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Chapter 1. Introduction

SEC. 1.1 OVERVIEW

The City of Florence, Kentucky, has a traditional Main Street that it is 
focused on activating through dedicated management, redevelopment 
of key properties, street improvements, and investments in infrastructure 
such as parking. As it pursues these initiatives, the City wishes to amplify 
the private investment return on this work through a revised Florence Main 
Street (FMS) Zoning District and district boundary that removes barriers 
to creative investment, rehabilitation of structures, and new infill develop-
ment.

1.1.1  Approach: Meet Places Where They Are
The team of YARD & Company and Calfee Zoning has been engaged to 
assist the City in this endeavor. YARD’s process is focused on meeting 
places where they are in their growth process and providing smart tools 
that unlock possibilities for their evolution and growth. Too often, large 
visions burden places that need a more nuanced approach or, in other 
cases, regulation and guidelines are misaligned to the current problems 
that need addressing. This team’s approach is geared toward establishing 
a shared understanding of where Main Street is today, where it wants to 
go, and building the tools necessary to get there.
 The process to create the Main Street Activation Guide included three 
steps that yielded zoning criteria to complement and inform the content 
and boundary of the City’s Florence Main Street Zoning District.

The steps were as follows:

1. Discovery

2. Testing Concepts

3. Main Street Activation Guide and Zoning Standards

1.1.2  Intent of this Guide
The Florence Main Street Activation Guide provides a decision-making 
framework for Boone County Planning Commission staff members to 
approve Certificates of Appropriateness and Zoning Permits, and other 
applicable zoning applications. 
 More than a passive document, it provides a tailored set of recommen-
dations that will actively shape growth within the expanded Main Street 
District.
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SEC. 1.2 THE JOB TO BE DONE

The vision for Florence’s Main Street is to create an active, walkable, and 
mixed-use district. Furthering its sense of place as an eclectic and physi-
cally diverse district will entail centering work around four key objectives:

A. Celebrate that there is nothing else like it
This effort is an opportunity to grow a unique place within Boone 
County and provide a much-needed walkable destination in an other-
wise rapidly growing auto-centric region.

B. Focus on building an active street life
A walkable place is predicated on active street life. An active Main 
Street needs building frontages that engage the street and sidewalk, 
celebrate the businesses and inhabitants along it, and establish the 
street as a dense, vibrant, and safe public space. 

C. Go beyond zoning 
Several past attempts have been made at reinvigorating Main Street 
with the 1994 Florence Main Street Study chief among them. Today, 
there is much greater recognition that the City and its private sector 
partners need to layer every tool into the District to make it work. This 
includes items such as capital investment, management/oversight, 
programming/events, marketing/storytelling, engagement, property 
assembly, code enforcement, development, retail incentives, and 
placemaking. 

D. Work with both hands
This effort will inform but be separate from a broader, longer term 
effort by Boone County to revamp its Zoning Regulations. While the rel-
atively slower zoning and development work is underway, early market 
activation initiatives should be taken immediately with an initial focus 
at and around the intersection of Shelby and Main Streets. 
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SEC. 1.3 MAIN STREET TODAY

A multi-disciplinary stakeholder committee was formed to guide this pro-
cess. The engagement of this committee provided insights that shaped 
the strategy and priorities in creating the Main Street Activation Guide. 
Below is a summary of what was learned.

1.3.1  What is Working

A. Main Street is Florence’s historic core. 
Main Street is an eclectic mix of building types, ages of structure, and 
uses. Its village form makes it conducive to community events and the 
District in the past has been home to such events as the Florence Y’All 
Festival. As a recognition of the District’s importance to the City, the 
1994 Florence Main Street Study was developed largely as a protec-
tion against undesirable development that would erode the traditional 
form. And although the Study has not on its own propelled the Dis-
trict’s growth as intended, the timing to update this document is good 
as the County is at the early stages of revising its zoning regulations 
to meet today’s needs. Concurrent studies to this one include a survey 
of contributing historic buildings (prepared by Sullebarger Associates). 
A National Register Historic District designation, however, is not being 
pursued at this time.

B. Main Street will see capital improvements.
The timing of this study is also appropriate as the City-controlled Main 
Street is scheduled to receive capital improvements to enhance its 
aesthetics, safety, and walkability, building off the 2019 Florence Bike/
Pedestrian Plan. The scope of this work (prepared by Viox & Viox) 
includes an existing conditions survey, utility analysis, sidewalk widen-
ing, a feasibility analysis of converting Shelby and Girard Streets to two 
way, on-street parking where possible, improved intersection safety, 
and near term fixes. A shared-surface parking lot/event plaza at the 
corner of Shelby and Main Streets is also in its design phase and a 
grant for sidewalk extensions around the Florence Elementary School 
has been secured.
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C. Development is happening along Main Street.
A number of positive indicators for growth exist in the District. Flor-
ence Christian Church has announced plans to stay and the City is 
leading efforts to successfully redevelop the former Firehouse. The 
former tea shop has a new owner and recent revisions to zoning now 
allow Body Art Services in the District. Overall, rents are strong despite 
B and C-level spaces. Grant programming is funded and may be 
deployed once sufficient guidance for its use has been established.

D. Main Street has a built-in population.
The District today has a steady population that includes churches, 
employment uses, schools and day cares, and residents. Main Street 
also has significant traffic counts that include both local and pass-
through traffic. 

E. Florence is strong and getting stronger.
Florence as a whole is growing across multiple business sectors and 
with employment that covers a wide range of income levels. Anchors 
Houston Road, Turfway Road and Aero Parkway are growing rapidly. 
The Florence Mall is repositioning to meet the changing needs of 
retail, the hospitality offering is expanding, and Houston Road is densi-
fying. As a result, housing demand is relatively strong and the houses 
within or near the District have sold at significantly higher price points 
than the past. 

AREA OF  
FOCUS

75/7175/71

Dixie Hwy

Dixie Hwy

BurlingtonBurlington
PikePike

Figure 1.1 The area of focus is an expanded 
Florence Main Street zoning district. 
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1.3.2  What is Not Working

A. Main Street is a ‘cut through’ place, not a ‘to’ place.
Today, too many people in cars use Main Street as a cut through to go 
somewhere else rather than to reach a destination in the District. To 
be successful, the District needs people to not only make trips to, not 
through, the District but, once there, to linger longer. 

B. Eastside Florence needs a new story.
Many people in Northern Kentucky are not aware that Florence has a 
Main Street District or where it is. Those who do know it commonly 
perceive it as the older part of town not receiving the attention that the 
newer, faster growing areas receive. The District is also known as the 
location for social service agencies suggesting a need for a wider mix 
of uses.

C. Main Street does not feel like Main Street.
Due in part to its diversity of building eras and types, and partly to the 
vestiges of auto-centric uses, Main Street has a fragmented sense of 
enclosure that inhibits its ability to feel like a clearly identifiable place. 
Parking lots, deep setbacks, and the street itself all require incre-
mental redevelopment and increased activity to create a vibrant and 
dynamic Main Street environment.

D. Size Matters.
A number of desirable tenants have shown interest in Florence but 
have not been able to find the right type of place or building format to 
support their needs. The building types, sizes, and readiness or avail-
ability have not met market demands. The current zoning in the District 
is restrictive of even modest context-sensitive density and does not 
allow property owners to easily meet this demand.   
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1.3.3  Development and Growth Priorities
Based on the uncovering of the District’s strengths and weaknesses, five 
clear Development and Growth Priorities emerged. These are critical to 
understand how the current zoning is and is not supporting the desired 
growth for the District.

A. Build on strengths.
A sense of enclosure and place that provides a much needed walkable 
destination for the city and region is required. Based on the experience 
of the place, an authentic story and brand about the people, business-
es, and built character may be developed and broadcast to the market. 

B. increase foot traffic.
Starting with revised zoning criteria, every investment in the District 
should serve to improve the experience and amount of foot traffic. 
More active building frontages with a greater number of storefronts 
and retail uses will help but take time to realize. In the meantime, 
vehicular traffic may be slowed via narrowing the travel lanes, formaliz-
ing on-street parking where possible, expanding sidewalks, increasing 
the number of full stop intersections, and promoting bikeability with 
dedicated and/or shared infrastructure to better connect to surround-
ing neighborhoods. Even more immediate possibilities exist around the 
pursuit of an open container entertainment district, a dedicated events 
program, placemaking, and expanded use of the arts. These may be 
employed as soon as this year to attract people to the District. As it 
was in the past, Main Street should be thought of as a public space 
that can regularly close to cars for events and festivals. 

C. Be the Florence food and beverage scene.
A key part of increasing foot traffic will be a strong food, beverage, and 
entertainment focus. Patios, courtyards, and on-street dining are all 
critical to allowing this environment to take shape. Both food and non-
food retail should focus on attracting local and regional tenants that 
will differentiate the District from other parts of Florence.

