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The Town of Cumberland is located in central Indiana, immediately 
east of Indianapolis along the Historic National Road.  Cumberland 
is unique because it lies within two (2) counties and three (3) 
townships.  The Town’s population is close to an even split 
between Marion and Hancock Counties, creating a community on 
the edge.  The portion of Cumberland within Marion County is in 
Warren Township and falls under the auspices of the UniGov 
system, with the City of Indianapolis maintaining planning and 
zoning control.  The portion of the Town within Marion County 
maintains its original historic character and charm with a traditional 
street grid.  Cumberland struggles to maintain a separate identity 
from Indianapolis and in recent years has taken on major projects, 
like the US 40 Streetscape and construction of the Cumberland 
Pennsy Trail, to strengthen the Town’s identity.   

Old Town Cumberland is listed on the National Register of Historic 
Places and is protected by a historic conservation district through 
the Indianapolis Historic Preservation Commission. The portion of 
Cumberland within Hancock County has a suburban, and in some 
locations a rural feel.  Most new residential development is within 
Buck Creek Township, though there has been some in Sugar Creek 
Township as well. 

DEMOGRAPHICS 

Cumberland is a community rich in diversity.  The community can 
provide residents with an urban or suburban atmosphere, housing 
options that range from new development to structures that have 
been a part of the Town’s history for over one hundred years, or 
diversity in generations.  Cumberland residents represent all 
ethnicities in the US Census as represented in Table 2-2.  The 
majority of residents are either Caucasian (84%), African American 
(10%), Asian (1.7%), or Hispanic or Latino (1.4%). 

From a population standpoint, Cumberland and Hancock County 
saw a similar rate of population change as depicted in Table 2-1.  
During the period of 1990 to 2000 the Town experienced a 21% 

 
Population 

    

  
1990 2000 

Town of 
Cumberland 

 
4,557 5,500 

Hancock 
County 

 
45,527 55,391 

Marion County 
 

797,159 860,454 

Table 2-1 Population 
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increase in population.  The Town anticipates that the 2010 Census 
will show a similar increase in population.  Based on building permit 
data over the last ten years, it is projected that the population in 
2020 will range from 6,145 to 7,000.   

The majority of Cumberland’s population is over the age of 18, with 
over half of the Town’s population over the age of 25.  Cumberland 
residents have a high school graduation rate of approximately 88%.  
Further, the 28% of Town residents have a Bachelor’s degree or 
higher as depicted in Exhibit 2-3.  

Cumberland maintains a high rate of owner-occupied housing units 
according to the US Census (2000) of 66%, with only 27% of 
housing being rental units.  The Town also maintains a low vacancy 
rate of 7% (US Census 2000). 

It should be noted that this plan uses 2000 US Census Bureau as 
the 2010 Census data for local governments is not complete and in 
order to provide an accurate picture of the community data from the 
same Census year should be used. 

TRANSPORTATION 

The Town of 5,500 has easy access to major transportation 
networks via I-70 and I-465.  The IndyGo Bus System serves the 
Cumberland area, with its final stop at the Meijer on East 
Washington Street.  Hancock County has on-demand bus service 
available that will take riders to the Meijer bus stop.  Many of the 
Town’s residents commute out of the town to work daily. 
Cumberland has an average commute time of 22.7 minutes 
compared to the national average commute of 26 minutes or 15 
miles one-way.  Cumberland is fortunate to be close to two airports, 
The Indianapolis Regional Airport, formerly called Mt. Comfort 
Airport, and the Indianapolis International Airport.     

LOCAL ECONOMY 

The median income in Cumberland is $57,785, based on data 
provided during the 2000 Census.  This is almost 10% higher than 

 

76%

24%

Education
Population Over 25

High School graduate or higher

Bachelor's degree or higher

Exhibit 2-3 Education Attainment 

 

Ethnicity 
 

White 
 

4686 

Black/African 
American 

 
581 

American Indian/ 
Alaska Native 

 
12 

Asian 
 

97 

Native 
Hawaiian/Pacific 
Islander 

 
2 

Some other Race 
 

41 
Two or More Races 

 
81 

Hispanic or Latino 
 

80 
 

Table 2-2 Ethnicity 
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the national average of $52,175.  Cumberland’s economy is 
composed of retail, service, light industrial and some limited 
agricultural uses.  Major employers in the Town are Meijer, Harlan 
Sprague, Schreiber Lumber, and Hutchison Signs.   

A large percentage of Cumberland residents commute outside of 
the town for work.  Primarily, these residents work in Indianapolis.   

TOWN HISTORY 

The Historic National Road has played a significant role in 
Cumberland’s history.  The Historic National Road was the first 
federally funded highway in the nation.  The original stretch of road 
starts in Cumberland, Maryland, which is where Cumberland, 
Indiana, gets its name, and stretches east to Vandalia, Illinois.  
Later, other pikes, or connectors, were built to extend the road to 
the north and west.  In the 1920’s federal roads were renamed with 
numbers and the National Road became US 40.  The National 
Road became the major corridor for moving goods and people.   

The Indiana portion of the National Road was constructed between 
1829 and 1834.  In 1848 Congress turned over maintenance and 
construction of the road to the states.  Indiana couldn’t afford to 
maintain the road and transferred it to private companies like the 
Central Plank Road Company, who maintained the road in 
Hancock, Marion, Hendricks, and Putnam Counties.  The transfer 
to private companies brought tolls to the road.  At one time there 
was a toll booth at German Church Road and the National Road.  
Under the Central Plank Road Company oak planks were laid 
down.  

Cumberland was incorporated in 1831.  Cumberland was the last 
stopover for travelers moving west to Indianapolis.  As 
transportation advancements changed the nation, Cumberland 
prospered.  The railroad passed through Cumberland just south of 
the National Road, increasing the ability to ship goods and 
passengers to travel to the “City”.  The interurban and automobiles 
similarly brought travelers through Cumberland. 

 

 

 

 

 

http://groups.yahoo.com/group/groupphotos/photos/album/584475085/pic/751126630/view?picmode=&mode=tn&order=ordinal&start=41&count=20&dir=asc


 

8 
Town of Cumberland Comprehensive Plan 

Cumberland Comprehensive Plan 

Chapter 2:  Community Profile   

The construction of Interstate 70 in the 1960’s made it even easier 
for automobiles to travel across the Country; unfortunately the 
interstate carried many travelers that previously would have 
traveled the National Road.  Similar to the fate of other 
communities along the National Road, the Town experienced 
decline. 

In addition to losing its identity to the interstate, Cumberland was 
absorbed by the City of Indianapolis as part of UniGov in the 1970.  
UniGov is a legislative requirement for combined services to 
increase efficiency in service provision by the Cities and Towns in 
Marion County.  There are a handful of excluded cities, but 
Cumberland is not one of them.  The biggest impact of UniGov has 
been the loss of planning and zoning control of the Town within 
Marion County.  This limited control has placed the Town’s destiny 
within the hands of individuals who are less familiar with the Town 
of Cumberland and its policies.  Urban sprawl continues to threaten 
small towns like Cumberland.  In 1999, Cumberland was listed on 
Historic Landmarks Foundation of Indiana (now Indiana 
Landmarks) “10 Most Endangered List”, a listing generated 
annually highlighting culturally and historically significant structures 
that are in danger of demolition or elimination in some other way.  

Over the last 11 years, Cumberland leaders have taken steps to 
reinvest in the Town, including working with the Indiana Department 
of Transportation (INDOT) on improving Washington Street 
(Historic National Road) including a new streetscape.  During this 
time most of the goals and objectives in the 2000 Comprehensive 
Plan have been completed or are in the process of being 
completed.  In 2009, the Town adopted a new logo promoting the 
Town’s Historic National Road.  As the Town closes in on its 
bicentennial in 2031, this plan is foundation based on this history 
and continuing point for the future ahead.  

This section on Town History is a small glance at what many call 
Cumberland’s “identity crisis”.  The Town controls only a portion of 
its identity currently, with other government jurisdictions holding the 
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power to control the types of growth and development in 
Cumberland. Cumberland’s challenges are highlighted in this 
chapter through its history and current conditions but the plan, in 
later chapters, establishes an identity for Cumberland separate 
from the three townships and two counties it falls within.   

SCHOOLS 

Cumberland falls within three (3) townships, thus it has three (3) 
school districts servicing the area.  Students living in Warren 
Township (Marion County) attend the MSD of Warren Township.  
Students living in Buck Creek Township (Hancock County) attend 
Mt. Vernon Community School District and students living in Sugar 
Creek Township (Hancock County) attend Community School 
Corporation of Southern Hancock County.   

School enrollment follows similar patterns as the housing market.  
The districts experience increased enrollment when the housing 
market is booming and see decline when the market is down and 
unemployment increases.  The MSD of Warren Township saw an 
enrollment high in 2007 with 11,700 students.  As of September 16, 
2011 their enrollment was 11,412 compared to the same period in 
2000 when it was only 10,475.  The Mt. Vernon Community School 
District has experienced similar trends with an enrollment of 3,541 
in 2011 compared to 2,862 in 2002.  They reached a high 
enrollment of 3,637 in 2009.   

The State of Indiana changed how schools are funded by reducing 
some of the reliance on property tax.  Most school districts in the 
state have experienced budget shortfalls due to this.  As a result, 
some school districts have had to close schools and/or eliminate 
staff to balance their budgets.   

OPEN SPACE & RECREATION 

Cumberland residents enjoy many different recreational 
opportunities within the Parks and Recreation system.  The Town 
has four (4) public parks providing various recreation options 
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ranging from hiking/biking trails to athletic fields, picnic shelters, 
and playgrounds.  The three (3) mile stretch of the Pennsy Trail 
opened in 2010 and has become a huge community asset. The 
Cumberland Pennsy Trail stretches from German Church Road in 
Marion County to Mt. Comfort Road in Hancock County.  It will 
eventually connect to the Greenfield and Indianapolis trail systems 
as well.  The Pennsy Trail is part of the National Road Heritage 
Trail, which follows the Pennsy and Vandalia Trails through 
Indiana.  There are future plans to construct a multi-use trail along 
Buck Creek. 

The Town’s largest park is Lions Park.  It is centrally located for 
most subdivisions in town.  The park boasts a baseball diamond, 
playground, and two picnic shelters that may be rented.   

National Road Park is located on the Historic National Road across 
the street from the town hall.  The intermediate size park has a 
gazebo, picnic shelter, and basketball court.  The Parks Advisory 
Council hosts its annual Spot Shot at the park as well. 

Honors Park is a neighborhood park located at the corner of Saturn 
and Munsie Streets in downtown Cumberland.  It contains a small 
playground and a monument honoring citizens of Cumberland who 
have dedicated themselves to serving the community. 

As part of the new streetscape along E. Washington St. South 
Wayburn St. was closed off and a pocket park was created where 
there are benches and interpretive signs explaining the Town’s 
Historic National Road history. 

Cumberland has an active Farmers Market during the months of 
May through October.  This Saturday morning event provides fresh 
produce and homemade goods.  Community events are an 
important part of a community.  The market is also expanding to a 
Tuesday evening market. The Cumberland Arts Goes to Market 
event is held in August annually.  This event is sponsored by the 
Cumberland First Baptist Church in conjunction with the Farmers 
Market.   
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VISION 
 
The Cumberland Comprehensive Plan Steering Committee 
developed a vision for how the Town will develop over the next 20 
years.  This vision is the guide for future land use development.  
The Goals & Objectives lay out how the vision will become reality 
over the next 20 year period.   
 
Cumberland’s history is an important component of the Town’s 
vision and a building block for how the community can continue to 
develop.  It is also important that the vision reflect the character and 
quality of life desired for 2030. 
 
The Cumberland Comprehensive Plan Vision is: 
 

The Town of Cumberland embraces its historic and cultural 
resources as well as its National Road heritage to thrive as a 

viable town built on small town values and charm while 
providing quality of life amenities desired by young 

professionals, families, and active adults through multi-modal 
access, sustainable practices, and intergovernmental 

cooperation. 
 

GOALS & OBJECTIVES 

Goal 1. Preserve and promote the National Road Heritage and Historic 
Old Town character to establish a strong community identity. 

 
Objective 1:   Preserve historic buildings through the 
enforcement of the Cumberland Historic Area Preservation 
Plan.  
 
Objective 2:  Increase awareness for Cumberland’s 
archeological, cultural, and historical resources and encourage 
preservation of historic structures and places through 
education, development of interpretive signage and community 
outreach opportunities. 
 
Objective 3:  Investigate heritage tourism opportunities in 
Cumberland tied to strong preservation planning as a form of 
economic development. 
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Objective 4:  Establishment of additional local historic districts 
or listing on the National Register of Historic Places where 
warranted to protect the Town’s significant and contributing 
structures.1 
 
Objective 5:  Study and inventory historic properties in Hancock 
County portion of town that could be restored and reused. 
 
Objective 6:  Identify transitional areas that require special 
corridor planning and establish design and/or architectural 
standards for the appropriate transition from historic structures 
to more contemporary development.  

 
Goal 2. Promote sustainable development practices to foster balanced 

growth. 
 

Objective 1:  Develop programs that promote energy efficient 
retrofits for both profit and nonprofit owned facilities. 
 
Objective 2:  Require sustainable design for new development 
by encouraging compact development and incorporation of low 
impact development and/or LEED best practices. 
 
Objective 3:   Focus new development on infill development 
and redevelopment over greenfield development. 
 
Objective 4:  Identify environmental resources, like 
floodplains, that should be protected from encroaching 
development. 
 
Objective 5:  Work with Hancock County to enforce ordinances 
to protect Buck Creek from pollution and reduce the number 
of septic systems within the floodplain.  
 
Objective 6:  Establish responsible growth and development 
policies to address priority growth areas, natural resource 
protection, utility extension and service, and to create an 

                                                           
1 Contributing and significant are classifications required under the laws regulating 
historic districts.  The terms define the historical or architectural integrity of the 
structure.     

Sustainable Development is 

development that 

considers the balance 

required to maintain the 

current conditions and 

ensure the survival of 

humans and nature 

through economic, social, 

and environmental 

requirements. 
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inventory of approved residential lots and the associated 
acreage. 
 
Objective 7:  Establish a policy for the annexation of land into 
the Town in accordance with the growth management policies 
established in the Comprehensive Plan. 
 
Objective 8:  Research and make recommendations to the 
Cumberland Town Council about impact fees. 
 
Objective 9:  Establish a Complete Streets policy for all new 
roads in Cumberland.  (Complete Streets definition can be 
found in the appendix.) 
 
Objective 10:  Review and update the Town’s Open Space 
ordinance to ensure it requires an adequate amount of open 
space in all new development projects, including non-
residential. 
 
Objective 11:  Review and update thoroughfare cross-sections 
to incorporate best practices for walkable community design. 
 
Objective 12:  Create connections between places (live, work, 
play) through improved pedestrian access to increase overall 
community walkability. 

 
Goal 3. Encourage quality employment opportunities for residents of 

Cumberland, Hancock County, and Warren Township. 
 

Objective 1:  Analyze the current office market in Cumberland 
and identify leakages and a possible niche(s), like technology. 
 
Objective 2:  Promote the development of a business park and 
expansion of service industries. 
 
Objective 3:  Inventory the Town’s broadband and other 
technology infrastructure and develop a plan to expand it to 
create a wireless community. 
 
Objective 4:  Pursue the expansion of educational facilities in 
Cumberland, including but not limited to university and college 

Cumberland needs to 

create more jobs and 

one option is a business 

park with buildings, 

similar to these. 
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commuter campuses, facilities to host classes, adult learning 
programs, and trade schools.  
 
Objective 5:  Increase higher education opportunities in the 
community to increase the percentage of college graduates in 
the Town through partnerships with education institutions, like 
the Polis Center at Indiana University-Purdue University 
Indianapolis and other organizations promoting educational 
advancement, like the Hancock Community Education Alliance. 

 
 

Goal 4. Continue to be known as visionaries that can get things done 
and establish a unified presence through inter-governmental 
partnerships to promote Cumberland, Indianapolis, Hancock 
County, and the region. 

 
Objective 1:  Establish agreements with Hancock County and 
Indianapolis that promote a more efficient delivery of service 
while reducing costs. 
 
Objective 2:  Establish the development of consistent 
development standards for East Washington Street/US 40 
among the Indianapolis, Cumberland, and Hancock County 
jurisdictions through partnerships. 
 
