residents who participated in the public
involvement exercises expressed a desire to maintain the current housing mix in order to
preserve the residential character of the community; allow mixed-uses in the commercial
district in order to encourage affordable housing and increase the use in those areas; and
find new ways to stimulate growth along the major transportation corridors.
If it is to remain a progressive community, Mt. Lebanon must promote economic growth.
The municipality must strive to remain viable in the local and regional economy, while
preserving the character and charm of its various business districts. Mt. Lebanon is
among the regional leaders in recreational facilities, community services and public
education. This has helped to attract and retain residents who in turn have helped sustain
local businesses. The business districts also need to reflect the outstanding character and
evolution of the rest of the community. Currently, the central business district on
Washington Road is faced with challenges including vacancies, congestion caused by
thru-traffic and a perceived lack of parking.
Future development in the municipality will be limited due to the lack of available vacant
land and environmental constraints. Mt. Lebanon will most likely be influenced by infill
development that is the adaptive reuse of existing land. Potential infill development for
Mt. Lebanon may include new housing or other buildings on scattered sites throughout
the municipality. Municipal officials should focus on the re-use of structures, the
preservation of open space and the provision of needed community amenities and
municipal services.
These issues and ideas have been discussed and debated at steering committee meetings
and public input meetings. The findings and recommendations are provided in more
detail in the text of the Mt. Lebanon Comprehensive Plan.
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(iv.) Obstacles to Future Development

FUTURE CHALLENGES
FOR MT. LEBANON
FOR THE NEXT 10 YEARS
Regionalism
Urban Sprawl
Aging Population
Traffic Congestion
Mall/Superstore Competition
Maintaining Community Pride
Maintaining Residential Charm
Aging Infrastructure
Lack of Community Involvement
Attracting Young Urban Professionals
Technological Advances Impact on School District
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(v.) What is a Comprehensive Plan and What Does It Do?
Properly done, a comprehensive plan delineates how and at what pace the community
desires to develop physically, economically and socially. It helps a community direct
growth and development and is an important tool to prevent degradation of natural
resources, preserve prime open space, protect historic buildings, maintain the commercial
and economic base, provide good public facilities and improve the quality of the housing
stock.
The comprehensive plan is a public document that community officials will use to guide
their decision-making process and development of public policies. The plan will describe
the community’s history and present conditions, identify the community’s future needs
and desires and include policy guidelines that will help officials respond to anticipated
conditio ns within the municipality. Basically, a comprehensive plan is a statement of a
community’s long-term land use related goals, as well as a guide for short-term decisionmaking.
The Mt. Lebanon Comprehensive Planning process was facilitated by Mackin
Engineering Company in accordance with the Pennsylvania Municipalities Planning
Code. Although it is not a legally binding document, after adoption by the Mt. Lebanon
Commission, this document is the official guideline for the future development of Mt.
Lebanon.
In short, the Mt. Lebanon Comprehensive Plan provides:
•

general guidelines for future development of all land in a manner that will promote
the public health, safety, morals and general welfare of all residents;

•

a promotion of the public interest of all residents, rather than the interest of
individuals or special interest groups;

•

a public policy guide to decision- making regarding the physical development of the
community;

•

cohesive strategies for maintaining and improving land use, housing, econo mic
development, natural, cultural and historic features, transportation, community
facilities and services and parks, recreation and open space;

•

a statement of the past and present conditions of the community;

•

an expression of the community’s “vision” for the future and how it will get there;

•

mechanisms to ensure that the overall goals and objectives are achieved and that the
plan is implemented.
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(vi.) The Comprehensive Planning Process
The Mt. Lebanon Comprehensive Plan was developed through the expression of the
hopes, dreams and goals that the community holds for its future; the process used is
known as “visioning”. Through the “visioning” process, participants were given the
opportunity to envision the community’s desired future and create the means to achieve
the community’s goals. This planning process is described in a 10 to 15 year plan.
The comprehensive plan is the only public document that describes the community as a
whole in terms of its complex and mutually supporting networks. It is a package of
policies that responds to anticipated conditions and, as a statement of long-term goals,
provides both a broad perspective and a guide to short-term community decisions.
The planning process started with public participation. Getting citizen input from the
onset of the planning process was necessary to understand and document community
interests. The continuance of public participation throughout the planning process
provided a sense of ownership in the plan and accumulated support for the adoption of
the plan.
To begin the process, the community identified the qualities that were desired in the
municipality. This was accomplished through an evaluation of the municipality in terms
of its strengths, weaknesses, opportunities and threats. The desired qualities provided the
foundation for the statement of community objectives.
During the evaluation process, the prioritization of the community’s desired qualities
enabled the goals and objectives of the plan to be developed. The goals identified were
general statements of a future condition that is considered desirable for the community.
Typically, these goals addressed an unsatisfactory situation, an unmet need, or an
unresolved issue. In short, the goals identified provided the “big picture” of what the
community wants for its future. Objectives were developed to provide measurable steps
to achieve one or more goals. Generally, the objectives specified a single key result and
explain concisely the “what”, “when”, “how much” or “how many”.
The goals and objectives statements were created to help bring this plan to life and
provide a desired outcome of the public participation and planning processes. The
statements were reflective of Article III of the Pennsylvania Municipalities Planning
Code concerning the future development (location, character and timing) of the
municipality.
The goals and objectives were used to develop policies and strategies for the elements
that make up the comprehensive land use plan: Historical Perspective / Community
Character; Socioeconomics / Demographics; Environmental Features / Constraints;
Existing and Future Land Use; Housing; Movement of Goods and People; Community
Facilities and Services; Economic / Business Analysis; and Parks, Recreation and Open
Space.
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The comprehensive planning process established a consensus on the community’s needs
through a balance of the physical, socioeconomic and political considerations. These
needs were the basis for the development of the plan and subsequent formulation of
recommendations.
Following the development phase of the comprehensive plan and concurrent revisions
based on community input, the plan was adopted by the municipality is an integral part of
the future growth and development policies. The Commission, the planning board, the
zoning hearing board and the municipal staff will utilize this blueprint for the future for
making informed and responsible land use decisions.
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2. History/Character of the Community
Once part of the vast hunting grounds used by the Delaware and Shawnee Indians, Mt.
Lebanon was settled by Northern Europeans in the last quarter of the 18th century. The
new residents were primarily farmers who made whiskey from their crops of corn and
rye. As whiskey was the primary revenue source for the farmers, taxation by the new
United States Government was cause for great concern. Mt. Lebanon farmers joined
others across Western Pennsylvania and Ohio to boycott the whiskey excise tax by
burning houses and stills and refusing to pay any taxes. Mt. Lebanon is recognized for its
part in the Whiskey Rebellion of 1794.
Until 1788, when Allegheny County was formed, Mt. Lebanon was part of Westmoreland
County. Following the formation of the new county, Mt. Lebanon consecutively became
part of the much larger St. Clair Township, then Upper St. Clair and finally Scott
Township. Several times in the early 1900’s, Mt. Lebanon attempted to form its own
township, but it wasn’t until many years later that it succeeded. In 1912, citizens of the
Mt. Lebanon area of Scott Township voted to incorporate what is now Mt. Lebanon
under the legislative act providing for the establishment of a "First Class Township"
government. Five Commissioners were elected and held their first meeting in a frame
schoolhouse on Washington Road between Cedar Boulevard and Academy Avenue.
Slow growing at first, Mt. Lebanon was a small, close-knit community. It was an event
in the 1880’s that begot the name Mt. Lebanon. A United Presbyterian Church Minister,
Reverend Joseph Clokey, brought two Cedar of Lebanon trees from the Holy Land to his
home on Bower Hill. When the local Post Office was founded nearby, it took its cue
from those two trees on the hill and named the Post Office “Mount Lebanon”, which later
became the name for the community. Residents from the Borough of Dormont tried to
claim the name, but due to the existence of the post office, they lost their bid.
Beginning with the United Presbyterian Church, Mt. Lebanon residents would see their
community shaped in part by religious congregations. Even today, there exists a small
section of the municipality (Arlington Park), where old summer cottages of the
Methodists have become permanent residences. Several churches have become local
landmarks, and two are recognized as Allegheny County architectural landmarks - Mt.
Lebanon United Presbyterian Church and St. Bernard Roman Catholic Church.
Currently, Mt. Lebanon has 19 churches of various denominations and one Jewish
temple.
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Source: Mt. Lebanon Magazine

In the early 1900’s, paved streets were non-existent, and the township had very few
residents. In 1902 the first street car arrived from Pittsburgh on a single track that ended
at Cedar Boulevard. At that time, round trip fare to Pittsburgh cost 3 cents.
Transportation to the major employment center, Pittsburgh, would not be quick or easy
until 1924 with the completion of the Liberty Tunnel. This direct route into the city
would catapult Mt. Lebanon into a highly desirable suburb. Between 1920 and 1940, Mt.
Lebanon’s population skyrocketed from 2,258 to 19,571. This phenomenal growth gave
birth to the neighborhood subdivisions that would shape the future of Mt. Lebanon.
On January 1, 1975, Mt. Lebanon became one of the first municipalities in Pennsylvania
to operate under a Home Rule Charter. The electorate at the May 21, 1974, primary
election, approved the Home Rule Charter. The Charter was the result of two years of
work by a seven- member Government Study Commission and mandates the councilmanager form of government adopted voluntarily years before.
Today, Mt. Lebanon has developed into an inner-ring, residential suburb of the City of
Pittsburgh with numerous amenities, an excellent school and park system, and a strong
economic base. Many of the things that have helped to shape Mt. Lebanon over the years
are still prevalent throughout the community today. And while some of these things may
not be in their original state, they are a reflection of Mt. Lebanon’s evolution into one of
the more desirable places to live.
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The smaller neighborhoods that make up Mt. Lebanon contain many similar types and
styles of houses. Most of these are located on tree- lined streets that allow the residents to
enjoy a suburban solitude only a few minutes from downtown Pittsburgh. The vast
sidewalk system connects these neighborhoods to community facilities and services, thus
creating a walkable community. These various amenities are just some of the reasons
that Mt. Lebanon considers itself as an “untypical suburb”.
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3. Socioeconomic/Demographic Profile of the Community
The United States completes a Census of its population every ten years. The information
used in this comprehensive plan is from the latest counts, which took place in 1990 and
earlier. Allegheny County is currently preparing for the 2000 Census, and when these
figures are released, they should be included into this plan. The Census is a tool used by
all forms of federal, state and local governments, and community organizations for
determining how much funding community programs and services receive, which
communities need additional schools, public transportation systems, playgrounds, new
roads and bridges, and where police and fire departments are located. The Census is also
used to determine the number of seats that a state will have in the U.S. House of
Representatives. The United States Census is by far the best tool used to determine the
social, demographic, and economic conditions in a municipality, region and state. While
much of the census data used in this report is 10 years old, the specific numbers are not as
important as the trends these numbers show when compared to Census information from
1960, 1970 and 1980. Population estimates for later years are used where this more
recent information is available.
When the 2000 Census data becomes available it should be analyzed to determine if the
trends of the past are continuing, and if not, how the changes may affect the municipality
and its residents in the future.
The Census uses a number of specific terms to report data. The variables used in this
report are defined in the glossary of census terms found in Appendix A.
Mt. Lebanon, the surrounding boroughs and townships, and the City of Pittsburgh share
similar population trends. Between 1960 and 1970, with the exception of Dormont
Borough and the City of Pittsburgh, all of the municipalities experienced population
gains by an average of 21 percent. This trend was reversed between 1970 and 1980 when
Mt. Lebanon and the surrounding municipalities all lost population, with the exception of
Upper St. Clair Township. The same pattern continued for the next ten years according
to the 1990 census. Population estimates for Mt. Lebanon and the surrounding
municipalities show similar declines during the period from 1991 to 1998. This
information was taken from “The Population of Pennsylvania Municipalities 1960-1998”,
which was prepared by the U.S. Bureau of the Census and utilized the sub-county
estimate procedure known as the Housing Unit Method. The sub-county estimate
methodology is described in detail on the Census Bureau’s website at URL:
www.census.gov. This data is illustrated in Table 1 and Table 2.
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Table 1: Population
1960

1970

1980

1990

Municipality of Mt. Lebanon

35,361

39,356

34,414

33,362

Bethel Park Borough

23,650

34,791

34,755

33,823

Castle Shannon Borough

11,836

11,899

10,164

9,135

Dormont Borough

13,098

12,856

11,275

9,772

Green Tree Borough

5,226

6,441

5,722

4,905

Scott Township

19,094

21.856

20,413

17,118

Upper St. Clair Township

8,287

15,411

19,023

19,692

604,332

520,117

423,938

369,879

City of Pittsburgh

Source: US Census and SPC Cycle 5 Population Projections

When municipal officials begin the yearly budget process, they need to know the number
of residents residing in the municipality along with other factors such as the age of the
population. These factors are important for determining the types of services needed and
how much of the budget should be directed toward them.
Table 2: Population Estimates for Surrounding Municipalities
1991

1992

1993

1994

1995

1996

1997

1998

Municipality of Mt. Lebanon

33,247

33,145

32,922

32,584

32,155

31,796

31,431

31,009

Bethel Park Borough

33,834

34,294

34,580

34,302

33,887

33,571

33,246

32,869

Castle Shannon Borough

9,094

9,051

8,977

8,880

8,777

8,699

8,601

8,478

Dormont Borough

9,683

9,618

9,525

9,402

9,253

9,126

8,994

8,848

Green Tree Borough

4,900

4,887

4,855

4,813

4,757

4,704

4,653

4,588

Scott Township

17,009

16,925

17,176

17,056

16,869

16,696

16,509

16,300

Upper St. Clair Township

19,802

19,843

19,791

19,652

19,451

19,274

19,108

18,919

366,947

365,603

363,119

358,701

353,653

349,344

345,073

340,520

City of Pittsburgh
Allegheny County

133,763

1,332,675

1,327,830

1,317,783

1,305,030

1,292,996

1,280,873

1,268,446

SPC Region (Average)

2,601,959

2,607,340

2,610,006

2,601,797

2,591,120

2,578,755

2,563,230

2,548,643

Pennsylvania

11,942,836 11,981,377 12,022,460 12,039,789 12,039,775 12,033,856 12,011,278 12,000,451

Source: Pennsylvania State Data Center (US Census)

The age of a community’s population is an important factor to consider when deciding
how to allocate municipal funds. Table 3 provides an age cohort breakdown for Mt.
Lebanon and the surrounding municipalities for the period of 1970 to 1990. Mt.
Lebanon’s population, reflective of the region, is aging. Statistics confirm that since
1970, the median age of Mt. Lebanon residents has increased by 3.4 years, from 35.8
years of age in 1970 to 39.2 in 1990. However, with the exception of Dormont, (1.7
years), Mt. Lebanon had the smallest increase in median age when compared to the
surrounding municipalities. Bethel Park experienced the highest increase (9.9 years),
followed by Upper St. Clair (8.0 years). This increase could be attributed to many
factors, including the fact that the “baby boomers”, born between 1946 and 1964, are
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getting older and staying in the region. Approximately 28 percent of the total population
in the United States was born during the baby boom; this phenomenon will affect
demographics for a long time. An additional factor that contributes to an aging
population is the advancements in medical technology. People are living longer through
better medicines and healthier lifestyles. A final factor that may contribute to the aging
population in Mt. Lebanon is that many residents elect to stay in the community after
they retire. Mt. Lebanon offers the spectrum of housing opportunities for everyone from
first-time homebuyers to elderly people requiring special needs. Long-term care facilities
that currently exist in the community (Asbury Heights, Baptist Homes, etc.) and those
that are currently being constructed provide an opportunity for life- long residents to stay,
as their housing and personal care needs change.
Further examination of age statistics reveal evidence that there were five age categories
where Mt. Lebanon experienced an increase. The most significant increase occurred
in the 25-44 age category, 5.1 percent. This is a positive statistic, as the 25-44 age
category is considered the “working age” and generally contributes the most to the
municipality financially. The second largest increase occurred in the under 5 age
category. This is an important category because it suggests that increased demands may
be placed on the school district in the next 10-15 years. The other increases that occurred
in the municipality are less than 1 percent and occurred in the 60-64 age range (0.1), the
75-84 age category (0.8), and the over 85 age category (0.6).
When comparing Mt. Lebanon’s age distribution with the surrounding municipalities,
there are no significant anomalies. There are variations in percentages; however, they are
minor, and the same trends are illustrated over the past three decades.
Table 4 illustrates some additiona l population trends that occurred in Mt. Lebanon from
1940 through 1990.
Table 4: Mt Lebanon Population Trends, 1940 to 1990
Total

# Change

% Change

Total Under 18

% Under 18

1940

1,957

*

*

5,110

26.1

1950

26,604

7,033

35.9

6,958

26.2

1960

35,361

8,757

32.9

11,976

33.9

1970

39,596

4,235

12.0

12,781

32.3

1980

34,414

-5,182

-13.1

8,652

25.1

1990

33,362

-1,052

-3.1

7,489

22.4

Source: US Census

Recently released information from the Southwestern Pennsylvania Commission in their
Long Range Forecast of Population, Households and Employment by Municipality,
1997-2025, shows that Mt. Lebanon’s population will continue to decline for the next 10
years. The 2010 forecast for Mt. Lebanon’s population will be approximately 29,911
persons and then the pattern is for a small increase in growth in population for the next 10
to 15 years.
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Table 5: Mt Lebanon Racial Composition Trends
White

African
American

Asian
American American Indian

Total Minority as %
Minority
of Total

1940

19,481

89

*

*

1

90

0.5

1950

26,554

37

*

*

13

50

0.2

1960

35,301

41

*

*

19

60

0.2

1970

39,374

106

*

*

116

222

0.6

1980

33,851

101

357

12

93

563

1.6

1990

32,578

155

581

12

36

784

2.3

Other

Source: US Census
* Information not available

Table 5 provides a historical look at the racial composition of Mt. Lebanon. Since 1970,
the number of minorities in the municipality has increased, and in 1990, 2.3 percent of
Mt. Lebanon’s population was considered minority.
Table 6 contains data by race in Mt. Lebanon and the surrounding municipalities. With
the exception of the City of Pittsburgh, Mt. Lebanon and the surrounding municipalities
comprise a higher percentage of white residents than the county and the state. The
minority population in Mt. Lebanon is made up of a higher percentage of Asian
Americans as compared to African Americans.
Table 6: 1990 Population by Race
White

Municipality of Mt. Lebanon

African American
Asian American
Other
% of
% of
% of
% of
Population
Population
Population
Population
population
population
population
population
32,578
97.7
155
0.5
581
1.7
48
0.1

Bethel Park Borough

33,172

98.1

352

1.0

260

0.8

39

0.1

Castle Shannon Borough

9,049

99.1

49

0.5

28

0.3

9

0.1

Dormont Borough

9,592

98.2

44

0.5

122

1.2

14

0.1

Green Tree Borough

4,743

96.7

64

1.3

98

2.0

0

0

Scott Township

16,754

97.9

101

0.6

234

1.4

29

0.2

Upper St. Clair Township

18,935

96.2

121

0.6

607

3.1

29

0.1

City of Pittsburgh

266,791

72.1

95,362

25.8

5,937

1.6

1,789

0.5

Allegheny County

1,169,452

87.5

149,550

11.2

13,469

1.0

3,987

0.3

SPC Region

2,392,773

92.0

181,646

7.0

16,555

0.5

6,859

0.2

Pennsylvania

10,520,201

88.5

1,089,795

9.2

137,438

1.2

134,209

1.1

Not only does the United States Census provide statistics on population, it also collects
statistics on income, employment status, level of educ ation, and poverty level. These are
helpful in determining the need for municipal services.
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Mt. Lebanon is a highly educated community, as evidenced by Table 7. Mt. Lebanon and
Upper St. Clair are the only municipalities that have 90 percent or more of their
populations with a high school degree or above. Almost 93 percent of Mt. Lebanon
residents, those 25 years and older have at least a high school diploma, and 53 percent
have a bachelors degree or higher.

Table 7: Education Level, 1990
Percent of persons 25 and over with a high
school degree or higher
92.7

Percent of persons 25 and over with a
bachelors degree or higher
53.3

Bethel Park Borough
Castle Shannon Borough

89.7

33.2

83.7

14.0

Dormont Borough

80.8

21.3

Green Tree Borough

89.8

33.3

Scott Township

83.2

29.7

Upper St. Clair Township

95.6

60.0

City of Pittsburgh

72.4

20.1

Allegheny County

79.0

22.6

SPC Region

63.1

18.1

Pennsylvania

74.7

17.9

Municipality of Mt. Lebanon

The table below illustrates that in 1990 Mt. Lebanon had the lowest unemployment rate
in the region, 2.9 percent, although slightly less than half of the population was in the
labor force.
Table 8: Employment Status - Mt. Lebanon, 1990
1970

1980

1990

Change 1980 - 1990

Population Age 16 and Over

28,522

27,138

26,669

-469

In Labor Force

15,016

16,035

16,596

561

52.6

59.1

62.2

3.1

14,985

16,022

16,565

543

Employed

14,531

15,441

16,082

641

Unemployed

454

581

483

-98

3

3.6

2.9

-0.7

13,506

11,103

10,073

-1030

Female Population 16 & Over 15,928

15,062

14,814

-248

Percent in Labor Force
Civilian Labor Force

Percent Unemployed
Not in Labor Force
Percent in Labor Force

32.4

43.3

51.4

8.1

Percent Unemployed

4.0

4.4

3.2

-1.2

Source: US Census 1970, 1980, 1990

Mt. Lebanon, Upper St. Clair, and the City of Pittsburgh had less than 50 percent of their
populations in the work force. There are two possible explanations for this; the
percentage of older people in the municipalities plus, the residents of Mt. Lebanon and
Upper St. Clair may not need to have all adult members working to support their families.
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Table 9 illustrates the number of residents in Mt. Lebanon, over the age of twenty-five,
that are employed. Tables 10, 11, 12, and 13 indicate the employment by industry and
occupational group.
Table 9: Persons in Labor Force and Unemployment Rate 1990, Residents
Over the Age of 25
Labor Force

Percent
% of
Population

Municipality of Mt. Lebanon

Number
16,565

Bethel Park Borough

17,421

51.5

3.8

Castle Shannon Borough

4,900

53.6

4.6

Dormont Borough

5,451

55.8

5.7

Green Tree Borough

2,603

53.1

3.9

Scott Township

9,750

57.0

3.1

Upper St. Clair Township

9,332

47.4

3.4

169,399

45.8

9.1

645,399

59.7

6.3

1,203,948

55.3

8.6

5,779,327

61.7

6.0

City of Pittsburgh

49.7

Unemployed
2.9

Allegheny County

SPC Region (Approximate)
Pennsylvania
Source: 1990 US Census

Table 10 shows the industries in which Mt. Lebanon residents were employed in 1970,
1980, and 1990. Table 11 is a comparison between Mt. Lebanon and the region.
Table 10: Mt. Lebanon Employment By Major Industry Group
1970

1980

1990

Change 1980 1990

Total Employed Age 16 and Over

14,531

15,441

16,082

641

Manufacturing Industry

3,238

2,558

1,697

-861

Wholesale and Retail Trades

3,200

3,311

3,040

-271

Professional and Related Services

3,779

4,460

6,032

1,572

All other Industries

4,314

5,112

5,313

201

Source: US Census
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Table 11: Comparison of Employment by Major Industry Groups, 1990
Total Employed Manufacturing Wholesale & Professional & All Other
Age 16 and Over
Industry
Retail Trades Related Services Industries
Municipality of Mt. Lebanon

16,082

1,697

3,040

6,032

5,313

Bethel Park Borough

16,761

2,111

3,870

4,477

6,303

Castle Shannon Borough

4,673

468

1,183

931

2,091

Dormont Borough

5,138

449

1,310

1,360

2,019

Green Tree Borough

2,502

246

560

727

969

Scott Township

9,277

961

2,288

2,586

3,442

Upper St. Clair Township

9,014

1,315

1,757

2,853

3,089

City of Pittsburgh

153,991

13,073

32,703

55,458

52,757

Allegheny County

604,923

73,852

139,742

178,658

212,671

Table 12 indicates that more than half the working residents in Mt. Lebanon are
employed in the “managerial and professional specialty” occupation classification.
This figure has remained approximately the same since 1970. The second largest
occupational group in which Mt. Lebanon residents are employed is technical, sales and
administrative support.