D. Create an 18-hour District.
A vibrant District provides a number of reasons to come to the District 
and at a variety of times, days, and seasons. Opportunities for social 
interaction and recreation should be expanded, residential develop-
ment along Main Street should be supported, and a comprehensive 
approach to attracting amenities that encourage living, working, learn-
ing, and playing should be employed. Hospitality can further support 
this and the District should be a model for how Florence implements 
smart short-term rental policies. 

E. Focus on standards over process.
The current Florence Main Street Study guidelines do not clearly focus 
on the elements of the District that are most critical to be regulated so 
as to support its goals and provide insufficient direction to applicants 
around what is expected or required of their design or business opera-
tions. The new criteria must target what matters to build upon and 
further the identity of the Main Street District through character-based 
development regulations that address preservation, building form, 
building location, frontages, and signage instead of limiting or requir-
ing specific architectural vocabularies.
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SEC. 1.4 CURRENT ZONING DIAGNOSTIC

An in-depth analysis of the current zoning’s ability to support the above-
mentioned priorities was completed to assess which aspects of the cur-
rent zoning are most critical to amend. The analysis includes general 
observations, a review of permitted uses, and an assessment of each 
provision of the Florence Main Street zoning district (The FMS Zone) as 
it relates to the above Development Priorities. The analysis was used to 
determine whether a section (i) actively promotes each Development Prior-
ity, (ii) serves as a barrier to each Development Priority, or (iii) has no effect 
on or plays a necessary supporting role for each Development Priority. It is 
important to note that those regulations identified as having no effect, or 
that play a necessary supporting role, should be reviewed and considered 
just as carefully as the other regulations to determine if there are ways that 
they may be amended or improved to promote the Development Priorities. 
As the City develops new zoning regulations for the Main Street District, 
each new or revised provision should support at least one of the Develop-
ment Priorities, including those provisions that are administrative or proce-
dural. 

1.4.1  Strengths of the Current Zoning
The Main Street Regulations score highest relative to Development Priority 
A – “Build on Strengths” and Development Priority B – “Increase foot traf-
fic.” These Development Priorities are advanced most directly through reg-
ulations that promote a mixed-use environment consistent with the Study’s 
vision. Likewise, other positive scores with respect to these Development 
Priorities are attributable to the pedestrian-oriented scale of development 
that is reinforced throughout the Main Street Regulations, particularly with 
respect to the location of new construction relative to the right of way. 

1.4.2  Weaknesses of the Current Zoning
The Main Street Regulations score the lowest relative to Development 
Priority E – “Focus on standards over process.” The negative scores 
attributable to Development Priority E are based on the predominance of 
non-binding provisions that lack sufficient clarity to produce the desired 
building forms and site layout. To ensure the enforceability of the Main 
Street Regulations, the City should closely examine each provision of the 
guidelines to ensure that they regulate only those aspects of development 
that the City seeks to regulate and to avoid placing requirements on prop-
erty owners that lack clear guidance. 

Overall, the current Main Street Regulations do not advance the Develop-
ment Priorities or could be doing more to advance them. Those regula-
tions that are advancing the Development Priorities should be reviewed to 
ensure that they are most effectively doing so and work well in conjunction 
with the new provisions. 

The full Zoning Diagnostic Report is available in the Appendix of this docu-
ment.
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SEC. 1.5 IMPLEMENTATION

This guide is a critical first step to shaping the development strategy for 
Main Street. However, its successful implementation will require the fol-
lowing:

1.5.1  Guide Development and Adoption

A. Find out where we are and start there

1. use the Main Street Activation guide drafting process to confirm 
priorities and strategy 

2. Build community consensus on this strategy before going through 
City Council and Planning Commission adoption process 

B. Engagement by doing

1. A fully operational Main Street four-point committee structure 
(https://www.mainstreet.org/mainstreetamerica/theapproach) is 
two years out; but the District cannot wait that long to start actively 
engaging community and businesses

2. Once the Draft Main Street Activation Guide is complete, structure 
an active and creative engagement process to connect the strategy 
to the broader community to adopt the zoning boundary and text 
amendments

3. Actively engage potential developers and retailers 

1.5.2  Zoning Regulation Adoption

A. Calibration and Codification

1. Confirm standards, uses, building and frontage types, and develop-
ment standards

2. Draft comprehensive updates to the zoning regulations and admin-
istrative procedures applicable to the Main Street District 

B. Ordinance Adoption

1. Present to Council Updated zoning regulations and proposed map 
amendment

2. County Planning Commission review and recommendation to City 
Council of the updated zoning regulations and map amendment

3. City Council adopts based on Planning Commission recommenda-
tion
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SEC. 2.1 DISTRICT BOUNDARY
The Florence Main Street Zoning District boundary is shown below.

Figure 2.2 Florence Main Street District Boundary Proposed Boundary

Current Boundary
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SEC. 2.2 INTENT
The overall intent of the Florence Main Street Zoning Standards [the Stan-
dards] is to actively promote and focus on the development of an eclectic 
and dynamic mixed-use Florence Main Street District [the District].

2.2.1  Development Patterns Today
The District’s current development patterns feature a wide array of build-
ing types and eras of construction. The District includes a blend of com-
mercial and residential uses spread across these development patterns. 
Main Street itself has devolved into a predominantly automobile-oriented 
landscape that promotes vehicular speed over pedestrian activity. This 
physical environment diversity and its mix of uses create an eclectic sense 
of place that is rooted in the evolving tradition of American development 
patterns. 

2.2.2  Development Patterns in the Future
Main Street’s strength is in its eclectic building pattern, with each building 
type potentially contributing in its own way to an active streetfront. The 
future building patterns should build on the strongest aspects of this diver-
sity while seeking to incrementally remedy tendencies to favor inactive or 
auto-centric spaces. The most appropriate way to accomplish this goal is 
to focus new and adaptive reuse development plan review on the ways in 
which development does or does not engage the street. Each building type 
present today and that is permitted in the future has a wide range of front-
age typologies that may be employed to accomplish this goal in a manner 
that is appropriate to the character of the building and the needs of its use 
or uses.

2.2.3  Project Considerations
The District regulations are designed to promote positive change without 
requiring dramatic change by any one project. The general preference for 
the District is to thoughtfully and creatively retain existing buildings and to 
incrementally densify the District through appropriate building restoration/
renovation, building additions, and building new buildings. However, due 
to a variety of factors, a new building on a vacant lot or the replacement of 
part or all of an existing building will, at times, be necessary. The permit-
ted Building and Frontage types presented below allow for a wide array of 
these types of projects to be creatively integrated into the District’s evolv-
ing scale and character. 
 A property’s proposed use, while regulated, is secondary to the building 
form and frontage considerations. Uses, as established by Category in the 
Use Category Table, are generally able to be located in any permitted Build-
ing Type.
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SEC. 2.3 APPLICABILITY OF THESE STANDARDS
The Standards and review requirements shall be applied to all properties 
located in the Florence Main Street District as described on the official 
Boone County Zoning Map. A Zoning Permits will be required for all devel-
opments as outlined in these Standards or otherwise required by County 
Zoning Regulations.
 The Standards presented in this guide are applicable to all new con-
struction and to projects that structurally modify existing structure(s). 
These Standards also apply to any property that proposes a change of Use 
Category. These Standards serve as recommendations for all other use 
changes. All other property and building improvement types are encour-
aged but not required to use these Standards.

2.3.1  Administration and Procedures

A. Designated Boone County Planning Commission staff members
Designated Boone County Planning Commission staff members have 
the authority to approve Certificates of Appropriateness (COA), Zoning 
Permits, and Site Plan applications for all applicable projects within 
the District.

B. City of Florence Planning and Zoning Committee
The City of Florence Planning and Zoning Committee will review all 
appeals of a Boone County Planning Commission staff members deci-
sion.
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C. Procedures
The requirements in these Standards supersede the normal require-
ments of the Boone County Zoning regulations. When specific require-
ments are not outlined in these Standards, the normal requirements 
of the Zoning regulations shall apply. exceptions or modifications to 
either the Site Design or COA and flexibility in meeting these Standards 
may be granted by the Planning Commission through its Certificate 
of Appropriateness procedures upon finding that the proposal will 
create an equivalent or superior solution to the Standards or Zoning 
Regulation requirement in question, will allow the reuse of an existing 
structure while meeting the intent of these Standards, or is necessary 
to better meet the Standard's intent, goals, and objectives as a whole, 
and the proposal does not diminish the design character which would 
otherwise be created by the normal requirement. 
 A Zoning Permit or Site Plan Application shall be submitted per 
Article 4 or Article 30 of the Boone County Zoning Regulations for 
any property located within the District Boundary. Compliance with 
the Zoning Permit and Site Design Requirements shall be determined 
through the applicable Site Plan process as required by Article 30 of 
the Boone County Zoning Regulations. Compliance with the Standards 
shall be determined by designated Boone County Planning Commis-
sion staff members in approving a COA, except when referred to the 
City of Florence Planning and Zoning Committee upon appeal.  
 Designated Boone County Planning Commission staff members 
may approve a COA and Zoning Permit but may not deny any applica-
tion made for a COA, but rather shall forward the application to the 
City of Florence Planning and Zoning Committee. The City of Florence 
Planning and Zoning Committee’s action on an application shall be 
based on the application of the relevant sections of the Boone County 
Zoning Regulations and Florence Main Street Zoning Standards by the 
proposal for the subject property. No Zoning Permit shall be issued 
until the Boone County Planning Commission staff member or the City 
of Florence Planning and Zoning Committee, as applicable, has issued 
a COA.
 A COA will not be required for ordinary maintenance and repairs 
intended to correct deterioration, or where no change is made to the 
appearance of the building or grounds.
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SEC. 2.4 BUILDING AND FRONTAGE TYPES
These Standards focus on supporting a mix of appropriate Building and 
Frontage Types along public rights-of-way. In some cases, multiple Build-
ing and/or Frontage Types may be used on the same lot at the same time 
as long as the individual massing of each Type is maintained.

