
Greenfield
Comprehensive
plan

a Traditional american City



i

Greenfield Comprehensive Plan - 2006
a Traditional american City

Table of Contents

Chapter One: Introduction

	 	 1-1	 Introduction

	 	 1-1	 Purpose	of 	the	Plan

	 	 1-2	 Statement	of 	Compliance	with	State	Law

	 	 1-3	 Plan	Process

Chapter Two: Major Themes and Principles

	 	 2-1	 Planning	Principles

	 	 2-3	 Traditional	American	City

	 	 2-4	 Greenfield:	The	Model	for	a	Traditional	American	City

Chapter Three: Goals, Policies, and Action Steps

	 	 3-1	 Introduction

	 	 3-1	 High	Quality	of 	Life

Chapter Four: Community Development Plan

	 	 4-1	 Section	Title

	 	 4-2	 Section	Title

Chapter Five: Implementation

	 	 5-1	 Section	Title

	 	 5-2	 Section	Title

Appendix A: Existing Conditions

	 	 A-1	 Section	Title

	 	 A-2	 Section	Title

Appendix B: Greenfield Downtown Plan

	 	 B-1	 Section	Title

	 	 B-2	 Section	Title

Appendix C: Greenfield Thoroughfare Plan

	 	 C-1	 Section	Title



ii

Contents

	 	 C-2	 Section	Title

Appendix D: Greenfield Parks Plan

	 	 D-1	 Section	Title

	 	 D-2	 Section	Title

Appendix E: Greenfield Annexation Strategy

	 	 E-1	 Section	Title

	 	 E-2	 Section	Title





ChapTer 1:  
inTroduCTion

a Traditional american City



1-1

Greenfield Comprehensive Plan - 2006
a Traditional american City

Introduction
The	City	 of 	Greenfield	 is	 in	 a	 unique	 position	with	 its	 location	 on	 I-70	 and	 40	
minute	 drive	 from	 Indianapolis,	 Indiana.	 	 Over	 the	 past	 ten	 years	 Greenfield’s	
growth	has	steadily	increased.		As	Indianapolis’	development	continues	to	approach	
Greenfield,	 the	need	for	an	updated	planning	direction	became	more	apparent	 to	
the	leadership	of 	Greenfield.		

The	Greenfield	Comprehensive	Plan	is	a	guidance	document	that	will	help	to	direct	
future	growth	and	development	 in	the	City	of 	Greenfield.	 	The	Plan	outlines	the	
vision	 and	 concepts	 for	 the	Greenfield	 Planning	Area,	 through	 clearly	 expressed	
goals,	objectives	and	policies	that	were	directly	articulated	by	the	steering	committee	
and	public.		The	Plan	establishes	the	community’s	long	term,	twenty	year	vision	for	
growth	and	development.		It	is	not	zoning	or	any	other	regulatory	document.		It	is	
a	legislative	policy	document;	an	official	statement	of 	policy	for	decision	making	by	
the	Plan	Commission	and	City	Council	in	deciding	private	development	projections	
and	 in	 determining	City	 expenditures	 for	 transportation,	 infrastructure,	 drainage,	
and	recreation	and	parks.

The	Greenfield	Planning	Area	consists	of 	the	area	between	200	West	and	500	East,	
and	500	North	and	300	South,	and	includes	the	incorporated	City	of 	Greenfield.		

Purpose of the Plan
In	an	effort	to	plan	for	the	location	of 	growth	and	the	impact	of 	that	growth	on	
transportation,	utility,	fire	and	police	services,	parks	and	recreation	and	the	estab-
lished	character	of 	the	City,	the	City	of 	Greenfield	has	undertaken	this	update	of 	
the	1997	Comprehensive	Plan.		This	planning	effort	is	a	direct	result	of 	the	increase	
in	suburbanization	of 	 the	City	of 	Greenfield	due	to	the	approval	of 	a	significant	
number	of 	housing	developments.		These	developments	are	greatly	impacting	City	
services	and	requiring	that	the	City	update	its	utility	master	plan	and	transportation	
plan,	while	providing	for	more	regional	commercial	areas,	expanding	and	diversify-
ing	 employment	 areas	 and	 solidifying	 park	 and	 trail	 connections	within	 this	 new	
development	and	the	City	as	a	whole.		This	update	will	make	it	possible	for	the	City	
of 	Greenfield	to	manage	the	quality,	quantity	and	location	of 	its	future	growth	and	
development.	 	Only	with	 the	completion	of 	 the	Comprehensive	Plan	update	 can	
Greenfield	ensure	 that	 future	growth	will	provide	a	higher	standard	of 	quality	of 	
life	for	all	the	citizens	in	the	community.

The	 development	 potential	 presented	 in	 Chapter	 Two,	 Existing	 Conditions	 	 has	
been	coordinated	with	the	Future	Community	Development	Plan	Map.		The	Future	
Community	Development	Plan	Map	evaluates	the	potential	future	land	use	options	
in	the	context	of 	future	needs	 in	the	Greenfield	area	and	 identifies	general	 trans-
portation	and	park	and	trail	infrastructure	improvements	necessary	to	support	those	
land	use	changes.		The	development	of 	the	Future	Community	Development	Plan	
Map	should	position	Greenfield	effectively	to	plan	for	its	future	needs	and	provide	
guidance	 to	 various	 public	 planning	 and	 private	 development	 activities	 underway	
now	and	in	the	future.

The	first	step	in	the	development	of 	the	Future	Community	Development	Plan	was	
to	 explore	 the	City	 and	 its	planning	 area	with	 a	 thorough	 inventory	 and	 analysis.		
Inventories	and	mapping	were	utilized	to	help	determine	all	possible	opportunities	
and	constraints	for	development.		The	findings	of 	the	existing	conditions	have	been	
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utilized	as	a	basis	for	the	development	of 	the	Community	Development	Plan.		One	
draft	plan	was	created	and	refined	with	a	strong	consideration	for	community	and	
infrastructure	 needs.	 	 This	 Comprehensive	 Plan	 documents	 the	 planning	 process	
and	provides	an	in-depth	look	at	the	Future	Community	Development	Plan	Map.

		

Statement of Compliance    
with State Law
While	 the	 comprehensive	 planning	 process	 is	 an	 activity	 primarily	 undertaken	by	
local	government,	 the	State	of 	Indiana	has	established	specified	standards	for	the	
purpose	 and	 content	 of 	 the	Comprehensive	Plan	 in	 state	 legislature	 that	 enables	
local	units	of 	government	to	undertake	planning.		Communities	may	adopt	compre-
hensives	plans	“for	the	promotion	of 	public	health,	safety	and	morals,	convenience,	
order,	 or	 the	 general	welfare	 and	 for	 the	 sake	 of 	 efficiency	 and	 economy	 in	 the	
process	of 	development”	(I.C.	36-7-4-501).

Indiana	Code	36-7-4-500	series	sets	forth	the	standards	for	developing	and	evaluat-
ing	a	comprehensive	plan.		Required	elements	of 	a	comprehensive	plan	include	(I.C.	
36-7-4-502):

	 	 •	 A	statement	of 	objectives	for	the	future	development	of 	the		
	 	 	 jurisdiction;

	 	 •	 A	statement	of 	policy	for	the	land	use	development	of 	the		
	 	 	 jurisdiction;	and

	 	 •	 A	statement	of 	policy	for	the	development	of 	public	ways,		
	 	 	 public	spaces,	public	lands,	public	structures,	and	public	utilities.

	 	 •	 The	vision	statement	and	goals	and	objectives,	meet	the		 	
	 	 	 criteria	of 	establishing	objectives	for	the	future	development	of 		
	 	 	 the	City	of 	Greenfield.		Chapter	xx,	Implementation,	establishes		
	 	 	 policies	for	land	use	within	the	City’s	jurisdiction.		

	 	 •	 Specific	capital	improvement	plans	are	not	set	forth	in	this		
	 	 	 plan	as	the	Greenfield	Advisory	Plan	Commission	does	not		
	 	 	 have	discretion	over	capital	budgets.

Plan Process
When	planning	future	development	for	the	City,	a	specific	set	of 	goals	and	objec-
tives	allows	for	a	clear	determination	of 	the	vision	of 	the	community.		The	compre-
hensive	planning	process	consisted	of 	five	tasks:

	 	 •	 Initiation

	 	 •	 Inventory	of 	Existing	Conditions

	 	 •	 Community	Development	Plan	Development

	 	 •	 Refinement	of 	Plan

	 	 •	 	Adoption
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Planning Principles
Land	use	planning,	even	at	the	local	level,	can	have	serious	implications	on	the	fiscal	
health	of 	both	City	and	County	governments	and	 their	 ability	 to	provide	utilities	
and	other	social	services	to	their	citizens.		Over	the	years,	various	growth	manage-
ment	studies	have	shown	that	scattered	patterns	of 	low-density	development	(a.k.a.	
sprawl)	often	results	in	an	inefficient	delivery	of 	capital	(i.e.	roads	and	utilities)	and	
non-capital	 (i.e.	 fire	 and	 police	 protection)	 services	 resulting	 in	 higher	 costs	 for	
delivering	said	public	services,	and	thus	creating	inequitable	patterns	of 	costing	out	
infrastructure.

More	compact	development	patterns	also	have	benefits	for	residents.		These	ben-
efits	often	include:		lower	transportation	costs;	faster	response	times	for	emergency	
services	(policy,	fire	and	medical);	and	greater	convenience	with	respect	to	shopping	
and	employment	areas.		These	conclusions	are	intuitive	–	having	a	population	spread	
out	over	a	larger	area	results	in	more	roadways,	pipes	and	vehicle	miles	traveled,	then	
does	having	that	same	population	within	a	smaller	area.

In	developing	a	comprehensive	plan,	there	are	three	areas	in	which	growth	can	be	
managed.		The	comprehensive	plan	can	define	the	quantity	of 	growth	by	determin-
ing	the	amount	the	City	should	plan	for.		The	Plan	can	define	the	quality	of 	growth	
by	indicating	specific	growth	standards.		Lastly,	the	Plan	can	define	the	location	of 	
growth	which	focuses	on	where	in	the	City	certain	growth	will	occur.		

On	June	14,	2005,	the	Steering	Committee	was	asked	to	define	Greenfield’s	growth	
philosophy.		The	philosophy	was	broken	down	into	four	areas	including	quantity	of 	
growth,	quality	of 	growth	and	location	of 	growth	and	implementation	of 	growth.		

The	steering	committee	would	like	to	encourage	higher	quantities	of 	growth;	how-
ever,	they	would	like	for	that	growth	to	be	manageable	so	that	it	is	of 	the	appropri-
ate	quality	and	in	the	appropriate	location.		With	respect	to	the	quantity	of 	housing,	
the	 Steering	 Committee	 felt	 that	 housing	 types	 should	 be	moderately	 controlled	
so	 that	one	 type	does	not	dominate	 the	 landscape.	 	The	 steering	 committee	 also	
believes	that	all	types	should	be	available	to	all	residents	in	Greenfield	to	allow	for	a	
growing	and	multi-generational	population.

Regarding	 the	 quality	 of 	 growth,	 the	 steering	 committee	 rated	 the	 current	 City	
landscape	standards	below	par.		Corridor	development	should	be	held	to	a	higher	
standard	including	standards	for	lighting	and	architecture,	and	the	use	of 	a	consis-
tent	 theme.	 	Architectural	 standards	 should	be	 enhanced	 for	both	 residential	 and	
non-residential	uses.		Finally,	the	historic	district	should	be	preserved	as	a	key	part	
of 	the	downtown.

A	strong	adherence	to	principles	of 	location	based	on	planned	growth	types	rather	
than	on	market	forces	is	desired	for	managing	the	location	of 	growth	in	Greenfield.		
Additionally	the	plan	should	be	structured	to	indicate	a	desired	targeted	location	of 	
growth.

These	philosophies	can	be	summarized	into	3	concepts:

	 	 1.		Managed	Quantity	of 	Growth;	

	 	 2.		High	Quality	of 	Growth;	and

	 	 3.		Planned	Locations	of 	Growth.
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Over	the	past	40	years,	growth	from	the	Indianapolis	area	has	expanded	out	from	the	
City’s	core	into	the	metro	region.		In	1960,	the	growth	of 	Indianapolis	was	contained	
in	Marion	County.		By	1980,	growth	has	expanded	into	the	suburbs	of 	Indianapolis	
into	Hamilton	County	and	Johnson	County.		By	the	early	2000’s,	growth	had	begun	
to	suburbanize	into	the	remaining	surrounding	counties.		Why	is	this	important	to	
Greenfield?	While	Indianapolis’	growth	has	yet	to	reach	the	Greenfield	City	limits,	
the	metro	area	continues	to	develop	and	over	the	next	several	decades,	Greenfield	
will	find	itself 	in	close	physical	proximity	to	the	City	of 	Indianapolis.

In	 specifically	 reviewing	 the	 land	 use	 growth	 for	 the	 City	 of 	 Greenfield,	 most	
growth	has	been	consistent	with	the	City’s	current	Comprehensive	Plan;	however,	as	
demonstrated	in	Figure	xx,	there	has	been	some	growth	that	has	not	been	consistent	
with	the	1997	Future	Land	Use	Plan.		This	figure	also	indicates	some	of 	the	subur-
banization	that	has	also	begun	to	occur	outside	the	Greenfield	city	limits.

Over	the	last	ten	years,	Greenfield	has	become	a	targeted	area	for	suburban	growth.		
So	much	 so	 that	Greenfield’s	 corporate	boundary	has	grown	 significantly	 in	 land	
area	-	from	approximately	3,500	acres	in	1997	to	approximately	6,500	acres	in	early	
2005.

Future	growth	projections	continue	to	remain	strong	as	Greenfield	is	quickly	becom-
ing	a	hot-spot	for	suburban	development.	 	It	has	been	projected	that,	 in	the	next	
20	years,	Greenfield’s	total	population	will	almost	double.		Therefore,	another	2,740	
acres	of 	residential	units	is	needed	to	support	this	growth.		This	additional	acreage	
accounts	 for	 approved	 residential	 subdivisions	which	may	 not	 have	 even	 broken	
ground	yet.		Using	the	same	population	projection,	another	530	acres	is	needed	for	
commercial	 uses	 and	 a	projected	600	 to	700	 acres	of 	 industrial	 land	uses	will	 be	
needed	as	well.		However,	after	reviewing	desired	trends	for	the	community	against	
the	current	and	projected	growth	trends,	 there	are	 inconsistencies	with	respect	 to	
how	the	City	has	developed	out	in	the	last	ten	to	fifteen	years.

The	current	growth	trends	in	Greenfield	show	growth	continuing	to	move	further	
and	further	away	from	the	City’s	core.	Development	patterns	have	shifted	away	from	
the	traditional	organization	of 	Greenfield’s	neighborhood	grid	towards	a	series	of 	
disconnected	and	isolated	cul-de-sac	developments.		Strip	development	has	contin-
ued	to	consume	the	City’s	major	gates	of 	State	Road	9	and	US	40	and	this	“strip-
ping”	of 	the	land	is	decentralizing	the	Downtown	core.		Most	importantly,	the	most	
recent	 developments	 are	 of 	 the	 “anywhere”	 type	 development,	 such	 as	 the	 CVS	
pharmacy	and	Home	Depot,	that	says	nothing	about	the	heritage	and	community	
values	that	Greenfield	is	known	for.

If 	 these	 types	 of 	 trends	 continue,	 Greenfield’s	 unique	 identity	 and	 small-town	
charm	will	be	diminished	as	 its	newest	developments	transform	the	City	 into	 just	
another	suburban	Indianapolis	community.		

The	City	of 	Greenfield	has	a	choice.		The	leadership	of 	the	community	understands	
that	 the	current	trends	 in	Greenfield	do	not	support	 the	City’s	articulated	growth	
directions.		The	City’s	leadership	has	committed	to	using	the	specific	growth	policies	
of 	this	document	as	the	most	effective	means	to	preserve	Greenfield’s	high	quality	
of 	life;	to	preserve	Greenfield	as	a	Traditional	American	City.		
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A Traditional American City
From	the	18th	Century	to	the	Mid	20th	Century,	the	city	was	the	focus	of 	a	region’s	
economic	and	social	 life	where	people	came	together	to	produce	and	trade	goods	
and	services,	to	meet,	and	to	exchange	information	and	ideas.		The	downtown	was	a	
civic	and	cultural	center	and	a	symbol	of 	community	identity.		Neighborhoods	were	
safe	and	enlivening	places	where	people	met	and	gathered	with	neighbors,	children	
played	 in	 local	parks,	 and	walked	 to	 and	 from	places	 throughout	 the	 community.		
These	were	everyday	events.

Why	is	Greenfield	special?		Greenfield	still	has	all	of 	these	qualities	today.		Greenfield	
is	very	fortunate	in	that	it	 is	able	to	continue	to	capitalize	and	build	upon	its	past	
development	patterns.		Planners	and	builders	in	the	Indianapolis	area	have	begun	to	
recognize	the	value	in	traditional	town	and	neighborhood	planning	models,	so	much	
so	that	they	are	beginning	to	recreate	what	is	already	inherent	in	the	Greenfield	com-
munity,	in	other	central	Indiana	communities;	places	where	it	never	existed	or	where	
it	has	been	destroyed.	 	Communities	that	are	trying	to	establish	the	character	and	
planning	principles	of 	the	City	of 	Greenfield	include:		

	 	 •	 The	Village	of 	West	Clay	(est.	2000);	

	 	 •	 Clay	Terrace	(est.	2005);	

	 	 •	 Noblesville	Hamlets	at	Stoney	Creek	Plan	for	Wayne	Township		
	 	 	 (est.	2005);	

	 	 •	 Anson	-	A	planned	mixed	use	development	along	I-65	between		
	 	 	 Zionsville	&	Lebanon	(est.	2005);	

	 	 •	 Seventy	West	-	A	planned	mixed-use	tourist	destination	at	I-70		
	 	 	 near	the	airport	(est.	2005);	and

	 	 •	 Carmel

Similarly,	Avon,	Fishers	and	Greenwood	are	in	the	process	of 	trying	to	build	a	Town	
Center/Downtown.

Many	of 	 these	 communities	 are	 embarking	on	 the	modern-day	 revival	 of 	 a	 19th	
century	village	capitalizing	on	a	traditional	small	town	life	where	neighbors	visited	
with	one	another	from	their	front	porches,	where	there	was	architectural	variety	in	
each	building,	where	building	facades	were	set	closer	to	the	street,	with	tree-lined	
streetscapes,	street	furniture,	village	greens	and	water	features.		While	other	subur-
ban	communities	of 	Indianapolis	are	busy	duplicating	and/or	replicating	the	past,	
Greenfield	needs	only	to	build	upon	its	past.		This	gives	the	City	of 	Greenfield	high-
ly	competitive	edge	over	other	suburban	communities	of 	Indianapolis.		Therefore,	
it	is	recommended	that	the	City	create	policies	to:	preserve,	protect	and	rediscover	
its	past.

Greenfield’s	rich	heritage	provides	a	place	where	people	continue	to	gather,	conduct	
business,	shop,	live.		Its	traditional	urban	characteristics	and	small-town	charm,	still	
intact	after	all	these	years,	are	what	makes	Greenfield	so	special.
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Greenfield: The Model for a 
Traditional American City
When	examining	Greenfield’s	past	development	trends,	there	is	a	distinct	model	that	
can	be	identified.		Development	trends	unique	to	the	City	of 	Greenfield	include:

	 	 •	 A	strong	organizing	City	structure;

	 	 •	 A	viable	historic	downtown	core;

	 	 •	 Traditional	neighborhoods;	and

	 	 •	 Greens,	commons	and	community	facilities.		

The	majority	of 	the	City’s	streets	were	developed	in	a	traditional	grid	pattern.	The	
City’s	grid	street	pattern	has	created	a	well-defined	spatial	structure,	meaning	that	
the	blocks	are	walkable	and	that	the	block	lengths	promote	both	pedestrian	circula-
tion	and	access.		There	are	tremendous	sidewalk	and	pedestrian	connections	so	that	
adults	 and	children	can	get	 to	 and	 from	 their	homes	and	 the	various	 community	
amenities	 such	 as	 area	 schools,	 parks,	 library	 and/or	 the	 downtown	 by	 walking	
and/or	riding	their	bikes.		An	additional	part	of 	the	organizational	structure	is	the	
amount	of 	regional	employers	in	Hancock	Memorial	Hospital,	Eli	Lilly	and	Indiana	
Precision	Technology.		Employers	and	residents	alike	have	ready	access	to	the	cen-
tral	 Indiana	region	via	I-70.	 	 Interstate	70	serves	as	a	man-made	boundary	which	
contains	the	community’s	growth	and	further	defines	the	City’s	northern	edge.

Another	 strong	 element	 to	 the	 traditional	 model	 which	 is	 a	 tremendous	 asset	 to	
Greenfield	is	its	historic	downtown	core.		In	2004,	the	City	created	and	adopted	an	
updated	Downtown	Plan	which	focused	on	the	core	of 	downtown	and	some	of 	its	
outlying	 areas;	 further	protecting	 its	 identity.	 	What	 is	 notable	 about	Greenfield’s	
downtown	 is	 that,	as	 the	county	seat,	 the	City’s	downtown	 is	awarded	the	oppor-
tunity	 to	 serve	as	 a	 strong,	 recognizable	civic	presence	with	 the	 location	of 	both	
City	and	County	government	buildings.		The	courthouse	stands	as	the	centerpiece	
to	the	entire	downtown.		It	is	the	hub	of 	activities,	including	a	variety	of 	uses	and	
festivals	that	occur	in	the	courthouse	square.		The	downtown	contains	a	diversity	of 	
uses	 including	a	sporting	goods	store,	multiple	offices	which	support	 the	govern-
ment	functions,	a	bank,	a	theater	and	various	other	small,	locally	owned	retail	shops.		
Because	of 	its	location	along	US	40,	which	is	otherwise	referred	to	as	the	Historic	
National	Road,	the	downtown	is	seen	as	part	of 	the	center	of 	commerce.		Antique	
store	travelers	often	stop	in	Greenfield.		

The	City	has	been	proactive	with	the	maintenance	of 	its	historic	buildings	from	the	
business	buildings	located	in	downtown	to	some	of 	the	historic	homes	on	the	out-
skirts	of 	downtown.		This	rich	history	provides	character	and	architectural	harmony	
to	the	area.		The	City	has	invested	in	a	historic	board	to	maintain	its	character	and	
history.

In	reviewing	the	traditional	layout	of 	the	community,	the	neighborhoods	have	a	mix	
of 	housing	options	with	apartments,	duplexes	and	single	family	residences.		In	addi-
tion,	 there	 is	an	architectural	style	 that	 is	distinctive	 in	each	neighborhood;	 this	 is	
due	in	part	to	the	grid	street	pattern	described	earlier.		Each	neighborhood	has	side-
walks	and	some	trail	connections,	connecting	them	to	nearby	community	facilities	
and	commercial	establishments.		Several	of 	these	main	corridors	and	sidewalks	have	
tree-lined	streets	which	provide	neighborhood	character	and	a	 friendly	pedestrian	
environment.	 	The	 sidewalks	and	 the	grid	 street	 system	also	provide	connections	
between	each	of 	 the	 individual	neighborhoods.	 	These	connective	paths	promote	
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continuity	in	traveling	and	safe	passage	for	children	and	adults	to	get	through	out	
the	community	whether	walking,	jogging,	biking	or	rollerblading.

The	 final	 component	 that	 has	 makes	 the	 City	 of 	 Greenfield	 a	 model	 for	 the	
Traditional	 American	 City	 is	 their	 location	 of 	 greens,	 commons	 and	 community	
facilities.	 	The	City	has	purposely	decentralized	 some	of 	 it	 government	 and	civic	
facilities	to	reach	out	into	the	City.		This	decentralization	of 	governmental	and	civic	
uses	and	facilities	has	led	to	the	formation	of 	community	nodes.		These	community	
nodes	are	themselves	centrally	 located	within	area	neighborhoods.	 	Each	commu-
nity	node	contains	a	community,	including	but	not	limited	to:	schools,	fire	stations,	
churches,	parks	and	hospitals.		The	location	of 	these	community	facilities	provides	
for	a	central	“focal”	point	and	general	orientation.	 	These	civic	nodes	are	geared	
to	meet	the	needs	of 	the	citizenry	and	provide	easy	access	to	civic	and	community	
facilities.
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Introduction
The	City’s	past	development	efforts	have	been	guided	by	the	City’s	Comprehensive	
Plan,	Zoning	Ordinance,	Plan	Commission	and	City	Council.		As	growth	continues	
to	 head	 toward	Greenfield	 and	 as	 the	 City	 itself 	 continues	 to	 develop,	 new	 and	
revised	goals	and	objectives	need	to	be	established	to	continue	to	protect	Greenfield’s	
traditional	community	and	preserve	the	City’s	character	so	that	is	doesn’t	look	and	
become	like	every	other	Indianapolis	suburban	community.		

The	following	goals,	policies	and	action	steps	have	been	created	for	the	purpose	of 	
protecting	and	preserving	the	City	of 	Greenfield’s	unique	character.		Some	of 	the	
following	goals	are	new,	while	others	are	goals	that	were	established	during	previous	
comprehensive	planning	efforts.		Regardless,	each	goal	has	been	developed	and/or	
revised	for	the	purpose	of 	making	the	City	of 	Greenfield’s	vision	a	reality.

High Quality of Life
The	City	of 	Greenfield	has	strived	to	make	itself 	different	from	other	Indianapolis	
suburban	communities	by	ensuring	that	all	of 	the	City’s	services	(i.e.	public	sewer	
and	water	 to	police	and	fire	protection	and	parks	and	administrative	facilities)	are	
provided	to	the	its	residents	at	a	level	that	is	not	able	to	be	compromised	regard-
less	of 	the	future	growth	of 	the	community.		In	addition	to	the	city’s	services,	the	
community’s	school	system	has	consistently	provided	quality	education	to	residents	
which	is	in	large	part	why	future	residents	and	businesses	are	attracted	to	the	com-
munity.	 	As	 a	 result,	Greenfield’s	workforce	 has	 become	 plentiful,	 and	 the	City’s	
overall	quality	of 	life	is	increasing.

The	City	of 	Greenfield	strives	to	continue	this	high	quality	of 	life	for	its	residents	
and	further	separate	itself 	from	other	suburban	communities.		Therefore,	one	goal	
of 	this	plan	is	to	provide	steps	to	keep	the	level	of 	services	in	line	with	the	growth	
to	ensure	that	the	quality	of 	life	continues	to	remain	high.

Goal 1:   Preserve Greenfield’s high quality of life, in 
view of expected growth pressures from the City 
of Indianapolis.  

Policy 1:  Remain Consistent with both this Plan and the 
Future Community Development Plan Map

	 When	 members	 of 	 the	 City	 Council,	 Plan	 Commission	 or	 the	
City’s	staff 	review	proposed	developments,	they	shall	ensure		
that	 the	proposed	development	 is	 consistent	with	both	 the	 type	
and	nature	of 	development	desired	by	the	community	as	it	is	de-
picted	throughout	this	plan,	and	the	Future	Community	Develop-
ment	Plan	Map.	

Policy 2: Limit the Amount of Growth to the North of the 
City 

	 Keeping	with	the	compact	nature	of 	the	City,	growth	to	the	north	
should	be	limited	until	the	center	core	has	fully	developed	and	the	
extension	of 	utilities	is	logical.		The	City	may	do	this	by	designat-
ing	the	areas	north	of 	the	City	as	agricultural	areas	which	will	re-
serve	the	areas	north	of 	the	city	until	the	City	is	able	to		grow	into	
it.
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Policy 3:  Ensure that Community Facilities are accessible 
to every resident.

	 The	City	of 	Greenfield	has	taken	steps	in	the	past	to	locate	com-
munity,	 or	 civic,	 facilities	 throughout	 its	 community	 in	 order	 to	
provide	 every	 resident	 with	 access	 to	 a	 higher	 quality	 of 	 life.		
Therefore,	community	nodes	should	be	located	within	every	1,000	
dwelling	units	to	continue	to	promote	strong	neighborhoods	and	
maintain	 access	 to	 community	 services.	 Community	 nodes	 may	
consist	of 	 such	uses	 as	public	parks,	 schools,	 churches,	 and	fire	
stations.	

Policy 4:  Coordination with Other Jurisdictions
	 The	City	is	unable	to	manage	the	land	outside	its	jurisdiction	or	the	

transportation	improvements	to	major	state	or	US	thoroughfares.		
Therefore,	the	City	should	coordinate	with	the	County	and	other	
state	and/or	regional	agencies	to	ensure	continuity	and	consistency	
of 	overall	development	activities.

Policy 5: Development Should Pay its Own Way
	 The	 City	 has	 managed	 to	 remain	 relativity	 compact.	 	 There	 are	

several	areas	within	the	City	that	have	existing	services,	upgraded	
roads,	 utilities	 and	 enough	 land	 to	 accommodate	 infill	 develop-
ment.	 	These	existing	areas	provide	an	opportunity	 for	develop-
ment	 to	minimize	 its	own	costs.	 	 If 	development	 should	be	ap-
proved	 to	 build	 outside	 the	 15	 and	 30	 year	 growth	 boundaries	
before	the	central	core	has	had	the	opportunity	to	build	out,	the	
new	development	must	pay	for	its	own	infrastructure,	public	facili-
ties	and	service	costs	rather	than	rely	on	the	City	to	provide	said	
services.

