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MUNICIP AL BUILDING
710 WASHINGTON ROAD
PITTSBURGH,  P A  15228

PHONE (412)  343-3400
www.mt lebanon.org

FAX, GENERAL OFFICES: (412) 343-3753  •  FAX, RECREATION: (412) 561-6499  •  FAX, FINANCE: (412) 343-2208

April 11, 2017

The Commission of the Municipality
of Mt. Lebanon, Pennsylvania

The Comprehensive Annual Financial Report (CAFR) of Mt. Lebanon, Pennsylvania (Municipality), 
for the fiscal year ended December 31, 2017, is hereby submitted.  Responsibility for both the 
accuracy of the data presented and the completeness and fairness of presentation, including 
disclosures in the notes to financial statements, rests with the Municipality.  This report contains 
the government-wide financial statements and fund financial statements of the Municipality.  All 
disclosures necessary to enable the reader to gain the maximum understanding of the 
Municipality's financial affairs have been included.

REPORT COMPOSITION
Report Format

This report contains three sections:

Introductory: includes this transmittal letter highlighting significant 2017 financial and 
management items, the Certificate of Achievement for Excellence in Financial 
Reporting awarded by the Government Finance Officers Association (GFOA) 
for the 2016 CAFR, an organization chart, and a list of principal officers.

Financial: contains a report by the independent public accounting firm of Maher 
Duessel; Management’s Discussion and Analysis, a narrative overview of the 
Municipality’s financial performance for the fiscal year ended December 31, 
2017; the basic financial statements, which include government-wide 
financial statements and fund financial statements and notes to financial 
statements; required supplementary information, combining and individual 
fund financial statements, and as applicable, schedules with comparative 
budgetary and prior year information, arranged by fund type. 

Statistical: includes historical information for financial trends, revenue capacity, debt 
capacity, and demographic and economic indicators, and selected operating 
statistics for the Municipality.
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Reporting Entity

This report includes all funds and component units of the Municipality (the reporting entity).  In 
accordance with Governmental Accounting Standards Board (GASB) Statement No. 61, “The 
Financial Reporting Entity,” the financial information for the Mt. Lebanon Industrial Development 
Authority (IDA) for the year ended December 31, 2017 is blended into the funds of the 
Municipality as the Municipality’s elected officials serve as the board for the IDA, the Commission 
can impose their will on the activities of the IDA, and the Municipality is entitled to the assets of 
the IDA.  The Municipality has no discretely presented component units.

As established by GASB, the basic criterion for determining inclusion in the reporting entity is 
financial accountability and the nature and significance of the relationship.  Note 1A fully 
describes the criterion and the component units.

Prior to January 1, 2012, the Mt. Lebanon Parking Authority was reported as a discretely 
presented component unit. Since that date, the parking operations are under the management 
of the Municipality and are presented as a proprietary fund.

ECONOMIC CONDITION

The Municipality operates under a Home Rule Charter (Charter) with five elected commissioners, 
one from each ward.  Under the Charter, which also provides for the council/manager form of 
government, the Municipality has a higher degree of local freedom and initiative than 
governments controlled by state statutes.  The Municipality provides a full range of services 
including: fire and police protection, recreation facilities and programs, public works, parking, 
library and intergovernmental services, economic development and planning, zoning and 
building inspection, and general administration.

The Municipality is a suburb of the City of Pittsburgh located six miles southwest of the City of 
Pittsburgh.  The 2010 Census indicates the Municipality’s population is 33,137.  This is an increase 
of 120 people compared to the 2000 Census. 

The Municipality has consistently been considered one of the most desirable places to live in 
Pennsylvania and our real estate market reflects this sentiment.  Since the housing crisis of 2008-
2009, the average sale price of residential homes has increased 34.8%, with the average price of 
a residential property increasing 3.6% compared to the prior year.  The housing stock is varied in 
style and price.  In 2017, the average sale price was $295,737 on 573 residential properties sold.  

