
Mt. Lebanon’s Virginia Manor 
Public Meeting 

Discussion of Design Guidelines and the Potential 
for a Local Historic District Ordinance 

May 19, 2015 



Meeting Agenda 

• Introductions 
• Project Background 
• Character-Defining Features 
• The National Register of Historic Places 
• What is Historic Preservation? 
• What is a Design Guide? 
• What is a Historic District Ordinance? 
• Public Input Discussion Questions 
• Wrap-Up / Q&A 



Meet The Team 
• Consultant T&B Planning, Inc. 

– Tracy Zinn, Vice President 
– Robyn Barber, Project Planner 
– With Laura Ricketts of Skelly & Loy (prepared nomination of Mt. 

Lebanon National Register Historic District) 

• Mt. Lebanon 
– Mt. Lebanon Historic Preservation Board 

• Susan Morgans, staff liaison 
• Yvette Yescas, immediate past Board President 
• Joel Cluskey, Board President 

– Mt. Lebanon Commission 
• John Bendel, staff liaison 

• Pennsylvania Historical and Museum Commission 
– Bill Callahan, Community Preservation Coordinator (Western Region) 

• Virginia Manor Residents 
– Susan Bicket and Phil Pollice, neighborhood liaisons 

 



T&B Planning, Inc. 
• Specializing in planning, design, environmental, 

and graphics services since 1974. 
• Pennsylvania Community Character and Historic 

Preservation projects: 
– PA Statewide Preservation Plan 2012-2017 
– City of Pittsburgh Cultural Heritage Plan 

(PRESERVEPGH) 
– Pennsylvania Wilds Design Guide for Community 

Character Stewardship 
– Historic Preservation Plans for Moon Township, 

Philipsburg Borough, Blairsville Borough, and 
Scottdale Borough 



T&B Planning, Inc. 
• More Pennsylvania Community Character and Historic 

Preservation projects: 
– Design Guidelines for Cambria City, Johnstown  
– Ohiopyle Design Guidelines  
– Fayette County Mountain Area Comprehensive Plan Design Guide 

(including U.S. Route 40, a Historic National Road) 
– Route 31 West Corridor Design Guide 
– Brownsville Commercial Historic District Design Guidelines 
– Pine Creek Valley Corridor Management Study, Design Guidelines, 

Community Character Protection 
 



Project Background:  
Mt. Lebanon Comprehensive Plan (2013) 

• Sets forth goals to: 

– Further enhance community character. 

– Maintain a high quality community for 
residents and businesses. 

• Recognizes:  

– Potential for infill development. 

– Issues and opportunities related to 
maintenance and enhancement of 
existing community character, including 
the quality and intensity of design. 



Project Background:  
Mt. Lebanon Comprehensive Plan (2013) 

• Vitality Goal: “Maintain Mt. Lebanon’s character while 
accommodating new growth, redevelopment and 
evolving housing needs.” 

– Objective 1: “Maintain and enhance the appearance and 
integrity of the community’s built environment.” 
• Action 6: “Work with the Historic Preservation Board to establish 

local historic districts, with emphasis on the parts of the 
community eligible for National Register of Historic Places 
designation.” 

• Action 7: “Conduct a joint meeting of the Planning Board and 
Historic Preservation Board to discuss and identify potential places, 
parameters and mechanisms associated with historic preservation 
in the community.” 



Project Background:  
National Register Historic District (2014) 



Project Background:  
Virginia Manor 

• Sometime in 2012-2013, a small group of Virginia Manor 
residents  sought help from the Historic Preservation Board in 
order to preserve the community character of the 
neighborhood.  

• The group recognized that change is inevitable, but wanted to 
ensure that future changes would be sensitive to the original 
architecture, scale, and building materials in the neighborhood 
to preserve the charm and authenticity of place.  

• In May 2014, a neighborhood meeting was held to discuss the 
potential for a local historic district and the formation of a 
Historical Architectural Review Board (HARB).  
– ~75 attendees 

– Yvette Yescas and Bill Callahan presented information. 

– Petition in favor of an ordinance signed by ~60 residents. 



• The Mt. Lebanon Historic Preservation Board and 
the Mt. Lebanon Commission prepared a Request 
for Proposals (RFP) to find a consultant to lead 
public outreach, prepare design guidelines, and 
draft a municipal ordinance for consideration by 
residents and the Commission. 

• T&B Planning, Inc. was hired in April 2015 to 
begin this work in partnership with the 
Municipality, Historic Preservation Board, PHMC, 
and the residents of Virginia Manor. 

Project Background: 
Mt. Lebanon Involvement 



Virginia Manor History 

• Virginia Manor was laid out in the 1930s by James 
Duff 

– Roads follow land contours 

– Vistas / thoughtful streetscapes 

– Few sidewalks, deep setbacks 

– Cohesive neighborhood feel despite different styles and 
varying treatments of stone and brick building materials 

– Extra prominent signature houses at focal point lots 



Virginia Manor History 

– Architectural oversight by Virginia Manor Company 
(architect Thomas Garman): 

• “The purpose of this restriction is to secure the erection 
of houses of artistic merit on the said plan, and that are 
in conformity with houses already erected thereon, and 
shall be absolutely binding and shall be a covenant 
running with the land.” 