Recommended Action Steps
Action 1:   Annexation Strategy
	 In	an	effort	to	continue	to	manage	its	growth,	it	is	recommended	

that	the	City	adopt	an	annexation	strategy	to	direct	the	extension	
of 	future	boundaries,	 including	the	type	of 	growth	desirable	for	
the	City.

Action 2:  Zoning of Annexed Areas
	 It	is	recommended	that	the	City	create	regulations	to	be	included	

in	 the	 City’s	 zoning	 ordinance.	 	 Such	 regulations	 should	 dictate	
how	areas	outside	 the	City	 limits	should	be	zoned	following	an-
nexation	into	the	City.		This	action	step	should	be	consistent	with	
the	efforts	of 	Action	1.	above.

Action 3: Infrastructure Extension
	 Infrastructure	extension	is	an	important	tool	in	managing	the	loca-

tion	of 	growth	and	ensuring	that	it	is	planned	for	in	the	City’s	long	
term	budget.		It	is	therefore	recommended	that	the	City	undergo	
a	capital	improvements	process	to	create	a	Capital	Improvements	
Plan,	 including	a	process	 for	updating	 the	plan	 to	ensure	 that	 it	
remains	current.
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Action 4 : Amendments to the Future Community Devel-
opment Plan Map

	 The	Future	Community	Development	Plan	Map	is	a	guide	for	how,	
where	 and	 when	 growth	 should	 occur.	 Any	 deviation	 from	 this	
map	is	an	 indication	that	both	this	Comprehensive	Plan	and	the	
Map	should	be	amended	to	ensure	that	the	development	plan	ap-
proval	process	remains	consistent.		Therefore,	it	is	recommended	
that	the	City	periodically	review	the	Future	Community	Develop-
ment	Plan	Map	for	its	applicability	to	the		types	 of 	 developments	
that	are	being	approved.

Action 5: Seek Transportation Funding
	 The	City	has	limited	resources	and	not	all	of 	the	actions	of 	this	

plan	will	be	able	to	be	implemented	at	once.		Therefore,	it	is	rec-
ommended	that	the	City	seek	Transportation	Enhancement	Funds	
for	 the	proposed	gateway	and	corridor	 improvements,	especially	
for	improvements	such	as	landscaping,	lighting,	signage	and	street	
furniture.		

Action 6: Increase Code Enforcement
	 It	 is	 recommended	 that	 the	 City	 update	 the	 code	 enforcement	

provisions	of 	its	zoning	ordinance	and	provide	adequate	staff,	re-
sources	and	support	for	code	enforcement	throughout	the	com-
munity.

High Quality of Development
One	of 	the	key	concerns	voiced	from	the	residents	and	members	of 	the	steering	
committee	was	that	the	quality	of 	future	developments	needs	to	be	managed.	 	In	
the	past,	the	City	has	taken	some	actions	(i.e.	design	standards)	to	require	that	pro-
posed	developments	be	of 	a	higher	quality;	however,	as	growth	continues	toward	
Greenfield,	additional	steps	are	needed	to	maintain	the	character	of 	the	City	so	that	
it	doesn’t	look	like	every	other	Indianapolis	suburb.		The	following	goal	was	estab-
lished	to	promote	a	higher	quality	of 	development	in	the	City	of 	Greenfield.		

Goal 2:   Encourage a higher quality of development for 
the City of Greenfield

Policy 1:   Aesthetically Compatible New Development
	 In	order	to	increase	the	quality	of 	future	developments,	proposed	

developments	should	be	required	to	comply	with	relatively	higher	
design	standards.		The	City	should	use	both	design	guidelines	and	
regulations	 for	new	development	and	 redevelopment	projects	 to	
create	a	completely	functional	and	visually	integrated	City	for	the	
purposes	of 	maintaining	and	promoting	its	traditional	character.

Policy 2: Adherence to Design Guidelines and Standards
	 Once	design	standards	have	been	identified	the	City	will	need	to	

commit	to	using	and	enforcing	them.		The	City	should	require	new	
residential,	commercial	and	industrial	development,	including	infill	
development,	to	adhere	to	the	newly	developed	design	guidelines	
and	provide	a	level	of 	enforcement	to	maintain	the	quality	of 	de-
velopment	in	and	around	the	City	of 	Greenfield.
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Policy 3: Enhancement of Corridors
	 The	City’s	major	corridors	contribute	to	the	image	of 	the	City	and	

thus	set	the	tone	for	development.		The	City	should	improve	the	
character	and	appearance	of 	its	corridors	and	gateways	through	
streetscaping	 and	 landscaping	 improvements.	 Streetscaping	 im-
provements	and	enhancements	should	be	designed	for	SR	9,	US	
40	and	70.	 	Such	streetscaping	and	landscaping	design	standards	
should	be	implemented	by	both	public	and	private	development.

Policy 4: Limit the Visual Impact of Parking
	 The	City	should	minimize	the	impact	of 	parking	along	SR	9,	I-70,	

US	40	and	in	the	Downtown.		Methods	for	minimizing	the	impact	
of 	 parking	 include	 shared	 parking,	 perimeter	 and	 interior	 land-
scaping,	pedestrian	paths	and	placement	of 	lots	behind	buildings,	
where	possible.

Policy 5: Residential Conversions
	 Part	of 	 the	 traditional	 development	 character	of 	 the	City	 is	 the	

residential	dwellings	that	have,	over	time,	been	converted	to	local	
business	uses.		This	trend	is	seen	primarily	along	SR	9.	The	City	
should	support,	and	create	regulations	for,	residential	conversion	
to	service	based	businesses	only	along	SR	9	from	US	40	to	East	
Park	Avenue.	 	The	 areas	 located	north	 of 	East	Park	Avenue	 to	
Mackenzie	Road	however	should	remain	as	primarily	residential.

Policy 6: Connectivity
	 The	 traditional	 development	 pattern	 of 	 the	 community	 has	 re-

sulted	in	the	utilization	of 	a	traditional	grid	street	pattern,	in	some	
cases	a	modified	street	grid	pattern.		This	has	provided	access	and	
connectivity	 between	 neighborhoods	 and	 the	 downtown.	 	 The	
City	 should	 require	 “connectedness”	 as	 a	design	 theme	 for	new	
subdivisions	by	requiring	them	to	continue	the	established	street	
layout,	and	thus	the	character	of 	Greenfield’s	neighborhoods.

Policy 7: Traditional Community Design
	 The	City	has	taken	great	care	to	define	its	traditional	community	

development	pattern	and	ensure	that	 it	 is	unique	from	other	In-
dianapolis	Communities.	 	Therefore,	 the	City	 should	discourage	
design	 and	 development	 patterns	 that	 result	 in	 segregated	 land	
uses,	“leap	frog”	development,	large	subdivisions	and	any	lack	of 	
pedestrian	accessibility	and	connectedness.

Policy 8: Coordination with Hancock County
	 Some	of 	Greenfield’s	growth	will	inevitable	be	outside	the	political	

jurisdiction	of 	 its	growth	boundary.	 	Therefore,	 the	City	 should	
communicate	with	Hancock	County	 regarding	 its	 future	 growth	
plans	in	an	effort	to	provide	the	desired	development	pattern	for	
the	City.

Recommended Action Steps
Action 1: Develop Corridor Plan
	 It	is	recommended	that	the	City	develop	corridor	plans	that	identi-

fy	specific	land	use,	enhancements	and	traffic	access	management	
for	SR	9	and	US	40.		These	corridor	plans	should	create	a	cohesive	
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image	and	appearance	of 	the	existing	commercial	areas	with	par-
ticular	emphasis	on	 land	use,	building	 location,	building	facades,	
lighting,	signage	and	landscaping.		The	corridor	plans	should	also	
address	redevelopment	and	infill		development	to	mitigate	what	is	
now	the	missing	teeth	along	SR	9.

Action 2: Create a Zoning Overlay District
	 It	 is	 recommended	 that	 the	City	 create	 an	overlay	district	 for	 I-

70	 to	 promote	 the	 image	 of 	Greenfield	 by	managing	 the	 types	
of 	uses	along	the	I-70	corridor,	limiting	the	height,	managing	the	
placement	of 	parking	and	loading	docks	and	encouraging	a	higher	
quality	design	from	uses	located	adjacent	to	I-70	through	the	im-
plementation	of 	design	recommendations.

Action 3: Update the City’s Landscape Ordinance
	 It	is	recommended	that	the	City	update	and	adopt	a	landscape	or-

dinance	that	enhances	the	beautification	of 	the	City	by	addressing	
plantings,	design	features,	maintenance	and	upkeep.

Action 4: Update the City’s Architectural Standards
	 It	 is	 recommended	 that	 the	 City	 review	 its	 current	 architectural	

standards	and	develop	and	adopt	new	architectural	standards	that	
enhance	 the	character	of 	 the	City	and	 those	which	promote	 the	
design	principles	of 	this	Comprehensive	Plan.	

Action 5: Develop Gateway Design
	 It	is	recommended	that	the	City	develop	a	gateway	design	for	major	

and	minor	gateways	as	identified	on	the	Future	Community	Devel-
opment	Plan	Map.		Design	plans	should	address	types	of 	signage	
including	wayfinding,	 street	 lighting	 and	 landscaping	 in	order	 to	
promote	the	City’s	identity	and	desired	image.		It	should	be	noted	
that	each	of 	the	community’s	gateways	will	need	to	be	coordinated	
with	the	Indiana	Department	of 	Transportation	(INDOT).

Action 6: Implement the Design Standards in the Down-
town Plan

	 The	 Downtown	 Plan	 has	 a	 set	 of 	 recommendations	 for	 design	
standards	 for	 the	downtown.	 	 It	 is	 therefore	 recommended	 that	
the	 City	 review	 the	 design	 standards	 of 	 the	 Downtown	 Plan	 to	
determine	which	standards	are	able	to	be	implemented	on	a	com-
munity–wide	basis.		It	is	further	recommended	that	the	applicable	
design	standards	be	incorporated	as	either	design	guidelines	in	the	
form	of 	a	manual	or	as	design	standards	in	the	City’s	Zoning	Or-
dinance.

Action 7: Update Parking Standards
	 In	 the	 past	 zoning	 ordinances	 contained	 parking	 standards	 that	

provided	too	much	parking	for	commercial	areas.		It	is	therefore	
recommended	that	the	City	update	its	parking	standards	in	order	
to	 minimize	 the	 amount	 of 	 asphalt	 along	 SR	 9	 while	 including	
provisions	for	shared	parking	along	commercial	corridors	and	in	
the	Downtown.

Action 8: Update Zoning to Include Conversion Stan-
dards

	 In	order	to	allow	and	promote	residential	conversions	along	SR	9,	
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it	is	recommended	that	the	City	write	guidelines	into	its	zoning	or-
dinance	that	allow	this	type	of 	conversion.		Such	guidelines	should	
also	aim	to	protect	the	existing	neighborhoods	from	being	eroded	
by	the	conversions.

Action 9: Update Subdivisions Control regarding Street 
Design Principles

	 It	 is	 recommended	 that	 the	design	principles	of 	 the	 subdivision	
control	ordinance	be	updated	to	promote	and	encourage	grid	or	
modified	grid	streets	to	promote	the	Traditional	City	design.	Ad-
ditionally,	the	subdivision	standards	should	require	sidewalks	and	
pathways	to	connect	subdivisions	to	the	pathway,	trail	and	green-
way	system.	

Action 10: Intergovernmental Agreement with Hancock 
County

	 It	is	recommended	that	the	City	create	an	intergovernmental	agree-
ment	with	Hancock	County	to	review	development	plans	that	are	
a)	within	1	mile	of 	the	City	of 	Greenfield’s	jurisdictional	bound-
aries,	and	b)	within	the	City	of 	Greenfield’s	15	or	30	year	growth	
boundaries	as	they	are	shown	on	the	Future	Community	Develop-
ment	Plan	Map.

	

Traditional Development Principles
Since	its	founding,	the	City	of 	Greenfield	has	continued	to	maintain	its	traditional	
development	pattern	even	under	the	pressures	of 	new	growth.		As	the	growth	pres-
sures	from	the	City	of 	Indianapolis	continue	to	move	toward	Greenfield,	the	City	
needs	to	establish	concrete	traditional	development	principals.	 	The	City	needs	to	
keep	its	existing	core	development	strong	and	encourage	infill	development	to	fill	
in	under	utilized	and/or	vacant	land.		The	following	goal	and	development	policies	
are	established	to	maintain	the	City’s	core	and	preserve	the	development	character	
of 	the	City	of 	Greenfield.

Goal 3:   Preserve the existing community core and ex-
pand those traditional development principles 
into new development

Policy 1: Compact Development
	 The	core	of 	the	City’s	development	has	remained	compact	in	na-

ture.		Some	new	development	has	begun	to	spread	out	from	this	
core	 on	 the	 west	 side	 of 	 the	 City.	 	 The	 City	 should	 encourage	
new	development	to	remain	close	to	its	existing	core	and	remain	
compact	by	limiting	the	extension	of 	services	and	discouraging	an-
nexation	that	isn’t	consistent	with	the	City’s	annexation	strategy.

Policy 2: Promote Infill Development and Redevelop-
ment

	 There	are	several	areas	within	the	City’s	core,	and	the	City’s	15-year	
growth	 boundary,	which	 are	 underutilized	 or	 vacant.	Therefore,	
the	City	should	encourage	infill	development	and	redevelopment	
of 	underutilized	parcels,	especially	along	SR	9,	until	all	areas	of 	its	
core	and	15-year	growth	boundary	are	built	out.
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Policy 3: Limit Utility Extension
	 The	City	should	manage	the	location	of 	growth	by	limiting	its	ex-

tension	of 	water	and	sewer	services	to	areas	within	its	core	and/or	
15-year	growth	boundary,	 and	 further	discouraging	utility	exten-
sion	beyond	its	15-year	growth	boundary.

Policy 4: Provide Incentives
	 The	City	should	provide	incentives	such	as	density	bonuses,	paving	

of 	trails,	fast	track	development	opportunities	and	by	promoting	
the	presence	of 	existing	utilities	at	specific	sites	to	encourage	de-
velopers	to	build	out	the	15-year	growth	boundary.

Recommended Action Steps
Action 1: Implementation of Growth Boundary
	 The	 Future	 Community	Development	 Plan	Map	 identifies	 a	 15	

and	 30-year	 growth	 boundary	 to	 help	 encourage	 infill	 and	 rein-
vestment	 at	 the	 core	where	 existing	 services	 already	 exist.	 	 It	 is	
recommended	that	the	City	avoid	approving	development	outside	
the	15	and	30-year	growth	boundaries	until	the	majority	of 	parcels	
within	the	15-year	growth	boundary	have	been	built	out.		It	is	fur-
ther	recommended	that	the	City	promote	redevelopment	options	
within	 the	 15-year	 growth	 boundary.	 	 In	 the	 even	 that	 the	City	
feels	it	necessary	to	entertain	the	possibility	of 	approving	a	devel-
opment	that	 is	being	proposed	outside	the	15	or	30-year	growth	
boundaries,	it	is	recommended	that	the	City	review	the	location	of 	
that	extension	 in	 the	context	of 	adjacency	development	and	 the	
City	 incorporated	 limits	 to	weigh	 the	cost	and	benefits	of 	 those	
actions.

Action 2: Review of the Growth Boundary
	 In	order	to	keep	up	with	the	development	of 	the	growth	boundary	

and	to	monitor	activities,	it	is	recommended	that	City	staff 	review	
the	15-year	growth	boundary	every	3	to	5	years	to	determine	if 	the	
City’s	growth	objectives	are	consistent	with	each	of 	the	boundar-
ies.

Action 3: Update Zoning and Subdivision Regulations 
with Incentives

	 It	 is	 recommended	 that	 the	City	 update	 its	 zoning	 and	 subdivi-
sion	 regulations	 to	 include	 incentives,	 such	 as	 density	 bonuses,	
decreased	setbacks,	narrower	roads,	and	increased	height,	to	pro-
mote	infill	and	redevelopment	of 	vacant	or	underutilized	proper-
ties	within	the	15-year	growth	boundary.

Action 4: Update Zoning and Subdivision Regulations 
with an Adequate Facilities Ordinance

	 It	 is	recommended	that	the	City	include	provisions	in	each	ordi-
nance	for	adequate	infrastructure	facilities	to	be	included	with	the	
construction	of 	 each	new	development,	 and	 that	 they	be	put	 in	
place	either	by	the	City	or	the	property	owners.		
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Industrial Economic Development

The	City	has	created	its	own	scale	of 	economy	and	provided	jobs	for	some	of 	its	
residents.	 	 Industrial	development	 is	a	key	component	 to	diversifying	 the	City	of 	
Greenfield’s	tax	base,	which	has	most	recently	consisted	of 	residential	taxes	resulting	
from	the	most	recent	residential	development	activities.		This	will	further	provide	
for	 necessary	 improvements	 within	 the	 City	 to	 accommodate	 for	 the	 anticipated	
increase	in	residential	development.		Interstate	70	provides	ready	access	to	available	
land	and	thus	provides	an	opportunity	for	the	City	to	expand	its	industrial	park,	fur-
ther	increasing	the	number	of 	industrial	uses	within	the	community.		However,	the	
City	should	ensure	that	new	development	along	this	corridor	fits	with	its	image	and	
provides	the	desired	job	base.		The	goal	and	polices	focus	on	the	type	of 	growth	
that	should	occur	and	how	it	should	be	fostered.

Goal 4:   Encourage diverse industrial and office uses in 
the City to provide employment opportunities 
and diversify the City’s tax base.

Policy 1:   The City should work with Hancock County 
Economic Development Corporation to market 
the image of the City of Greenfield and selec-
tively recruit businesses to the Greenfield area.

Policy 2: The City should continue to review and reassess 
incentives, such as Tax Increment Financing 
(TIF) and tax abatement, to ensure that the City 
is advancing its economic development objec-
tives and to encourage high quality office and 
industrial uses along I-70, and in Commerce 
Park and the Campus Research Center.

Policy 3: The City should seek employment growth by 
providing enough office and industrial areas to 
promote the retention and expansion of existing 
Greenfield employers.

Recommended Action Steps
Action 1: Create a Campus Research Center
	 It	is	recommended	that	the	City	create	a	campus	research	center	

south	of 	US	40	and	west	of 	South	County	Road	100	East	 that	
focuses	predominately	on	research	and	bio-industries.

Action 2: Expand Commerce Park
	 It	 is	 recommended	 that	 the	 City	 expand	 on	 the	 industrial	 base	

north	of 	I-70	to	create	more	light	industrial	and	office	areas	within	
the	Commerce	Park	business	park	and	take	full	advantage	of 	the	
existing	infrastructure	and	high	visibility	from	I-70.
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Action 3: Provide infrastructure
	 Certain	industrial	sites	in	the	area	known	as	Commerce	Park	may	

not	be	feasible	locations	for	new	employers	without	first	providing	
any	number	of 	incentives.		It	is	therefore	recommended	that	the	
City	remove	one	of 	the	costs	by	providing	infrastructure,	wheth-
er	it	 is	sewer,	water,	transportation	improvements	or	fiber	optics	
where	such	development	is	desirable.

Action 4: Rezone land
	 In	order	to	promote	ready	sites	for	economic	development,	 it	 is	

recommended	that	the	City	be	proactive	and	rezone	land		 identi-
fied	 for	economic	development,	whether	 it	 is	 industrial	or	com-
mercial.

Action 5: Limit access from Commerce Park on SR 9
	 It	is	recommended	that	the	City	limit	the	impact	on	I-70	and	SR	

9	with	the	expansion	of 	Commerce	Park.		The	City	should	limit	
access	 on	 SR	 9	 and	 encourage	 development	 to	 develop	 along	 a	
frontage	road,	utilize	other	City	streets	for	access	and/or	encour-
age	a	comprehensive	planned	development.

Action 6: Minimize land use conflicts
	 In	order	to	minimize	land	use	conflicts	between	Commerce	Park	

and	residential	areas	to	the	south,	it	is	recommended	that	the	City	
include,	in	its	zoning	ordinance,	standards	and	regulations	to	mini-
mize	land	use	conflicts	by	providing	adequate	buffering	and	design	
features	regarding	placement	of 	parking,	loading	docks	and	light-
ing.

Action 7: Create Industrial Guidelines
	 In	order	to	ensure	that	the	uses	adjacent	to	I-70	meet	the	image	of 	

the	Greenfield	community,	it	is	recommended	that	the	City	create	
development	guidelines	that	ensure	that	compatible	industrial	uses	
are	developed	and	that	they	face	I-70.

Action 8: Work with Hancock Economic Development 
Corporation

	 It	 is	 recommended	 that	 the	 City	 continue	 to	 compete	 with	 the	
other	surrounding	suburbs	for	industrial	and	commercial	develop-
ment.		The	City	should	work	with	the	Hancock	Economic	Devel-
opment	Corporation	to	maintain	active	on-going	business	recruit-
ment.		Additionally,	the	City	should	turn	the	specific	elements	of 	
this	Comprehensive	Plan	into	a	poster	plan	that	can	be	used	as	an	
active	marketing	tool	to	lure	industry	to	Greenfield.

	

Local and Regional Commercial
 Economic Development
The	 north,	 south	 and	 west	 sides	 of 	 Indianapolis	 contain	 some	 form	 of 	 regional	
mall.		The	east	side	of 	Indianapolis	however	does	not,	and	therefore	is	in	need	of 	
a	 regional	 commercial	 development.	 	The	City	of 	Greenfield	 is	 in	 a	 key	 location	
to	 build	 upon	 its	 economic	 development	 initiatives	with	 the	 creation	 of 	 its	 own	
regional	commercial	area.		State	Road	9	has	served	as	a	key	retail	hub	for	the	com-
munity	and	continues	to	have	land	available	for	development.		The	goal	and	polices	
for	this	section	focus	on	the	redevelopment	of 	underutilized	areas	along	SR	9	and	
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infill	development	to	fill	in	the	missing	teeth	as	well	as	to	promote	the	creation	of 	
a	regional	mall.

Goal 5:   Promote Greenfield as the regional commercial 
and retail hub east of Indianapolis.  

Policy 1: Establish the Downtown as a Multi-Use Activ-
ity

	 Establish	Greenfield’s	downtown	as	an	important	multi-use	activ-
ity	center	for	both	the	community	and	the	region	by	maintaining	
recreational	opportunities,	promoting	cultural	facilities	and	events,	
strengthening	the	specialty	retail	and	business	mix,	maintaining	the	
heart	of 	governmental	facilities	and	expanding	housing	opportuni-
ties.

Policy 2: Minimize Strip Development
	 State	Road	9	has	developed	into	a	strip	mall	over	the	past	20	years.			

Therefore,	the	City	should	seek	to	minimize	any	additional	“strip”	
development	along	SR	9	and	US	40	by	promoting	more	integrated	
development	and	redevelopment	in	coordinated	effort.

Policy 3: Develop SR 9 as a Community Retail Area
	 The	City	has	established	SR	9	as	its	community	retail	focus	point.		

Therefore,	the	City	should	continue	to	develop	and	maintain	com-
munity	retail	and	service	activities	within	the	SR	9	corridor.	This	
includes	promoting	commercial	uses	 to	fill	 in	and	 redevelop	 the	
“missing	teeth”	in	the	frontage	along	SR	9.

Policy 5: Create Neighborhood Commercial Nodes
	 Providing	for	convenient	local	neighborhood	commercial	services	

is	 important	 to	 promoting	 accessible	 neighborhoods	 and	 limit-
ing	congestion	along	SR	9.		The	City	should	locate	neighborhood	
commercial	uses	in	one	of 	the	four	identified	commercial	nodes	
on	the	Future	Community	Development	Plan	Map.

Policy 6: Invest in the Downtown
	 The	downtown	is	a	vital	function	within	Greenfield.		It	provides	

both	local	and	national	services	due	to	its	unique	shops	and	its	lo-
cation	along	US	40;	the	Historic	National	Road.		The	City	should	
continue	to	invest	in	the	downtown	to	keep	it	healthy	and	a	viable	
function	of 	the	City.

Recommended Action Steps
Action 1: Create a Regional Mall
	 The	City	 is	 in	a	unique	position	 to	provide	 regional	 commercial	

uses	to	serve	the	east	side	of 	Indianapolis	and	help	to	supplement	
its	tax	base.		It	is	therefore	recommended	that	the	City	reserve	land	
north	of 	I-70	and	east	of 	SR	9	to	create	a	regional	mall,	or	lifestyle	
center,	for	the	suburban	areas	east	of 	Indianapolis.

Action 2: Adopt the downtown plan 
	 The	City	has	already	committed	valuable	resources	to	complete	a	

downtown	plan	for	the	purpose	of 	creating	order	and	investing	in	
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its	downtown.		The	downtown	plan	document	is	currently	a	stand	
alone	document	which	may	cause	some	of 	 its	action	steps	to	be	
overlooked	 during	 the	 development	 review	 process	 by	 the	 Plan	
Commission.		It	is	therefore	recommended	that	the	City	adopt	the	
recently	completed	downtown	plan	as	a	part	of 	this	Comprehen-
sive	Plan	update.

Action 3: Create a sub-area plan for SR 9
	 State	Road	9	is	a	key	corridor	in	the	City	as	it	is	its	primary	gateway.		

It	 is	 therefore	recommended	that	the	City	create	a	sub-area	plan	
for	SR	9	to:	review	redevelopment	opportunities;	identify	infill	op-
portunities;	address	building	deterioration;	and	to	develop	a	cor-
ridor	theme	with	respect	to	such	things	as	landscaping,	signage	and	
lighting.		As	part	of 	this	sub-area	plan,	the	City	should	also	review	
existing	zoning	standards	for	inconsistencies	with	the	desired	de-
velopment	for	the	area.

Action 4: Continue to invest in upgrading public infra-
structure

	 In	order	 to	maintain	a	healthy	appearance	within	 the	downtown	
and	along	SR	9,	it	is	recommended	that	the	City	continue	to	make	
investments	in	the	Downtown’s	physical	improvements.		This	in-
cludes,	but	is	not	limited	to	sidewalks,	streets,	lighting,	landscaping	
and	signage.	

Environment
As	 the	City	 continues	 to	 develop	 there	will	 be	 challenges	 between	 balancing	 the	
protection	 of 	 natural	 features	 and	 the	 need	 for	 new	 development.	 	 Greenfield’s	
environmental	assets,	 including	Potts	Ditch	and	Brandywine	Creek,	are	 important	
elements	and	the	backbone	of 	the	City’s	greenway	system.		It	is	important	that	the	
City	protect	such	natural	features.		The	goals	and	policies	of 	this	section	allow	the	
City	 to	 capitalize	 on	 these	 environmental	 strengths,	 and	 incorporate	 them,	 as	 an	
asset,	into	future	developments,	further	protecting	them	for	future	generations.

Goal 6:   Strengthen local environmental practices to pre-
serve Greenfield’s natural areas and ecological 
assets.

Policy 1:   Use native plants to enhance trail and greenway 
systems

	 Where	appropriate,	the	City	should	increase	its	use	of 	native	plant-
ings	and	ecologically	sound	maintenance	practices	to	reduce	main-
tenance	costs.

Policy 2: Protect environmentally sensitive areas
	 The	City	should	protect,	and	enhance,	the	environmentally	sensi-

tive	areas	in	and	around	the	City	of 	Greenfield,	including	but	not	
limited	to	Potts	Ditch,	Brandywine	Creek,	and	Little	Brandywine	
Creek.

Policy 3: Establish new open spaces and trail connections
	 The	 City	 should	 establish	 new	 open	 spaces	 and	 connections	 to	

existing	natural	areas	to	contribute	to	the	pleasing	and	economi-
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cally	viable	City-wide	development	pattern	and	further	protect	the	
natural	amenities	throughout	the	community.

Policy 4: Encourage new tree plantings
	 The	City	should	encourage	new	tree	plantings	and	the	preservation	

of 	existing	trees	to	preserve	and	create	natural	areas	in	and	around	
the	City.

Recommended Action Steps
Action 1: Preserve Potts Ditch
	 Potts	Ditch	 has	 been	 identified	 as	 the	major	 greenway	 connec-

tive	spine	for	the	City.		It	is	therefore	recommended	that	the	City	
require	new	developments	along	the	ditch	to	include	an	easement	
for	the	ditch	so	that	it	may	serve	as	a	natural	greenway	and	further	
preserve	the	integrity	of 	the	ditch.

Action 2: Create a tree preservation ordinance
	 Cities	 often	 use	 the	 protection	 of 	 existing	 trees	 to	 enhance	 the	

aesthetic	value,	and	overall	quality	of 	life,	of 	their	community.	It	
is	therefore	recommended	that	the	City	include	the	creation	of 	a	
tree	preservation	section	in	the	recommended	update	to	their	land-
scaping	ordinance.	 	The	tree	preservation	section	should	require	
an	 inventory	of 	 significant	 trees	on	a	site	and	contain	standards	
for	preserving	viable	trees,	or	if 	trees	are	unable	to	be	preserved,	
standards	for	 replacing	trees	based	on		a	predetermined	ratio.