2.4.1  Permitted Building Types

A. Small Lot House

B. House

C. Large House

D. Mercantile

E. Civic

F. Highway Fronting

G. Neighborhood Office

H. Carriage House

I. Commercial/Retail 

2.4.2  Permitted Frontage Types
Each Building Type shall address the street(s) it faces in an active manner 
that features that building's highest proportion of windows and doors and 
the appropriate use of one or more Frontage Types. 

Frontage Type Description Minimum Dimension(s)

Yard Planted or landscaped space for passive or active use None

Porch 1 or 2 story addition to building designed as an area for seating 
and/or entrance into the building

Finished Floor Elevation: 18 inches
Depth: 8 Feet

Stoop An entry into the building with a cover or shade device Depth: 3 Feet

Patio Hardscaped area designed as an area for seating Depth: 6 Feet
Width: 6 Feet

Courtyard An enclosed area designed for seating surrounded on 2 or more 
sides by 1 or more buildings or walls that provide primary or 
secondary entry into the building.

Depth: 10 Feet
Width: 10 Feet

Storefront Predominantly transparent window or door system meant to 
provide entry into the building and area for retail goods display

Height: 10 Feet from sidewalk to top of 
glazing

Parking Court Parking area for vehicular parking articulated by pavers or 
materials other than asphalt that is also suitable for uses other 
than parking

Depth or Width: 30 Feet
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2.4.3  Lot Elements

FF

SS
FT

P

Location and Lot Standards

Location Restrictions Areas where the Building Type is not permitted within the District

FF Frontage Area Depth in feet from front lot line where the majority of the building's front facade must be 
located

SF Side Street Frontage Area For corner lots, the depth in feet from the side street lot line where the majority of the build-
ing's side street facade must be located

SS Side Building Setback The minimum distance that any part of the building's facade must be from a lot's side lot line

Building Standards

W Building Width The maximum width in feet that the primary mass of any newly constructed building may be 
within a Frontage Zone without a shift or break in facade of three feet or greater 

H Building Height
The maximum number of stories that a building may be at the front of its lot. The minimum 
floor-to-ceiling height for non-residential ground floors is 12 feet. residential ground floors 
shall be no less than 10 feet. All other floors shall be no less than 9 feet.  

FT Permitted Frontage Types The type(s) of frontages permitted for use with a Building Type

Site Development Standards

P Permitted Parking Locations The permitted location(s) for parking on the lot

S Restricted Signage Types Signage Types not permitted in conjunction with the Building Type

PLANTING STRIP

SIDEWALK

W

H

Figure 2.3 Lot elements

S
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Building Types: Gallery of Examples

Mercantile building

Small lot house

House

HouseHouse

House
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Mercantile building Commercial/retail

Mercantile building

Highway frontingNeighborhood officeLarge house

Commercial/retail

Commercial/retail

Commercial/retail
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BUILDING TYPE LOCATION  
RESTRICTIONS

FRONTAGE AREA

Depth in Feet

SIDE STREET 
FRONTAGE AREA  
Depth in Feet

SIDE BUILDING 
SETBACK 
Min Feet

MAX BUILDING 
WIDTH 
Feet

MAX HEIGHT 
Stories at  
Front of Lot

ON-LOT PARKING 
LOCATIONS

PROHIBITED  
SIGNAGE TYPES

Small Lot House 3 to 5 2 to 10 0 30  

Unless Existing 
Building

4 Rear Free-standing Sign

House Existing Buildings 
only when on Main 
Street

5 to 20 5 to 15 3 40  

Unless Existing 
Building

3 Rear
Side

Large House 10 to 30 5 to 20 5 60

Unless Existing 
Building

4 Rear
Side

Mercantile Within 150 feet of 
Main Street only

0 to 15 0 to 20 0 120

Unless Existing 
Building

5 Rear
Side

Free-standing Sign

Civic 10 to 50 5 to 50 5 n/a n/a Rear
Side

Awning and Canopy 
Signs
Window Sign

Highway Fronting Dixie Highway only 10 to 50 10 to 20 0 200 

Unless Existing 
Building

n/a All sides

Neighborhood Office 5 to 25 0 to 25 0 80 3 Rear
Side

Free-standing Sign

Carriage House On sites where with 
other permitted 
Building Type or 
existing structure(s) 
only; max 1 per site

Min 20 behind 
Frontage Zone of 
principal building

3 to 20 3 36 2 Side
Front

Free-standing Sign

Commercial/Retail Existing buildings 
only

n/a n/a n/a n/a 2 n/a Free-standing Sign 
unless existing

TABle 2.1 Permitted Building Types
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BUILDING TYPE LOCATION  
RESTRICTIONS

FRONTAGE AREA

Depth in Feet

SIDE STREET 
FRONTAGE AREA  
Depth in Feet

SIDE BUILDING 
SETBACK 
Min Feet

MAX BUILDING 
WIDTH 
Feet

MAX HEIGHT 
Stories at  
Front of Lot

ON-LOT PARKING 
LOCATIONS

PROHIBITED  
SIGNAGE TYPES

Small Lot House 3 to 5 2 to 10 0 30  

Unless Existing 
Building

4 Rear Free-standing Sign

House Existing Buildings 
only when on Main 
Street

5 to 20 5 to 15 3 40  

Unless Existing 
Building

3 Rear
Side

Large House 10 to 30 5 to 20 5 60

Unless Existing 
Building

4 Rear
Side

Mercantile Within 150 feet of 
Main Street only

0 to 15 0 to 20 0 120

Unless Existing 
Building

5 Rear
Side

Free-standing Sign

Civic 10 to 50 5 to 50 5 n/a n/a Rear
Side

Awning and Canopy 
Signs
Window Sign

Highway Fronting Dixie Highway only 10 to 50 10 to 20 0 200 

Unless Existing 
Building

n/a All sides

Neighborhood Office 5 to 25 0 to 25 0 80 3 Rear
Side

Free-standing Sign

Carriage House On sites where with 
other permitted 
Building Type or 
existing structure(s) 
only; max 1 per site

Min 20 behind 
Frontage Zone of 
principal building

3 to 20 3 36 2 Side
Front

Free-standing Sign

Commercial/Retail Existing buildings 
only

n/a n/a n/a n/a 2 n/a Free-standing Sign 
unless existing
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Frontage Types: Gallery of Examples

Storefront

Courtyard

Storefront

Storefront

Patio

Yard
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Storefront

Porch and Patio

Storefront Avoid parking in front of buildings

Stoop

Patio

Courtyard

Courtyard

Patio

Porch
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BUILDING TYPE YARD  
FRONTAGE TYPE

PORCH  
FRONTAGE TYPE

STOOP  
FRONTAGE TYPE

PATIO  
FRONTAGE TYPE

COURTYARD  
FRONTAGE TYPE

STOREFRONT 
FRONTAGE TYPE

PARKING COURT 
FRONTAGE TYPE

Small Lot House

House

Large House

Mercantile

Civic

Highway Fronting

Neighborhood Office

Carriage House

Commercial/Retail

TABle 2.2 Permitted Frontage Types
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BUILDING TYPE YARD  
FRONTAGE TYPE

PORCH  
FRONTAGE TYPE

STOOP  
FRONTAGE TYPE

PATIO  
FRONTAGE TYPE

COURTYARD  
FRONTAGE TYPE

STOREFRONT 
FRONTAGE TYPE

PARKING COURT 
FRONTAGE TYPE

Small Lot House

House

Large House

Mercantile

Civic

Highway Fronting

Neighborhood Office

Carriage House

Commercial/Retail
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SEC. 2.5 USE

2.5.1  Use Categories
The following Use Categories are allowable as Permitted, Accessory, or 
Conditional uses. Included under most Use Categories are illustrative 
examples of what is permitted under the corresponding Use Category that 
are not intended to be restrictive but a demonstration of intent that rein-
forces the broader intent of the District.