• “Once a building is erected on the said premises in 
accordance with the foregoing restrictions, it is agreed 
that in the event the said building is burned or destroyed 
that any building erected in the replacement thereof shall 
be of a character artistic in appearance equal to the 
building erected under the same restriction.” 

                 source: review of several deeds 

 



You       Virginia Manor 

• You love your neighborhood.  

• We’re here to help you retain what you love. 



Character-Defining Features: 
Stone & Brick Homes/Unique Architectural Style 



Character-Defining Features: 
Architectural Details 



Character-Defining Features: 
Distinctive Rooflines with Tile or Slate 



Character-Defining Features: 
Windows-Multi-Pane, Oval, Round, Shutters 



Character-Defining Features: 
Landscaping 



Character-Defining Features: 
Hardscapes (Driveways / Paths) 



Character-Defining Features: 
Stone Retaining Walls 



Character-Defining Features: 
Large Trees 



• The National Register of Historic Places is our 
country’s list of significant historic properties, 
those worthy of preservation. 

• The Mt. Lebanon Historic District was listed on 
the National Register of Historic Places in 2014. 
– Early automobile suburb.  

– Residential, commercial, cultural, and institutional 
resources. 

– Period of significance from 1874-1945 (from the 
founding date of Mt. Lebanon Cemetery until the end 
of World War II). 

 

Mt. Lebanon National Register Historic District 



Mt. Lebanon National Register Historic District 

• Listing on the National Register DOES NOT:  
– Restrict a private property owner’s ability to alter, manage, or 

dispose of a property;  

– Require properties be maintained, repaired, or restored;  

– Invoke local zoning or local historic district (HARB) designation;  

– Invoke state or federal review;  

– Require public access to private property. 

• There is no requirement to preserve, appropriately 
rehabilitate, or attract compatible infill        
construction. 

 

* Listing on the National Register of Historic Places does not guarantee a property’s 
protection.  It is up to local communities to pass legislation to enforce the protection of 
historic properties, if they so desire.* 



 

Mt. Lebanon National Register Historic District 



Virginia Manor Project Area 
• 364 total parcels  
• 353 homes 
• 114 homes within the Mt.  
    Lebanon National Register  
    Historic District 

– 92 contributing 
– 22 non-contributing  

• “non-contributing” means either the house was built after 
1945 (end of the period of significance used for the 
nomination) or changes were made to the property that 
resulted in a drastic change to the structure’s historic 
character. 

                                   source: Mt. Lebanon GIS 



Contributing within the NRHD (examples) 



Non-Contributing within the NRHD 



Home Build Permit Dates by Decade 



What is Historic Preservation? 

• Preservation of: 
– important historical and cultural resources. 

– the historic character of the community. 
 

• Historic preservation does not mean that everything 
old is saved. 
– However, when an old or significant building is destroyed, 

removed, or changed, its replacement should complement the 
historic character of the neighborhood. 

 



Treatment of Historic Properties 
• Rehabilitation acknowledges the need to alter or add to a historic property 

to meet continuing or changing uses while retaining the property’s historic 
character.* 
– Rehabilitation is defined as the act or process of making possible a compatible 

use for a property through repair, alterations, and additions while preserving 
those portions or features which convey its historical, cultural, or architectural 
values.  

– The Design Guide for Virginia Manor will include information about the 
Secretary of the Interior’s 10 Standards for Rehabilitation. 
 

• Other Treatment Options 
– Preservation focuses on the maintenance and repair of existing historic 

materials and retention of a property’s form as it has evolved over time. 
– Restoration depicts a property at a particular period of time in its history, 

while removing evidence of other periods. 
– Reconstruction re-creates vanished or non-surviving portions of a property for 

interpretive purposes. 

 
 
source: National Park Service (http://www.nps.gov/tps/standards/four-treatments.htm) 



Secretary of the Interior’s  
Standards for Rehabilitation 

3 Basic Principles:  

• Retain and repair historic features.  

• Retain historic character even if make changes to property. 

• Design compatible, reversible additions and alterations. 

10 Standards: 

1. A property will be used as it was historically or be given a new use that requires minimal 
change to its distinctive materials, features, spaces, and spatial relationships. 

2. The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that 
characterize a property will be avoided. 

3. Each property will be recognized as a physical record of its time, place, and use. Changes 
that create a false sense of historical development, such as adding conjectural features or 
elements from other historic properties, will not be undertaken. 

4. Changes to a property that have acquired historic significance in their own right will be 
retained and preserved. 

5. Distinctive materials, features, finishes, and construction techniques or                     
examples of craftsmanship that characterize a property will be preserved. 

                       Source: http://www.nps.gov/tps/standards/rehabilitation/rehab/stand.htm 



Secretary of the Interior’s  
Standards for Rehabilitation 

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the 
old in design, color, texture, and, where possible, materials. Replacement of missing 
features will be substantiated by documentary and physical evidence. 

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials will not be used. 

8. Archeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken. 

9. New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property. The new work 
will be differentiated from the old and will be compatible with the historic materials, 
features, size, scale and proportion, and massing to protect the integrity of the property 
and its environment. 

10. New additions and adjacent or related new construction will be undertaken in such a 
manner that, if removed in the future, the essential form and integrity of the historic 
property and its environment would be unimpaired. 

                       

  Source: http://www.nps.gov/tps/standards/rehabilitation/rehab/stand.htm 



What is a Design Guide? 

• Typical Design Process 
– Design details are determined by building owners, 

local authorities, and design professionals such as 
architects, engineers, landscape architects, etc., 
by typically only looking at a single building.  The 
larger context is often not considered. 

 
Everyone looks at their role from a different perspective. Why? 
 
• Property Owner 
• Financial Lender 
• Building Code Enforcement Official 
• Architect 
• Engineer 

 

• Contractors 
• Local Appointed & Elected Officials 
• Local Organizations 
• Neighbors 



What is a Design Guide? 
• A Design Guide: 

– Is a guiding document for design to 
help retain architectural and 
community character. 

– Describes an expected outcome – 
retaining and enhancing the historic 
character of Virginia Manor. 

– Contains ideas and 
recommendations about how to 
establish or maintain the desired 
“look and feel” of a place. 

– Focuses on the character of a place, 
not just placement and size. 

– Establishes design aspirations in a 
manner that allows their consistent 
application across an area. 

– Sets “visual” expectations that 
people can relate to and 
understand. 



What is a Design Guide? 
• Topics can include: 

– Building Massing and Styles 
– Rooflines and Materials 
– Windows and Doors 
– Exterior Building Materials 
– Landscape 
– Hardscape (driveways, paths) 

• Addresses visual impact on 
neighboring structures, and 
consistency with original dwelling, 
streetscape and landscape design 
(how relate to each other). 

• Includes guidelines for general 
maintenance, major maintenance 
and repairs (including replacement 
materials) and new construction 
including additions. 

 



What is a Design Guide? 

• A Design Guide IS NOT: 

– Zoning 

– Mandatory 

– A legal document 

– Enforceable on its own 

– A way to restrict 
development or limit 
property rights. 

• A Design Guide IS: 

– Voluntary 

– Simple and flexible 

– A tool that sets design 
objectives, promotes 
aesthetic quality, defines 
expectations. 

 

If desired by a community, a Design Guide could be enforced by the 
local municipality, for example by incorporating it into a local historic 
district ordinance.   



Typical Land Use Regulations in PA 
• Zoning Ordinance 

– Enforced by the Mt. Lebanon Municipality 

– Regulates: permitted uses, building size and placement 

• Building Code 
– Enforced by the Mt. Lebanon Municipality 

– Regulates: public health and safety provisions 

• Local Historic District Ordinance 
– NOT IN PLACE in Mt. Lebanon 

– Regulates: review process for building demolitions, 
modifications, and new construction in Historic Districts 

 

 
“Historic district designation is reputed to increase or stabilize property 
values, foster pride and appreciation of the historic built environment, 
and consequently contribute to the quality of life of communities.” 
-Historic District Designation in Pennsylvania, 2007 



What is a Local Historic District Ordinance? 
• Provides capacity to uphold/enforce agreed upon 

design guidelines. 
• State Historic District Act – Act 167 of 1961  

– “Authorizing counties, cities, boroughs, incorporated 
towns and townships to create historic districts within 
their geographic boundaries providing for the appointment 
of Boards of Historical Architectural Review; empowering 
governing bodies of political subdivisions to protect the 
distinctive historical character of these districts and to 
regulate the erection, reconstruction, alteration, 
restoration, demolition or razing of buildings within the 
historic districts.” 

 
 “…cultural resources are best protected through a community 

endeavor with the cooperation of property owners and through 
the political will of the governing body.”  
-Historic District Designation in Pennsylvania, 2007 



Public Input Discussion Questions 

1. What do you value most 
about Virginia Manor? 

2. What street or row of homes 
most exemplifies the desired 
character of Virginia Manor? 
Why? 

3. What is your favorite street in 
Virginia Manor?  Why?  



Public Input Discussion Questions 

4. Do you feel that your 
neighborhood is historic?  
Why or why not? 

5. Are there physical changes 
that you would like to see 
occur in the neighborhood? 

6. What would you like to see 
more of in Virginia Manor? 

7. What would you like to see 
less of? 



What’s Next? 
• T&B Planning will prepare draft design guidelines 

for review at the next public meeting. 
– Meeting will likely be scheduled for July 2015.   

– Invitations will be sent to all Virginia Manor residents 
prior to the meeting. 

• After the Design Guide is finalized and approved, 
a 3rd public meeting will be scheduled to discuss a 
local historic district ordinance, which could be 
enacted to enforce the Design Guide.   
– This meeting would likely take place in September 

2015 and all Virginia Manor residents will be invited. 



Thank You 

For more information, questions, and to provide 
additional feedback please contact:  
 

Susan Fleming Morgans 
Mt. Lebanon 

Staff Liaison and Public Information Officer 
smorgans@mtlebanon.org 

412-343-3407 
 
 

 