Table 12: Mt. Lebanon Employment By Major Occupational Groups
1970

1980

1990

Change 1980 1990

Managerial & Professional Specialty

7,557

7,270

8,489

1,219

Technical, Sales & Adm. Supports

4,588

5,562

5,448

-114

873

1,105

1,047

-58

Service Occupations
Farming, Forestry & Fishing

16

12

51

39

Precision Prod., Crafts, & Repairs

889

910

574

-336

Operators, Fabricators & Laborers

588

582

473

-109

Source: 1990 US Census
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Table 13: Comparison of Employment by Major Occupational Groups, 1990
Managerial &
Professional
Specialty

Technical, Sales
& Admin.
Service
Supports
Occupations

Farming,
Forestry &
Fishing

Precision
Prod.,
Crafts, &
Repairs

Operators,
Fabricators
& Laborers

Municipality of Mt. Lebanon

8,489

5,448

1,047

51

574

473

Bethel Park Borough

6,253

6,219

1,496

102

1,560

1,131

Castle Shannon Borough

1,045

2,084

556

97

419

472

Dormont Borough

1,294

2,100

841

13

435

455

964

936

270

15

160

157

Scott Township

3,363

3,478

1,057

27

658

694

Upper St. Clair Township

4,870

3,077

521

40

299

207

City of Pittsburgh

43,485

54,051

28,484

765

11,327

15,879

Allegheny County

183,076

216,007

85,315

3,540

54,864

62,121

Green Tree Borough

Source: 1990 US Census

The table above (Table 13) illustrates a comparison of Mt. Lebanon to the surrounding
municipalities by each of the major occupational groups.
Tables 14 and 15 indicate where Mt. Lebanon and the neighboring municipalities
residents worked. In 1990, 18.5 percent of employed residents worked within Mt.
Lebanon’s borders. The five largest employers in the municipality were: 1) Mt. Lebanon
School District, 2) St. Clair Hospital, 3) Municipality of Mt. Lebanon, 4) Asbury Heights,
and the 5) Keystone Oaks School District. Almost half of employed persons worked in
the City of Pittsburgh, 30 percent within the rest of the Allegheny County, and 2.6
percent and 2.4 percent within the region but outside the county, and other areas,
respectively.
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Table 14: Mt. Lebanon Residents: Place of Work, in Percent
1970

1980

1990

Change 1980 1990

*

*

18.5

*

City of Pittsburgh

49.2

50.0

46.0

-325

Remainder of Allegheny County

37.5

37.7

29.0

-1155

In the Region, Outside County**

3.3

3.4

2.6

-105

Other Areas

2.5

1.6

2.4

130

Work Place Not Reported

4.8

6.0

*

*

Mt. Lebanon

Source: US Census
*Data not available.
**In 1970 & 1980, the region included Allegheny, Beaver, and Washington Counties.
In 1990 the region excluded Beaver but included Fayette County

Table 15: Comparison of Place of Work, 1990
Within
Municipality of
Residence

Within City of Within Rest Within Region,
Pgh.
of the County Outside County Other Areas

Work Place
Not
Reported

Municipality of Mt. Lebanon

2,968

7,392

4,970

420

381

*

Bethel Park Borough

3,910

5,309

5,752

1,041

512

*

Castle Shannon Borough

498

2,154

1,716

171

87

*

Dormont Borough

440

2,523

1,932

94

98

*

Green Tree Borough

426

1,164

775

56

48

*

Scott Township

669

3,838

4,101

300

312

*

Upper St. Clair Township

1,196

3,444

3,392

574

274

*

City of Pittsburgh

*

117,761

27,656

1,943

3,596

*

Allegheny County

187,927

280,341

205,259

17,972

21,667

*

Source: 1990 US Census

The median household income in Mt. Lebanon, 1989, was $45,801, an increase of 66.3
percent from the 1979 median of $27,534. Of the municipalities in this study, Mt.
Lebanon had the second highest median household income; the highest was Upper St.
Clair Township with $67,657. Bethel Park Borough, $41,149, follows Mt. Lebanon; then
Green Tree Borough, $40,648; Scott Township, $34,644; Castle Shannon Borough,
$28,600; Dormont Borough, $27,661; and the City of Pittsburgh, $20,747.
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Table 16: Median Household Income 1980-1990
1979

1989

% Change

Municipality of Mt. Lebanon

$27,534

$45,801

66.3

Bethel Park Borough

$26,404

$41,149

55.8

Castle Shannon Borough

$19,295

$28,660

48.5

Dormont Borough

$16,643

$27,661

66.2

Green Tree Borough

$24,738

$40,648

64.3

Scott Township

$21,751

$34,644

59.3

Upper St. Clair Township

$40,342

$67,657

67.7

City of Pittsburgh

$11,111

$20,747

86.7

Allegheny County

$17,944

$28,136

56.8

Source: US Census

As one might surmise from looking at the Table 16, only a very small percentage of Mt.
Lebanon’s population fell below the poverty level. By far the largest percentage of this
group is in the age category of 75 and older. This group is most likely retired and relies
heavily on social security.
Table 17: Poverty Status of Mt. Lebanon Residents
1979 Below Poverty
Total
Total Persons

# Below % Below

1989 Below Poverty Level
Total

# Below % Below

33,830

801

2.3

32,812

1,327

4.0

Persons Under 5

*

*

*

2,198

104

4.7

Persons Under 55

24,443

577

2.4

23,673

877

3.7

5,173

158

3.1

2,515

231

9.2

Persons 75 and Older
Source: US Census

Household data is important for determining the stability of a municipality. Tables 18
and 19 are household data for the municipality and the region. The information presented
indicates that Mt. Lebanon is very comparable with the surrounding municipalities and
the region.
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Table 18: Household Comparison, 1990
MarriedTotal
Family
couple % of Total
Male
Female
Householders
Households Households Families Households Householder Householder Living Alone

Householders
Living Alone
older than 65

Persons
Persons
Persons Living in
Living in
per
Group
Households Household Quarters

Municipality of Mt. Lebanon

13,652

9,369

8,099

59.3

255

1,015

3,972

1,954

32,802

2.40

560

Bethel Park Borough

12,692

9,835

8,604

67.8

285

946

2,605

1,185

33,645

2.65

178

Castle Shannon Borough

3,907

2,560

2,051

52.5

122

387

1,194

416

9,121

2.33

14

Dormont Borough

4,143

2,524

1,839

44.4

123

562

1,368

469

9,772

2.36

0

Green Tree Borough

1,930

1,463

1,218

63.1

46

199

389

195

4,894

2.54

11

Scott Township

7,474

4,585

3,828

51.2

166

591

2,510

781

16,631

2.23

487

Upper St. Clair Township

6,626

5,804

5,334

80.5

98

372

748

402

19,598

2.96

94

City of Pittsburgh

153,483

87,455

541,261

358,317

36.1
50.7

5,541
*

26,465
67,602

55,582
160,489

22,941
70,416

349,041
1,303,090

2.27
2.41

20838

Allegheny County

55,449
274,579

SPC Region

1,021,891

710,330

564,636

55.2

*

115,570

276,292

116,182

2,534,324

2.56

63509

Pennsylvania

4,495,966

3,155,989

2,502,072

55.6

*

507,008

1,150,694

526,264

11,533,219

2.57

348424

Source: 1990 US Census
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Table 19: Mt. Lebanon Household Data, 1970, 1980, and 1990

1970

1980

1990

Change, 1980-1990
#

%

Total Households

13,020

13,917

13,652

735

5.7

Family Households

10,568

9,493

9,369

-124

-1.3

Married-couple Families

9,443

8,299

8,099

-200

-2.4

Percent of Total Households

72.5

64.3

59.3

-5

**

Male Householder

223

273

255

-18

-6.6

Female Householder

902

921

1,015

94

10.2

*

3,230

3,972

742

23

*

1,689

1,954

265

15.7

39,100

33,791

32,802

-989

-2.9

3.00

2.62

2.40

-0.22

-8.4

496

623

560

-63

-10.1

Householders Living
Living Alone
Alone
Householders
older than 65
Persons Living in Households
Persons per Household
Persons Living in Group
Quarters
Source: US Census, 1970, 1980, 1990

The table below shows the land area that Mt. Lebanon and the surrounding municipalities
occupy. Mt. Lebanon, according to the 1990 census contained 6.0 square miles. The
municipalities located closer to the City of Pittsburgh are smaller, Castle Shannon (1.57),
Dormont (0.76), while the municipalities to the south, or further from Pittsburgh are
larger, Bethel Park (11.2) and Upper St. Clair (9.95).

Table 20: Area, 1990
Square Miles
Municipality of Mt. Lebanon

6.0

Bethel Park Borough

11.7

Castle Shannon Borough

1.57

Dormont Borough

0.76

Green Tree Borough

2.02

Scott Township

3.75

Upper St. Clair Township

9.95

City of Pittsburgh

55.38

Allegheny County

730.20

SPC Region

6,683.30

Pennsylvania

44,819.60

Source: 1990 US Census
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To this point, all demographic comparisons have been between Mt. Lebanon, the
surrounding communities, the city, county, SPC region and the state. This section
provides a comparison of the census tracts within Mt. Lebanon. See Appendix A for the
definition of census tract. Figure 3-1, on the following page, depicts the various census
tracts in Mt. Lebanon. The map indicates that in 1980 two new census tracts were
established out of tracts 4736 and 4734. The new tracts, 473601, 473602, 473701 and
473402, were probably established because of growth that occurred between 1960 and
1970. In order to make similar comparisons, the two census tracts that were added in
1980 will be combined.
Table 21 shows population by census tract. The table indicates that historically, Mt.
Lebanon’s decreasing population occurred uniformly throughout the census tracts, with
one exception. In 1990, Census tract 4734, which is located in the southeastern corner of
the municipality increased by 221 people. According to SPC’s 1997 estimate and 2000
projection, each of the census tracts will again decrease in population.
Table 21: Total Population by Census Tract
Census Tract

1970

1980

1990

1997 (est.)

2000 (proj.)

4731

6,385

5,310

5,158

5,081

4,983

4732

4,199

3,392

3,244

3,195

3,134

4733

6,821

5,996

5,369

5,290

5,187

4734

8,324

7,230

7,451

7,341

7,200

4735

4,263

3,822

3,747

3,693

3,621

4736

9,604

8,664

8,393

8,269

8,110

Total

39,596

34,414

33,362

32,869

32,235

Source: US Census 1980 and 1990

As discussed earlier, Mt. Lebanon is affected by the fact that its population is getting
older. Table 22 indicates that between 1980 and 1990 two census tracts, 4732 and 4736,
decreased in median age. Census tract 4732 showed a decrease of 0.2 years, while census
tract 4736 had a more significant decrease of 6.9 years. With the exception of tracts 4731
and 4732, all of the tracts had a median age below that of the municipality.

Table 22: Median Age, By Census Tract
Census Tract

Median Age
1970

1980

1990

4731

*

36.6

39.9

4732

*

42.5

42.3

4733

*

34.2

38.5

4734

*

36

38.1

4735

*

37.5

38.7

4736

*

41.3

34.4

3-13

AD
RO

CO
CH
RA
N

4731
BOW

(1)

473601

HIN
GT
ONRO
AD

WA
S

4733
CA
S

TL
E

.

D

R
BL
VD
CED
A

.

(2)

473401

VD
BNL
NO
AN
SH

473602(1)

NH
UR
ST
O
A

4732
NOAD
RAR
CH
CO

D
OA
RR
GA
SU

GR
EE

ROAD
RILL
EH

H
IN
G
TORO
N AD

M
T.

LE
B

4735
W
AS

PAINTERS
RUN
ROAD

A

N
O
N

AD
RO

N

473402(2)

MUNICIPALITY OF MT. LEBANON
COMPREHENSIVE PLAN

LEGEND:

4735 1970 CENSUS TRACTS
TRACTS ADDED
473601CENSUS
IN 1980
(1)

FORMERLY A PORTION OF
CENSUS TRACT 4736

(2)

FORMERLY A PORTION OF
CENSUS TRACT 4734

1990 CENSUS TRACTS
FIGURE 3-1
SCALE: 1=2700

Mackin

Since 1970, the percent of high school graduates increased for each census tract. Tract
4734 had the highest percentage, with 94.8 percent of residents having obtained a high
school diploma. Tract 4733 has the lowest percentage at 90.0.

Table 23: Percent High School Graduates,
By Census Tract
Census Tract

Percent High School Graduates
1970

1980

1990

4731

79.3

85.6

92.5

4732

70.3

85.2

90.6

4733

81.5

87.8

90.0

4734

81.4

90.8

94.8

4735

87.9

92.3

93.3

4736

85.6

90.45

93.3

Table 24 shows median fa mily income. There appears to be a significant difference in
median family income between the south and western tracts and the north and eastern
tracts. 4734, 4735 and 4736 all have median family incomes in the $60,000 range while
4731, 4732 and 4733 are in the high $40,000 and low $50,000’s.

Table 24: Median Family Income, By Census Tract
Census Tract

Median Family Income
1970

1980

1990

4731

$13,931

$30,157

$54,501

4732

$11,936

$23,548

$47,222

4733

$14,624

$30,546

$52,037

4734

$14,763

$32,013

$62,093

4735

$18,792

$36,190

$64,683

4736

$19,522

$37,829

$61,668

Source: US Census
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4. Community Amenities
The type, quality and delivery of community facilities and services are important factors.
Typically, a community’s facilities and services are determined by resident demand and
the municipality’s financial ability to support such services. The number and type of
community facilities and services offered should reflect the socio-demographic needs of
the municipality.
Residents identified several strengths in the existing community facilities, namely;
quality of the public education and municipal services including the fire and police
department, the extensive parks and recreation program and the public library. The many
churches and other religious organizations were also mentioned as positive aspect of the
community.
Community Amenities has been separated into an analysis of the existing conditions for
Infrastructure; Parks, Recreation, and Open Space; and Public Facilities/Institutions.

(i.) Infrastructure (Public Works)
a. Existing Conditions (Infrastructure)
Mt. Lebanon residents enjoy the benefits of a comprehensive infrastructure system. Mt.
Lebanon has public water, sanitary sewer, and storm sewer systems. The Mt. Lebanon
Public Works Department is responsible for the maintenance and upkeep of the sanitary
and storm sewer systems.
Five sanitary watersheds (shown on Figure 4-1) and approximately 134 miles of sanitary
sewer lines service Mt. Lebanon. Sewage is conveyed for treatment to the ALCOSAN
system through other municipalities including Scott Towns hip, Upper St. Clair
Township, the City of Pittsburgh, Dormont Borough, Castle Shannon Borough, and
Baldwin Township. The Public Works Department performs year round maintenance,
which includes root cutting, flushing, inspecting, dye testing, and repairing and
reconstructing sewer lines. The municipality has several programs established for the
maintenance and repair of the sanitary sewers. They include:
Emergency Sewer Line Repair: This emergency repair and reconstruction of
blocked or collapsed sewer lines.
Emergency Manhole Repair : This program repairs deteriorated manholes that are
causing property damage or posing health hazards.
Cleaning and Inspection: This program provides for inspecting sewers and
repairing damage. Underground sewers are videotaped and repaired as needed.
Dye testing is a systematic program that is completed on a watershed basis.

4-1

SANITARY WATERSHEDS:
BANKSVILLE

N

MUNICIPALITY OF MT. LEBANON
COMPREHENSIVE PLAN

GEORGES RUN
PAINTERS RUN
SAW MILL RUN

SANITARY WATERSHEDS

SCRUBGRASS RUN

FIGURE 4-1
SCALE: NTS

Mackin

Manholes in critical areas are cleaned, lined, or grouted to prevent inflow, and
those that are unsafe are reconstructed.
Dedicated Sewer Crew: The dedicated sewer crew is responsible for flushing the
sewers and dealing with root problems. Continuous dye testing in all watersheds
is underway as a corrective action by the U.S. Department of Environmental
Protection.
Additional Manhole Repairs: This program involves grouting or lining additional
manholes as needed.
The Environmental Protection Agency (EPA) has mandated as part of the Clean Water
Act, Section 308 that municipalities provide data including flow monitoring, videotaping and sanitary sewer system data for each watershed. The municipality must
develop a repair and rehabilitation program for sewers to include isolating areas of high
infiltration inflow. Current EPA standards require the maximum peak flow to be less
than 250 gallons per day per capita for eight consecutive months. Corrections are
planned to begin in 2000 and continue into 2001 for portions of the Painter’s Run and
Saw Mill Run watersheds. This information was taken from the Mt. Lebanon Capital
Improvement Program (2001-2005).
The Mt. Lebanon storm sewer system consists of approximately 70 miles of storm sewers
and 2,000 catch basins. The storm sewer maintenance program includes the following:
Emergency Storm Sewer Line Repair: This program is for the emergency
reconstruction and repair of blocked or collapsed lines.
Minimum Maintenance: This program provides for the cleaning of 25 percent of
the catch basins and for the cleaning and flushing of 25 miles of storm sewers
annually. Minor repairs are made to lines and catch basins as required to avoid
property damage and health hazards.
Dedicated Storm Sewer Crew: The Storm Sewer Crew specializes in storm sewer
repair, maintenance and construction of manholes and reconstruction of
deteriorating catch basins.
Video Testing: This program conducts in- house videotaping of storm sewers in
problem areas and under streets slated for reconstruction.
EPA Phase II Regulations will require urban municipalities, including Mt. Lebanon, to
regulate storm sewer discharges by 2003. Under the proposed rules, these municipalities
must develop, implement and enforce a storm water management program designed to
reduce the discharge of pollutants to the "maximum extent practicable" utilizing best
management practices. The program includes six minimum control measures to be
utilized: public education and outreach on storm water impacts, public
involvement/participation, illicit discharge detection and elimination, construction site
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storm water runoff control, post-construction storm water management in new
development and redevelopment, and pollution prevention/good housekeeping for
municipal operations.
In addition to the maintenance of water and storm sewer lines, the Mt. Lebanon Public
Works Department is responsible for streets, curbs and sidewalks; traffic signals; daily
maintenance of municipal buildings; refuse collection; parks maintenance, forestry; snow
and ice removal; street signs, lighting and sweeping; equipment maintenance; and school
and municipal field maintenance.
While the public works department is responsible for all of the above activities, the
department sub-contracts some of the services, such as curb and sidewalk replacement,
custodial maintenance, lawn and flower bed maintenance, refuse collection, street
sweeping and asphalt/concrete/brick replacement for streets.
Electric Service
Duquesne Light provides electric service to Mt. Lebanon. No upgrades are planned.
Natural Gas Service
Three gas companies, Columbia Gas, Peoples Natural Gas, and Equitable Gas, provide
natural gas services to Mt. Lebanon. No upgrades are planned.
Cable and Phone Service
Adelphia Cable Communications and Verizon (formerly Bell Atlantic) Communications
provide service to the residents of Mt. Lebanon.
Water Service
Pennsylvania American Water Company provides water service to Mt. Lebanon. No
upgrades are planned.
Garbage Collection
Mt. Lebanon has a contract with Waste Management of PA, Inc. for garbage/recycling
collection. Garbage is collected once a week and recyclables every two weeks.
The municipality also has a residential and commercial recycling program. Recyclable
materials are picked up every other week on the day of regular garbage pick-up.
Newspaper is included in Mt. Lebanon’s recycling program. Starting in 2000, the
municipality began receiving payment for newsprint from a company that will recycle the
material to make cellulose insulation.
Leaf Collection
Mt. Lebanon collects and processes leaves in the months of October and November via
curbside pickup one working day prior to regular garage collection.
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b. Analysis of Present Conditions (Infrastructure)
During the public sessions conducted to determine the needs of Mt. Lebanon, community
infrastructure was listed as a strength. This is because the entire municipality has access
to public utilities and roads. No recommendations regarding infrastructure were
identified that address increasing or changing the level of service.
Community atmosphere was listed as one of the benefits of living in Mt. Lebanon. The
street trees, landscaping and flowerbeds found in the various neighborhoods enhance the
municipality. Mt. Lebanon officials and residents were commended for their
beautification efforts and initiatives.
Mt. Lebanon has been recognized as a “walkable community” as residents can be seen
walking or jogging at anytime of the day. However, areas exist where sidewalks were
noted as inadequate. Recommendations for improving sidewalks will be included in the
Transportation Section of this comprehe nsive plan.
Although the municipality is noted for its ambiance, some community members stated
that the aesthetics could be improved if underground utilities were installed. While this
cosmetic solution would enhance the appearance of the municipality, the expenses that
may be incurred by residents, business owners and the municipality make this idea cost
prohibitive.
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c. Recommendations and Implementation Strategies (Community Amenities
– Infrastructure)
Goal: Provide utilities and services for future development that is consistent with
adopted land use plans and policies.
High Priority Objectives:
Objective: Identify areas where changes in land use and population (based on
2000 Census data when it is available) will require changes or modificatio ns in
municipal services.
Action: Review the condition of current infrastructure (water, sewer and
road facilities) that service the areas expected to increase or decrease in
population. Update or replace the water, sewer and road infrastructure
that is inadequate or in need of repair. A differentiation should be made as
to how the present infrastructure is being affected by changes in land use
patterns and natural occurrences (storms, aging, etc.).
Partners: Municipal Manager and Staff, Commission, Municipal
Engineer, Municipal Planning Consultant, Public Works
Department
Cost: Dependent upon project
Potential Funding Sources: Municipal Budget, PennVest,
Community Revitalization Grant, Allegheny County
Redevelopment Authority
Objective: Continue to promote stormwater management policies that will protect
the public health, safety of the residents and the environment.
Action: Identify areas that experience flooding during storms and take
such corrective actions as may be appropriate to prevent future flooding.
Continue to identify and correct conditions that permit groundwater to
enter sanitary sewers.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Developers
Cost: $10,000-$20,000
Potential Funding Sources: Municipal Budget, PA Department of
Community and Economic Development, Land Use Planning and
Technical Assistance Program
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Objective: Continue to provide data (flow monitoring, video-taping and sanitary
sewer system data for each watershed) as mandated by the EPA Section 308
Program and identify projects to be completed under this program.
Action: Continue to develop a repair and rehabilitation program for sewers
within the municipality. This would include isolating areas of high
infiltration inflow.
Partners: Municipal Manager and Staff, Municipal Engineer,
Commission
Cost: As specified in the Mt. Lebanon Capital Improvement
Program.
Potential Funding Sources: Municipal Budget, PA Department of
Community and Economic Development Grant and Loan
Programs
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(ii.) Parks, Recreation, and Open Space
Recreational needs of a community are usually defined by such characteristics as age of
the resident population, neighborhood structure, mobility of the citizens and proximity to
recreational areas. All ages require recreational outlets in varying degrees, and the
demand for these facilities and services is typically driven by resident input.
The recreational outlets available to the residents of Mt. Lebanon include such facilities
and services as formal parks and recreation programs, trails and pathways, and passive
greenspace and parklets.
Parks and recreation facilities provide a positive impact on the quality of life in a
community. The inclusion of parks and recreation in the overall municipal plan is
becoming more important to the residents of the municipality. Parks and recreation
programs provide such individual benefits as improving academic performance,
providing immediate and long-term health improvement, stress reduction and increasing
self-esteem and confidence. The benefits to the community include a reduction in adult
and juvenile crimes, stronger community and family values and providing children with a
place to play. The environmental benefits are seen through the preservation of plants and
wildlife, the control of air, water and soil quality and the provision of accessible places to
enjoy nature. And lastly, the community realizes economic benefits from increased
property values, a reduction in health care and insurance costs, a reduction in employee
absenteeism and increase in employee productivity and additional tourism dollars.
Recognizing the importance of recreation, Mt. Lebanon officials initiated a
Comprehensive Recreation, Park and Open Space Plan that would focus on the
recreational needs unique to Mt. Lebanon. In 1999, Mt. Lebanon received a grant from
the Pennsylvania Department of Conservation and Natural Resources to complete this
project. The goals and recommendations in this plan will be incorporated into a longrange plan for Mt. Lebanon’s parks, recreation facilities and programs, and open space.

a. Existing Conditions (Parks, Recreation and Open Space)
Two of Mt. Lebanon’s greatest assets are its park system and the Mt. Lebanon Recreation
Center. The municipal parks system includes almost 200 acres (this total does not
include the municipal golf course) in 15 parks and numerous parklets. Municipal parks
include five ballfields, eight basketball courts, eight children’s play areas, six picnic
shelters, as well as volleyball and tennis courts together with a network of hiking trails.
The recreation center has an outdoor swimming pool, community rooms and an ice rink,
which is used for both figure skating and ice hockey. Several hundred thousand people
use the parks and the recreation center each year.
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The following is an inventory of municipal parks and outdoor recreational facilities (see
Figure 4-2 for the location of each facility):
Bird Park – 42.0 acres - Located on Beadling Road, the park includes nature
trails, picnic pavilions, fire circles, grills, picnic tables, port-a-johns, athletic
fields, children’s play areas and play equipment.
Country Club Park – 0.3 acres - Located on Country Club Drive, the park
includes basketball courts, children’s play areas and play equipment.
Church Place Park – 0.3 acres - Located on Lavina Avenue, the park includes a
children’s playground, game tables and a sitting area with two picnic tables.
Highland Terrace Park – 0.3 acres – Located on Terrace Drive, the park
includes basketball courts, children’s play areas, play equipment and sitting areas.
Hoodridge Park – 5.7 acres – Located on Connor Road; the park includes nature
trails.
Iroquois Park – 5.4 acres – Located on Iroquois Drive, the park includes
basketball courts, children’s play areas, play equipment and sitting areas.
Mt. Lebanon (Main) Park – 51.0 acres – Located on Cedar Boulevard, the park
includes athletic fields, picnic pavilions, basketball courts, bocce courts,
community rooms, a founders room, an indoor ice rink, platform tennis,
children’s play areas, a sand volleyball court, shuffleboard courts, sitting areas, a
swimming pool, outdoor and lighted tennis courts (that can be covered in the
winter) and restroom facilities.
Meadowcroft Park – 1.0 acres – Located on North Meadowcroft Avenue, the
park includes basketball courts, lighted outdoor tennis courts and sitting areas.
Robb Hollow Park – 28.3 acres – Located on Cedar Boulevard, the park
includes trails and a nature area.
Rockwood Park – 1.0 acres – Located on Rockwood Avenue, the park includes
basketball courts, children’s play areas, play equipment, a picnic pavilion and a
volleyball court.
Sunset Hills Park (aka Brafferton Field) – 8.4 acres – Located on Brafferton
Drive, the park includes baseball fields and basketball courts.
Twin Hills Trails Park – 24.9 acres – Located on Twin Hills Drive, the park
includes nature trails.
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Williamsburg Park – 7.1 acres - Located on Sleepy Hollow Road, the park
includes basketball courts, children’s play areas, play equipment, sitting areas, a
horseshoe court, a picnic pavilion, picnic tables, tennis courts and volleyball
courts.
Mt. Lebanon Tennis Center – Located on Cedar Boulevard, the tennis center
has 15 clay courts, eight lighted courts, 6 indoor courts (October-mid April),
league play, individual play, season passes or walk- in fees, a pro shop and a
tennis professional on staff.
Mt. Lebanon Municipal Golf Course – 95.0 acres – Located on Pine Avenue,
the 9-Hole Golf Cour se includes a clubhouse and a golf professional available for
golf lessons and golf clinics.
Complementing the municipal park system are the 19 Mt. Lebanon School District
recreational fields (13 ball fields and 6 multi-purpose fields, one of which is an artificial
turf field). Some of the school district facilities do contain park facilities (playgrounds,
athletic fields, and tennis courts, etc.) and serve the public in this capacity.

b. Analysis of Present Conditions (Parks, Recreation and Open Space)
Throughout the stakeholder survey process, Mt. Lebanon’s parks and recreation program
was mentioned as one of the benefits to living in Mt. Lebanon.
Specific strengths included the recreation center, the tennis center and the golf course.
The recreation department was lauded for providing a wide variety of family-oriented
activities. The many parks and available greenspace were also recognized as a strength.
Residents consistently stated that parks should be preserved in order to maintain the
quality of life currently enjoyed by residents.
During the stakeholder interviews and the series of public meetings, several recreation
areas and programs were noted as needing improvement. The recreation center, which
was built in 1976 and opened in 1977, was mentioned as showing signs of age. Many
residents stated that expanded programming would increase the use of the facility.
During an interview with Recreation Director, William Moore, the potential for expanded
services was discussed. Future improvements, planned for the center, include heating the
swimming pool and upgrading the heating and operating system in the building. This
upgrade will increase energy efficiency for the center; thereby resulting in long-term cost
savings.
Another issue that was identified during the public participation process was that parking
at the recreation center was insufficient. However, with the recent addition of 25 spaces
and the planned parking expansion at the ball field nearest to the recreation center, some
of this problem should be alleviated.
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Many residents advocate expanding the recreation center. One thought was to build a
new multi- use recreation center that would include an exercise area, running track,
gymnasium and indoor pool. Mr. Moore stated that this type of facility is the long-term
goal of the department. He suggested that a partnership with the school district might be
established in order to advance the project. If a multi- use recreation center was built near
the school, both the students and community could utilize the facility. This project is
identified in the Mt. Lebanon Capital Improvement Program (2001-2005).
The lack of activities for senior citizens was mentioned as a weakness. Mr. Moore
explained that the current space and budget limit senior-oriented recreation. He would
like to see a centrally located facility be built or acquired where more senior activities
could be provided. Several other municipalities have provided for these services by
renovating vacant schools.
In addition, residents would like to see additional green space areas and walking trails.