2.5.2  Uses Not Permitted
Drive-throughs and other automobile-oriented uses are not permitted in the 
District. 

FLORENCE MAIN STREET PERMITTED USE CATEGORIES

Permitted Uses

Residential (Examples: Single Family, Townhouse, and Multi-Family Dwellings)

Office (examples: research and Development Facilities, Medical Office, Professional 
Services, and CoWorking)

Retail (Examples: General Merchandise, Apparel, Sporting Goods including bicycle and 
bicycle repair, Jewelry, Specialty Clothing, Arcades, Art and Craft Galleries/Exhibits, Soft 
Goods, Bookstores, Grocery Stores, and Bottle Shops)

Eating and Drinking Establishments (Examples: , Bars, Restaurants, Food Halls, Brew-
pubs and Taprooms, and Mobile Food/Beverage Vendors)

Hospitality (Examples: Hotels, Spas, Commercial Recreation, Bed and Breakfasts, and 
Short-Term Stay Rentals)

Personal Services (Examples: Banking Services less than 3,500 square feet, Dry Clean-
ing with off site cleaning, Barber Shops, Beauty Salons, Body Art Studios, Commercial 
Recreation, Gyms, Health and Wellness Studios) 

Civic (Examples: Cultural Uses, Museums, Theaters, Schools, Public Assembly, Recre-
ation Centers, and Churches)

Outdoor seating and dining (Examples: stand alone and in conjunction with other uses)

Accessory Uses

Studios (As an interior use)

Small-batch Manufacturing (includes Breweries, Distilleries, Florists/Greenhouses, 
Bakeries, Ice Cream and Candy Shops, and artisanal workshops or studios) 

Live/Work 

Accessory Dwelling Units

Parking

Conditional Uses

Parking Lot (As A Stand-Alone Use)

TABle 2.3 Permitted Use Categories Table
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2.5.3  Event-based Uses
Event-based uses are intended to be set up and taken down between 
active use and recur no more than three days a week. Events are exempt 
from the Florence Main Street Zoning Standards so long as the event's 
use(s) is a temporary iteration of an otherwise Permitted, Accessory, or 
Conditionally Approved Use in the District. Events are approved or denied 
by the City Coordinator. Recurring event approval must be renewed yearly. 

Examples of Event-based Uses include but are not limited to:

A. Markets

B. Festivals

C. Sidewalk sales

D. Biergartens

E. Music and performance art

F. Farmers mart

G. Roadside stands

H. Arts and crafts shows

I. Plant sales

J. Exercise classes or meetups

K. Outdoor seating and dining

L. Mobile food/beverage Vendors

M. Parking areas, accessory to the event 

2.5.4  Temporary and Pop-up Uses
Temporary and pop-up uses utilize mobile structures and/or occupy exist-
ing building space. They may be set up for no less than one day and may 
be in place for up to four months with up to two consecutive renewals. 
Temporary and pop-up uses are exempt from the Florence Main Street 
Zoning Standards so long as the use(s) is a temporary iteration of an oth-
erwise Permitted, Accessory, or Conditionally Approved Use in the District. 
Pop-ups are approved or denied by County Planning Staff. 

Examples of Temporary and Pop Up Uses include but are not limited to: 

A. Pop up shop(s)

B. Biergartens

C. Food Trucks and other mobile vendors (on wheels or in tents) 

D. Parklets

E. Outdoor seating and dining

F. Parking areas, accessory to the pop up use or uses



Main Street Activation Guide and Zoning Standards
Florence, Kentucky

2 – 20
10 JULY 2020

Chapter 2. Florence Main Street Zoning Standards

SEC. 2.6 SITE DEVELOPMENT STANDARDS

2.6.1  Parking and Mobility
Parking locations are determined by the Building and Frontage Types. In 
general, parking shall be to the side or rear of buildings unless otherwise 
permitted. Access to off-street parking shall not be permitted from Main 
Street unless no other alternative exists. Shared driveways and parking 
access are encouraged, as are parking lots that may be accessed from 
one to the other without the use of a public street. If parking is required, it 
is not required to be on the same lot as the proposed use(s) and may be 
shown to be accommodated on other lots or on-street where available. 
 No off-street parking is required in instances where one or both of the 
following apply:

A. The project site is smaller than one half acre 

B. Greater than half of any current building square footage is being re-
tained

For all other project types, the following parking minimums apply:

C. Residential uses require one space per unit

D. Non-residential uses require two spaces per 1,000 square feet of 
space

Accessory surface parking lots are not permitted to be greater than twice 
the square footage of the building footprint except in those instances 
where parking has been approved as a conditional use. 
 Parking areas shall be designed and located to minimize heat island 
effect, maximize permeability, and permit either the temporary or perma-
nent reuse of the parking area (for example, events or building expansion). 
 For properties where parking is provided (on or off-street), a bike rack 
capacity of one bike shall be provided for every ten (10) parking spaces 
provided either on-site or within 250 feet of the property in a public or 
shared facility. No more than 20 and no less than one bike's worth of bike 
rack capacity shall be required for any project that is providing vehicular 
parking. 
 For properties that abut a currently designated bus stop, or has docu-
mented regular use of rideshare provisions shall be made in the site plan 
to accommodate, signage, queuing and/or seating space for the bus stop 
or rideshare stand. 
 Refer to BCZR Article 33 for all other parking standards. However, in all 
cases where minimum or maximum size of parking areas exist, the Build-
ing Type dimensions presented within the Florence Main Street Zoning 
Standards shall prevail. 
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2.6.2  Signs
Signage shall be in scale and character with the building design and must 
pertain to the business. All signs must conform to Building Type and build-
ing code requirements. The following types of signs are permitted:

A. Free-standing Sign
Free-Standing signs shall not exceed four feet in height above ground 
level and 24 square feet in size. They shall not be internally lit. Free-
standing signs shall not dominate in size or design the Frontage Zone 
and shall be in scale with any proposed or existing Frontage Type ele-
ments. Free-standing signs shall be located out of all public rights-of-
way. One Free-Standing Sign is permitted per lot.

B. Projecting Sign
Projecting signs may not project more than four feet into the right-of-
way, and the bottom of the sign shall be located a minimum of 10 feet 
above areas where pedestrians are expected. The maximum permitted 
size of projecting signs shall be 16 square feet. One Projecting Sign is 
permitted per tenant. Neon signs on Projecting Signs are permitted for 
bars, restaurants and entertainment venues facing Main Street. 

C. Wall Sign
The size of wall-mounted signs shall not exceed 1 square foot of sign 
area per linear foot of building width. Building-mounted signs shall not 
exceed 32 square feet in size. One Wall Sign is permitted per tenant.

D. Window Sign
Window Signs are permitted, but shall not become cluttered to the 
point where more than 25% of the visibility into a Storefront is pre-
vented.

E. Awning and Canopy Signs
Awning and Canopy Signs are permitted on all three sides of a canopy 
or awning. The size of each sign shall be determined by the width of 
the canopy or awning upon which the sign is mounted. The maximum 
size of Awning and Canopy signs shall be 1 square food per linear foot 
of width of the awning or canopy on which it is located.
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Signage: Gallery of Examples

Projecting sign

Wall sign

Projecting sign

Projecting sign

Free standing sign Projecting signs
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Wall sign

Wall sign

Wall sign Wall sign

Awning sign

Wall sign

Wall sign

Projecting sign

Projecting sign

Projecting sign
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F. Supplemental or Temporary Signs
Supplemental or temporary signs shall be permitted. One sign will be 
permitted per non-residential tenant of a building and may be located 
within the public sidewalk next to the building. The sign shall not be 
located in such a way as to obstruct movement along the sidewalk. 
The sign shall be removed at the close of business each day. The fol-
lowing size requirements pertain to supplemental or temporary sig-
nage:

1. Free-standing supplemental or temporary signage such as sand-
wich boards shall not exceed 8 square feet in size per side of the 
sign. 

2. Washable Spray-Chalk Signage and wayfinding markings are per-
mitted adjacent to the building on the sidewalk. No size restrictions 
exist so long as the markings do not exceed the size of the side-
walk along the building frontage. 

G. Conditionally Approved Signs 
The Florence Main Street District is an eclectic and creative place. As 
such, creative signage may be conditionally approved by the Zoning 
Administrator. Examples of this type of signage include:

1. Signs mounted above the parapet or roofline

2. Signs that feature some type of non-digital display with physical or 
kinetic movement

3. Murals and Painted Signs (permitted with City sponsorship only)

Signs are measured as described in Article 34 of the Boone County Zoning 
Regulations. 
 All signs require a Sign Permit as outlined in the Boone County Zoning 
Regulations Section 3405, with the exception of Supplemental or Tempo-
rary Signs, which require no permit. Digital signs are not permitted. 
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2.6.3  Fences and Site Walls 
Within the Frontage Zones, fences and site walls less than 36 inches in 
height are permitted. Fences shall be no less than 50 percent transparent 
or open. No privacy fences or walls greater than 42 inches shall be permit-
ted in the Frontage Zone except in those instances where an enclosed 
courtyard is the intended use, subject to the Standards of the Courtyard 
Frontage Type. Chain link, plastic, vinyl, PVC, unmilled dimensional lumber, 
or similar materials are not permitted for fences, walls, or gates located 
within the Frontage Zone.

