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MEMORANDUM Planning Department

Ethics above all else...   Service to others before self...  Quality in all that we do.

To: City Council

From: Erica J. Martin, Planning Director

Date: January 5, 2022

Regular Meeting Date: January 19, 2022

Legislative        Quasi-Judicial        Administration         Other

SUBJECT:
First Reading of an Ordinance relating to parking amending Chapter 50, Development and 
Design Standards, Article IV, Parking and Loading, of the Code of Ordinances, City of Naples to 
amend the Citywide parking regulations; Pursuant to Text Amendment petition 21-T2; providing 
a severability clause; providing a repealer provision; and providing an effective date; and 
schedule Second Reading and Public Hearing on February 16, 2022.

SUMMARY:
City Council has expressed their desire to amend the current Citywide parking regulations to 
address emerging issues relative to the provision of off-site parking, the provision of electric 
charging stations, the provision of pervious parking spaces, valet parking allowances, and the 
use of parking needs analyses. 

The City of Naples first established parking regulations in 1946. In 1967 parking regulations were 
adopted that resemble the current regulations in Chapter 50, Article IV which regulate the 
location, size and number of parking spaces according to use. This Article applies generally to 
the City but is superseded by the specific parking regulations and incentives provided in districts 
such as the Fifth Avenue South Special Overlay District, the D Downtown District and the C2-A 
Waterfront Commercial District.  These regulations govern parking required to support the 
structures and uses on the property. Property owners may include additional parking spaces at 
their discretion. Unless specifically allowed under the district regulations, parking in the right-of-
way cannot be counted towards required parking.

BACKGROUND:
On December 14, 2020, City Council discussed possible changes to the Citywide parking 
regulations and provided direction to Staff to draft language reflecting their suggested revisions 
to Chapter 50. 

The Planning Advisory Board reviewed the proposed amendment at their meeting on January 
13, 2021 and voted to continue the item to this meeting, requesting revisions to the language.
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Staff incorporated the suggested revisions, and the PAB reviewed the proposed Ordinance 
again on February 10, 2021. 

City Council reviewed the proposed Ordinance at their October 18, 2021 Workshop and reached 
consensus on the following:

 Limit the percentage of parking that can be reduced on a property through a parking 
needs analysis for new development, redevelopment, or an increase in building size; 

 Prohibit the use of a parking needs analysis in districts where other parking incentives 
are available except for uses that are not listed; 

 Parking needs analyses should be commissioned by the petitioner and done by a 
professional engineer agreed to by the City; 

 Specify that data collected from comparable areas and uses within the City will be given 
greater weight in analyzing a parking needs analysis; 

 Specify that all parking needs analyses will be approved through the conditional use 
process; and 

 Add “verified complaints of insufficient parking” as a reason for which the City Manager 
may require the implementation of remedies. 

Staff provided a revised Ordinance reflecting all of City Council’s suggested revisions to the PAB 
for review at their December 8, 2021 meeting. 

An analysis of each section and the proposed amendments are provided below:

Section 50-102 describes the general requirements for parking, including the location of parking 
spaces.  It is under this Section that the Code provides for off-site parking through a conditional 
use process.  Off-site parking must be located within 600 feet of the property where the parking 
is required on property that is zoned to allow for parking. If approved through the conditional use 
process, the owner or lessee of the land where the off-site parking facilities are located “shall 
enter into a written agreement with the city, to be filed with the clerk of the circuit court, with 
enforcement running to the city, providing that the land comprising the required off-site parking 
facilities shall not be encroached upon, used, sold, leased or conveyed for any purpose except 
in conjunction with the building or use which the required off-site parking serves, so long as the 
parking facilities are needed.”  Parking facilities are encumbered through this process.  Staff has 
provided a chart of conditional use approvals for parking, including off-site parking (updated 
through 2019).

Recommended amendments:  
1. Clarify that “practical difficulties” necessitating the provision of off-site parking will be 

site specific, may include additional parking required for a change of use or increase 
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in building size or seating area, and require the recording of a parking agreement 
prior to the approval of any permits or use approvals.

2. Clarify that off-site parking will be considered through the conditional use process.
3. Clarify that noticing will be provided consistent with the public noticing requirements 

in Section 46-45 of the Code and that the notice will be mailed to property owners 
within 1,000 feet of both properties that are the subject of the application.

4. Allow for electric charging stations that are exclusively for charging electric vehicles 
to count toward required parking up to 5% of the total parking requirement and 
provide that there will be no restriction upon the number of electric vehicle charging 
stations that are available for all types of parking that may be counted toward 
required parking.