c. Recommendations and Implementation Strategies (Community Amenities
– Parks, Recreation and Open Space)
Goal: Maintain and improve the quality of life for the residents of Mt. Lebanon by
enhancing park and recreational facilities.
High Priority Objectives:
Objective: Preserve and enhance open space within the Municipality.
Action: Continue the process of developing the vacant land adjacent to
Hazel Drive as a linear park that would contain walking trails, natural
areas and provide a connection to the neighborhoods in accessible areas of
Mt. Lebanon.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Public Works Department, Parks
Advisory Board, PA DCNR
Cost: $100,000 - $150,000
Potential Funding Sources: Municipal Budget, PA DCNR Grant
Programs
Action: Encourage private landowners to make their lands available for
public use and further encourage public/private partnerships to promote
public interest. This would include private foundations established to
contribute funds for public purpose.
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Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Public Works Department, Parks Advisory Board
Cost: If project completed in- house—staff time; if completed by a
consultant--$5,000-$10,000
Potential Funding Sources: Municipal Budget
Action: Establish a plan to discourage the cutting down of healthy
municipal street trees with a diameter of breast height (dbh) of 8 inches or
more.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Public Works Department, Parks Advisory Board
Cost: Staff time (minimal)
Potential Funding Sources: Municipal Budget
Objective: Implement the plans for the fut ure development of a multi- use
recreational facility (swimming pool, running track, exercise room, etc.) in
partnership with the school district. This is currently in the Mt. Lebanon Capital
Improvement Program (2001-2005) and the associated cost is approximately $2.5
million.
Action: Determine the interest of the school district in becoming a partner
in the development of a multi- use recreation facility.
Partners: Municipal Manager and Staff, Commission, Parks
Advisory Board, School District
Cost: Staff Time
Potential Funding Sources: N/A
Action: Undertake a feasibility study, with the assistance of a consultant,
to determine the need for a multi- use recreational facility.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Parks Advisory Board, School District
Cost: $15,000-$25,000
Potential Funding Sources: Municipal Budget, PA DCNR,
School District Budget
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Other Objectives:
Objective: Identify new recreation opportunities, as well as improve and maintain
existing recreation facilities, for residents all of ages.
Action: Discuss the desirability of incorporating the adopted goals,
objectives and recommendations of the Recreation, Park and Open Space
Plan into the Comprehensive Land Use Plan.
Partners: Municipal Manager and Staff, Municipal Engineer,
Parks Advisory Board, Municipal Planning Consultant, Recreation
Consultant
Cost: Minimal
Potential Funding Sources: DCNR, Private and Corporate
Donations, Private Foundations
Goal: Promote beautification efforts throughout the municipality.
High Priority Objectives:
Objective: Identify locations within the municipality that could be improved
aesthetically.
Action: Provide screening or a vegetative buffer on the public works
property along Cedar Boulevard.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Public Works Department
Cost: $1,000 - $2,500
Potential Funding Sources: Municipal Budget
Action: Preserve or restore brick roads in the municipality, when
economically feasible.
Partners: Municipal Manager and staff, Municipal Engineer,
Municipal Planning Consultant, Public Works, Traffic Board
Cost: Dependent upon the repairs needed
Potential Funding Sources: Municipal Budget
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Action: Identify municipal gardens and parklets where improvements are
needed and the wild areas that can be improved for use by the residents.
Partners: Municipal Manager and Staff, Public Works
Cost: Staff time
Potential Funding Sources: Municipal Budget
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(iii.) Public Facilities/Institutions
Public buildings located within a municipality are fundamental resources and include
government buildings, municipal garages and storage sheds, libraries, hospitals, school
buildings, recreation centers, post offices, fire stations and emergency medical services
buildings.

a. Existing Conditions (Public Facilities/Institutions)
Mt. Lebanon Municipal Building
Mt. Lebanon’s municipal building is located at 710 Washington Road and houses the
administrative staff that deals with the day-to-day affairs of the municipality. The
municipal building contains the offices of administration, inspection, public information,
economic development and information systems, as well as the finance and public works
departments.
The fire department, police department,
911 center and the local district magistrate
office are also located in the municipal
building. The police and fire departments
are in the process of planning for a new
public safety building and an architect is
presently under contract to design this
facility.
The tax office is located at 794
Washington Road. Information on
programs and services offered in Mt.
Lebanon can be found at the municipal
web site, www.mtlebanon.org.
Mt. Lebanon Municipal Building
The Public Information Office is home to
Mt. Lebanon Magazine, an award- winning source of community information that is
published 10 times a year.
Please see the organizational chart, located on the following page, for additional
information regarding the structure of Mt. Lebanon’s municipal government
Municipal Services
The Home Rule Charter, which was established in 1975, mandates that five
commissioners govern the municipality, one from each ward. The commission
determines matters of municipal policy, including enactment of laws, approval of a
budget, appropriation of funds, the levying of taxes, appointment of the solicitor,
engineer, and auditor. Along with the commission’s other duties, it is also responsible for
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appointing the municipal manager and consenting to the appointment of department
heads.
The Mt. Lebanon Manager, appointed by the commission, is the chief administrative
officer. The responsibilities of the manager include the proper and efficient
administration of the affairs of the local government, activities of all municipal
departments, preparation of the budget and administration of the budget after adoption by
the Commission.
Accounts and Finances
The finance director is responsible for the municipality’s annual budget, which had
expenditures totaling $20,783,914 in 1999 and included the appropriation for the public
safety building. Among this department’s duties are overseeing appropriations, investing of
municipal funds, supervising the accounts of all departments, preparing and amending the
annual budget and securing loans and debts.
Treasurer’s Office
The Treasurer’s Office, located at 794 Washington Road, is the repository of all funds
received by the Municipality. In addition to ensuring that all monies received by the
municipal departments is accurately counted, documented and deposited, they are also
responsible for maintaining accurate real estate and earned income tax records.
Inspections
Three full-time individuals staff the inspection office and are responsible for the
administration and enforcement of the municipality’s building, property maintenance and fire
prevention regulations. The municipality has adopted the Building Officials and Code
Administrators International (BOCA) standard for construction. The enforcement of
standards for the upkeep and construction of buildings is an important tool for a municipality.
Codes provide a minimum standard for safety and welfare.
The establishment of zoning regulations allows the municipality to regulate the use of land
and structures. Through the adoption of a zoning ordinance, the community can promote,
protect and facilitate the public health, safety and welfare of its residents. Zoning can also be
used to control overall community development, protect against the development of valuable
resources and environmental features such as wetlands, greenspace and steep slopes, as well
as establish buffers between commercial and residential areas.
Both code enforcement and zoning ordinances play a key role in the future of Mt. Lebanon.
This office will need the ongoing support of municipal officials to enforce the standards that
will allow the municipality and its neighborhoods to maintain their current level of vitality
and provide for their continued growth.
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Economic Development
Mt. Lebanon established the economic development office in the mid-1990’s in order to
promote its economic base. In the early 1990’s, a non-profit organization, Uptown Mt.
Lebanon, was responsible for the economic development functions of the municipality
prior to the establishment of this department.
The economic development officer is the municipal liaison with local businesses and
resolves issues between businesses and the municipality. One of the key functions of the
economic development office is to serve as a contact point for developers in order to
facilitate desirable development. In addition, the economic development officer is the
liaison to the Mt. Lebanon Economic Development Council.
One of the primary focuses of the economic development officer is to establish and
maintain a commercial property database. This database may spur development by
providing pertinent information to businesses or developers who are interested in Mt.
Lebanon.
Information Systems
The information systems office was established in 1998 and has one staff member. Since
July 1998, the municipality has worked towards the goal of “better services through total
connectivity”. The quick transfer of information enables government officials to make
educated decisions via computer technology. Municipal leaders are committed to
improving the technology available to the staff and the public.
The municipal building had complete Internet access in 2000. Every municipal service,
including the off-site recreation department, emergency services and public library has
been networked along with the departments in the municipal building. Staff members are
able to share information and have access to the common files from any terminal.
To better inform the public, Mt. Lebanon has created a Website (www.mtlebanon.org) to
promote the municipality and provide information and services to residents. The Website
was an instant success with 8,212 hits on the home page from April 1999 to February
2000. One goal of Mt. Lebanon’s information systems department is to provide
electronic commerce, allowing residents to schedule recreation classes, apply for
inspection permits and pay taxes from home 24-hours a day.
In addition to the development of Mt. Lebanon’s Website, the municipality also utilizes
Geographic Information Systems (GIS) software. GIS is a powerful development and
planning tool that will serve to enhance municipal services and capabilities. Basically,
GIS is a series of geographic information that is layered on a computer database and
applied to a map. Typical layers include, streets, utilities, community facilities, houses,
etc. GIS can be an abstract concept for those not familiar with the tool, but its potential
was illustrated in the summer of 1999 when severe weather resulted in a water shortage.
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If a fire emergency had occurred during the water shortage, the fire department would
have been able to use GIS to locate all swimming pools in the area and utilize this
unusual water source.
Public Information Office
Playing a critical role in generating dialogue within the community is the public
information office. This office is responsible for publishing the 19-year-old Mt. Lebanon
Magazine, which is delivered free to every household in the municipality 10 times a year.
The office also publishes the municipality’s annual financial report, and is responsible for
planning special events, media coordination, organizing public forums, and coordinating
citizen recognition programs. The high level of citizen commitment to the municipality
and the generally excellent adherence to municipal codes can be the result of this office’s
role in educating residents, promoting community pride and encouraging their
participation in municipal programs.
Mt. Lebanon Magazine, which is paid for largely through advertising revenues, not only
connects residents to their community but also serves as a recruitment tool for the
municipality. The magazine has played a role in deflecting controversy by clearly
explaining issues, offering opposing viewpoints in a calm and logical manner and
organizing public forums.
For the past 15 years, the magazine has placed an emphasis on the upkeep and care of Mt.
Lebanon homes with its Build Your Own Landmark program which recognizes
homeowners who have made substantial interior, façade or landscape improvements to
their houses and property. The magazine highlights the improvements and describes the
construction process in addition to educating the reader about the necessary permits and
ordinances required to comply with municipal code.
Both the public information office and the magazine will play an important role in
promoting the acceptance of the comprehensive plan recommendations.
Police Department
The Municipality of Mt. Lebanon provides full- time police protection. The department
was established around 1924. However, as the department has never had its history
chronicled, the 1924 date cannot be documented. The department operates on a
$4,000,000 annual budget and employs 44 full- time law enforcement officers and an
additional 64 civilian personnel (clerical employees, part-time employees who act as
crossing guards, animal control officers, etc.)
The Mt. Lebanon Police Department has a response time of less than three minutes to all
areas of the municipality. Approximately 80 percent of police calls that are received are
service related.
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Mt. Lebanon has a mutual aid agreement with Baldwin Township, Castle Shannon
Borough and Dormont Borough, and is in the process of initiating a records management
system that will allow the municipalities to cross-reference records via a shared
computer.
There are several divisions of the police department, including administration, field
services, support services and animal control. In an effort to promote citizen awareness
regarding the role of the police department in the community, the Mt. Lebanon Police
Department offers citizens the opportunity to attend the Citizen Police Academy. The
department also offers school and community-based crime prevention programs.
Administration is charged with the direction, planning, budgeting and computer
operations of the law enforcement functions.
Field services is the largest organizational unit in the department. Field services include
such functions as the apprehension of violators, regulation of conduct and patrol.
Support services provides basic staff support for all operating units, revenue collection,
record management, alarm revenue, and handles the issuance of permits for such things
as solicitations, night parking and alarms.
Animal control is shared on a contractual basis with eight communities. The unit covers
both wild and domestic animals. Specific responsibilities include enforcement of state,
county, and local laws pertaining to animals, housing of animals, and, if necessary,
disposing of injured or unwanted animals.
In 1999, the Mt. Lebanon Police Department initiated a Special Response Team (SRT).
The SRT receives specialized training in addition to the regularly scheduled training that
all officers must attend. In November 1999, the department added a certified canine
officer who handles the police canine. Both the officer and the canine receive specialized
training.
Fire Department
The Mt. Lebanon Fire Department is staffed by 16 full-time personnel and 30 to 40
volunteers and operates from a single fire station located in the municipal building. The
department responds to fires, rescues and hazardous materials calls. In addition, the fire
department conducts school and community-based education progr ams to help prevent
fires, completes fireplace inspections, and with the cooperation of the police department,
performs home security checks.
Mt. Lebanon has a mutual aid agreement with Castle Shannon, Dormont, Bower Hill and
Green Tree fire departments; however, it works most frequently with Castle Shannon and
Dormont.
The Community Facilities referred to in this section can be found on Figure 4-3.
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LIST OF COMMUNITY FACILITIES
IN MT. LEBANON:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
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28.
29.
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38.
39.
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Medical Rescue Team South Authority
Medical Rescue Team South Authority (MRTSA) is a public authority that provides
ambulance service for Mt. Lebanon and six other municipalities in the South Hills,
including Baldwin Township, Castle Shannon Borough, Dormont Borough, Greentree
Borough, and Whitehall Borough. MRTSA is a municipal authority with a twelve
member Board of Directors, appointed by each of the member municipalities.
The 67 member MRTSA staff includes 12 administrative, 11 full- time paramedics, 8 fulltime emergency medical technicians, 13 part-time paramedics, 5 part-time emergency
medical technicians and 18 volunteer emergency medical technicians.
MRTSA operates on a 2.8 million dollar budget that is funded through grants, private
donations and fundraising activities. In 1999, MRTSA won the Pennsylvania Emergency
Service Award of the year.
South Hills Regional Dispatch Center
South Hills Regional Dispatch Center (SHRDC) is an Intergovernmental Agency located
in the Mt. Lebanon Municipal Building. The center answers and dispatches 911 and nonemergency calls for Baldwin Township, Castle Shanno n Borough, Dormont Borough, the
Municipality of Mt. Lebanon and Medical Rescue Team South. The center also answers
911 calls for eight other South Hills communities, and then transfers these calls to their
local dispatch center. SHRDC processed 139,696 calls in 1999, which included over
100,000 for Mt. Lebanon. The center employs 12 full- time and four part-time
telecommunications officers, four full-time communication supervisors and three
administrative staff.
Mt. Lebanon Emergency Management Agency
In accordance with state law, the Mt. Lebanon Emergency Management Agency was
created for the purpose of preventing, minimizing and alleviating injury or damage
resulting from man-made or natural disasters.
During an emergency, the municipal manager assumes the responsibility of emergency
management coordinator and is assisted by the public safety agencies and municipal staff
members.
The agency is maintained and operated on a daily basis by the fire department’s
emergency management and planning platoon. These firefighters are available to set up
the emergency management center and implement the emergency operations plan. They
also maintain the emergency management Website where residents can obtain emergency
preparedness suggestions and information about local emergencies.
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Educational System:
Residents living in Mt. Lebanon have access to one of the best school systems in the
nation. Frequently receiving awards and national recognition, the school system is a
major reason that residents, especially those with young children, find Mt. Lebanon so
inviting. Mt. Lebanon has received the U.S. Department of Education’s Blue Ribbon of
Excellence three times, and in 1999, Mt. Lebanon’s superintendent was named
Superintendent of the Year by the Pennsylvania Association of School Administrators.
According to the latest information provided
on the district’s Internet Web Page,
www.mtlebanon.k12.pa.us, there are 5,672
students enrolled in Mt. Lebanon’s seven
elementary schools, two middle schools, and
one senior high school. Reflective of Mt.
Lebanon’s commitment to planning for the
future and providing excellent service to its
“clientele”, the district initiated a Strategic
Planning process in 1991. The district is
embarked on a new strategic planning
initiative in 2000.
Mt. Lebanon High School
Offering numerous before and after school
programs, the school district places an emphasis on
technology and fine arts in addition to the more traditional academic areas. The district
also welcomes community and parental involvement and initiated a character education
program in 1993.

Complete
Battery

Language

Total Math

Total
Reading

National
Norms
(expected)

Mt. Lebanon Grade 8

Two newly renovated middle
Chart 1 - 1998 Mt. Lebanon Stanford Achievement Test
schools, plus a commitment
Scores
Above Average
to proper upkeep and safety in
Average
70%
all the schools, provide
Below Average
60%
50%
children with a clean, safe
40%
environment. The curriculum
30%
20%
is demanding, but as the
10%
0%
Stanford Achievement Test
(Chart 1) and High School
Aptitude/Achievement Test
(Chart 2) results show, the
professional staff promotes
success. From the elementary to senior high level, Mt. Lebanon students score well
above the nation’s average on these tests. More than 85 percent of Mt. Lebanon
graduates go on to college.
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Other Schools within Mt. Lebanon

Verbal
1200

Math

1000
800

Total

600
400

Total

200

Verbal

Class of 1998

National

State

0

Mt. Lebanon

Mt. Lebanon School District is known
for its excellent sports programs and
numerous student/community
activities. There are 22 interscholastic
sports and more than fifty
extracurricular school activities.

Chart 2 - Mt. Lebanon 1998 SAT
Comparison to State & National Mean

Seton-La Salle High School
Seton- La Salle is one of seven Catholic high schools in the Pittsburgh Diocese. The
school houses grades 9 – 12 and has approximately 575 students. The school is located at
1000 McNeilly Road.
St. Bernard’s R.C. School
St. Bernard’s School is located at 401 Washington Road and contains preschool through
grade 8. Current enrollment is approximately 500 students.
Keystone Oaks High School and Middle School
The high school complex is located on a 43-acre campus along McNeilly Road in Mt.
Lebanon. It includes four computer labs, an all weather track, five tennis courts, a varsity
softball field, a jogging trail, two practice fields, and a planetarium.
The Keystone Oaks middle school is adjacent to the high school. The middle school
contains three computer labs, an auditorium style large group instruction room, and a
video production studio that is shared with the high school students.
The Keystone Oaks School District serves Green Tree Borough, Castle Shannon
Borough, and Dormont Borough.
Mt. Lebanon Public Library
Another of the community’s assets is the rebuilt and expanded Mt. Lebanon Public,
which opened in June of 1997. The library’s collection is extensive, with over 135,000
books. The Library also carries magazines, newspapers, large print books,
videocassettes, audiocassettes, compact disks, and CD-ROMs in addition to historical
archives.
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In addition, the library offers reference services that are available in person or by
telephone; Inter- library loans; programs for adults, young adults, and children; home
bound delivery service; quiet study rooms; PCs and typewriters for public use; and
photocopying services.
Mt. Lebanon Library is a
member of the Electronic
Information Network (EIN)
of Allegheny County. The
network offers on- line
information, including,
Internet access, a database of
magazines and catalog of Mt.
Lebanon and other
participating public libraries
in Allegheny County.
The children’s library offe rs
a variety of programs and
special activities. Programs
include story time sessions for infants,
Mt. Lebanon Public Library
preschool and school aged children; a summer
Castle Shannon Entrance
reading club; family programs; holiday
programs; puppet shows; craft programs; and the opportunity for residents to meet
visiting authors.
The library will issue a free library card to any Allegheny County resident with
identification of residency or a current library card from another county library. The
library card entitles residents to borrow materials from participating public libraries in
Pennsylvania under the PA Access program and to utilize the EIN.
The library presently has approximately 29,000 registered users that hold cards issued by
the Mt. Lebanon Library. The total circulation, based on the most recent numbers is
approximately 414,000 items annually. The library also is host to 1,300 annual programs
for children and adults.
The Mt. Lebanon Public Library created its own website, which is located at
http://www.clpgh.org/ein/mtleb/.
Public Safety Building
There has been much discussion and debate over the need for a new public safety
building in Mt. Lebanon. The present facility, which houses the municipal offices
including the police and fire departments, the district magistrate’s office, and the 911
Center was constructed in 1929 and does not meet the needs of the projected public
safety functional requirements. Several studies have concluded that renovating the
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existing facility is not a viable option and construction of a new facility is necessary.
Hughes Group Architects is currently under contract to design a new public safety
building.
A public and private partnership will finance the public safety building, which will be
built in 2001 and open sometime in 2002. The new building will be located on a vacant
lot (approximately 1.18 acres) at the corner of Washington Road and Shady Drive East.
This central location will place the building at the gateway to Mt. Lebanon’s central
business district, serving as a visible sign of the municipality’s commitment to the
public’s safety.
Mt. Lebanon’s proposed Public Safety Building will contain at least 36,900 square feet,
including about 12,400 square feet for the fire department, 10,700 square feet for the
police department and 13,800 square feet for common areas. There is the possibility of
additional municipal departments or services being located at the proposed Public Safety
Building. Locating the fire and police departments at this site will improve their
effectiveness in emergency situations by providing better opportunities for joint planning
and coordinated efforts.
St. Clair Hospital
Located at 1000 Bower Hill Road, St. Clair
Hospital has been providing quality medical
services since 1954. Today, the hospital serves
300,000 residents and 13 South Hills
communities. St. Clair Hospital currently has
314 beds, offers general and acute care, and
provides comprehensive 24-hour emergency
services. The emergency services department is
one of the busiest in western Pennsylvania,
treating more than 40,000 people a year. The
hospital has 10 clinical departments, a
transitional care center, professional office
building a heart center, and a family birth center among
other medical and support services.

St. Clair Hospital
Main Entrance

The St. Clair Hospital’s Patient Transportation Service is provided at no charge for
ambulatory patients of St. Clair Hospital, St. Clair Hospital Professional Office Building,
SHORE, Medical Diagnostics, Goodwill Manor, St. Clair Occupational Medicine Center,
and St. Clair Physician Office Suites.
In 1999, HCIA and The Health Network selected St. Clair Hospital as one of the 100 Top
Hospitals: Regional Benchmarks for Success Winner in the category of “Large
Community Hospital (250+ acute care beds in service). This award is given to hospitals
that meet performance measures in the following areas: mortality, complications, average
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length of stay, expenses, outpatient revenues, profitability, occupancy rate and
productivity.

b. Analysis of Present Conditions (Public Facilities/Institutions)
During the public participation and stakeholder interviews, the level and quality of
municipal services were identified as strengths. Residents repeatedly stated that one
reason they live in Mt. Lebanon is because of the highly rated community facilities and
services. Another strength of Mt. Lebanon is the high quality public education system
available through the Mt. Lebanon School District. Residents and stakeholders expressed
their appreciation for the excellent curriculum and co-curricular activities. The Mt.
Lebanon Magazine was commended for its promotion of Mt. Lebanon and its ability to
educate citizens while providing an enjoyable “read”.
Several areas of improvement were suggested in relatio n to municipal and school district
relations. Many residents and stakeholders expressed their desire to see more
cooperation and shared services between these two entities. Currently the municipality
and school work cooperatively to provide some recreational services. In addition, the
school district has often made its facilities available to the municipal government. In
interviews, Mt. Lebanon School Board members said that they would like to improve
relations, cooperation and communication with the municipality.
The issue of the proposed public safety building was discussed during the public
meetings. Many of the people who expressed support for a new facility also adequately
demonstrated the need for one. Several studies have been completed that further support
the need for a new facility in order for the police and fire departments to continue to
provide the level of services residents have come to expect.
Generally, residents were pleased with the level of municipal services. However, many
mentioned a lack of services for senior citizens. They suggested that seniors need help
with home maintenance, shopping, and recommended more recreational programs.
Residents stressed the need to maintain infrastructure, including the sidewalks and the
aging municipal building. The need for economic development and more attractive
shopping areas were a high priority for many community members.
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c. Recommendations and Implementation Strategies (Community Amenities
– Public Facilities/Institutions)
Goal: Maintain and improve public safety services in the municipality.
High Priority Objectives:
Objective: Provide adequate facilities, programs and support for fire and police
departments to maintain and improve services to the municipality.
Action: Construct the Public Safety Building at the Mt. Lebanon
Cemetery site.
Partners: Municipal Manager and Staff, Commission, Planning
Board
Cost: Presently being determined
Potential Funding Sources: Municipal Budget, Private and
Corporate Donations
Action: Implement the recommendations of the study being undertaken to
identify the best options for renovation and reuse of the present municipal
building. This will provide the municipality with a facility that will make
more efficient use of the space and come into compliance with all codes
(ADA, etc.).
Partners: Municipal Manager and Staff, Commission
Cost: Presently being determined
Potential Funding Sources: Municipal Budget
Action: Identify the services that are not currently part of a cooperative
effort with providers in surrounding municipalities and determine the
benefits to the region by providing these services on a regional basis.
Partners: Municipal Manager and Staff, Commission, Surrounding
Municipalities, Allegheny County
Cost: Staff Time
Potential Funding Sources: N/A
Action: Maintain and improve existing community oriented policing
programs.
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Partners: Municipal Manager and Staff, Commission, Police
Department, School District, Neighborhood and Community
Groups
Cost: Dependent upon scope of project
Potential Funding Sources: Department of Justice, Municipal
Budget
Action: Maintain and improve neighborhood and school safety education
programs.
Partners: Municipal Manager and Staff, Commission, School
District, Emergency Services, Community Relations Board
Cost: Dependent upon scope of project
Potential Funding Sources: Municipal Budget, School District
Budget
Action: Refine the Emergency Response Plan (School Safety Plan) in
cooperation with the Mt. Lebanon School District.
Partners: Municipal Manager and Staff, Emergency Services,
School District
Cost: Staff time
Potential Funding Sources: N/A
Goal: Reevaluate present levels of community services, based upon the 2000 US
Census Data, to address the changing needs of community residents.
High Priority Objectives:
Objective: Market the municipality to attract young professionals and families.
Action: Survey the younger adults in the municipality and determine what
is important to retaining and attracting this age group. Use these results to
formulate the strategy to market Mt. Lebanon to potential residents.
Partners: Municipal Manager and Staff, Commission, Consultants
Cost: Staff Time, $15,000 - $20,000 if a consultant is used.
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Potential Funding Sources: Municipal Budget
Action: Identify and create new self-sustaining activities that will appeal
to persons in their 20’s and 30’s.
Partners: Municipal Manager and Staff, Commission, Park
Advisory Board, Community Groups
Cost: Dependent upon scope of project
Potential Funding Sources: Municipal Budget, DCNR
Objective: Provide programs and services, currently not available that address the
needs of the senior citizen population.
Action: Inventory current senior oriented programs and services and
identify those lacking or in need of expansion. Survey the senior
population in order to identify what the perceived needs are in the
community.
Partners: Municipal Manager and Staff, Commission, Park
Advisory Board, Community Groups, Senior Living Facilities
Cost: Staff Time, $15,000 - $20,000 is a consultant is used
Potential Funding Sources: Municipal Budget, DCNR
Action: Expand self-sustaining programming for active older adults in the
50 and over age range.
Partners: Municipal Manager and Staff, Commission, Park
Advisory Board, Community Groups, Senior Living Facilities
Cost: Dependent upon scope of project
Potential Funding Sources: Municipal Budget
Goal: Increase constructive interaction between the municipality and the school
district.
Other Objectives:
Objective: Explore opportunities for further collaboration.
Action: Utilize Mt. Lebanon magazine, the cable television system, and
the computer technology to promote joint municipal/school district
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activities such as parking options, local government outreach programs,
etc.
Partners: Municipal Manager and Staff, Commission, School
District
Cost: Staff Time
Potential Funding Sources: Municipal Budget, School District
Action: Establish liaisons from both entities to participate in joint
projects, such as grant applications and program development.
Partners: Municipal Manager and Staff, Commission, School
District
Cost: Staff time
Potential Funding Sources: Municipal Budget, School District
Action: Conduct joint team building programs and leadership
development for staff and elected officials.
Partners: Municipal Manager and Staff, Commission, School
District
Cost: Staff time and dependent upon program
Potential Funding Sources: Municipal Budget, School District
Goal: Establish a spirit of cooperation in planning, use and maintenance of
municipal and school district facilities.
Other Objectives:
Objective: Explore opportunities for residents to use school facilities at times
when the students are not using them.
Action: Conduct regular joint staff meetings.
Partners: Municipal Manager and Staff, School District
Cost: Staff time
Potential Funding Sources: Municipal Budget, School District
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Objective: Explore opportunities to use school facilities for activities not
presently being offered within the municipality.
Action: Conduct regular joint staff meetings.
Partners: Municipal Manager and Staff, School District
Cost: Staff time
Potential Funding Sources: Municipal Budget, School District
Action: Identify and eliminate duplication of services between the school
and municipality.
Partners: Municipal Manager and staff, Commission, School
District
Cost: Staff time
Potential Funding Sources: Municipal Budget, School District
Goal: Educate Mt. Lebanon residents about municipal activities and functions.
Other Objectives:
Objective: Increase public involvement in municipal activities and functions
Action: Identify new techniques to dispense public information and
generate opportunities for public participation.
Partners: Municipal Manager and Staff
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Organize regular community forum meetings to keep residents
aware of happenings in the Municipality; and provide residents an
opportunity to voice their opinion on community issues.
Partners: Municipal Manager and Staff
Cost: Staff time
Potential Funding Sources: Municipal Budget
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Action: Identify and appoint younger adults to municipal boards and
authorities.
Partners: Municipal Manager and Staff, Commission, School
District, Boards and Authorities
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Establish a program that allows for teen input on an ex-officio
basis when appropriate.
Partners: Municipal Manager and Staff, Commission, School
District, Boards and Authorities
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Improve communications (Internet, Cable TV, etc.) that contain
updated information about public meetings and events.
Partners: Municipal Manager and Staff
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Expand school and municipal programs by encouraging students
(including the 9th Grade program and others) to attend municipal meetings
and complete other projects relating to municipal government.
Partners: Municipal Manager and Staff, Commission, School
District, Boards and Authorities
Cost: Staff time
Potential Funding Sources: Municipal Budget
Objective: Preserve and enhance the beauty and character of the municipal
building.
Action: Complete the study being undertaken through the assistance of a
consultant to determine how the present municipal building can best be
utilized after the Public Safety Building is constructed.
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Partners: Municipal Manager and Staff, Consultant
Cost: $25,000-$50,000
Potential Funding Sources: Municipal Budget
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5. Movement of People and Goods
a. Existing Conditions (Movement of People and Goods)
Transportation facilities include roads, rail lines, bus service and pedestrian amenities
such as trails, pathways, sidewalks and crosswalks. Travel patterns and facilities are a
result of human activities that are shaped by natural barriers, historic patterns and current
trends.
As the population of Mt. Lebanon and surrounding communities increases, more demand
will be placed on the municipality for improved transportation opportunities and
infrastructure. Traffic congestion is a concern of Mt. Lebanon residents, as evidenced in
the stakeholder interviews and public meetings. Existing major transportation facilities
are shown on Figure 5-1.