2.6.4  Site Landscape and Lighting 
Site landscaping shall prioritize frontages along public rights-of-way as 
described in the Frontage Types. Landscaping shall minimize the use of 
lawn in Front and Side Frontage Zones. Features such as trash enclosures, 
HVAC units, TV dishes, utility boxes, and meters shall not be installed in 
frontages along public rights-of-way. ADA site ramps that service the pri-
mary building entry shall minimize their footprint within the Frontage Zone 
unless otherwise incorporated into the frontage landscape and/or building 
or Frontage Type design. All lighting within Frontage Zones shall be for 
pedestrian safety and comfort (highway-scaled lighting is prohibited) full 
cutoff design except in those instances where lighting is used to accentu-
ate a sign or building facade or in those instances where string lights are 
used to illuminate outdoor spaces. Non-pedestrian scaled parking lot light-
ing is not permitted except in those instances where the parking has been 
approved as a conditional use. 
 All other landscape requirements may be found in Article 36 of the 
Boone County Zoning Regulations. However, in all cases where minimum 
or maximum size of landscaped areas or features exist, the Building Type 
dimensions presented within the Florence Main Street Zoning Standards 
shall prevail.
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Fences, Walls, Landscaping, and Lighting: Gallery of Examples

Planter boxes 

Patio wall and lighting

Courtyard fence and piers

Patio fence

Patio fence

Front yard ground cover
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Planter boxes Patio fence

Patio fence

Patio wall Patio wall and foundation planting

Patio retaining wall

Patio retaining wall

Foundation planting

Foundation planting

Courtyard ground surface
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SEC. 2.7 GLOSSARY OF TERMS
The following definitions shall be 
used in addition to or in, some 
cases (marked with *), in place of 
those found in Article 40 of the 
Boone County Zoning Regulations:

Active: Designed and located with 
the specific intent to engender regu-
lar, welcoming, public-facing human 
social behavior and use. 

Addition: New construction added 
to an existing building or structure. 

Building Height*: The maximum 
number of stories that a building 
may be at the front of its lot.

Building Width: The width in feet 
that the primary mass of any newly 
constructed building may be within 
a Frontage Zone.

Building Type: A defining range of 
characteristics, volumes, lot sizes 
and locations on a lot of the Prima-
ry Mass of a Principal Structure that 
may house one or more uses. 

District Boundary: The boundary of 
the Florence Main Street District as 
established by the Official Boone 
County Zoning Map.  

Eating and Drinking Establish-
ments*: As defined in Article 40 of 
the Boone County Zoning Regula-
tions and, in addition, places whose 
principal function is the preparation 
and sale of food and/or beverages 
in a ready-to-consume state for 
consumption on or off the prem-
ises.

Facade: The main face or front of 
the building. 

Frontage Area: Depth in feet from 
front lot line where the majority of 
the building's front facade must be 
located.

Frontage Area, Side: For corner 
lots, the depth in feet from the side 
street lot line where the majority 
of the building's side street facade 
must be located. 

Frontage Type: The architectural 
feature or features that define how 
a Building meets a public right-of-
way.

Frontage Type, Courtyard: An 
enclosed area designed for seating 
surrounded on 2 or more sides by 1 
or more buildings or walls that pro-
vide primary or secondary entry into 
the building.

Frontage Type, Parking Court: 
Parking area for vehicular parking 
articulated by pavers or materials 
other than asphalt that is also suit-
able for uses other than parking.

Frontage Type, Patio: Hardscaped 
area designed as an area for seat-
ing.

Frontage Type, Porch: 1 or 2 story 
addition to building designed as an 
area for seating and/or entrance 
into the building.

Frontage Type, Stoop: An entry into 
the building with a cover or shade 
device.

Frontage Type, Storefront: Pre-
dominantly transparent window or 
door system meant to provide entry 
into the building and area for retail 
goods display.

Frontage Type, Yard: Planted space 
for passive or active use.

Location Restrictions: Areas where 
a Building Type is not permitted 
within the District.

Parking Locations: The permitted 
location(s) for parking on the lot.
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Primary Mass: The most legible 
geometric volume or form of a 
Building Type. 

Proportionate: The balanced rela-
tionship of parts of a building, site, 
landscape, or a group of build-
ings to each other or the area as a 
whole.

Scale: Proportional relationship of 
the size of parts to one another, 
and to the human figure.

Signage, Restricted: Signage Types 
not permitted in conjunction with a 
Building Type.

Signage, Murals and Painted: Art-
work that is painted or installed 
on a wall or paved surface. Unless 
otherwise permitted, the subject 
matter of the artwork is to be of 
non-commercial content and is not 
intended to advertise a specific 
business or product. 

Signage, Washable Spray-Chalk: 
Temporary and easily washable 
artwork or signage applied to a per-
mitted surface.

Use Category: A grouping of similar 
building or land uses.

Use, CoWorking: Commercial 
space occupied by more than one 
non-residential tenant under a sin-
gularly managed lease/ownership. 
All tenants must be a commercial 
or professional service use consis-
tent with the non-residential Use 
Categories of the District.

Use, Small-batch Manufacturing: 
Small batch manufacturing that 
does not require multiple loading 
bays and contains all of the materi-
al storage, processing, manufactur-
ing, warehousing, and waste within 
the confines of the building or other 
acceptable means of enclosure so 
as to limit nuisance to surrounding 
properties. Small-batch Manufac-
turing  also permits the sale of 
products manufactured on site as 
part of the permitted use.

Use, Live/Work: Part of all of a 
building that is intended to be used 
for commercial or residential uses.  

Use, Temporary and Pop Up: An 
active use that requires minimal 
permanent infrastructure that is not 
already in place. The duration of the 
use is intended to be for a limited 
and defined period of time.

Zoning Standards: Form-based and 
land use requirements specific to 
the Florence Main Street District 
that are to be referenced when 
approving or denying Zoning Per-
mits.
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SEC. 3.1 MANAGEMENT AND OPERATIONS

3.1.1  Roles and Responsibilities
A formalized community development corporation (CDC), Main Street 
Organization, Business Improvement District (BID), or similar structure will 
be essential to advancing the goals of Florence Main Street. The roles of 
this organization, at a minimum, should include the following:

A. Marketing, branding, and events

B. Retail and commercial tenant recruitment 

C. Business coordination

D. Resident engagement

E. Real estate development facilitation and incentives 

F. Common area management (safe and clean, etc.) 

G. Management of a Florence Entertainment District

H. Design guidance and Facade Grant administration

I. Capital investment in public spaces

3.1.2  Staffing
This organization should be housed in the District in an accessible office 
space that may be relocated as demand for space grows. Staffing for this 
organization should first consist of an Executive Director/Manager and, 
over time, grow to include at a minimum:

A. Marketing and storytelling coordinator

B. Events and engagement coordinator

C. Real estate director

D. Intern(s) 

3.1.3  Funding Sources
The funding for this organization may come from a number of sources 
including, but not limited to:

A. City budget allocation

B. Property tax assessment

C. Parking fees

D. Events

E. Sponsorships and fundraisers

F. Membership fees

G. Grants
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SEC. 3.2 PLANNING AND PHASING

While the zoning amendment is an essential way to remove unintended 
barriers to growth and protect against undesirable outcomes, it, by itself, 
will not drive development in the Main Street District. As organizational 
capacity becomes established, a strategic investment plan for the District 
will be critical to guide the focus and direction of the emerging organiza-
tion. This strategic investment plan should focus on both the physical sup-
ply of development and infrastructure and the demand side of branding, 
programming, and retail experience. It should establish a master vision 
with a primary focus on the activities in the next 36 months. 
 In the meantime, the geographic focus for programming, infrastructure 
pilot projects, and real estate investment should center around the inter-
section of Shelby and Main Streets, where the City is investing in the fire-
house redevelopment and building a shared-use parking plaza. Additional 
investments in the public realm, and coordination with property owners to 
activate this center should be made. 
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SEC. 3.3 TARGETED EVENTS AND ACTIVATION
Starting late 2020, an intentional programming and activation strategy 
should be developed to accomplish the following:

A. Facilitate the successful adoption of the Main Street Zoning Standards 
text and map amendments 

B. Facilitate the successful redevelopment and tenanting of the firehouse

C. Test infrastructure concepts such as crosswalks, bump-outs and pub-
lic art in the right-of-way

D. Program the anticipated opening of the shared use parking plaza

E. Support existing businesses and begin to broadcast a new story about 
Florence Main Street

F. Engage stakeholders about the future of Main Street
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INTENTIONALLY LEF T BL ANK
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SEC. 4.1 FMS DISTRICT DIAGNOSTIC REPORT



Florence Main Street District 
Diagnostic Report 

October 2019 
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Introduction 

This diagnostic report (this “Report”) is an assessment of the extent to which the zoning 
regulations codified under Article 23 of the City of Florence Zoning Code and 
incorporated by refence through the Florence Main Street Zoning Study dated August 3, 
1994 (collectively, the “Main Street Regulations”) advance or serve as a barrier to the City’s 
planning vision. The City’s planning vision was clearly articulated by the City’s Steering 
Committee during the discovery session facilitated by YARD on October 1, 2019 (the 
“Discovery Session”) in which the Steering Committee drew upon its collective experience 
with the Main Street Regulations along with the vision described in the Florence Main 
Street Zoning Study. Ultimately, the Steering Committee’s development vision can be 
summarized through five development goals outlined below (collectively, the 
“Development Goals”).    