Objective 3:  Schedule regular meetings with Indianapolis, 
Cumberland, and Hancock County planners to discuss current 
trends and planning issues relevant to the other. 
 

Goal 5. Build a strong sense of community through community driven 
neighborhoods, parks, trails, and recreation opportunities. 

 
Objective 1:  Maintain and enhance the Town’s quality of life 
through historic and cultural preservation, development of 
family friendly events, and the expansion of the parks and trails 
system. 

 
Objective 2:  Design streets that are pedestrian oriented by 
providing safe places for people to walk and connect to trails. 

 

 

New West Gateway Entrance to 

Cumberland 
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Objective 3:  Promote open space preservation through the 
development of ordinances and minimum requirements for new 
developments. 

 
Objective 4:  Establish new architectural standards for 
residential and commercial development located off of US 40. 

 
Objective 5:  Promote a strong sense of community through 
continued community branding, establishment of new festivals 
and events, and encouraging volunteer opportunities. 

 
Objective 6:  Promote diverse housing options, providing for all 
stages of life, including but not limited to active adult 
communities, assisted living, condos and townhomes geared 
toward young professionals, and housing targeting empty 
nesters. 

 
Objective 7:  Require all new residential developments to have 
a home owners’ association.  It is encouraged the Home Owners 
Associations be professionally managed. 
 
Objective 8:  Engage in transit oriented development planning 
and ordinances with the City of Indianapolis for areas near bus 
lines or other types of transit. 
 
Objective 9:  Overhead utilities should be buried whenever 
possible.  

 
Goal 6. Maintain a safe transportation system and expand multi-

modal transportation facilities for the residents of 
Cumberland. 

 
Objective 1:  Promote the recommendations in the 
Thoroughfare Plan. 
 
Objective 2:   Encourage expanded transit opportunities like rail 
service to downtown Indianapolis. 
 
Objective 3:  Expand trail and pedestrian networks.  
 

 

Rendering of Wayfinding and Gateway 

Signage for the Town of Cumberland 

 

A “complete street” with a bike lane, 

sidewalk, and vehicular travel lanes. 

 

The Cumberland Pennsy Trail 

in use near Meijer. 
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Objective 4:  Develop a policy on traffic calming, addressing 
issues like speeding through neighborhoods and pedestrian 
safety. 
 
Objective 5:  Amend Subdivision Control Ordinance to require 
street trees for all new roads or roads being improved. 
 
Objective 6:  Ensure all infrastructure improvements, especially 
roads are context sensitive.  
 
Objective 7:  Adopt a transit oriented development ordinance 
to address development near the E. Washington Street transit 
corridor.  
 
Objective 8:  Promote the development of an access 
management plan for all collector and thoroughfares to provide 
for safe turning movements. 
 
Objective 9:  Require all new roads and sidewalks to connect to 
nearby or planned facilities.  New roads should provide an 
opportunity for connectivity through adjacent parcels. 
 
Objective 10:  Plan for how road improvements can be financed 
through developer contributions and/or impact fees to address 
the potential impact(s) to infrastructure by new developments. 
 
Objective 11:  Develop a Capital Improvement Plan (CIP) for 
Town infrastructure plans.  The CIP should address 
infrastructure, utility, and other major expenditures over a 5 – 
10 year period. (See Glossary in Appendix for definition). 
 
Objective 12: Research and develop a program for developers 
to pay into for sidewalks that are not critical connections at 
time of development to finance construction of other more 
important sidewalks. 
 
Objective 13:  Foster the continuation of the traditional grid 
pattern of streets in particular for arterial and collector streets.   

i. Extend Carroll Road to the north of US 40 to connect 
parcels east and west creating relief for southbound 
traffic on Buck Creek Rd. 

ii. Evaluate Buck Creek Road traffic flow options. 
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Goal 7. Encourage diverse housing choices for all levels of the market.  

 
Objective 1:  Promote housing options at all price-points for all 
life stages. 
 
Objective 2:  Consider non-traditional housing types, including 
but not limited to townhouses, granny flats, and patio homes.  
 
Objective 3:  Impacts of new residential development should be 
analyzed and considered prior to approval to ensure that any 
potential negative impacts can be addressed prior to 
development possibly in the form of impact fees.   

 
Goal 8. Promote the diversification of the Town’s tax base through the 

creation of development and redevelopment opportunities. 
 

Objective 1:  Identify potential niche markets for Cumberland. 
 
Objective 2:  Identify priority areas for redevelopment and new 
development. 
 
Objective 3:  Establish policy considerations for Tax Increment 
Financing (TIF) and tax abatement. 
 
Objective 4:  Establish criteria for positive finding(s) of 
consistency with the Comprehensive Plan to guide decision 
makers.  These may include size, scale, and compatibility with 
community environment. 

 
Goal 9. Build strong public private partnerships to foster economic 

development opportunities. 
 

Objective 1:  Identify areas appropriate for public-private 
project(s). 
 
Objective 2:  Identify partners and their supporting interest 
groups and social networks. 
 
Objective 3:  Continue support of Hancock County Economic 
Development Council and the Indy Partnership. 
 

 

 

 

Housing Options for 

all states of Life and 

price points 

http://splaxon.com/news/wp-content/uploads/2011/05/AffordableHousing.jpg
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Objective 4:  Reinvigorate the Cumberland Chamber of 
Commerce or an equivalent entity.  
 

Goal 10. Continue to expand Quality of Life for residents of Cumberland 
through a strong community identity. 

 
Objective 1:  Promote Cumberland as a “Healthy Community” 
through expansion of the farmers market, establishment of 
community gardens and develop health and fitness programs.  
Construct the Buck Creek Trail with the section connecting to 
the Cumberland Pennsy Trail and 21st Trail being the highest 
priority. 
 
Objective 2:  Identify additional trail corridors to promote a 
Walkable Cumberland. 

 
Objective 3:  Cumberland Style Architecture standards for all 
types of development. 
 
Objective 4:  Adopt a tree preservation ordinance with 
guidelines on what trees should be preserved and mitigation 
requirements. 
 
Objective 5:  The Town shall actively purchase park land to 
expand the Town’s network of parks, trails, and other 
greenways. 
 
Objective 6:  Establish a “Mixed Use” zoning classification that 
includes form based standards. 
 
Objective 7:  Consider developing incentives for developers 
promoting the use of alternative modes of transportation (bus, 
walking, biking, etc) instead of a traditional automobile. 
 
Objective 8:  Develop financing mechanism to fund construction 
of sidewalk connections within Cumberland and in all ready 
developed areas. 
 
Objective 9:  Adopt a Town Street Light fixture that will be used 
on all public streets. 
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Objective 10:  Adopt lighting standards for all non-residential 
structures using the Dark Sky Initiative as a guide. 
 
Objective 11:  Update the Zoning and Subdivision Control 
Ordinances. 
 
Objective 12:  Upgrade town owned parks and properties to the 
standards developers are held to. 
 
Objective 13:  Partner with the City of Indianapolis to establish 
consistent development standards for E. Washington Street 
outside of the historic conservation district.  Consider standards 
for transit oriented development or village mixed-use.  
 
Objective 14:  Identify appropriate uses for the E. Washington 
Street corridor and work with the City of Indianapolis to exclude 
those not compatible with the transit vision for the corridor. 
 
Objective 15:  Develop and implement a marketing strategy for 
the Town of Cumberland promoting the town to businesses and 
developers. 
 
Objective 16:  Encourage youth engagement through 
establishment of an advisory committee or youth planning 
commission. 
 
Objective 17:  Establish a stronger online presence through the 
town website, Facebook, and other social media. 
 
Objective 18:  Study the possible consolidation of the Town and 
Buck Creek and/or Sugar Creek Township as a way to provide 
more efficient service delivery. 
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One of the purposes of a Comprehensive Plan is to analyze 
existing land use conditions.  The existing conditions are used to 
project population growth and make recommendations for both 
future land use and management of growth.   

This chapter will discuss the current land use break down, land use 
related issues, and growth management pressures facing the 
Town. 

RELATED PLANNING DOCUMENTS 

Comprehensive Plan 

The 2000 Comprehensive Plan, which this plan is replacing, was 
completed using 1990 Census data.  The 2000 plan looked at the 
same study area as this new plan.  Over the last ten (10) years 
many of the objectives in the plan were accomplished.  Examples 
include a new downtown Cumberland Streetscape, the Cumberland 
Pennsy Trail, storm water management reform, and the 
establishment of the Cumberland Redevelopment Commission. 

Connections 2025 

Connections 2025 is the Town’s thoroughfare plan.  The plan 
includes road classifications, a sidewalk and trail plan, and a plan 
for needed road improvements.   

Zoning Ordinance 

The zoning ordinance is the most important tool in implementing 
the Comprehensive Plan.  It contains the standards by which all 
development has to comply.  It is key the zoning ordinance and 
comprehensive plan are consistent for that reason. 

Cumberland Conservation District Historic Area Preservation Plan 

The Cumberland Conservation District Historic Area Preservation 

Plan was developed by the Cumberland Main Street Committee 
with the Cumberland G.A.P. and the Indianapolis Historic 
Preservation Commission and Cumberland has been designated as 
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a conservation district.  This plan includes a history of Cumberland, 
an inventory of structures within the historic conservation district, 
land use recommendations and design guidelines for 
redevelopment and new development within the corridor.  The 
IHPC also reviews variance and rezone cases within the district. 

 

 

National Road Overlay 

The National Road Overlay is an additional set of standards that lay 
over top of the zoning ordinance.  The overlay was adopted to 
preserve the historic national road character and provide guidelines 
to limit the threats new development brings to this historic 
character.  The overlay standards apply to parcels that lie within 
660 feet of the US Hwy 40 right-of-way to the north and the 
Cumberland Pennsy Trail to the south. 

 

Exhibit 4-1 Cumberland Conservation 

District Boundary Map 
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Hancock County Comprehensive Plan 

Hancock County has jurisdiction over the unincorporated land in 
Hancock County.  The Hancock County Comprehensive Plan 
provides the twenty year land use vision for the County.  As you 
can see in Exhibit 4-2 the map calls for primarily residential growth 
around Cumberland with commercial/mixed use corridors running 
along US HWY 40 and Mt. Comfort Road. 

 

 

Indianapolis Comprehensive Plan & Zoning Ordinances 

Indianapolis includes the Marion County portion of Cumberland in 
its long range plans.  Cumberland is shown as a special area in the 
Indianapolis Insights Plan.  In this plan Cumberland’s future land 
use plan for the area is adopted for the area. 

Exhibit 4-2 Hancock County Indiana Future Land Use Map 
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Historic National Road Corridor Redevelopment Plan and 

Economic Development Strategy 

The Cumberland Redevelopment Commission initiated the 
preparation of this study to establish a redevelopment area within 
the Town of Cumberland as well as an economic development 
strategy for areas not currently within the Town’s corporate 
boundary.  The study will also establish an allocation area to 
capture new tax increment to finance public projects within the 
study area.   

Regional Transportation Plans 

The Indianapolis Metropolitan Planning Organization (MPO) is 
responsible for transportation plans at the regional level.  Current 
long range planning efforts propose the expansion of rapid bus 
transit along the Washington Street line and eventually light rail. 
The MPO also administers federal transportation funding.  Through 
this process Cumberland has received funding for the Cumberland 
Pennsy Trail and design for the Buck Creek Trail and 
improvements to 21st Street. 

 

EXISTING LAND USE 

Cumberland’s land use trends have not changed much since the 
2000 Comprehensive Plan was adopted.  As with most suburban 
communities, the primary land use is single-family residential.  
Cumberland has an adequate supply of entry level single family 
homes.   

Multi-family development, within the incorporated area of 
Cumberland, is primarily in the form of apartments.  These 
structures are dated, most from the 1970’s-1980’s, and are all 
located in Marion County.  Apartments typically provide an 
affordable option to home ownership as well as a maintenance free 
experience for those that cannot maintain a home and yard.   



 

24 
Town of Cumberland Comprehensive Plan 

Cumberland Comprehensive Plan 

Chapter 4:  Existing Land Use   

Buildable Lots 
      

Subdivision Name 
Total 

Number of 

Lots 

Number of 

Permits 

Issued 

Undeveloped 

Lots 

Autumn Woods 261 15 246 
Cobblefield 62 50 12 
Cumberland Falls 78 12 66 

Cumberland Trails (1- 4 unit bldg 
const. prior to rezone to AG) 1 1 0 
Cumberland Village 120 22 98 
Cumberland Heights 170 170 0 
Glen Oaks  175 165 10 
Glen Oaks Village 105 104 1 
Harvest Glen 53 53 0 
Valley Brook Farms 264 262 2 
Valley Brook Village 130 122 8 
        
        
        
        
TOTAL: 1249 806 443 
        

Exhibit 4-3 Buildable Lots Report 

Commercial land use in Cumberland is primarily service oriented 
with retail and office uses.  Area outside of Cumberland and within 
unincorporated Hancock County is primarily agriculture.  The 
following table summarizes the breakdown in Commercial uses 
within the study area. 

Use Number of Businesses 
Retail 9 
Restaurant 5 
Auto Sales 2 
Government 2 
Medical Office 3 
Dental Office 2 
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Barber Shop or Beauty Salon 5 
Auto Repair 4 
General Office 6 
Other 16 
Places of Worship 5 
 

I. Cumberland as an Edge Town 

An “Edge Town” is what it sounds like, a town that has grown up 
on the edge of a metropolitan area, like Indianapolis.  Edge 
towns typically experience new commercial businesses with a 
more urban flair in contrast to a primarily residential suburb or 
semi-rural area.   

Cumberland is not a new suburb or Town, but the Town has 
gone from a rural town to more or less an extension of 
Indianapolis over the last thirty plus years, similar to what has 
been coined an “Edge Town.”  Proliferation of commercial strip 
centers in and around Washington Square Mall has overflowed 
into Cumberland.  This in addition to the associated traffic has 
changed the community’s character.  As decline affects the east 
side of Indianapolis more businesses are moving further east, 
threatening the historic character of Cumberland.   

While Cumberland began as a stop along the National Road 
almost equidistant between Indianapolis and Greenfield, it was 
a small rural enclave.  The Town’s business community 
changed as the modes of transportation changed offering more 
services to residents and travelers.  Over time, Indianapolis 
continued to grow eastward.  In the 1970’s Washington Square 
Mall was constructed within one mile of Cumberland’s Town 
limits bringing more commercial development to the east and 
creating competition with the downtown.  In many cases, 
businesses moved from one building to another further east to 
the new development area leaving behind vacant buildings.  
This leap-frog effect continues today with the continued 
movement of commercial development to the areas where 

 

Cumberland circa 1960 

Insert photo of 

Washington Square 

Mall and 

commercial strip 

centers 

 

 

http://starcharger17.files.wordpress.com/2011/05/washington-square-sign.jpg
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population and income levels will support the businesses.  This 
means that while Cumberland may benefit from a business 
moving into Town but leaving behind a vacant space elsewhere 
lending itself to blight on the east side of Indianapolis 

This new development also brings with it urban amenities like 
access to transit, diversity in the tax base, and opportunities for 
economic development.   As the Town continues to grow, 
preservation of the Town’s original charm and character will 
continue to be a high priority.   

II.  Cumberland as a Redeveloping Town 

Cumberland is a community of opportunities.  While 
transportation and changing development trends have left their 
marks on the community, the Town is embracing its past and 
planning for its future.  This forward thinking momentum is 
propelling town leaders to make changes to improve the Town’s 
image and promote a development friendly community.  As with 
all communities, growth pressures have put strains on the 
community, but this growth also provides opportunities.  The 
new streetscape currently being installed along E. Washington 
Street is spurring redevelopment of buildings adjacent to the 
road.  The recently opened Cumberland Pennsy Trail is very 
popular and drawing interest from the business and 
development communities.   

This interest in addition to Cumberland’s stock of historic 
structures and undeveloped or underutilized land provide 
numerous opportunities for redevelopment.  There are key 
gateways, such as the Pennsy Trail and Carroll Road corridor 
that need to be planned to guide the redevelopment instead of 
reacting.  Chapter 6 contains special corridor studies.  Potential 
study areas are identified in the future land use section of this 
plan. 