Road Network
The development and maintenance of an efficient and safe road system is critical
to the location of future residential development and economic activity, in
addition to accommodating existing needs. Mt. Lebanon currently has
approximately 100 miles of roadways. The municipality owns and maintains 75
miles of this total, while the PA Department of Transportation owns and
maintains 23 and the county two. The municipality provides winter road
maintenance for the entire 100 miles of roadway through agreements with the
state and the county.
The major north-south routes within the municipality include Washington Road,
Cochran Road, Scott Road/ Castle Shannon Boulevard and Cedar Boulevard.
Major east-west routes are Beverly Road, Bower Hill Road, Gilkeson Road,
Connor Road and Mt. Lebanon Boulevard.
Travel Characteristics and Trends
A few trends account for some of the frustration expressed by residents regarding
traffic congestion. The means of transportation to work has dramatically changed
in Mt. Lebanon between 1980 and 1990. In 1980, 8,272 people drove to work by
private vehicle; in 1990 this number had increased by nearly 30 percent, in
addition nearly 17 percent of the working population carpooled in 1980 but only
10.3 percent carpooled in 1990. As a result of changing commuter patterns, as
well as the growth of the suburbs farther south, more cars travel through Mt.
Lebanon.
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Municipalities to the south, such as Upper St. Clair Township and Bethel Park
Borough, reflect similar commuting trends. Nearly 40 percent of the Upper Saint
Clair and Bethel Park work force commutes to the City of Pittsburgh. Most travel
through Mt. Lebanon on their way to their place of employment.
Parking
In addition to a good road network, convenient parking is needed. Mt. Lebanon
currently has approximately 982 parking spaces that are controlled by the Mt.
Lebanon Parking Authority. These parking spaces are in garages, lots and on
street. Mt. Lebanon offers regular spaces, handicap spaces and “special” spaces
for use under specific circumstances. See Table 25.
Table 25: Mt. Lebanon Parking Facilities
Parking Facility

Number
of Spaces

Type of
Space

Handicap Spaces
Available

Washington Road

88

On Street

Central Square
Roselawn Avenue
Lawncroft Avenue
Wisteria Avenue
Cedar Boulevard
Florida Avenue
Academy Avenue
South Lot
North Lot
Alfred and Washington Lot
Pennzoil Lot
Hilf Street Lot
Church Street Lot
South Garage
North Garage
Beverly Road
Overlook
Ralston
Overlook Lot

15
15
8
10
13
12
26
17
21
21
45
12
15
302
269
35
7
5
49

On Street
On Street
On Street
On Street
On Street
On Street
On Street
Off Street
Off Street
Off Street
Off Street
Off Street
Off Street
Off Street
Off Street
Off Street
On Street
On Street
Off Street

4 special, 4 municipal,
and 1 handicap
No
No
No
No
No
No
No
1 handicap
2 handicap
1 handicap
No
1 handicap
No
5 handicap
7 handicap
1 handicap
No
No
1 handicap

Mt. Lebanon Police Department, 2000

Parking permits and rates vary for the different lots and garages. The various
parking permits available include: day permits (6 AM - 10:30 PM), 24-hour
permits, morning permits (4 PM - 12 Noon), night permits (4 PM - 9 AM).
Hourly rates are also available in the parking garages. Parking meters are
enforced Monday through Saturday 9 AM - 6 PM.
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Public Transportation
Light Rail System
The Port Authority’s light
rail system (The T) has
stops in Mt. Lebanon on
Shady Drive East,
Arlington Park and
Poplar Street, these being
three of the 14 stops
within the system. The T
runs to downtown
Pittsburgh, making stops
at Steel Plaza, Wood
Street, Gateway Center
and Station Square. The
southern most extension of the T
travels to South Hills Village.

T Stop at Shady Drive East

Bus System
There are several bus routes that serve Mt. Lebanon and the South Hills.
These routes serve Mt. Lebanon along with surrounding municipalities
and travel to Forbes and Stanwix Streets in downtown Pittsburgh and to
the Oakland Section of Pittsburgh. Figure 5-2, Public Transportation Map
displays the bus routes and stops.
Sidewalks and Pedestrian Facilities
Mt. Lebanon has sidewalks throughout 70 percent of the municipality. This allows
residents to easily walk to business districts, workplaces, and recreational facilities. It
also allows school students to walk to and from school each day although many parents
choose to drive their children. Additional pedestrian features also exist within the
community. These features include signalized crosswalks at heavily traveled
intersections and ADA compatible curbing. Map 5-3 displays existing sidewalks within
Mt. Lebanon.

b. Analysis of Present Conditions (Movement of People and Goods)
Traffic congestion is of particular concern in the area bounded by Washington, Cochran,
and Bower Hill Roads. During peak hours, these roads become so overcrowded that
motorists use neighborhood streets to bypass congested areas and, in doing so, create
additional safety concerns.
The public transportation system functions well within the municipality, and the use of
the public transportation system should be promoted and enhanced. Buses and light rail
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travel to and from Pittsburgh regularly. Residents who
have disabilities or have trouble walking said they
would like to have public transportation available to
transport them to and from the T Stop.
There is also a need for more parking near the T Stop
for those persons using the service. Additional parking
could help increase ridership, which could reduce the
amount of traffic within the municipality.

Existing Parking at T-stop

A study completed in June 2000 by the Mt. Lebanon
municipal staff examined parking for multi- family
residential facilities. The purpose of the study was to identify and map all multi- family
structures and available on-site parking in order to determine those areas for which a
parking deficiency exists. A deficiency was identified as a structure that did not have at
least a 1:1 ratio of units to parking spaces. The conclusions of the study indicate that:
there are 9 target areas where parking deficiencies presently exist; residents who live in
some of these identified target areas underutilize parking authority lots and garages;
several of the deficiencies are structure specific as opposed to area specific; and
alternative solutions are available for certain areas.
While no recommendations were made specific to this study (which is available for view
at the municipal offices), there were several observations:
•

For many of the identified deficiencies public parking solutions already
exist but are not being utilized;

•

The Parking Authority may wish to explore the benefits of a marketing
program directed at residential permits. It is quite obvious this market
exists;

•

Opportunities for private parking solutions should be examined (i.e.
Rolliers, Shady Drive East, Atria’s, etc.);

•

If a permit system for overnight on-street parking is to be considered,
police, fire, public works, and the municipal traffic consultant should be
consulted to assure that the implementation of such a program does not
create any public safety issues; and

•

The Central Square/Roselawn area should be evaluated to determine if
changes in the R-4 zoning regulations governing parking in required yards
could alleviate some of the problems.
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c. Recommendations and Implementation Strategies (Movement of People
and Goods)
Goal: Provide sufficient parking within the municipality.
High Priority Objectives:
Objective: Evaluate current parking conditions in the Municipality.
Action: Review and adopt improvements to parking provisions in the
Washington Road area.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission, Mt.
Lebanon Parking Authority, Business Owners
Cost: Cost specific to improvements adopted
Potential Funding Sources: Municipal Budget and/or Mt.
Lebanon Parking Authority
Goal: Enhance regional transportation network.
High Priority Objectives:
Objective: Advance proposed local improvements to the regional transportation
network that will allow residents to travel more efficiently and safely.
Action: Along with the Port Authority of Allegheny County, identify the
need for an intra-community feeder bus system linking the neighborhoods
and the central core area.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Commission, Port Authority, Planning Board, Traffic
Board, Independent Living Facilities
Cost: Dependent upon number of buses and routes
Potential Funding Sources: Municipal Budget, Port Authority, SPC,
Transportation Enhancement Grants (TEA 21)
Action: Continue the efforts to establish a transit oriented district focused
around the Mt. Lebanon T Station which would include high intensity
commercial and employment uses along with moderate to high-density

5-5

residential uses. The area located within a 10- minute walk from the transit
stop would define this district.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Economic Development Council
Cost: Staff Time; $20,000 - $30,000 for a study and ordinance
revisions
Potential Funding Sources: Municipal Budget, SPAG
Action: Coordinate with the Port Authority of Allegheny County
regarding future improvements at the T Station.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Commission
Cost: Staff time
Potential Funding Sources: Municipal Budget, Port Authority
Action: Promote the development of the parcel adjacent to the T Station
consistent with the Chan Krieger Study.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Commission, Economic
Development Council, developers
Cost: Staff time
Potential Funding Sources: Municipal Budget
Goal: Relieve traffic congestion within Mt. Lebanon
Other Objectives:
Objective: Discourage the use of neighborhood streets for through traffic.
Action: Improve arterial roadway capacity through recommendations of
the municipal traffic engineer.
Partners: Municipal Manager and Staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Commission, Traffic Board, Penn DOT
Cost: Dependent on scope of the project (identified problem)
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Potential Funding Sources: Municipal Budget, Penn DOT, SPC
Action: Identify which residential roads are experiencing an increase in
cut-through traffic and utilize traffic calming devices to slow down and
discourage this traffic where it would not be a detriment to the
neighborhood.
Partners: Municipal Manager and Staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Planning Board, Commission, Traffic Board, Penn DOT, SPC
Cost: $25,000 - $35,000 (to complete the study)
Potential Funding Sources: Municipal Budget, Penn DOT, SPC
Objective: Provide residents and commuters with safe access to and from
commercial centers.
Action: Identify the deficiencies in the sidewalk/trail system that are
affecting safety and limiting the mobility of the school age and elderly
population. Prioritize these deficiencies and make improvements as the
budget allows.
Partners: Municipal Manager and staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Traffic Board, Planning Board, Commission
Cost: Staff Time; $10,000 - $20,000 (Study to provide
recommendations)
Potential Funding Sources: Municipal Budget
Action: Reduce vehicle/pedestrian conflicts by continuing to educate and
promote safe walking and driving practices.
Partners: Municipal Manager and Staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Planning Board, Commission, Traffic Board, School District, Mt.
Lebanon Magazine
Cost: Dependant upon project scope
Potential Funding Sources: Municipal Budget, School District
Budget
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Action: Continue to ensure that clear sight triangles are maintained at all
heavily traveled intersections.
Partners: Municipal Manager and Staff, Public Works
Department, Traffic Board, Penn DOT, property owners
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Continue the efforts to have the Cochran Road Corridor Project
placed on the SPC Transportation Improvement Plan (TIP). This project
involves the upgrade of traffic signals and the installation of an
interconnect system for traffic signals for Cochran and Beverly Roads
from Robinwood Drive to Cedar Boulevard.
Partners: Municipal Manager and staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Planning Board, Commission, SPC, Penn DOT
Cost: $600,000 ($250,00 is on the TIP )
Potential Funding Sources: Municipal Budget, Penn DOT, SPC
Action: Upgrade traffic signals in the Washington Road Corridor and
install an interconnect system for traffic signals. (While the current traffic
signal system is adequate, plans should begin to upgrade the system to
meet future transportation demands and the need for a system that is
compatible with the proposed fire department’s pre-emption system.
Partners: Municipal Manager and staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Planning Board, Commission, Traffic Board, SPC, Penn DOT
Cost: $800,000
Potential Funding Sources: Municipal Budget, Penn DOT
Goal: Develop Mt. Lebanon as a Multi-modal transportation center.
Other Objectives:
Objective: Enhance and develop areas that link different transportation modes
within Mt. Lebanon.
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Action: Identify locations where transportation systems can be linked
through the reservation/acquisition of rights-of-ways. (These areas should
include facilities for parking, sidewalks, public transportation, trails and
pathways, and bike routes).
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Parking Authority, Port Authority
Cost: Staff time
Potential Funding Sources: Municipal Budget, DCNR, DCED
Action: Promote alternative transportation sys tems such as public
transportation, bike lanes and sidewalks along heavily traveled corridors.
Partners: Municipal Manager and Staff, Commission, Mt.
Lebanon Magazine, Cable Television
Cost: Dependant upon project scope
Potential Funding Sources: Municipal Budget
Action: Link neighborhoods to commercial districts through the
development of multi- use trails.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Parks Advisory Board, Traffic Board
Cost: Dependant upon project scope
Potential Funding Sources: Municipal Budget, DCNR, Private
Foundations
Action: Approach the Port Authority of Allegheny County to increase
available parking at the T-stop.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Commission, Traffic
Board
Cost: Will be dependent on the scope of the project (number of
spaces, other enhancements, etc.)
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Potential Funding Sources: Municipal Budget, Mt. Lebanon
Parking Authority, Port Authority of Allegheny County, TEA 21
Action: Promote the completion of the Painters Run Road improvement
project (connector to I-79), Cochran/Beverly Road intersection, Overlook
and Beverly Road Intersection, and Route 19 south of Connor and
Gilkeson.
Partners: Municipal Manager and Staff, Traffic Board, Municipal
Engineer, Municipal Planning Consultant, Planning Board,
Commission, SPC, Penn DOT, Allegheny County, surrounding
municipalities
Cost: Staff Time to promote the completion
Potential Funding Sources: TEA 21, SPC, Allegheny County
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6. Housing
Housing reflects a community's social and economic conditions. The condition and
supply of housing can be used as an indicator of economic cycles, population growth or
decline and architectural trends. Safe, sound, affordable housing is vital to a community
and is a regional concern. Therefore, planning for adequate and affordable housing
should be balanced with other community planning objectives.
Housing units are structures intended for residential use (for example, single family
home, apartment house, boarding house, or mobile home). The relationship of occupied,
unoccupied, and vacant units can help to determine economic trends and housing
conditions. Owner-occupied units are usually well maintained and retain a higher resale
value than renter-occupied units. Identifying the number of unoccupied units is equally
important because blight and general deterioration becomes an issue when a building
remains empty for long periods. In addition, knowing how many housing units are
vacant can be beneficial when trying to locate additional housing opportunities.

a. Existing Conditions (Housing)
Mt. Lebanon is a well-established community with both mature and new housing stock in
various price ranges. The majority of homes are in good condition and property
maintenance appears to be a high priority. Mt. Lebanon homes are primarily owneroccupied.
In 1990, the median cost of a house in Mt. Lebanon was $103,600. Table 26 compares
Mt. Lebanon and the surrounding municipalities in terms of median housing values.
Only Upper St. Clair has a higher median household value. Bethel Park and Green Tree
are both more than $20,000 less in median value, and the City of Pittsburgh lags far
behind with a median housing value of $41,200.
According to the Western Pennsylvania Multi- List for 1999, the cost of a single-family
home in Mt. Lebanon ranged from $55,000 to $690,000. During an interview with the
Mt. Lebanon Finance Director, it was determined that in 1999, houses in Mt. Lebanon
sold for an average of approximately $158,940.
Multi- family structures include apartments, duplexes, condominiums and townhouses.
Condominiums and townhouses are structures containing multiple housing units that
share common areas such as a roof, walls, hallways, entrances, swimming pools, etc. A
multi- family structure may also contain single-family units in a townhouse setting that
share common walls and roof but a separate entrance, or it could be an apartment unit
that shares common walls, roof, entrance and hallways. According to the Western
Pennsylvania Multi- list for 1999, condominium and townhouse sales in Mt. Lebanon
ranged from $35,000 to $340,000.
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Although the municipality
has a high majority of owner- Table 26: Median Housing Value & Contract Rent
occupied housing, rental units
1990 Median
Value Specified owner 1990 Median
are available as well. As
housing
Rent
shown in Table 27,
approximately 71 percent of
$103,600
$425
the 14,159 total housing units Municipality of Mt. Lebanon
were owner-occupied, while
$82,200
$458
Bethel Park Borough
approximately 26 percent
$57,200
$377
Castle Shannon Borough
were renter-occupied in 1990.
$49,500
$338
Dormont Borough
The high amount of home
$78,400
$404
Green Tree Borough
ownership is an attribute of
$69,000
$465
Scott Township
stability in a community.
$138,700
$627
Upper St. Clair Township
However, an adequate
amount of rental units
City Of Pittsburgh
$41,200
$298
available within the
$57,100
$315
Allegheny County
community provides housing SPC Region
$50,422
$239
accommodations for a
Pennsylvania
$69,700
$322
diverse population. As
Source: 1990 Census
shown in Table 26, the 1990
median rent for units in the Mt. Lebanon area was $425, which is comparable for the
region.
As shown in Table 27, in 1990 Mt. Lebanon not only had more than 70 percent owneroccupied homes, but it also had a low vacancy rate of 3.6 percent. As illustrated, the
municipalities of Green Tree, Bethel Park and Upper St. Clair are the only areas within
the comparison study area that were higher than Mt. Lebanon in the number of ownerversus renter- occupied housing units. However, these three municipalities all had lower
vacancy rates when compared to Mt. Lebanon. Mt. Lebanon ranked far above the
remaining municipalities and that of the county, the SPC Region and the state.
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Table 27: Housing Comparison: Owner Occupied, Renter and Vacant Homes
1990 Housing Units

% Renter Occupied

% Vacant

25.5

3.6

Municipality of Mt. Lebanon

14,159

% Owner Occupied
70.9

Bethel Park Borough

12,997

78.9

18.8

2.4

Castle Shannon Borough

4,066

61.5

34.6

3.9

Dormont Borough

4,321

55.1

40.8

4.1

Green Tree Borough

1,969

87.1

10.9

2.0

Scott Township

7,797

65.0

30.9

4.1

Upper St. Clair Township

6,806

90.7

6.7

2.6

City of Pittsburgh

170,159

40.2

43.1

9.8

Allegheny County

580,738

61.7

31.5

6.8

SPC Region

1,097,717

65.5

27.6

6.9

Pennsylvania

4,938,140

64.3

26.8

8.9

Source: 1990 Census

Table 28 illustrates the year in
which housing units were built for
the study area. As shown, the age
of the housing stock within Mt.
Lebanon differs from the
comparison municipalities and
aligns more so with SPC region as
a whole. More than one-third of
the houses in Mt. Lebanon were
built prior to 1939. This
development coincides with the
construction of the Liberty Tunnel
and Mt. Lebanon’s subsequent
development as a suburb with easy
access to downtown Pittsburgh.

Table 28: Year of Housing Unit Construction
Municipality
Municipality of Mt. Lebanon

% Before
1939

% 19391979

% 19801990

30.6

63.1

6.3

7.3

80.9

11.8

Castle Shannon Borough

13.8

81.8

4.4

Dormont Borough

70.9

28.4

0.7

Green Tree Borough

15.9

81.2

2.9

Scott Township

11.2

84.5

4.3

3.8

82.6

13.6

City of Pittsburgh

55.3

40.0

4.7

Allegheny County

35.2

57.2

7.6

SPC Region

34.1

54.6

11.2

Pennsylvania

35.1

52.5

12.4

Bethel Park Borough

Upper St. Clair Township

Source: 1990 Census
The majority of housing
development occurred in the 40-year
period between 1939 and 1979 for Mt. Lebanon and most of the comparison
municipalities. The two exceptions are the City of Pittsburgh and Dormont, both of
which experienced the majority of home building in earlier years.

Mt. Lebanon has seen a decline in home building since 1980. Of the current housing
stock, only 6.3 percent was built after 1980. As Table 28 depicts, Bethel Park and Upper
St. Clair have continued to experience new home development in the period from 1980 to
1990.
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Table 29 offers a comparison of
the number of persons per
household in Mt. Lebanon and the
study area. In 1990, Mt. Lebanon
aligned closely with the
comparison area and was slightly
below the state average.
As shown on Table 30, the
construction of one-unit detached
structures remained the dominant
housing type in Mt. Lebanon.
Overall, the construction of new
housing has seen relatively little
growth because of the lack of
available land.

Table 29: 1990 Persons Per Household
# of Households

Persons Per
Household

Municipality of Mt. Lebanon

13,652

2.40

Bethel Park Borough

12,962

2.65

Castle Shannon Borough

3,907

2.33

Dormont Borough

4,143

2.36

Green Tree Borough

1,930

2.54

Scott Township

7,474

2.23

Upper St. Clair Township

6,626

2.96

153,483

2.27

541,261

2.41

4,495,966

2.57

City of Pittsburgh
Allegheny County
Pennsylvania
Source: 1990 Census

Mt. Lebanon has seen a 78.7 percent increase in the number of one- unit attached
structures since 1980. In addition, the number of structures that contain five or more
units has increased. This increase in one- unit attached structures and multi- unit
structures includes apartments, townhouses and
group living quarters.

Table 30: Units in Structure
In 1999, according the chief
inspector, Mt. Lebanon
1970
1980
1990
issued 802 permits. This
Total Housing Units
13,377 13,356 14,159
number includes permits for
1-unit detached
9,664
9,617
9,663
signs, parking pads,
1-unit attached
*
445
795
swimming pools, occupancy
permits, air conditioners,
2 to 4 units
835
613
546
furnaces, grading, fences and 5 to 9 units
2,878
482
546
demolition in addition to
10 or more units
*
2,199
2,596
building permits. Only two
Source: 1990 Census, *Data not available
permits were issued for the
construction of new single- family homes and new multiple- family home, which
accounted for $1,080,000 in construction costs.

% Change
1980-1990
6.0
0.5
78.7
-21.0
13.3
18.1

Table 31 shows the number of permits issued for new single- family, multi- family and
commercial structures in the years 1990 through 1999.
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Year
1990
1991
1992
1993
1994
1995
1996
1997
1998
1999

Table 31: Building Permits Issued
Single-Family
Multi-Family
Commercial
Structure
Structure
Structure
9
6
1
7
1
1
7
1
0
7
3
2
5
1
3
3
1
1
5
1
1
5
2
3
5
0
1
1
1
2

Source: Mt. Lebanon Inspections Office

b. Analysis of Present Conditions (Housing)
As stated, Mt. Lebanon has 18 distinctive ne ighborhoods offering houses in a variety of
architectural styles and price ranges. Field views verify that Mt. Lebanon has maintained
a high level of quality housing stock.
The Mt. Lebanon Inspections Office promotes housing maintenance by conducting an
annual program to assure compliance with municipal codes. The inspections office aims
to provide “quick and efficient response to service requests.” When a property owner
calls with a concern, a member of the inspections office will make a site visit. Inspection
Officers give much of the credit for the property maintenance to the homeowners
themselves, who are generally eager to comply.
High cost of housing is a concern in Mt. Lebanon in addition to the level of taxes that
residents pay. However, many people stated that the level of services provided by the
municipality offset this concern and that the quality of education provided by the school
district far outweighs the rate of taxation.
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c. Recommendations and Implementation Strategies (Housing)
Goal: Ensure that Mt. Lebanon continues to be a desirable place to live.
High Priority Objectives:
Objective: Maintain the residential character of the municipality.
Action: Continue to promote future land use decisions that will maintain
an approximate 70:30 ratio of single- family residential to multi- family
residential dwelling units.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission
Cost: Not Applicable
Potential Funding Sources: Not Applicable
Action: Ensure that future residential development will be consistent with
the character of the neighborhood (trees, sidewalks, landscaping, etc.)
through the continued enforcement of building codes and update of zoning
ordinance requirements.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Cost: Staff time
Potential Funding Sources: Municipal Budget
Objective: Promote diversified housing opportunities to attract new residents to
the community.
Action: Continue to the process of utilizing the upper floors of
commercial businesses for loft apartments through the amendment of
zoning ordinances and compliance with building and fire codes.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
EDC
Cost: Staff time
Potential Funding Sources: Municipal Budget
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Action: Create a partnership between Mt. Lebanon’s Economic
Development Council and local real estate agencies to promote Mt.
Lebanon as a good residential choice for young people.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
EDC, Real Estate Developers and Agencies
Cost: Staff time
Potential Funding Sources: Municipal Budget
Other Objectives:
Objective: Preserve the integrity, character, and condition of residential
neighborhoods.
Action: Continue the exterior property maintenance annual inspection
program.
Partners: Municipal Manager and Staff
Cost: Staff time
Potential Funding Sources: Municipal Budget
Goal: Preserve the historic character of Mt. Lebanon.
Objective: Preserve and maintain structures of historic and architectural
significance.
Action: Examine the benefits of protecting historical structures through a
local historic district or historic overlay zone.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, Volunteers
Cost: Staff time
Potential Funding Sources: Municipal Budget
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7. Economic Development
a. Existing Conditions (Economic Development)
The Mt. Lebanon economy has traditionally been one of the strongest and most stable in
southwestern Pennsylvania. Employment and other economic indicators are consistently
among the best in the region and higher than both the state and county average.
Preserving the municipality as a desirable place to live, work or locate a business is
essential to maintaining Mt. Lebanon’s favorable economy.
The ability to attract new businesses to Mt. Lebanon is enhanced by its location, as it is a
gateway to the South Hills from northern communities and the City of Pittsburgh.
Accessible to Pittsburgh, the region’s major employment center, Mt. Lebanon combines
urban sophistication with small-town charm. Its economy is greatly enhanced by the
strong residential neighborhoods, excellent school system and diverse recreational
opportunities.
Commercial Areas
Mt. Lebanon has several commercial areas, including a central business district, two
smaller business districts, some unique commercial “pockets” and a specialty mall.
Washington Road
The Washington Road business
district serves as Mt. Lebanon’s
main street, stretching from
McFarland Road to Castle
Shannon Boulevard. It includes a
mix of specialty shops, restaurants,
community facilities and services,
parking garages, offices, banks,
schools, municipal offices and
other businesses and facilities.
Washington Road consists of four
vehicular lanes, which are heavily
traveled during peak ho urs. The
streetscape also includes many
pedestrian amenities which makes it
aesthetically appealing to shoppers.