Action 3: Require new connections to subdivisions
	 Connectedness	is	one	of 	the	key	components	in	this	Comprehen-

sive	Plan	 update.	 	 It	 is	 recommended	 that	 new	development	 be	
connected	to	existing	development,	as	well	as,	provide	connections	
to	 future	developments.	 	This	 can	be	 accomplished	by	updating	
both	the	zoning	and	subdivision		control	 ordinances	 to	 include	
standards	 that	 ensure	 transportation	 connectivity	 between	 and	
within	developments	including	road,	sidewalk,	trail,	greenway	and	
bicycle	path	connections.

Action 4: Require green space/open space in new devel-
opment

	 As	new	development	continues	to	build	out	in	the	City,	green	space	
and	open	space	will	be	a	prime	commodity.	 	 It	 is	 recommended	
that	The	City	 require	a	certain	percentage	of 	open/green	space,	
either	active	or	passive,	in	all	new	subdivisions.

Parks, Recreation, and Community 
Nodes
Community	facilities	such	as	parks,	recreational	areas	and	community	nodes	play	a	
vital	role	in	the	maintenance	of 	the	traditional	community	design	and	further	ensure	
that	all	future	residents	will	have	access	to	the	same	type	of 	facilities	as	do	the	exist-
ing	residents.		The	City	needs	to	ensure	that	existing	facilities	are	maintained	while	
new	ones	are	added	to	the	City.		Private	and	public	entities	should	provide	all	levels	
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of 	park,	recreation	and	trail	 facilities	throughout	the	community	to	help	promote	
vibrant	 neighborhoods.	 	 The	 following	 goal	 and	 policies	 provide	 for	 continued	
enhancement	and	expansion	of 	the	park	and	trail	system.

Goal 7:   Expand and enhance the existing park system to 
meet increased demands

Policy 1: Develop the Pensy Trail
	 The	Pensy	Trail	is	an	important	connection	that	runs	through	the	

center	 of 	 the	 City	 and	 the	 heart	 of 	 the	 Downtown.	 	 The	 City	
should	 continue	 to	 develop	 the	 Pensy	 Trail	 to	 the	 west	 of 	 the	
City.

Policy 2: Identify future parks
	 The	Future	Community	Development	Plan	Map	has	identified	ar-

eas	where	future	parks	will	be	needed	to	service	future	neighbor-
hoods.	 	 The	 staff 	 and	 Plan	 Commission	 should	 work	 with	 the	
parks	 department	 to	 review	 future	 park	 recommendations	 and	
community	nodes	to	determine	which	areas	should	be	targeted	for	
future	parks.		This	would	include	monitoring	the	City’s	growth	in	
population	and	reviewing	the	City’s	building	permits	to	gauge	any	
increased	need	 for	 the	 inclusion	of 	 recreational	 facilities	 in	new	
developments.

Policy 3: Use trails to link the neighborhoods and the 
Downtown

	 Residents	of 	the	Greenfield	community	should	have	safe	and	re-
liable	 access	 between	 their	 neighborhoods	 and	 the	 Downtown.		
Therefore,	 the	 City	 should	 use	 sidewalks	 and	 on-street	 an	 off-
street	 trails	 to	 link	 the	Downtown	 to	 adjoining	 neighborhoods.		
This	could	be	a	City	 initiative	that	 is	updated	to	as	new	subdivi-
sions	are	developed.

Policy 4: Use trails and paths to connect the entire com-
munity

	 One	component	of 	 the	Traditional	American	Community	 is	 the	
connectivity	between	commercial,	 residential	and	community	 fa-
cilities.		Therefore,	the	City	should	ensure	that	trails,	pathways,	and	
sidewalks	 connect	 to	 all	 community	 nodes,	 neighborhoods,	 and	
commercial	areas	and	along	the	proposed	Greenfield	Parkway.	

Recommended Action Steps
Action 1: Inventory Sidewalks
	 It	is	recommended	that	the	City	create	and	maintain	an	inventory	

of 	sidewalks	and	trails	throughout	the	community,	including	their	
existing	conditions	to	reference	when	reviewing	developments	and	
updating	transportation	and	infrastructure	improvement	plans.

Action 2: Create an overall greenway system
	 This	Comprehensive	Plan	update	and	the	Future	Community	De-

velopment	Plan	Map	have	laid	the	groundwork	for	an	overall	gre-
enway	and	trail	system.		It	is	therefore	recommended	that	the	City	
create	and	incorporate	into	the	existing	parks	plan	an	overall	gre-
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enway	and	pathway	system	utilizing	Brandywine	Creek	and	Potts	
Ditch	as	the	community’s	spine.

Action 3: Update the 5-year Parks and Recreation Master 
Plan

	 With	all	of 	the	additional	park	and	recreation	improvements	iden-
tified	by	the	comprehensive	planning	process	and	on	the	Future	
Community	Development	Plan	Map,	it	is	recommended	that	the	
City’s	 planning	 staff 	 work	with	 the	City’s	 Parks	 and	Recreation	
Department	to	update	the	City’s	5-year	Parks	and	Recreation	Mas-
ter	Plan	using	the	recommendations	of 	this	Comprehensive	Plan	
update.	 	 The	 updated	 parks	 and	 recreation	master	 plan	 should	
then	be	made	a	part	of 	this	Comprehensive	Plan	update	so	that,	
like	the	Downtown	Plan,	its	provisions	may	be	considered	during	
development	review	by	members	of 	the	Plan	Commission.

Action 4: Update subdivision control ordinance
	 It	 is	 recommended	 that	 the	 City	 update	 its	 subdivision	 control	

ordinance	to	require	that	all	new	subdivisions	connect	to	the	gre-
enway	 system	by	 incorporating	 a	natural	 greenway,	 sidewalks	or	
trails,	including	standards	and	specifications	that	they	City	would	
like	developers	to	follow.

Action 5: Promote funding for park and recreation im-
provements

	 With	limited	resources,	park	and	recreation	improvements	are	of-
ten	the	last	improvements	a	community	is	willing	to	make.		It	 is	
therefore	recommended	that	the	City	consider	impact	fees	and/or	
fees	in	lieu	of 	open	space	requirements	to	provide	for	improve-
ments	and	connections	to	the	communities	trail	and	greenway	sys-
tem.

Action 6: Extend the Pensy Trail to the West
	 It	 is	 recommended	 that	 the	 City	 create	 a	 trail	 plan	 that	 further	

designates	and	designs	the	trail	connection	for	the	Pensy	Trail	to	
the	west.		The	trail	plan	should	include	trail	head	designs	and	con-
nections	to	existing	and	future	paths/trails	in	the	community.

Transportation
The	 City	 of 	 Greenfield	 is	 responsible	 for	 maintaining	 and	 upgrading	 its	 infra-
structure	system	including,	but	not	limited	to,	its	roads	and	sidewalks.		One	of 	the	
greatest	 challenges	 the	City	of 	Greenfield	will	 face	 in	 the	 future	 is	 ensuring	 that	
the	 community’s	 existing	 transportation	 system	 continues	 to	 be	 maintained	 and	
enhanced	while	still	providing	for	future	growth	of 	the	community’s	transportation	
system,	and	do	so	with	relatively	limited	funding.		The	following	goal	and	policies	
are	intended	to	help	the	City	plan	for	improvements	and	future	growth	with	respect	
to	its	transportation	system.			

Goal 8:   Provide a safe and efficient transportation net-
work

Policy 1: Require continuity of streets in subdivisions
	 To	continue	continuity	of 	the	grid	street	pattern	in	the	City,	Green-
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field	 should	 require	 continuity	 of 	 existing	 arterial	 and	 collector	
streets	 into	 new	 subdivisions	 and	 continue	 the	City’s	 traditional	
street	grid	pattern.

Policy 2: Promote regional transit
	 The	MPO	is	currently	studying	potential	opportunities	for	region-

al	transit	on	the	east	side	of 	the	City	of 	Indianapolis.		In	the	event	
that	a	regional	transit	system	is	developed	by	the	MPO,	the	City	of 	
Greenfield	should	identify	ways	to	connect	into	it.

Policy 3: Require adequate right-of-way in new develop-
ments

	 Certain	streets	within	the	City	are	in	need	of 	upgrades	and/or	wid-
ening.		This	process	will	be	hindered	in	areas	where	the	City	will	
have	to	first	acquire	adequate	right-of-way	to	make	these	improve-
ments.		Therefore,	the	City	should	require	dedication	of 	adequate	
right-of 	way	in	all	new	developments	for	future	extensions	of 	the	
street	system	in	accordance	with	the	City’s	subdivision	control	or-
dinance.

Policy 4: Promote continuity between residential and em-
ployment areas

	 The	City	should	ensure	that	new	development	provide	“continu-
ity”	between	 the	City’s	existing	and	new	residential	and	employ-
ment	areas	by	implementing	a	sidewalk	ordinance.

Policy 5: Discourage driveways fronting arterial and col-
lector streets

	 Congestion	occurs	when	new	development	 is	added	without	the	
careful	consideration	of 	the	number	of 	curb	cuts	associated	with	
new	 development.	 	 The	 City	 should	 discourage	 driveways	 of 	
low-density	 residential	 developments	 along	 arterial	 and	 collector	
streets.

Policy 6: Promote access from commercial development 
to neighborhoods

	 Residents	should	be	awarded	pedestrian	access	to	commercial	ar-
eas	in	order	to	maintain	the	City’s	current	quality	of 	life.		The	City	
should	encourage	the	design	of 	new	commercial	developments	to	
provide	pedestrian	access	to	nearby	neighborhoods.		

Policy 7: Provide access management for major corridors
	 Limiting	 access	 onto	 SR	 9,	 US	 40	 and	 other	 major	 corridors	

through	the	limiting	of 	drive	cuts	will	be	an	important	tool	in	the	
future	to	manage	congestion.		Therefore,	the	City	should	encour-
age	coordinated	and	shared	driveways	wherever	possible	for	new	
development	or	redevelopment,	especially	those	developments	lo-
cated	off 	major	arterials	and	collectors.

	

Recommended Action Steps
Action 1: Pursue grants
	 It	is	recommended	that	the	City	investigate	and	pursue	alternative	

funding	 sources	 such	 as	 transportation	 enhancement	 grants	 for	
infrastructure	and	trail	improvements.
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Action 2: Limit cul-de-sacs
	 Cul-de-sacs	are	more	contemporary	in	subdivision	design	and	limit	

the	 level	of 	connectivity	 in	a	community.	 	It	 is	 therefore	recom-
mended	that	the	City	update	its	subdivision	control	standards	to	
limit	the	number	of 	cul-de-sacs	within	new	subdivisions,	such	as	to	
protect	natural	features,	to	further	promote	connectivity	through-
out	the	community.

Action 3: Require grid or modified grids in new subdivi-
sion designs

	 It	is	recommended	that	the	City	update	their	subdivision	control	
ordinance	to	require	the	use	of 	grid	or	modified	grid	street	pat-
terns	and	streets	with	appropriate	widths	for	the	size	and	quality	
of 	homes	in	new	subdivisions.

Action 4: Update the thoroughfare plan
	 This	 Comprehensive	 Plan	 update	 recommends	 several	 land	 use	

changes	 that	will	 ultimately	 impact	 the	City’s	 transportation	 sys-
tem.	 	Therefore,	 it	 is	 further	 recommended	that	 the	City	update	
their	 thoroughfare	 plan	 utilizing	 the	 land	 use	 recommendations	
within	 this	 Plan.	 	 The	 City	 should	 then	 adopt	 its	 Thoroughfare	
Plan	as	part	of 	this	Comprehensive	Plan	update	so	that	it	may	be	
referenced	during	development	review.

Action 5: Update functional street classifications
	 It	 is	 recommended	 that,	 in	 updating	 the	 thoroughfare	 plan,	 the	

City	review	and,	if 	necessary,	revise	the	functional	street	classifi-
cation	designations	to	provide	guidance	regarding	improvements,	
upgrades	and	extensions	of 	the	City’s	street	system.

Action 6: Update street design standards
	 It	 is	 recommended	 that,	 upon	 completion	 of 	 the	 updated	 thor-

oughfare	plan,	the	City	update	the	design	standards	and	right-of-
way	 standards	within	 its	 subdivision	 control	ordinance,	 and	 that	
they	be	consistent	with	 the	updated	street	classification	designa-
tions.

Action 7: Require sidewalks in all subdivisions
	 It	is	recommended	that	the	City	require	that	all	new	subdivisions	

have	sidewalks	 located	on	at	 least	one	side	of 	the	road,	but	that	
they	encourage,	possibly	through	incentives,	that	developers	install	
sidewalks	on	both	sides	of 	the	street.

Action 8: Create a parkway
	 The	Future	Community	Development	Plan	Map	identifies	a	park-

way	 system	 along	 CR	 400	East,	 300	 South,	Meridian	 Road	 and	
New	Road,	that	will	help	accommodate	the	potential	traffic	of 	new	
subdivisions	and	aide	to	relieve	congestion	along	SR	9.	

Action 9: Design Attractive Streetscape Designs
	 In	addition	to	the	US	40	and	SR	9	corridors	addressed	earlier,	there	

are	a	number	of 	other	significant	streets	within	the	City	that	should	
be	enhanced.		Designing	and	creating	attractive	streetscape	designs	
are	important	to	the	character	of 	the	City	and	should	be	incorpo-
rated	into	the	zoning	and	subdivision	control	ordinances.		There-
fore	it	is	recommended	that	the	City	develop	design	standards	to	
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enhance	the	aesthetic	appeal	of 	significant	streets	throughout	the	
Greenfield	Community.

Action 10: Incorporate Traffic Impact Studies into the Sub-
division Control Ordinance

	 New	growth	and	development	will	continue	to	add	congestion	and	
put	a	strain	on	the	City	streets.	Therefore,	it	is	recommended	that	
the	City	update	 its	 subdivision	control	ordinance	 to	 require	 that	
developments,	 of 	 a	 predetermined	 size,	 conduct	 traffic	 impact	
studies	as	a	part	of 	the	development	plan	approval	process.

	

Historic Preservation
Part	of 	the	City’s	traditional	development	character	is	characterized	by	the	presence	
of 	historic	buildings	within	its	downtown.		The	City	has	struggled	with	revitalizing	
its	downtown	and	maintaining	these	historic	structures;	structures	that	provides	a	
certain	charm	and	character	to	the	antique	shops.		The	following	goal	and	policies	
focus	on	the	City’s	efforts	to	maintain	and	preserve	its	historic	landmarks.

Goal 9:   Preserve historic features and structures
Policy 1: Preserve the historic character of downtown
	 The	City	has	a	distinct	historic	character	 that	adds	to	the	charm	

of 	the	Downtown.		It	is	therefore	recommended	that	the	City	pre-
serve	the	historic	character	of 	its	downtown	while	promoting	and	
accommodating	infill	development.

Policy 2: Promote the use of historic districts
	 To	protect	existing	structures,	the	City	should	promote	the	use	of 	

historic	districts	and	historic	preservation	as	a	means	of 	protecting	
Greenfield’s	architectural	and	historic	culture.

	

Recommended Action Steps
Action 1:   Create a historic district overlay district
	 It	 is	 recommended	 that	 the	City	create	a	historic	overlay	district	

in	the	downtown	area	for	the	purpose	of 	preserving	the	character	
of 	the	structures	in	the	Downtown	while	still	allowing	for	the	ease	
of 	certain	modifications	to	the	structures	so	that	property	owners	
aren’t	inconvenienced	by	doing	so.

Neighborhoods
Neighborhoods	are	 the	backbone	of 	 the	Traditional	American	City.	 	The	City	of 	
Greenfield	 has	 very	 defined	 neighborhoods	 that	 have	 been	 established	 through	
its	 subdivision	 development	 process.	 	 Many	 of 	 these	 traditional	 neighborhoods	
contain	 a	 grid	 street	 pattern	 and	 sidewalks,	 both	 of 	which	 promote	 connectivity	
neighborhoods	and	community	facilities.		As	new	development	continues,	the	City	
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may	struggle	 to	maintain	 the	connectivity	between	existing	neighborhoods	and	 in	
ensuring	that	new	neighborhoods	are	connected	to	older	ones.		The	following	goal	
and	policies	ensure	that	neighborhoods	remain	the	focal	point	of 	the	City	identify-
ing		actions	that	will	keep	them	vibrant.

Goal 10:   Create and preserve healthy, vital neighbor-
hoods that serve as a focal point within the 
City.

Policy 1: Limit residential conversions in neighborhoods
	 Encroachments	of 	non-residential	uses	into	residential	neighbor-

hoods	can	deteriorate	and	erode	neighborhoods.		The	City	should	
protect	residential	areas	from	conversion	into	businesses,	commer-
cial	areas	and	industrial	uses	and	provide	landscaped	buffer	areas	
to	eliminate,	or	 reduce,	any	negative	 impacts	 from	adjacent	 land	
uses.

Policy 2: Increase neighborhood connections
	 The	 design	 of 	 newer,	more	 contemporary	 neighborhoods	 often	

lack	 a	 connection	 to	 older	 neighborhoods	 that	 were	more	 than	
likely	developed	in	a	grid	pattern.		Therefore,	the	City	needs	to	ex-
plore	ways	to	improve	pedestrian	and	automobile	linkages	among	
neighborhoods	to	 interconnect	neighborhoods	and	provide	con-
nections	to	such	things	as	commercial	areas,	schools,	churches	and	
parks.	

Policy 3: Protect and preserve neighborhoods
	 Neighborhoods	are	the	fundamental	building	blocks	of 	any	City.		

The	concepts	and	vision	of 	this	Plan	were	built	around	protecting	
and	preserve	strong	neighborhoods	in	Greenfield.	The	City	should	
promote	neighborhoods	as	the	focus	of 	the	community	for	future	
planning	and	programming	activities.

Policy 4: New, redevelopment and infill development 
should maintain existing character

	 Residential	development,	be	it	new	or	infill	development,	can	have	
a	significant	impact	on	the	character	of 	any	City.		Therefore,	the	
City	of 	Greenfield	should	encourage	new	residential	development	
and	redevelopment	to	be	complementary	to	the	scale	and	charac-
ter	of 	existing,	surrounding	residential	uses.

	

Recommended Action Steps
Action 1: Create a neighborhood identification map
	 It	 is	 recommended	 that	 the	City	 create	 a	neighborhood	 identifi-

cation	map	that	defines	individual	neighborhoods.		The	City	can	
utilize	the	Future	Community	Development	Plan	Mapas	a	starting	
point.	 	It	 is	further	recommended	that	 the	neighborhood	identi-
fication	map	be	created	using	a	geographic	information	mapping	
system.		Such	a	map	would	allow	the	City	to	analyze	and	monitor	
the	conditions	of 	neighborhoods	so	as	to	target	specific	neighbor-
hoods	needing	improvements.



3-19

Greenfield Comprehensive Plan - 2006
a Traditional american City

Action 2: Complete an assessment of each neighborhood 
	 It	 is	 recommended	 that	 the	City	 identify	older,	 transiting	neigh-

borhood	areas	and	create	a	plan	for	each	defined	neighborhood.		
Each	 neighborhood	 plan	 should	 include	 utility	 and	 service	 im-
provements,	 housing	 improvement	 projects,	 street	 and	 sidewalk	
improvements,	parks,	tree	planting	and	any	other	type	of 	project	
appropriate	to	the	area.		Such	systematic	planning	will	also	help	to	
establish	 improvement	 priorities	within	 that	 specific	 area,	 rather	
than	on	a	town	wide	basis.	It	is	further	recommended	that,	as	one	
of 	the	annual	review	items,	the	Plan	Commission	survey	the	entire	
Town	for	neighborhood	conditions	to	target	each	year.

Action 3: Prepare neighborhood plans
	 It	is	recommended	that	the	City	prepare	neighborhood	plans	for	

neighborhoods	 that	 are	 in	 transition	or	need	 extra	 attention	be-
cause	 they	 are	 deteriorating,	 incorporating	 resident	 involvement	
for	identified	“targeted”	neighborhoods	to	ensure	that	local	needs	
and	issues	are	addressed.		These	neighborhood	plans	should	pro-
vide	greater	detail	than	that	which	is	included	as	part	of 	this	Com-
prehensive	Plan	update	for	each	neighborhood.		Each	plan	should	
define	 roles	 and	 responsibilities	 for	 plan	 implementation,	 and	
identify	any	information	and	data	that	will	be	needed	to	prioritize	
the	action	steps	outlined	in	the	implementation	section.

Action 4: Adopt Neighborhood Design Standards
	 The	deterioration	of 	older,	more	established	neighborhoods	can	

occur	when	new	residential	 infill	design	is	 incompatible	with	the	
scale,	density	and	character	of 	existing	neighborhoods.		It	is	recom-
mended	that	the	City	incorporate	neighborhood	design	standards	
in	 its	 zoning	 ordinance	 so	 that	 the	 existing	 character	 of 	 neigh-
borhoods	can	be	better	maintained	and	to	prevent	new	develop-
ments	and	additions	to	existing	structures	which	are	incompatible.		
The	 establishment	 of 	 residential	 design	 standards	 that	 focus	 on	
infill	development	would	ensure	that	building	designs	are	compat-
ible	with	the	characteristics	of 	neighborhoods	 in	terms	of 	scale,	
mass,	building	patterns,	and	facade	articulation.	Design	elements	
of 	prevalent	neighborhood	architectural	styles	and	regulations	that	
ensure	that	accessory	buildings	are	compatible	with	the	principal	
structure	should	also	be	included.		This	will	allow	for	modern	de-
sign	and	interpretation	of 	neighborhood	architectural	styles.

Action 5: Increase Housing and Property Maintenance 
Code Enforcement

	 While	zoning	enforcement	is	an	on-going	process,	more	attention	
should	be	provided	to	code	enforcement	within	existing	neighbor-
hoods.	 	Typically,	 enforcement	would	 target	 rental	properties,	 as	
they	are	more	susceptible	to	enforcement	violations.	All	properties	
should	abide	by	minimum	standards.		Therefore,	it	is	recommend-
ed	that	they	City	step	up	its	housing	and	property	maintenance	en-
forcement	in	an	effort	to	evaluate	the	existing	code	and	determine	
if 	 there	 are	 any	necessary	 revisions.	 	 It	 is	 further	 recommended	
that	 the	City	hire	additional	 staff 	 in	order	 to	cover	 its	 increased	
enforcement	efforts.
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Action 6: Review of Lot Division/Combination Require-
ments

	 Procedures	outlining	the	compatibility	determination	process	will	
ensure	that	lot	divisions	do	not	create	incompatible	building	sites.		
Therefore,	 it	 is	 recommended	 that	 the	 City	 establish,	 within	 its	
zoning	ordinance,	for	and	review	proposed	developments	against	
lot	size	compatibility	and	existing	neighborhood	standards.		

Housing
Each	neighborhood	is	comprised	of 	a	series	of 	houses.		The	City	strives	to	provide	
a	diversity	of 	high	quality	housing	types	and	prices	so	that	every	resident	in	the	City	
can	move	up	as	their	economic	and	family	status	changes.		In	order	for	Greenfield	
to	 keep	 its	 existing	 neighborhoods	 intact	 while	 new	 neighborhoods	 continue	 to	
emerge,	a	focus	on	maintaining	existing,	older	structures	is	needed.		The	following	
goal	and	policies	promote	strong,	diverse	housing	development	and	establish	action	
steps	to	maintain	the	existing	stock	and	ensure	that	new	housing	of 	high	quality.

Goal 11:   Encourage a diverse mixture of higher quality 
of housing that serves all populations in Green-
field.

Policy 1: Provide for a mixture of housing types 
	 The	City	has	a	desire	to	provide	a	variety	of 	housing	styles	within	

its	subdivisions.		The	City	should	ensure	that	there	is	a	mixture	of 	
housing	types	to	meet	the	lifestyle	needs	of 	Greenfield’s	residents.		
One	method	of 	ensuring	that	there	is	a	mixture	of 	housing	types	
throughout	the	City	of 	Greenfield	is	through	the	promotion	and	
use	of 	the	PUD	process.

Policy 2: Encourage multi-family development
	 Apartments	provide	certain	segments	of 	the	population	housing	

opportunities	in	Greenfield.		The	City	should	continue	to	encour-
age	high	quality	multi-family	housing	developments.		Such	housing	
should	be	located	near	arterial	or	collector	streets	to	minimize	traf-
fic	congestion	on	local	streets.		In	addition,	multi-family	housing,	
as	 is	 the	 case	with	 every	 type	 of 	 housing,	 should	 be	 subject	 to	
design	standards	and	policies	consistent	with	 the	City’s	desire	 to	
create	attractive	neighborhoods	and	overall	quality	housing.

Policy 3: Promote compatibility between residential den-
sities

	 Even	 among	 residential	 densities,	 land	 use	 conflicts	 can	 occur.		
When	reviewing	new	development	the	City	should	ensure	that	fu-
ture	residential	development	is	appropriately	arranged	to	maximize	
compatibility	with	a	variety	of 	density	levels.		In	addition,	residen-
tial	communities	should	be	reviewed	for	the	appropriate	access	to	
community	facilitates	and	the	appropriate	level	of 	landscaping	and	
buffering	relative	to	their	surrounding	uses.
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Policy 4: Maintain active code enforcement
	 The	City	should	preserve	the	existing	housing	stock	through	regu-

lar,	active	code	enforcement	and	preventive	maintenance.
Policy 5: Promote high quality residential development
	 The	City	should	promote	high	quality	residential	development	in	a	

variety	of 	types	and	densities	by	promoting	the	use	of 	high-quality	
building	materials,	landscaped	front	yards,	adequate	setbacks	and	
architectural	styles	for	new	residential	development.

Policy 6: Encourage housing in the downtown area
	 The	City	should	encourage	residential	development,	 in	 the	form	

of 	upper-story	units	and	townhomes,	in	the	heart	of 	the	Down-
town	 in	 an	 effort	 to	preserve	 and	maintain	 the	Downtown	 as	 a	
healthy	and	vibrant	core.

	

Recommended Action Steps
Action 1: Seek additional funding sources
	 It	is	recommended	that	the	City	seek	funding	sources,	such	as	fa-

çade	grant	programs,	 to	 assist	 in	 the	maintenance	 and	 improve-
ment	of 	housing	conditions	for	the	purpose	of 	providing		a	diver-
sity	of 	housing	types	in	the	City.

Action 2: Create a new residential zoning district
	 It	 is	 recommended	 that	 the	City	 create	 a	new	 residential	 zoning	

district	 that	would	 encourage	multi-family	 housing	behind	 com-
mercial	corridors	and	on	second	stories	in	the	Downtown	and	in	
the	lifestyle	center.		The	City	should	also	consider	permitting	live-
work	options	that	allow	residential	and	commercial	development	
to	occur	 in	the	same	structure	 in	order	to	 lessen	reliance	on	the	
automobile	and	to	allow	more	people	to	work	close	to	where	they	
live.		

Action 3: Require Quality Affordable Housing
	 As	they	promote	diverse	housing	options,	it	is	recommended	that	

the	City	establish	zoning	regulations	that	allow	for	small-lot,	small	
living	 area	 homes	 to	 ensure	 that	 affordable	 housing	 is	 available	
to	 its	residents.	 	It	 is	further	recommended	that	 the	City	require	
additional	 standards	 that	 ensure	 that	 these	 developments	 are	 of 	
a	higher	quality	than	that	which	is	typically	associated	with	them.		
Such	standards	could	include	increased	landscaping,	some	minimal	
architectural	 standards	and/or	 limiting	 repetitive	designs	along	a	
street.	

Action 4: Update Design Standards for Residential 
Homes

	 Quality	housing	has	been	a	key	issue	identified	throughout	com-
prehensive	planning	process.	 	Therefore,	 it	 is	recommended	that	
the	City	review	its	existing	residential	design	standards	and	update	
them	to	increase	the	quality	of 	the	future	housing	stock.
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Action 5: Establish a housing subcommittee
	 It	is	recommended	that	the	City	establish	a	housing	subcommittee	

from	members	of 	the	Plan	Commission	to	review,	on	an	annual	
basis,	findings	of 	the	planning	and	building	departments	building	
permits	and	approved	subdivisions.		The	purpose	of 	this	subcom-
mittee	would	be	to	discuss	the	current	housing	policies,	housing	
mix	ratios	and	owner	occupied	and	vacancy	ratios	to	ensure	they	
are	consistent	with	the	policy	direction	of 	the	City.

