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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place of those outdated regulations, this Report makes general recommendations for 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)
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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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