Cumberland established a Redevelopment Commission in 2008 
and made the first appointments to the Commission in 2009.  
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The Redevelopment Commission was established to 
encourage, enact, and guide redevelopment within the Town.  In 
2010 the National Road Economic Development Strategy was 
prepared and as part of the plan a redevelopment area plan was 
included to establish an allocation area running along E. 
Washington Street through the town’s corporate limits.  As part 
of the adoption process the Plan Commission and Town Council 
have to confirm its consistency with the Comprehensive Plan.  
Once the redevelopment area is in place, the Redevelopment 
Commission has authority to purchase land, assemble parcels 
for redevelopment, make infrastructure improvements, and 
other similar powers. 

Analysis of Land Use consistency crossing Counties 

Cumberland is uniquely situated in two (2) counties, Marion and 
Hancock County.  The portion of Cumberland in Marion County falls 
under the UniGov system that was established in the 1970’s.  
Unlike some incorporated towns in Marion County, Cumberland is 
an included town and all planning and zoning for the area goes 
through the City of Indianapolis Department of Metropolitan 
Development.  Additionally, the Town of Cumberland cannot, under 
UniGov, annex any additional territory in Marion County. 

The Hancock County portion of the Town falls within Cumberland’s 
planning and zoning jurisdiction.  Cumberland plans to annex land 
in Hancock County where it has the required contiguity and in 
accordance with the Annexation Policy set forth in the Appendix of 
this document.  The Town’s sanitary sewer boundary extends east 
to Mt. Comfort Rd., south to CR 200 S (Prospect) and I-70 to the 
north.  These are the same boundaries used for this 
comprehensive plan.  The town purchased Gem Utilities in 2009, 
which expands the sanitary sewer boundaries beyond this study 
area and includes a water utility.  The Town’s utility boundaries can 
be seen in Exhibit 4-5. 

 

Exhibit 4-5 Cumberland Utility 
Boundaries 
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Coordination is vital to ensure consistent land use development 
between Indianapolis, Hancock County, and Cumberland.  Marion 
County has adopted Cumberland’s Future Land Use Map (2000) as 
a part of their Comprehensive Plan.  While the consistency with 
land use planning is helpful there is a challenge in ensuring 
appropriate zoning classifications and standards are in place that fit 
Cumberland. 

The Hancock County Future Land Use Map (Exhibit 4-2) is similar 
to Cumberland’s.  Hancock County calls for US 40 to be a mixed 
use corridor with regional commercial at Mt. Comfort Rd and 40 
and some community/neighborhood commercial near the Town’s 
existing corporate limits.  Mt. Comfort Rd is also shown as a mixed 
use corridor.  While the three comprehensive plans may 
recommend similar uses along US 40 and/or Mt. Comfort Road it’s 
each jurisdiction’s zoning standards that create the potential 
conflicts.    

Land Use and Transportation – Today 

The Connections 2025 Plan was adopted in 2006.  This plan serves 
as the Town’s current thoroughfare plan.  The thoroughfare plan 
classifies all roads within the study area (same as this 
Comprehensive Plan) as an arterial, collector, neighborhood street, 
etc.  The plan also includes a connectivity plan for alternative 
modes of transportation like trails, bicycle facilities, pedestrian 
facilities, transit and recommended infrastructure upgrades. 

New neighborhoods are required to have sidewalks and in some 
cases, when a trail is planned to go through the development, an 
easement is requested.   

In 2010, the Cumberland Pennsy Trail was completed.  This is a 
three (3) mile stretch of trail from German Church Road in Marion 
County to Mt. Comfort Rd in Hancock County.  The Cumberland 
Pennsy Trail is also part of the National Road Heritage Trail 
(NRHT) which, when complete, will run from Richmond, IN to Terre 

 

Exhibit 4-3 Thoroughfare Plan 

 

Exhibit 4-4 Connectivity Plan 
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Haute, IN.  The NRHT follows the Pennsylvania and Vandalia rail 
lines parallel to US 40 (Historic National Road).   

The Cumberland US 40/E. Washington St. Streetscape will be 
completed in mid-2011.  When completed, the project will include 
benches, street lights, landscape islands and medians, new 
signage, new sidewalks, and a reconstructed Washington Street.   

These two (2) projects are changing Cumberland’s image and 
adding to its quality of life.  Trail users are requesting additional 
trails, while interest in land near or adjacent to the trail has 
increased.  The same is true for the Streetscape project.   

The Indianapolis Metropolitan Planning Organization (MPO), 
Central Indiana Regional Transportation Authority (CIRTA), and 
IndyGo are in the process of developing the Indy Connect plan.  
This plan is looking at how to extend transit to Indianapolis and the 
surrounding Counties.  Currently, IndyGo’s Washington Street line 
currently terminates in the Cumberland Meijer parking lot.  The 
Washington Street line is one of the most used lines in the system.  
The Indy Connect plan calls for increased bus service along the 
Washington Street Corridor and in the long term the potential 
extension of light rail to Cumberland (approximately 2035 in the 
current plan).  These transit improvements will increase 
Cumberland’s desirability.    

OTHER FACTORS AFFECTING LAND USE 

As baby boomers (born 1946-19641) age their needs change.  
Baby boomers comprise 40% of Cumberland’s population, while 
30% of the Town’s population is under the age of 18.  These are 
very diverse groups with very different needs.  While Cumberland’s 
median age is only 34.4 years old, a large percentage of the 
population is nearing retirement age.  Recreational amenities and 
access to health services will become increasingly important. 

                                                           
1 As defined by the U.S. Census Bureau. 
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Those born between 1980 and the early 2000s are referred to as 
Gen Y.  Nationally, there are almost as many Gen Yers as Baby 
Boomers.  This creates, sometimes competing goals on what the 
residents require in the way of amenities and services.  Gen Yers 
seem to want walkability as well as an urban setting.  When an 
urban environment isn’t an option then areas with shopping, dining, 
and transit become more attractive.  Baby Boomers are more 
concerned with access to medical care, shopping, and other 
service needs.  In between these two generations is Gen X.  The 
needs in this group vary quite a bit depending on their stage in life.  
Families are looking for good schools, safe places for the children 
to play, access to activities, and location.   

Recession 

The recession, or as it is being dubbed the “Great Recession”, 
recovery continues as this document is written.  New starts 
essentially came to a halt in 2009.  American buying power still 
remains less than what it was just a couple of years ago.  
Consumers are more cautious when making purchases, especially 
large ones.  The changes brought on by the recession have 
changed the financial market as well.  Banks aren’t lending money 
in the same manner.  Those developers that are still building aren’t 
building at the same rate and in many cases the product is 
changing.  Buyers in this market are buying what they need not just 
something large.   

The housing trend in 2010 is smaller homes that are closer 
together.  Each room has a purpose, no need for all those bonus 
rooms.  Buyers want character and not wasted space.  What does 
this mean for land use planning - smaller lots and denser 
subdivisions.   

The trickle down from the residential fall out has slowed the 
commercial and industrial markets too.  Commercial development 
generally follows where the housing units are being constructed.  
Different types of commercial development have different 
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requirements.  For example small retail stores between 1,000 and 
3,000 square feet need 1,000 households and 15,000 vehicles per 
day to support them.  Community Centers, 250,000 square feet to 
350,000 square feet, need a population of 50,000 within their trade 
area, roughly 4-6 miles.2    

                                                           
2 Gibbs, Robert J. 2007.   “A New Urban Network, “A primer on retail types and 

urban centers.””  
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Exhibit 4-6  Existing Land Use Plan 
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As a part of the comprehensive planning process land use and 
development patterns are studied to project out the Town of 
Cumberland’s vision for how the Town will grow during the 20 year 
period.  This vision becomes the Town’s policy on growth and 
development.  This chapter will look at what the growth will look like 
and how to ensure it occurs in an intelligent and responsible 
manner. 

The Comprehensive Plan Steering Committee developed the 
Future Land Use Map through public input.  This map will guide 
decisions for land use changes.  Land use proposals inconsistent 
with this plan will trigger the need to amend the Comprehensive 
Plan if the Town deems the change to be appropriate.   

Jurisdictional issues create a major challenge in creating a unified 
land use vision for Cumberland.  Cumberland is part of the UniGov 
system in Indianapolis and all planning and zoning approvals go 
through the City of Indianapolis.  It is recommended that the Town 
of Cumberland work with Indianapolis staff to incorporate this 
comprehensive plan into their plan for the Cumberland area.  In 
Hancock County, planning for areas of common interest needs to 
be coordinated as well.  Coordination within both should not be 
limited to staff coordination.  Coordination for land use decisions 
needs to occur at a legislative level.   

Future Land Use 

Community Assets 

Cumberland is fortunate to have many community assets that it can 
build upon over the 20 year study period.  The most notable is the 
Town’s Historic National Road heritage.  The Historic National 
Road (East Washington Street/US 40) runs through the center of 
Cumberland.  Its presence transformed Cumberland from a strictly 
agricultural community to a transportation hub for travelers on their 
way to/from Indianapolis.  The road and later railroad allowed 

 

Residential

Commercial

Industrial

Undeveloped

Exhibit 5-1  Current Land Use 
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greater access to Indianapolis.  This heritage can still be seen in 
Old Town with its historic residential and commercial buildings and 
the numerous outbuildings and barns still seen just off the Road.  
The Historic National Road today doesn’t see the traffic it once did, 
but it is still a major east-west arterial that carries over 20,000 
Average Daily Trips (ADT).  This corridor is a high priority for 
redevelopment and new development.   

The corridor’s presence in both Marion and Hancock Counties, 
especially within the Town’s corporate limits must be unified and 
development over the next 20 years must be coordinated and 
consistent.  Cross-jurisdictional cooperation will be essential in 
making this happen.  Cumberland’s vision is for a mixed use 
corridor with multi-modal transportation access.  The portion of the 
corridor in Marion County should be developed with a transit 
oriented focus.  The Metropolitan Planning Organization (MPO) is 
currently working on plans for rapid bus and potentially light rail 
transportation along the corridor.  Currently IndyGo terminates in 
the Meijer parking lot.  These transportation networks, in addition to 
the Cumberland Pennsy Trail, should be maximized to reduce the 
community’s dependence on the automobile.  Redevelopment in 
this section of the corridor should be in accordance with the 
Cumberland Historic Conservation District Guidelines1 and for those 
properties not within the conservation district should be developed 
so as to complement the Historic Conservation District.  A key 
transition area has been identified at the intersection of Carroll 
Road and East Washington Street (US 40). 

The Cumberland Pennsy Trail and the Solar System Model are 
noteworthy as well.  The Cumberland Pennsy Trail is a three (3) 
mile stretch of trail located along the abandoned Pennsylvania 
Railroad right-of-way.  The trail is for multi-modal use and will 
eventually connect to the Indianapolis Cultural Trail and the Pennsy 
Trail in Greenfield.  The Pennsy Trail is part of the National Road 
Heritage Trail, will run from Richmond to Terre Haute.  Along the 

                                                           
1 Cumberland Historic Conservation Design Guidelines, IHPC, adopted Dec. 2005 
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trail is a scale model of the Solar System, with the sun located at 
German Church Road.  The model is built at a 1:1 Billion scale.  
Each planet has an interpretive sign with interesting facts and 
figures.  These signs were developed to meet state testing 
requirements.   

Buck Creek is another important asset for Cumberland.  Buck 
Creek has a wide floodway running along its banks.  This area 
should be preserved as greenway through the length of the creek 
within the study area.  A component of the greenway should include 
a multi-use trail. 

Cumberland’s location is another important asset worth 
highlighting.  Cumberland is just minutes from both I-465 and I-70 
making it ideal for business development as well as further 
residential growth.  The Town’s proximity to downtown Indianapolis 
and the Indianapolis airport further defines its presence in the 
region. 

Diversification 

Looking forward to 2030, Cumberland’s economy should be 
diversified.  A niche should be identified for the Town and economic 
development initiatives should promote the niche area.  
Cumberland’s location gives it a central location that could be 
appropriate for medical uses.  Cumberland is somewhat centrally 
located between Community Hospital East, Community Hospital 
North, and Hancock Regional Hospitals.  US HWY 40 and Mt. 
Comfort Road might be an ideal location for a new hospital and/or 
medical complex.   

The Town of Cumberland also sees technology as a key element 
to creating further diversification of the economy.  Technology 
advances practically on a daily basis.  The Future Land Use Map 
promotes high tech jobs.  To get technology driven uses, the Town 
will need to develop its technology infrastructure including 
broadband to recruit these types of businesses.   

Cumberland needs to 

diversify its tax base, by 

creating a niche in the 

marketplace.  Life Science 

and Technology should be 

investigated as possible 

niche areas. 
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An educated workforce will be important to recruiting these types 
of businesses and others that can diversify the town’s economy.  
Cumberland does not have a school in Town.  Students attend 
classes in one of three (3) schools districts (MSD of Warren 
Township, Mt. Vernon Community School Corporation, Southern 
Hancock County School Corporation) depending on which township 
they live in.  A charter school or cooperative venture to bring higher 
education learning opportunities to the Town could advance the 
Town’s human capital to the level necessary to attract these types 
of businesses. 

 

Survey Results 

An open house was held on May 14, 2010 to obtain public 
comments.  Approximately 30 individuals were in attendance.  In 
general, responders are in favor of multi-modal transportation, 
including more trails and sidewalks in addition to more shopping 
and restaurants.  There was also consensus that new development 
should be located near existing development and infrastructure.  
Historic preservation, strict architectural standards, and 
environmentally friendly development also received high marks.  
For a full list of questions and results, refer to Appendix A. 

Transit use received surprising scores.  The IndyGo bus services 
Cumberland through the Washington Street line, which ends in 
Meijer’s parking lot.  This is one of the most used lines in the 
system.  Those that attended at the open house, though, do not 
use the bus on a regular basis favoring their vehicles as an easier 
mode of transportation.  As long as it is more convenient to use 
vehicles to travel, other modes will be less popular for commuting 
to work or taking care of business. 

New Urbanism & Smart Growth 

Cumberland is incorporating many of the fundamental practices 
associated with New Urbanism and Smart Growth into this 

New Urbanism 

 Livable, walkable streets  

 Housing choices to serve 
people of diverse ages 
and income levels. 

 Reduction in automobile 
use to get to schools and 
other destinations by 
walking, biking, and 
transit. 

 Buildings designed at a 
human scale to define 
and bring life to streets 
and public spaces. 

 

 

 

When asked what they wanted to 

see more of, restaurants were the 

most popular response. 

Restaurants

Trails

sidewalks

shopping
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comprehensive plan to guide future growth and development.  New 
Urbanism and Smart Growth practices promote preserving what a 
community has and build upon existing transportation corridors to 
reduce urban sprawl.  These patterns promoted communities that 
could sustain themselves. 

New Urbanism first became popular in the 1980’s and focuses on 
urban design principles that promote walkable communities.  The 
idea is to design communities around existing transportation 
infrastructure to create a more sustainable community and reduce 
sprawl.  The movement promotes regional planning for open space, 
transportation networks, and balancing growth.   

Similarly, Smart Growth is based on 10 guiding principles that 
promote compact and mixed use development, stakeholder and 
community participation, preservation of open space and farmland, 
and walkable neighborhoods to name a few.  Smart Growth also 
includes urban design principles, but focuses on urban planning 
and transportation policy.  It also encourages community 
involvement, creating sense of place and protecting environmental 
resources. 

Whatever you call it, as growth occurs within the study area it is 
important to make sure it is sustainable, in that it does not put 
financial demands on the Town it cannot meet.   

Future Land Use Map 

The future land use map, Exhibit 5-2, was developed by the 
steering committee over a period of months.  The map depicts the 
20 year vision for Cumberland.  The map shows residential 
development primarily in the form of single family homes, 
commercial development, mixed use development, and industrial 
development.   

Residential development will generally follow traditional residential 
growth patterns.  The state of the economy in 2010 may contribute 
to slow residential growth, but as with everything the ebb and flow 

Principles of Smart Growth 

1. Mixed-Use 

2. Compact Building 

Design 

3. Range of housing 

opportunities & 

choices 

4. Walkable 

Neighborhoods 

5. Strong Sense of Place 

6. Preserve open space, 

farmland, and critical 

environmental areas 

7. Direct development 

toward existing 

communities 

8. Variety of 

Transportation choices 

9. Predictable, fair and 

cost effective 

development 

decisions. 

10. Community & 

Stakeholder 

participation 
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will bring a return to residential development.  These new 
neighborhoods should provide adequate open space, vehicular 
connectivity, and pedestrian infrastructure and amenities.  The 
theme for residential development shall be connectivity.   