Action 6: Monitor Subdivision Build Out
	 As	 part	 of 	 this	 Comprehensive	 Plan	 update,	 the	 City	 compiled	

information	regarding	subdivisions,	 including	the	number	of 	ap-
proved	lots,	acreage,	remaining	lots	to	be	built,	density,	zoning	and	
approval	date.		It	is	recommended	that	the	City	maintain	this	chart	
to	monitor	and	track	housing	trends	and	present	their	findings	to	
the	Plan	Commission	as	necessary	in	order	to	make	policy	adjust-
ments.
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Introduction

In	 late	 Fall	 of 	 2005,	 a	 land	 use	 concept	 plan	 was	 created	 and	 presented	 to	 the	
Steering	 Committee	 based	 upon	 the	 vision	 and	 goals	 and	 objectives,	 an	 overall	
framework	had	been	created.		The	framework	can	be	broken	into	three	major	ele-
ments	within	the	City.		They	include:		community	and	neighborhood;	commerce	and	
industry;	and	nodes	and	paths	as	depicted	 in	Figure	XX,	Employment	Areas	and	
Residential	Communities.	The	employment	areas	include	the	node	at	I-70	and	SR	9,	
the	downtown	business	district,	and	Eli	Lilly.		Greenfield’s	residential	communities	
have	been	generally	located	within	County	Road	200	West,	400	North,	400	East	and	
300	South.

The	Community	and	Neighborhood	element	established	a	community	of 	planned	
traditional	 neighborhoods,	 woven	 together	 with	 Greenfield’s	 existing	 traditional	
neighborhood	 framework.	 	 The	 tradition	 of 	 Greenfield’s	 historic	 neighborhood	
framework	is	continued	with	new	traditional	neighborhoods	and	infill/stabilization	
projects.		All	of 	these	projects	would	occur	within	planned	growth	areas.

The	Commerce	and	Industry	element	identified	areas	of 	focused	growth	at	prime	
locations	in	the	City	that	offer	the	highest	level	of 	infrastructure	and	regional	access	
that	is	typically	associated	with	commerce	and	industry.		These	locations	are	focused	
at	key	locations	driven	by	market	forces	and	regional	accessibility	and	would	encour-
age	nodal	development	versus	scattered,	or	strip,	development.		The	expansion	of 	
commerce	and	industry	in	and	around	the	City	of 	Greenfield	includes	the	creation	
of 	the	Greenfield	Lifestyle	Center,	Greenfield	Commerce	Park	and	the	Greenfield	
Research	Campus.

The	Nodes	and	Paths	element	promotes	the	continued	connectivity	of 	the	commu-
nity	between	the	neighborhood	and	commerce	and	industry	areas.		A	framework	of 	
key	community	destinations	and	green	spaces	that	are	linked	by	a	system	of 	gate-
ways,	 corridors	 and	 pedestrian	 trails	 would	 create	 interconnectedness	 throughout	
the	Greenfield	community.

The	2025	Community	Development	Plan	Map	contains	general	policies	to	influence	
growth,	development	and	stability	of 	the	City	core	into	the	future.		

	

Element one: Community and 
Neighborhood
As	more	 people	 seek	 the	 conveniences	 and	 quality	 of 	 life	 offered	 in	Greenfield,	
it	 is	 important	 to	 address	 the	different	 community	 elements	 and	differentiate	 the	
residential	opportunities	that	are	being	proposed.		Locations	and	intensities	of 	new	
neighborhoods	should	be	carefully	considered	and	reviewed	to	ensure	consistency	
with	 goals	 established	by	 the	 community.	 	This	plan	 establishes	 six	 intensities	of 	
residential	development.		

In	Figure	XX,	the	Future	Community	Development	Plan	illustrates	that	the	City	of 	
Greenfield	currently	contains	several	organizing	patterns	that	support	both	existing	
and	future	residential	developments	including:		
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	 	 •	 Natural	features	such	as	Brandywine	Creek	and	Potts	Ditch	that		
	 	 	 provide	natural	connections	throughout	the	City;

	 	 •	 Community	Connectors	including	I-70,	SR	9	and	US	40	which		
	 	 	 provide	the	community	with	a	regional	transportation	network	at		
	 	 	 the	center	of 	the	community;

	 	 •	 A	strong	central,	and	historic,	town	center;	and

	 	 •	 Natural	growth	boundaries	that	provide	for	a	compact		 	
	 	 	 community	with	distinctively	defined	boundaries.

Neighborhoods

Neighborhoods	 in	 Greenfield	 can	 be	 classified	 into	 four	 types:	 Traditional	
Neighborhoods,	 Suburban	 Neighborhoods,	 Planned	 Traditional	 Neighborhoods	
and	Agricultural	Buffers.		These	are	depicted	in	Figure	XX.

Traditional	 neighborhoods	 are	 existing	 neighborhoods	 that	 would	 be	 given	 spe-
cial	 district	 designations	 to	 celebrate	 their	 unique	 historic	 character.	 	 Traditional	
neighborhoods	are	strengthened	with	neighborhood	infill	and	stabilization	projects.		
These	 neighborhoods	 are	 still	 predominately	 located	 at	 the	 core	 of 	 Greenfield.		
They	are	laid	out	in	a	traditional	grid	street	pattern,	have	front	porches,	are	located		
closer	to	the	street,	and	are	comprised	of 	tree	lined	streets.

Suburban	 neighborhoods	 are	 those	 neighborhoods	which	 have	 been	 constructed	
since	 the	 1980’s.	 	 These	 neighborhoods	 have	 begun	 to	 de-centralize	 growth	 and	
traditional	development	patterns	 in	Greenfield.	 	This	 is	 the	new	wave	of 	subdivi-
sions,	 moving	 away	 from	 the	 traditional	 grid	 street	 pattern	 to	 a	 more	 curvilinear	
street	 pattern	 with	 cul-de-sacs,	 which	 ultimately	 limit	 connectivity	 to	 the	 rest	 of 	
the	City.		Lots	of 	suburban	neighborhoods	are	typically	larger	with	homes	set	back	
farther	from	the	street.		Traditional	porches	are	gone	in	favor	of 	entry	ways	and	a	
front	loading	garage.

Planned	Traditional	Neighborhoods	are	 those	areas	where	new	residential	growth	
has	been,	or	should	be,	planned	to	reflect	the	traditional	development	of 	Greenfield’s	
past.	 	This	could	 include	returning	back	to	a	grid	or	modified	grid	neighborhood	
pattern,	developing	architectural	standards	that	build	upon	the	rich	historical	fabric,	
re-establishing	connectivity	to	the	City	core,	returning	porches	to	the	front	of 	each	
home,	and	re-orienting	garages	so	that	they	are	side	or	rear	loaded	rather	than	front	
loaded.

Planned	Traditional	Neighborhoods	have	been	further	refined	to	provide	guidance	
on	levels	of 	density	appropriate	for	each	of 	these	new	neighborhoods.		The	descrip-
tions	below	provide	general	guidance	on	the	character	of 	these	different	intensities.		
Table	XX	provides	more	in-depth	detail	on	the	characteristics	that	should	be	con-
sidered	in	evaluating	new	residential	growth	in	and	around	the	City	of 	Greenfield,	
including	 the	 character	 of 	 the	 development,	 the	 intensity,	 area	 designation,	 adja-
cency,	regional	access,	local	access,	pedestrian	access,	infrastructure,	transition	and	
design	principles.
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Agriculture 

Agricultural	buffer	neighborhoods	are	typically	located	outside	the	City	boundaries	
and	 serve	 as	 a	 buffer	 area	 between	 the	 urbanized	City	 and	 the	more	 rural	 char-
acter	 of 	 the	 county.	 	 This	 helps	 to	 focus	 growth	 back	 towards	 the	 community’s	
core.		Agricultural	buffer	neighborhoods	are	holding	areas	for	future	development	
beyond	the	life	of 	this	Comprehensive	Plan	update	after	development	has	filled	in	
the	central	core	of 	the	community.		The	character	of 	the	agricultural	buffer	neigh-
borhood	should	be	farms	and	estate	homes	which	are	typically	single	lot	develop-
ments.		Residential	subdivisions	should	not	be	permitted	in	this	holding	area.		It	is	
anticipated	that	this	area	would	develop	with	residential	development	not	less	than	
1	dwelling	units	for	every	2	acres.

Very Low Residential Density

While	very	 low	residential	densities	are	generally	discouraged	due	 to	 their	 relative	
inefficiency	in	providing	public	services,	this	type	of 	development	serves	as	the	tran-
sition	area	from	existing	agricultural	areas	and	other,	often	more	dense	residential	
areas.		These	areas	are	generally	found	outside	the	15-year	growth	boundary.		Very	
low	residential	density	areas	should	 include	single-family	 residential	developments	
of,	at	a	minimum,	1	dwelling	unit	per	acre.

Low Residential Density

A	large	portion	of 	the	City	of 	Greenfield’s	housing	stock	could	be	classified	as	being	
consistent	with	what	is	referred	to	as	low	density	residential	development.		This	type	
of 	development	is	planned	around	the	traditional	grid	or	modified	grid	street	pat-
tern	and	typically	has	an	intensity	of 	1	to	3	dwelling	units	per	acre.		These	areas	are	
typically	located	between	medium	density	residential	uses	and	other	non-residential	
areas	 and	 serve	 to	buffer	 them	 from	agricultural	 and	very	 low	density	 residential	
areas.	 	 Depending	 on	 the	 size	 of 	 these	 developments,	 two	 entrances	 might	 be	
needed	as	well	as	access	of 	a	major	collector	road.

Low to Medium Residential Density

Low	to	medium	density	single-family	residential	developments	of 	3	 to	5	dwelling	
units	 per	 acre	 are	 preferred	 over	 the	 lower	 densities	 currently	 being	 constructed	
within	 the	 City	 of 	 Greenfield.	 	 There	 are	 many	 recently	 approved	 subdivisions	
that	 possess	 this	 level	 of 	 density.	 	 Many	 have	 been	 approved	 as	 Planned	 Unit	
Developments	(PUD).		Future	developments	of 	this	density	are	recommended	near	
the	major	transportation	corridors	of 	XX	and	XX.		

Low	to	medium	density	residential	developments	are	typically	located	closer	to	the	
core	of 	 the	existing	development	 in	Greenfield.	 	Moderate	density	developments	
could	 serve	 as	 transitional	 uses	 between	 higher	 density	 residential	 or	 commercial	
and	 lower	density	 residential	developments.	 	They	 should	be	 located	along	a	 col-
lector	 road	 and,	 depending	on	 the	 size	of 	 the	development,	 should	have	 at	 least	
two	entrances	 to	 the	development.	 	By	nature,	 the	higher	density	of 	 this	residen-
tial	development	 type	requires	 the	presence	of 	 	 sidewalks	and	connections	 to	 the	
Greenfield	trail	system	and	common	green	areas.		
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Medium to High Residential Density

From	a	community	 services	and	 infrastructure	planning	viewpoint,	developments	
of 	5	to	7	dwelling	units	per	acre	are	more	desirable	than	lower	density	developments.		
With	the	higher	density,	it	is	possible	for	the	City	to	better	supply	these	higher	den-
sity	areas	with	infrastructure,	public	facilities,	fire	and	police	protection	with	respect	
to	 efficiency.	 	 These	 higher	 density	 developments	 will	 typically	 be	 single	 family	
detached	homes,	zero	lot	line	homes,	duplexes	and	may	contain	some	townhomes	
or	 apartments.	 	Developments	of 	 this	nature	 should	be	 encouraged	 to	provide	 a	
mixture	of 	development	densities	in	one	development.		

Because	of 	their	higher	densities,	these	areas	should	be	located	in	the	core	of 	exist-
ing	development	adjacent	to	the	downtown	or	major	commercial	corridors	within	
the	City,	which	means	 they	 are	 laid	out	 in	 a	 grid	or	modified	grid	 street	pattern.					
This	density	is	also	well	suited	as	a	buffer	between	the	more	moderate	densities	and	
high	density	residential	or	commercial	uses.		Also	as	a	result	of 	the	higher	density,	
a	major	collector	road	or	secondary	arterial	is	needed	to	handle	the	increased	traffic	
with	this	dense	of 	a	development.		Sidewalks	should	be	installed	and	maintained	on	
both	sides	of 	the	street.		Because	of 	their	density,	the	City	may	wish	to	put	addition-
al	architectural	standards	in	place	to	ensure	higher	quality	of 	development	as	well.

High Density

Townhomes,	apartments	and	assisted	 living	 facilities	greater	 than	7	dwelling	units	
per	acre	are	encouraged	to	be	utilized	as	transitional	elements	between	employment	
areas	and	less	dense	residential	areas.		This	high	density	classification	is	intended	to	
provide	additional	diversity	within	the	City,	as	the	community’s	youngest	and	oldest	
residents	are	more	likely	to	occupy	these	housing	types	than	any	other	housing	type	
available.		

With	the	higher	densities,	these	areas	should	be	located	in	the	core	of 	existing	devel-
opment	within	 the	 downtown	 or	 adjacent	 to	major	 commercial	 corridors	 within	
the	City,	and		be	limited,	or	even	prohibited,	on	the	outer	edges	of 	the	City.		This	
density	type	should	have	at	least	access	onto	secondary	arterials	or	parkways.		The	
City	may	wish	to	establish	maximum	density	requirement	in	their	zoning	ordinance	
to	manage	the	size	of 	these	developments.		Connections	to	the	trails	systems	should	
be	required	as	well	as	internal	sidewalks.		

Commerce and Industry
In	 order	 to	 create	 a	 balanced	 economic	 base	 for	 the	 City,	 it	 is	 recognized	 that	
some	areas	within	 the	City	 should	be	utilized	as	employment	areas.	 	The	City	of 	
Greenfield	 is	 located	 just	 far	enough	from	the	City	of 	 Indianapolis	 that	 it	 is	able	
to	maintain	 a	 separate	 and	viable	 local	 economy	 and	 also	 serve	 the	 communities	
east	 of 	 Indianapolis.	 	 Therefore,	 employment	 opportunities	 should	 be	 expanded	
to	 respond	 to	 the	demands	of 	 the	 future	population.	 	Local	 and	 regional	 access,	
existing	concentration	of 	centers	of 	activity	and	existing	service	areas	were	primary	
considerations	for	the	future	location	of 	Greenfield’s	employment	areas.		
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Uses	within	these	commercial	and	industrial	areas	will	range	in	types	of 	uses.		These	
future	employment	areas	should	be	more	“regional”	in	nature	where	the	develop-
ment	does	not	 just	serve	the	existing	population	in	the	City	of 	Greenfield,	rather	
the	population	of 	Hancock	County	and	beyond.		There	are	seven	distinct	commerce	
and	 industrial	 areas	within	 the	City.	 	The	 revitalization	efforts	of 	 the	Downtown	
Master	Plan	focus	on	the		Downtown	Commercial	Core	and	Historic	Main	Street.		
The	Neighborhood	Commercial	Nodes	will	contain	commercial	amenities	located	
in	concentrated	nodes	at	the	crossroads	of 	multiple	neighborhoods.		The	Greenfield	
Lifestyle	Center	is	a	new	commerce	area	that	will	provide	an	upscale	shopping	envi-
ronment	with	regional	and	local	access.		The	Commercial	Corridor	Overlays	should	
contain	development	standards	to	ensure	that	new	growth	along	US	40	and	SR	9	
meets	 the	higher	 aesthetic	 standards	 so	desired	by	 the	City	of 	Greenfield.	 	 	The	
Greenfield	Commerce	Park	is	an	expansion	of 	the	existing	Commerce	Park	and	it	
development	would	provide	a	hub	of 	industrial	activity	with	prime	access	to	I-70.		
The	Greenfield	Research	Campus	would	include	the	area	around	Eli	Lilly	and	would	
allow	for	the	development	of 	research	type	business	that	offers	supportive	and	con-
nective	business	support.	 	Finally,	 the	future	 light	 industrial	park	would	provide	a	
concentrated	location	for	Greenfield’s	future	light	industry	with	ready	access	to	the	
regional	transportation	system.

Downtown Commercial Core and Historic Main Street 

In	2004,	a	detailed	Downtown	Plan	was	created	for	the	City	of 	Greenfield	to	pre-
date	 this	 update.	 	 One	 of 	 the	 recommendations	 of 	 the	 Downtown	 Plan	 was	 to	
incorporate	the	document	into	the	City’s	Comprehensive	Plan	as	an	appendix.		The	
Downtown	Plan	addresses	issues	associated	directly	with	the	development	and	rede-
velopment	of 	the	heart	of 	the	City.		Several	factors	were	studied	and	detailed	recom-
mendations	were	identified	for	leadership,	business	development,	rehabilitation	and	
redevelopment,	 cultural	 amenities	 &	 community	 facilities,	 downtown	 appearance	
and	land	use.

The	 Downtown	 boundaries	 have	 been	 identified	 on	 the	 Future	 Community	
Development	Plan	Map.		The	Downtown	Plan	should	be	consulted	and	reviewed	
any	time	new	development	or	redevelopment	is	proposed	for	the	downtown	area.		
Development	decisions	should	identify	whether	or	not	the	proposed	development	
meets	the	criteria	identified	in	the	Downtown	Plan.

	As	identified	in	the	Downtown	Plan,	the	Downtown	should	remain	a	mix	of 	local	
retail	and	offices	uses	with	single-family	residential	located	at	the	edges.		Multi-fam-
ily	 residential	 should	be	 incorporated	 into	 the	downtown	area	with	 residential	on	
the	second	floor	of 	retail	or	offices	uses.		For	new	development,	density	and	scale	
should	be	consistent	with	existing	development	and	should	not	be	focused	on	big	
box	retail.	 	Building	heights	and	setback	should	be	consistent	with	adjacent	build-
ings	to	create	a	unified	and	solid	street	front.		There	should	be	an	interconnected	
system	of 	sidewalks	that	connect	to	the	Pensy	trail.		Formal	green	areas,	courtyard	
and	plazas	 should	be	 continued	 and	 enhanced.	 	Pedestrian	oriented	development	
such	as	outdoor	dining	should	be	oriented	to	the	street	with	parking	on	the	side	or	
in	the	rear.		Drive-thrus	should	be	prohibited	as	they	would	cause	traffic	issues	and	
be	out	of 	character	with	the	existing	land	use.		Landscaping	should	be	encouraged	
through	the	use	of 	street	trees	and	planters.		Signage	should	be	incorporated	into	
the	character;	however	it	should	not	be	the	focal	point.	Banners,	awnings,	projection	
and	neon	signs	should	be	discouraged.
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Neighborhood Commercial Nodes 

Four	commercial	nodes	have	been	identified	within	the	City	of 	Greenfield	that	will	
contain	neighborhood	retail	services	and	focus	on	the	day-to-day	activities	of 	the	
residents	in	the	surrounding	neighborhoods.		The	locations	of 	these	nodes	include:		
US	40	and	a	yet	as	unnamed	road,	MacKenzie	Road	and	Meridian,	SR	9	and	CR	200	
and	US	40	and	400	East.		These	nodes	will	be	primarily	retail	and	offices	that	will	
be	small	to	medium	scale	that	are	no	larger	than	##	square	feet	occupying	no	more	
than	##	acres.		These	quadrants	would	include	stand	alone	buildings	or	a	small	strip	
center.		Such	uses	could	include	small	convenience	store	that	contains	gas	pumps,	
pizza	shops,	dry	cleaning,	coffee	shops,	a	bank,	insurance	office,	real	estate	office,	
small	 restaurant,	 veterinary	 office,	 jewelers,	 etc.	 	 Additional	 one	 or	more	 of 	 the	
corners	could	also	be	developed	with	institutional	uses	such	as	a	church,	school	or	
community	facility.		It	is	possible	that	community	nodes	are	developed	in	conjunc-
tion	with	these	areas.		Typically,	higher	density	residential	areas	will	be	nestled	against	
these	areas	to	provide	a	buffer	to	lower	density	residential	areas.		Buildings	should	
be	located	and	designed	similar	to	the	existing	character	of 	residential	development,	
with	the	height	of 	the	buildings	no	higher	than	two	stories.		Vehicular,	pedestrian	
and	non-motorized	connectivity	between	adjacent	uses	and	strong	connections	to	
adjacent	arterials	and	collector	roads	should	be	required.		

Greenfield Lifestyle Center

In	examining	the	market	potential	for	the	east	side	of 	Indianapolis,	a	noticeable	gap	
in	 services	 can	be	 identified	 regarding	 a	 regional	 retail	 presence.	 	Greenfield	 cur-
rently	has	a	mix	of 	local	and	community	regional	retail,	however	the	businesses	one	
would	typically	find	in	a	regional	shopping	facility	is	underserved.

It	is	recommended	that		a	lifestyle	center	be	created	north	of 	I-70	and	west	of 	SR	9,	
as	this	area	has	been	selected	due	to	its	access	and	visibility	from	I-70	and	the	loca-
tion	of 	it	is	in	close	proximity	of 	existing	development	in	the	City.		A	lifestyle	center	
is	typically	an	outdoor	shopping	center	or	mixed-use	commercial	development	that	
combines	the	traditional	retail	functions	of 	a	shopping	mall	but	with	leisure	ameni-
ties	oriented	 towards	upscale	 consumers.	 	 	Examples	of 	 lifestyle	 centers	 are	Clay	
Terrace	in	Carmel	and	Metropolis	in	Plainfield.

Should	a	developer	approach	the	City	about	the	possibility	of 	developing	a	lifestyle	
center,	there	are	several	principles	that	the	City	should	consider	in	its	review	of 	such	
a	development:

Principle One:  Focused Uses
A	 lifestyle	center	contains	very	 focused	 retail	based	uses	 including	entertainment,	
retail,	restaurants	and	a	small	component	of 	office.		The	development	should	gen-
erally	be	about	500,000	square	feet	and	contain	about	80,000	square	feet	of 	office.		
The	 uses	 found	 in	 the	 lifestyle	 center	 should	 contain	 retail	 that	 draws	 regional	
customers	versus	unique,	 specialty	 stores	which	would	compete	with	Greenfield’s	
Downtown,	which	 also	have	 the	potential	 to	draw	 regional	 customers,	only	 for	 a	
much	different	product	and	experience.

Principle Two:  Central Spine
Lifestyle	 centers	 contain	 retail	 uses	 that	 are	 generally	 located	 along	 and	 facing	 a	
central	spine.		The	spine	should	be	designed	to	be	pedestrian	friendly	with	limited	
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on-street	parking	located	along	the	spine.		Rather,	parking	should	be	located	behind	
the	retail	stores.		

Principle Three:  Large-Scale Development
Lifestyle	centers	draw	from	a	regional	market.		Therefore,	two	to	four	anchor	stores	
are	typically	located	at	the	ends	of 	the	development	with	regional	and	national	retail	
stores	and	restaurants	located	in	between.		Anchor	stores	can	range	from	traditional	
department/discount	stores	to	entertainment	venues	like	theaters	to	sporting	goods,	
home	stores	or	book	stores.

Principle Four:  Synergy Between Uses
Lifestyle	centers	are	destination	places.		Their	uses	should	be	compatible	and	play	
off 	one	 another	 in	order	 to	draw	people	 to	 the	 area.	 	The	 location	off 	 I-70	will	
provide	high	visibility	and	allow	for	easy	access	to	the	site.			The	topography	around	
the	site	will	compliment	the	synergy	of 	the	uses	by	providing	a	natural	amenity	and	
by	providing	the	highest	and	best	use	of 	the	land	in	that	location.		

Principle Five:  Provide for Accessibility
Lifestyle	centers	are	designed	with	the	pedestrian	in	mind	and	contain	elements	that	
allow	 for	walkability	between	 retail,	 entertainment,	 restaurant	 venues	 and	parking	
areas.	 Sidewalks	 should	 be	 incorporated	 into	 the	 design	 and	 buildings	 should	 be	
located	as	close	to	the	street	as	possible.		Pedestrian	amenities	such	as	benches,	coor-
dinated	trash	receptacles,	directional	signage,	and	lighting	should	not	only	be	pro-
vided,	but	should	coordinated	as	a	cohesive	element	to	the	centers	overall	design.

Principle Six:  Appropriate Themes
Because	 of 	 the	 regional	 nature	 and	 the	 scale	 of 	 the	 lifestyle	 center,	 good	 design	
themes	are	used	to	reinforce	the	entertainment	and	destination	oriented	nature	of 	
the	 center.	 	Human-scale	 building	 fronts,	 open	 spaces	 and	 distinctive	 streetscape	
are	potential	treatments	that	create	an	overall	theme.		This	will	be	especially	impor-
tant	since	the	Lifestyle	center	is	located	at	a	major	gateway	into	the	community	for	
Greenfield.

Principle Seven:  Corporate Marketing
To	bring	people	to	the	lifestyle	center,	coordinated	marketing	between	the	commu-
nity	and	the	Lifestyle	Center	as	well	as	among	the	retail	vendors	is	more	prominent	
than	other	types	of 	venues	for	cross	selling	and	marketing	of 	the	area.		It	will	be	
critical	that	the	types	of 	uses	locating	in	this	lifestyle	center	not	compete	with	the	
downtown	customer	base	drawing	people	and	businesses	from	the	downtown.		In	
evaluating	proposals,	a	single	developer	should	be	desired	 to	assist	with	 the	cross	
promotion	of 	the	entire	center.

Fifteen and Thirty Year Growth Boundary  
Recommendation

In	updating	this	Comprehensive	Plan,	noticeable	gaps	in	the	fabric	of 	development	
emerged	with	 the	 leapfrogging	of 	 development	 away	 from	 the	 center	 core.	 	The	
pattern	of 	development	creates	inefficiencies	in	providing	City	services	as	well	as	a	
higher	cost	of 	development.		To	maintain	the	City’s	development	pattern	and	quality	
of 	development,	the	City	is	embracing	a	“growth	boundary”	to	help	encourage	infill	
and	reinvestment	at	 the	core	where	existing	services	already	exist.	 	 Infill	develop-
ment	is	the	development	or	use	of 	vacant	properties	that	exist	within	the	core	of 	
the	community.
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There	 are	 several	 large	 areas	 within	 the	 City	 which	 present	 infill	 development	
opportunities.	 	These	 areas	 should	be	of 	 the	highest	 priority	 for	 future	 develop-
ment	because	they	already	contain	services	and	are	most	capable	of 	absorbing	the	
impacts	of 	new	development.		There	are	also	other	areas	with	scattered	vacancies.		
Infill	development	can	be	completed	by	a	single	builder	for	a	single	home,	by	a	single	
developer	for	multiple	homes,	or	by	a	group	such	as	Habitat	for	Humanity	without	
undue	limitations	to	standard	building	practices.		

The	City	should	use	such	incentives	as,	 increased	density,	reduce	lot	sizes,	relaxed	
setback	 and	parking	 requirements,	 the	offering	of 	 tax	 abatements	 for	businesses,	
and	by	enhancing	and	promoting	the	presence	of 	existing	in	these	areas	instead	of 	
paying	to	extended	utilities	to	an	undeveloped	site.		Incentives	regarding	zoning	and	
development	 process	 include	 developing	 a	 fast	 track	 and	 streamlined	 permitting	
process	and	zoning	for	mixed-use	development.		

Commercial Corridor Overlays

The	City	of 	Greenfield	should	establish	three	commercial	corridor	districts:	one	for	
SR	9,	US	40	and	I-70.		The	purpose	of 	establishing	these	areas	as	overlay	districts	is	
to	create	a	public/private	partnership	for	enhancing	the	land	use	and	the	aesthetic	
quality	and	design	along	these	corridors.		These	corridors	will	retain	their	regional	
nature.		Interstate70	will	continue	to	be	the	hub	for	industrial	development,	while	
SR	9	will	continue	 to	serve	as	 the	regional	community	 retail	 sector	and	US	40	as	
the	downtown	artery	with	its	more	local,	specialized	retail	uses	that	attract	regional	
consumers.

The	SR	9,	US	40	and	I-70	corridors	play	an	 important	 transportation	function	 in	
moving	traffic,	and	development	patterns	along	these	corridors	to-date	have	created	
a	number	of 	transportation	issues.		From	a	land	use	perspective,	managing	land	uses,	
signage,	location	of 	development	on	the	lot,	types	of 	uses	and	access	management	
can	play	a	significant	role	in	minimizing	transportation	conflicts,	increasing	aesthet-
ics	along	the	corridor	and	creating	an	identifiable	gateway	into	the	community.

Interstate	70	and	US	40	still	have	 large	parcels	of 	 land	 that	are	undeveloped	and	
there	are	several	“missing”	teeth	to	infill	along	SR	9	between	the	existing	develop-
ment.		Much	of 	the	development	along	these	corridors	has	occurred	without	signifi-
cant	regard	to	a	cohesive	development	theme	or	plan.		Because	these	I-70,	SR	9	and	
US	40	are	major	corridors	into	the	community	and	because	they	serve	as	the	spine	
for	 transportation	movement,	a	detailed	 land	use	study	for	 the	redevelopment	of 	
portions	of 	SR	9	and	the	infill	of 	mission	teeth	is	recommended,	and	should	occur	
prior	to	the	creation	of 	the	corridor	overlay	district.		