View of Washington Road
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Beverly Road
This small commercial district runs along
Beverly Road from Overlook Drive to
approximately Ralston Place. Beverly
Road has retail stores, restaurants, and
specialty shops, as well as a few service
providers, such as banks and offices. This
district also caters to the pedestrian with
on-street parking and many streetscape
amenities.
View of Beverly Road
Galleria Area (Intersection of Gilkeson/ Connor/ and Washington Roads)
Located in the southern border of the
municipality this commercial area centers
on the Galleria Mall. In addition to the
mall, this area includes several gasoline
stations, restaurants and a few individual
retail establishments. In general, this area
is designed to accommodate customers
using private automobiles. Businesses
have large parking lots and few pedestrian
amenities.
View of the intersection of
Gilkeson, Connor and Washington
Roads
Castle Shannon Boulevard
The Castle Shannon Boulevard
commercial corridor is located in the
southwestern section of the municipality
near the Castle Shannon border. It
consists of a grocery store and other
smaller retail and service oriented
businesses. The portion of the corridor
that runs from Sunset Drive to Mt.
Lebanon Boulevard is auto oriented.
Sidewalks are located in the commercial
area that runs from Shady Drive East to
Sunset Drive helping to attract
pedestrians to small businesses. Most

View of Castle Shannon Boulevard
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business in the corridor are “destination” businesses.
Cochran Road
The Cochran Road commercial area is
located in central Mt. Lebanon and
extends from Bower Hill Road to
Cedar Boulevard. It consists of a mix
of gas stations, super drug stores and
other retail businesses. This heavily
traveled area is also auto oriented.

View of Cochran Road
Economic Development Organizations
The merchants in Mt. Lebanon have the opportunity to join the Mt. Lebanon Area
Chamber of Commerce. The chamber is a partnership of people working together for
better business, personal opportunities, economic development, and community
enrichment. The chamber strives to determine areas where it can serve and support its
members and the community. They offer educational programs, networking mixers and
business showcasing opportunities.
Two Business and Professional Associations (BPA) presently exist in Mt. Lebanon. One
of the BPA’s serves the business district for Beverly Road and the other serves the
Washington Road corridor.
Economic Development Officer
Mt. Lebanon maintains a fulltime economic development officer as part of its municipal
staff. This professional is responsible for many activities including the following:
•
•
•
•
•
•

Serving as the liaison to the Mt. Lebanon Economic Development
Council.
Consulting with local business owners that are having problems.
Maintaining a commercial property database in order to provide
information to businesses or developers looking at property in Mt.
Lebanon.
Recruiting business/development consistent with the Strategic Plan for
Washington Road.
Serving as a liaison among developers and appropriate municipal staff,
boards and authorities to facilitate development.
Initiating incentive programs that promote desirable development.
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In addition to these primary responsibilities, the economic development officer also helps
officials focus on both short- and long-term issues facing the municipality. These issues
include finding ways to mitigate the “empty nest” syndrome within the municipality by
attracting new families; other issues include helping to create and preserve green space
within the community.
Economic Development Council
The Economic Development Council (EDC) was formed in 1996 to implement the
Strategic Plan for Uptown Washington Road developed by Chan Krieger & Associates.
Their focus has extended beyond the Washington Road corridor and they presently meet
on a monthly basis to discuss other development initiatives within the municipality.
The EDC has set forth a list of priorities for Mt. Lebanon’s economic development
efforts. The main goal is to increase pedestrian density patterns near and along
Washington Road. In addition, the following priorities have been identified:
1) Creation of a transit oriented district which would include:
a. Higher density housing, minimum design standards for residential and
commercial structures, and standards for on-site parking (off-street or subsurface)
b. Pedestrian linkages (walkways, bikeways, etc.)
c. Develop a model for this district and determine development costs
(acquisition, rehabilitation, etc.)
2) Support development of Clearview Commons and greenspace along Washington
and Alfred Roads
3) Continue to support developments through their role as liaison and advisor
4) Provide a single point of contact for potential developers
5) Continue to develop appropriate product support
a. Tax Increment Financing (TIF)
6) Implement a public relations and marketing campaign
a. Internally
b. Externally to create a positive reputation

b. Analysis of Present Conditions (Economic Development)
If it is to remain a progressive community, Mt. Lebanon must promote economic growth.
Mt. Lebanon must strive to remain viable in the local and regional economy, while
preserving the character and charm of its various business districts. Mt. Lebanon is
among the regional leaders in recreational facilities, community services, and public
education. This has helped to attract and retain residents which in turn has helped sustain
local businesses. The business districts also need to reflect the outstanding character and
evolution of the rest of the community. Currently, the central business district on
Washington Road is faced with challenges including vacancies, congestion caused by
thru-traffic and a perceived lack of parking.
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Stakeholders and attendees at public meetings mentioned the desire for more specialty
stores and a grocery store on Washington Road. The store could be an anchor that
attracts a variety of customers for other businesses along Washington Road. If a store of
this type were to locate along Washington Road, it should not dominate the streetscape,
but be developed in a manner consistent with the character of the business district,
including location of parking, windows, signs, height, etc.

c. Recommendations and Implementation Strategies (Economic
Development)
Goal: Increase economic development opportunities in Mt. Lebanon.
High Priority Objectives:
Objective: Promote the utilization of the existing vacant commercial space for
economic development opportunities consistent with the character of Mt.
Lebanon.
Action: Identify and attract businesses that generate high amounts of
pedestrian traffic at strategic locations to serve as anchors to increase
activity throughout the commercial corridor.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC, Developers, Real
Estate Agencies, County, Local Chamber of Commerce
Cost: Staff time
Potential Funding Sources: Municipal Budget, Developers, Tax
Incremental Financing
Action: Continue to encourage small specialty shops to locate within the
central core areas of the business districts.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC, Developers, Real
Estate Agencies, County, Local Chamber of Commerce
Cost: Staff time
Potential Funding Sources: Municipal Budget, Developers
Action: Continue to market locations available for commercial
development.
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Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC, Developers, Real
Estate Agencies, County, Local Chamber of Commerce
Cost: Staff time
Potential Funding Sources: Municipal Budget, Developers
Action: Develop the Clearview Commons Site as identified in the Chan
Krieger Plan.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC
Cost: $500,000
Potential Funding Sources: Municipal Budget
Action: Recruit commercial tenants that attract young consumers.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC, developers, real
estate agencies, county
Cost: Staff time
Potential Funding Sources: Municipal Budget, Developers
Action: Adopt new sign requirements to allow for more creative/attractive
advertising opportunities.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC,
Cost: Staff time
Potential Funding Sources: Municipal Budget

Objective: Encourage diversification of Mt. Lebanon’s commercial base.
Action: Develop a marketing plan to attract businesses that meet
consumer needs (generated from the results of the magazine survey).
Partners: Municipal Manager and Staff, EDC, Mt. Lebanon
Magazine
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Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Locate a suitable area to create a “cultural district” (theater, cafes,
book shops, etc.) along Washington Road.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
EDC, Traffic Board, Parking Authority, Community Relations
Board, Business Owners
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Determine where professional offices should best be located so as
to improve the economic vitality of the business districts.
Partners: Municipal Manager and Staff, Municipal Traffic
Engineer, Municipal Engineer, Municipal Planning Consultant,
Planning Board, Commission, EDC, Traffic Board, Parking
Authority
Cost: Staff time
Potential Funding Sources: Municipal Budget
Goal: Attract additional pedestrian traffic into the commercial districts.
Other Objectives:
Objective: Enhance existing streetscape amenities and incorporate additional
amenities (i.e. large store front windows, attractive lighting and street furniture) to
encourage foot traffic.
Action: Consider implementing the remaining strategies from “A
Strategic Plan for Uptown Washington Road”, the “Castle Shannon
Boulevard Corridor Study” and the 1989 Comprehensive Plan. These can
be found in Appendix E.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Cost: Will be dependent on the project that is undertaken
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Potential Funding Sources: Will be determined on a project-byproject basis and the potential use of Tax Incremental Financing.
Action: Continue to provide community events and festivals in or near the
business districts on Washington and Beverly Roads.
Partners: Municipal Manager and Staff, Commission, Mt.
Lebanon Magazine, Park Advisory Board, EDC, Mt. Lebanon
Magazine, bus iness owners, volunteer organizations
Cost: Dependent upon project
Potential Funding Sources: Municipal Budget, Private and
Corporate Sponsors, Festival Promoters
Goal: Increase Mt. Lebanon’s involvement in regional economic development
planning efforts.
Objective: Identify and create regional economic niches, avoiding duplication
within the region.
Action: Establish a forum for the local municipal economic development
officials to discuss current initiatives and promote regional economic
development.
Partners: Municipal Manager and Staff, Commission, EDC, SPC,
surrounding municipalities, Urban Redevelopment Authority,
Allegheny County
Cost: Staff time
Potential Funding Sources: Municipal Budget
Action: Complete a benchmark study that compares Mt. Lebanon to the
surrounding municipalities, the county, the state, and similar inner-ring
suburbs (income level, education level, etc.). This study should utilize the
most recent demographic data available and provide Mt. Lebanon with a
base for improving services.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, Consultants
Cost: $30,000-$50,000
Potential Funding Sources: Municipal Budget
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8. Land Use
The Land Use Plan may be the most important section of the comprehensive plan, for it is
the culmination of all other plan elements (i.e. existing environmental, transportation,
infrastructure, socio-economic conditions, etc.) needed to formulate a usable plan that
accommodates the future land use needs of the municipality. A comprehensive plan
should attempt to encourage the most effective use of land in order to stimulate economic
development, preserve sound housing stock, and encourage compatible land uses.
The Land Use section of this comprehensive plan will be the cornerstone from which
municipal officials will make decisions regarding future development. Several issues
will affect Mt. Lebanon’s ability to maintain its residential flavor while promoting
economic development. Transportation, commercial development, and available green
space will all be directly affected by land use decisions.
Numerous hours were spent in the field conducting site visits in order to accurately
determine existing land use characteristics. Each individual lot within the municipality
was field viewed and classified according to land use type. The completed field maps
were then reviewed and checked for accuracy by the comprehensive plan steering
committee and the Mt. Lebanon Inspections staff. A new color coded digitized map has
been created that reflects the land use patterns of Mt. Lebanon. This map is entitled “Mt.
Lebanon’s Existing Land Use Map” and is presented in a Geographic Information
Systems Format (GIS).
The following land use categories have been identified for Mt. Lebanon.
Residential – Buildings that are designed and used for the living quarters of one
or more persons. This category includes single family, multi- family, high-rise,
and assisted living.
Single-family – a building that is designed for, and occupied by, not more
than one family and is not attached to any other dwelling unit.
Multi-family – a residential dwelling containing two or more dwelling
units.
High Rise – a resident ial building containing three or more floors and
having more than two dwelling units.
Assisted Living/Nursing/Institutional – a building devoted to the shelter,
maintenance, or education and care of minor children; homeless, aged, or
infirmed persons; or members of a religious community.
Commercial – A land use or structure that is used by the owner or occupant for
financial gain. Typically, this land use is clustered with similar land uses to form
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a commercial district. This category includes retail and service oriented
businesses.
Recreation – Any parcel of land or water, unimproved or specifically developed
for public or private use or enjoyment. This category of land use is designed and
equipped for the conduct of sports, leisure time activities, and other recreational
activities.
Community Facilities – Public or private buildings maintained for civic or
municipal uses. This category includes buildings such as municipal buildings,
public libraries, churches, schools, cemeteries, etc.
Transportation - Land dedicated to the movement of people, goods, and
services. This category includes streets, alleyways, highways, and parking
facilities.
Vacant – Consists of undeveloped land, land that is currently unused, or land that
cannot be classified into one of the prior categories.
Conservation – Protected lands designated for open space or greenspace in
accordance with the Comprehensive Plan of Mt. Lebanon.

a. Existing Conditions (Land Use)
Mt. Lebanon is a “built-out” community, meaning that there is very little or no
undeveloped or vacant land available for development. Primarily a residential
community, the municipality has
Table 32: Mt. Lebanon Land Use 1999
several strong commercial districts
and a fair representation of land
Land Use Category
Acres
Square Miles
specified for recreation or leisure
Residential
2,433.3
3.8
activities. Pockets of high-density
Commercial
102.5
0.2
residential housing are scattered
Recreation
247.7
0.4
throughout the municipality, but are
374.1
0.6
primarily located in the northern and Community Facilities
southern most sections. Land Use is Transportation
498.8
0.8
shown on the Existing Land Use
Vacant
127.1
0.2
Map, Figure 8-1.
TOTAL
3,783.5
6.0
Source: Mackin Engineering Company, 1999

Typical of most communities, the
largest land use category in Mt. Lebanon is residential. Of the six square miles of land
area, 63.3 percent, or 3.8 square miles is classified as residential. Seventy- four percent of
the existing land is identified as residential and the remaining 24 percent is comprised of
commercial, recreation, community facilities, transportation or vacant land. Singlefamily dwellings comprise 91 percent of the residential land use category. Five percent
of the residential category is classified as multi- family. Both the high-rise and assisted
living categories, at two percent each, compile the remaining four percent. The land use
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categories are listed in Table 32 with the corresponding acreages and square miles for
each. Residential land uses are evaluated in more detail in Figure 8-1a.

Chart 3: Residential Land Use Breakdown
2%

5% 2%

Single Family
High Rise
Multi-Family
Assisted Living

91%

As shown in table 32, transportation comprises the second largest land use category in
Mt. Lebanon, accounting for 0.8 square miles (13.4%) of the total. Roadways and rail
lines that move people, goods, and services make up the majority of this land use
classification.
Community facilities are equally dispersed throughout Mt. Lebanon. Schools are located
within convenient walking distance of the residents. Several community facilities are
located along the commercial corridor of Washington Road, including various churches
and the municipal building. As shown in Table 32, community facilities comprise the
third largest land use in Mt. Lebanon. Approximately 0.6 square miles (10 percent) of
the land is used for municipal buildings, public libraries, churches, schools, cemeteries,
etc.
The recreation land use classification is comprised of nearly 6.7 percent of the total land
within the municipality and includes several large areas developed as parks, tennis courts,
and athletic fields.
Commercial land use comprises a relatively small percentage of overall land area in the
municipality. Commercial uses account for only 0.2 square miles of land (3.3 percent)
within Mt. Lebanon.
According to the classification system identified for Mt. Lebanon, vacant land, which is
typically environmentally sensitive areas, accounted for 0.2 square miles (3.3 percent) of
the total land in the municipality.
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Existing Land Use Controls
Municipal officials have the authority to regulate the use of land for “public purpose”
within their community. This authority would be used to increase the quality of life and
health within a community, protect property rights and public safety, and promote the
general welfare of the community.
The regulation of land use can be accomplished through the enactment of land use
ordinances. The land use ordinances are legislative actions exercised by the
Municipality’s governing body and can include the Official Map; the Subdivision and
Land Development Ordinance (SALDO); the Zoning Ordinance; and Planned Residential
Development Provisions (PRD) as part of the zoning ordinance.
All of these land use ordinances are considered valuable implementation tools used to
carry out the goals and objectives of the comprehensive plan. A zoning ordinance
establishes regulations regarding the use of the land and the intensity of development that
may occur on a particular parcel (or parcels). A SALDO contains requirements for the
creation of new lots or changes in property lines and ensures that new roads, water and
sewer lines and drainage systems are constructed to municipal standards.
Mt. Lebanon has adopted both a zoning ordinance and a SALDO and will be updating
these ordinances based on the recommendations of the comprehensive plan.

b. Analysis of Present Conditions (Land Use)
Future development in the municipality will be limited due to the lack of available vacant
land and environmental constraints. Mt. Lebanon will most likely be influenced by infill
development. Infill development is basically the adaptive reuse of existing land.
Adaptive reuse is defined in the Illustrated Book of Development Definitions as “The
development of a new use for an older building or a building originally designed for a
specific use or special purpose.” Potential infill development for Mt. Lebanon may be
the development of new housing or other buildings on scattered sites throughout the
municipality.
Municipal officials should focus on the re-use of structures, the preservation of open
space, and the provision of needed community amenities and municipal services.
Ordinances should be reviewed periodically to reflect the changing nature of the
municipality.
During the public participation process and the stakeholder interviews one common
theme evolved and that is to promote public reserved open space (also commonly
referred to as greenspace) and preserve natural areas in Mt. Lebanon. The Mt. Lebanon
Zoning Ordinance defines public reserved open space as “common greens, parks,
woodlands, meadows and other areas in a naturalized state generally available to the
public”. In order to protect existing environmentally constrained greenspace, ordinances
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should limit development on critical parcels or the municipality should consider
purchasing these parcels.
Some of these parcels, if purchased, could be made available for recreation space. Since
this land would be constrained environmentally, the best option would be to develop it as
passive recreation or selective active recreation areas. The zoning ordinance defines
passive recreation areas as “outdoor sitting areas such as sundecks, roof gardens, parks,
natural areas for walking and picnicking, and areas abutting minor pedestrian walkways”.
Active recreation uses might include pedestrian ways, play lots, playgrounds and
playfields.
A lot of these efforts are undertaken by the Mt. Lebanon Nature Conservancy, which was
established in 1984 with the mission to protect greenspace in the municipality and to
educate Mt. Lebanon residents about the need for maintaining existing open spaces. The
key issues identified by the Conservancy are to improve maintenance and management in
the municipal parks, protect private greenspace, expand public greenspace and replace
dying street trees.
Residents said more open space was needed in the municipality. Many dog-owners
stated that they would like a “dog- friendly” park. Residents also said they wanted to
reserve land for public use as an open-air farmers market.
Certain areas were identified as inconsistent with the “character” of Mt. Lebanon.
Improvements might include the use of visual buffers that would hide incompatible
parcels from view. In addition, the municipality should continue to strictly enforce code
requirements and have violations corrected.

C. Recommendations and Implementation Strategies (Land Use)
Goal: Encourage development and rehabilitation efforts in Mt. Lebanon of vacant
and underutilized properties.
High Priority Objectives:
Objective: Rehabilitate and improve underutilized properties.
Action: Critically evaluate proposals for the development of the wooded
property adjacent to Arlington Park and ensure that it is consistent with
current zoning ordinance requirements.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Developer
Cost: Staff Time; Development costs will be absorbed by the
developer
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Potential Funding Sources: Municipal Budget, Developer
Action: Promote mixed use redevelopment in the area of Castle Shannon
Boulevard and Scott Road.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC, Developers, Mt.
Lebanon Magazine
Cost: Staff Time
Potential Funding Sources: Municipal Budget, developer

View of properties along Castle Shannon Blvd.
Action: Develop the vacant parcels along Pennsylvania Boulevard as park
or recreation space.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Parks Advisory
Board, Commission
Cost: Staff Time; Development costs will be absorbed by the
developer
Potential Funding Sources: Municipal Budget
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View of Pennsylvania Blvd. Showing vacant property.

Action: Promote the development of the vacant properties on Beverly and
Washington Roads by assisting the landowner to locate potential tenants.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, EDC
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Objective: Enhance the appearance of the commercial district of Washington
Road.
Action: Consider the implementation of the remaining recommendations
of the 1994 Chan Krieger Study, “A Strategic Plan for Uptown
Washington Road”, that is to create and open the visual corridors along
Washington Road. The recommendations can be found in Appendix E.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission
Cost: Staff Time; Project scope will determine cost
Potential Funding Sources: Municipal Budget; Developers
Goal: Promote Mt. Lebanon as a livable community
Objective: Retain and improve the unique charm and character of Mt. Lebanon.
Action: Continue to prohibit commercial development from encroaching
upon established residential neighborhoods and open space.
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Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Developers
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Continue to promote efforts to develop Mt. Lebanon as a
“walking” community.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Developers
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Find a suitable location and promote the establishment of a
farmer’s market within the municipality.
Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission, Parks Advisory Board,
Traffic Board, EDC, Private Partner (to host market)
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Continue the efforts to replace street-trees as they die within the
municipality.
Partners: Municipal Manager and Staff, Public Works
Department, Commission
Cost: Staff Time; Cost of replacement determined by number and
size of trees
Potential Funding Sources: Municipal Budget
Action: Ensure that municipal gateways developed in a manner consistent
with the recommendations of the Chan Krieger Study.
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Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
EDC, Traffic Board
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Goal: Provide Mt. Lebanon residents with access to open / green spaces
Objective: Conserve the green space remaining in the municipality.
Action: Implement adopted strategies from the Comprehensive Parks,
Recreation and Open Space Plan that identify vacant parcels that can be
maintained as green space.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Parks Advisory Board
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Utilize the services of the Allegheny Land Trust to assist in the
protection of environmentally constrained open spaces that are important
to the community. The Allegheny Land Trust preserves bio-diversity
(including scenic views), recreation areas and farmland by acquiring land
and supporting conservation efforts of landowners, communities,
government and other nonprofit organizations.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Allegheny Land Trust
Cost: Staff Time
Potential Funding Sources: Municipal Budget
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View of Conservation Property on Connor Road
Action: Add provisions in the current zoning ordinance that limit certain
types of development to environmentally constrained open/green space.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission
Cost: $8,000-$10,000
Potential Funding Sources: Municipal Budget
Action: Use the Official Map to reserve land for future public parks,
playgrounds, open space reservations, flood control basins, floodways,
floodplains, stormwater management areas and drainage easements. The
Pennsylvania Municipalities Planning Code, Article IV, Official Map,
gives each municipality the power to make or cause to be made an official
map of all or a portion of the municipality which may show appropriate
elements or portions of elements of the comprehensive plan adopted
pursuant to Section 302 with regard to public lands and facilities. This
may include, but not be limited to: (1) existing and proposed public
streets, watercourses and public grounds, including widening, narrowing,
extensions, diminutions, openings, or closings of same, (2) existing and
proposed public parks, playgrounds and open space reservations, (3)
pedestrian ways and easements, (4) railroad and transit rights-of-way and
easements, (5), flood control basins, floodways and flood plains, storm
water management areas and drainage easements, and (6) support
facilities, easements and other properties held by public bodies
undertaking the elements described in Section 301 of the Municipalities
Planning Code.
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Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Parks Advisory
Board, Commission
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Promote private contributions to existing green space by
providing incentives for developers and landowners when subdividing and
developing property. This can be accomplished through the use of the
“mandatory dedication of land for park and recreation purposes” provision
in Section 503 (11) of the Pennsylvania Municipalities Planning Code.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Goal: Encourage sustainable development within Mt. Lebanon
Objective: Assist new development efforts that are consistent with current
planning practices by providing initiatives.
Action: Provide updated standards for developers in current land use
ordinances. This can be accomplished through zoning changes as new
legislation is passed regarding land use in Pennsylvania.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Developers
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Amend the current land use ordinances to reflect recent changes
in the Pennsylvania Municipalities Planning Code. These are a result of
the recent legislation to provide incentives for voluntary
intergovernmental cooperation, clarify and define the concept of general
consistency, and provide additional tools to preserve open space and direct
growth to core areas. These amendments were based on Act 67 of 2000
(House Bill 14) and Act 68 of 2000 (Senate Bill 300).
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Partners: Municipal Manager and Staff, Municipal Planning
Consultant, Planning Board, Commission
Cost: Staff Time
Potential Funding Sources: Municipal Budget, LUPTAP, DCED
(Local Government Services)
Action: Continue the process of amending the current land use ordinances
to provide for controlled building on slopes, sign requirements, continuing
care facilities, etc.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Cost: Staff Time
Potential Funding Sources: Municipal Budget, LUPTAP, DCED
(Local Government Services)
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(i) Natural Features and the Environment
a. Existing Conditions (Natural Features and the Environment)
The Municipality of Mt. Lebanon is located in the Appalachian Plateau Province. A
province is defined as a region in which all parts are similar in geologic structure,
climate, relief, and has a unified geomorphic history. The Appalachian province is a
northeast-southwest trending highland that occupies large parts of Pennsylvania, New
York, West Virginia, eastern Ohio and small parts of Kentucky, Tennessee, and
Alabama. This highland is underlain by nearly horizontal sedimentary rock beds of
Paleozoic age and is characterized by steeply sloping hillsides and deep narrow valleys.
In western Pennsylvania, typical summit elevations range from 1,800 to 2,000 feet. In
some regions the surface of the plateaus has been deeply eroded by streams to produce
mountainous areas.
Geology
The rock underlying Mt. Lebanon was formed in the Permian and Pennsylvanian
Periods of the Paleozoic Era, 360 million years ago. There are three specific rock
geologic groups that comprise the Municipality of Mt. Lebanon:
Waynesburg Formation - Cyclic sequences of sandstone, shale, limestone
and coal; commercial coals are present; base is at the bottom of Pittsburgh
Coal. (Formed in Permian and Pennsylvanian Periods)
Monongahela Group - Cyclic sequences of limestone, shale, sandstone and
coal; commercial coals present base is at bottom of Pittsburgh Coal.
(Formed in the Pennsylvanian Period)
Casselman Formation - Cyclic sequences of shale, siltstone, sandstone, red
beds, thin, impure limestone and nonpersistent coal; red beds are
associated with landslides; base is at top of Ames limestone. (Formed in
the Pennsylvanian Period)
Soil Characteristics
Soil is produced through the interaction of five natural forces. They are climate,
plant and animal life, parent material, relief and time. The degree and influence
of each of these factors differs from place to place and influences characteristics
of the soil. Mt. Lebanon has soil landscape variations which have occurred as a
result of not only the five natural forces above, but also by urban development.
The following chart describes the soil associations found in Mt. Lebanon.
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Soil Associations
Culleoka-Weikert-Newark
Association
Dormont-Guernsey-Culleoka
Association
Urban Land-Dormont-Culleoka
Association

Characteristics
Shallow and moderately deep, well drained soils
underlain by gray shale on uplands and deep,
somewhat poorly drained soils on flood plains.
Moderately deep and deep, well drained and
moderately drained soils underlain by shale and
limestone on uplands.
Moderately deep and deep, well drained and
moderately well drained soils and Urban land
underlain by shale and limestone on uplands.