Multi-family development is shown primarily in the form of 
condominiums and townhomes.  Residential diversity is important.  
If the Town is going to recruit new jobs, there have to be homes for 
the workers.  It is important to provide diverse home choices so 
residents can live and work in the community as well as mature in 
the community.  The needs of young professionals can be different 
from that of the average family or the aging Baby Boomers.  For 
instance, baby boomers might care more about access to 
healthcare whereas young professionals might be more concerned 
about proximity to dining and nightlife. 

Commercial development is broken out between retail/general 
commercial and office.  Office development is shown primarily 
along the Mt. Comfort Road corridor.  Technology jobs are shown 
near the intersection of US HWY 40 and Mt. Comfort.  Commercial 
development near the town’s existing boundaries is thought to be at 
the neighborhood commercial level while regional commercial uses, 
like individual retailers over 50,000 square feet, would be located 
closer to Mt. Comfort Road.   

Industrial development is concentrated near the I-70 and Mt. 
Comfort Road interchange.  This area would be suitable for light 
industrial, flex space, and other industries that are wholly contained 
within the building.   

The future land use map identifies new designations for Mixed Use 
and a Town Center, which will be discussed further below. 
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Exhibit 5-2  Future Land Use Map  
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Healthy Design 

Almost fifty percent of Americans have a chronic disease.  The 
Center for Disease Control & Prevention (CDC) identifies heart 
disease, stroke, cancer, obesity, and arthritis as chronic diseases.  
The CDC recommends physical activity as a preventative measure 
for each of these diseases.  While physical activity is not a cure or 
sure fire way to keep from contracting one of these diseases, 
studies have shown the benefits it provides.  What do chronic 
disease and land use have to do with each other?  More than you 
might think. 

Over the last five years, there has been a movement to create 
healthy communities.  A healthy community is defined differently by 
various organizations but the overriding theme is a community with 
amenities for people that encourage a high quality of life and an 
active lifestyle.  The obesity rate continues to increase in the United 
States.  Communities aware of the health concerns of their 
residents have implemented programs and infrastructure that 
promotes an active life style.        

Cumberland desires to have a healthy community legacy.  The Trail 
and Connections Plan, part of the Connections 2025 Plan, for 
Cumberland recommends sidewalks in all new developments and 
promotes the construction of a trail along Buck Creek that will 
stretch north almost to I-70 and south to the Cumberland Pennsy 
Trail.  The Cumberland Pennsy Trail and Buck Creek Trail provide 
the backbone to the town’s trail network.  Sidewalks and 
neighborhood spurs can provide additional connections to the 
overall trail network creating a connected pedestrian system that 
could take residents from one end of town to the other.  New 
developments connecting to the trail system should include 
amenities like bike racks and benches to further encourage the use 
of bicycling or walking instead of driving.  This plan also 
encourages open space be provided near these trail connections to 
provide an active and/or passive place for residents to go.  Exhibit 
5-3 shows the Town’s parks and trails. 
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Children should be provided with sidewalks connecting them to 
their schools.  While Cumberland’s school aged children do not go 
to school in Cumberland, schools adjacent to the Town’s 
boundaries (existing and planned) should connect to the 
Community.  Cumberland and the City of Indianapolis should 
partner in a Safe Routes to School initiative for students who live in 
Cumberland.  Walking School buses have become a popular 
initiative where parent volunteers walk a group of students to 
school. 

Healthy design also should include measures to address safety 
perceptions.  One of the challenges keeping people from getting 
active is safety.  There is a perception about safety along trails and 
certain areas within a community.  It is important to implement 
measures to make users feel safe and inviting when using a trail or 
other bicycle/walking facility.  For example, soft scenery with 
landscaping or natural plantings can work well.  Whenever 
possible, separating pedestrians from vehicles is recommended.  
Typically a five (5) foot landscape buffer is recommended.  This 
also provides traffic calming.   

Cumberland should adopt a complete streets policy.  Complete 
streets look at the entire street network, including areas used by 
bicycles and pedestrians, to ensure streets are designed for all 
users and not just the vehicle.  Complete streets include things like 
sidewalks, bike lanes, and wide shoulders, plenty of crosswalks, 
pedestrian refuges, bus pullouts, bus lanes, raised crosswalks, 
audible pedestrian signals, and sidewalk bump-outs.  Communities 
like Bloomington have begun to develop these policies.   

Healthy Design puts people at the center of planning.  It means 
creating destinations for people to go to, getting people active, and 
having safe ways to get to these destinations without having to get 
in your car.  Cumberland should pursue partnerships with local 
colleges and universities to provide health fairs and clinics.  
Physical activities could be pursued through partnerships with the 
YMCA and other fitness professionals to promote activity. 

Healthy Community 
Recommendations 

 Require sidewalks 
and trails in new 
developments 

 Conduct a 
Walkability  Audit 

 Adopt a Healthy 
Communities 
policy 

 Adopt a Complete 
Streets Policy 

 Partner with City 
of Indianapolis 
and MSD of 
Warren Township 
on a Safe Routes 
to School Project 

 Look into and 
possibly apply for 
funding through 
Action 
Communities for 
Health, 
Innovation, and 
Environmental 
Change 
(ACHIEVCE), a 
CDC program. 

 Create 
Destinations 
residents and 
visitors can walk 
to 
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Place Matters 

Webster’s Dictionary defines place as “a region; an area; a building 
or location used for a special purpose.”  Place as a function of the 
community is exactly that a location, building, or area that has a 
purpose.  Places are where people gather.  It could be the popular 
restaurant for breakfast, a park, the farmers market, an open area 
that does not have a specific purpose, a sidewalk, or even a street.  

Place is important in developing a community, because you want to 
have destinations for people to go.  The future land use map shows 
that commercial uses are desired in certain corridors.  When 
appropriate, outdoor dining should be incorporated into new 
development and redevelopment.  Studies show that people like to 
sit at an outdoor café.  Outdoor cafes also bring vibrancy to the 
areas where they are located.    

Events can function as places.  The Cumberland Farmers Market is 
a great example of this.  The farmers market has entertainment on 
a regular basis bringing residents out not just to purchase their 
produce and goods from local farmers.  The farmers market is one 
of Cumberland’s great community assets.  Consideration should be 
given to expand the market.  In 2009, the Tuesday evening market 
began.  This is taking time to grow, but efforts should continue to 
build the evening market.  A winter market or special holiday 
market might be another consideration.  The Cumberland Arts 
Goes to Market event started in 2008 as a partnership between the 
Cumberland Farmers Market and the Cumberland First Baptist 
Church.  The event continues to grow as planning for the third 
annual festival begins.  Cumberland should continue to add more 
community events through the Parks Advisory Council, Farmers 
Market, and other partnerships. 

Parks also make great places.  Cumberland has three parks as of 
the time this plan was developed.  Each park provides unique 
amenities to users.  Most new subdivisions also include small 
pocket parks or passive open spaces that can be used.  The future 

“If you plan for cars 

and traffic, you get 

cars and traffic.  If 

you plan for people 

and places you get 

people and places.”  

– Project for Public 

Spaces 
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land use map shows the expansion of parks and trails over the next 
20 years.  The connections trails provide allow parks to be 
connected and more accessible to users.  New parks should be 
designed to provide unique amenities and create a destination for 
people to go.   

Mixed Use Designation 

Over the last decade there has been increased momentum in a 
movement to address the form of development, its design, over the 
specific uses.  This “new” style of development usually incorporates 
a mix of uses, including but not limited to residential and 
commercial uses.  Mixed use development is a key principle in the 
Traditional Neighborhood Development (TND), Livable 
Communities, New Urbanism, Smart Growth, and Transit Oriented 
Development (TOD) movements. Mixed use developments can 
bring residential and commercial uses together to create a walkable 
community.   

Under the current zoning standards planned unit development 
(PUD) zoning is the only way to create such a development.  These 
developments could have commercial and residential uses in their 
own designated area within the project or it could be a building or 
series of buildings with retail on the first floor and offices or 
residential uses in the upper stories.  The latter is a reflection of a 
traditional downtown.  These types of developments put an 
emphasis on the pedestrian. 

The human scale of mixed-use developments makes them feel new 
and lively, but in reality it is a return to traditional downtown and 
neighborhood development.  Almost every community has its 
central core with its locally owned businesses with residential uses 
in walking distance.  In some cases the buildings along “Main 
Street” included residences in the upper stories.  These mixed-use 
developments are considered walkable.  From the street you see 
buildings and people not a sea of parking.  There may be some 
parking on street, but parking is generally behind the buildings. 
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The big-box stores and large strip centers have a short design life, 
roughly ten (10) years.  Downtowns experience development fads 
of their own, like closing off the streets within a downtown to make 
it completely pedestrian accessible, but the overall design is 
showing to be timeless.  What makes a downtown work?  They are 
denser than most new neighborhoods with smaller lots, short 
blocks and located near commercial development and usually 
parks or similar amenities.  These are the same reasons many are 
drawn to live in the downtown area of a community.  It has 
character and vibrancy.  There is a destination to walk to.  Visually 
seeing people makes a community active and attractive.  

It is important to provide clear policies on the use of PUD and 
Mixed-Use zoning.  The purpose is not to get away from zoning 
standards that are disliked to develop a single use development 
that could have been constructed under residential districts.  The 
purpose of these districts is to allow flexibility in development so 
that a truly unique development can be created that will benefit the 
community.  A Mixed-Use zoning ordinance should focus on form 
and less on use to keep with its purpose.  Areas where PUD and 
Mixed-Use zoning districts are used should correspond with the 
future land use map.  Areas not shown as mixed use in the future 
land use map should be scrutinized to ensure that the development 
proposal is unique and fits the purpose of the requested district, 
that the allowance of such a district in an area called out for a 
single use will not have negative effects on the surrounding area 
and the character of the Town.  The future land use map uses 
mixed-use designations as a transition from different types of uses, 
like residential and commercial, and to create unique place making 
developments, like the Town Center. 

Transportation 

Cumberland’s transportation network plays a vital role in how the 
community develops.  Previously in this chapter complete streets 
and connectivity were discussed.   This section will continue those 

The purpose of 

Planned Unit 

Development and 

Mixed-Use 

districts is to 

allow flexibility in 

development so 

that a truly 

unique 

development can 

be created that 

will benefit the 

community. 

 

Areas where PUD 

and Mixed-Use 

zoning districts 

are used should 

correspond with 

the future land 

use map.   
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themes and also discuss transit opportunities and the thoroughfare 
plan. 

As a Historic National Road community, Cumberland has strong 
transportation roots.  The Town, as many across the country, has 
been affected by the advances of transportation over the last 
century.  Most noteable impacts have been brought on by the 
furtherance of railroads, interurbans, the Historic National Road, 
and the development of the interstate system.  As the town 
continues to grow, these modes of transportation continue to 
impact the Town. 

Cumberland adopted a new thoroughfare plan in 2006.  The 
Connections 2025 is the official thoroughfare plan and hereby part 
of this comprehensive plan.   

Buck Creek Road is classified as a secondary arterial and carries a 
moderate level of traffic.  The road was constructed as a rural road 
by Hancock County many years ago.  Buck Creek Road now 
functions as a major north-south thoroughfare.  The road has 2-90 
degree angle turns near Valley Brook Farms.  These intersections 
have clear sight concerns and it has previously been recommended 
that a roundabout should be considered at each of these turns.  
The intersection of Buck Creek Road and Washington Street (US 
40) has sight issues as well as you approach Washington Street 
from the north.  The road right-of-way is small along some portions 
of the road.  Cumberland’s thoroughfare plan recommends a 60-70 
foot right-of-way for urban secondary arterials.  Portions of Buck 
Creek are currently still in Hancock County, though this plan 
envisions the road in its entirety between Washington Street (US 
40) and I-70 becoming part of the Town within the next 20 years.  A 
joint effort between Hancock County and the Town to study Buck 
Creek Road should be conducted and the appropriate, context 
sensitive improvements resulting from the study implemented. 

The IndyGo bus system currently runs within a portion of 
Cumberland.  The east terminous of the Washington Street service 

During the Open 

House and Public 

Comment periods, 

there was an 

overwhelming 

response from the 

community for more 

trails and sidewalks. 
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is in the Meijer parking lot.  The Washington Street line runs to 
downtown Indianapolis and the airport.  The system does not 
currently run in Hancock County.  Hancock County does have on-
demand service available through the Hancock County Area 
Regional Transit. 

The Indy Connect Plan, currently under development by the 
Indianapolis Metropolitan Planning Organization and Central 
Indiana Regional Transportation Authority, recommends ways to 
enhance transit opportunities and identify funding requirements.  
The plan shows and east-west corridor along Washington Street 
connecting Cumberland to the Indianapolis Airport.  Initially this will 
likely be a rapid bus system, but could eventually become a 
passenger rail corridor. 

 

Opportunities 

Heritage Tourism 

Cumberland’s National Road heritage could be leveraged to create 
a destination for travelers interested in the road’s past.  
Cumberland has a good stock of historic structures, several 
currently under renovation, including several outbuildings.  With the 
new streetscape on Washington Street there has been renewed 
interest in Cumberland.  Interpretive panels located in the Wayburn 
Pocket Park, along Washington Street, tell Cumberland’s story as 
well as that of the Historic National Road.  Tour groups have all 
ready stopped to see the panels and see Cumberland.   Tourism is 
a multi-billion dollar industry.  It brings jobs, new businesses, and 
higher property values.   

The National Main Street program focuses on a four point 
approach:  organization, promotions, design, and economic 
restructuring.  The Main Street approach has had proven success 
and is widely used around the Country, including Indiana.  
Cumberland previously had a Main Street Committee and its efforts 
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resulted in the historic conservation district and the E. Washington 
Street streetscape.  Organization is about bringing all the players 
together for a common vision and working together to gain 
consensus.  Promotion is about advertising, imaging, and special 
events.  Design addresses the aesthetics and maintenance of Main 
Street.  Economic restructuring is focused on recruiting new 
businesses and retaining existing ones.  Cumberland should 
consider reestablishing its Main Street Committee or utilizing the 
National Main Street model to develop a similar type organization to 
promote Old Town Cumberland. 

Additional points of interest include the Cumberland Pennsy Trail, 
part of the National Road Heritage Trail, which will eventually 
connect to Greenfield and Indianapolis along the abandoned 
Pennsylvania Railroad.  Cumberland’s three mile portion of the trail 
includes a scale model of the Solar System.  The model is 
designed at a 1:1 Billion scale with the Sun placed at German 
Church Road.  The interpretive signs include facts and graphics on 
each planet.  The material was developed to meet state testing 
guidelines.  To date, this is the only such model in Indiana. 

Technology 

Technology has become an important part of our life.  It is just as 
important in the life of a community.  Technology can bring 
economic opportunities, impact quality of life, and impact the way 
we do things.  This plan promotes a high quality of life for 
Cumberland and for some access to technology can make for a 
good quality of life.  Access to technology can also play a role in a 
community’s economy.  Over the last decade technology parks 
became popular.  Cumberland’s location and interstate access 
make it a viable option for similar industries that need the access to 
strong information technology infrastructure. 

Fiber optics is the way information is transmitted, while broadband 
width is the capacity the band can carry. Depending on the 
industry, there may be more importance placed on the broadband 
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width.  In order to have access to the information there must be a 
network of fiber optics.  

More businesses, especially small ones, need broadband access to 
operate competitively in the market. Many communities are 
constructing their own fiber optic networks to increase the 
broadband availability and options in their community.  
Chattanooga Tennessee is a leader in high speed broadband 
access.  The fiber is owned by the municipality and provides 
residents and businesses with 1Gbps broadband service.  For 
economic development purposes this may be something 
Cumberland should look into and even possibly partner with 
Hancock County.  Without the infrastructure, the Town cannot 
attract the high tech and research industries (high tech, life 
sciences) proposed in this plan. 

 

Town Center 

The intent of the Town Center district is to provide an extension of 
downtown Cumberland and create a place where residents can 
shop, dine, and work.  The town center district incorporates mixed 
use development.   

The proposed town center idea featured in this plan proposes a 
strong commercial core surrounded by an intricate trail network 
connecting the area and those adjacent to the center, at CR 700 W 
and US HWY 40.  The district could include retail, office, service, 
institutional (education, hospital, etc.) and residential uses.  Within 
the core residential uses should be in upper stories of buildings.  
Village greens and other types of open space should be featured, 
again using the open space and trails to connect the Town Center 
area and adjacent uses.  Images on the right show examples of 
Town Centers in other communities that might be appropriate. 