The	Corridor	Overlay	District	would	be	a	transparent	zone	that	lies	on	top	of 	the	
existing	zoning	for	SR	9,	US	40	and	I-70.		This	overlay	zone	would	add	additional	
design	 standards	 or	 restrictions	 above	 those	 required	 in	 the	 existing	 zoning,	 and	
exclude	certain	uses	from	development	in	these	particular	corridors.		The	remainder	
of 	the	provisions	would	be	those	of 	the	base	district	(existing	zoning).		For	each	of 	
these	corridors,	 the	overlay	district	would	be	used	to	create	a	unifying	streetscape	
program	 and	 design	 standards	 that	 limit	monotony,	 control	 traffic	 problems	 and	
signage,	and	require	open	space	and	landscaping.		The	City	would	review	proposed	
developments	 within	 these	 corridors	 for:	 lot	 size,	 accessory	 buildings,	 building	
height,	architectural	design	features,	landscaping,	storage	and	loading	areas,	parking,	
lighting,	signage,	and	access	points	on	major	roads.
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Greenfield Commerce Park

Over	the	past	decade,	the	City	of 	Greenfield	has	invested	in	the	creation	of 	what	is	
now	known	as	Commerce	Park,	which	is	located	just	south	of 	I-70	and	east	of 	SR	
9.		The	purpose	of 	this	development	was	to	provide	an	area	within	the	City	in	which	
to	generate	 job	creation	through	light	 industrial	and	office	uses.	The	City	wanted,	
and	 still	 wants,	 to	 continue	 to	 promote	 well	 planned	 development	 and	 preserve	
additional	land	along	I-70	for	future	job	growth.		Therefore,	it	is	recommended	that	
additional	land	be	developed,	preferably	to	the	west	of 	Fortville	Road	and	south	of 	
I-70	and	north	of 	I-70	just	west	of 	SR	9.		These	areas	are	important	to	the	City’s	
ability	to	provide	the	highest	and	best	use	for	economic	development,	therefore	the	
City	should	preserve	these	areas	for	light	industrial	and	office	development	as	the	
interstate	provides	key	access	and	 location	for	 these	businesses.	 	Additionally,	 the	
City	has	established	a	policy	that	distribution	facilities	are	not	an	appropriate	use	in	
these	areas	because	of 	the	limited	amount	of 	jobs	associated	with	this	type	of 	use.		

Greenfield Research Campus

On	 the	 south	 side	 of 	 US	 40,	 west	 of 	 Franklin	 Road,	 Eli	 Lilly	 has	 developed	 a	
research	campus.		Further	designation	of 	this	land	for	this	particular	use	will	con-
tinue	to	allow	Eli	Lilly	to	grow	and	expand	in	Greenfield	and	provide	jobs	for	the	
local	 economy.	 	Therefore,	 to	protect	 this	 area	 and	encourage	other	 similar	busi-
nesses	 to	 locate	close	 to	 the	Eli	Lilly	Campus,	a	 research	campus	designation	has	
been	given	to	the	Eli	Lilly	property	on	the	Future	Community	Development	Plan	
Map.		Employment	uses	such	as	office,	research,	bio	industry	and	high	technology	
uses	with	 limited	 supporting	 commercial	 should	be	promoted	 in	 this	 designation	
and	on	the	north	side	of 	US	40.	

	

Nodes and Pathways
	

Community Nodes/Neighborhood Hubs

In	the	basic	building	blocks	of 	every	community	are	community	facilities	which	are	
the	heart	and	spirit	of 	activity	in	the	community.		The	community	node	designation	
for	Greenfield	 is	 the	general	 creation	of 	 a	central	hub,	 some	 type	of 	community	
facility	(fire	station,	park,	school,	church,	community	center,	and	library)	within	each	
neighborhood.

While	 the	placement	of 	 the	nodes	does	 take	 into	 account	 the	 location	of 	 future	
community	facilities,	in	general,	the	community	node	should	be	located	within	walk-
ing	distances	from	the	surrounding	neighborhoods	that	are	acceptable	for	the	aver-
age	person.		For	an	adult,	five	minutes	has	been	documented	as	optimum	walking	
distance	between	the	home	and	community	nodes.		Beyond	this	five	minute	distance	
it	is	likely	that	people	will	use	their	cars.		The	Community	Development	Plan	map	
represents	 the	 optimal	 placement	 of 	 these	 nodes	 so	 that	 Greenfield’s	 neighbor-
hoods	are	support	by	this	nodal	system.
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Historic Corridor Enhancements

US	 40	 has	 been	 identified	 as	 a	 historic	 corridor	 in	 the	 Future	 Community	
Development	Plan.		Several	local	specialty	shops	have	located	along	this	corridor	in	
the	downtown	area.		There	are	several	visitors	to	the	City	that	travel	along	US	40	
looking	for	antique	shops	and	other	specialty	retail.		Downtown	Greenfield	provides	
one	of 	those	destinations.		While	the	City	has	some	special	treatments	such	as	land-
scaping,	banners	and	light	in	a	portion	of 	its	downtown,	this	type	of 	theming	should	
be	continued	along	US	40.		A	design	study	should	look	at	the	different	segments	of 	
US	40	to	develop	a	design	theme	from	one	end	of 	the	gate	way	to	the	other.		The	
theming	identified	for	the	western	segment	of 	the	corridor	will	be	different	from	
the	downtown	and	eastern	segments	due	to	the	changes	in	land	use.		The	character	
of 	these	segments	will	be	different	and	the	land	use	will	play	a	key	role	in	helping	
to	establish	that	theme	and	treatment	for	the	road	way.		Additionally	an	overlay	dis-
trict	should	be	enacted	here	to	protect	the	existing	development	ensuring	the	future	
development	is	compatible	in	scale,	type	and	architecture.	

Greenfield Parkway 

As	 the	 City	 continues	 to	 build	 out,	 additional	 burden	 will	 be	 place	 on	 the	 local	
transportation	system,	especially	SR	9.		Additional	north/south	and	east/west	access	
is	 needed.	 	With	 the	 amount	 of 	 residential	 development,	 the	Future	Community	
Development	Plan	Map	illustrates	a	proposed	recommendation	to	create	a	parkway	
in	the	City	to	help	transport	residents	from	the	neighborhoods	to	the	interstate	and	
to	other	areas	within	 the	community	without	having	 to	use	SR	9	or	US	40.	 	The	
proposed	conceptual	route	would	include	New	Road,	CR	400,	Franklin	Road	and	
a	 connection	on	 the	west	 side	of 	 the	City.	 	For	 the	purposes	of 	 establishing	 the	
parkway,	a	suggested	location	was	identified	for	the	west	side	of 	the	City.		As	the	
City	updates	its	thoroughfare	plan,	the	exploration	of 	the	location	of 	that	western	
segment	will	need	to	be	addressed.		

With	the	quality	of 	development	and	the	community	as	a	major	issue	for	residents,	
the	 City,	 during	 the	 update	 of 	 the	 thoroughfare	 plan,	 should	 develop	 a	 corridor	
treatment	 for	 the	parkway	 to	 increase	 aesthetics	 for	 this	primary	corridor.	 	Some	
elements	that	the	City	might	consider	for	this	proposed	Parkway	is	ornamental	street	
lighting,	 landscaping	with	 shade	 trees	 and	perennial	plantings,	wayfinding	 signage	
(with	graphic	orientation),	pedestrian	walk/greenway	connection	with	appropriate	
graphic	signage	along	the	trail	route.		The	pathway	could	be	either	on-street	or	sepa-
rate	from	the	roadway	by	a	planted	parkway	strip.

Gateways	

Gateways	are	those	areas	which	are	seen	as	primary	access	points	into	the	communi-
ty.				The	gateways	should	be	developed	with	a	unique	character,	while	giving	promi-
nence	to	particular	access	points	in	the	City.		The	Future	Community	Development	
Plan	Map	identifies	five	locations	for	gateways	into	the	community.		These	gateways	
are	 broken	 down	 into	 two	 types	 of 	 gateways;	 Primary	Gateways	 and	 Secondary	
Gateways.		The	primary	gateways	are	I-70	and	SR	9,	US	40	and	200	West,	US	40	and	
400	East	and	SR	9	and	300	South.		These	areas	serve	as	the	primary	entrances	into	
the	City.		One	secondary	gateway	has	been	identified	at	SR	9	and	McKenzie	Avenue.		
This	gateway	emphasizes	the	community	commercial	district	and	the	transition	in	
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uses	to	residential,	office	and	specialty	retail	shops.			New	development	or	redevel-
opment	that	is	proposed	for	these	areas	should	be	carefully	reviewed	for	aesthetic	
improvements,	quality	of 	development	and	types	of 	uses.	

Gateway Recommendations

1. Primary Gateways

	 	 Primary	gateways	are	those	areas	which	are	considered	to	be	the	major		
	 	 access	routes	into	Greenfield.		Currently	these	gateways	have	moderate		
	 	 development	that	had	surrounded	the	entrance	way.		Therefore	it	is		
	 	 important	for	the	City	to	create	gateway	enhancement	recommendations		
	 	 to	guide	new	development	and	the	improvements	of 	existing		 	
	 	 development	and	public	right-of-way.		The	City	has	an	opportunity		
	 	 to	ensure	that	high	quality	growth	is	located	in	these	areas.		There	are	four		
	 	 primary	gateways	that	have	been	identified	including:		I-70	and	SR	9,		
	 	 US	40	and	200	West,	US	40	and	400	East	and	SR	9	and	300	South.

	 	 There	are	several	actions	that	the	City	should	take	for	Primary	Gateways.

	 	 •	 Limit	Curb	Cuts	along	the	corridor	–	The	addition	of 		 	
	 	 	 individual	curb	cuts	will	contribute	to	an	already	congested	road.			
	 	 	 Limiting	curb	cuts	and	requiring	single	access	points	within	a		
	 	 	 development	contributes	to	a	smooth	flow	of 	traffic	and	provides		
	 	 	 the	opportunity	to	enhance	the	gateway	with	signage	and		 	
	 	 	 landscaping.

	 	 •	 Appearance	of 	Signage	–	The	improper	types,	placement	and		
	 	 	 scale	of 	signs	contribute	to	poor	appearance	and	a	sense	of 	a		
	 	 	 gateway	and	corridor	of 	being	nothing	more	than	an		 	
	 	 	 advertisement.		Signage	should	be	grouped	together	with		 	
	 	 	 coordinating	materials	instead	of 	individual	signage.		Businesses		
	 	 	 should	have	an	identification	sign	on	the	building,	however	the		
	 	 	 use	of 	additional	poles	or	the	upward	expansion	of 	a	building	to		
	 	 	 place	a	sign	should	be	discourage	in	primary	gateway	areas.

	 	 •	 Architectural	style	of 	buildings	–	Buildings	located	in	the	primary		
	 	 	 gateway	area	should	be	consistent	and	compatible	to	one	another.			
	 	 	 The	compatible	uses	of 	building	materials,	including	architectural		
	 	 	 style	and	color	contribute	to	a	cohesive	gateway.		This	gives		
	 	 	 distinction	and	character	to	the	gateway.

	 	 •	 Parking	and	Landscaping	–	Buildings	with	large	surface		 	
	 	 	 parking	lots	located	within	the	gateway	area	should	have		 	
	 	 	 vegetative	plantings	to	buffer	or	soften	the	development.		This		
	 	 	 is	especially	true	in	older,	more	established	gateways	where	past		
	 	 	 landscape	standards	were	not	as	significant	or	creative	as	with		
	 	 	 more	recent	development.		Parking	lots	without	landscaping,	or		
	 	 	 with	very	minimal	landscaping	should	not	occupy	large	areas	or		
	 	 	 entire	parcels	within	a	gateway	area	as	this	portrays	a	sense	of 		
	 	 	 underutilization.		The	use	of 	plantings	in	a	median	or	along	a		
	 	 	 right	of 	way	can	be	utilized	to	visually	enhance	an	area.			 	
	 	 	 Additionally	the	use	of 	fencing	material	such	as	split	rail	or		
	 	 	 wrought	iron	fence	can	be	used	as	a	visual	screen	to	buffer		
	 	 	 parking	lots.
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	 	 •	 Lighting	-	In	general,	lighting	usually	exists	mainly	at	intersections		
	 	 	 and	interior	parking	lots.		Lighting	can	be	used	in	creative	ways	to		
	 	 	 enhance	an	area	and	provide	a	feeling	of 	security	at	night.			
	 	 	 Lighting	styles	can	also	be	utilized	to	develop	a	unique	character		
	 	 	 for	the	gateway.		The	use	of 	decorative	lighting	styles,	along	with		
	 	 	 coordinated	landscaping	and	special	design	elements	helps	to		
	 	 	 create	a	strong	sense	of 	identity	for	the	gateway.

	 	 •	 Monuments	-	The	use	of 	community	identity	markers,		 	
	 	 	 illuminated	pylons	with	large,	ornamental	planters,	and/or	stand-	
	 	 	 alone	banner	poles	in	the	median	will	help	to	continue	graphic		
	 	 	 continuity	and	intensity	from	the	gateway	along	a	corridor	and		
	 	 	 give	an	area	character	and	distinction.

2.  Secondary Gateways

	 	 Secondary	Gateways	is	those	areas	which	are	considered	to	be		 	
	 	 secondary	access	routes	into	the	community.		Secondary	gateways	are		
	 	 established	with	development	and	used	primarily	by	local	residents.		Since		
	 	 development	is	already	established	in	these	areas,	improvements	to	signify		
	 	 a	gateway	are	limited	to	visual	improvements	including	landscaping,		
	 	 signage	and	the	use	of 	monuments	that	will	help	call	attention	to	an	area.			
	 	 Because	these	are	considered	secondary	gateways,	significant	treatment	is		
	 	 not	needed.		Greenfield	has	one	secondary	gateway	that	has	been		 	
	 	 identified	for	SR	9	and	McKenzie	Avenue.		This	gateway	emphasizes	the		
	 	 community	commercial	district	and	the	transition	in	uses	to	residential,		
	 	 office	and	specialty	retail	shops.			

	 	 There	are	several	actions	the	City	should	take	for	secondary	gateway	areas		
	 	 including:

	 	 •	 Appearance	of 	signage	-	The	current	type,	placement	and	scale		
	 	 	 of 	signs	contribute	to	a	poor	appearance	and	a	sense	that	the		
	 	 	 gateway	is	nothing	more	than	an	advertisement.		Signage	should		
	 	 	 be	grouped	together	with	coordinating	materials	to	replace	the		
	 	 	 current	trend	of 	several	individual	signs.		Businesses	may	have		
	 	 	 a	sign	on	the	building	for	identification;	however,	the	use	of 		
	 	 	 additional	pole	or	monument	signs	should	be	discouraged	in		
	 	 	 primary	gateway	areas.		Community	way	finding	directional	pylons		
	 	 	 and	signs	should	be	used	to	welcome	visitors	to	the	community		
	 	 	 and	point	them	in	the	right	direction.

	 	 •	 Parking	and	Landscaping	-	Buildings	and	large	surface	parking		
	 	 	 lots	located	within	the	gateway	area	should	have	vegetative		
	 	 	 plantings	to	buffer	or	soften	the	development.		This	is	especially		
	 	 	 true	in	the	older,	more	established	gateways	where	past	landscape		
	 	 	 standards	were	not	as	significant	or	creative	as	with	more	recent		
	 	 	 development.		Parking	lots	without	landscaping,	or	with	very		
	 	 	 minimal	landscaping	should	not	occupy	large	areas	or	entire		
	 	 	 parcels	within	a	gateway	area	as	this	portrays	a	sense	of 		 	
	 	 	 underutilization.		The	use	of 	plantings	in	a	median	or	along	a		
	 	 	 right	of 	way	should	be	utilized	to	visually	enhance	an	area.			
	 	 	 Additionally	the	use	of 	fencing	material	such	as	split	rail	or		
	 	 	 wrought	iron	fence	can	be	used	as	a	visual	screen	to	buffer		
	 	 	 parking	lots.
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	 	 •	 Monuments	-	The	use	of 	community	identity	markers,		 	
	 	 	 illuminated	pylons	with	large	ornamental	planters,	and/or			
	 	 	 stand-alone	banner	poles	in	the	median	will	help	to	continue		
	 	 	 graphic	continuity	and	intensity	from	the	gateway	along	a	corridor		
	 	 	 and	give	an	area	character	and	distinction.	

Parks, Greenways and Trail System
The	City	of 	Greenfield	has	planned	a	trail	system	as	part	of 	their	last	comprehensive	
plan	update.		Over	the	past	five	years,	as	new	development	has	been	approved,	the	
community	has	worked	with	the	developers	 to	connect	 the	trail	 systems	together.		
To	continue	to	tie	neighborhoods	together	and	create	an	overall	system	plan	for	the	
City,	the	several	improvements	to	the	park	system,	greenways	and	trail	system	have	
been	recommended.		

The	City	of 	Greenfield	has	several	parks	which	predominately	serve	the	core	and	
areas	north	of 	US	40.		Since	growth	is	expected	to	continue	to	grow	to	the	south	of 	
US	40	and	north	of 	I-70,	as	the	population	increases,	these	areas	could	potentially	be	
underserved.		The	Future	Community	Development	Map	identifies	two	additional	
parks	to	be	added	in	the	future.		One	potential	area	is	south	of 	200	South	and	west	
of 	Brandywine	Creek	that	could	be	developed	as	a	park	in	the	future.		This	would	
serve	the	southern	part	of 	the	City.		The	second	park	is	proposed	to	the	north	of 	
I-70,	due	north	of 	the	Lifestyle	Center.		This	area	has	significant	topography	which	
would	make	a	nice	park	 to	serve	 the	north	side	of 	 the	City.	 	These	 locations	are	
somewhat	conceptual,	but	provide	the	parks	department	and	the	Plan	Commission	
some	general	locations	to	review	when	new	developments	are	proposed.		

Additionally,	the	greenway,	trail	and	path	network	has	been	expanded	from	the	1997	
Comprehensive	Plan	 to	provide	 access	 to	new	development.	 	Brandywine	Creek,	
Little	Brandywine	Creek,	Potts	Ditch	and	Pensy	Trail	serve	as	the	major	greenway	
and	multi-use	trail	spines	in	the	community.		These	areas	would	connect	many	of 	
the	other	off-street	and	on-street	trail	systems	to	create	a	cohesive	pedestrian	system	
for	the	City.		It	is	anticipated	that	Brandywine	Creek,	Little	Brandywine	Creek	and	
Potts	Ditch	would	remain	in	a	natural	state	and	could	contain	a	natural	trail	area	in	
some	 locations	 that	do	not	have	 topographical	 issues.	 	Several	on-street	bikeways	
have	been	identified.		Most	notable	is	the	bikeway	that	would	be	along	the	proposed	
Parkway	of 	200	South,	400	East,	200	North	and	a	new	north-south	street.		Other	
on-street	bikeways	are	proposed	for	300	North,	New	Road,		MacKenzie	Road,	Park	
Avenue,	Tague	Street,	Franklin	Street,	and	a	yet	unnamed	trail	connection	west	of 	
Franklin	Street,	connecting	several	subdivisions	from	the	proposed	Parkway	to	US	
40.		Several	other	small	connections	for	off-street	trails	have	been	identified	to	con-
nect	the	neighborhood	nodes	to	the	trail	system.

Besides	a	trail	program,	sidewalks	are	another	useful	tool	to	help	completed	a	system	
wide	pedestrian	network.		All	new	development	should	have	sidewalks	that	connect	
neighborhoods	with	parks	and	other	community	services.		The	City	should	under-
take	a	comprehensive	sidewalk	inventory	to	identify	where	sidewalks	are	lacking	and	
those	sideways	that	need	to	be	improved	or	upgraded.

As	new	subdivision	developments	are	proposed,	whether	they	are	traditional	subdi-
visions	or	Planned	Unit	Developments	(PUD),	they	should	be	reviewed	in	context	
of 	this	trail,	greenway	and	system	plan	and	if 	possible,	require	new	subdivisions	to	
provide	connections	those	trail	and	sidewalk	connections	are	part	of 	their	improve-
ments	to	the	land.
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Introduction
Meetings	with	the	citizens	and	steering	committee	reinforced	that	appearance,	design	
and	quality	of 	development	should	be	the	focus	of 	this	plan.	Therefore,	there	is	a		
strong	emphasis	on	design	principles	throughout	this	Comprehensive	Plan	update.

The	Future	Community	Development	Plan	Map	focuses	on	creating	activity	centers	
through	the	promotion	of 	community	nodes	and	commercial	nodes.		The	intent	of 	
this	Plan	is	to	create	and	foster	strong,	traditional	neighborhoods	which	are	the	heart	
of 	how	the	community	has	stayed	in	its	compact	form.		Strip	development	should	
be	 limited	by	 the	creation	of 	 four	commercial	nodes	which	are	 to	provide	mixed	
use	 local	services	such	as	commercial,	office,	 institutional	surrounded	by	a	higher	
density	residential	mix.

The	other	backbone	of 	the	Future	Community	Development	Plan	Map	is	the	trails,	
greenways	 and	 sidewalks	 which	 connect	 these	 commercial	 nodes	 and	 neighbor-
hoods	to	the	central	core.		Roads	should	continue	to	be	design	with	a	grid	or	modi-
fied	grid	pattern	 to	promote	 connectivity.	 	Trails,	 greenways	 and	 sidewalk	 should	
be	 incorporated	 into	new	developments	 to	connect	 to	existing	developments	and	
developed	areas	to	provide	safe,	convenient	travels	that	make	all	areas	accessible	to	
pedestrians	and	bicyclist,	runners	to	provide	a	higher	degree	of 	connectivity.		

The	development	of 	corridors	is	a	priority	of 	this	Plan.		Understanding	that	roads	
serve	many	different	functions	in	addition	to	traffic	and	the	creation	of 	an	identity	
through	 placement	 of 	 land	 uses,	 and	 coordination	 of 	 lighting,	 signage	 and	 land-
scaping	all	promote	economic	development	and	the	location	of 	a	premier	business	
district.

Neighborhood Recommendations
It	 is	recommended	that	the	City	focus	commercial	and	industrial	growth	at	prime	
locations	that	offer	the	highest	level	of 	infrastructure	and	regional	access,	encourag-
ing	nodal	development	versus	scattered	or	strip	development.

Greenfield’s	overall	growth	policy	is	to	establish	a	community	of 	traditional	neigh-
borhoods,	encouraging	the	highest	 level	of 	 intensity	that	 local	site	conditions	will	
support	and	infilling	underutilized	or	vacant	land	to	keep	the	City	compact.		

The	 City	 of 	Greenfield	 has	 experienced	 tremendous	 residential	 growth	 over	 the	
past	decade.		While	the	housing	market	has	shifted	in	2004,	growth	is	still	occurring,	
albeit	not	as	quickly	as	during	the	housing	boom	of 	the	early	2000’s.		Several	steering	
committee	meetings	were	devoted	to	discussing	housing	mix,	type	of 	housing	and	
quality	of 	housing.		As	new	residential	growth	continues,	concerns	are	raised	regard-
ing	the	quality	of 	new	development	and	if 	it	is	meeting	the	needs	of 	the	growing	
population,	providing	opportunities	for	all	generations	to	live	in	Greenfield.		

In	 order	 to	 address	 these	 issues,	 one	 of 	 the	 recommendations	 of 	 the	 plan	 is	 to	
create	a	neighborhood	and	residential	strategy	to	keep	Greenfield’s	neighborhoods	
strong,	healthy	and	viable.		During	this	process,	information	was	collected	regard-
ing	Greenfield’s	housing.	 	It	was	supplemented	by	 information	gather	by	the	City	
regarding	future	development	proposals,	both	approved,	in	process	and	anticipated.		
It	was	 estimated	 that	 the	City	growth	 in	 a	20	year	period	would	 require	 approxi-
mately	XX	housing	units.		With	anticipated	and	approved	development,	over	6,500	
units	will	be	available	over	 the	next	20	years.	 	This	 is	more	housing	 than	what	 is	
needed	by	the	community	during	this	time	period.
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	To	ensure	that	new	and	existing	housing	does	not	deteriorate	and	impact	the	sta-
bilization	 of 	 the	 neighborhoods,	 a	 strategy	 is	 recommended	 to	monitor	 housing	
and	 the	 neighborhoods.	 	 This	 strategy	 centers	 around	 three	 elements	 including	
assessment	and	categorization	of 	residential	areas	by	conditions,	a	determination	of 	
what	activities	could	be	implemented	to	improve	each	type	of 	residential	area,	and	
prioritizing	activities	within	an	overall	improvement	strategy.

In	this	plan,	the	neighborhoods	were	the	organizational	structure	for	the	City.		Often	
times,	the	vitality	of 	the	city	itself 	are	often	determined	by	the	vitality	of 	the	neigh-
borhoods.	 	Similarly,	cities	are	often	viewed	in	terms	of 	vacant	buildings	and	 lots	
and	how	they	respond	to	the	need	to	redevelop	certain	areas.

	

Implementation
The	Greenfield	Comprehensive	Plan	reflects	a	thirty	year	time	period.		This	plan-
ning	period	allows	adequate	time	to	implement	new	development	ordinances,	land	
use	patterns,	transportation	networks	and	facility	plans.		Capital	improvement	fund-
ing	strategies,	funding	sources	and	planning	techniques	are	important	facets	of 	the	
Comprehensive	Plan’s	implementation	and	ultimate	success.

The	previous	chapters	of 	this	Plan	focused	on	“what”	to	do,	“where”	to	do	it,	with	
an	understanding	of 	 “why”	 it	needs	 to	be	done.	 	While	 these	 items	 are	 certainly	
important,	they	are	not	adequate	to	ensure	that	the	plan	is	successfully	implemented.		
“When”	 and	 “who”	 are	 components	 that	 also	must	 be	 considered	 in	 developing	
action	items	to	follow.		Implementation	is	the	phase	of 	the	planning	process	which	
turns	the	action	steps,	as	stated	in	the	plan,	into	realities.		While	the	various	com-
ponents	of 	this	Plan	contain	goals	and	policy	statements,	specific	implementation	
strategies	and	 techniques	have	been	partially	 identified.	 	Since	methods	of 	 imple-
mentation	are	issue-specific,	identification	of 	all	possible	alternatives	for	achieving	
a	desired	end	is	not	feasible.		In	many	circumstances,	it	will	be	necessary	to	develop	
and	adopt	detailed	plans	or	studies	prior	to	 implementation.	 	In	addition,	policies	
listed	in	this	plan	have	not	been	prioritized	as	to	their	relative	importance.		

Administering the Plan
The	 text	 of 	 this	 Comprehensive	 Plan	 and	 its	 accompanying	maps	 represent	 the	
“vision”	of 	Greenfield	 residents	 for	 the	 future	development	of 	 their	 community.		
The	focus	of 	this	Plan	is	a	conceptual	Future	Community	Development	Plan	Map	
that	visually	depicts	the	development	of 	areas	within	the	Greenfield	Planning	Area	
utilizing	a	variety	of 	 land	use	management	 techniques.	 	This	map	 is	 the	result	of 	
citizen	and	community	leadership	input	that	is	represented	in	the	recommendations	
of 	this	Plan.			

The	Future	Community	Development	Plan	Map	illustrated	in	Chapter	XX	of 	this	
Plan	 provides	 conceptual	 snapshots	 of 	 how	 the	 Greenfield	 Planning	 Area	 will	
look	 in	2025.	 	The	uncertainty	 associated	with	 the	 timing	 and	 location	of 	 future	
development	requires	the	community	to	remain	flexible	towards	the	futures	many	
possibilities.
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How should the plan be interpreted?
The	comprehensive	plan	shall	 serve	as	 the	basic	policy	guide	for	 the	City	regard-
ing	 future	development	 and	 redevelopment.	 	The	 comprehensive	plan	 contains	 a	
statement	of 	goals,	policies	and	recommendations	to	guide	new	development	and	
redevelopment	 in	 the	City.	 	The	City’s	development	ordinances	should	be	written	
to	 implement	 the	 vision	 of 	 the	 plan.	 	When	 a	 new	 annexation,	 rezone,	 planned	
unit	 development	 (PUD),	 subdivision	 or	 site	 plan	 review	 request	 is	 file	with	 the	
City	planning	department,	 the	City	planning	staff 	 should	 review	and	evaluate	 the	
application	by	 the	comprehensive	plan	and	ordinances	and	provide	a	staff 	 report	
with	a	formal	recommendation	to	the	Plan	Commission	regarding	this	application.		
The	staff 	report	should	include	an	evaluation	of 	the	development	and	the	degree	in	
which	the	proposed	application	conforms	to	the	goals,	policies,	recommendations	
and	Future	Community	Development	Plan	Map.

By	nature,	comprehensive	plans	are	primarily	concerned	with	a	community’s	physi-
cal	development	and	those	city	actions	which	can	reasonably	be	expected	to	influ-
ence	development.		For	these	reasons,	while	it	important	for	a	community	to	identify	
and	assess	current	issues,	the	plans	primary	purpose	is	to	look	past	the	current	issues	
to	identify	a	desired	outcome.		

The	comprehensive	plan	 is	 a	 guidance	document.	 	The	 long	 range	objectives	 are	
intended	to	guide	development	decisions	towards	the	community’s	collect	vision	of 	
the	future.		Members	of 	the	Greenfield	Plan	Commission	should	interpret	the	long-
term	and	deliberately	broad	objectives	and	vision	by	saying,	“this	is	what	we	value	in	
our	community,	and	given	the	fact	that	we	cannot	expect	to	control	everything,	this	
is	generally	what	we	want	our	community	to	be	like	in	the	future.”		