The unemployment rate for Municipality residents continues to be low compared to state and 
national trends.  According to the United States Census Bureau American Community Survey for 
2012-2016, the unemployment rate in the Municipality was 3.5% which is below rates for 
Allegheny County (6.4%) and the Commonwealth of Pennsylvania (State) (4.8%).   
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The Municipality has intact, accessible, and vibrant traditional business districts, a feature that is 
not found in many Pittsburgh suburbs. Washington Road, designated as a National Trust for 
Historic Preservation Main Street by the State, is the primary commercial arterial in the 
Municipality.  This commercial district hosts 41 structures that house nearly two hundred 
businesses employing more than 1,400 people.  Established in 2007, the Mt. Lebanon Partnership 
(Partnership) was created with the vision to “make Mt. Lebanon the Main Street of the South 
Hills, a true destination where businesses and community come together.”  In 2017, the 
Municipality organized its fifteenth consecutive series of First Friday events - attracting 
thousands to the shops and restaurants along Washington Road.  The Partnership operates the 
Uptown Farmers’ Market which provides an important anchor to Washington Road businesses 
and brings people to the shopping district on Saturday mornings.  The Partnership and 
Municipality work closely to execute a wide variety of activities that also attract residents and 
guests to our commercial areas. These initiatives include, but are not limited to the Uptown 
Artists’ Market, Uptown Block Party, and Plein Air activities.  

All business districts continue to be near full occupancy.  The vacancy rate for Washington Road 
is presently ~7% and Beverly Road is 0%.  This compares to national average vacancy rate of 10%.  
Lease rates are stable and properties are vacant only for short periods. Beverly Road continues 
to be a small vibrant business district. Our communities’ Uptown Central Business District (CBD) 
continues to attract diverse eateries and offices that desire close proximity to such amenities.

Interest remains strong for entrepreneurial activities due to attractive public spaces, 
demographics, access to mass transit, and the long-term trend to sustainable walkable 
communities.  In addition, the Municipality enjoys a low incidence of absentee landlords.  This 
allows greater control of the quality of commercial enterprise.  Current priorities include, but are 
not limited to – encouraging transit oriented development and an enhanced connection between 
the light rail platform to Washington Road, coupling Main Street principles with innovation to 
maintain flourishing business districts, development of upper floor units for commercial or 
residential purposes, planning and rebuilding the Washington Road public space(s) and providing 
appropriate consultation to develop the former Denis Theater into an independent film 
theater/community cultural center. 

The Economic Development Office central focus in 2018 will be to explore initiatives to continue 
the pattern of private investment in our commercial districts and adjoining residential areas. The 
Economic Development Council will be looking to implement actions items outlined in a recently 
completed Uptown Strategic Plan (2016). This plans calls for bold new approach(s) to maintaining 
our Central Business District’s (CBD) vitality.

As noted above, Uptown Mt. Lebanon was accepted into the State’s Main Street program in 2014. 
This program places the CBD in a competitive position for scarce State investment dollars such 
as façade grants, reinvestment loans and technical assistance. The National Trust for Historic 
Preservation’s Main Street Center recognized Uptown Mt. Lebanon as a national model in 2016. 
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Rolling Lambert Building Company, Inc. received final approval of a land development plan to 
construct five single-family attached dwellings at 770 Washington Road. Construction began in 
2017 and is anticipated to be completed in 2018.

Senior Apartments of Mt. Lebanon, LP received final approval of a land development plan to 
construct a 60-unit multi-family building with parking and associated infrastructure at 2904 
Castlegate Avenue. Site work began in 2017 and the project is anticipated to be completed in 
2018.

Northpoint Development received final approval of a land development plan to construct an 
indoor self-storage facility at 512 Castle Shannon Boulevard. Construction began in 2017 and is 
anticipated to be completed in 2018.