The purpose of the Town Center is to create a strong district that 
will create an identity for Cumberland, a sense of place that 

 

 

Richton Park, IL Town Center, 

plan prepared by Camiros 

 

McEwan Town Center, TN 

 

Proposed Town Center 
Cumberland, IN Future Land 
Use map  
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individuals can relate to and will want to be whether to live, work, or 
play.  The town center district will require further study.  This study 
and other special area plans will be found in Chapter 6 of this 
document. 
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This chapter is intended to be used as a place holder for studies of 

special areas.  These special areas may be specific districts called 

out in the Future Land Use Map, like the town center, or corridors in 

town that are studied because of unique characteristics, like the 

Carroll Road and Pennsy Trail Reuse Study.  Plans and studies in 

this chapter will be required to go through the process of adopting 

an amendment to the Comprehensive Plan.  This includes a public 

hearing at the Plan Commission, a recommendation from the Plan 

Commission to the Town Council, and adoption by the Town 

Council. 
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Executive Summary 
The overall goal of this plan was to work with the 

Town of Cumberland to study the specific issues 
associated with development and redevelopment 

along a portion of the Pennsy Trail Corridor and 

Carroll Road Corridor in Cumberland.  This plan 
provides land use recommendations, Pennsy 

Trailhead design recommendations and corridor 
enhancement recommendations within the study 

area.  General design guidelines are also provided 
for future development within the study area. 

 
The Town of Cumberland has historically been a 

crossroads for transportation.  Growth in the town 
has benefitted from these transportation links, 

including the Historic National Road, the 
interurban and the Pennsylvania Railroad. In 

2009, many things began to happen in 
Cumberland: 

 

 The Cumberland Redevelopment 
Commission was formed. 

 The reconstruction of East Washington 
Street began.  

 The Cumberland Pennsy Trail was scheduled 
to break ground along the abandoned 

Pennsylvania Railroad.  
 The Town decided to do an Economic 

Development Area Plan. 
 

 

 
The Town saw an opportunity for transportation to 

continue to be a prompter for development, with 
the launch of a more bicycle and pedestrian-

friendly era, with the new Pennsy Trail. The town 

owned property at the trailhead and decided to 
take a bigger look at the possibilities for 

development and redevelopment in the area. The 
project area is adjacent to the proposed Pennsy 

Trail corridor and runs from the trail area north 
along Carroll Road. 

 
The project area is divided into 6 distinct sub-

areas for the purposes of analysis and planning. 
These areas are: 

 
 Area 1 – Gateway Entry 

 Area 2 – Connecting Corridor 
 Area 3 – Trailhead Passive Use 

 Area 4 – Trailhead Activity Area 

 Area 5 – Floodplain Area 
 Area 6 – Development Area 

 
Objectives were developed for each area based on 

stakeholder input. Design themes and a 
conceptual site plan were developed, which was 

tested with a display at Cumberland’s Arts Goes 
to Market. The community was overwhelmingly in 

support. This report contains an implementation 
section, with cost estimates and an action plan. 
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Background 
The Town of Cumberland is known historically for 
being a transportation hub. Cumberland's 

development over the years has been closely tied 

to advances in transportation. The town’s rich 
transportation history includes not only its loation 

on the Historic National Road, but also the 
Cumberland Stop on the interurban to 

Indianapolis, and the Pennsylvania Railroad’s 
transportation of travelers, farm crops and 

livestock. Today, Cumberland is a 20 minute drive 
to Downtown Indianapolis and has easy access to 

Interstates 70 and 74.  The Town is also served 
by the IndyGo bus system.   

 
Cumberland was officially platted July 7, 1831 and 

named for Cumberland, Maryland, the east 
terminus of the Historic National 

Road. Incorporated in 1951, virtually all of the 

Town's future development will occur in Hancock 
County since Unigov legislation, adopted in 1970, 

has prevented the Town from expanding further 
into Marion County. Cumberland's population 

contains an estimated 6,000 residents, split 
almost equally between Marion and Hancock 

Counties. 
 

 
 

 

 
 

It has retained its small town charm, with its 
historic downtown listed on the National Register 

of Historic Places. Subsequently, the Town of 

Cumberland and City of Indianapolis established 
an historic conservation district protecting much 

of the historical core of the community.  The Town 
has also adopted an Historic National Road 

Overlay Zoning District to guide development 
along US 40/Washington Street.  

 
The Town of Cumberland acquired some land 

along the north side of the Pennsy Trail corridor, 
which included two structures, a quonset hut and 

a roofed pavillion. In 2009, many things began to 
happen in Cumberland that prompted town 

officials to become proactive about planning for 
this area, which they saw as key for future 

development in the community: 
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 The Cumberland Redevelopment 

Commission was formed to facilitate 
economic development and redevelopment 

within the Town of Cumberland. 
 The reconstruction of East Washington 

Street began in tandem with streetscape 

improvements to further promote the 
community's Historic National Road 

heritage.  
 The Cumberland Pennsy Trail was scheduled 

to break ground in June 2010, along the 
abandoned Pennsylvania Railroad. It links to 

the Pennsy Trail in Indianapolis and 
Greenfield, and is also part of the National 

Road Heritage Trail.   
 The Town decided to do an Economic 

Development Area Plan in 2010 
 

The Town's transportation ties can continue to be 
a prompter for future development, with the 

launch of a new transportation era directed at 

bicycles and pedestrians, with the installation of 
the Pennsy Trail. 
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Project Area 

  

The project area is adjacent to the proposed 

Pennsy Trail corridor and runs from the trail 
area north along Carroll Road. The Carroll 

Road portion parallels both sides of the road 
from Warehouse Drive north to include the 

north sides of the intersection with E. 
Washington Street. The area along the 

Pennsy Trail Corridor is defined on the east 
by Carroll Road, on the south by the Pennsy 

Trail Corridor, on the west by private 
property near the intersection of Wayburn 

Street and on the North by Warehouse Road.  
The reuse study will look at the entire study 

area, including the integration of the 
proposed improvements for the Pennsy Trail.  
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The Town of Cumberland recently updated their 

comprehensive plan’s future land use map. This 
map shows the following uses: 

 

• Industrial use to the south 

• Commercial use to the east 

• Commercial use at US 40 and Carroll 
Road 

• Residential use north of Warehouse Road 
and west of Carroll Road 

 

Future Land Use Context 
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Existing Conditions 
The study area is a mixture of both undeveloped 

land and developed land, much of it suitable for 
redevelopment. Existing land uses are as follows: 

 

 West side of Carroll RD – single-family 
residential 

 East side of Carroll RD – undeveloped 
floodplain and commercial 

 South side of Warehouse – industrial 
 North side of Warehouse – single-family 

residential 
 North side of Washington – commercial 

(including vacant space) 

 

 
 

 

 
 

 
 

 
 

 

   

 

 

 
Existing Conditions 
Pennsy Trail Corridor 

Existing Pavilion  
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Existing Conditions  
Pennsy Trail Corridor 

 Remnant limestone bridge abutment at Carroll Road Crossing 

 View of open space at the trailhead park 
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Existing Conditions  
Carroll Road Corridor looking 

South 

 
 Showing narrow bridge underpass 

 

 

Existing Conditions  
Carroll Road Corridor looking East along 

trail route 
 

 View into Cumberland Creek floodplain 
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Existing Conditions  
Carroll Road Corridor, looking East  

 
 View across Cumberland Creek into development parcel 
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Existing Conditions  
Carroll Road Corridor, looking North 
 

 View showing lack of sidewalks on east side of Carroll and no curbs south of Saxon Street 
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Existing Conditions  
Carroll RD Corridor, looking West along Washington St. 
 

 Showing new sidewalks 
 

 

 
 

Looking North on Carroll to Washington 
 

 Showing stone creek bank and sidewalk 



Pennsy Trail and Carroll Road Corridor Reuse Plan 
 Cumberland, Indiana 

 

Page 15 

Existing Conditions  
Carroll RD Corridor, looking along Washington St. 
 

 Looking west and east along north side of road at Carroll Road intersection 
 Showing existing billboard and Dollar Store 
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Analysis 
The project area is divided into 
6 distinct sub-areas for the 

purposes of analysis and 
planning. These areas are: 

 
 Area 1 – Gateway Entry 

 
 Area 2 – Connecting 

Corridor 
 

 
 Area 3 – Trailhead 

Passive Use 
 

 Area 4 – Trailhead 
Activity Area 

 

 
 Area 5 – Floodplain Area 

 
 Area 6 – Development 

Area 
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Area 1 -- Gateway Entry 
Redevelopment and Image Enhancement 

 
Area 1 Objectives: 

• Create a sense of entry 

• Directional signage to trailhead 

• Incorporate quality construction materials 

• Require landscape easements for new development 

• Control vehicular access 
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 Area 1-Gateway Entry 

This area is the intersection of US 40 and 
Carroll Road.  There is an opportunity for 

redevelopment and physical enhancements 
to this area.  The following issues were 

identified: 

 Part of the area shown as a possible 
rear access road has recently been 

sold. 

 The property immediately east of 

Granby has recently been sold as a 
possible 4 lot commercial 

development. 

 There is an opportunity to connect this 
area from the possible rear access 

roadway to the residential 

neighborhood to the north with a 
possible bicycle or pedestrian pathway 

(no vehicular connection to the 
neighborhood). 

 The Town has explored the idea of a 

stoplight at this intersection with a 
short extension of Carroll Road to the 

north of US 40.  According to the 
signalization study, the Town would 

be required to purchase the Pizza King 
building to extend Carroll Road.   

There is an opportunity to trade the 
existing Pizza King property for a new 

location at the nearby corner of US 40 
and Granby.  The newly enacted 

redevelopment commission could 
facilitate such a land swap.  Another 

possibility is to use eminent domain, 
but the Town is hesitant to use this 

power. 

 There is an opportunity for a historic 

theme of the National Road for 
enhancements to the Carroll Road and 

Washington Street intersection.  
Cumberland Indiana is located at 

approximately the midpoint of the 
initial section of the National Road.  

Gateway signage or a milepost-type 
monument could include a notation of 

the mileage to Cumberland Maryland 
similar to historic limestone milepost 

markers along the National Road.  
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Area 2 -- Connecting Corridor 
Landscape and Image Enhancement 

 

Area 2 Objectives: 

 

• Incorporate landscape enhancements 

 

• Define and enhance vehicular entries 

 

• Construct sidewalk and trail connection 

 

• Enhance the residential edge 

 

• Promote quality redevelopment 

 

• Enhance the edge of the drainage ditch 
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Area 2-Connecting Corridor 

This area includes the Carroll Road corridor 
from US 40 to the Pennsy Trail Bridge over 

Carroll Road.  There is an opportunity to 
provide landscape enhancements and 

pedestrian amenities in this area.  The 
following issues were identified: 

 The developer of the property 

immediately east of Carroll Road wants 
to use the existing agricultural 

entrance with the new culvert over the 

existing ditch as the primary entrance 
to the property.  This entrance could 

be enhanced or moved to 
accommodate traffic entering this site.   

 A new sidewalk will be constructed 

along Carroll Road from the 
intersection with US 40 along the east 

side of the road south to its 
intersection with Saxon.  The 

construction of a sidewalk along the 

west side of Carroll from Warehouse 
Road to this intersection was 

mentioned with either a crossing at 
Saxon or continuing the walk north to 

US 40 on this side of the street.   

 The existing drainage ditch along 
Carroll Road carries water throughout 

the year.  There is an opportunity to 
vegetate its banks with native plants.   

 Local art should be included within the 
project area.  Include art as part of 

site development and enhancements 
in the project area.  Any public art 

needs to be such that it discourages 
graffiti and vandalism and encourages 

buy-in by the general public.  The use 
of murals is encouraged, such as the 

one near CVS in Cumberland, which 
can be used as an example of well 

maintained and accepted public art. 
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Area 3 -- Trailhead Passive Use 
Preserve Open Space and Views 

 
Area 3 Objectives: 

• Preserve and enhance views to Buck Creek floodplain 

• Define trail corridor and screen industrial use with native plants 

• Incorporate flexible outdoor venue associated with pavilion 

• Incorporate low impact site improvements for parking  
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Area 3- Trailhead Passive Area  

This area includes the Town-owned open 
grassy area at the southwest corner of the 

intersection of Warehouse Road and Carroll 
Road.  There is an opportunity to preserve 

public open space in this area, provide 
access to the Pennsy Trail and maintain a 

visual and physical connection to the Buck 
Creek floodplain across Carroll road.  The 

following issues were identified: 

 The noise from the air handling 

equipment at the Harland Sprague 
facility immediately to the south of 

the Pennsy Trail in this area could 
limit outdoor performances.  The 

possibility of a sound wall with 
landscape screening or other sound 

attenuation methods was discussed.  
The property owner should be 

approached about paying for the 
construction of the screening.   

  There is an opportunity to 
incorporate public art as part of the 

screening wall and landscaping. 

 The site will need grading and 
drainage work to be useable by the 

public as an outdoor gathering area. 

 Low-impact site development should 
be used as feasible.  This includes 

vegetated swales, rain gardens, 
pervious pavers, etc.  The site could 

be a public demonstration area for 
sustainable site improvements. 
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Area 4 -- Trailhead Activity Area 
Preserve/Restore Buildings 

 

Area 4 Objectives: 

 

• Restore and enhance 

pavilion 

 

• Possible National Road 

visitor center 

 

• Connect both buildings with 

plaza 

 

• Provide parking for visitor 

center 

 

• Possible farmers market 

 

• Provide bike parking 

 

• Include interpretive 

elements with 

transportation focus 
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Area 4- Trailhead Active Area 

This area is the Town-owned property 
between the Pennsy Tail and Warehouse 

Road that includes the existing open pavilion 
building and the metal arched roof building 

near the intersection of Warehouse Road and 
Starter Street.  There is an opportunity to 

preserve and restore the two buildings and 
provide associated site improvements, 

parking and a connection to the Pennsy Trail.  
The following issues were identified: 

 The National Road visitor center could 
be located, at least temporarily in the 

Quonset hut building.  

 The pavilion building should be 
restored as an open, multi-use 

structure.  The relocation of the 
existing farmers market to this 

building is recommended. 

 Signage that interprets the 

transportation history of the Pennsy 
corridor is recommended.  Interpretive 

elements, such as historic photos, 
incorporated into art pieces could be 

placed at key areas. 
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Area 5 -- Floodplain Area 
Preserve Open Space 

 

Area 5 Objectives: 

 

• Preserve open 

space for possible 

park 

 

• Preserve views into 

floodplain 

 

• Connect Pennsy 

Trail to future Buck 

Creek Trail 
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Area 5-Buck Creek Floodplain 

This area includes the floodplain of Buck 
Creek defined by Carroll Road, the Pennsy 

Trail and the west bank of the creek.  There 
is an opportunity to preserve the open 

spaces of the floodplain and open views into 
this area from the trailhead area and Carroll 

Road.  The following issues were identified: 

 There is a recent floodplain study 
that is almost complete that will 

redefine the floodplain limits in this 

area.   

 There is an opportunity to work with 
the developer of the property to 

preserve the floodplain that is 
undeveloped as a public park with a 

trail and outdoor classroom (nature 
study) for local schools. 
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Area 6 -- New Development Area 
Manage Access, Quality Development 

 

Area 6 Objectives: 

 

• Manage vehicular 

access 

 

• “Cumberland Style” 

architecture 

 

• Incorporate Buck 

Creek Trail 

 

• Preserve and 

enhance floodplain 

connection 

 

• Incorporate 

landscape 

improvements and 

easements 
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Area 6- Development Area 

This area includes the property at the 
southeast corner of US 40 and Carroll Road.  

There is an opportunity to manage vehicular 
access and require high quality development.  

The following issues were identified: 

 INDOT has acquired access easements 

along US 40 in this area.   

 There is an opportunity to build 
landscape enhancements along US 40 

within the road right-of-way in this 
area.  Federal funding might be 

available or the Town might be able to 
install and maintain these 

improvements with local funds and a 
maintenance agreement with INDOT. 

 Development in this area should 
include pedestrian access to the Buck 

Creek corridor.     
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Issues Summary 

Following is a summary of project issues 

identified during the following project 
meetings:  Staff Kickoff Meeting, Steering 

Committee Kickoff Meeting, Analysis Phase 
Steering Committee Meeting and Local 

Officials Stakeholder Interviews 

The issues are organized according to the six 
project sub areas identified in the summary 

analysis map, and were used to develop the 

conceptual plan for the project area. 