Culleoka-Weikert-Newark association are formed in material that weathered from
shale, fine-grained sandstone, and limestone bedrock. Permeability and the
available water capacity are moderate. The depth to bedrock and slope in some
areas are limitations for land use.
Dormont-Guernsey-Upshur association consists of soils formed in material that
weathered from non-acid shale, clay shale, and limestone. Permeability is slow,
and available water capacity is high. In most years, the water table is at a depth of
1 ½ to 3 feet late in winter and early spring. Very steep fill areas that consist of
material from these soils are subject to landslide. The high seasonal water table,
slow permeability, and slope in some areas are limitations for land use.
Urban Land-Dormont-Culleoka This land type consists of land so altered by
earth moving or so obscured by buildings or other structures that the original soils
cannot be identified. In some places, cuts have removed all or nearly all the
natural soil horizons. In other places, fills have buried the original soils
association is characterized by smooth rounded hills and irregular undulating
slopes.
Water Resources
Streams
The Municipality of Mt. Lebanon
has two major waterways located
within the municipal boundary;
Painters Run and Scrubgrass Run.
There are also numerous unnamed
tributaries (UNT) to Painters Run
and one UNT (locally known as
McDonough’s Run) to Sawmill
Run. Painters Run and Scrubgrass
Run, both of which flow into
Chartiers Creek,
Painters Run
have watershed areas of 4.42
square miles and 1.53 square miles, respectively. Sawmill Run, which flows into
the Ohio River has a watershed area of 19.4 square miles.
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Waterways within the Commonwealth are protected by the Pennsylvania
Department of Environmental Protection’s Chapter 93 Water Quality Standards.
Under these regulations, all of the streams within the municipality are designated
as Warm Water Fisheries (WWF). WWF designations provide for the
maintenance and propagation of fish species and additional flora and fauna which
are indigenous to a warm water habitat.
Causes of Stream Degradation
Non-Point Source
Non-Point Source pollution is the greatest source of water quality degradation
within the United States. It is an expansive source that is difficult to measure and
highly variable. These are sources that cannot be traced to a specific point of
discharge or origin. Non-Point Source pollution is typically the result of adjacent
land uses including storm water runoff, sedimentation, abandoned mine drainage
and lack of vegetated stream banks.
All of the streams within the municipality have been significantly affected by
urban development runoff. Related to the identified urban runoff, erosion and
sedimentation were also noted as problems. Sedimentation may result from a
variety of sources including agricultural runoff, construction site encroachments,
stream bank erosion and sewage effluent. An excess of sediments can cause
severe damage to aquatic systems. Stream channels accumulate sediments
resulting in an increased potential for flood events, which in turn create an
increase in stream bank erosion. Sediments can also result in increased turbidity
or cloudiness of the waterway. Damage to aquatic life is also a result of
sedimentation including destruction of habitats, smothering of plant life and
clogging of gills on fish. Water treatment plants can also be affected by this
accumulation through a reduction in storage capacity, a decrease in water quality
and blocking pipes of the system.
Riparian Habitat
A riparian buffer is a layering of vegetation along a stream bank which functions
as a filtering mechanism for certain forms of pollution. A riparian buffer is
characterized by a region of trees, shrubs and herbaceous vegetation that is
adjacent to a body of water and affords a level of protection to stream channels
and shoreline areas. Riparian functions include the reduction of impacts
originating from upland sources of pollution by trapping, filtering and processing
deleterious chemical species, sediments and nutrients. In addition, riparian
buffers provide habitat, food supplies and thermal protection to aquatic fauna and
wildlife.
Riparian buffers vary widely in composition and effectiveness based upon the
surrounding environmental characteristics. Optimal functioning occurs when the
vegetative composition is divided into different ‘zones’ or classes of vegetation.
Mature trees or scrub shrubs located at the waters edge provide wildlife habitat,
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food resources and maintain water temperature through shading, while stabilizing
stream banks and reducing flood impacts. Ideally, pole and sapling stage tree or
scrub shrub regions abut this mature region. The primary function of this area is
the removal of sediments, excess nutrients and other pollutants from urban and/or
overland flows. Adjacent to this region is the terminal zone, which functions
primarily to impede runoff, allowing water to infiltrate and sediments to settle
from solution. Optimal function occurs when this region is composed of dense
herbaceous vegetation and grasses which act as a filter.
Riparian habitat associated
with Mt. Lebanon’s
streams was found to be
significantly degraded and
provided marginal function
and value to the stream
ecosystem. Residential,
commercial and
transportation land uses
have severely impacted the
riparian habitat. This was
particularly evident along
Scrubgrass Run, adjacent
to Scrubgrass Road. The
removal of this buffer
affords increased potential
Scrubgrass Run
for stream bank erosion,
accelerates nutrient and chemical inputs such as fertilizers, pesticides, roadway
toxicants and augments flood flow events by reducing frictional force and water
retention time.
Point Source
Point Source pollution, also known
as end-of-pipe discharge, occurs
when the pollutant involved can be
traced to one definable source.
Typically, these pollutants include
industrial discharges and sewage
discharges. As all of Mt. Lebanon
is connected to public sewage
systems, point source pollutants are
minimal within the municipality and
limited to possible industrial
discharge points.
End of pipe discharge on Painters Run
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Stream Vegetation
Invasive Vegetation
Any plant growing where it is not wanted and having objectionable
characteristics, such as aggressive growth, or noxious properties that cause
allergic reactions or poisoning are considered as invasive vegetation. The
introduction of these invasive species dates back to the earliest arrivals of
explorers and settlers to the region. Their ships were carriers of a wide variety of
seeds and invasive animals. Seeds were present in hay bales, natural packing
materials, and in food products. Even some of the seeds brought in for cooking
ended up to be invasive weed species.
When invasive species become established in forest-lands, stream banks, prairies,
and wetlands, they tend to suffocate out the native vegetation. This leads to the
reduction of the biological diversity of the area, decrease in wildlife habitat of the
area, and in some situations, the degradation of water quality and reduction of the
recreational value of an area.
Japanese knotweed (Polygonum cuspidatum) is native to eastern Asia. First
introduced to North America in the late 19th century, this species has become a
serious problem in the eastern U.S. In western Pennsylvania, Japanese knotweed
is most prevalent along river banks and riparian zones. Once established, it forms
large, monospecific stands which displace all native vegetation. These stands,
which are extremely persistent, have been found to be virtually impossible to
eradicate. Japanese knotweed (Polygonum cuspidatum) was found along Painters
Run and some of the UNT within the municipality.
Floodplains
Flood management and insurance rates are coordinated through the National
Flood Insurance Program. This program, which was established by the National
Flood Insurance Act of 1968 and the Flood Disaster Protection Act of 1973, was
an effort to reduce the damage and hazards associated with flood events. To
accomplish these goals, the Federal Management Agency (FEMA), conducts
routine flood insurance studies, which investigate the severity and existence of
flood hazards throughout the country. The results of these studies are then used to
develop risk data that can be applied during land use planning and floodplain
development.
According to FEMA mapping of floodplains, the Municipality of Mt. Lebanon
has several areas of floodplains along Painters Run. The limits of this FEMA
study do not extend along Scrubgrass Run within the municipality. According to
the land use study conducted by Mackin, the areas of floodplains have been
developed into residential, recreational, and vacant land uses. This puts these
land uses at risk for flooding.
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Lakes
Cedar Lake, a privately owned lake, is located adjacent to Lindendale Drive,
Lakemont Drive and Lakehurst Drive. This is man-made lake is fed by spring
seeps, which are owned by nearby residents who restrict the lakes use. It was
originally a pond built by the Pittsburgh Coal Company to supply water to the
Chance Coal washing facility located downstream.
It appears to be more than
6 feet deep and
approximately 100 feet by
200 feet. This lake is not
stocked by the
Pennsylvania Fish and
Boat Commission but does
appear to provide some
habitat for aquatic life and
waterfowl.
Wetlands
Wetlands can be defined as
Cedar Lake
transitional areas between
terrestrial and aquatic environments where the water table often exists at or near
the surface, or the land is inundated by water (Cowardin, Carter, Golet, LaRoe,
1979). As such, wetlands frequently exhibit a combination of physical and
biological characteristics of each system. Three factors are recognized as criteria
for wetland classification: the presence of hydric soils; inundation or saturated
conditions during part of the growing season; and a dominance of water- loving
vegetation (Environmental Laboratory, 1987).
Urban development and growth within the municipality have significantly
reduced the number of wetlands. As a result, wetlands that may occur are small
and typically located along stream banks and vertical slope wetlands which exist
on valley slopes and are associated with spring seep discharges. Wetlands were
identified through a review of the National Wetlands Inventory (NWI) mapping
which identifies wetlands greater than 10 acres. There may be wetlands present
within Mt. Lebanon that are less than 10 acres, but were not identified as a part of
this project.
Within the municipality of Mt. Lebanon, Cedar Lake is the only area designated
as a wetland on NWI mapping. It holds the classification of a palustrine
unconsolidated bottom, permanently flooded, diked or impounded system
(PUBHh). Palustrine wetlands perform several beneficial functions including
floodflow alteration, stream bank stabilization, wildlife habitat, groundwater
recharge/discharge and sediment toxicant retention. Figure 8-2 on the following
page illustrates areas of the Municipality where environmental constraints are
found.
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b. Analysis of Present Conditions (Natural Features and the Environment)
Streams
Water monitoring will help to identify the quantity and degree of pollutants and
begin to focus clean up efforts where needed most. There are three programs that
help interested parties create, maintain and manage volunteer monitoring groups.
The first one, the Citizens’ Volunteer Monitoring Program is sponsored by
Pennsylvania Department of Environmental Protection (PA DEP) and provides
information on both surface water and groundwater sampling. The second
organization is the Alliance for Aquatic Resource Monitoring (ALLARM). This
is a grass roots organization that maintains a water quality database and provides
technical support for monitoring groups. Finally, local citizen groups that address
non-point source pollution may receive funding for projects that utilize education,
monitoring, and innovative control methods. More information is available
through PA DEP’s Bureau of Watershed Conservation’s Non-Point Pollution
Control Program.
PA DEP also sponsors several programs related to stream habitat improvement
and reclamation. The Stream Improvement Program, managed by the Bureau of
Waterways Engineering, was developed to facilitate design and implementation of
in-stream improvements, bank rehabilitation projects, and projects related to
reducing the threat of flooding and stream bank erosion. Further assistance on
watershed restoration is available from the PA DEP, Bureau of Abandoned Mine
Reclamation. The Watershed Restoration Program provides assistance in
developing rehabilitation plans for watersheds experiencing deleterious effects
from AMD.
Floodplains
Future development and land use plans should be coordinated with the Federal
Emergency Management Agency and the National Flood Insurance Program to
determine floodplain and special flood hazard areas within the corridor.
Existing development can utilize emergency flood response resources. The
National Weather Service (NWS) operates river forecast points throughout the
Commonwealth . This information is available through recorded messages, the
NWS internet site (www.nws.noaa.gov.er.pitt), and National Oceanic and
Atmospheric Administration (NOAA) weather radio.
PA DEP Bureau of Waterways Engineering sponsors two programs which
provide funding and technical assistance related to flood protection. The
Pennsylvania Flood Protection Program offers assistance in the design and
construction of flood protection projects which are economically justifiable within
the state capital budget process. A second program, the Federal Flood Protection
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Cost Share, provides up to 50 percent non-federal share funding for flood
protection projects, which are designed by federal agencies.
Wetlands
Wetland encroachments within the Commonwealth are regula ted by the U.S.
Army Corps of Engineers (ACOE) under Section 404 of the Clean Water Act.
Information regarding activities which require a Section 404 permit or a
Waterways Obstruction and Encroachment permit can be obtained by contacting
PA DEP, Bureau of Dams, Waterways and Wetlands.
PA DEP also oversees the Wetlands Replacement Program which makes funding
available for the restoration and design of wetlands. Information is available
through the Bureau of Water Quality Protection.
Riparian Buffers
Reestablishing riparian buffers that exist along Mt. Lebanon streams will decrease
the environmental degradation to these systems, but proper maintenance,
management, and integration with other conservation techniques will also be
required. In order to properly manage riparian forest buffers, there are several
guidelines or considerations that should be made. Most importantly, riparian
buffers will not improve the water quality alone. There must be an integrated
ecosystem approach including sediment and erosion plans, pollution abatement
projects and proper land management techniques.
Technical assistance and information regarding proper maintenance or
reestablishing riparian forest buffers is available from several government
agencies including the U.S. Department of Agriculture, the U.S. Fish and Wildlife
Service, the Natural Resources Conservation Service and Pennsylvania
Department of Conservation and Natural Resources. Also, as cited under the
Streams section, PA DEP operates the Stream Improvement Program which
addresses riparian habitat and stream bank erosion.
Invasive Vegetation
Eradication of established communities of Japanese knotweed has proved
difficult, if not impossible. Some success on newly developing communities has
been demonstrated through manual and chemical controls. Biological controls
remain speculative and only very preliminary work has been done. Manual
control consists of digging out the rhizomes (root stems which serve in
propagation) or cutting the stalks. Research indicates that at least three cuttings
are needed during the growing season to offset rhizome production. Biocidal
chemicals have also proved effective against Japanese knotweed but are often
undesirable due to non-selectivity and water contamination. Only one agent,
glyphosphate [N-(phophonomethyl) glycine] (RodeoT M), has been approved for
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use near water. Both of these remedies require continued management and are
labor intensive, but where populations are small and isolated, they represent the
best option.
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C. Recommendations and Implementation Strategies (Natural Features and
the Environment)
Goal: Preserve Mt. Lebanon’s limited natural resources.
Objective: Maintain Mt. Lebanon’s status as an environmentally sensitive
community.
Action: Consider an alternative to the use of herbicides and pesticides in
making community maintenance and development decisions.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Public Works Department
Cost: Staff Time
Potential Funding Sources: Municipal Budget
Action: Encourage community-wide recycling for waste products that are
not currently being collected.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission
Cost: Staff Time
Funding Sources: Municipal Budget
Action: Consider establishing an Environmental Council (EAC) as
provided for in Act 148 of 1973. The EAC provides expertise on
subdivision and zoning reviews, as well as assist in the development of
ordinances dealing with soil erosion, recycling and waste management.
Please refer to Section 9 for a more detailed description of EACs.
Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Community Volunteers
Cost: Staff Time
Funding Sources: Municipal Budget
Action: Consider developing a plan for the restoration / protection of
natural features within the municipality.
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Partners: Municipal Manager and Staff, Municipal Engineer,
Municipal Planning Consultant, Planning Board, Commission,
Allegheny Land Trust, Western Pennsylvania Conservancy, and if
established, the EAC.
Cost: Staff Time, $20,000 - $30,000 to complete a study.
Funding Sources: Municipal Budget, DCNR, DEP, Western
Pennsylvania Conservancy, Allegheny Land Trust
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9. Unique Elements
Every community should generate its own identity in order to attract and keep residents
in addition to fostering appropriate development. To create or strengthen this identity,
communities must assess what strengths or elements are available for promotion. These
elements should be unique to the community and may range from rural beauty to urban
sophistication or a residential front porch community atmosphere to a glamorous
downtown loft apartment style living. Current trends used by communities to create their
own sense of place include green space preservation, downtown revitalization, mixed-use
commercial districts, and historic preservation.
However, not all trends will compliment the community development objectives
specified by the public, and in some instances, these trends can actually limit the
community’s ability to control development and growth. It is recommended that the
information provided in this section be reviewed and adapted to compliment the specific
goals identified in the comprehensive plan. Provided are specific details on current
trends rather than recommendations for adopting these procedures. This section should
be viewed as an information source for potential programs.
Historic Preservation
The Historical Society of Mt. Lebanon
Mt. Lebanon Historical Society, established in 1998, is essentially a non-profit
educational organization whose goal is to interpret and preserve the history of Mt.
Lebanon. The historical society’s mission states, “the society will also foster a
knowledge and appreciation of that history among its members and the general public.
The society will carry out research, exhibit, publications, and interpret projects to
accomplish its purpose. The society may, from time to time, acquire real property,
artifacts, and other objects consistent with its purpose, according to generally accepted
museum practice and in keeping with proper operation of the society.”
Currently, the Historical Society of Mt. Lebanon is developing a coffee table-style
publication that will showcase the municipality’s history. Although the society’s goal is
not to preserve structures or designate historic districts, the municipality could use the
society as a resource if future preservation efforts were to occur. According to the
Pennsylvania Historical and Museum Commission, the Mt. Lebanon municipal building
is eligible to be registered as an historic structure and the Washington Road corridor is
eligible to be registered as an historic district. However, neither the municipal building
nor the corridor is registered as such.
Potential Future Projects for the Historical Society
Future tasks and projects could be to recruit a graduate student or students in history to do
research projects on local history. The goal behind these projects is to write a more
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updated and academic history book on the history of Mt. Lebanon. Grant money or
private funding could be sought for this project.
The Society would be active in finding a location to display information and artifacts on
history and culture. The idea is to turn this information into a local museum. The ideal
place to open a local museum is a multi- use community facility or the municipal
building. Overseeing and organizing a museum for local history is recommended as a
future project.
Historic Preservation Opportunities
Since 1961, Pennsylvania municipalities have had the opportunity to preserve and
rehabilitate historic structures, buildings, and neighborhoods that possess historical and
architectural significance. In that year the PA General Assembly enacted legislation
1961 P.L. 282, No. 167, to enable municipalities, including counties, to designate certain
areas a historic districts. With the passage of a local historic district ordinance,
communities can determine to what extent they wish to regulate changes in the exterior of
buildings or structures that can be seen from the public right of way.
Historic conservation can be viewed from three angles: preservation, recognition, and
interpretation. Preservation includes the physical rehabilitation of structures, districts and
sites. Recognition is done through the formal process of placing sites and structures on
lists of historical resources. These lists are kept and managed by groups at different
political levels, such as local historical societies, the state (PHMC), and federal (National
Register of Historic Places). The interpretation of historical resources involves placing a
value on the past use or significance of a site or structure and increasing the overall
awareness of that significance. Interpretation can take the form of reusing a structure for
modern purposes while maintaining the architectural integrity of its past.
Historic Districts
Historic district designation began in the United States in the 1930s, however it took until
1961 for the Pennsylvania General Assembly to enact legislation (1961 P.L. 282, No.
167) that for the first time allowed municipalities to designate areas as historic districts.
Examples of historic districts include: business districts, college campuses, estates and
farms, industrial complexes, transportation networks, rural historic districts, and so on.
There are two main types of historic districts in Pennsylvania.
1. National Register Historic Districts
Areas possessing a significant concentration, linking or continuity of historic
buildings, structures, objects, or sites which have been designated by the National
Park Service as worthy of preservation (Lefevre, 1997).
2. Municipally Regulated Historic Districts
Areas that are either residential or commercial neighborhoods, or a combination
of both and are delineated by boundaries that include buildings, structures,
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objects, or sites that may be listed in or eligible to the National Register of
Historic Places and are subject to protection by a local ordinance (Lefevre, 1997).
There are direct and indirect benefits to listing properties and districts on the National
Register. Direct economic benefits are achieved through federal income tax credits and
increased marketability of properties. Cultural benefits are indirectly felt through an
increase in community pride.
National Register - Historic Districts
Areas possessing a significant concentration, linkage or continuity of historic buildings,
structures, objects, or sights can be designated worthy for preservation by the National
Park Service. The National Register of Historic Places is the official federal list of
resources reflecting the nation’s cultural heritage. Eligibility or inclusion in the National
Register affords local government oversight, and by extension some protection from the
effects of federal agency actions that assist, permit, or license activities that have an
effect on historic resources.
Currently the only official state recognition program for historic properties is the National
Register of Historic Places. Income producing properties that are listed on the register
may qualify for certain federal tax incentives. In certain cases, buildings or structures
eligible for or listed in the National Register, owned or leased by nonprofit organizations
or agencies, may be eligible for grant opportunities.
Municipally Regulated Historic Districts
These areas are either residential or commercial neighborhoods or combination of both
and are delineated by boundaries that include buildings, structures or sites that may be
listed in the National Register of Historic Places, and are subject to regulation and
protection by local ordinance. Historic district ordinances generally contain provisions
regulating demolition and exterior alteration of buildings and structures within the
historic district. In Pennsylvania, the Historic District Act requires that a Historical
Architectural Review Board (HARB) be established to review and make
recommendations to the elected governing body as to the appropriateness of changes to
buildings.
Listing in the National Register of Historic Places does not protect historic building or
structures from demolition or inappropriate alterations by private owners. On the other
hand, local historic district ordinances generally do regulate demolition, alterations,
additions, and new construction, thereby providing protection of the historic and
architectural character of the district.
Historic District Ordinances
The initiation of historic district ordinances in the United States dates back to October 13,
1931 in Charleston, South Carolina. The first historic district in Pennsylvania was
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Bethlehem’s Moravian neighborhood in 1961. Today there are more than 2,000 in place
throughout the country.
Historic resources are continually threatened by full destruction or alterations that corrupt
their original appearance. Therefore, ratifying zoning ordinances is the best step toward
community-wide protection. An updated list of municipalities which have enacted
historic district zoning ordinances under the Historic District Act of 1961 can be obtained
from BHP.
Zoning ordinances regulate the use of property and buildings, while historic district
ordinances regulate only the architectural changes to the exterior. Both regulations may
be contained in the same ordinance, if the municipality so chooses. However, doing so
may result in conflicts. If a municipality has both ordinances in separate documents, the
underlying zoning regulation is unaffected while the historic district ordinance serves as
an “overlay”.
In Pennsylvania, local governments may adopt a “special purpose” historic district under
the Historic District Act. Although it is recommended that Mt. Lebanon enact a formal
zoning ordinance to protect historic resources, the “special purpose” historic district is a
way to create a limited ordinance in municipalities which lack zoning controls. If they
fail to receive approval, then reverting to the special purpose ordinance should be viewed
as a last resort to historic district regulations.
Tax Incentives for Certified Historic Structures
The Tax Reform Act of 1986 opened new doors for tax incentives to owners of certified
historic structures. According to Michel Lefevre in Historic District Designation in
Pennsylvania (1997) the Act entitles a property owner to:
•

a 20 percent tax credit along with a 27.5% to 31.5 % straight-line depreciation for
the substantial rehabilitation of historic structures for commercial, industrial and
rental residential purposes

•

a 10 percent tax credit for the substantial rehabilitation of nonresidential buildings
built before 1936

A property owner must find out whether their building is a contributing historic structure
within the historic district or they are not eligible for tax credits. Also, local government
approval of an owner’s preservation project does not mean that BHP will approve the
same project. Contact BHP for a copy of the Tax Certification Application and
information on compliance.
Signs to Highlight Historic Resources
Recognizing historical structures with a uniform
type of sign or marking plate will attract attention
and increase support for preservation. These

SMITH’s Barbershop
Since 1912
Mt. Lebanon Historic Landmark
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signature markings will alert those passing through the municipality to its historical
significance. By making the signs relate in some fashion, the business district will adopt
a more uniform Main Street feel, while those of historic significance will have the adding
effect of a historical name plate sign. Visually the signs should be subtle, yet attractive
and placed in the same basic location on each building.
Signs identifying historic structures often have the added benefit of increasing or
stabilizing housing values. There is often a two- fold effect of living in a historic
structure, district, or community: 1) outsiders appreciate the historic character and
tourism may increase, and 2) local residents feel pride in their historic resources and
value their community more. Identifying and appreciating historic resources can lead to
annual parades and seasonal house tours to showcase style and architecture.
The Pennsylvania Downtown Program (PDP)
The Pennsylvania Downtown Program (PDP), sponsored by the Pennsylvania
Department of Community and Economic Development, is a community development
program that promotes economic growth and revitalizes communities. Goals of the PDP
are to:
•
•
•
•
•
•
•
•
•
•

Promote and preserve the existing community center;
Improve the central business district and the quality of life for residents by
making it an attractive place to live and work;
Foster small business development;
Increase tax revenues within the Central Business District;
Promote the preservation and adaptive reuse of existing structures through
historic preservation, effective land use planning, rehabilitation and quality
design;
Protect farm land and open space and utilize existing infrastructure by
focusing appropriate activity within existing commercial centers;
Develop local capacity for creating public/private partnerships and community
ownership as a mechanism for revitalization;
Provide assistance to communities to achieve and maintain a viable
downtown;
Foster partnerships between local governments and institutions as well as
intergovernmental units;
Promote economic and community development decisions by local officials.