The Municipality received final approval for the land development plan to renovate the existing 
Public Works Facility at 1250 Lindendale Drive. The plan calls for the construction of a bypass 
channel to control stormwater overflows on site, the construction of a second entrance from 
Cedar Boulevard, and the demolition of the existing salt storage structure. The redeveloped site 
includes a new salt storage building, new firing range for public safety use, a renovation and 
addition to the existing garage, two additional storage buildings, new pavement and sidewalks, 
underground utility installation, associated grading and landscaping.

The Mt. Lebanon School District is recognized as a leader in academic excellence in the country. 
This reputation, along with continuing achievements by faculty and students, continues to be a 
strong attraction for young families to the community.  The Mt. Lebanon School District ranked 
#2 in Allegheny County and #7 in the state in the 2017 Pittsburgh Business Times Guide to 
Western PA Schools.

The Mt. Lebanon School District was recognized as a top school district in the nation in the 2017 
13th Digital School Districts Survey Awards. Ranked #1 in the mid-sized student population 
category of 3,000 - 12,000 students, the Municipality is also the only school district in 
Pennsylvania in this national ranking. This award is sponsored by The Center for Digital Education 
and the National School Boards Association.

In the area of fine arts, Mt. Lebanon School District was honored by the NAMM Foundation as 
one of the Best 100 Communities for Music Education in 2017.

Mt. Lebanon High School was awarded a silver ranking in the 2017 U.S. News and World Report 
Best High School Ranking.  The Mt. Lebanon School District ranks at the top of the state and 
region in the 2017 Niche Rankings. Niche ranks the District at # 3 in the region and # 7 in the 
state.

The Class of 2017 graduated 454 students with ninety-seven percent continuing to pursue full 
time or Armed Service education.  The class of 2018 had 11 students selected as National Merit 
Semifinalists and 14 Commended.
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MAJOR INITIATIVES

Like many other local governments, the Municipality faced fiscal challenges heading into the 
2017 budget due to projected minimal revenue increases coupled with increasing expenditures 
and capital needs.  The continued scrutiny by operating departments to reduce costs wherever 
possible, the Municipality continued to provide a high level of service to our residents and 
businesses.

The Municipality’s two main revenue sources – real estate and earned income taxes - account 
for 68.0% of the revenue for the General Fund, the Municipality’s main operating fund.  As part 
of the 2017 budget, the Commission approved a real estate tax increase of 0.20 mills for the sole 
purpose of finance debt service related to the 2017 bond issue (discussed later).  Due to this 
increase current real estate tax collections increased by $574,224, or 4.8%.  A Commission 
initiative to examine under assessed residential properties that began in 2013, continued in 2017.  
In 2013, a county-wide real estate reassessment was completed.  Many homeowners appealed 
their assessed value, citing over assessment.  The Commission, in the interest of equity across all 
residential property, chose to appeal properties that met certain criteria for under assessment 
set by the Municipality.  A total of 15 properties were appealed by the Municipality in 2017
resulting in increases in assessed value of $2.5 million.  The Commission did not fund the program 
in 2018.  

In January 2017, the Municipality approved general obligation bonds with a par amount of $8.8 
million.  The bond proceeds will be used to make improvements at the ice rink and public works 
facility, build a new indoor firing range and purchase a replacement fire pumper truck.  The 
associated increase in debt service in 2017 was $554,090.  As discussed earlier, an increase in 
real estate tax millage of 0.20 mills covered the debt service increase in the General Fund.

The Southwest Allegheny County Tax Collection District’s appointed collector, Jordan Tax Service, 
collects the Municipality and School District’s earned income tax.  The rate for the Municipality 
is 0.8% and the School District is 0.5%.  Under the employer mandated withholding system, 
employers typically submit quarterly.  The Municipality monitors earned income taxes based on 
those quarterly collections.  In 2017, net earned income taxes increased 3.0% when compared to 
the prior year.  When analyzing quarterly collections, collections for the current tax year were up 
5.8%, while collections for prior years remained flat. As we enter 2018, the Municipality will 
continue to monitor collection patterns to establish appropriate baselines for the budget process.