As the City reevaluates the Main Street Regulations, this Report is an important first step 
to informing, highlighting and coalescing the City around those regulations that are not 
advancing the Development Goals.   

This Report is not scientific and is based on our best professional judgment and 
experience with zoning codes and best practices throughout Kentucky and beyond. In 
place of those outdated regulations, this Report makes general recommendations for 
updated regulations that will advance the City’s Development Goals and encourage 
capital investment.   

We hope that you find this Report useful and illuminating as the City considers and 
determines a modern approach to the Main Street Regulations.  

Study Area 



General Principles Applied 

Our review, analysis, conclusions and recommendations in this Report are guided by 
three general principles: 

1. Zoning Should Respect Existing and Reflect Desired Development Patterns.

Regulations that fail to relate or respond to existing development patterns or fail
to promote the community’s vision for future development patterns erode the
relevance of both the existing and planned built environment. Places that lose
their relevance experience a decline in demand and investment. Supply ultimately
exceeds demand, property values drop, and investment becomes less and less
likely over time.

Zoning should be a tool to implement the community’s vision in its plan. To do
so, zoning districts should be focused less on use segregation, which can lead to
disjointed development patterns, and more on the desired character of the
unique areas of the City.

2. Zoning Should Regulate Only What Actually Needs to Be Regulated and
Focus on Desired Outcomes.

Regulations that do not justify government intervention or merit investment of
precious local government resources should be reconsidered and removed if
possible. First and foremost, zoning regulations that no longer relate to any
public interest may not be enforceable if challenged. Even if they are not
challenged, they are unlikely to be enforced since they do not address any actual
or potential public harm. Expending resources administering zoning regulations
that do not address actual or potential public harms can create unproductive
friction in the process and an unnecessary expenditure of local government
resources.

Regulations that impose requirements that are out of context and do not respect
or relate to the existing development pattern unnecessarily require
administrative relief and numerous approvals when a development is proposed.
This adds expense and uncertainty, which increases the cost of investment and
may result in less desirable development outcomes. It also requires significant
governmental resources to administer these processes. When the costs of
administering a regulation outweigh the benefits, such regulation should be
reconsidered and potentially eliminated.



3. Zoning Should Be the Implementation of a Plan, not a Barrier to Achieving
the Vision.

Outdated, confusing, inconsistent, and disorganized zoning regulations are often
cumbersome to use and administer and can be an impediment to achieving a
community’s economic development goals and planning vision. Because zoning
regulations are the implementation of a plan, the plan should lead, and the
regulations follow. In many instances, much effort has been expended on the
plan, but the zoning regulations are overlooked or revised in a disjointed or
piecemeal manner. Zoning regulations that make it more difficult, or even
impossible, to achieve the planning vision should be reconsidered and removed
if possible.

For example, zoning regulations that are inconsistent, unclear, poorly worded,
disjointed, disorganized, or confusing can be intimidating, time consuming, and
costly for property owners, which may discourage investment.  Likewise,
cumbersome approval and administrative processes can add significant time and
cost to property development and redevelopment.

This is not to say that the way should always be paved for development. Public
review and input are a necessary and valuable part of the process. If the
regulations and processes are based on the community’s vision in the plan, then
the public should be comforted in knowing that the regulations are setting the
plan in motion. Clear, usable, defensible, and consistent regulations operate to
protect the public visioning process while balancing the needs of property
owners.

The Main Street District Development Goals 
When the City adopted the Main Street Regulations in 1994, it took the bold step 

of modernizing its zoning regulations in an historic, walkable district that for decades had 
been subject to “one-size-fits-all, auto-oriented” C-2 commercial zoning. This bold step 
was signified by the remapping of the land comprising the Main Street District from the 
C-2 zoning district to what continues to be known as the Florence Main Street District.
The intent of the Main Street Regulations can be summarized as follows1:

• Preserve and protect the existing character of the businesses and residences found
along Main Street;

• To provide a mixing of commercial, professional and residential uses which
establish, protect and promote neighborhood and community identity;

• To provide a unified direction for proposed alterations to existing Main Street
buildings, or new construction within the zoning district; and

1 Florence Main Street Study, Page 1 



• To reestablish and reinforce a unique sense of place for Main Street.

It is notable that two of the above statements focus on the protection of the district.
It is our assessment that this goal of protecting the built environment of the Main Street 
District has been achieved over the decades since the City adopted the Main Street 
Regulations. As the City revisits the Main Street Regulations, the Steering Committee 
expressed a desire to go beyond protectionism and develop a more robust vision for new 
development. To this end, the Development Goals below are an expansion on the original 
objectives of the Main Street District.  

Development Goals 

1. Be a better version of ourselves;

2. Increase foot traffic;

3. Be the Florence food and beverage scene;

4. Create a 24-hour place; and

5. Standards over process.

These Development Goals are the benchmarks against which we, review and analyze each 
provision of the existing Main Street Regulations.   



General Observations 
Before analyzing specific provisions of the Main Street Regulations, we begin by providing 
general observations on the format and usability of the Main Street Regulations. The 
following are our general observations: 

Subject General Observations 

Organization 

The Main Street Regulations are not organized in a user-friendly manner. The 
current relationship between the Main Street Regulations and the rest of the 
zoning code is disjointed and confusing. The Main Street Regulations should 
be updated so that they become a “one-stop” reference for all development 
located within the district. 

Graphics 

The Main Street Regulations lack sufficiently detailed explanatory graphics.  
More detailed graphics should be incorporated to better illustrate text 
descriptions throughout.  Areas where graphics can be most effective:  signs; 
landscaping; and design guidelines. 

Tables 
Long lists and groupings of text can be cumbersome to use and administer.  
Utilize tables instead of long lists of text.  There is substantial opportunity 
within to reformat text into tables that will be more intuitive for the user. 

Sample graphic of building typology 



Development Goal Consistency Review and Analysis 
Our analysis includes general observations, a review of permitted uses, and an 
assessment of each provision of the Main Street Regulations as it relates to the 
Development Goals. The attached consistency matrix contains the data underlying the 
conclusions and recommendations in this Report.   

The consistency matrix includes specific comments and notes related to each provision 
of the Main Street Regulations.  In completing the consistency matrix, we used our 
professional judgment and experience to determine whether a section (i) actively 
promotes each Development Goal, (ii) serves as a barrier to each Development Goal, or 
(iii) has no effect on or plays a necessary supporting role to each Development Goal.

It is important to note that those regulations identified as having no effect, or that play 
a necessary supporting role, should be reviewed and considered just as carefully as the 
other regulations to determine if there are ways that they may be amended or improved 
to promote the Development Goals. 

As the City develops new zoning regulations, each new or revised provision should 
support at least one of the Development Goals, including those provisions that are 
administrative or procedural.  

The Main Street Regulations score highest relative to Development Goal #1 – “Be a 
better version of ourselves” and Development Goal #2 – “Increase foot traffic.” 
These Development Goals are advanced most directly through regulations that promote 
a mixed-use environment consistent with the Study’s vision. Likewise, other positive 
scores with respect to these Development Goals are attributable to the pedestrian-
oriented scale of development that is reinforced throughout the Main Street Regulations, 
particularly with respect to the location of new construction relative to the right of way.  

The Main Street Regulations score the lowest relative to Development Goal #5 – 
“Standards over process.”  The negative scores attributable to Development Goal #5 
are based on the predominance of non-binding provisions that lack sufficient clarity to 
produce the desired building forms and site layout. To ensure the enforceability of the 
Main Street Regulations, we recommend that the City closely examines each provision of 
the design guidelines to ensure that they regulate only those aspects of development 
that the City seeks to regulate and to avoid placing requirements on property owners 
that lack clear guidance.  

Overall, the Main Street Regulations do not advance the Development Goals or could be 
doing more to advance them.  Those regulations that are advancing the Development 
Goals should be reviewed to ensure that they are most effectively doing so and work well 
in conjunction with the new provisions.   



1. Be a better version of ourselves

Scoring Summary (out of 23)

= + - 

7 4 12 

Summary 

During the Discovery Session, the Steering Committee expressed the desire to transform 
the Main Street District into an authentic location that can compete with business 
districts in MainStrasee, Fort Thomas, Fort Mitchell, and Lawrenceburg. To achieve this 
authentic character, the Steering Committee discussed giving the Main Street District an 
alternate name to link it more directly to Florence’s history. The committee considered 
“Stringtown” as one possibility. Stringtown was an historic name for Florence, because of 
the City was the first of a “string” of towns along the stagecoach route from Covington 
to Lexington. In the context of reimagining the Main Street District, Stringtown would 
not only be a nod to of the City’s history, but also, promote the goal of identifying the 
Main Street District as a regional destination.  