Conversely,	the	strategic	action	steps	are	intended	to	guide	the	day-to-day	decisions	
concerning	more	specific	and	task	oriented	activities.		Members	of 	the	Greenfield	
Plan	Commission	should	interpret	the	strategic	actions	steps	by	saying,	“given	our	
long-term	 goals	 and	 changing	 community	 conditions,	 these	 are	 the	 projects	 and	
programs	that	we	want	to	complete	in	the	short-term,	and	this	is	how	we	plan	to	
accomplish	them.”		

Therefore,	while	 the	Greenfield	Comprehensive	Plan	does	not	 contain	 the	 actual	
decisions	that	must	be	made,	 it	does	serve	as	a	reminder	of 	the	community’s	col-
lective	vision	for	the	future	development	of 	the	City	and	should	be	interpreted	as	
such.				

How should rezones be treated?

Zoning	protects	the	rights	of 	property	owners	while	promoting	the	general	welfare	
of 	the	community.		The	purpose	of 	zoning	is	to	locate	particular	land	uses	where	
they	are	most	appropriate,	 considering	public	utilities,	 road	access,	 and	 the	estab-
lished	development	pattern.

In	general,	a	rezone	is	only	justifiable	under	the	following	circumstances:	

	 	 •	 when	the	requested	rezoning	is	consistent	with	long	range	land		
	 	 use	plans	adopted	by	the	appropriate	governing	body;	

	 	 •	 when	there	was	an	error	or	oversight	in	the	original	zoning	of 	the		
	 	 property;	

	 	 •	 when	changes	have	occurred	to	conditions	in	the	vicinity	of 	the		
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	 	 property	which	prevent	the	reasonable	use	of 	the	property	as		
	 	 currently	zoned;	and

	 	 •	 when	the	requested	rezoning	benefits	the	community	at	large.

Rezones	should	not	be	granted	because	of 	a	single	hardship	expressed	by	a	property	
owner	or	group	of 	property	owners	as	 the	Communities	collective	vision	for	 the	
future	is	not	negotiable.

Should	the	Plan	Commission	find	itself 	granting	numerous	rezones	that	are	other-
wise	substantially	inconsistent	with	the	Future	Community	Development	Plan	Map	
found	 in	 the	 Comprehensive	 Plan,	 the	 Comprehensive	 Plan	 should	 be	 updated,	
for	 this	 is	 an	 indication	 that	 the	 City’s	 conditions,	 issues	 and/or	 priorities	 have	
changed.

How should areas be annexed into the City?
Annexation	is	the	process	of 	adding	unincorporated	property	to	the	boundaries	of 	
an	incorporated	municipality.	Annexation	is	the	process	by	which	cities	and	towns	
expand	their	boundaries.		

Annexation	 can	 be	 initiated	 by	 the	City	 (involuntary	 annexation),	 or	 by	 property	
owners	(voluntary	annexation).		The	City	of 	Greenfield	is	taking	a	strict	approach	
to	 annexation.	 	Therefore,	 it	 is	 recommended	 that	 applicants	 proposing	 a	 volun-
tary	 annexation	 meet	 with	 planning	 staff 	 prior	 to	 submitting	 an	 application	 for	
a	 Voluntary	 Annexation	 Permit	 to	 discuss	 availability	 of 	 both	 capital	 and	 non-
capital	 services	 such	 as	 utilities	 and	 police	 and	 fire	 protection,	 and	 to	 determine	
conformance	of 	 the	request	with	the	 land	use	policies	outlined	 in	both	the	City’s	
Annexation	Strategy	and	the	City’s	Comprehensive	Plan.	

Annexations	should	comply	and	demonstrate,	rather	substantially,	that	there	is	suf-
ficient	capacity	within	 the	community’s	otherwise	 limited	 resources	 to	 sustain	 the	
level	of 	service	experienced	by	existing	residents	of 	the	community.

What are the elements that the City should review when 
approving developments?

The	Greenfield	Plan	Commission	should	review	planned	developments	and	subdi-
vision	plats	for	conformity	with	the	principles	and	requirements	of 	the	Greenfield	
Comprehensive	Plan,	Zoning	and	Subdivision	Control	Ordinances,	and	any	other	
ordinances	that	deal	with	improvements.		Each	development	should	be	reviewed	to	
determine	its	consistency	with	the	following:

	 	 •	 The	community’s	collective	vision	for	the	future;

	 	 •	 The	Future	Community	Development	Plan	Map;

	 	 •	 The	interests	and	regulatory,	administrative	and	financial		 	
	 	 responsibilities	of 	the	Plan	Commission;

	 	 •	 Environmental	concerns	such	as	natural	resources,	conservation/	
	 	 preservation,	floodplains	management,	storm	water	management		
	 	 throughout	the	community;	and
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	 	 •	 The	needs	of 	the	community	such	as	housing,	economic		 	
	 	 development,	recreation	and	open	space,	public	facilities	and		
	 	 services,	traffic	circulation,	and	capital	improvements.

Like	annexations,	approved	developments	should	comply	and	demonstrate,	rather	
substantially,	that	there	is	sufficient	capacity	within	the	community’s	otherwise	lim-
ited	resources	to	sustain	the	level	of 	service	experienced	by	existing	residents	of 	the	
community.

Action Programs
The	 following	 implementation	 “tools”	 or	 action	 programs	 are	 suggested	 as	 pos-
sible	means	 for	 successfully	 implementing	 this	Plan.	The	 selection	of 	 the	proper	
implementation	tools	 is	an	 important	decision	that	will	affect	 the	future	of 	many	
land	owners	and	current	and	future	citizens	of 	the	City	of 	Greenfield,	and	merits	
extensive	consideration	following	the	adoption	of 	this	Plan.		

The	successful	completion	of 	each	of 	the	recommended	action	steps	of 	this	Plan	
would	translate	into	the	successful	implementation	of 	this	Plan.		However,	limited	
funding	 and	manpower	will	 effectively	 prevent	 all	 of 	 these	measures	 from	being	
completed	at	once.		Therefore,	the	implementation	strategies	need	to	be	prioritized	
and	ranked	in	the	order	that	they	should	be	pursued.		Prioritization	should	be	based	
upon	the	cost	and	benefits,	relationship	to	other	measures,	and	feasibility	of 	imple-
mentation.

	1.   Adoption of the Plan 

In	order	to	adopt	the	Greenfield	Comprehensive	Plan,	the	Plan	Commission	and	
the	City	Council	must	act.	The	replacement	or	amendment	of 	a	plan	requires	the	
City	to	follow	the	process	provided	below.		This	process	can	be	found	in	IC	36-7-
4-500	et	seq.

	 For	adoption,	the	Plan	Commission	must:	
	 	 •	 give	notice	in	accordance	with	IC	5-3-1,	including	the	dates	and		

	 	 times	of 	the	meetings	and	the	location	in	which	interested	parties		
	 	 can	examine	the	plan;	

	 	 •	 make	the	plan	available	in	its	entirety	for	at	least	ten	(10)	days		
	 	 prior	to	the	first	hearing:	and	

	 	 •	 hold	one	or	more	public	hearings	on	the	plan.	

	 After	the	public	hearing(s)	have	been	held,	the	Plan	Commission	may	approve	the	
comprehensive	plan	and	certify	the	plan	to	the	City	Council.

The	City	Council	may	adopt	a	resolution	approving,	rejecting	or	amending	the	plan.	
The	resolution	only	requires	a	majority	vote.	If 	the	legislative	body	rejects	or	amends	
the	comprehensive	plan	by	resolution,	it	is	returned	to	the	Plan	Commission	with	a	
written	statement	of 	reasons	for	the	rejection	or	amendment.	In	this	event,	the	Plan	
Commission	has	sixty	(60)	days	to	consider	the	rejection	or	amendment	and	file	its	
report	with	the	City	Council	unless	granted	and	extension	by	the	City	Council.	If 	the	
Plan	Commission	approves	the	amendment,	the	plan	stands	as	amended	by	the	City	
Council	and	is	effective	on	the	date	the	report	is	filed	with	the	City	Council.	If 	the	
Plan	Commission	disapproves	the	rejection	of 	the	amendment,	the	original	action	
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of 	the	City	Council	to	reject	or	amend	stands	only	if 	affirmed	by	another	resolution	
of 	the	legislative	body.	If 	the	Plan	Commission	fails	to	file	a	report	within	the	time	
allotted,	the	action	of 	the	City	Council	in	rejecting	or	amending	the	comprehensive	
plan	becomes	final.

The	 comprehensive	 plan	 is	 effective	 in	 each	 respective	 jurisdiction	 once	 it	 is	
approved	by	resolution	of 	the	City	Council.	Upon	approval,	the	clerk	of 	the	City	
Council	must	record	a	copy	of 	the	plan	with	the	county	recorder.

2.   Appointment of an Implementation Task Force

The	 Plan	 Commission	 should	 consider	 appointing	 an	 implementation	 task	 force	
to	guide	the	implementation	of 	the	Plan.	Such	a	task	force	should	include	council	
members,	 representatives	 of 	 the	 Plan	 Commission,	 Park	 Board,	 Redevelopment	
Commission,	staff 	and	citizens.			For	the	implementation	of 	the	Plan	to	be	success-
ful,	organizations	and	agencies	assigned	to	each	implementation	item	must	be	aware	
of 	their	role,	responsibility,	and/or	abilities.	

3.   Create a Plan Commission Work Plan 	

The	Plan	covers	a	broad	variety	of 	issues	and	subject	matter.		In	order	to	implement	
the	Plan,	the	Greenfield	Park	Plan	Commissions	should,	on	an	annual	basis,	priori-
tize	the	action	steps	in	the	Comprehensive	Plan	for	that	year	and	develop	a	strategy	
for	moving	those	items	forward	and	accomplishing	them.		

4.   Continued Education of Elected and Appointed   
  Officials

The	 City	 should	 strive	 to	 provide	 opportunities	 for	 staff,	 elected	 and	 appointed	
officials	to	stay	up	to	date	on	the	latest	methods	and	development	practices	around	
the	country	 for	planning.	 	This	 includes	 sending	staff 	 and	officials	 to	 local,	State	
and	national	professional	conferences	as	well	as	planning	commissioner	workshops	
and	work	sessions.

5.   Ongoing, quarterly review of the Plan

Planning	is	not	a	process	with	a	definitive	beginning	and	end.		Rather,	it	is	an	on-
going	process	that	reacts	to	new	information	and	developments,	and	tries	to	incor-
porate	changing	conditions	 into	municipal	activities.	 	Conditions	 that	may	change	
include	physical	conditions	of 	buildings	and/or	infrastructure,	the	natural	environ-
ment,	as	well	as	social	and	community	goals.		

A	disciplined	schedule	of 	Plan	review	 is	helpful	 in	Plan	 implementation.	 	Noting	
areas	of 	the	Plan’s	success	helps	to	build	support	for	future	planning	activities.	The	
identification	of 	 less	 successful	 components	 of 	 the	Plan	may	 suggest	 a	 need	 for	
refinement	and/or	amendment.	 	The	Plan	Commission	should	therefore	annually	
conduct	a	thorough	review	of 	the	Plan,	asking	whether	the	conditions	on	which	the	
Plan	was	predicated	still	hold.		An	annual	“report	card”	should	be	prepared	by	the	
staff 	which	reviews	and	documents	the	activities	of 	the	Plan	Commission,	Board	of 	
Zoning	Appeals	and	City	Council	planning	cases	for	compliance	with	the	Plan.

Also,	 prior	 to	 preparing	 the	 annual	 municipal	 operating	 budget,	 an	 assessment	
should	be	completed	that	documents	the	impacts	of 	the	activities	that	 implement	
the	Plan.		This	assessment	should	consist	of 	the	following	activities:		

	 	 •	 Major	differences	between	projected	economic	and	demographic		
	 	 	 growth	rates	and	actual	growth;
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	 	 •	 Necessary	adjustments	to	the	implementation	tools	and		 	
	 	 	 techniques	-	these	may	be	brought	on	by	changes	in	state		 	
	 	 	 legislature,	etc.;

	 	 •	 Deviations	by	the	Plan	Commission	or	City	Council	from	the		
	 	 	 Comprehensive	Plan,	and	why	those	deviations	were	made;

	 	 •	 Requests	for	amendments	to	the	Comprehensive	Plan,	in	order	to		
	 	 	 determine	if 	there	is	a	pattern	of 	requested	changes	emerging;		
	 	 	 and

	 	 •	 Changes	in	the	local/regional	political	structure	that	may	affect		
	 	 	 the	implementation	of 	the	Plan.

	 	 •	 Creating	a	geographic	information	system	(GIS)	to	maintain	and		
	 	 	 update	information	relating	to	land	use	patterns	and	locations.			
	 	 	 Such	a	system	would	enable	the	Town’s	staff 	to	accurately	track		
	 	 	 patterns	of 	development,	changes	in	population,	and	other	new		
	 	 	 developments	pertinent	to	the	implementation	of 	the	Plan.

	 	 •	 Identifying	the	programs	and	projects	completed	to	implement		
	 	 	 the	Plan.		

	 	 •	 For	each	implementing	program/project,	develop	criteria	that	can		
	 	 	 be	used	to	measure	the	effectiveness	of 	the	program,	apply	those		
	 	 	 criteria,	and	write	a	report	summarizing	the	strengths	and			
	 	 	 weaknesses	of 	the	program.		

	 	 •	 Identify	new	programs,	if 	any,	that	could	be	implemented.		

 6.   Zoning and Subdivision Control Ordinance Updates

The	Plan	is	a	statement	of 	policy;	it	is	not	a	regulatory	document.		The	most	com-
mon	regulatory	means	 for	 implementing	 the	plan	 include	zoning	and	 subdivision	
ordinances.		Zoning	is	the	most	direct	method	for	regulating	land	use.		In	addition	
to	restricting	uses,	zoning	ordinances	also	dictate	the	bulk	of 	development	(typically	
through	height	requirements,	floor-area	ratios,	and	the	 like)	and	 its	site	placement	
(typically	through	the	use	of 	building	lot	setbacks).		The	subdivision	ordinance	relies	
on	 the	 right	of 	municipalities	 to	 regulate	 the	 subdivision	of 	 land,	 and	places	 the	
burden	of 	implementing	public	infrastructure	directly	on	the	developer.	

Significant	 land	use	changes	made	in	this	Plan,	along	with	the	City’s	focus	on	the	
overall	 character	 of 	 development	 and	 its	 image.	 	 Several	 zoning	 and	 subdivision	
recommendations	were	recommended	throughout	this	plan	therefore	the	City	will	
need	to	make	these	changes	in	order	to	successfully	implement	this	Plan.		Without	
changes	 in	 the	City’s	 zoning	 and	 subdivision	ordinances,	 including	but	 limited	 to	
incentives	for	infill	and	requiring	connections	to	the	trail	system,	some	of 	the	future	
land	use	recommendations	of 	this	Plan	will	not	be	able	to	be	 implemented.	 	The	
amendment	and	adoption	of 	the	recommended	zoning	and	subdivision	ordinances,	
by	 this	 plan,	 will	 to	 help	 assure	 that	 the	 intent	 of 	 the	 City’s	 Future	 Community	
Development	Plan	Map	is	realized.		
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7.   Coordination between the City Budget and Capital  
  Improvements Plan (CIP)

The	annual	budget	is	one	of 	the	most	important	tools	for	Plan	implementation	in	
that	it	sets	priorities	for	actions	each	year.		Capital	and	operational	funding	decisions	
should	directly	reflect	the	goals	and	priorities	set	forth	by	the	City	Council	and	the	
Plan	Commission.		

A	capital	improvements	plan	(CIP)	is	a	multi-year	capital	programming	and	budget-
ing	process.		It	is	recommended	that,	upon		adoption	of 	this	Plan,	all	City	depart-
ments	with	capital	requirements	coordinate	and	consolidate	their	capital	budgeting	
processes	using	the	CIP	model	with	the	preparation	of 	the	City	budget.		

It	is	further	recommended	that	the	City	staff 	coordinate	their	capital	improvements	
planning	with	 the	efforts	of 	 this	Plan	and	any	other	department	master	plans	or	
strategic	plans.		Items	that	should	be	considered	in	the	CIP	include:	land	acquisition;	
storm	water	facilities;	water	and	wastewater	collection	and	treatment	facilities;	roads;	
alternative	 transportation	 facilities	 (e.g.,	 sidewalks	 and	 greenways);	 parks;	 police	
and	fire	 stations/substations;	 and	 large	 equipment	 (i.e.,	 fire	 trucks	 and	 computer	
equipment).	The	CIP	should	serve	as	the	basis	for	the	staff ’s	recommended	work	
programs	and	as	a	focus	for	the	City	Council’s	discussion	regarding	priorities	from	
year	to	year	during	their	annual	budget	process.		

If 	funds	are	not	available	for	a	specific	recommendation,	the	City	should	evaluate	
whether	that	specific	item	should	be	removed	from	the	Comprehensive	Plan	dur-
ing	its	annual	review.		In	general,	when	there	is	a	conflict	between	budget	priorities	
and	the	goals	and	policies	of 	this	Plan,	the	City	Council	should	consider	whether	
those	goals	and	policies	remain	valid	for	Greenfield.		If 	they	are	valid,	then	the	City	
Council	should	re-evaluate	budget	priorities.

8.   Create a Sub-area Plan 

A	 sub-area	 plan	 provides	 specific	 recommendations	 for	 development.	 	 Sub-area	
planning,	which	is	planning	at	either	the	neighborhood	level,	the	road	corridor	level	
or	 for	 a	downtown	area,	 is	 an	 important	first	 step	 to	 the	 successful	 implementa-
tion	of 	 a	 comprehensive	plan..	 	These	 sub-area	plans	 are	more	detailed	 than	 the	
Comprehensive	 Plan.	 Sub-area	 plans	 provide	 the	 downtown,	 entry	 corridors	 and	
existing	neighborhoods	with	guidance	on	conservation,	revitalization	and	redevelop-
ment	activities.		The	first	phase	of 	a	sub-area	plan	includes	the	creation	of 	detailed,	
and	yet	conceptual,	design	recommendations	and	polices.		The	second	phase	of 	a	
sub-area	plan	 is	 the	 implementation	of 	 each	 conceptual	 design	 recommendation.		
In	the	case	of 	a	corridor	or	gateway	plan,	this	would	include	developing	construc-
tion	documents	and	cost	estimates	 to	build	each	gateway.	 	 In	some	cases	such	as	
neighborhood	sub-areas,	one	additional	task	of 	the	sub-area	plan	may	be	to	acquire	
land	for	redevelopment.

Sub-area	planning	is	also	known	for	its	ability	to	lead	to	an	overall	increase	in	citizen	
involvement,	 leadership	 development	 and	 neighborhood	 commitment.	 	 The	 City	
should	take	the	next	step	in	its	planning	program	and	develop	sub-area	plans	first	
for	State	Road	9	and	Commerce	Park,	as	well	as	identify	targeted	neighborhoods		in	
need	of 	sub-area	plans.		
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9.   Promote Traditional Neighborhoods

In	order	 to	 promote	 traditional	 neighborhoods,	 the	City	 needs	 to	 identify,	 assess	
and	classify	 each	neighborhood	 to	know	 the	 types	of 	 actions	 to	 take	 in	order	 to	
stabilize	and	maintain	each	neighborhood	so	that	it	is	healthy.				In	order	to	address	
the	challenges	of 	each	neighborhood,	the	City	should	assess	and	classify	each	neigh-
borhood.	 	By	classifying	each	neighborhood,	 the	City	will	be	better	positioned	to	
delegate	its	otherwise	scare	resources	and	target	those	neighborhoods	that	need	the	
greatest	level	of 	support.

One	method	of 	classification	is	to	simply	use	the	US	Department	of 	Housing	and	
Urban	Development	criteria	of 	 income	classification.	 	Those	neighborhoods	with	
incomes	 below	 30%	 of 	 the	 community	 median	 household	 income	 are	 very	 low	
income;	30	to	50%	are	low	income;	50	to	80%	are	low-moderate	income;	80	to	12%	
are	moderate	income.

Another	method	that	is	often	used	considers	a	variety	of 	indicators,	including:	sub-
standard	housing	code	occurrences;	crime	incidence;	age	of 	housing	stock;	age	of 	
population;	building	permits;	private	mortgage	 investment;	city	 investments;	aver-
age	number	of 	days	properties	are	on	 the	market;	poverty;	 and	public	assistance.		
One	of 	the	disadvantages	of 	this	classification	method	is	 that	a	number	of 	these	
indicators	consist	of 	data	that	may	not	be	readily	available,	such	as	information	that	
is	generally	assigned	to	geographic	locations	(i.e.	housing	code	violations,	building	
permits,	and	crime).

Regardless	 of 	 the	 classification	 method,	 the	 community’s	 neighborhoods	 are	
assessed	 and	 then	 classified	 into	one	of 	 the	 following	 categories.	 	The	 following	
categories	identify	the	actions	that	need	to	be	taken	by	the	City.	

MAINTAIN	the	high	quality	of 	strong	and	stable	neighborhoods.	 	Strong	neigh-
borhoods	may	be	characterized	by	the	vitality	of 	their	real	estate	markets.		Houses	
for	sale	at	fair	prices	will	sell	relatively	quickly,	indicating	that	the	neighborhood	is	
perceived	as	a	desirable	place	to	live	not	only	by	its	residents,	but	also	by	outsiders.		
Housing	 quality	 is	 good,	 there	 are	 few	 conflicts	 between	 adjacent	 land	 uses,	 and	
social	problems	are	minimal.		The	public	sector	strategy	in	these	strong	neighbor-
hoods	is,	therefore,	to	maintain	and	enhance	the	existing	quality	of 	the	area	through	
streetscape	enhancement,	road	and	sidewalk	maintenance,	etc.		Parks	are	occasion-
ally	included	in	these	healthy	neighborhoods.

MONITOR	neighborhoods	with	certain	social,	economic,	or	physical	characteristics	
that	could	be	early	indicators	of 	decline.		Maintaining	rental	units	with	management	
companies	in	neighborhoods	with	many	renters	can	ensure	the	maintenance	of 	the	
area.	 	Home	ownership	counseling	as	a	condition	of 	first	mortgages	and	working	
to	eliminate	predatory	lenders	from	the	community	may	limit	people	from	buying	
more	of 	a	home	than	they	can	afford	and	afford	to	maintain.		Areas	with	many	new	
residents	 and	 high	 owner	 or	 renter	 turnover	 may	 need	 special	 code	 enforcement	
to	prevent	decline	in	property	maintenance.		Lower	home	values	can	be	improved	
through	 efforts	 to	 rebuild	 and	 enhance	 infrastructure	 and	 maintain	 properties.		
There	may	be	a	few	conflicts	between	adjacent	land	uses	in	these	neighborhoods.

IMPROVE	transitional	or	problem	areas.		Some	neighborhoods	are	characterized	by	
a	mixture	of 	good	housing	conditions	and	some	noticeable	deterioration.		Housing	
deterioration	may	be	due	to	deferred	maintenance	by	either	home	owners	or	rental	
property	owners.	 	 In	addition,	 there	may	be	a	 lack	of 	needed	special	 services	 for	
elderly,	 young	or	unemployed	 residents.	 	There	may	 also	be	 specific	public	 infra-
structure	problems	or	inappropriate	commercial	or	industrial	uses	within	or	on	the	
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edges	of 	the	neighborhood.	 	All	of 	these	factors	negatively	affect	the	private	real	
estate	market	in	these	areas.

However,	 none	 of 	 the	 conditions	 in	 these	 neighborhoods	 have	 deteriorated	 to	
the	point	 that	 selective	positive	actions	could	not	 substantively	 restore	 the	neigh-
borhoods’	 attractiveness	 and	 private	market	 appeal.	 	Here,	 targeted	 public	 sector	
investments	in	the	maintenance	and	renewal	of 	the	housing	stock,	essential	human	
services	 or	 selected	 public	 infrastructure,	 can	 bring	 needed	 improvements	 and	
encourage	 further	 revitalization	 efforts	 by	 neighborhood	 residents,	 organizations	
and	other	private	investors.		Detailed	planning	with	residents	is	needed	to	identify	
problems	and	define	appropriate	action	strategies.

CHANGE	 seriously	 deteriorated	 or	 deficient	 conditions.	 	Within	 some	 of 	City’s	
neighborhoods,	 deterioration	 has	 progressed	 to	 the	 point	 that	 major	 corrective	
action	 is	 needed.	 	Entire	 blocks	may	 contain	 a	mix	of 	 vacant	 lots	 and	vacant	or	
seriously	deteriorated	houses.	 	 In	many	 instances,	 conflicts	between	 incompatible	
industrial	and	residential	uses	have	helped	to	create	these	conditions.		Here	the	pri-
vate	housing	market	is	almost	non-existent.		Social	or	economic	problems	are	often	
pervasive.		In	these	neighborhoods,	areas	of 	strength	and	areas	of 	weakness	must	
be	 defined.	 	 Detailed	 planning	 with	 residents,	 supplemented	 by	 expert	 technical	
assistance,	should	examine	options	to	change	those	conditions	which	are	so	serious	
that	building	rehabilitation	alone	may	not	help.

10.   Implement Community Aesthetic Programs

Appearance	 has	 as	 much	 to	 do	 with	 a	 strong	 sense	 of 	 community	 as	 any	 other	
recommendation,	 if 	not	more	so.	 	Design	standards,	which	can	be	contained	in	a	
zoning	ordinance,	 are	one	way	 to	make	areas	more	attractive,	while	enhancing	or	
protecting	a	certain	character	of 	the	City.	 	Design	standards,	however,	need	to	be	
strictly	enforced	in	order	to	ensure	success.		Incentive	programs	such	as	increasing	
density,	permitting	zero	 lot	and	 reducing	yards	and	setbacks	can	help	ensure	 that	
individuals	adhere	to	the	design	guidelines	provided.

The	City	has	taken	the	step	of 	creating	some	design	standards	for	residential	areas.		
However,	creating	a	premier	economic	address	 in	the	City	through	its	Commerce	
Park	will	 require	design	 standards	 for	non-residential	development.	 	Design	 stan-
dards	will	offer	more	regulation	than	design	guidelines,	and	will	require	review	by	a	
Design	Review	Committee.		

Examples	 of 	 non-residential	 design	 standards	 that	 could	be	 added	 to	 the	 zoning	
ordinance	 to	 improve	 the	 appearance	 of 	 commercial	 and	 industrial	 areas	 include	
reducing	 the	 amount	 of 	 parking	 allowed	 in	 the	 front	 of 	 a	 building,	 prohibiting	
buildings	from	“turning	their	backs”	onto	major	corridors,	and	keeping	service	areas	
(storage,	 trash	pick-up,	 loading)	behind	 the	building.	 	Architectural	 standards	 that	
could	be	put	in	place	include	massing,	materials,	lighting,	roof 	pitch,	visual	appeal,	
compatibility,	entry	way	treatments,	wall	treatments,	and	window	treatment.		

Increased	“streetscape”	standards,	especially	along	SR	9	can	address	landscaping	and	
signage	issues	and	will	provide	a	noticeable	effect	on	the	entire	community.		These	
changes	will	be	very	effective	in	developing	the	“look”	along	selected	roadway	cor-
ridors.	 	 The	 City	 has	 an	 opportunity	 to	 participate	 in	 aesthetic	 improvements	 as	
part	of 	street	projects	it	undertakes,	and	can	influence	the	design	of 	state	highways	
through	proactive	involvement.		
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11.   Update Thoroughfare Plan

To	 a	 certain	 extent,	 the	 success	of 	 the	 future	 land	use	 recommendations	of 	 this	
Plan	depends	on	the	successful	implementation	of 	the	transportation	improvements	
recommended	 in	 this	Plan.	 	A	detailed	 transportation	plan	has	not	been	 included	
as	part	of 	 this	Comprehensive	Plan	update.	 	As	new	developments	are	proposed	
before	the	Plan	Commission,	the	Plan	Commission	will	need	to	evaluate	the	impact	
the	proposed	development	will	have	on	 the	 transportation	network.	 	 In	addition,	
the	Plan	Commission	should	also	consider	the	impacts	of 	any	improvements	such	
as	turning	lanes,	widening	of 	streets,	sidewalks	and	linkages	to	the	trail	system	that	
the	 developer	might	 propose.	 	 It	 is	 recommended	 that	 the	 thoroughfare	 plan	 be	
updated	immediately	so	as	not	to	hinder	the	Plan	Commissions	and	staff ’s	review	
of 	new	developments.		

Some	 regional	 transportation	 planning	 has	 been	 occurring,	 including	 the	Central	
Indiana	Suburban	Transportation	Mobility	Study	(CISTMS)	and	the	upcoming	Indy	
Regional	Transportation	Plan	 (IRTP).	 	Other	on-going	efforts	 include	 the	MPOs	
continuation	of 	updates	 to	 their	Regional	Transportation	 Improvement	Program.		
While	Greenfield	is	not	yet	included	in	the	MPO,	it	should	still	monitor	and	review	
efforts	of 	the	MPO	knowing	that,	due	to	its	relatively	close	proximity	to	the	MPOs	
boundaries,	the	City	will	one	day	be	affected	by	it.		In	this	way,	future	changes	and	
impacts	that	are	identified	by	the	MPO	can	be	responded	to	by	the	City.		