The Municipality has an ordinance that establishes a funding requirement for streets, based on 
their condition assessment.  These improvements cannot be funded through debt or with a tax 
increase.  In 2017, this policy was met with funding for street construction provided by two 
sources - $1.63 million from the General Fund and $576,645 for curb work from the storm water 
fee.
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Major annual projects continued on sanitary sewers to meet the federal consent order and other 
requirements.  In 2017, sanitary sewer capital expenditures totaled $599,673; all funded by a 
surcharge on the ALCOSAN bills. In addition to replacement and construction of new sewer lines, 
sewer lines were televised, cleaned and treated and manholes were rehabilitated throughout the 
Municipality. In the last seven years, $11.4 million has been spent on sanitary sewer 
improvements.  Currently, the sanitary sewer fee is $4.05 per thousand gallons of water used but 
it is anticipated this fee will need to be raised in the future to pay for required improvements.  

In its sixth full year, the storm water fee generated $1.4 million, which can be used for 
improvements to and maintenance of the storm water system.  The fee is based on an impervious 
surface calculation and billed at a rate of $8 per month per unit of impervious surface, with single 
family residential property paying one unit ($96 per year), and higher rates for multi-family, 
commercial and tax-exempt properties.  In the last six years, $6.2 million has been spent on storm 
water capital projects to maintain, enhance and expand the storm sewer system.

In addition to the infrastructure improvements, other major capital projects included the 
renovations at the ice rink, the acquisition of major equipment and façade repairs at the 
municipal building.

To assist in long-term planning, on an annual basis, a five-year Capital Improvement Program (CIP) 
is developed by the Municipality.  The CIP maps the Municipality’s highest priority capital needs 
into a preliminary schedule of expenditures.  This important management tool links major 
infrastructure needs with the Municipality’s financial capacity.  The current five-year CIP details 
the continuation of addressing infrastructure and other needs through the year 2022.  The 2018
adopted budget provides over $8.3 million for capital projects and improvements.

FINANCIAL OPERATIONS 

Systems and Controls

Accounting

In developing and evaluating the Municipality’s accounting system, consideration is given to the 
adequacy of internal accounting controls.  Internal accounting controls are designed to provide 
reasonable, but not absolute, assurance regarding (1) the safeguarding of assets against loss from 
unauthorized use or disposition and (2) the reliability of financial records for preparing financial 
statements and maintaining accountability for assets.  The concept of reasonable assurance 
recognizes that: (1) the cost of a control should not exceed the benefits likely to be derived and 
(2) the evaluation of costs and benefits requires estimates and judgments by management.

The finance department continually reviews established policies and procedures to control and 
reduce risks. We believe that the Municipality’s internal accounting controls adequately 
safeguard assets and provide reasonable assurance of proper recording of financial transactions.



7

Budget

The budgeting technique based on Zero Based Budgeting (ZBB) was used again in preparing the 
2017 budget.  Each program and activity must be justified, thereby providing increased 
accountability in the operating departments.  Service levels are developed to focus attention on 
units of service within a decision unit (or cost center).  This budget format allows elected officials 
to focus on overall service priorities and provides for an optimum mix of services within revenue 
constraints.  

Budgetary control is maintained at the fund level, with operating departments charged with the 
maintenance of budgeted expenditures as a whole.  Annual budgets are adopted on a basis 
consistent with accounting principles generally accepted in the United States of America for the 
governmental funds including the General Fund, Special Revenue Funds (excluding the Library 
Operating Fund), and Capital Project Funds.  A budget is also adopted for the one enterprise fund 
(Parking).  Budgetary control for the Debt Service Fund is maintained through provisions of 
related trust indentures.  Note 1E further describes the budget policies of the Municipality.

A more detailed explanation and description of municipal operations can be found in the 
Management’s Discussion and Analysis (MD&A) section immediately following the report of the 
independent auditors. 