Ultimately, the Steering Committee acknowledged that zoning regulations may not be 
the most impactful tool for promoting the Main Street District’s new identity and story; 
however, in our review of the Main Street Regulations we found that, at a minimum, the 
Main Street Regulations can be revised to avoid serving as a barrier to developing the 
Main Street District’s authentic story.  

Positives 

The most positive provisions pertaining to Development Goal #1 are the principally 
permitted uses in the Main Street District. The current mix of uses in the Main Street 
District effectively advances its original mixed-use redevelopment vision. Specifically, the 
list of principal uses advances Development Goal #1 by including a range of residential 
options along with a variety of office, retail and restaurant-uses.  This mix of uses are 
consistent with the authentic experience of Development Goal #1. The current mix of 
uses in the Main Street District, which includes an assortment of uses ranging from tattoo 
shops to professional offices. It is our assessment that this variety is a building block of 
realizing the City’s unique identity.  

Barriers 

Several of the conditional uses contained in the Main Street Regulations serve as a barrier 
to achieving Development Goal #1: “Drive-through banks and financial institutions ” and 



“small scale sales or leasing of new and used motor vehicles.” Including these uses even 
as conditionally permitted uses has the opportunity to erode Development Goal #1. 

The parking regulations applicable in the Main Street District also militate against 
Development Goal #1. While the Main Street Regulations allow for some relief from 
minimum parking requirements where there is a shared parking agreement, 
development that cannot demonstrate shared parking is otherwise subject to traditional 
parking requirements. During the Discovery Session, the Steering Committee discussed 
opportunities to increase on-street parking to serve the Main Street District, which would 
allow the City to evaluate the minimum parking requirements in the Main Street District 
and assess whether they can be can be reduced.   

2. Increase foot traffic

Scoring Summary (out of 23)

= + - 

13 4 6 

Summary 

The Steering Committee shared that the Main Street District is most memorable when it 
has a critical mass of people walking the streets for an event or gathering. The “Florence 
Y’all” festival is one example of such an event. With this vision in mind, the Steering 
Committee emphasized the need to create other avenues to gather individuals in the 
Main Street District. This convening typifies the main objective of Development Goal #2. 

We have several recommendations for addressing existing barriers to achieving 
Development Goal #2. These recommendations include identifying opportunities for new 
residential development that would bring a more permanent resident-base to serve as a 
critical-mass to support the Main Street District, and expressly permitting temporary uses 
in the Main Street District so that innovative concepts can be tested to gauge demand.  

Positives 

The lack of minimum-lot size or minimum lot frontage requirements in the Main Street 
District promote Development Goal #2 by enabling compact development to occur. This 
opportunity for compact development allows for increased foot traffic throughout the 
district as new development takes place. By way of example, Covington’s MainStrasse 
neighborhood has a very compact development pattern that enables a variety of 
establishments to locate in close to each other and give patrons the ability to enjoy a 
“one-stop shopping” experience. While the Main Street District works to reestablish its 



own identity, this principal of compact development with a mix of uses is highly 
transferable.  

Barriers 

The dearth of opportunities to locate higher-density development in the Main Street 
District is a significant barrier to Development Goal #2.  While apartments and 
townhomes are included as permitted uses under the Main Street Regulations, 
developable sites for higher-density residential development are limited within the 
district. One solution to address these missing development opportunities is to expand 
the boundary of the Main Street District to incorporate areas that are adjacent to the 
district, including Youell Street, Banklick Street and the edge of Dixie Highway. The 
addition of these areas can help to promote new residential infill as some of the only 
undeveloped property near the district is located within those areas.  

As the City considers expansion of the Main Street District the design guidelines for the 
district will need to be carefully parsed to determine how new construction and 
renovation will be addressed. Updated design guidelines and Main Street Regulations 
should address both the context of the existing built environment as well as the “sense 
of enclosure” that the Steering Committee identified as being desirable. 

The lack of a temporary use provision that is applicable to the Main Street District is also 
a barrier to Development Goal #2. Currently the only temporary use provision applicable 
to the Main Street District is located under Article 35 of the Zoning Code and pertains to 
seasonal farm events. In conjunction with the update of the Main Street Regulations, a 
new temporary use provision should be crafted that specifically addresses the district’s 
context. This provision should be incorporated under the updated district regulations 
and not as a cross-reference to another section. 

Map of Proposed District Expansion 



3. Create a 24-hour place

= + - 

 18 1 4 

4. Be the Florence Food and Beverage Scene

= + - 

 18 1 4 

Summary 

The Steering Committee expressed a desire to populate the Main Street District with local 
dining options to attract patrons during all hours of the day and night.  This vision 
demonstrates the interdependence between Development Goals #3 and #4, as a vibrant 
food and beverage scene is dependent upon a district that is active at all times.  

Recognizing the close relationship between the vibrancy of a place at all hours of the day 
and a thriving food and beverage scene, we consolidated our analysis of Development 
Goals #3 and #4. Overall, we found that the Main Street Regulations do very little to 
advance these development goals and significant interventions are required to address 
these deficits. 

Positives 

Once again, we the find that the mixed of uses included in the Main Street District can 
be a catalyst for realizing Development Goals #3 and #4. The inclusion of residential, 
office, retail and restaurant uses within the Main Street District helps to activate the 
district through introducing a critical mass of residents and employees to the area. As 
noted below, this mix of uses can be modernized to further promote Development Goals 
#3 and #4. 

Barriers 

The lack of modern uses incorporated as permitted uses in the Main Street District are a 
barrier to achieving Development Goals #3 and #4. Including uses such as a co- working 
facilities or “maker-spaces” could more activate the district beyond traditional office 
hours, and in turn promote Development Goals #4 by bringing potential restaurant 
patrons to the district. 

The classification of “eating and drinking place including alcoholic beverages that 
provide entertainment” as a conditional use is a barrier to achieving Development Goal 



#4. While it is understandable that there may be some hesitation to allowing these uses 
“as of right,” it is important to keep in mind that these establishments are also regulated 
by state alcohol and beverage laws which serve  

Finally, the current restriction on intensity through limiting the square footage of 
development is counterproductive to achieving Development Goals #3 and #4. When the 
City desires to control the intensity of use, regulations should be modified to address the 
underlying uses and building forms within the district. In conjunction with any updated 
of the Main Street Regulations we recommend these intensity provisions are eliminated. 

5. Standards over process

Scoring Summary

= + - 

14 2 7 

Summary 

Development Goal #5 relates to the goal of achieving high quality development without 
overburdening applicants with unpredictable regulations and processes. The primary 
administrative process under the Main Street Regulations is the review and approval or 
denial of certificates of appropriateness. The administrative board charged with this 
review is the Florence Main Street Design Review Board.  

Overall, our assessment is that the administrative provisions of the Main Street 
Regulations provide a basic framework but would greatly benefit from a total overhaul 
to ensure that only those aspects of development that the City truly seeks to regulate 
are reviewed in conjunction with the applicable administrative processes.    

Positives 

Almost every review under the existing administrative provisions is initiated with a Boone 
County Planning Commission staff member. Conceptually, this default administrative 
review is a positive as it avoids inundating property owners with extensive application 
processes and public hearings to obtain otherwise straightforward approvals.  
The ability of the Zoning Administrator in conjunction with the Design Review Board to 
waive or modify certain requirements under the Main Street Regulations is another 
positive provision. The flexibility to modify the development standards helps to promote 
more innovative development concepts that might otherwise be rejected.  



Barriers 
The design guidelines under the Main Street Regulations lack sufficient clarity and are 
characterized by aspirational statements such as “[v]isual continuity is crucial for a 
successful pedestrian corridor.” Such provisions fail to effectively regulate the forms of 
development that the Main Street Regulations seek to promote. To better implement 
these aspirational statements the design guidelines should be restated to provide for 
objective elements that establish the aspirational vision.  

With an emphasis on new development, we recommend that the Main Street Regulations 
implement more robust standards for new construction that address different aspects of 
building form. For example, these design guidelines would focus on design elements such 
as building placement, façade articulation and permitted frontages.  

The Main Street Regulations are also limited with respect to providing criteria for 
approving demolition. The demolition provision under the design guidelines provides that 
demolition may be approved if “the owner can demonstrate, to the satisfaction of the 
design review board, that the building cannot be reused, or that its full or partial use will 
not bring a reasonable economic return.” To strengthen this provision, additional 
evidence can be required from the applicant to affirmatively demonstrate that a building 
cannot be reused to bring an economic return. Requiring this additional evidence can 
help to prevent cases of “demolition by neglect” whereby a property owner who has 
neglected his or her property over several years seeks to demolish the property. 