Steering Committee Meetings 
The steering committee met regularly with the 
consultants to review their work, as outlined in 

the project scope.  The steering committee met 

during four regularly scheduled Redevelopment 
Commission Meetings on the following dates: 

 
 April 27, 2010, Kick-off Meeting – 

Issue identification exercise and 
examples  

 June 22, 2010, Analysis Meeting – Site 

analysis summary map and thematic 
area descriptions 

 August 24, 2010, Concept Plan 
Meeting – Review of concept plan and 

public input 

 October 26, 2010, Draft Plan Meeting 

– Review of entire draft plan before 
adoption 

Focus Group 
Staff convened a focus group on July 1, 2010 to 

meet with the consultants about the project area. 
The group focused on their desire to retain 

Cumberland’s small town character. They desire 
to limit the size of commercial buildings.  A 

farmer’s market and a visitor’s center was desired  
near the Pennsy Trailhead, and encouraging 

commercial uses in the development area that are 
friendly to bicyclists and pedestrians were cited as 

keys to success. The group agreed that they 
would like to see more natural drainage methods 

used and that architecture should be human scale 
and include porches, outside eating areas, etc. 
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Area 1-Gateway Entry: This area is the 

intersection of US 40 and Carroll Road.   

 Re-design the intersection of US 40 

and Carroll Road to combine and close 
private commercial driveways onto US 

40. 

 Show the relocation of the pizza 
restaurant to the property 

immediately east of Granby; has 
recently been sold as a possible 4 lot 

commercial development. 

 Connect this area from the proposed 

rear access roadway to the residential 
neighborhood to the north with a 

bicycle or pedestrian pathway (no 
vehicular connection to the 

neighborhood). 

 Show a new stoplight at this 

intersection with a short extension of 
Carroll Road to the north of US 40.  

Need to review a copy of the signal 
study for the intersection.   

 Show removal of the existing billboard 

as part of Carroll Road extension. 

 Show a bike/pedestrian path from the 

end of the Carroll Road extension and 
the rear access road, north to the 

residential area. 

 Show urban cross section (curb and 

gutter) of US 40 in this area. 

 Show connecting rear access road at 
terminus of Carroll Road extension. 

 Illustrate historic national road theme 
in enhancements. 

 Use native plants along Cumberland 

Creek at SE quadrant of intersection. 

 Show pedestrian crossings at 

intersection of US 40 and Carroll 
Road. 

 Determine Carroll RD widening 

dimensions. 

 Show a new use and building at the 

SW quadrant to replace the existing 
liquor store. 

 Show landscape enhancements at the 

intersection and US 40. 
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Area 2-Connecting Corridor: This area 

includes the Carroll Road corridor from US 40 
to the Pennsy Trail Bridge over Carroll Road.   

 Make pedestrian and bike connection 
from Carroll RD sidewalk and Pennsy 

Trail. 

 Add sidewalk along both sides of 
Carroll Road. 

 Incorporate Mike Carroll interpretive 
element. 

 Incorporate sustainable design 

elements along Cumberland Creek. 

 Show Carroll Road widening and 

improvements. 

 Integrate Cumberland Creek into 
development as an amenity. 

 Look at new drives into private 
property along the west frontage and 

possibly move or close the existing 
improved agricultural entrance and 

culvert.   

 Propose a treatment of the existing 

stone walls at the Pennsy Trail 
crossing as part of any future Carroll 

Road widening. 

 Keep open views into floodplain from 

Carroll Road. 

 Maintain visual connection to Pennsy 
Trail crossing along the corridor. 

 Look at alternative vehicular entries 
into the development along the 

eastern edge of the corridor. 

 Look at public art for improvements. 

 Show redevelopment at the SW 

quadrant of US 40/Carroll Road 
intersection (in historic district). 

 Show recommended building heights 

along both sides of the corridor. 

 Recommend mixed uses along east 

side frontage of the corridor in suitable 
house conversions or new residential 

scale structures. 
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Area 3- Trailhead Passive Area: This area 

includes the Town-owned open grassy area 
at the southwest corner of the intersection or 

Warehouse Road and Carroll Road.   

 Reuse the pavilion as a multi-use, 

open-sided structure.  Look at farmers 
market use. 

 Provide flexible open-space for 

overflow parking in this area. 

 Provide interpretive elements/exhibits 

for the railroad history of the Pennsy 
corridor.  Use modern technology to 

promote interactivity with the exhibits 
where feasible.   

 Offer parking for trailhead & pavilion. 

 Look at the placement of public 
restrooms in the trailhead area. 

 Provide connection to the solar system 

interpretive area from the trailhead. 

 Address security in the proposed plan. 

 Look at phasing the improvements. 

 Promote trailhead as destination with 
bicycle accommodations. 

 Address the noise from the air 

handling equipment at industrial 
facility south of Trail.  Use landscaped 

sound wall or other methods.   

 Consider security gate for employees 

of industrial facility to access the Trail.   

 There is an opportunity to incorporate 
public art as part of the screening 

wall and landscaping. 

 Estimate roughly the grading and 

drainage work necessary to make the 
site useable by the public as an 

outdoor gathering area. 

 Show low-impact site development 
features, including vegetated swales, 

rain gardens, pervious pavers, etc.  
The site could be a public 

demonstration area for sustainable 

site improvements. 
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Area 4- Trailhead Active Area: This area 

is the Town-owned property between the 
Pennsy Tail and Warehouse Road that 

includes the existing open pavilion building 
and the metal arched roof building (Quonset 

hut) near the intersection of Warehouse 

Road and Starter Street.    

 Look at making the arched metal 
building a multi-use structure with 

artist space available for rent, along 
with exhibit space.  It could also act as 

a visitor center for the National Road.    

 Incorporate a historic rail car into the 

design of this area as an interpretive 
element. 

 Use pervious pavement as part of the 

parking in this area.  Look at breaking 
up the parking into smaller areas.  

Look at parallel parking along 
Warehouse Road.   

 Keep the trailhead at a pedestrian 

scale. 

 Look at a location for stargazing 

related to the solar system theme of 
the Pennsy Trail. 

 Provide electrical power for outdoor 

events in this area. 

 Provide pedestrian amenities such as 

restrooms, benches and drinking 
fountains in this area.   

 Restore the pavilion building as an 

open, multi-use structure.  The 
relocation of the existing farmers 

market to this building was 
recommended. 

 Provide signage that interprets the 
transportation history of the Pennsy 

corridor.  Look at the idea of 
incorporating art pieces into 

interpretive elements.  
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Area 5-Buck Creek Floodplain: This area 

includes the floodplain of Buck Creek defined 
by Carroll Road, the Pennsy Trail and the 

west bank of the creek.   

 Address floodplain limitations for 

development. 

 Show the preservation of the 
floodplain as public open space and a 

passive-use public park with a trail link 
to the Pennsy Trail and outdoor 

classroom (nature study) for local 

schools. 
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Area 6- Development Area: This area 

includes the property at the southeast corner 
of US 40 and Carroll Road, extending south 

along the Carroll Road corridor.   

 Enhancements to the US 40 and 

Carroll Road corridors need to create a 
consistent area design statement.   

 Illustrate landscape enhancements on 

US 40 in the road right-of-way.  
Federal funding might be available or 

the Town might be able to install and 

maintain with local funds and INDOT 
maintenance agreement. 

 Require pedestrian access to the Buck 

Creek corridor as part of new 
development.  Show possible location 

of access easement along Buck Creek 
from US 40 to Carroll Road for this. 

 Look at possible location of an 
entrance sign along US 40 in this area. 

 Utilize the “Cumberland Style” 

architecture illustrated in the National 
Road Overlay District for this area. 

 Offer pedestrian-oriented businesses in 
this area, with four-sided architecture. 

 Show placement of buildings close to 

street with minimal parking in front.   

 Provide unified street lights along US 

40 and Carroll Road.  Use the same 
fixture type being used for the US 40 

streetscape improvements.   

 Industrial uses should not be shown on 
any land use plan for this area. 

 Extend the grid of Saxon Street across 
Carroll Road into this area.   

 Incorporate low-impact site design for 

this area, such as rain gardens and 
vegetated swales, to limit negative 

impacts to water quality of Buck 
Creek. 
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Concept Plan Preview, Arts to Market Booth, August 21, 2010 

Public Input 
Because other projects had recently used focus 

groups, staff asked the consultants to consider 
another way of gathering public input.  Staff and 
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the consultant agreed to set up a booth at 

Cumberland’s popular “Arts go to Market” annual 
festival on Saturday, August 21, 2010.  At the 

booth, the consultants greeted over 200 people. 
The booth contained 3 display boards: a summary 
analysis, a description of project areas, including 

potential development examples, and a conceptual 
development plan.  

 
Visitors were asked to comment on the project, and 
the comments were attached to the boards for 

public view. This approach proved very successful, 
with town officials being so pleased with the results 

that they later asked other consultants on other 
town projects to use the booth method at their 
weekly Saturday Farmers Markets to gather input. 

The response from the public toward the Pennsy 
Trail and Carroll RD Corridor Reuse Plan was 

overwhelmingly positive, Comments from the 
public were as follows: 

 

 
Overall:  

 Want more bicycle accommodations 
 Promote pedestrian connections from town to 

site 

 Need more development like this on the East 
side – have to go to Irvington, etc. now  

 This would be really good for Cumberland area 
 We need development like this! 

 This prompts more interest in Historic Area 

 

Area 1: Gateway Entry 
 Commercial use might be more feasible at the 

southwest corner of Carroll and Washington 
 Likes the idea of townhouses  
 Likes pedestrian link to the north from extended 

Carroll to existing subdivision 
 Extending Saturn may cause problems with 

existing structures built in right-of-way – it may 
not have to go all the way through to provide 
access 

 
Area 2: Connecting Corridor 

 Concern about maintenance of drainage and the 
trash in the existing rip-rap – would naturalizing 
help? 

 Don’t want townhouses – that could mean 
rental property. Will sell home in area if 

townhouses happen. Want area to remain 
undeveloped or be a park. Pet dogs like to play 
along Carroll RD and they could no longer do 

that because of increased traffic  
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Area 3: Trailhead Passive Use 

 Would like a playground with a train theme at 
the trailhead park 

 Likes the idea of having local public art in the 
trailhead area  

 Concerned that trails aren’t safe 

 Excited that trail can prompt 
development/redevelopment of the area 

 What does passive mean? Explain that it means 
picnics and walking 

 Cumberland area master gardeners could help 

maintain the landscaped areas 
 

Area 4: Trailhead Activity Area 
 Need more parking for a Farmers Market at the 

trailhead park area 

 Add parallel parking along warehouse to 
accommodate Farmer’s Market 

 Likes the outdoor eating area 
 Likes the idea of a visitors center and a 

eating/performance area at the Farmers Market 

 
Area 5: Floodplain Area 

 More access from the trail to commercial area 
would be good – include Buck Creek Bridge on 
Pennsy Trail 

 Property owners might donate floodplain to 
town 

Area 6: Development Area 

 Like the idea of townhouses 
 Town needs more commercial use; it will help 

lower everyone’s taxes 
 Wants the pedestrian and bicycle connections 

from the Pennsy Trail to retail and restaurant 

area 
 Excited to get townhouses and restaurants in 

the town 
 Incorporate play areas into townhouse area 
 Want to see even more open space and 

parkland in the development 
 More restaurants and retail are a good idea for 

Cumberland 
 Likes the idea of keeping commercial 

development friendly to pedestrians and bikes 

 Good that this conceptual plan expands on the 
town’s transportation plan, including trails 

 Likes the idea of a water feature 
 Likes the smaller buildings in this area much 

more than typical big box development 

 This is a good idea – town needs to tell 
developers what they want, not make them 

guess 
 Restaurants and retail near the trail are good – 

capture trail user money 

 Concerned about drainage and high water table 

 
  



Pennsy Trail and Carroll Road Corridor Reuse Plan 
 Cumberland, Indiana 

 

Page 39 

 Design Themes 
The following design themes can act as guidelines for new development 

 in the project area.  
 

Area 1-Gateway Entry: Redevelopment and Image 

Enhancement 

 

 
 

 

New Town entry and 

directional signs provided 
by the Town of 
Cumberland 
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Design Themes 
Area 2-Connecting Corridor: Landscape and Image Enhancements  

 
 

 

 

 

 

 

 

 

Residential edge treatment 
Showing sidewalks, street trees and defined residential  

front yards 

Commercial edge treatment 
Showing landscape treatments and 
screening 
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Vegetated drainage along street 
Showing low impact, sustainable stormwater 

solutions 

Possible sidewalk enhancements  

along residential area 
Showing public art incorporated into site and  

Right-of-way improvements 

Design Themes 
Area 2-Connecting Corridor: 

Landscape and Image 

Enhancements  
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Design Themes 
Area 3-Trailhead: Preserve open space and views 

 

 
Native plants as screens 
Use wildflowers and native plantings to buffer adjacent uses and enhance the site 
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Design Themes 
Area 3-Trailhead: Preserve open space and views 

 

Decorative Noise Walls 
Incorporate public art into functional elements 

such as screening walls and site improvements 
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Design Themes 
Area 3-Trailhead: Preserve open space and views 

 

 

 

 

 

 

Outdoor venue associated 

with the pavilion 
Create useable outdoor space adjacent to 

pavilion for outdoor events and programs 
 

Low impact site development 
Use pervious pavement, infiltration basins 

and vegetated swales in parking area 
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Design Themes 
Area 4-Trailhead: Preserve/restore buildings 

 

 

 

 

 

 

 
 
 

 

Eating area associated with Farmers Market 
Create a place for outdoor seating and tables adjacent to the pavilion farmers market  
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Design Themes 
Area 4-Trailhead: Preserve/restore buildings 

 
 

 

 

Farmers market as part of the pavilion 
Restore the pavilion as a space suitable for the 

farmers market 
 

Trailhead with Historic Theme 
Incorporate elements as part of the 

trailhead area that interpret the historic 
character of the site 
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Design Themes 
Area 4-Trailhead: 

Preserve/restore buildings 
Ernie Pyle Visitors Center 
Dana, Indiana  

(just north of Terre Haute) 
 

Example of a visitors center using a metal 
quonset hut structure.  
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Design Themes 
Area 5-Floodplain: Preserve open space 
 

         

 

Provide open space preservation within 

the existing floodplain and create a park 
atmosphere with new plantings and 

park amenities. 
 

Preserve and enhance views into 

floodplain of Cumberland Creek and 
provide pedestrian access. 
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Design Themes 
Area 6-New Development: Manage access, quality development 

 
Landscape treatments and building placement 

  

Provide connecting vehicular and pedestrian 

access between development parcels 

Create Cumberland Style Architecture for all 

new development 
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Design Themes 
Area 6-New Development: Manage access, quality development 

 

Mixed Use Buildings 
Promote buildings that incorporate more than one use, such as commercial and office or residential uses. 
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Design Themes 
Area 6-New Development: Manage access, quality development 
 

 

 

Landscaping and Outdoor Space 

Provide landscape improvements that enhance the 

pedestrian environment in new development 

Create outdoor pedestrian oriented space 

integrated into new development that is suitable 
for events and programming 
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Design Themes 
Area 6-New Development: Manage access, quality development 

 

 
Townhouses 
Incorporate residential development as part of 

new mixed use neighborhoods 
 

Outdoor Activity 
Incorporate moveable seating and 

flexible outdoor spaces in new 
development 
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Conceptual Site Plan 
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Area 1--Gateway Entry 

 
 

 

Area 1 Objectives Fulfilled: 
• Creates a sense of entry 

• Directional signage to trailhead 

• Incorporates quality construction materials 
• Requires landscape easements for new development 

• Controls vehicular access 
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Area 1 includes two distinct areas, the land on the 

north side of Washington Street and the parcel at 
the southwest corner of Washington ST and 

Carroll RD.  The character of the commercial use 
on the north side of Washington Street is 

intended to be very different from the big-box 

commercial along the Indianapolis stretch of 
Washington Street. Carroll Road has been 

extended north across Washington Street, 
allowing rear vehicular access to the commercial 

buildings through an access easement. This 
enables individual driveways along Washington 

Street to be removed, and pulls buildings closer 
to the street, resulting in a more interesting 

experience for everyone and a safer journey for 
bicyclists and pedestrians.  This concept plan 

reflects a “new urbanist” character. 
 