12.   Create an Annexation Strategy

Annexation	is	a	key	tool	for	the	City	to	increase	its	tax	base,	level	of 	control	over	
development,	 and	 provide	 greater	 opportunity	 to	 attract	 businesses	 to	 the	 area.		
Annexing	property	 into	a	 jurisdiction	 is	often	an	emotional	process.	 	Annexation	
helps	 cities	 provide	 services,	manage	 growth	 and	 ensure	 their	 communities’	 eco-
nomic	and	physical	well-being	by	increasing	their	tax	base.	 	As	the	City	continues	
to	 grow	 to	 the	 west,	 south	 and	 north,	 an	 annexation	 strategy	 will	 be	 needed	 to	
determine	the	priority	of 	bringing	areas	into	the	City	limits.		In	this	strategy,	the	City	
should	give	consideration	to	each	proposed	annexation	area	and	the	possible	timing	
of 	annexation.		It	should	review	this	strategy	in	the	context	of 	the	build	out	of 	its	
15	and	30	year	growth	boundaries.		

It	is	recommended	that	the	City	create	a	separate	annexation	strategy,	in	accordance	
with	State	law,	including	a	cost	estimate	of 	planned	services,	method	or	methods	of 	
financing	those	services	and	a	plan	for	organization	and	extension	of 	those	services.		
The	annexation	strategy	should	be	the	end	result	of 	a	detailed	annexation	study	that	
identifies	and	prioritizes	contiguous	areas	 to	be	 included	 in	 the	City’s	boundaries,	
and	determines	the	most	appropriate	land	use	potentials	and	determines	how	ser-
vices,	if 	needed,	will	be	delivered	to	the	site.	It	is	also	recommended	that	the	City	
embark	on	on-going	communication	with	those	the	citizens	and	businesses	outside	
of 	its	current	jurisdiction	to	try	and	establish	open	lines	of 	communication	and	sup-
port	for	future	annexation	into	the	City.			

Summary Recommendations

When	implemented,	the	above	recommendations,	goals,	objectives	and	policies	will	
guide	growth	and	development	in	Greenfield	over	the	next	thirty	years.		However,	
due	to	funding	and	staffing	resources,	the	implementation	of 	these	all	at	once	and	
the	 responsibility	 of 	 that	 implementation	 is	 not	 feasible.	 	 Therefore,	 the	 recom-



5-12

Chapter 5: Implementation

mendations	have	been	prioritized.		The	priorities	are	provided	in	a	time	frame	and	
responsibility	is	assigned	to	different	departments,	boards,	commissions	and	private	
entities	in	Greenfield.		The	time	frames	established	are	merely	to	provide	some	guid-
ance	in	the	manner	in	which	to	implement	the	recommendations.		It	should	not	take	
the	place	of 	the	Plan	Commission	and	City	Council	reviewing	and	prioritizing	the	
recommendations	based	upon	resources	and	current	conditions	in	the	community.		
It	may	be	possible	that	a	recommendation	made	for	the	long	term	be	implemented	
in	the	short	term.		It	will	be	the	responsibility	for	the	Plan	Commission,	City	Council	
and	Mayor	to	make	the	determination.		Listed	below	are	the	specific	recommenda-
tions	 for	 implementation.	The	 table	 lists	 the	 action,	 the	 time	 frame	 and	 the	 lead	
decision	makers	to	take	responsibility	over	the	action.

	
Action Implementation

ACTION IMPLEMENTATION
RESPONSIBILITY

IMPLEMENTATION
TIMING

Goal 1:  High Quality of Life 
Action 1.  Annexation Strategy City Council Short Term 
Action 2.  Direction for Zoning of Annexed Areas City Council Short Term 

Action 3.  Managing Infrastructure Extensions City Council, City 
Engineer On-going

Action 4.  Development Plan Land Use 
Amendments 

City Council, Plan 
Commission On-going

Action 5.  Seek Transportation Funding City Council, Town 
Engineer On-going

Action 6.  Increase Code Enforcement City Council, Planning 
Staff Intermediate 

Goal 2:  High Quality of Development 

Action 1:  Develop Corridor Plans Plan Commission, 
Planning Staff Short Term 

Action 2:  Create a Zoning Overlay District for I-
70

Plan Commission, 
Planning Staff Short Term 

Action 3:  Update Landscape Ordinance Plan Commission, 
Planning Staff Short Term 

Action 4:  Update Architectural Standards Plan Commission, 
Planning Staff Short Term 

Action 5:  Develop Gateway Designs Plan Commission, 
Planning Staff Intermediate 

Action 6:  Implement Design Standards in 
Downtown Plan 

Plan Commission, 
Planning Staff Long Term 

Action 7:  Update Parking Standards Plan Commission, 
Planning Staff Short Term 

Action 8:  Add Residential Conversion Standards 
to Zoning Ordinance 

Plan Commission, 
Planning Staff Short Term 

Action 9:  Update Street Design Principles in the 
Subdivision Control Ordinance 

Plan Commission, 
Planning Staff Short Term 

Action 10:  Create Intergovernmental Agreement 
with Hancock County City Council Intermediate 

Goal 3:  Traditional Development Principles 
Action 1:  Implementation of Growth Boundary City Council Long Term 

Action 2:  Review of Growth Boundary City Council, Planning 
Staff On-going

Action 3:  Add Incentives to Zoning Ordinance Plan Commission, 
Planning Staff Short Term 

Action 4:  Add Adequate Facilities Provisions to 
Subdivision Control Ordinance 

Plan Commission, 
Planning Staff Short Term 

Goal 4:  Industrial Economic Development 

Action 1:  Create a Campus Research Center 
City Council, Plan 
Commission, Planning 
Staff

Long Term 

Action 2:  Expand Commerce Park City Council, Plan Long Term 
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ACTION IMPLEMENTATION
RESPONSIBILITY

IMPLEMENTATION
TIMING

Commission, Planning 
Staff

Action 3:  Provide Necessary Infrastructure City Council, City 
Engineer Long Term 

Action 4:  Rezone Land City Council Intermediate 

Action 5:  Limit Access to SR 9 Plan Commission, 
Planning Staff Short Term 

Action 6:  Minimize Land Use Conflicts Plan Commission, 
Planning Staff Short Term 

Action 7:  Create Industrial Guidelines Plan Commission, 
Planning Staff Short Term 

Action 8:  Work with Hancock Economic 
Development Corporation City Council Long Term 

Goal 5:  Local and Regional Commercial Economic Development 

Action 1:  Create a Regional Mall City Council, Plan 
Commission Long Term 

Action 2:  Adopt Downtown Master Plan as Part 
of the Comprehensive Plan 

Plan Commission, 
Planning Staff Short Term 

Action 3:  Create a Subarea Plan for SR 9 Plan Commission, 
Planning Staff Intermediate 

Action 4:  Invest in Upgrading Public 
Infrastructure

City Council, City 
Engineer Long Term 

Goal 6:  Environment 
Action 1:  Preserve Brandywine Creek and Potts 
Ditch as a Natural Greenway 

City Council, Parks 
Department Intermediate 

Action 2:  Create a Tree Preservation Ordinance 
Plan Commission, 
Planning Staff, Parks 
Department

Intermediate 

Action 3:  Require Trail Connections to 
Subdivisions 

Plan Commission, 
Planning Staff, Parks 
Department

Short Term 

Action 4:  Require Greenspace/Open Space in 
New Development 

Plan Commission, 
Planning Staff Short Term 

Goal 7:  Parks, Recreation and Community Nodes 

Action 1:  Inventory Sidewalk Conditions Park Board, Parks 
Department Intermediate 

Action 2:  Create an Overall Pathway System Park Board, Parks 
Department Long Term 

Action 3:  Update the 5 Year Parks and Recreation 
Plan

Park Board, Parks 
Department Short Term 

Action 4:  Update the Sidewalks and Trail 
Standards in the Subdivision Control Ordinance 

Plan Commission, 
Planning Staff, Parks 
Department

Short Term 

Action 5:  Secure Funding for Park Improvements Parks Department Long Term 

Action 6:  Extend Pensy Trail to the West Park Board, Parks 
Department Long Term 

Goal 8:  Transportation 
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ACTION IMPLEMENTATION
RESPONSIBILITY

IMPLEMENTATION
TIMING

Action 1:  Pursue Transportation Grants City Engineer Long Term 

Action 2:  Limit Cul-de-Sacs 
Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 3:  Require Grid or Modified Grid Streets 
in New Subdivisions 

Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 4:  Update the Thoroughfare Plan 
Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 5:  Update Functional Street 
Classifications in Subdivision Control Ordinance 

Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 6:  Update Street Design Standards in 
Subdivision Control Ordinance 

Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 7:  Require Sidewalks in all Subdivisions 
Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Action 8:  Create a Parkway City Council, City 
Engineer Long Term 

Action 9:  Design Attractive Streetscapes City Council, City 
Engineer Intermediate 

Action 10:  Incorporate Traffic Impact Studies 
into Subdivision Control Ordinance 

Plan Commission, 
Planning Staff, City 
Engineer

Short Term 

Goal 9:  Historic Preservation 

Action 1:  Create a Historic Overlay District Plan Commission, 
Planning Staff Short Term 

Goal 10:  Neighborhoods 
Action 1:  Create a Neighborhood Identification 
Map

Plan Commission, 
Planning Staff Short Term 

Action 2:  Complete an Assessment of Each 
Neighborhood 

Plan Commission, 
Planning Staff Intermediate 

Action 3:  Prepare Neighborhood Plans Plan Commission, 
Planning Staff Long Term 

Action 4:  Adopt Neighborhood Design Standards Plan Commission, 
Planning Staff Intermediate 

Action 5:  Increase Housing and Property 
Maintenance Code Enforcement 

Plan Commission, 
Planning Staff, 
Building Inspector 

Intermediate 

Action 6:  Review of Lot Division/Combination 
Requirements in Zoning Ordinance 

Plan Commission, 
Planning Staff Short Term 

Goal 11:  Housing 

Action 1:  Seek Additional Funding Sources Plan Commission, 
Planning Staff Long Term 

Action 2:  Create or Re-define a New Residential Plan Commission, Short Term 

ACTION IMPLEMENTATION
RESPONSIBILITY

IMPLEMENTATION
TIMING

Zoning District Planning Staff 

Action 3:  Require Quality Affordable Housing Plan Commission, 
Planning Staff Short Term 

Action 4:  Update Design Standards for 
Residential Homes 

Plan Commission, 
Planning Staff Short Term 

Action 5:  Establish a Housing Subcommittee Plan Commission, 
Planning Staff Intermediate 

Action 6:  Monitor Subdivision Buildout Planning Staff On-going 

Short Term – actions needed to be completed in 1 – 5 years 
Intermediate – actions needed to be completed in 5 – 10 year time frame 
Long Term – actions needed to be completed in 10 to 20 year time frame 
On-going – actions needed to be constantly monitored and reviewed 
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Demographic Analysis
Demographic	analysis	helps	 to	establish	and	explain	past	and	current	patterns	of 	
development	and	other	conditions	in	the	City	of 	Greenfield	that	have	an	influence	
on	the	community’s	future.		Accurate,	complete	and	current	information	on	existing	
conditions	and	past	trends	facilitates	a	successful	comprehensive	plan.

Constantly	changing	and	responding	to	the	environments	around	them,	communi-
ties	are	not	isolated	places.		Thus	the	following	profile	of 	the	City	of 	Greenfield	is	
considered	in	the	context	of 	its	location	within	Hancock	County,	the	Indianapolis	
Metropolitan	Statistical	Area	(MSA),	and	the	State	of 	Indiana.

The	2000	Census	of 	Population	and	Housing	 is	 the	primary	data	 source	 for	 this	
chapter.		Where	appropriate,	data	from	other	sources	are	presented	for	comparison	
or	to	illustrate	a	trend	over	time.

Population Growth and Trends

Greenfield’s	location	within	the	Indianapolis	MSA	makes	it	sensitive	to	the	growth	
pressures	of 	the	City	of 	Indianapolis	and	neighboring	counties.		As	the	population	
of 	Indianapolis	has	moved	farther	away	from	the	city	center,	it	has	extended	into	the	
surrounding	counties,	creating	rapid	growth	pressure	 in	what	were	formerly	small	
and	rural	communities.		This	pattern	of 	suburbanization	began	for	the	Indianapolis	
metropolitan	region,	and	in	large	cities	all	over	the	nation,	following	World	War	II	
when	home	mortgage	 loans	became	easier	 to	obtain.	 	The	first	communities	 that	
began	to	see	growth	in	the	Indianapolis	region	were	Carmel	and	Greenwood,	two	
established	cities	that	became	well	connected	to	Indianapolis	in	the	early1970s	with	
the	construction	of 	the	interstate	highway	system.

For	the	past	several	decades	Greenfield	has	experienced	this	outward	growth	from	
Indianapolis,	 especially	 during	 the	 1970s	 when	 the	 population	 increased	 over	 13	
percent	from	1970	to	1980.		It	was	not	until	the	1990s	when	Greenfield	experienced	
a	more	significant	increase	in	population.		According	to	the	US	Census	the	popula-
tion	of 	Greenfield	in	1990	was	11,657	and	by	2000	the	population	had	increased	to	
14,545,	and	increase	of 	nearly	25	percent.		As	a	response	to	this	dramatic	increase	
in	population,	the	City	of 	Greenfield	has	created	this	Comprehensive	Plan.	

		1960	 1970	 1980	 1990	 2000

Greenfield	 9,049	 9,986	 11,288	 11,657	 14,545

%	Change	 46.92%	10.35%	13.04%	3.27%	 24.77%

Hancock	County	 26,665	 35,096	 43,939	 45,527	 55,391

%	Change	 31.15%	31.62%	25.20%	3.61%	 21.67%

Indiana	4,662,498	 5,195,392	 5,490,210	 5,544,159	
6,080,485

%	Change	 18.51%	11.43%	5.67%	 0.98%	 9.67%
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While	Greenfield’s	growth	lagged	behind	Hancock	County’s	growth	from	1970	to	
1990,	Greenfield	grew	more	than	the	county	during	the	1990s.		The	growth	at	the	
county	level	has	been	consistent	with	other	counties	within	the	Indianapolis	area	in	
recent	years.		

		2000	 2003	 %	Change

Greenfield	city	 14,545	 15,721	 8.09%

Hancock	County	 55,391	 59,446	 7.32%

Boone	 46,107	 49,370	 7.08%

Hamilton	 182,740	216,826	18.65%

Hendricks	 104,093	118,850	14.18%

Johnson	115,209	123,256	6.98%

Madison	 133,358	131,121	-1.68%

Marion	 860,454	863,251	0.33%

Morgan	66,689	 68,656	 2.95%

Shelby	 66,689	 68,656	 2.95%

Indiana	6,080,485	 6,195,643	 1.89%

Between	1990	and	2000	Hancock	County	grew	at	a	rate	of 	over	21	percent	com-
pared	 to	Greenfield’s	 rate	of 	nearly	25	percent.	 	From	2000	 to	2003,	 the	 rate	of 	
growth	in	Greenfield	has	increased	by	8	percent	while	the	County	only	increased	by	
over	7	percent	according	to	2003	Census	estimates.

This	growth	rate	comparison	indicates	that	while	the	County	continues	to	face	heavy	
growth	pressure	from	Indianapolis,	the	most	rapid	growth	has	moved	to	the	county	
center	of 	Greenfield.	 	This	phenomenon	will	 likely	 come	 to	 an	 end	 as	 the	 avail-
ability	of 	developable	land	within	Greenfield	diminishes,	with	development	activity	
moving	out	 to	 the	next	“tier”	of 	suburban	communities.	 	 It	 is	 important	 to	note	
that,	while	growth	in	Greenfield	has	increased	at	a	higher	rate,	Hancock	County	as	a	
whole	is	projected	to	grow	at	a	rate	nearly	commensurate	with	Boone	and	Johnson	
County	through	2025,	increasing	from	55,391	in	2000	to	73,778	in	2025	(a	33.2	per-
cent	increase)	but	remaining	behind	other	counties	such	as	Hamilton	and	Hendricks	
according	 to	 projections	 developed	 by	 the	 Indiana	 Business	 Research	 Bureau	 at	
Indiana	University	(IBRC).

While	the	rate	of 	growth	alone	creates	implications	for	planning,	the	composition	
of 	 that	 population	 says	 a	 great	 deal	more.	 	 Looking	 at	 the	 composition	 of 	 that	
growth	involves	looking	at	the	age,	education	levels,	and	household	types	of 	those	
moving	to	the	area	in	order	to	understand	the	demands	that	the	growing	population	
will	place	on	the	city.
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Age Distribution
Figure	 xx,	 Population	 Distribution,	 presents	 an	 age	 distribution	 for	 the	 City	 of 	
Greenfield	in	2000.		Almost	one-third	of 	Greenfield’s	population	falls	between	the	
ages	of 	25	and	44	years	old.		This	is	the	age	group	which	is	statistically	likely	to	work	
and	have	school-age	children,	 so	 it	 is	not	merely	coincidence	 that	 the	number	of 	
young	children	(under	the	age	of 	18)	is	proportionate	to	the	number	of 	people	in	
the	25	to	44	age	group.	There	is	a	lower	population	in	the	20	to	24	age	group,	which	
is	not	uncommon	for	a	city	without	a	college	or	university.

The	population	 distribution	 for	Greenfield	 in	 2000	 is	 consistent	with	 these	find-
ings.	 	Distributions	for	most	communities	will	be	slightly	distorted	to	account	for	
differences	in	generation	sizes.		For	example,	the	baby	boom	generation	will	cause	
a	slight	distortion	because	it	is	significantly	larger	than	the	generations	before	and	
after	it.		However,	Greenfield’s	population	pyramid	displays	very	little	generational	
distortion.		Rather	than	having	a	higher	proportion	of 	persons	at	the	base	of 	the	
pyramid	(children	and	young	adults),	the	pyramid	is	proportional	in	that	the	25-44	
year	old	age	group	is	only	slightly	larger	than	that	of 	children.	

The	distribution	of 	age	 in	Greenfield	has	many	planning	 implications:	a	need	for	
family	opportunities,	amenities	and	activities;	a	need	for	opportunities	for	children;	
and,	opportunities	for	teens	and	young	adults	as	those	children	age	over	the	plan-
ning	period.		Greenfield	also	has	a	need	for	older	adult	housing,	based	on	the	per-
centage	of 	individuals	over	the	age	of 	62,	And	the	baby	boomers	who	will	retire	and	
age	over	the	planning	period.

2000	AGE	 Greenfield	 Hancock	County	 Indianapolis	Region	
Indiana

Median	Age	 35.3	 37.4	 34.6	 32.8

%	62	years	and	over	 16.78%	13.53%	12.94%	14.62%

Race
Both	Greenfield	and	Hancock	County	are	less	racially	diverse	than	the	rest	of 	the	
Indianapolis	 region	and	State.	 	As	 the	migration	of 	population	from	Indianapolis	
continues,	the	community	may	find	themselves	with	a	more	diverse	population.

2000	RACE	 Greenfield	 Hancock	County	 Indianapolis	Region	
Indiana

%	White	Population	 98.51%	98.38%	81.98%	87.45%

%	Hispanic	(of 	any	race)	1.22%	 0.55%	 2.55%	 3.46%

Education
Another	 important	 component	 of 	 the	 population	 is	 the	 education	 level	 of 	 the	
community’s	residents.		This	correlates	to	the	type	of 	labor	pool	available	for	both	
current	 and	 future	 employers.	 	 As	 Figure	 x.x,	 Educational	 Attainment	 indicates,	
Greenfield	has	the	highest	percentage	of 	high	school	graduates	with	nearly	40	per-
cent	of 	the	population	of 	all	comparable	areas.		Greenfield	has	a	lower	percentage	
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of 	adults	who	have	completed	a	college	degree	than	the	reference	areas.

As	the	result,	a	higher	percentage	of 	the	labor	force	in	Greenfield	is	suited	for	jobs	
that	do	not	 require	a	college	education.	 	However,	 in	 the	 regional	context	of 	 the	
MSA	 and	 the	mobility	 of 	workers,	 it	 is	 necessary	 to	 further	 investigate	 the	 local	
economy	and	employment	mix	to	understand	the	potential	planning	implications	of 	
this	phenomenon.		Greenfield	must	evaluate	which	jobs	it	will	try	to	attract	within	its	
corporate	limits	and	which	jobs	will	be	supplied	to	residents	by	other	communities	
within	the	metropolitan	area.		This	issue	will	be	explored	further	in	the	Economic	
Characteristics	section	to	follow.

2000	Educational	Attainment

		Indiana	 Hancock	County	 Greenfield	 Indianapolis	MSA

%	High	School	Graduate	or	Higher	 82.13%	87.77%	83.83%	83.97%

%	Bachelor’s	Degree	or	Higher	 19.41%	22.19%	18.91%	25.83%

Households
One	of 	the	most	significant	issues	facing	a	rapidly	growing	population	is	the	type	
of 	housing	necessary	to	accommodate	that	growth;	one	of 	the	topics	that	requires	
careful	consideration	is	the	composition	of 	households	and	the	housing	types	that	
those	households	require.		Household	growth	typically	is	consistent	with	population	
growth	(a	household	includes	all	the	people	who	occupy	a	housing	unit,	regardless	
of 	relationship).		Households	form	the	basis	for	housing	demand,	the	single	larg-
est	land	use	in	virtually	every	community.		In	2000	there	were	5,933	households	in	
Greenfield,	 reflecting	 a	 41.2	percent	 increase	 from	 the	 total	of 	 4,202	households	
in	1990.		The	increase	was	larger	than	Hancock	County,	Center	Township	and	the	
Indianapolis	MSA.	

Number	of 	Households	1990	 2000	 Percent	Change

Indiana	2,064,246	 2,336,306	 13.2%

Hancock	County	 15,901	 20,718	 30.3%

Center	Township	 5,845	 7,873	 34.7%

Greenfield	city	 4,202	 5,933	 41.2%

Indianapolis	MSA	 480,406	629,655	31.1%

Household Types
Figure	x.x,	Households	by	Type,	2000	indicates	the	percentage	of 	non-family	house-
holds	in	Greenfield	and	in	the	region.		Non-family	households	include	single	person	
households,	such	as	young	singles,	widowed	adults,	or	people	with	roomates.		The	
percentage	of 	households	with	persons	over	65	is	higher	in	Greenfield	than	in	the	
MSA,	the	county	and	the	state	as	a	whole.		It	appears	that	the	significant	number	of 	
childless	households	in	Greenfield	is	keeping	the	city’s	average	household	size	lower	
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than	regional	averages.		

Households	by	Type,	2000

				 		 Indiana	Hancock	County	 Indianapolis	MSA	 Center	
Township	 Greenfield

%	Family	Households	 82.5%	 89.5%	 82.2%	 85.4%	 82.1%

%	Non-Family	Households	 14.6%	 9.7%	 15.6%	 13.0%	 15.7%

%	Households	with	persons	under	18	 12.9%	 13.9%	 13.4%	 13.6%	 13.4%

%	Households	with	persons	over	65	 11.6%	 10.7%	 10.2%	 11.7%	 13.1%

	 		 		 		 			 		 		 US	Census	Bureau

Historically,	Greenfield	 has	 also	 had	 a	 larger	 percentage	 of 	 female	 householders,	
with	no	husband	present.	 	In	1990,	the	percentage	of 	single	female	householders	
was	19	percent	compared	with	6.5	percent	in	2000.		This	indicates	that	the	number	
of 	female	householders	declinedin	portion	to	the	number	of 	total	households.		This	
means	Greenfield	may	have	a	greater	need	for	supportive	services,	including	child	
care	and	even	housing	support.		

2000	Households	 Indiana	Hancock	County	 Center	Township	
Greenfield	city	 Indianapolis	MSA

Persons	per	Household	 2.53	 2.65	 2.51	 2.4	 2.5

Percent	of 	total	HH:		Married	Couple	Family	(Spouse)	 20.97%	25.91%	
24.39%	22.25%	20.30%

Percent	of 	Total	HH:	Female	Householder,	no	Husband	Present	 6.50%	 4.57%	
6.14%	 7.59%	 6.93%

Household size
Household	size	is	the	number	of 	persons	living	in	a	housing	unit.		It	gives	an	indica-
tion	of 	how	many	housing	units	will	be	needed	in	the	future	as	well	as	determining	
the	future	population.		These	trends	will	determine	the	impact	the	population	will	
have	on	 the	 future	 land	uses	and	will	be	 instrumental	 in	determining	appropriate	
land-use	mixes.

Household	size	can	be	impacted	by	many	different	factors.		Because	people	are	liv-
ing	longer,	there	are	more	elderly	households.		Along	the	same	lines,	many	families	
are	not	having	as	many	children,	and	household	sizes	are	smaller.		With	the	shifting	
of 	marriage	patterns,	there	are	more	young	adults	who	are	single	or	who	prefer	to	
live	alone	or	with	a	roommate.		All	of 	these	social	changes	impact	household	size.	

Compared	 to	 the	 national	 trend	 (1.5	 percent	 decline	 in	 the	 number	 of 	 persons	
per	household)	Hancock	County	has	experienced	a	dramatic	decline	in	the	size	of 	
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the	average	household,	from	2.82	persons	per	household	in	1990	to	a	2.65	person	
average	household	size	in	2000.		In	contrast	to	both	the	national	and	county	trend,	
both	the	City	of 	Greenfield	and	Center	Township	have	decreasing	household	sizes.		
Center	 Township’s	 household	 average	 decreased	 8.4	 percent	 down	 from	 2.74	 in	
1990	to	2.51	in	2000.		In	comparison,	Greenfield’s	average	household	size	decreased	
8.7	percent	from	2.64	in	1990	to	2.41	in	2000.		

Average	Household	Size*

		1990	 2000	 Percent	Change

Greenfield	 2.64	 2.41	 -8.71%

Center	Township	 2.74	 2.51	 -8.39%

Hancock	County	 2.82	 2.65	 -6.03%

Indiana	2.61	 2.53	 -3.07%

*	in	1990	this	figure	was	referred	to	as	“persons	per	household”	

US	Census	Bureau	 	 	

Population Summary
In	 summary,	 Greenfield	 has	 experienced	 continuous	 population	 increases	 since	
the	previous	Comprehensive	Plan.	Projections	will	be	created	to	evaluate	how	this	
growth	will	continue.		Despite	of 	the	continuously	increasing	population	Greenfield	
has	experienced	relatively	few	changes	in	its	social	characteristics.		Of 	the	changes	
that	have	occurred	 the	most	prominent	 includes	 a	population	growth	 rate	 that	 is	
now	 larger	 than	 that	of 	 the	county	 and	 increased	number	of 	households	 to	 cor-
respond	to	the	increase	in	population.	

All	of 	 these	factors	will	have	an	 impact	on	 the	future	of 	 the	community	and	are	
important	 considerations	 as	 policies	 regarding	 economic	 development,	 housing,	
education	and	community	services	are	developed.

Housing Characteristics
In	addition	to	food	and	clothing,	housing	represents	one	of 	the	three	basic	needs	for	
human	survival.		Housing	provides	more	than	just	a	shelter;	it	also	provides	a	place	
of 	comfort	and	promotes	an	overall	sense	of 	well	being.	 	Of 	all	 the	basic	needs,	
housing	 costs	 represent	 the	 largest	 single	 expense	 for	 most	 households.	 	 Home	
ownership	is	considered	desirable	by	many	people.		If 	home	ownership	declines	in	
a	community,	this	generally	signals	decline	in	wealth	and	the	overall	well-being	of 	
the	community.	

Housing Units
Based	 on	 the	 1990	 Census	 data,	 there	 were	 4,425	 housing	 units	 in	 the	 City	 of 	
Greenfield.	 	By	2000,	the	number	of 	units	had	 increased	to	6,458,	a	45.9	percent	
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increase.	 	This	 rapid	growth	 is	consistent	with	 the	expansion	greater	Indianapolis	
has	seen	in	the	past	few	decades.		This	growth	far	surpasses	the	state,	the	county	and	
even	Indianapolis,	indicating	a	migration	of 	homeowners	into	Greenfield.