To accomplish the above goals the PDP is comprised of two separate elements that are
designed to compliment and support each other, the Main Street program and
Commercial Reinvestment.
The Main Street element is a five- year program that is designed to promote economic
growth and development. To achieve this goal, a formal organization is established with
a full-time Main Street Manager whose responsibility it is to generate interest and support
for adaptive reuse of existing downtown business district buildings, develop collaborative
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support and programs for new economic initiatives and studies strategies to market the
business district to outside interests.
The Main Street Program includes business development, retention and expansion
programs; diversification of downtown businesses; providing technical assistance to
businesses; promoting the reuse of existing building infrastructures for business and
residential uses; conducting marketing studies and analysis; and developing financial
assistance programs to encourage investments in the central business district.
All Pennsylvania communities are eligible to apply for the Main Street program.
Communities that have a population of under 5,000 may begin the program with a parttime downtown coordinator. Funding for the PDP’s Main Street Manager Program is on
a partial assistance program for the first five years after which the local community is to
continue the effort through local funding sources. The parent organization for the Main
Street Manager project may be a non-profit group or the municipality. For smaller,
contiguous municipalities who are interested in establishing a program an arrangement
can be initiated to share a full-time Main Street Manager.
Grants are provided for administrative costs only and must have a local match as
outlined:
•
•
•
•
•

First year grants are available for up to $5,000 and require a zero match
Second year grants are available for up to $35,000 (or 70% of the budget) and
require a match of at least $15,000
Third year grants are available for up to $30,000 (or 60% of the budget) and
require a match of at least $20,000
Fourth year grants are available for up to $25,000 (or 50% of the budget) and
require a match of at least $25,000
Fifth year grants are available for up to $20,000 (or 40% of the budget) and
require a match of at least $30,000

The Commercial Reinvestment Component supports commercial projects within the
downtown business district. This component places a heavy emphasis upon local funding
support, and may require at least a 50% match. Maximum grants available are $250,000
and the applicant must be able to show that the project is supported by a locally adopted
Business Action Plan.
Formal application for the Commercial Reinvestment includes demonstrating the public
benefit for commercial projects. Potential activities include rehabilitation for residential
reuse on upper- levels of commercial buildings, facade improvements and adaptive reuse
of buildings in the downtown area. The creation of a Business Improvement District is
one tool that can assist with the local match and serve to develop a solid plan for projects
as well as create support for Commercial Reinvestment projects.
The Pennsylvania Office of Community Development and Housing under the Department
of Community and Economic Development administers the program. Eligible applicants
are local government entities and redevelopment authorities. Applicants should call the
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Pennsylvania Department of Community and Economic Development for technical
assistance and additional project information for both Pennsylvania Downtown Programs.
Alternative Zoning Techniques
Zoning is often viewed as the solution to a problem or as a tool of control over
individuals property rights. Zoning is merely a method used by local government to
direct the use of land and structures. Local governments are given this authority by the
State of Pennsylvania to protect the public health, safety, and welfare. Zoning can
protect environmentally sensitive land, preserve natural features, and encourage or
prevent certain types of development.
Clustering
The goal of clustering is to gene rate additional open space or recreational
opportunities, provide for attractive housing layout, and preserve environmentally
sensitive areas. The goals of clustering are achieved through reducing lot area
and building setback requirements while maintaining the permitted density
regulations. Often clustering is achieved through minimizing road infrastructure
and offering varying lot sizes.
Lot Averaging
This zoning tool typically requires the municipality to establish a minimum lot
size for that zoning district. Averaging is similar to clustering as they both allow
for some variation in minimum lot size regulations. However, averaging does not
necessarily strive to create additional open space, nor does it modify density
requirements. Averaging does create a very flexible development design by
allowing variations on lot size.
Performance Zoning
Performance zoning was established in response to industrial uses. Performance
zoning relies on defined criteria that must be met before a use is permitted in that
zoning district. Criteria may include sound, particle emissions, vibrations and
glare. Performance zoning has now evolved to focus on other land uses and is
especially useful when applied to protection of environmentally sensitive lands,
preservation of green space and increasing the allocation of recreational lands.
This zoning alternative does increase administration procedures to implement and
enforce the ordinance.
Intergovernmental Cooperation
The relationship of one municipality to another can serve to either benefit the
communities or mire them down in conflict as the decisions of one community can have
far reaching economic and social impacts. In addition, as services become more
technologically advanced (and expensive), and residents have begun to expect more from
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their governmental bodies, it has become increasingly important for municipalities to
cooperate.
There is a variety of ways to share information and or even services. However, it is
important to discuss the basic issues of cost, scope, authority and responsibility before
agreeing to any formal shared service or structure. Provided is a brief introduction to
various methods to foster intergovernmental cooperation. As these methods are often
complex and require legal oversight, additional research is advised. The Pennsylvania
Department of Community and Economic Development can provide additional
information if Mt. Lebanon is interested in implementing any of the intergovernmental
cooperation tools.
Handshake Agreement
A handshake agreement is a basic term used to describe informal working
arrangements between municipalities. A handshake agreement is one that is
unwritten and/or has not been formally adopted. These agreements are typically
limited in scope and cost. Although these agreements are to the mutual benefit of
the communities, the simplistic nature can also be its undoing. Without a formal
agreement, many issues such as liability are left unresolved.
Act 180 Agreements
In 1972, the General Assembly enacted the Intergovernmental Cooperation Law
to implement the provisions of Article IX, Section 5 of the new Pennsylvania
Constitution. Act 180 states that a municipality may cooperate or agree in the
exercise of any function, power or responsibility with one or more municipalities.
This act enables a municipality to cooperate with another municipality in any of
the functions that they conduct currently. However, the agreement must be
enacted by ordinance in each municipality. The ordinance enacting the Act 180
agreement is a legal document and must specify the following:
• Condition of the agreement
• Duration of the agreement
• The purpose and objectives of the agreement, including the powers and
scope of authority delegated in the agreement
• The manner and extent of financing the agreement
• The organizational structure necessary to implement the agreement
• The manner in which property, real or personal shall be acquired, licensed,
or disposed of
• That the entity created under this section shall be empowered to enter into
contracts for the policies of group insurance and employee benefits,
including social security.
Two organizational structures are considered under the Act 180 Agreement, the
Contract Program and the Joint Program.
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The Contract Program is essentially a provider/purchaser relationship. One
municipality agrees to sell a service or program to the other municipality and is
responsible for all employee and property ownership details.
The Joint Program establishes shared ownership and control over the program or
service through the establishment of a committee or commission. Although the
service is controlled by the committee or commission, the actual length of the
service or program is controlled by the governing bodies.
Council of Governments (COG)
A Council of Governments (COG) is established to empower a group of
municipalities to work together on whatever program that serves the
municipalities mutual interests. COGs have broad responsibilities and may be
responsible for coordinating other municipal activities, implementing studies, and
establishing new programs. There are several variations to the structure of a
COG, which should be outlined in a formal agreement.
Joint Authorities
The creation of municipal authorities was established by the Municipality
Authorities Act of 1945. A municipal authority is essentially a joint authority that
gained popularity during the 1960’s when the regionalization of municipal sewage
authorities began. Joint authorities have the power to receive grants, borrow
money and operate revenue- generating programs. This form of intergovernmental
cooperation has more authority and power than the Act 180 agreements. The joint
authority has members who are appointed and decision-making power is then
vested in the members of the authority rather than the municipality itself.
Planning
Municipalities can achieve control over land use through enabling legislation of
the Pennsylvania Municipalities Planning Code (Act 247 of 1968 as amended).
This act mandates coordinatio n of several specific municipal planning activities
including a contiguous relationship statement and a statement regarding the affect
that the municipalities proposed development will have on adjacent communities.
In addition, the Pennsylvania Municipalities Planning Code (MPC) mandates that
that municipalities be notified regarding the adoption of an Official Map. The
MPC also provides for joint municipal planning and zoning and for the creation of
a joint municipal planning commission.
Transportation Partnerships
Improvements to transportation facilities and services are provided through the
Transportation Partnership Act (Act 47 of 1985). The Transportation Partnership
Act enables municipalities to join together or with the private sector to improve
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this shared resource. Each entity in the partnership must adopt an ordinance that
designates an area as a transportation district.
Environmental Improvement Compacts
Act 39 of 1972 enables municipalities to establish a separate entity that is created
by referendum on the part of all cooperating entities. The Environmental
Improvement Compact (EIC) has corporate powers including eminent domain
similar to a municipality. In addition, an EIC has the power to fix and collect
property tax.
Environmental Advisory Council
An Environmental Advisory Council (EAC) may be established to advise (the General
Assembly has established that councils must be advisory only) the municipal planning
board, the Parks Advisory Board and elected officials on issues concerning the
protection, conservation, management, promotion and use of natural resources located
within the municipality’s boundaries. Natural resources include the air, land and water
bodies.
The creation of an EAC is provided through Act 148 of 1973 tha t authorizes any
municipality or group of municipalities to establish an EAC, consisting of no less than
three and no more than seven residents who serve for three-year terms. Members serve
on a voluntary basis and, when possible, should include one member of the planning
commission/board/committee. In order to establish an EAC, Mt. Lebanon would be
required to amend its charter.
EAC have the authority to inventory natural resources; identify environmental problems
and recommend plans and programs to the appropriate agencies; to obtain information on
open areas and make recommendations on their possible use; and to advise on the
acquisition of land. However, the primary effort of most EAC’s is to provide input to the
comprehensive planning process and to assist in subdivision and zoning review. EAC’s
can also assume such responsibilities as conducting in-depth studies designed to assess
sewage treatment, developing local environmental impact statements, organize
environmental education courses and trainings and establish environmental information
centers.
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10. Plan Coordination, Impacts, and Assessments
(i.) Citizen Participation
Participation by the residents and business community of Mt. Lebanon was essential in
the development and completion of this comprehensive plan. When the public is
included from the outset of the project, citizens develop a sense of ownership in the plan
and are more willing to stay involved in the plan.
The participants helped to identify the desired future conditions of the municipality
through a series of public meetings. The first concentrated on identifying the strengths,
weaknesses and opportunities (the results of this meeting can be found in Appendix B).
At the second public meeting, a Visual Identification of Preferences (VIP) exercise was
performed to visually identify the location of the various attributes of the municipality,
Figure A-1. The second public meeting also included an open forum that gave residents
an opportunity to voice their desires for Mt. Lebanon. Information gathered at the first
two public meetings was compiled and tabulated so that it could be used to develop goals
and objectives for the plan. At the third public meeting a draft of the plan was presented
for public comment.
The process described above was utilized to assist the community in determining future
goals, with residents identifying the most important values and recommending
implementation strategies formulated to achieve the desired outcome.
The goals, statements and objectives that were developed are reflective of Article III,
Section 301(1) of the Pennsylvania Municipalities Planning Code (PMPC). "A statement
of objectives of the municipality concerning its future development, including, but not
limited to, the location, character and timing of future development objectives as
provided in section 606”.
The strong public participation element of the comprehensive planning process helped to
create a vision for the future of Mt. Lebanon. A survey (Appendix C) was distributed to
residents at the first public meeting as part of this process. The finished product is an
interactive tool, a manual that has well-defined goals and objectives, recommended
strategies and an action plan that looks at these items in one, two, five and ten year
increments. The document is flexible enough so that as the goals and objectives are
accomplished, they can be replaced with new ones based on emerging trends.
A steering committee was formed which included two Mt. Lebanon Commissioners, the
municipal manager, the school superintendent, members of the Planning Board, School
Board, Mt. Lebanon Staff, and three members of the community. A “stakeholder”
committee was also developed, which was made up of business people, department
heads, directors of organizations and associations, elected officials, school board and
school administration representatives, social organizations representatives, and other
individuals from public services and facilities such as churches, fire, police, EMS, and
10-1

other various boards and authorities. A list of those committee members can be found in
Table 10 –1 and the information survey used to acquire information from these
“stakeholders” can be found in Appendix D.
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Table 10-1
Mt. Lebanon Commission
Dan Gigler, Barbara Logan, David Humphreys, Keith Mulvihill, and Dale Colby
Mt. Lebanon Comprehensive Plan Steering Committee
Dan Gigler, Commissioner
Barbara Logan, Commissioner
Bill Baldwin, Municipal Manager
Paul Tellers, Planning Board
Susan Stroyd, Public Information Officer
Dr. Glenn Smartschan, Superintendent, Mt. Lebanon School District
Ron Hoffman, Mt. Lebanon School Board
Keith McGill, Code Enforcement Officer
Kurt Ferguson, Economic Development Officer
Maura Guttman, Resident
Paul Ostergaard, Resident
Elaine Wittlin, Resident
David Miller, Resident
Members of Mt. Lebanon’s Boards and Authorities (June 9, 2000)
Cable Television Advisory Board
Peter Argentine, Edward Grupp,
Joseph Ratay
Civil Service Board
William Cooper, Daniel Carney
Thomas P. Peterson
Codes Review Board
Henry R. Johnson III, Russell Meyer,
John Vogel, Mark Yablonski,
Andrew M. Roman
Community Relations Board
George Ann Bower, Carolyn Troy,
Chitra Teredesai, Jane O’Connell,
Teresa Golling
Economic Development Council
David W. Auel, Jane Delano,
E. Gerry Dudley, William L. Henry,
H. Robert Spicher, John Wishart
Hospital Authority
Charles Richardson, Eleanor McNulty,
Frank A. Petrich, Arthur H. Stroyd,
Edward L. Symons Jr.
Medical Rescue Team South Authority
Katherine Doherty, Michael Crossey

Library Board of Directors
William Lewis, Bonnie VanKirk,
Lucille Wick, Deborah Edwards
George Kesel, Susan Rose,
Joseph Wertheim
Parking Authority
Richard Colver, Richard Hayes,
James Howell, Rania Harris,
Bradley Pearce
Planning Board
Richard Ballon, Robin Cutler-Levine,
William Friedman, Paul Tellers,
Anne Swager
Traffic Board
Diane Becker, C. Mark Brush
Jeanne E. Cauchie, Kevin Doody
Al Frioni, Matthew Logue,
Robert Morgan
Zoning Hearing Board
David Hatton, Thomas Dempsey, Jr.
Raymond Perr
Zoning Hearing Board Alternates
Jay Feldstein, Douglas Hottle,
Ralph Murovich
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Additional Stakeholders Interviewed:
Residents of The United Methodist Services for the Aging (Asbury Heights)
Members of the Mt. Lebanon Clergy Association:
•
•
•
•
•
•
•
•
•
•

Reverend Kirk Loadman-Copeland, Unitarian Universalist Church
Reverend David Ensign, Bower Hill Community Church
Ann McGill, First Church of Christ, Scientist
Bob Maravalli, Mt. Lebanon United Presbyterian Church
Dr. Allen Foster, Southminister Presbyterian Church
Father George Wilt, St, Bernard Church
John Powell, Mt. Lebanon United Presbyterian Church
Dr. Andrew Harvey, Mt. Lebanon United Methodist Church
Christy Heflin, Mt. Lebanon United Methodist Church
Jack Hodges, Bower Hill Community Church

Mt. Lebanon School Board Members
• Ronald R. Hoffman
• Henry J. Kasky
• C. Robert Keenan III
• Bruce A. MacLeod
• Beverly A. Maurhoff
• Jean H. Palcho
• Gracelyn D. Ratay
• Laura Tiedge
Mt. Lebanon Municipal Staff Members
•
•
•
•
•
•

Tom Ogden, Police Chief
Steve Darcangelo, Fire Chief
Mike Rudman, Public Works Department
Kevin Sweeney, Systems Administrator
Dave Williams, Municipal Engineer
Mark Magalotti, Municipal Traffic Consultant

Medical Rescue Team South Authority
• William Taylor, Co-Director
Mt. Lebanon Parks Advisory Board
• Pam Burrett, Community Volunteer
• June Delano, Community Volunteer
• Donald Seymour, Attorney, Kirkpatrick & Lockhart
• Dr. Edward Beatty, Assistant Professor, Duquesne University
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•

Scott Frost, Financial Management, Holy Family Institute (Appointed 3/00)

Community Member
• Alex Parish
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(ii.) Interrelationships Among Various Plan Components
To ensure that the goals and objectives of the various planning documents were
integrated into this process, the municipality of Mount Lebanon’s comprehens ive plan
steering committee was aware of the importance of coordinating planning activities
within the municipality. As such, each related document was reviewed so that future
activities will be conducted with the knowledge and understanding of the
recommendations for each plan element. This will eliminate any conflicts from occurring
during the implementation stage of the comprehensive plan.
The Municipality of Mount Lebanon’s environmental concerns and specific needs for
services has been reflected in the Community Facilities and Services recommendations.
These recommendations were focused to promote and enhance the available facilities and
services located within the Municipality and those services offered on a countywide
basis.
The land use recommendations were developed through analysis and review of existing
conditions within Mt. Lebanon. These recommendations will provide for new
development opportunities and be used to preserve historic, cultural and natural
resources.
The recommendations identified for the movement of goods and people (transportation)
identified specific issues and integrated the countywide plans to accomplish the goals that
will benefit community residents. The recommendations for this element have been
made with full consideration of existing and future land-use objectives. It is
recommended that future recreational goals coincide with existing and planned local and
regional projects. Traffic studies for Mount Lebanon were reviewed and the
recommendations of the comprehensive plan build upon the recommendations and
conclusions identified in the reports.
The comprehensive plan steering committee realized that each of the plan elements were
integrally related and that implementation of various plan elements should be carefully
coordinated and implemented with respect to other plan elements.
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(iii.) Contiguous Municipalities Statement
As per Article III, Section 301(5) of the Pennsylvania Municipalities Planning Code, a
statement has been prepared indicating the relationship of the existing and proposed
development of the Municipality of Mt. Lebanon to the existing and proposed plans of
adjacent municipalities, to the objectives of Allegheny County and the region.
It is the belief of the Mt. Lebanon Commission, Planning Board, Comprehensive Plan
Steering Committee, and the residents of the municipality that the goals and objectives of
this plan are in concert with those of adjacent municipalities (Bethel Park Borough,
Castle Shannon Borough, Dormont Borough, Green Tree Borough, Scott Township,
Upper St. Clair Township and the City of Pittsburgh). The Goals and Objectives of this
plan were submitted to each adjacent municipality, the Mt. Lebanon School District and
the Allegheny County Department of Economic Development. No objections to the
Goals and Objectives stated in this plan were made by those contacted and the plan is to
be adopted by resolution with no request for changes from the above-mentioned
institutions or governments.
Land use patterns mirror those of adjacent municipalities. Land uses in Mt. Lebanon that
do not reflect the adjacent municipalities land use patterns are not in conflict with those
municipalities.
This plan promotes the concepts of regional planning and intergovernmental cooperation.
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(iv.) Capital Improvements Program
The Capital Improvements Program (CIP) provides a schedule for the future provision of
public capital improvements for various projects identified in this plan. Capital
improvements have been defined as major, one-time expenditures by the governing body
to provide for such things as public buildings, transportation improvements, sewer and
water facilities, purchase of land or streetscape improvements. The projects identified for
the CIP are typically financed by a debt service repaid over many years primarily from
tax revenues.
The CIP is, in itself, a planning process that should be reviewed annually. Members of
the Mt. Lebanon Commission and the Accounts and Finance Office should assume an
active role in this procedure. The Accounts and Finance Office should have a defined
financial policy that identifies the current level of debt, taxation issues, potential user and
service fees, and grants and other funding sources for identified projects. The CIP should
accomplish the following objectives:
•
•
•
•

Provide a review tool for which future improvement projects are to be
measured
Improve the scheduling of public improvements
Provide assistance for future financial planning
Provide assistance in maintaining proper debt management

The CIP identified in this plan should be used as a guide for incorporating projects into
the municipality’s Capital Improvement Program (a five-year program) that is updated
annually. The projects should follow the “General Conditions and Assumptions” and “
Capital Improvement Project Justification” of the Mt. Lebanon Capital Improvement
Program as they are considered for inclusion of municipal expenditures.
To initiate a comprehensive CIP, Mt. Lebanon officials should begin the following
process:
1) Inventory existing public facilities and equipment. This includes buildings,
parks and recreation areas, public works vehicles and equipment, streets and
alleys, signage system, parking facilities and equipment and water and sewer
management systems. The CIP inventory should describe each element in
relation to its history, present condition, usage placed upon the element and
the estimated year for replacement or expansion.
2) Conduct a Financial Analysis of Mt. Lebanon’s ability to fulfill the CIP by
collecting financial data for the previous 5-10 years. Project (over the next 510 years) what financial data will become relevant, needed or even obsolete.
Complete a calculation of capital outlays required to complete needed
projects. Discuss how the capital outlay may affect Mt. Lebanon’s tax rate.
3) Select and prioritize projects by evaluating the project design, need and cost.
Once the projects have been listed according to priority, Mt. Lebanon should
begin to establish a funding plan.
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4) Once the CIP is developed, the Mt. Lebanon Commissioners should
thoroughly review the plan and hold a public hearing to receive resident’s
comments. Once this is completed, the municipality should formally adopt
the CIP by resolution.
5) Ongoing monitoring of the CIP should be completed annually to assure
successful implementation.
Based upon the recommendations found in the Comprehensive Plan, the following
projects have been identified by the consultant to be included in this Capital
Improvement Program (partners and responsible parties are identified in the
Recommendations and Implementation Strategies section of each plan element):
Project
Identify areas that experience flooding and
establish corrective actions for stormwater
runoff
Acquire and develop vacant land adjacent to
Hazel Drive and Pennsylvania Boulevard for
park and recreation purposes
Provide screening to visually shield the public
works property
Review and adopt improvements to the parking
provisions in the Washington Road Corridor
Conduct a feasibility study to determine the
best location for a multi- use recreational
facility
Provide screening/buffer to shield the public
works property on Cedar Boulevard
Construct the Public Safety Building
Implement the recommendations for utilization
of the existing municipal building – when the
Public Safety Building is constructed
Survey younger adults to determine what is
important to retaining and attracting this age
group
Inventory senior oriented programming and
identify those lacking or in need of expansion
Identify residential roads experiencing an
increase in cut-through traffic
Identify the deficiencies in the sidewalk/trail
system that are affecting safety and mobility
Complete the Cochran Road Corridor Project
Washington Road Corridor – Upgrade traffic
signals and install an interconnect system

Projected Cost
$10,000-$20,000

Time Frame
1-3 years

$150,000 $200,000

1-3 years

$1,000 - $2,500

1-3 years

Cost specific to
improvements
adopted
$15,000-$25,000

1-3 years

$1,000 - $2,500

1-3 years

To be determined
To be determined
by the
recommendations
$15,000 - $20,000

1-3 years
1-3 years

$15,000 - $20,000

1-3 years

$25,000 - $35,000

1-3 years

$10,000 - $20,000

1-3 years

$600,000
$800,000

1-3 years
1-3 years

1-3 years

1-3 years
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Develop a marketing plan to attract businesses $15,000 - $25,000
that meet consumer needs
Amend zoning ordinance to limit development
$8,000-$10,000
in environmentally constrained open/green
space
Develop a plan for the restoration/protection of $20,000 - $30,000
natural features within the municipality
Identify and market locations available for
$15,000 - $20,000
commercial development
Amend current ordinances to comply with
$15,000 - $30,000
recently passed legislation to the PA MPC
Clearview Commons, Alfred Street (Parcel “C”
in the Chan Krieger Study)
$500,000
Complete a benchmark study that compares
$30,000-$50,000
Mt. Lebanon to the region
Amend present ordinances to allow for the
$20,000 - $30,000
development of a transit oriented development
district
Identify roads in residential neighborhoods that $25,000 - $35,000
area being used as shortcuts and develop traffic
calming devices
Construct a multi- use recreational facility in
Approximately $2.5
conjunction with the school district
million
Enhance the appearance of the commercial
To be determined
district of Washington Road
Evaluate and update goals, objectives and
$5,000 - $10,000
recommendations of the comprehensive plan
Link neighborhoods to commercial districts
Approximately
through the development of multi- use trails
$50,000 per mile of
trail
Work with the Port Authority to increase
parking at the T station
To be determined
Promote the completion of the Painters Run
Road improvement project
To be determined

1-3 years
1-3 years

1-3 years
1-3 years
1-3 years
1-3 years
3-5 years
3-5 years

3-5 years

4-7 years
4-7 years
4-7 years
4-7 years

4-7 years
4-7 years
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APPENDICES

Appendix A
Glossary of 1990 US Census Terms

Glossary of 1990 Census Terms:
AGE: The age classification of population based on the age of a person on the day of the
Census (April 1 of the Census Year). The major categories of the age groups defined in
this report are assumed to reflect certain level of socio-economic significance. For
example: the age group 5-17 is primarily a school age group; the age levels at 18-21
signify various voting and social statuses; 25-44 is the prime work force; and 60 onwards,
the groups signify varying degrees of eligibility for many available socio-economic
programs and benefits.
CENSUS TRACT: Census tracts are small, relatively permanent statistical subdivisions
of a county. Census tracts are delineated for all metropolitan areas (MA’s) and other
densely popula ted counties by local census statistical areas committees following Census
Bureau guidelines. Census tracts usually have between 2,500 and 8,000 persons, and
when first delineated, are designed to be homogeneous with respect to population
characteristics, economic status and living conditions. Census tract boundaries do not
cross county boundaries. The spatial size of census tracts varies widely depending on the
density of settlement. Census tract boundaries are delineated with the intention of being
maintained over a long time so that statistical comparisons can be made from census to
census. However, physical changes in street patterns caused by highway construction,
new development, etc., may require occasional revisions; census tracts occasionally are
split due to large population growth, or combined as a result of substantial population
decline.
CONTRACT RENT: Contract rent is the monthly rent agreed to or contracted for,
regardless of any furnishings, utilities, fees, meals, or services that may be included. For
vacant units, it is the monthly rental price at the time that the census was taken.
FAMILY HOUSEHOLDS: A family household consists of a householder and one or
more related persons. Families are classified as either “married couple family” or “other
family” according to the sex of the householder and presence of relatives.
MARRIED COUPLE FAMILY: A family in which the householder and his or
her spouse are enumerated as a member of the same household.
OTHER FAMILY: Male Householder - a family with a male householder and no
wife present.
OTHER FAMILY: Female Householder - A family with a female householder
and no husband present.
GROUP QUARTERS: All persons not living in households are classified by the
Census Bureau as living in- group quarters. Two general categories of persons in group
quarters are recognized: (1) institutionalized persons, and (2) other persons (also referred
to as “noninstitutional group quarters”).
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INSTITUTIONALIZED PERSONS - Includes persons under formally authorized,
supervised care or custody in institutions at the time of enumeration. Such
persons are classified as “patients or inmates” of an institution regardless of the
availability of nursing or medical care, the length of stay or the number of persons
in the institution. Examples of institution include correctional institutions,
halfway houses, nursing homes, hospitals for long-term care, juvenile institutions,
detention centers, etc.
OTHER PERSONS IN GROUP QUARTERS - Includes all persons who live in
group quarters other than institutions. Examples of this include rooming houses,
group homes, college dormitories, military quarters, etc.
HISPANIC ORIGIN: Persons of Hispanic origin are those who classified themselves in
one of the specific Hispanic origin categories such as “Mexican”, “Puerto Rican”,
“Cuban”, “Other Spanish” origin. Persons of Hispanic origin may be of any race.
HOUSEHOLD: A household includes all the persons who occupy a housing unit. A
housing unit is a house, an apartment, a mobile home, a group of rooms, or a single room,
occupied or intended to be occupancy. Separate living quarters are those in which the
occupants live and eat separately from any other persons in the building and have direct
access from the outside of the building or through a common hall. The occupants may be
a single family, two or more families living together, or any other group of related or
unrelated persons who share living arrangements.
In 100-percent tabulations, the count of households or householders always equals the
count of occupied housing units. In sample tabulations, the numbers may differ as a
result of the weighting process.
HOUSEHOLDER: One person in each household is designated as the householder. In
most cases this is the person, or one of the persons, in whose name the home is owned,
being bought, or rented. Two types of householders (and therefore, two types of
households) are distinguished: a family householder and a nonfamily householder. A
family householder is a householder is a householder living with one or more persons
related to him or her by birth, marriage, or adoption. A nonfamily householder is a
householder living alone or with nonrelatives only.
HOUSING UNIT: A housing unit is a house, and apartment, a mobile home or trailer, a
group of rooms or a single room occupied as separate living quarters. Separate living
quarters are those in which the occupants live and eat separately from any other persons
in the building and which have direct access from outside the building or through a
common hall. Both occupied and vacant housing units are included in the housing unit
inventory. If the living quarters contain 9 or more persons unrelated to the householder
or person in charge, they are classified as group quarters.
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HOUSING VALUE: Housing value is the respondent’s estimate of how much the
property (house and lot, mobile home and lot, or condominium unit) would sell for. For
vacant units the value is the price asked for the property.
Value is tabulated separately for all owner-occupied and vacant- for-sale-only housing
units, owner occupied and vacant-for -sale mobile homes or trailers, and specified owneroccupied and specified vacant- for-sale-only housing units. Specified owner occupied and
specified vacant vacant- for-sale-only housing units include only one family houses on
less than 10 acres without a business of medical office on the property.
INCOME DATA: The official income data presented in the Census is based on money
income before taxes and other deductions like Social Security and Medicare. Income
does not include any noncash benefits such as food stamps, Medicare, Medicare, public
housing, and employer provided fringe benefits. In both 1980-and 1990- Censuses
income data presented relate to money income received in the previous calendar year (i.e.
1979 and 1989 for which income data was collected from all persons 15 years old and
over of the sample households. Total income is the algebraic sum of the amounts
reported separately for (1) wage and salary income, (2) non farm self-employment
income (3) farm self- employment income (4) interest, dividend, net royalty or rental
income (5) Social Security or Railroad Retirement income, (6) public assistance or
welfare income, and (7) other income. Earnings is defined as the sum of the first three.
MEAN INCOME: Mean income is the average income, the amount obtained by
dividing total income of a particular statistical universe by the number of units in that
universe. Thus, mean household income is obtained by dividing the household income
by the total number of households.
MEDIAN: Median age (of persons), median value (of housing units), median income, or
median anything represents the halfway point between the highest and the lowest value.
This means there are as many cases above the value as there are below it.
PER CAPITA INCOME: Per capita income is the mean income computed for every
man, woman, and child in a particular group. For the total population, per capita income
is the total income of all persons age 15 and over, divided by the total population.
PERSONS FOR WHOM POVERTY STATUS IS DETERMINED: Poverty status
was determined for all persons except institutionalized persons, persons in military, group
quarters and in college dormitories, and unrelated individuals under 15 years old. These
groups were excluded from the denominator when calculation poverty rates.
POVERTY DATA: Poverty statistics, contained in the 1990 Census as well as the 1980
Census, are based on income data and on a definition originated by the Social Security
Administration in 1964 and subsequently modified by Federal interagency committees in
1969 and 1980. It is prescribed by the Office of Management and Budget as the standard
to be used by various Federal agencies for statistical purposes.
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The income cut-offs used by the Bureau of the Census to determine the poverty of
families and persons consists of a set of specific thresholds consisting of family size
(from one to nine or more persons) and on number of family members under 18 yeas old
(from no child to eight or more children present). These poverty thresholds are revised
annually to allow changes in the cost of living as reflected in the Consumer Price Index
(CPI-U). For example, the average poverty threshold for a family of four has changed
from $11,203 in 1986 to $12,675 in 1989 and $13,924 in 1991.
Poverty thresholds are computed on a National basis only. No attempt has been made to
adjust these thresholds for regional, state, or local variations in the cost of living. In
recent years, the CPI-U for the Pittsburgh region has been found to be about 3.0 percent
less than the National average.
RACE: The data for race represent self-classification by people according to the race
which they most closely identify. Furthermore, it is recognized that the categories of race
include both racial and national origin or socio-cultural groups. The tabulations include
five major groups of race.
WHITE - Includes persons who indicated their race as “white” or reported entries
such as Canadian, German, Italian, Lebanese, Near Easterner, Arab, or Polish.
BLACK OR AFRICAN AMERICAN - Includes persons who indicated their race
as “Black” or reported entries such as African American, Afro-American, Black
Puerto Rican, Jamaican, Nigerian, West Indian, or Haitian.
AMERICAN INDIAN, ESKIMO, OR ALEUT - Includes persons who identified
themselves as such, including all variations of native Americans and related
tribes, or specific entries such as Canadian Indian, French American Indian, or
Spanish American Indian.
ASIAN OR PACIFIC ISLANDER - Includes persons who reported in one of the
Asian of Pacific Islander groups defined in the census questionnaire. Asian
includes Chinese, Japanese, Indian, Filipino, Korean, Vietnamese, and all the rest
from the Asian continent. Pacific Islander includes Hawaiian, Samoan,
Guamanian and other people from the Pacific Islands.
OTHER RACE - Includes all other persons not included in the other four major
categories described above. This includes those who reported as such, or
provided write- in entries such as multiracial, multiethnic, mixed, interracial,
Weort, or a Spanish/Hispanic origin group (such as Mexican, Cuban, or Puerto
Rican).
UNITS IN STRUCTURE: A structure is a separate building that either has open spaces
on all sides or is separated from other structures by dividing walls that extend from
ground to roof. In determining the number of units in a structure, all housing units, both
occupied and vacant, are counted. Stores or office spaces are excluded. The statistics are
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presented for the number of housing units in structures of specified type and size, and not
for the number of structures or residential buildings.
1-UNIT, DETACHED - This is a 1- unit structure detached from any other
structure, that is, with open space on all four sides. This mostly includes singlefamily homes with or without attached garage.
1-UNIT ATTACHED - This is a 1- unit structure which has one or more walls
extending from ground to roof separating it form adjoining structures. In row
houses (sometimes called townhouses), double houses, or houses attached to
nonresidential structures, each house is a separate, attached structure if the
dividing or common wall goes from ground to roof.
2 OR MORE UNITS - These are units in structures containing 2 or more housing
units.
MOBILE HOMES - Both occupied and vacant mobile homes to which no
permanent rooms have been added are counted in this category. Mobile Homes or
trailers used only for business purposes or for extra sleeping space, and mobile
homes or trailers for sale on a dealer’s lot, at the factory, or in storage are not
counted in the housing inventory.