Policies

Over the years, the finance department has instituted a number of financial policies in order to 
provide assurance that financial operations occur in a consistent manner from department to 
department.  These policies also enhance the safeguards for internal controls and budgetary 
compliance.  Some of the more significant policies include those related to the purchasing 
system, including a checklist for contract compliance and approval; deposits, cash and credit 
transactions; fixed assets, grants, fraud, and related party transactions.  In addition, the 
Municipality has adopted a debt policy under which a framework for the issuance of long-term 
debt has been established.  

The Commission adopted a number of financial policies in 2011 to guide future budgets and 
provide a stable financial foundation.  These include a minimum pension funding requirement 
even when pension assets exceed liabilities, a requirement for a budget balanced without use of 
unassigned fund balance,  a phase-out of unassigned fund balance used to support current levels 
of pension funding, new multi-year service levels only budgeted if a source of funding is 
identified,  minimum capital spending level funded by General Fund revenues, a requirement to 
have a capital improvement discussion after prior year financials are released, a minimum level 
for unassigned fund balance and a plan for restoration if the minimum is violated, how 
unassigned fund balance can be used in the budget,  a comprehensive debt policy, and a budget 
amendment process.   

In 2015, the Commission enhanced the financial policies by adopting an ordinance to enhance 
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the thresholds for the General Fund unassigned fund balance.  Prior to 2015, the stated goal for 
the General Fund unassigned fund balance was 10% of expenditures. The ordinance passed in 
October 2015 increased the stated minimum goal to 12% of expenditures with the intention of 
progressively increasing unassigned fund balance levels to 15% of expenditures. At the end of 
2017, the unassigned fund balance was 16.0% of General Fund expenditures.

AWARDS AND ACKNOWLEDGEMENTS

Independent Audit

Pursuant to Section 912 of the Charter, an audit of the accounts and financial statements has 
been performed by an independent accounting firm.  The external audit firm of Maher Duessel 
performed the audit and their report is included in the Financial Section herein.

In addition to the required audit, which included all funds of the Municipality (including the 
Library), a separate audit was performed for the Real Estate Tax Collector.  A separate audit 
report has been issued.

For 2017, the Municipality was not required to comply with the provisions of the Single Audit Act, 
as amended, as the federal funds expended did not total $750,000.  If appropriate, the 
Municipality will perform separate program audits.   

Certificate of Achievement

In 2017, the Government Finance Officers Association of the United States and Canada (GFOA) 
awarded a Certificate of Achievement for Excellence in Financial Reporting to the Municipality 
for its CAFR for the fiscal year ended December 31, 2016.  The Municipality has received this
award for 41 consecutive years, the longest in Pennsylvania.

In order to be awarded a Certificate of Achievement, a governmental unit must publish an easily 
readable and efficiently organized CAFR, whose contents conform to program standards.  Such 
reports must satisfy both accounting principles generally accepted in the United States of 
America and applicable legal requirements.

A Certificate of Achievement is valid for a period of one year only.  We believe our current report 
continues to conform to Certificate of Achievement Program requirements, and we are 
submitting it to the GFOA to determine its eligibility for another certificate.

Acknowledgements

The publication of this CAFR continues to reinforce the accountability of the Municipality to the 
taxpayers of the community.  A note of sincere appreciation is extended to the many 
conscientious people who have contributed a significant amount of time and dedicated efforts 
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to the preparation of this report.  This report would not be possible without the dedicated 
services of the finance and administration offices and the support of all other municipal 
departments.

Gratitude is also extended to the elected officials of the Municipality for their cooperation and 
interest in the financial operations of the Municipality.  The Mt. Lebanon Commission’s 
maintenance of the highest standards of professionalism in the management of the 
Municipality’s finances is greatly appreciated.  With the continued support of the Mt. Lebanon 
Commission, we will be able to continue the quality of municipal government for which the 
Municipality is known.

Respectfully submitted,

Andrew McCreery, CPA
Finance Director
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