Because the character of the area is so different, 
it helps create a sense of entry into the town. This 

entry corridor should require mandatory 

landscape easements that contain street trees, 
sidewalks and other streetscape elements to 

define the area.  The Town has new directional 
signage that will be used both as an entry sign to 

delineate the boundaries of the community and as 
a way to connect travelers with the activity at the 

trailhead.  The existing billboard should be 
removed, since it will not be in character with the 

new area. Architecture should be 4-sided and 
create a transition between properties in the 

historic conservation district and those in the 

Historic National Road Zoning Overlay District to 
create a cohesive design that respects the 

uniqueness of the corridor. The design standards 
in both should be respected and incorporated as 

applicable to create an appropriate transition with 

character similar to that of the historic 
conservation district, form based design sensitive 

to the site(s) and a modern flare consistent with 
the overlay standards.  It is important that the 

buildings are at a neighborhood commercial scale, 
2 stories maximum. Individual uses can be guided 

by the Town’s recently adopted Economic 
Development Area Plan. 

 
The parcel on the southwest corner of Carroll RD 

and Washington ST can be either a 
commercial/office use or a higher density 

residential use, such as townhouses. It would also 
be appropriate as a mixed use building, with 

commercial below and residential above. 

Architecture and scale would be the same as 
anticipated on the north side of Washington ST.   
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Area 2--Connecting Corridor 

   

Area 2 is essentially the east and west sides of 

Carroll Road, from Washington Street south to 
where the Pennsy Trail crosses.  Most of the 

corridor has a more rural feel to it.  The west 
side primarily contains single-family residential    

today. It is anticipated that eventually the west 
side might redevelop, possibly first as 

transitional commercial, multi-family or mixed 
use within existing structures.  

 
New development will occur on the east side of 

Carroll RD. and will be discussed as part of Area 
6.  Area 2 is more concerned with Carroll RD 

itself, that the uses on either side of it.  One of 
the biggest issue in this area is drainage.  

Neither the Town nor its residents are happy 

with the rip-rap drainage solution pushed by 
INDOT for the southeast quadrant of 

Washington and Carroll.  The community is 
very interested in trying a naturalized drainage 

area along Carroll’s east side, which could 
become a demonstration project.   

 
Since Carroll connects Washington ST with the 

trailhead, it is important that sidewalks be 
provided on both sides of Carroll RD. and that 

street trees be used to define the separation 
between the corridor and private property. 

 

Area 2 Objectives Fulfilled:  

• Incorporates landscape 
enhancements 

 
• Defines and enhances 

vehicular entries 
 

• Shows sidewalk and 
trail connection 

 
• Enhances the 

residential edge 
 

• Promotes quality 
redevelopment 

 

• Enhances the edge of 
the drainage ditch 
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Area 3—Trailhead Passive Uses 

  
Area 3 Objectives Fulfilled: 

• Preserves and enhances views to Buck Creek floodplain 
• Defines trail corridor and screens industry with native plants and wall 

• Incorporates flexible outdoor venue associated with pavilion 
• Provides low impact site improvements for parking  

Area 3 is intended to be a 

passive use area. It was left 
as a flexible venue that 

could accommodate outdoor 
seating associated with 

events at the pavilion.    On-
site parking is provided 

using low impact 
stormwater managements 

techniques.  The rest of the 
area is landscaped with 

native plants and includes 
an overlook area at the NE 

Quadrant of Warehouse and 
Carroll that overlooks the 

floodplain.  The intent is 

that naturalized drainage is 
also used where necessary.  

The trail corridor includes a 
landscaped screening wall 

adjacent to the industrial 
area on the south. The 

screening wall could be used 
as an art installation, with a 

community mural. 
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Area 4—Trailhead Activity Area 

 

Showing Farmers Market Plaza 
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Area 4—Trailhead Activity Area  

 
Area 4 Objectives Fulfilled: 

• Restores and enhances pavilion  
• Possible National Road visitor center in quonset hut building 

• Connects both buildings with plaza 
• Provides parking for visitor center 

• Provides bike parking 

• Transportation focused interpretive elements 
• Farmers market in pavilion 

Area 4 contains the two 

buildings now owned by the 
town, the roofed pavilion and 

the quonset hut.  The town 
has completed a structural 

study of the pavilion and 
report that it is structurally 

sound.  With some effort, the 
pavilion can become the 

permanent home of the 
Cumberland Farmers Market.  

Other programming for the 
pavilion could include family 

movies, entertainment and 
eating. A plaza area on both 

sides of the pavilion can 

accommodate bike parking, 
overflow uses, including 

seating walls and possibly 
tables. The plaza area on the 

west side connects the 
pavilion with the quonset hut. 

It is less clear if the Quonset 
hut should be preserved. 

Although it is a historic 
building, the suitability as a 

visitors center still needs to 
be determined. The site might 

be more usable if that 
building is removed and 

another structure put on the 

site.     
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Area 4—Trailhead Activity Area Alternatives 

 

Two alternative plans are provided for 

Area 4 as a means to explore the 
placement of additional parking and a 

small structure that may include a 
visitor center and/or public restrooms.  

Both alternatives will require the 
demolition of the Quonset hut building.   

The two alternatives are explained 
below. 

 
Alternative A:  Expanded Parking 

 
This alternative includes a new parking 

lot for 30 cars along with a connecting 
plaza to the pavilion.  Paved walks 

connect the parking area to the Pennsy 

Trail. 
 

Alternative B:  Visitor Center and 
Parking 

 
This Alternative includes a small 200 

square foot multi-use building that is 
designed in the Cumberland style.  A 

20 car parking lot is also provided with 
a paved plaza connecting the building 

to the parking and the pavilion.  
Walkways with benches facing the trail 
are provided.   
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Area 5--Floodplain 

 
 

Area 5 Objectives Fulfilled: 

• Preserves open space for 
possible public park 

• Preserves views into 
floodplain 

• Connects Pennsy Trail to 
future Buck Creek Trail 

 

Area 5 is the floodplain area for Buck Creek, which is 

connected to the ditch (also known as Cumberland Creek) 
along Carroll RD.  There has been a recent letter of map 

amendment (LOMA) for the flood maps that was not 
available at the time of this study, so the actual floodplain 

boundaries still need to be established.  The major goal for 
this area is to preserve the floodplain area in a natural 

state, so that it can be used for a public greenway park, 
preserving views. As development occurs in Area 6, the 

development should include a pedestrian bridge over Buck 
Creek, which would be an attractive amenity.  It is 

important to ensure that the Pennsy Trail connects with the 
planned Buck Creek Trail.     
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Area 6—Development Area 
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Area 6—Development Area 

  
 

Area 6 Objectives Fulfilled: 

• Manages vehicular access 
• “Cumberland Style” architecture 

• Incorporates Buck Creek Trail 
• Preserves and enhances floodplain 

connection 
• Incorporates landscape 

improvements and easements 
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Area 6 is the new development area. It is 

anticipated that this area will contain a mix of 
commercial and townhouse type residential uses.  

This commercial development is intended to be 
neighborhood scale, not “big box”. Drive-through 

businesses are discouraged.  Mixed use buildings, 

with commercial use on the first floor and 
residential or office use upstairs are encouraged.  

Buildings should be 1 – 2 stories in height and all 
of Area 6 should follow the style and design  

standards set forth in the Historic National Road 
Overlay District. Building should contain 4-sided 

architecture.  Outside dining, seating and 
gathering spaces are encouraged.  Because of the 

mix of uses, this property may need to be 
developed as a Planned Unit Development. 

  
The existing Historic National Road Overlay 

District’s “build-to” line is far enough back from 
the street to accommodate a double row of 

parking. These buildings are shown closer than 

allowed by that district because it would result in 
a better transition between the historic area and 

the overlay.  
 

Vehicular access to the site is only to be gained 

from Carroll RD, not from Washington Street.  
Saxon and Warehouse Streets could be extended 

across Carroll to provide access into the site and 
maintain the town’s traditional grid pattern, 

although it may not be practical to extend Saturn 

all the way.  This development is pictured as a 
New Urbanist type design that uses traffic calming 

features such as a traffic circle as a focus of the 
development to slow traffic. The design needs to 

be bicycle and pedestrian-friendly, including 
abundant bike parking, since there will be overlap 

with the trail users.  The floodplain area should be 
a major focus of the development, including the 

connections to Buck Creek Trail and also to 
Pennsy Trail.  Natural drainage methods should 

be utilized, as should native plants. Street trees 
can define the edges of the site and the edges of 

the roadways. Landscaping is crucial within 
parking areas.  Sidewalks and paths should be 

provided throughout the development.  

 
Stormwater management for the site should not 

be detention style drainage, but should instead 
include low-impact development such as rain 

gardens, vegetated swales and infiltration basins.  
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Implementation 
 
Conceptual Cost Estimate 
The following conceptual cost estimate provides a 
breakdown of probable costs for construction and 

land redevelopment for the elements illustrated in 
the concept plan graphic.  These estimates are 

level of magnitude costs and are not based on 
any detailed engineering plans.  The costs are 

broken down by the six character areas described 
in detail in the project report.  Notes that are 

descriptive of the costs for each area are 
provided. 

 
The redevelopment costs are in 2010 dollars, and 

include land purchase, demolition of existing 
structures and construction of new structures and 

site work.  Soft costs are included such as fees for 
engineering, right-of-way purchase, etc. 

 
 

Area 1-Gateway Entry       Total $7,500,000 

 
1. Redeveloped Site for Townhomes              $2,300,000 

 Land purchase 
 demolish existing building 

 construct new building and site work 
 

2. Carroll Street Extension        $700,000 
 Extend Carroll Street north of Washington St. 

 Provide sidewalks and landscape enhancements 
 Purchase right-of-way 

 Purchase existing billboard 
 Demolition/clearing 

 
3. Washington Street and Carroll Road Intersection    $300,000 
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 Add left turn lanes and pedestrian crossings 

 
4. Retail Site NE Corner Washington and Carroll    $3,000,000 

 Land purchase 
 Demolish existing buildings 

 New buildings and site work 

 
5. Retail site NE corner of Granby and Washington   $1,100,000 

 Land purchase 
 New Building and site work 

 
       

Area 2-Connecting Corridor      Total $1,300,000 
 

1. Streetscape Improvements       $1,300,000 
 New sidewalks and curbs both sides of street    

 Street trees (west side only)  
 New street lighting  
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Area 3-Trailhead Passive Area      Total $220,000 

 
1. Parking Lot          $130,000 

 Parking lot 
 Entry drive 

 Raingarden and landscape  

 Curb and sidewalk along Warehouse Drive 
 

2. Overlook Plaza         $15,000  
 Trail to overlook 

 Overlook plaza 
 

3. Site Work          $75,000 
 Site grading and drainage 

 Landscape improvements 
 

  
 

Area 4-Trailhead Active Area      Total $400,000 
 

1. Pavilion Restoration        $150,000 

 Estimated with limited information 
 

2. Pavilion Plaza-East Side        $150,000 
 Unit pavers 

 Stone Seatwalls and bollards 
 

3. Pavilion Plaza-West Side       $100,000 
 Special paving 

 Bollards 
 Parking 
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Area 4-Trailhead Active Area Alternative Plans 

 
1. Alternative A-Parking for 30 cars      $150,000   

 Demolition of Quonset hut structure      
 30 car parking lot 

 Landscape and Plaza 

 
2. Alternative B-Visitor Center/Restrooms     $300,000 

 Demolition of Quonset hut structure 
 Visitor center/restroom structure 

 20 car parking lot 
 Landscape and plaza 

 
Area 5-Floodplain Area       Total $225,000 

 
1. Site Improvements        $225,000 

 Trail 
 Shade trees 

 Bridge over Buck Creek 
 Connection to Pennsy Trail 

 

 
 

Area 6-Development Area 
 

This area is intended to be developed as a 
planned unit development by a private developer.  

All internal streets and amenities are to be paid 
for as part of the private development project.  
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Implementation Strategies 
 
Publicity and Visibility 

The community is very excited about the changes 
they see coming. To keep that support, it is 

important to continue to communicate and 
demonstrate the Town’s commitment to making 

this development and redevelopment happen.  
Posting the plan on the Town’s website is 

important, but even more important is for the 
community to see results. Early phasing 

strategies should include moving the Farmers 
Market to the pavilion and installing new 

wayfinding signs. 

 
Just as important as ensuring the community’s 

knowledge of the plan is informing other agencies 
of the plan. State government like INDOT, 

adjacent local governments and even other 
departments and commissions in Cumberland 

must be educated about and buy into the plan for 
the best chance of implementation. Key  town 

groups and individuals to present this study to 
include the plan commission, the town council, 

the parks advisory commission and the public 
works director.     

 

Timing and Phasing 

Local funding will become available over a period 
of years, so it is necessary to set priorities for 

implementation.  Realistically, the implementation 
timetable is influenced by many things, from the 

size of the Town and its resources to the health of 
the federal economy. Areas 1 through 5 depend 

at least in part on the Town’s actions, while Area 
6 is more developer driven. Still, there are things 

that the town can do proactively to encourage and 
expedite development in all the sub-areas: 

 The redevelopment commission can 

assemble parcels so that they are ready for 
development 

 The plan commission/town council can 
initiate rezoning on parcels so that they are 

ready for development 
 The town can make infrastructure 

improvements, including street, sidewalk 
and drainage improvements 

 The plan commission could develop a mixed 
use/New Urbanist type zoning district; 

without this district, such development 
would be accommodated with a PUD  
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Which phase should be developed first? While it is 

a bit of a “chicken and egg” situation, but since 
the trail construction is to be finished this fall 

(2010), at least part of the initial push should be 
in Areas 3 and 4. Plans should be made now so 

that the Farmers Market can be moved to the 

Pavilion next spring.  Also of major importance 
initially is installing directional signs pointing 

people from Washington Street to the trailhead.  
Improvements to Carroll Road, including drainage 

and preservation of the Buck Creek Floodplain 
should also begin soon.    

 
Funding 

The key to successfully implementing this plan is 
to use a combination of public resources and 

private development monies.  The Town can 
leverage its investments, particularly in 

infrastructure, in order to attract and direct 
private investment.  For example, people might 

be willing to donate unbuildable floodplain 

property to the Town along Buck Creek that can 
be turned into a permanent greenway.  Existing 

businesses adjacent to the trail might pay for a 

secure screening wall to separate their uses. Good 

communication is very important in gaining 
financial participation. Since the town’s citizens 

support this project so strongly, the town should 
also consider offering “for sale” things like trees, 

benches, etc. Many cities and towns now use this 

method to fund park-type improvements and 
Areas 3 and 4 particularly would be well-suited to 

this.   
 

In addition to these public-private partnerships, 
the town should also attempt to form “public-

public” partnerships with State and Federal 
agencies, and to also look for grant opportunities. 

Federal and State monies are especially available 
now for projects that demonstrate sustainability, 

like this one does.  
 

The Town should also consider designating the 
area as a tax increment financing district (TIF), so 

that tax monies can be concentrated on 

improvements in the area.  The Redevelopment 
Commission would lead the planning and 

establishment of a TIF District. 
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Action Plan 
Phase A – 1 to 2 years Responsibility 

Meet with INDOT and others to share plan Town Manager, Town Planner 

Restore pavilion and move Farmers Market Redevelopment Commission, Town Council 

Install directional signs Town Planner 

Establish TIF District Redevelopment Commission 

Review ED Area Plan for recruitment ideas Redevelopment Commission 

Amend zoning ordinance (mixed use standards)  Town Planner, Plan Commission 

Erect screen wall along trail adjacent to industrial Town Manager, Town Council 

 
Phase B – 3 to 5 years Responsibility 

Begin Carroll RD plans  Redevelopment Commission, Public Works 

Acquire or preserve Buck Creek floodplain Parks Advisory Council, Redevelopment Commission 

Finish improvements to Areas 3 and 4 (parking, 
plaza, etc.) 

Redevelopment Commission 

Assemble parcels for Gateway area and Carroll 

RD improvements 

Redevelopment Commission, Public Works Dept. 

Extend Carroll RD north across Washington ST Redevelopment Commission, Public Works Dept. 

Explore rezoning of project area Town Planner, Plan Commission, Town Council 

Install Streetscape in area 2 Redevelopment Commission, Public Works Dept. 

 
Phase C – 6 to 10 years Responsibility 

Establish Gateway Entry,  Redevelopment Commission, Plan Commission, Private 
Development 

Construct Carroll RD extension Redevelopment Commission, Public Works Dept. 