The above definitions were taken from Allegheny County Planning Department, 1990
Census, Report 3, Income & Poverty; Allegheny County Planning Department, 1990
Census, Report 2, Housing.
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Appendix B
Issues, Strengths, Weaknesses, Opportunities and Threats
Public Meeting Exercise Results

Mt. Lebanon Comprehensive Plan
Issues, Strengths, Weaknesses,
Opportunities and Threats
Public Meeting Exercise Results
May 6, 1999
TOP FIVE ISSUES:
1. Aging Population
2. Maintaining Character
3. Public Safety Building
4. Infrastructure Maintenance
5. Economic Grow th
ISSUES OF MT. LEBANON:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•

Economic Growth
Library Books
Leaf Removal
HUD Homes
Greenspace
State And Federal Control
Public Safety
Parking - Uptown Corridor
Tax Structure
Aging Population
Infrastructure Maintenance
Traffic
Recreational Priorities
Public Safety Building
Pedestrian Walking Routes And Trails

•
•
•
•
•
•
•
•
•
•
•
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Code Enforcement
Balance Between Population
Demographics
Maintaining Character
Senior Community Center
Cost Benefit Analysis Of Projects
Social Qualities
Quality Of Housing
Aesthetics
Uptown Commercial Areas
Transportation
Bedroom Community
Community Facilities
Homogeneity

TOP FIVE STRENGTHS:
1. Educational System
2. Sense of Community
3. Recreational Facilities
4. Library
5. Police/Fire Departments
STRENGTHS OF MT. LEBANON:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•

Educational System
Community Facilities
Recreational Facilities - (Recreation
Center, Golf Course, Tennis Courts,
Main Park)
Family Oriented - Activities For Kids,
Teens And Adults
Library
Uptown
Churches
Hospital
Extended Daycare
Wide Range Of Housing Prices
Affordable Housing
Quality Of Housing, Well Maintained
Local Schools - Walking Distance Ties
Area Together
Proximity To Pittsburgh
Public Transportation
Government Services
Quality And Responsiveness Of The
Municipal Government
Public Safety
Public Works/Street Maintenance
Police/Fire Departments
Orderly Public Process

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Aesthetics: Character Of Mt. Lebanon
Lack Of Sprawl
Urban Setting In A Suburban,
Established, Cohesive Community
Attractive Neighborhoods
Sense Of Community
Walkable Community
Good Business Districts
Well Informed, Active Citizenry
Diverse, Tolerant, And Well Educated
Citizens
Socio- Economic Diversity
High Community
Involvement/Volunteers
Green Space
Street Trees
Financial Stability
Cultural Opportunities
Sense Of Empowerment
Non-Partisan
Appreciation Of Housing Value
Well-Built Infrastructure
Community
Information/Communication
Mt. Lebanon Magazine

TOP FIVE WEAKNESSES:
1. Fixed Tax Base
2. Aging Infrastructure
3. Increasing Traffic on Washington Rd. and Residential Streets
4. Hard to Acquire Land for New Opportunities
5. Lack of Green/Open Space
WEAKNESSES OF MT. LEBANON:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Fixed Tax Base
Lack Of Tax Fairness
Maintenance Of Sidewalks
Aging Infrastructure
Lack Of Code Enforcement
Not Tight Enough On Budgeting
Municipal Surplus
On-Street Parking Along Washington
Road
Lack Of Parking For Residents At
Recreation Center
Perception Of Parking Shortage In The
Business District
Increasing Traffic On Washington Road
And Residential Streets
Public Transportation Limitations
Shopping In Mt. Lebanon Is Limited
Lack Of A Market In The Uptown Area
Lack Of Plan/Incentives For Uptown
Development
No Hotel
No Large Meeting Room For
Conferences
Unoccupied Buildings
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Aging Recreation Center
Shortage Ice Rinks And Playing Fields
Lack Of Teen Facilities
Lack Of Bike Trails
Lack Of Green/Open Space
Shortage Of Pre And After School Care
Lack Of Services For The Elderly And
Senior Partner Program
Hard To Acquire Land For New
Opportunities
Communication Between Community
Groups
Proliferation Of Signs/Telephone Poles
Lack Of Employment Opportunities
Deteriorating Neighborhoods
Aging Housing Stock
Lack Of Racial Diversity
Lack Of Economic Diversity
Provincial Vs. Regional Thinking
Lack Of Areas To Walk Pets
Graffiti
No Public Restroom Facilities/Public
Phones By The “T”

TOP FIVE OPPORTUNITIES:
1. Acquire more Green Space
2. Improve Cooperation between School District and Municipality
3. Rehabilitation of Existing Buildings
4. Retain Charm of Municipality
5. Regional Planning for Economic Development
OPPORTUNITIES FOR MT. LEBANON:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

New County Government Structure
Regional Planning For Economic
Development
Deferred Capital Improvement Plan
Low Interest Loan To Homeowners For
Improvements
Fair Tax Base
Underground Utilities
Rehabilitation Of Existing Buildings Replace Obsolete Buildings
Rehabilitation Of Neighborhoods—
Castle Shannon And Scott
Year Round Fitness/Community Center
New Indoor Pool
Sharing Facilities Among Communities
Extension Of Robb Hollow
Implement Chan Krieger Plan
Revisiting The - Washington/Cochran
Corridor
Improve Cooperation Between School
District And Municipality
Acquire More Green Space
Replace Commons At Alfred Street &
At Pennsylvania Boulevard
Community Park By Hazel Drive
Town Fair Building
Entertainment And Theater
Networking Among Related Businesses
Castle Shannon Blvd. Business District
Improve Shuttle Transit
Safer Walking Routes
Rail To Airport
Preservation Of Brick Roads
More Public Information And
Involvement
Public Awareness
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•
•
•
•
•
•

Retain Charm Of Municipality
Utilize The Educated Residents
Increase The Number Of Grocery Stores
And Add A Hotel Along Washington
Road
Utilize The Talents Of The Senior
Citizen Population
Improve Maintenance Of School
Facilities (Building And Grounds)
Utilization Of School Facilities By
Residents (After Hours)

TOP FIVE THREATS
1. Aging infrastructure
2. Rising school taxes
3. County Government assessments, taxes & mandates
4. Lack of land to develop
5. Aging population
THREATS TO MT. LEBANON
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Regional Government—Less Control Over Destiny
County Government Assessments, Taxes And Unfounded Mandates
Lack Of Control In/Over Contiguous Communities
Zoning Inadequacies
Aging Infrastructure
Aging Housing Stock
Aging Population
Losing Young People (Out Migration)
Massive Demographic Changes
Many Households In Mt. Lebanon Don’t Have Kids In The Mt. Lebanon Schools
Rising School Taxes
Public Transportation
Roads Not Conducive To Growth
Regional Road Projects
Lack Of Parking Near T-Stops
Loss Of Residents/Businesses
Tax Abated Housing
Sprawl—Abandonment Of Older Suburbs
Lack Of Land To Develop
Municipality Not Marked Well Enough, Rely On Reputation, Failure To Market To
Different Segments Of The Community
Retail Competition From Malls
Exodus Of Businesses To Other Regions And Counties
HUD Homes
Parochialism
Apathy (People Opposed To Change)
Mt. Lebanon Perceived As Rich Community Tha t Does Not Need Funding
Failure To Maintain Desirability
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Appendix C
Public Information Questionnaire

Dear Resident,
The municipality of Mt. Lebanon is in the process of completing a comprehensive plan. Mackin
Engineering Company has been hired by the municipality to complete this plan which will identify past and
present trends of the municipality as a means of organizing for the future. The comprehensive plan will be
a foundation for establishing municipal decisions and serve as a support document when applying for grant
money.
By taking part in this survey, you are taking an active role in determining the future of Mt.
Lebanon. Public input is vital to the success of this plan and your opinions will help the consultant
complete a plan that reflects the vision of its participants. Name and address are not required and responses
will be used for planning purposes only.

HOUSING
The housing diversity in Mt. Lebanon is satisfactory for current residents.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

There are homes in the municipality in need of maintenance.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

There are homes in the municipality that have historical significance.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Please list any homes with historical value and describe any concern that you may have regarding
housing.

COMMUNITY FACILITIES AND SERVICES
The school district and the services it provides to Mt. Lebanon meet your expectations.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

The library services available to the municipality are adequate for residents.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

There is adequate public involvement within the municipality to support volunteer organizations & human
service agencies.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

The emergency services (fire, EMS, police) provided to Municipality of Mt. Lebanon are adequate for the
residents.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Please describe any concern that you may have regarding community facilities.
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RECREATION
There are adequate recreation opportunities within the municipality for people of all ages.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Recreational facilities are safe and properly maintained.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

There is adequate open space/greenways in the Municipality of Mt. Lebanon.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Please describe any concerns you may have regarding recreation.

ROADWAYS
The present road network within the Municipality of Mt. Lebanon is adequate to access and distribute
goods and services.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

The municipality maintains the roadways and provides adequate winter road maintenance.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

There are roads within the municipality that are in disrepair and need paving.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

The present parking facilities in Mt. Lebanon are adequate and easily accessible.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Traffic signal operations are coordinated for efficient traffic control.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Please indicate which roads or intersections, in order of importance, should receive the most
attention. Why?
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PUBLIC UTILITIES
The present public utilities (water, sewage, gas, electric, phone, and cable) within the municipality are
sufficient.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

The cost and delivery of public utilities are reasonable and efficient.
______ strongly agree

______ agree

_____ disagree

______ strongly disagree

Please describe any concern that you may have regarding public utilities. (i.e. water, sewage, etc.).

GENERAL COMMENTS (anything that may help the consultant to prepare and complete the plan.):
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Appendix D
Stakeholders Information Survey

MT. LEBANON COMPREHENSIVE PLAN
INFORMATION SURVEY
A. List the positive aspects of living in Mt. Lebanon.
1.
2.
3.
B. List the negative aspects of living in Mt. Lebanon.
1.
2.
3.
C. List the positive aspects of working in Mt. Lebanon.
1.
2.
3.
D. List the negative aspects of working in Mt. Lebanon.
1.
2.
3.
E. List three places where you would bring a first time visitor to Mt. Lebanon.
1.
2.
3.

D-1

MT. LEBANON
INFORMATION SURVEY Cont.
F. List any negative impressions a first time visitor to Mt. Lebanon may have.
1.
2.
3.
G. Identify three (3) immediate and three (3) long-range needs of Mt. Lebanon.
1. Immediate:
a.
b.
c.
2. Long-range:
a.
b.
c.
H. Are the following community facilities adequate? If no, please explain.

1.
2.
3.
4.
5.
6.
7.
8.

Recreational
Utilities/Sewers
Fire Protection
Police Protection
Street and Sidewalk Conditions
Parking
Cultural
Other

Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
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•
•
•
•
•
•
•
•

No
No
No
No
No
No
No
No

•
•
•
•
•
•
•
•

INFORMATION SURVEY Cont.
I. If there was one thing in the Municipality of Mt. Lebanon that you could change, what
would it be?

J. Please identify any changes that are needed to the municipality’s zoning Ordinance to
eliminate confusion and aid in its enforcement.

K. What do you hope will be a positive consequence of completing the update to the
Municipality of Mt. Lebanon’s Comprehensive Plan and Zoning Ordinance?

L. Other Comments and suggestions.

Name

Date
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Appendix E
Previously Completed Mt. Lebanon Planning Documents

Previously completed Mt. Lebanon Planning Documents
Mt. Lebanon Comprehensive Plan, adopted 1989
Castle Shannon Boulevard Corridor Study, 1994
A Strategic Plan for Uptown Washington Road, 1995
Updated Castle Shannon Corridor Study, 1997

Recommendations that have been completed are italicized
Items in bold are not completed or ongoing
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Mt. Lebanon Comprehensive Plan, 1989
Municipality of Mt. Lebanon and Ms. Roberta Saraf, 1989
LAND USE:
1. Recommendation: promote a sense of community identity by defining
“imageable” elements
a. Action: Completed (site plan reviews)
i. Status: Current Policy
2. Recommendation: Ensure that the number of multi-family dwelling units does not
exceed 30 percent of the total number of dwelling units
a. Action: Currently 3,000 out of 11,000 or 27%
i. Status: Current Policy
3. Recommendation: Support neighborhood diversity to allow opportunities for a
variety of lifestyle choices
a. Action: Completed through effort of Community Relations Board
i. Status: Current Policy
4. Recommendation: Meet the needs for open space and outdoor recreation by
maintaining and upgrading the existing public parks and open space system.
a. Action: Twin Hills Trails Park purchased, all playground facilities given
major overhaul.
i. Status: Current Policy
5. Recommendation: Continue to give core area revitalization efforts a high
priority.
a. Action: Washington Road Strategic Plan, Streetscapes Washington and
Beverly Roads, 3 major new buildings, New South Garage, New North
Garage
i. Status: Current Policy
6. Recommendation: Support Improvement of Robb Hollow Park
a. Action: No Action
i. Status: Current Policy
7. Recommendation: Foster the retention and revitalization of the existing
commercial establishments in the core area
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a. Action: See action item 5-a
i. Status: Current Policy
8. Recommendation: Encourage economic vitality and aesthetic quality in the core
area
a. Action: See action item 5-a
i. Status: Current Policy
9. Recommendation: Maintain the structural quality of the commercial districts by a
regular property inspection program
a. Action: Completed
i. Status: Current Policy
10. Recommendation: Encourage the redevelopment of certain satellite commercial
areas
a. Action: Completed Beverly Road Streetscape, Castle Shannon Boulevard
Corridor Study
HOUSING:
11. Recommendation: Preserve the integrity, character and diversity of residential
neighborhoods
a. Action: Ongoing
i. Status: Current Policy
12. Recommendation: Encourage equal access and opportunity to all residents
a. Action: Ongoing
i. Status: Current Policy
13. Recommendation: Support a policy of “infill” development
a. Action: Completed
i. Status: Current Policy
14. Recommendation: Continue to relate the pace and location of new development to
the capacity of community facilities
a. Action: Completed
i. Status: Current Policy
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15. Recommendation: Preserve the value of residential areas by support for a
property inspection program
a. Action: Completed. This has been deleted from the Plan as authorized by
Commission
16. Recommendation: Safeguard the value of residential areas through adherence to
new and existing standards for construction and rehabilitation
a. Action: Completed through code updates
i. Status: Current Policy
17. Recommendation: Maintain the environmental quality of residential areas
through a regular program of infrastructure reconstruction and traffic
management
a. Action: Street & sewer capital improvements, traffic planning
partnership partially implemented
18. Recommendation: Support efforts to preserve and maintain structures of
historic and architectural significance – An ad-hoc historic committee has
been established
a. Action: Minimal. No structures removed
TRANSPORTATION:
19. Recommendation: Afford a high priority to roadway maintenance and
reconstruction in the planning process
a. Action: Ongoing
i. Status: Current Policy
20. Control automotive traffic and parking to assure compatibility with land use
a. Action: Ongoing
i. Status: Current Policy
21. Recommendation: Develop programs to increase the safety and mobility of the
school age and elderly population
a. Action: Ongoing. Middle school efforts
i. Status: Current Policy
22. Recommendation: Support improvements to the regional transportation network
to enhance Mt. Lebanon’s accessibility to areas of high development potential
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Action: Ongoing. Route 50 etc.
i. Status: Current Policy
23. Recommendation: Develop and implement a sidewalk installation plan
a. Action: Completed. This has been deleted from the Plan as authorized by
Commission
i. Status: Current Policy
24. Recommendation: Promote pedestrian safety through education, engineering and
enforcement activities
a. Action: Ongoing. Dialogue with PTA’s
i. Status: Current Policy
25. Recommendation: Support efforts to correct problems in the transportation
system
a. Action: Ongoing
i. Status: Current Policy
26. Recommendation: Require sufficient parking facilities in the core area to meet the
needs of Mt. Lebanon residents and commercial customers
a. Action: Completed
i. Status: Current Policy
27. Recommendation: Work closely with Port Authority Transit (PAT) to
develop and implement an intra-community feeder bus system linking the
neighborhoods and the central core area.
a. Action: Not completed.
28. Recommendation: Support regional solutions to local transportation needs
a. Action: Ongoing
i. Status: Current Policy
COMMUNITY FACILITIES:
29. Recommendation: Maintain current practices in providing community
services/facilities
a. Action: Completed
i. Status: Current Policy
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30. Recommendation: Encourage evolution of the scope of community services to
address the changing needs of community residents
a. Action: Ongoing for youth and aging
i. Status: Current Policy
31. Recommendation: Be receptive to shared community facility arrangements to
obtain administrative and fiscal benefits and to enhance the quality of Mt.
Lebanon services
a. Action: Ongoing-Partnerships in Recreation area
i. Status: Current Policy
32. Recommendation: Construct a single facility in a centralized location to
accommodate public safety function
a. Action: In progress
33. Recommendation: Implement the recommendations of the Library Space
Utilization Study and construct and addition to the library
a. Action: Completed
34. Recommendation: Preserve and maintain the municipal building
a. Action: Ongoing
35. Recommendation: Reorganize space within the municipal building to
promote administrative efficiency
a. Action: New inspections, works, office and 911 areas to be revisited
when Public Safety Building is constructed
36. Recommendation: Explore alternative ways to accommodate fire suppression
equipment needs
a. Action: Ongoing
37. Recommendation: Prepare and implement a Comprehensive Solid Waste Disposal
Plan, utilizing the South Hills Area Council of Governments
a. Action: Completed
i. Status: Current Policy
38. Recommendation: Cooperate with other communities to improve the level of
public safety activities on a regional basis
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a. Action: On going
i. Status: Current Policy
39. Recommendation: Explore alternate facility arrangements for emergency medical
service in cooperation with Medical Rescue Team South and other communities
a. Action: Completed
40. Recommendation: Cooperate with other communities to provide updated public
safety training facilities
a. Action: Ongoing
i. Status: Current Policy
41. Recommendation: The municipality and school district facilities should
retain their separate identities but cooperation in planning, facility use,
services and maintenance should be encouraged
a. Action: Ongoing. More work to be done in this important are

E-7

Castle Shannon Boulevard Corridor Study, 1994
Mt. Lebanon Planning Board, 1994
Recommendation: Neighborhood commercial from Poplar Drive to Scott Road.
•

Create a parking task force under the guidance of the Planning Board to
develop a comprehensive parking strategy that meets the needs of the local
service district and surrounding residential neighborhood.
o Status: Has not been initiated

•

Adopt a property maintenance policy to promote more attractive storefronts.
This is consistent with neighbors’ testimony to the board that they are
affronted by the visual blight.
o Status: On going

•

Do not permit the expansion of the distribution warehouse and take such
measures as may be appropriate to remove the existing wholesale distribution
component of this land use.
o Status: Current policy subject to zoning. Warehouse use discontinued

Recommendation: Western side of the boulevard from Scott Road to Cooke Lane.
•

Eliminate O Transitional Area from Zoning ordinance that allows banks and
hotels.
o Status: Not completed

•

Do not rezone to permit commercial uses on parcels where they are not currently
permitted.
o Status: Current policy

•

Do not change zoning to permit commercial uses as of right where they are now
conditional uses and do not permit more intensive commercial uses such as strip
centers and restaurants in areas where they are not currently permitted.
o Status: Current policy

Recommendation: Eastern side of Castle Shannon boulevard from Scott Road to Cooke
Lane.
•

Do not change zoning for this parcel to commercial.
o Status: Current policy

•

Do not expand the permitted conditional uses. If any development is
permitted it should be office or multi-family residential.
o Status: Not completed
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•

Consider the purchase of this site for a passive park in accordance with the
recommendation in the 1970 Mt. Lebanon Recreation and Open Space Plan.
o Status: Not completed

•

Rezone the property owned by Mt. Lebanon (between the Kossman property
and Thornwood Drive) to Passive Park (P-1) in order to maintain it in a
natural state.
o Status: Not completed

Recommendation: Property along the undeveloped portion of Pennsylvania Boulevard
across from the T tracks.
•

Acquire vacant parcels and purchase the remaining parcels to provide a
tract for future residential development. The development could include
both single and multi-family housing with community green space.
o Status: In progress
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A Strategic Plan for Uptown Washington Road
Chan Krieger & Associates, 1995
Recommendations are listed according to page 65, recommendations 1-6.
1. Current Use: Offices, one residence on Washington Road, residences on Florida
Avenue.
a. Recommended Use: Public Safety Building with adjacent commercial
and residential development – Public Safety Building will be
constructed at the Washington Road Cemetery Site
i. No Action
2. Current Use: Mellon and Washington Schools, athletic fields
a. Recommended Use: Reuse of the Mellon School as the School District
recommends. If this proves unfeasible or changes in the future, a new
residential district is recommended
i. Re-use of building as per School District
3. Current Use: Offices on Washington Road: Verland property vacant; Avon Court
apartments; private residences
a. Recommended Use: Multi-family residential with service retail
i. To be under development as an apartment site
4. Current Use: Vacant
a. Recommended Use: Retail, offices
i. To be developed as the site of the public safety building
5. Current Use: LRT tracks, station, parking; office, retail uses; surface and
structured parking on Washington Road.
a. Recommended Use: Mixed residential, office and retail; institutional uses
are also desirable
i. To be developed as a hotel
6. Current Use: Parking
a. Recommended Use: Town Square (Clearview Commons)
i. To be completed

E-10

Updated Castle Shannon Corridor Study, November 1997
Mt. Lebanon Planning Board, 1997
Recommendations:
•

Eliminate Transitional Areas N through U of the Zoning Ordinance.
o Status: Not initiated

•

Rezone the R-5 area fronting on Castle Shannon Boulevard to R-3 or LS.
o Status: Not initiated

•

Rezone the C areas along Castle Shannon Boulevard between Scott road and
Cooke Lane to LS.
o Status: Not initiated

•

Consider adding catering establishments (without banquet hall), child day
care centers, pre -school facilities and nursing homes as permitted uses in the
LS district.
o Status: Not initiated

•

Consider adding a requirement to the LS District that limits the gross floor
area per business establishment or limits the total trip generation per unit of
lot area for future commercial development.
o Status: Not initiated

•

Consider two (2) alternatives for the Kossman prope rty:
o Keep the current “M” transitional overlay, but limit the conditional
uses to those of a residential character: nursing home, townhouse or
multifamily dwellings; or
• Status: Not initiated
o Delete the “M” transitional overlay and rezone the frontage of the
property to C and maintain the rear of the property as R-2. Revise
the “C” district to require a sizable setback (75 feet-100 feet) from R-1
and R-2 properties.
• Status: Not initiated

•

Undertake a project to assemble tax delinquent properties and other
properties along the Pennsylvania Boulevard right-of-way and solicit
proposals for a planned residential development with design criteria as set by
the Municipality.
o Status: In progress
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•

Consider establishing the boundaries of a proposed linear park through the
corridor and record the proposed public park using the official map
procedures authorized by Article IV of the PA Municipalities Code.
o Status: In progress

•

Survey the local businesses to determine whether public investments may be
an incentive to upgrade the local business area in the corridor.
o Status: Not initiated

•

Perform a traffic study to determine levels of service, traffic impacts of
future developments in the corridor and whether signal improvements
and/or synchronization are warranted.
o Status: Not completed
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