Finally, as updated Main Street Regulations are developed, the City should reference the 
Florence Main Street Survey Project dated May 2019 and prepared by Sullebarger 
Associates (the “Historic Survey”). The findings and recommendations of the Historic 
Survey can assist the City with developing updated regulations that more clearly delineate 
between “contributing” and “non-contributing” buildings located in the Main Street 
District or any expansion thereof. Currently this important distinction is not clear under 
the existing regulations which can create a barrier for the redevelopment of properties 
that are non-contributing to the historic fabric of the Main Street District. Likewise, for 
those buildings that are identified as contributing, a more objective classification will help 
to ensure that these buildings are updated in a manner that is consistent with the era in 
which they were constructed. The Historic Survey can also help to identify what building 
elements are most important to regulate to preserve the historic fabric of the Main Street 
District.  

[Summary conclusions and recommendations below]



Summary Conclusions and Recommendations 
The following is a summary of our conclusions derived from the consistency analysis: 

• The Main Street Regulations fail to effectively permit entertainment uses as of right
or modern uses and temporary uses that could otherwise promote a more active
and engaged district.

• The minimum parking requirements under the parking provisions of the Main
Street Regulations are burdensome and fail to provide property owners with
sufficient alternatives for providing parking.

• The provisions limiting commercial uses based on maximum square footage are
contrary to the goal of promoting the development of new businesses.

• The design guidelines and regulations are often phrased as suggestions as
opposed to legally binding obligations.

• There is little differentiation between development forms based on the location of
development within the Main Street District.

In addition to this overall restructuring of the Main Street Regulations, this Report makes 
the following recommendations with respect to updating the Main Street Regulations:  

• Where appropriate, the Main Street Regulations should support higher density
residential uses to introduce a critical mass of new residents to the area who can
in turn support new commercial and retail uses.

• The provisions under the Main Street Regulations pertaining to the regulation of
uses based on total square footage should be eliminated and replaced with
regulations that control for higher density and intensity through building
placement, the availability of alternate modes of transportation, and/or lot
coverage maximums with stormwater mitigation requirements.

• Enhance the readability of the Main Street Regulations by utilizing updated tables
and graphics and assessing approaches to decreasing the density of text.

• Extend the Main Street District throughout the surrounding residential areas and
along the boundary of Dixie Highway. This extension will help to introduce a critical
mass of residents and business owners to the area who can invest in the growth of
the district over time.



• To increase interest in the Main Street District, incorporate modern uses such as
co-working spaces, maker-spaces and breweries and distilleries.

• Transform the Main Street Regulations into a comprehensive set of district
regulations that reduces the need to page back and forth between the zoning code
and the Study. The updated Main Street Regulations should be a “one-stop shop”
for all approvals related to the Main Street District.

Conclusion 
Our recommendations are both structural and substantive. Structurally, the updated Main 
Street Regulations would benefit from new graphics and tables along with a total 
reorganization to assist with user-friendliness and navigability.  Substantively, the 
Development Goals provide a template for crafting an updated district that advances the 
City’s Development Goals.  



 Provisions Be a better 
version (#1) 

Increase 
Foot Traffic 
(#2) 

Be the 
Florence 
Food/Bev 
Scene (#3) 

Create a 
24-hour 
place (#4) 

Standards 
over Process 
(#5) 

Comments/Recommendations 

Procedures It is a positive provision to have the ability to administratively approve certain 
items. 

The need to cross-reference exempt activities to Appendix C is an unnecessary 
step. 

Waiver of 
Requirements 

The ability to obtain a design waiver promotes flexibility and can allow innovative 
development. 

Consider setting a threshold for waivers that can be administratively approved 
so as to avoid requiring a hearing for every waiver request.  

Principally 
Permitted 
Uses 

The various permitted uses are diverse and promote a mixed-use environment 
in the downtown district. 

The housing options could allow for higher density options, which in turn would 
promote more foot traffic and increase the presence of individuals in the district 
at different hours. 

Accessory 
Uses 

The list of accessory uses are somewhat confusing as some of the uses are 
actually “accessory structures”.  

Consider whether temporary uses might be a mechanism for achieving multiple 
goals as opposed to accessory uses.  

Conditional 
Uses 

The list of conditional uses include the auto-oriented drive-thru use that is 
contrary to the goal of promoting walkability in the district. 

The placement of eating and drinking establishment with entertainment as a 
conditional use works against the goal of making the district an entertainment 
location. 



 Provisions Be a better 
version (#1) 

Increase 
Foot Traffic 
(#2) 

Be the 
Florence 
Food/Bev 
Scene (#3) 

Create a 
24-hour 
place (#4) 

Standards 
over Process 
(#5) 

Comments/Recommendations 

Minimum 
Standards 

The utility of the minimum standards is difficult to determine as they read as 
suggestions rather than binding regulations. The intent of these standards 
seems to be to promote the character of the district through the location of 
certain uses within structures. 

These standards could be formalized in the form of “performance standards” 
that could be assigned to specific uses or building forms. These performance 
standards would be binding regulations that would be required for new 
development. 

Minimum Lot 
Sizes 

The lack of minimum lot sizes allows for the scale of development that the 
market determines is most suitable for the district as opposed to creating an 
overreliance on large-scale, auto-oriented development. 

Minimum Lot 
Frontage 

Similar to the lack of requirement of a minimum lot size, the lack of any minimum 
lot frontage also promotes all levels of development. 

Height  
Standards 

Consider allowing increased height and density along certain frontages and at 
the bookends of the district. This will help to achieve the goal of more foot 
traffic.  

Intensity  Regulating based on intensity per acre is contrary to every goal for the district 
and should be avoided. Updated regulations should address building location 
and character. 

Yard 
Standards 

The current setbacks are consistent with a main street character contemplated 
for the district. The front setbacks could be evaluated in light of the setbacks of 
existing buildings to determine whether new construction could be moved even 
closer to the street.  

Parking 
Standards 

Consider implementing a parking reduction regulation that incentivizes 
alternate modes of transportation. 



 Provisions Be a better 
version (#1) 

Increase 
Foot Traffic 
(#2) 

Be the 
Florence 
Food/Bev 
Scene (#3) 

Create a 
24-hour 
place (#4) 

Standards 
over Process 
(#5) 

Comments/Recommendations 

Fence 
Standards 

The fence standards generally have a neutral impact on the goals for the district. 

Parking 
Requirements 

These provisions are generally positive and promote the development of Main 
Street and the corresponding goals. The ability to share parking promotes the 
efficient utilization of land.  

Sign 
Requirements 

The sign requirements generally have a neutral impact on the goals for the 
district. Consider eliminating the option to have freestanding signs which can 
detract from the character of the district. Also, examine whether the minimum 
ten-foot height for projecting signs is too high. 

General 
Guidelines for 
Design 
Review 

It is clear that the intent of the existing design guidelines is positive; however, 
the guidelines leave important decisions open to interpretation and lack the 
predictability that would give property owners comfort in altering their 
properties or developing new properties. For example, while it is positive to 
encourage the repair of historic materials, the circumstances under which 
existing materials can be replaced should be more specifically described to 
ensure the defensibility of this provision.  

Exterior 
Architectual 
Features 

The provisions relating to exterior materials read more as a best-practices guide 
than a set of binding regulations. For those practices that the city wishes to 
require as a matter of law, the provisions should be redrafted to make this clear. 

Signs While the guidance provided articulates the goals of the signage chapter, the 
text is not always legally binding or clear in its intent. The renderings of sign type 
and placement can also be updated to improve user-friendliness.  

Other Site 
Features 

Consistent with other provisions under the design guidelines, this provision lacks 
clarity, thus calling into question the enforceability of the provisions. 



 Provisions Be a better 
version (#1) 

Increase 
Foot Traffic 
(#2) 

Be the 
Florence 
Food/Bev 
Scene (#3) 

Create a 
24-hour 
place (#4) 

Standards 
over Process 
(#5) 

Comments/Recommendations 

Lighting Provision such as “a building should have lighting that is appropriate for its style 
and time period” lack clarity and may be deemed arbitrary and capricious if 
challenged in an administrative appeal. The provisions under this section should 
be updated to incorporate modern measures for measuring light impact. 

Landscaping The provisions under this section are again stated as aspirational goals rather 
than binding legal obligations. Statements that are phrased as suggestions 
should be examined to determine whether the City intends to make them 
requirements. Likewise, in general, the landscape regulations can be 
transformed into a more robust regulatory regime with improved graphics. 

New 
Construction 

The goals under this provision should be incorporated into the base zoning 
regulations for the district as the guidelines are less focused on design 
considerations and more with building location and massing. These objectives 
can be accomplished under base zoning regulations. 

Demolition The evidence required to demonstrate that a building will not earn a return 
should be more clearly delineated. Currently, the provisions leave too much 
discretion to the Design Review Board, and there should be more objective 
factors for the grant of a demolition on this basis. Additionally, consider whether 
an exception can also be made for principal structures that the design review 
board deems to be “non-historic” or “non-contributing”.  

Scoring Totals by Development Goal (23 Provisions) 

Negative 
Provisions 

12 6 4 4 14 

Neutral 
Provisions 

7 13 18 18 7 

Positive 
Provisions 

4 4 1 1 2 
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