Assemble parcels for properties not part of 
Carroll RD or Gateway improvements  

Redevelopment Commission 
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One of the most important tools provided in the Comprehensive 
Plan is the Growth Management Plan.   The Growth Management 
Plan is used to determine annexation, utility extension, when and 
where growth should occur, and how to balance this with 
community preservation and enhancing quality of life.   

As Cumberland grows, intergovernmental cooperation will become 
increasingly important.  It is anticipated new development will occur 
within Hancock County.  While the Town plans to annex to the east, 
development may occur within the study area that is not contiguous 
to the town.  It is important that Cumberland and Hancock County 
have agreements in place to jointly plan this area to ensure 
development fits with the Town’s long term vision.  Redevelopment 
is most likely to occur in the Marion County portion of Cumberland.  
A shared vision is also important for this corridor.  Cumberland 
officials should approach Indianapolis about potential rezoning of 
parcels along the commercial corridor or an overlay that could 
reflect the overall vision.  These cooperated efforts will be essential 
in implementing sections of this plan. 

The growth management plan is set-up to discuss strategies for 
addressing potential growth issues facing the town.  This chapter 
will include an annexation policy, a set of guidelines for rezoning 
considerations, a policy on development, a discussion on walkable 
communities, a proposed strategy for implementation, and finally, 
discussion on impact fees. 

Annexation Policy 

The most important tool to control how the Town grows and 
develops is annexation.  Annexation of incorporated areas should 
be strategic and mindful of the impacts to Town services.  As 
annexation laws change periodically, this plan refers to the 
annexation statutes in place at this time. 
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There are three types of annexation:  super voluntary, voluntary, 
and involuntary.  Super voluntary annexations are those where 
100% of the property owners have agreed to be annexed.  This 
process is quick with a 45 day turn around.  The annexation would 
then become effective 30 days after the ordinance is recorded.  
Similarly, a voluntary annexation, 51% of owners and 75% of 
assessed value, with a minimum of 90 days turn around.  In this 
case the annexation does not become effective until 90 days after 
the ordinance is recorded.  Finally, involuntary annexations are all 
other annexations and these follow the same timeline as a 
voluntary annexation.  Appendix A contains the timelines for 
annexation. 

Cumberland cannot annex in Marion County due to the UniGov 
system.  Cumberland and Hancock County officials should agree 
on the Town’s annexation plans.  Further, the Town intends to 
annex the area studied in this Comprehensive Plan within the next 
20 years.  It is recommended the Cumberland officials work with 
Hancock County to establish an agreement allowing Cumberland to 
review and make recommendations to the County Plan 
Commission for development within this area.  It is also 
recommended that properties adjacent to Cumberland’s corporate 
boundaries and that will be required to annex into Cumberland to 
receive sanitary sewer be permitted to go through Cumberland’s 
approval process once an application for annexation has been filed.   

When considering annexation, the primary factor to consider 
whether or not to annex is whether it’s cost effective to provide 
services and other amenities to the expanding community to bring 
our vision to reality.  The benefit to the Town to annex lies in the 
increased tax revenue and more efficient provision of Town 
services.  The fiscal plan, required by law, details the costs to the 
Town to provide services over a period of time and the tax revenue 
the taxing bodies will see.  

Priority will be given to infill (sometimes called “islands” where town 
limits surround a tract(s) on all sizes) and parcels immediately 
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adjacent to the Town with the appropriate contiguity.  Second 
priority will be undeveloped parcels prime for development.  
Further, priority will also be given to parcels along the Historic 
National Road corridor and the I-70 corridor.  

Existing residential subdivisions tend to be cost prohibitive to 
annex.  Prior to considering annexation of a subdivision a thorough 
fiscal plan should be prepared by the Town’s financial consultant to 
ensure the Town can fiscally provide for the services required to 
provide within the timeframes required under state law if annexation 
occurs.   

An annexation policy was developed for the Town by Indiana 
University Students.  The completed policy is adopted as part of 
this plan and can be found in Appendix B. 

Open Space 

Open space can be used as a quality of life indicator.  It has also 
increasingly become a factor in selecting where to live and even 
where to locate a business.  Open space can be active or passive 
and comes in many forms.  Traditionally, one thinks of parks and 
trails as open space, but it can also include schools, golf courses, 
historic sites, wetlands, stream corridors, cultural sites, and other 
similar sites.  Open space can provide a transition between land 
use types and also provide a link between open spaces and homes 
or businesses.  Cumberland’s current open space network entails 
three (3) public parks and a new trail system.  While the system is 
still growing the goal is to have an intricate network of multi-modal 
trails and sidewalks connecting neighborhoods, parks, and other 
places.  Open space is also created through landscaping 
requirements, Buck Creek, and drainage ditches.   

Open space protection is not only important for its visual effects, 
but also the natural systems that remain within the open space.  
These natural systems aid in drainage and reductions of air and 
water pollutants.  Buck Creek should be designated as a greenway 
and efforts should be taken to preserve the natural systems of the 
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area and not just because of flooding issues.  Preservation can 
occur in several ways including but not limited to acquisition, 
dedicated easements, and transfer of development rights (TDR).  
Greenways can be used for recreation, utility easements, storm 
water management, or even enhancement of neighborhood 
aesthetic appeal.  

Buck Creek Road serves as a secondary arterial for Cumberland 
residents.  While the road carries a moderate amount of traffic, it 
follows the flow of Buck Creek.  There are scenic views along the 
road that should be preserved not just from road expansion but also 
development.  The character of the road because of its scenic 
views should be protected through careful study.   

Tree preservation is important in creating these linkages.  
Cumberland currently does not have an adequate tree preservation 
ordinance; therefore, an ordinance should be established including 
standards for mitigation.  Many communities have mitigation 
standards based on the size and species of trees that are to be cut 
down.  Additionally, some communities allow a monetary donation 
in lieu of replacing trees.  Cumberland’s ordinance should have a 
combination of both to adequately address situations.   

Utilities 

Cumberland currently owns two sanitary sewer systems and one 
water utility.  The Cumberland sanitary sewer system currently 
provides service to the study area, as shown in Exhibit 7-1.  In 
2010, the town purchased Gem Utilities, which includes a sewer 
and water system.  Currently neither provides service to the study 
area. 

In 2011, the Town signed an agreement with Western Hancock 
Utilities to trade area.  At the end of the five (5) year period if the 
Town’s infrastructure is to the I-70 and Mt. Comfort Road area, the 
Town will be given the area south of I-70 to include in its utility 
territory. 
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Exhibit 7-1  Sanitary Sewer Territory Map 

The Cumberland sanitary sewer system, which services the study 
area, has a capacity of 1.5 Million Gallons a Day (MGD) with an 
average influent flow of 0.79 MGD and an average effluent flow of 
0.74 MGD.  The peak flow is 4.0 MGD.  The system is designed for 
4,838 customers and currently has 1,750 users on the system.  In 
2010, only 48% of the capacity was used on average.  The system 
is designed so it can double with the addition of a tank to add to the 
Sequential Batch Reactor (SBR) process.  In 2001 the estimates for 
this construction were $1 million. 

The Gem sanitary sewer utility includes two package plants that 
have a 100,000 GPD capacity each.  The north plant is at 70% 
capacity and the south plant is at less than 20%.  In the future, the 
Sanitary Sewer Utility Board will have to look into how to integrate 
the two systems. 

The Gem water utility has a maximum capacity of 0.349 GPD.  The 
wells could support a population of 20,000 with the 100,000 gallon 
storage tank with a fire flow of 800 GPD for 2 hours.   
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Rezoning Land 

When considering a petition to rezone a parcel of land.  The 
following policy shall be put in place establishing criteria to be 
considered during a rezoning.   

 Responsible Growth:  It is imperative that growth occur in a 
thoughtful and guided manner.  Therefore, the priorities for 
rezoning land are: 

Priority 1:  Infill Development shall be the highest priority.  
Infill parcels are those parcels where water and sewer utility 
lines are on site.  Roads can adequately handle traffic 
created by proposed new development.  A road is 
considered to be “adequate” when it has a Level of Service 
(LOS) of C or above.  Roads are graded for level of service 
on a scale of A to F with an A being good and an F failing.  
Infill development should not have a negative impact on 
schools or public safety agencies. 

Priority 2:  This category is for parcels that are not 
considered infill, Priority 1, or are they Priority 3.  These 
parcels have utilities located across the street and the roads 
have a LOS of C or better.  These parcels shall not have a 
negative effect on schools or public safety agencies. 

Priority 3:  Parcels considered level 3 aren’t high priorities for 
development.  They are not a high priority because utilities 
will need to be extended to the area, roads cannot handle 
the traffic and there may be an impact to the schools and 
public safety. 

 Roads:  The impact new development can have on roads 
can be significant.  Traffic generated by new development 
should be studied prior to approval of zoning.  To this affect, 
the general policy shall be that all developments over 5 
acres shall be required to submit a detailed traffic study 
including anticipated traffic volume, peak volumes, level of 
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service of the roads and recommended improvements to 
ensure the roads can accommodate the traffic and maintain 
a Level of Service (LOS) of C or above.  For parcels less 
than 5 acres in size a traffic study is not required unless 
town staff determine it necessary to submit a full traffic study 
or other traffic related information. 

 Schools:  The school districts that serve Cumberland shall 
be invited to participate in development review that may 
impact their district to ensure cooperation and reduce the 
likelihood of negative impacts to the school districts. 

 Public service impacts:  This plan recommends a policy that 
the Town’s financial consultant, at the developer’s expense, 
complete a fiscal impact report for proposed new 
developments.  This report should analyze the fiscal impact 
to taxing districts based on the proposed development.  If 
the fiscal impact exceeds the benefits a rezone should not 
be pursued.   

Fast, or moderate, growing communities struggling to keep up 
with infrastructure needs can adopt impact fees.  Impact fees 
are established through a process set forth in Indiana Code.  
These one-time fees have to be justified by an update 
infrastructure improvement plan and the fees must be used to 
make improvements within the same area where the 
development is occurring.  The Town should investigate impact 
fees for parks and roads.   

Complete Streets Policy 

Connectivity and walkability are themes seen throughout this 
document.  One of the more effective ways to ensure these things 
happen during the life of this plan is to adopt a complete streets 
Policy.  Complete streets are streets that provide accommodations 
for all users.  This would include pedestrians, cyclists, bus users, 
and eventually even rail.  While there currently is not rail service to 
Cumberland, planning for the areas in Marion County that may 
receive this service in the long term, essentially the area along E. 

Complete Streets are 

streets that provide 

accommodations for all 

users. 
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Washington Street from German Church Road to the Meijer parking 
lot, should include transit oriented development (TOD) style.  TOD 
planning will look at the location of transit, all modes, and proposes 
compact development to put residents in close proximity of the 
transit stops/station(s).  This usually includes mixed-use type 
development, providing access to amenities, transportation, and 
other necessary services within walking distance.  

The importance of a complete streets policy is focused on safety for 
users of all ages.   The complete streets policy should include a 
vision and goals.  The policy should specify that the policy applies 
to all agencies and all roads, to new and retrofit projects, 
encourages street connectivity, details any exceptions, directs the 
latest and best design criteria, that solutions will complement the 
context, establishes performance standards, and includes specific 
next steps.   

During the 2011 legislative session, Indiana is considering a bill that 
would establish a state wide policy.  The policy would require 
INDOT to use context sensitive design in their road projects.  
Further, the Indianapolis Metropolitan Planning Organization (MPO) 
will be working on a regional policy in 2011.  As Cumberland 
develops its policy it should also look to these documents for 
guidance, assuming they are adopted. 

Economic Development 

As Cumberland grows, it is important to make sure growth occurs in 
a balanced manner.  The town needs good paying jobs, 
diversification from the existing retail and service businesses.  
While it’s important to have these types of jobs, as the future land 
use map in Chapter 5 shows, Cumberland envisions a diverse 
economy including offices, high tech, advanced manufacturing, and 
similar uses.   

During the development of the comprehensive plan, the steering 
committee discussed the possibility of medical related uses.  
Cumberland sits almost equidistant to Community East hospital, 
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Hancock Regional hospital, and Community North hospital.  While 
this is not specifically called out in the plan, it is recommended that 
further study be given to this idea.   

The emergence of new technologies seems to occur on almost a 
daily basis.  Technology based businesses need access to 
broadband or a fiber network.  These fiber networks, many times, 
are located along interstates, or major highways connection 
communities, along railroads, and other similar infrastructure.  
Cumberland should look at expanding its network to accommodate 
technology based businesses.  The town should also look at 
creating “hot spots” for wireless connections or perhaps even 
creating a community of hot spots making Cumberland a 
destination for technology.   

To be competitive in the marketplace and ready for economic 
development, Cumberland needs to establish policies on incentives 
it will offer, when they would be offered, for what, and other similar 
policy issues.  Additionally, an economic development strategy 
could be used to actively promote Cumberland to new businesses.  
The strategy should look at the marketplace, competitors, and 
identification of market opportunities.  Business retention programs 
should also be a priority.   



Implementation Plan

Phase I (1-5 years)
Implementation Task Responsible Party Timeframe Notes

Update Zoning Ordinance

Planner, Plan Commission, 

Town Council Year 2 Complete Update

Develop Tree Preservation 

Ordinance

Planner, Plan Commission, 

Town Council Year 1

Establish standards for trees to be preserved and provide 

replacement rate and/or fincial contribution (to tree fund) for 

mitigation.

Adopt a Complete Streets 

Policy

Planner, Town Manager, Public 

Works Director, Plan 

Commission, Town Council Year 1

Annexation to CR 700

Planner, Plan Commission, 

Town Council Years 1-5

Town Center Special Area 

Plan

Planner, Plan Commission, 

Redevelopment Commission, 

Town Council Year 5 Annexation of this area should happen first.

Joint Planning Area with 

Hancock County

Planner, Town Manager, Town 

Council Year 1

Work with Marion County to 

appropriately rezone or 

establish overlay for area from 

German Church to Town Hall

Planner, Town Manager, Town 

Council Year 2

Adopt a Mixed Use Zoning 

Ordinance

Planner, Plan Commission, 

Town Council Year 1

Study & potentially 

recommend Impact Fees Planner, Town Manager Year 3

Review and Update 

Connectivity Plan

Planner, Town Manager, Public 

Works Director, Plan 

Commission, Town Council Year 2



Update Landscape Plan and 

Open Space requirements

Planner, Plan Commission, 

Town Council Year 2

Buck Creek Road Corridor 

Study

Planner, Town Manager, Public 

Works Director, Plan 

Commission, Town Council Year 3

Adopt Complete Streets 

Policy

Planner, Town Manager, Public 

Works Director, Plan 

Commission, Town Council Year 1

Buck Creek Trail Town Manager

Develop Residential 

Architecture Standards

Planner, Plan Commission, 

Town Council Year 2

Façade program Redevelopment Commission Year 3 Possible grant or loan

Update Standard 

Specifications 

Planner, Plan Commission, 

Town Council Year 1 for sidewalks, roads, etc.

Develop Public Art Program Year 3

Review and Update 

Comprehensive Plan Plan Commission Annually

Develop and Adopt Economic 

Development Policies Town Council Year 1

This should include niche areas, tax abatement, and other 

incentives.

Adopt a Main Street Program

Town Council, business 

community Year 3

The organization may begin within the Town and grow into its 

own 501(c)3.  The program should be based on the National Main 

Street Pragrams four point approach.

Phase II (6-10 years)

Implementation Task Responsible Party Timeframe Notes

Economic Development 

Strategy Town Manager Year 6

Develop a Healthy 

Community Policy and 

Strategy

Planner, Town Manager, Town 

Council Year7



I-70 Corridor Plan

Planner, Plan Commission, 

Town Council Year 6

Annexation to CR 600

Planner, Plan Commission, 

Town Council Year 6-10

Establish Charter School in 

Cumberland Year 10

Become a Tree City USA Parks Advisory Council Year 8

Investigate Heritage Tourism 

as a niche for Cumberland Year 6

Establish energy audit 

program Planner Year 7 This may include incentives for retrofits. 

Develop Safe Routes to School 

Program

Town Manager, Public Works 

Director Year 7

Review & update 

Comprehensive Plan Plan Commission Annaully Major amendments may be needed in Year 6.

Phase III (10+ 

years)
Implementation Task Responsible Party Timeframe Notes

Annexation 

Planner, Plan Commission, 

Town Council

Update Comprehensive Plan Plan Commission Annually A new comprehensive plan may be necessary in year 10.


