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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.   
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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 