Housing	Units

		1990	 2000	 Percent	Change

Indiana	2246046	 2,532,319	 12.75%

Hancock	County

16495	 21,750	 31.86%

Center	township	

6128	 8,457	 38.01%

Greenfield	city,	Indiana	 4425	 6,458	 45.94%

Indianapolis,	IN	MSA	 517893	 681,144	31.52%

U.S.	Bureau	of 	the	Census	 		 		 	

Housing Value
Median	housing	value	is	an	important	component	of 	housing	stock,	because	it	indi-
cates	who	can	and	cannot	afford	housing	 in	a	community.	 	“Median”	means	 that	
there	are	an	equal	number	of 	properties	valued	higher	and	lower	than	the	median	
number.		The	median	housing	value	of 	owner-occupied	units	in	Greenfield	is	higher	
than	that	of 	the	State	but	lower	than	the	county	and	Indianapolis	MSA,	as	shown	in	
Figure	X.X,	Comparative	Median	Housing	Values.		The	median	housing	value	in	the	
Greenfield	planning	area	was	$106,300	in	2000,	much	higher	than	the	state	median	
of 	$94,300.		This	is	not	surprising	considering	the	rapid	growth	in	the	region	and	
the	corresponding	demand	for	land.		The	overall	median	value	for	Center	Township	
($115,200)	was	higher	than	for	properties	within	the	corporate	limits	of 	Greenfield,	
likely	due	to	newer	housing	and	lower	density	residential	patterns	in	the	unincorpo-
rated	areas	of 	the	Township.		Similar	to	Center	Township,	the	median	housing	value	
for	Hancock	County	was	also	higher	($129,700),	which	likely	reflects	newer	housing	
stock	in	communities	closer	to	Indianapolis,	like	McCordsville.

Despite	having	a	lower	median,	Greenfield	has	seen	the	greatest	percentage	increase	
since	1990.		In	1990,	the	median	housing	value	in	Greenfield	was	$57,000	compared	
to	$106,300	 in	2000.	 	When	the	2000	median	housing	value	 is	converted	to	1990	
money,	 to	 account	 for	 inflation	 and	other	 price	 increases,	 the	median	 value	 of 	 a	
home	increases	by	39.2%.		This	increase	is	larger	than	increases	by	the	State,	County	
and	 Indianapolis	MSA.	 	 This	 large	 increase	 is	 due	 to	 the	 large	 supply	 of 	 newer	
homes	built	in	during	the	end	of 	the	decade,	all	of 	which	have	higher	values.
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Year Structure Built
A	factor	that	further	influences	housing	character	and	price	is	the	age	of 	the	hous-
ing.		The	age	of 	a	community’s	housing	stock	does	not	always	indicate	substandard	
condition;	 in	 fact,	many	of 	 the	older	structures	were	 typically	built	 from	brick	or	
concrete,	characteristics	 that	make	older	housing	units	a	community	asset.	 	Older	
housing	 areas	 provide	 the	 potential	 for	 the	 creation	 of 	 historic	 districts,	 which	
enable	 certain	programs	 to	be	 leveraged	 to	 assist	homeowners	 in	 renovation	 and	
maintenance.		In	some	cases,	the	need	to	repair	older	plumbing	and	heating	systems	
can	make	older	housing	options	prohibitively	expensive	or	 too	much	of 	a	bother	
for	certain	segments	of 	the	population.		Therefore,	older	homes	are	not	attractive	
housing	options	for	everyone.		Even	though	many	older	homes	are	well	maintained,	
they	still	often	sustain	some	depreciation.

In	reviewing	the	age	of 	the	housing	stock,	18	percent	of 	Greenfield’s	housing	stock	
was	built	before	1940.		Generally,	when	the	house	is	over	fifty	years	of 	age,	there	
are	concerns	that	the	condition	of 	the	structure	and	the	facilities	such	as	plumbing	
or	electricity	might	require	significant	investment.

Approximately	30	percent	of 	the	housing	units	 in	the	City	of 	Greenfield	are	new	
construction,	or	built	after	1990.		With	an	additional	9	percent	built	in	the	last	10	to	
20	years.		Based	on	these	figures	roughly	39	percent	of 	Greenfield’s	housing	stock	
has	been	built	 in	 the	 last	 20	 years	 confirming	 that	 the	housing	 stock	 is	 relatively	
new.

	

Home Occupancy and Ownership
Owner	Occupied	 Renter	Occupied

Total	Units	 Vacant	 %	Vacant	 Total	Units	 Vacant	 %	Vacant

4058	 125	 3.08%	 2303	 303	 13.16%

U.S.	Census	Bureau	 	 	 	

Housing	tenure	refers	to	whether	a	home	is	occupied	by	owners	or	renters.		There	
are	6,458	housing	units	in	Greenfield,	of 	them	5,933	are	occupied	while	the	remain-
ing	525	are	considered	vacant.			The	Census	defines	a	vacant	housing	unit	as	a	hous-
ing	unit	in	which	no	one	is	living	in	at	the	time	of 	enumeration,	unless	its	occupants	
are	only	temporarily	absent.		The	Department	of 	Housing	and	Urban	Development	
has	developed	a	guideline	for	planning	purposes.		On	average,	a	community	should	
maintain	approximately	25	to	30	percent	of 	its	housing	stock	as	rental	units.		

Of 	the	5,933	occupied	units,	approximately	70	percent	of 	them	are	owner	occupied,	
while	the	other	30	percent	are	renter	occupied.				Typically	much	of 	a	community’s	
rental	housing	stock	is	multi-family	units	rather	than	single	family	housing.

In	 order	 to	 understand	 the	 demand	 of 	 housing,	 occupancy	 rates	 are	 reviewed.		
In	 general,	 when	 a	 community	 has	 lower	 vacancy	 rates,	 coupled	 with	 anticipated	
growth,	it	indicates	a	housing	demand.	The	US	Department	of 	Housing	and	Urban	
Development	 (HUD)	 sets	 the	 overall	minimum	vacancy	 rate	 at	 three	 (3)	 percent	
to	ensure	that	adequate	housing	choices	are	being	offered	in	a	community.		By	the	
same	standard,	the	owner	vacancy	rate	should	be	at	least	1.5	percent,	and	the	rental	
vacancy	rate	should	be	at	least	5	percent.	
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The	vacancy	rates	for	Greenfield	reflect	the	Census	Bureau’s	counts	for	homes	for	
sale	and	for	rent	at	the	time	of 	the	Census	in	2000,	as	shown	in	Figure	X.X	Owner	
and	Renter	Occupied	Vacancy	Rates.

Excluding	seasonal	housing,	the	owner	vacancy	rate	is	3.08	percent,	higher	than	the	
recommended	minimum.		The	rental	vacancy	rate	is	13.16	percent,	which	is	much	
higher	than	a	healthy	five	percent	vacancy	rate.		These	average	vacancy	rates	suggest	
moderate	turnover	in	the	housing	stock.		

Structure Type
The	 structure	 type	 refers	 to	 the	 physical	 description	 of 	 the	 housing	 stock.	 	 The	
structure	 type	 is	 predominately	 used	 to	 distinguish	 the	 different	 types	 of 	 hous-
ing	available	 in	a	community,	whether	 it	 is	a	single-dwelling	unit	or	a	multi-family	
dwelling	unit.		Figure	xx,	Units	in	Structure,	depicts	the	housing	types	available	in	
Greenfield.

Single-family	detached	homes	comprise	 the	core	of 	 the	housing	stock	 in	 the	city.		
Based	on	Census	2000	figures,	approximately	73	percent	of 	the	Greenfield’s	housing	
stock	was	 single	 family	units,	while	nearly	13	percent	were	multi-family	units	and	
approximately	3	percent	were	mobile	homes.		

The	figure	also	displays	the	change	in	units	since	2000	based	on	approved	housing	
permits.		While	the	overall	percentage	for	multi-family	homes	declined	from	2000	to	
2005,	the	biggest	change	is	in	the	single	family	sector	with	an	increase	of 	1,320	units.		
In	five	years,	there	was	an	increase	of 	4	percent.		At	the	time	of 	this	comprehensive	
plan,	there	were	additional	developments	waiting	for	approval	that	contained	more	
single	family	homes,	which	will	add	to	the	percentage	and	further	lean	the	balance	
toward	single	family	homes.		From	a	policy	standpoint,	in	order	to	maintain	a	bal-
ance	of 	housing,	the	approval	of 	multiple	family	housing	should	be	monitored	care-
fully	and	matched	with	the	continued	increase	in	single	family	units.

Units	in	Structure	 City	of 	Greenfield	 Percent	of 	Total	2000	
Percent	of 	Total	2005

	 1990	 2000	 2005+	Approved	 	

	 	 	 	 	

1	unit,	detached	and	attached	 3265	 4701	 6021	 73%	 77%

2	units	 409	 438	 449	 7%	 6%

3	to	4	units	 250	 377	 377	 6%	 5%

5	or	more	units	 360	 749	 796	 12%	 10%

Mobile	home,	Trailer	or	Other	 141	 193	 193	 3%	 2%
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Economic Characteristics
Labor Force
The	labor	force	is	an	estimate	of 	employed	and	unemployed	people	by	place	of 	resi-
dence.	Indiana	data	provides	estimates	of 	the	Civilian	Labor	Force,	which	excludes	
people	 in	 institutions	 and	 in	 the	 Armed	 Forces.	 	 These	 numbers	 are	 important	
because	they	are	used	by	potential	employers	to	determine	if 	there	are	enough	avail-
able	workers	for	their	operation.

The	Hancock	County	 labor	 force	was	 31,960	 people	 in	 2003.	 	Of 	 those,	 30,720	
were	employed	and	1,240	(3.9	percent)	were	unemployed.		More	recent	data	is	also	
available	from	the	Indiana	Business	Research	Center	who	report	in	March	of 	2005	
that	Hancock	County	had	an	unemployment	rate	of 	5	percent,	one	of 	the	lowest	
rates	in	the	Indianapolis	metropolitan	area.		The	only	counties	to	a	lower	rate	were	
Hendricks	and	Hamilton	County	who	traditionally	have	a	lower	rate.

The	most	recent	unemployment	rate	is	consistent	with	Hancock	County’s	rate	over	
the	past	several	decades.		In	general,	the	unemployment	rate	for	Hancock	County	
has	been	below	both	the	annual	rate	for	the	state	and	the	region.		The	most	recent	
annual	rate	for	Greenfield	(3.9	percent)	remains	below	the	State	(5.1	percent)	and	
region	(4.7	percent).		Similarly,	Greenfield	experienced	its	peak	unemployment	rates	
at	the	same	time	as	the	state	and	region	signifying	that	Greenfield	is	affected	by	the	
same	economic	factors	as	other	communities	and	areas.	 	Greenfield’s	peak	unem-
ployment	rate	occurred	in	1991	and	1992	with	a	rate	of 	4.3	percent	and	its	lowest	
rate	in	1998	and	1999	with	a	rate	of 	2.0	percent.

The Economic Base – Location Quotient
Greenfield’s	 economic	 growth	depends	 on	 the	 expansion	of 	 its	 exports	 to	 other	
regions,	so	that	income	produced	by	that	expansion	generates	increased	demand	for	
products	and	services	produced	and	consumed	locally.	 	Probably	the	most	widely	
used	approach	to	estimating	the	influence	of 	a	local	economy	is	the	location	quo-
tient.	 	 The	 assumption	 underlying	 the	 use	 of 	 location	 quotients	 is	 that	Hancock	
County’s	economy	is	a	microcosm	of 	the	national	economy.

The	location	quotient	compares	the	percentage	of 	an	area’s	total	work	force	working	
in	a	sector	with	the	national	percentage	for	the	same	area.	 	The	location	quotient	
identifies	 the	 sectors	providing	basic	 and	non-basic	 employment.	 	Basic	 activities	
bring	money	into	the	area	economy.	 	 	A	location	quotient	greater	than	one	[1.00]	
indicates	a	basic	activity.	A	location	quotient	of 	less	than	one	[1.00]	indicates	a	non-
basic	activity.		Non-basic	activities	are	sources	of 	cash	leakage	from	the	economy.		
If 	a	non-basic	situation	can	be	corrected,	the	local	economy	benefits.		

Location	Quotients	By	Industry,	2002

March	2002	 Industry	Code	 Hancock	County	 State	Of 	Indiana

Forestry,	fishing,	hunting,	and	agriculture	support	11	 0.00	 0.46
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Mining	 21	 0.15	 0.55

Utilities	22	 1.31	 1.06

Construction	 23	 1.73	 0.97

Manufacturing	 31	 1.40	 1.71

Wholesale	trade	42	 0.95	 0.86

Retail	trade	 44	 1.13	 1.04

Transportation	&	warehousing	 48	 0.74	 1.08

Information	 51	 0.51	 0.58

Finance	&	insurance	 52	 0.37	 0.74

Real	estate	&	rental	&	leasing	 53	 0.63	 0.79

Professional,	scientific	&	technical	services	 54	 0.54	 0.59

Management	of 	companies	&	enterprises	55	 0.41	 0.70

Admin,	support,	waste	mgt,	remediation	services	 56	 0.59	 0.73

Educational	services	 61	 0.03	 0.83

Health	care	and	social	assistance	 62	 0.97	 1.00

Arts,	entertainment	&	recreation	 71	 0.73	 0.98

Accommodation	&	food	services	72	 1.12	 0.99

Other	services	(except	public	administration)	 81	 1.45	 1.09

Auxiliaries	(exc	corporate,	subsidiary	&	regional	mgt)	 95	 5.60	 0.87

Unclassified	establishments	 99	 2.19	 0.59

Hancock	County	has	 eight	basic	 economic	activities	 that	produce	goods	and	 ser-
vices	 beyond	 local	 demands,	 exporting	 them	 to	 external	 markets	 and	 generating	
income	in	the	local	area	outside:

Utilities	(1.31)

Construction	(1.73)

Manufacturing	(1.40)

Retail	Trade	(1.13)

Accommodation	and	Food	Services	(1.12)

Other	services	(except	public	administration)	(1.45)
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Auxiliaries	(executive	corporate,	subsidiary	&	regional	mgt)	(5.6)

Unclassified	establishments	(2.19)

There	are	several	sectors	where	Hancock	County	is	underrepresented,	meaning	that	
they	rely	on	other	local	economies	to	meet	their	needs.		Because	Hancock	County	
is	 part	 of 	 the	 Indianapolis	MSA,	 it	 is	 not	 surprising	 that	market	 sectors	 such	 as	
health	care	and	social	assistance;	finance	and	insurance;	and	real	estate,	rental,	and	
leasing	 are	 underrepresented	 locally.	 	 One	 would	 expect	 that	 the	 region’s	 center	
(Indianapolis)	is	currently	fulfilling	many	of 	those	demands.

Industry	Code	Description	 #	of 	Employees	for	week	of 	3/12/02	 Annual	
Payroll	-	2002	 Total	#	of 	Establishments

Total	 14880	 492694	 1316

Forestry,	fishing,	hunting,	and	agriculture	support	0	 		 	

Mining	 9.5	 0	 2

Utilities	112	 5354	 4

Construction	 1441	 45428	 274

Manufacturing	 2670	 108871	 71

Wholesale	trade	740	 35457	 65

Retail	trade	 2226	 42690	 163

Transportation	&	warehousing	 350	 10191	 56

Information	 237	 7393	 19

Finance	&	insurance	 317	 9716	 69

Real	estate	&	rental	&	leasing	 167	 2834	 43

Professional,	scientific	&	technical	services	 507	 14322	 112

Management	of 	companies	&	enterprises	158	 10277	 6

Admin,	support,	waste	mgt,	remediation	services	 650	 23632	 69

Educational	services	 9.5	 0	 5

Health	care	and	social	assistance	 1905	 52884	 103

Arts,	entertainment	&	recreation	 174.5	 0	 13

Accommodation	&	food	services	1490	 13453	 80

Other	services	(except	public	administration)	 1043	 21880	 157
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Auxiliaries	(exc	corporate,	subsidiary	&	regional	mgt)	 749.5	 0	 3

Unclassified	establishments	 9.5	 0	 2

Income and Buying Power
As	expected	from	the	education	data,	Greenfield	has	a	lower	per	capita	income	than	
the	County	or	region.	 	The	City	of 	Greenfield	has	a	higher	poverty	rate	than	the	
surrounding	area.	Many	cities	have	a	higher	rate	of 	poverty	than	the	surrounding	
county	and	townships	due	to	greater	concentrations	of 	the	poor	in	cities	and	access	
to	social	services.	

Greenfield’s	poverty	rate	of 	families	is	slightly	higher	than	the	county’s	at	3	percent	
and	1.9	percent,	respectfully.	However,	as	the	chart	indicates,	the	percent	of 	families	
below	the	poverty	 line	 in	Greenfield	 is	well	below	the	state	and	regional	percent-
ages.

Income	Indiana	Hancock	County	 Center	Township	 Greenfield	
Indianapolis,	MSA

Per	Capita	Income	(1999)

$20,397	$24,966	$23,529	$22,509	$23,198

Percent	of 	Families	with	Income	Below	Poverty	Line	 6.7%	 1.9%	 2.3%	
3.0%	 6.3%

Percent	of 	All	Persons	with	Incomes	Below	Poverty	Level	9.5%	 3.0%	 3.4%	
4.3%	 8.6%

Median Household Income
Median	 household	 income	 is	 an	 important	 economic	 indicator	 used	 to	 evaluate	
communities.		It	is	a	median,	so	extreme	poverty	and	extreme	wealth	are	balanced.		
Greenfield	has	one	of 	the	lowest	median	household	incomes	compared	to	any	of 	
the	 comparison	 areas.	 	Only	 the	 state	 ($	 41,567)	 has	 a	 lower	median	 household	
income	than	Greenfield	($42,035).	

Buying Power Index
In	addition	to	income	(the	money	input),	it	is	useful	to	examine	spending	(the	money	
output).		Marketing	professionals	track	this	information	by	county.		According	to	the	
2000	guide	of 	the	Annual	Survey	of 	Buying	Power,	published	by	Sales	&	Marketing	
Magazine,	Hancock	County	can	expect	increased	wealth	and	retail	growth.

The	buying	power	index	(BPI)	is	a	measurement	of 	a	market’s	ability	to	purchase	
goods	and	services.		It	combines	three	basic	elements:	population	(the	demographic	
factor),	Effective	Buying	Income	(the	economic	factor),	and	retail	sales	(the	distribu-
tion	factor).		The	sum	of 	these	weighted	percents	is	the	BPI.		The	BPI,	which	is	the	
area’s	ability	to	buy,	is	expressed	as	a	percentage	of 	the	national	total	(100%).		The	
Indianapolis	Metro	Area	 (which	 includes	Hancock	County),	had	a	BPI	of 	0.6335	
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for	 1999,	 and	 is	 projected	 to	 have	 a	BPI	 of 	 0.6526	 by	 the	 year	 2004.	 	Hancock	
County	had	a	BPI	of 	0.0203	for	1999,	and	is	projected	to	have	a	BPI	of 	0.0222	by	
the	year	2004.		Both	areas	experienced	increases	from	the	previous	reports	in	1996	
but	Hancock	County’s	BPI	increased	at	a	faster	rate.		Hancock	County	increased	by	
.0031	or	over	16	percent	compared	to	the	Indianapolis	Metro	Area	which	experi-
enced	a	.011	points	or	a	1.7	percent	increase.		

Perhaps	of 	more	interest	should	be	the	individual	measures	that	make	up	the	BPI.		
Calculations	were	based	on	a	2000	population	estimate	of 	56,200	people	in	Hancock	
County,	and	a	2005	projection	of 	62,000	people	(a	projected	10.3	percent	increase	in	
population	and	a	12.3	percent	increase	in	households).		Regarding	income,	over	half 	
(51.2	percent)	of 	the	County’s	households	earned	$50,000	or	more	in	2000,	com-
pared	with	40.3	percent	for	the	Indianapolis	Region,	and	34.6	percent	for	the	state.

Hancock	County’s	average	household	Effective	Buying	Index	 (EBI)	 for	1999	was	
$57,397,	and	is	projected	to	be	$71,995	by	2000.		Effective	Buying	Income	(EBI)	is	
defined	as	money	income	less	personal	tax	and	non-tax	payments	–	a	number	often	
referred	to	as	“disposable”	or	“after-tax”	income.		Total	EBI	is	expected	to	increase	
by	25.4	percent	between	1999	and	2004	 for	 the	County,	which	 is	 above	 the	 state	
(21.6	percent)	and	the	region	(30	percent).		Total	retail	sales	are	expected	to	increase	
by	37.8	percent	during	the	same	time	period,	again,	above	the	state	(25.6	percent)	
and	the	region	(24.7	percent).		Retail	sales	per	household	in	Hancock	County	should	
climb	 from	 $23,106	 per	 household	 in	 1999,	 to	 $27,130	 per	 household	 in	 2004.		
However,	 it	 should	 be	 noted	 that	 the	 county’s	 sales	 per	 household	will	 continue	
to	lag	below	the	state’s	and	the	Indianapolis	area’s	averages,	with	Hancock	County	
exceeding	only	Johnson	and	Morgan	Counties	in	the	region.		This	means	that	the	
County’s	households	are	in	the	position	to	spend	more,	but	have	traditionally	chosen	
not	to.		It	is	unclear	whether	this	is	because	county	residents	are	more	conservative	
with	their	spending,	or	if 	the	local	market	opportunities	are	incomplete.		

Regarding	local	market	expenditures,	1995	figures	showed	that	of 	the	total	retail	sales	
of 	$471,370,000	in	Hancock	County,	$45,663,000	was	for	food,	$37,235,000	was	for	
eating	and	drinking	places,	$49,255,000	was	for	general	merchandise,	$9,942,000	was	
spent	on	furniture,	furnishings,	and	appliances,	and	$170,760,000	was	spent	on	auto-
motive.		The	percentage	of 	spending	in	each	category	for	Hancock	County	is	below	
the	state	and	regional	levels	with	the	exception	of 	spending	on	motor	vehicles	and	
part	dealers,	where	Hancock	County	residents	spend	nearly	15	percent	more.

This	information	tells	us	that	increased	wealth	and	retail	growth	has	and	is	expected	
to	continue.		Local	residents	will	likely	have	increasing	disposable	income	to	spend,	
but	will	they	spend	it,	and	if 	they	do	decide	to	spend,	will	it	be	in	Greenfield?		The	
city’s	chance	at	capturing	most	of 	that	new	spending	is	higher	if 	there	are	adequate	
sites	for	new	commercial	uses.		Both	undeveloped	commercial	land	and	special	com-
mercial	areas,	such	as	the	historic	downtown,	could	be	marketed	for	that	expected	
growth	in	retail	and	service	businesses.

Employment by Industry
Employment	by	industry	is	useful	in	understanding	the	types	of 	employment	oppor-
tunities	that	exist	in	the	community	and	the	skills	that	workers	in	the	community	are	
likely	to	have	based	on	those	industries.

According	to	the	2000	Census,	in	Greenfield,	educational,	health	and	social	services	
was	the	largest	employment	sector	in	2000,	followed	by	manufacturing,	retail	trade,	
and	construction.		Manufacturing	accounted	for	19	percent	of 	employment,	retail	
trade	covered	12	percent;	construction	was	9	percent.
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The	 following	 analyses	will	 look	 at	 job	 growth	within	 the	County	 as	well	 as	 the	
proportion	of 	people	working	within	Hancock	County	as	opposed	to	commuting	
to	other	employment	centers.		As	the	Indianapolis	region	has	grown,	more	than	just	
people	have	spread	into	neighboring	communities.		Those	communities	are	begin-
ning	to	see	a	growth	in	jobs	as	well.		The	latest	official	government	figures	for	indus-
tries	 are	 for	2003,	 and	 they	 show	growth	 in	 all	 sectors	of 	 industry	 in	Hancock	
County,	Figure	X.X	Hancock	County	Employees	by	Major	Industry.	 	Throughout	
the	1990s,	Hancock	County	saw	dramatic	increases	in	the	number	of 	jobs	in	the	ser-
vice	industry	and	retail	industry.		The	most	prevalent	job	types	in	Hancock	County’s	
retail	industry	are	related	to	general	merchandise	stores,	grocery	stores,	automobile	
dealerships,	gas	stations,	restaurants,	miscellaneous	retail	and	shopping	goods;	and	
the	most	prevalent	job	types	in	Hendricks	County’s	service	industry	are	related	to	
health	 services,	 business	 services,	 personnel	 services,	 and	 membership/religious	
organizations.

Hancock	County	Employees	by	Major	Industry	-	NAICS

		2001	 2002	 2003

Total	employment	 30754	 31695	 32902

Forestry,	fishing,	related	activities	(D)	 (D)	 (D)

Mining	 32	 (D)	 (D)

Utilities	(D)	 (D)	 46

Construction	 3219	 3211	 3204

Manufacturing	 2739	 2775	 2805

Wholesale	trade	1104	 1088	 1078

Retail	trade	 3687	 3948	 4031

Transportation	and	warehousing	 (D)	 (D)	 1034

Information	 386	 385	 384

Finance	and	insurance	 1150	 1187	 1243

Real	estate	and	rental	and	leasing	1912	 1963	 2029

Professional	and	technical	services	 2583	 2596	 2629

Management	of 	companies	and	enterprises	 165	 215	 319

Administrative	and	waste	services	 1797	 1900	 2061

Educational	services	 284	 306	 370

Health	care	and	social	assistance	 1938	 1972	 2050

Arts,	entertainment,	and	recreation	 674	 669	 692

Accommodation	and	food	services	 1495	 1601	 1825
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Other	services,	except	public	administration	 2306	 2455	 2566

Government	and	government	enterprises	3448	 3630	 3773

Source:	US	Bureau	of 	Economic	Analysis	 	 	

Note:	D	-	Not	shown	to	avoid	disclosure	of 	confidential	information,	but	the	esti-
mates	for	this	item	are	included	in	the	totals.

Starting	in	2000	the	US	Bureau	of 	Economic	Analysis	started	a	new	industry	classi-
fication	system,	which	eliminated	the	very	broad	service	classification	and	replaced	it	
with	several	more	detailed	categories.		Since	the	change	in	classification,	the	service	
and	retail	industry	has	continued	to	increase	in	such	categories	as	accommodation	
and	food	services,	and	health	care	and	social	assistance	with	retail	trade	being	the	
single	largest	employer	in	2003.		Other	large	industries	in	Hancock	County	include	
government	(3,773),	construction	(3,204),	and	manufacturing	(2,805).		

Similar	 recent	 information	 is	not	available	 for	Greenfield,	but	 the	city	can	expect	
similar	 trends	with	 the	number	of 	manufacturing,	 retail,	 and	service	 jobs	 increas-
ing,	especially	given	that	the	largest	manufacturing	employers	in	the	community	are	
Indiana	Precision	Technology	and	Irving	Materials	Inc.	and	the	presence	of 	many	
manufacturing	firms	in	the	community’s	industrial	parks.		The	same	is	true	for	retail	
and	service	industries	with	large	employers	including	Hancock	Memorial	Hospital	
and	Eli	Lily.

Commuting
Commuting	patterns	for	workers	are	important	because	they	demonstrate	whether	
there	are	more	workers	than	jobs	in	the	county,	and	vice	versa.	They	also	demon-
strate	how	far	people	are	willing	to	drive	for	work,	and	the	counties	to	which	the	
community	is	likely	losing	dollars	because	people	tend	to	shop	where	they	work.

In	2000,	the	top	counties	sending	workers	into	Hancock	County	were	Marion	and	
Henry,	each	sending	over	1,200	persons	a	day.		Hamilton,	Madison	and	Shelby	coun-
ties	regularly	send	in	over	500	a	day	as	illustrated	below.

Hancock	County	also	sent	workers	to	other	counties	in	2000.		In	fact,	more	people	
left	Hancock	County	to	work	than	came	into	the	county	to	work.		More	than	14,200	
more	 people	 left	Hancock	County	 to	work	 in	Marion	County	 each	 day	 than	 left	
Hancock	County	to	work	in	Marion	County.	 	Including	those	traveling	to	Marion	
County,	a	total	of 	18,139	people	left	Hancock	County	each	day	for	work,	a	number	
that	far	surpasses	the	4,488	people	entering	Hancock	County	daily.

Population Projections
Population	projections	 form	an	 integral	part	of 	 the	Comprehensive	Plan	because	
future	 needs	 are	 largely	 based	 on	 the	 expected	 population	 to	 be	 served.	 	 The	
Comprehensive	 Plan	 provides	 population	 projections	 for	 the	 years	 2000	 through	
2030.		

Projections	indicate	the	number	of 	persons	entering	the	community	(birth	+	migra-
tion	–	death)	and	how	many	new	households	the	community	can	expect.		This	will	
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in	turn	aid	in	the	determination	of 	the	amount	of 	residential	land	needed	and	the	
potential	future	demand	on	city	services.	

Four	population	projections	were	developed.		The	first	was	developed	by	the	Indiana	
Business	Research	Center	(IBRC)	using	a	cohort-survival	method.		This	projection	
has	the	population	reaching	20,600	in	the	year	2025.

A	more	aggressive	model	is	based	on	linear	regression.		This	model	estimates	the	
2025	population	of 	Greenfield	to	be	22,900.		Another	aggressive	model	is	to	use	the	
historic	population	trend	for	the	city	and	base	the	projection	on	the	average	growth.		
This	model	estimates	the	2025	population	to	be	26,000.

A	model	 that	uses	building	permits	 and	 the	average	household	 size	 to	determine	
future	population	shows	the	most	aggressive	population	growth,	bringing	the	2025	
population	to	31,600.

The	people	involved	in	the	comprehensive	planning	process	chose	the	_________	
model	to	use	to	determine	future	land	use	needs.
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Appendix B: Greenfield Downtown Plan
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Appendix C: Greenfield Thoroughfare Plan
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Appendix D: Greenfield Parks Plan
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