5. Add lighting regulations for parking areas.

Section 50-103 addresses design and construction standards which include the size of the 
parking spaces and drive aisles behind the parking spaces. Standard required parking spaces 
are to be 9 feet wide and 18 feet deep.  Parallel parking spaces are required to be 9 feet wide 
and 20 feet deep.  Compact parking spaces may constitute up to 10 percent of required on-site 
parking. Compact parking spaces, and parking spaces in excess of the parking requirement, are 
permitted to be 8 feet wide by 18 feet deep. This Section also requires the interconnections 
between adjacent properties to reduce ingress and egress from major roadways such as US 41.

Currently, the Code provides for the use of pervious surfaces for “parking facilities designed to 
accommodate less than 10 cars, parking in excess of minimum requirements, parking for low 
frequency uses such as churches, and facilities for parking in excess of 2 hours (e.g., employee 
lots) may be surfaced with crushed shell, crushed stone, grass, or other pervious material” with 
specific approval from the City.  Other uses may utilize pervious surfacing with specific approval, 
subject to conditions.  The use of pervious surfacing such as crushed shell, crushed stone, or 
grass for regularly used parking spaces is not encouraged due to the continual maintenance 
issues they present.  Requiring the use of pervious surfaces for required parking could be 
problematic. Staff has suggested that the Code be amended to “encourage” the use of pervious 
surfacing with specific approval in certain conditions.

The number of handicapped parking spaces is described but the size of the spaces is limited by 
State and Federal requirements.

Valet parking is permitted in order to accommodate required parking through conditional use 
approval.  This creates greater efficiency by allowing for a tighter configuration of parking spaces 
and tandem parking where one vehicle can be parked behind another. Where valet parking 
impacts the right of way, a right of way permit is also required.  

Recommended amendments:
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1. Encourage the use of pervious materials for parking surfaces, to be reviewed 
through the Site Plan process.

2. Limit the percentage of Code required parking for valet parking to 50% to provide for 
self parking by employees, deliveries and for individuals who may need to park when 
a valet service is not available.

3. Include a provision addressing valet parking that is provided as a service to the 
district and is not tied to a specific property or business. 

4. Incorporate the valet parking standards in Section 17: On Street Parking and Valet 
Parking of the Public Right-of-Way Construction Standards Handbook.

Section 50-107 provides standards for parking needs analysis.  A parking needs analysis is 
defined as “a statement by a property or business owner which indicates that the requirements 
of section 50-104 regarding the number of parking spaces required are not applicable to such 
person's particular situation because the use is unique, the operational method is atypical, or 
the particular use is not listed within the section.”  Parking needs analysis must use an agreed 
upon methodology.  They may be approved administratively for a change of use within an 
existing building.  They require City Council approval for the expansion of a building.  There is 
no limit on the percentage of parking that may be excused through this process.

Recommended amendments:  
1. Limit the percentage of Code required parking that can be reduced on a property 

through a parking needs analysis for new development, redevelopment, or an 
increase in building size. Specify that this percentage applies to the property as a 
whole and to the individual use or tenant bay of a property. 

2. Prohibit the use of a parking needs analysis in districts where other parking 
incentives are available, such as the Fifth Avenue South Special Overlay District or 
D Downtown district, except for uses that are not listed.

3. Parking needs analyses should be commissioned by the petitioner and done by a 
professional engineer agreed to by the City.

4. Specify that data collected from comparable areas and uses within the City of Naples 
will be given greater weight in analyzing a parking needs analysis.

5. Specify that all parking needs analyses will be approved through the conditional use 
process, whether or not a building footprint is expanded.

6. Add “verified complaints of insufficient parking” as a reason for which the City 
Manager may require the implementation of remedies. 

File Reference: 21-T2
Petitioner:  City of Naples
Location: Citywide
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RETURN ON VISION:
Consistent with the initiative and priority of promoting OUR EXPERIENCE, the proposed 
amendment will ensure that appropriate parking is provided for all residences, businesses, and 
developments, which will enhance the Extraordinary Quality Life for Residents of the City.

PLANNING ADVISORY BOARD ACTION: 
The Planning Advisory Board heard this item at their December 8, 2021 meeting and voted to 
recommend approval of the proposed amendment, subject to minor revisions.

A revised draft of the Ordinances incorporating the PAB’s suggested changes is provided for 
City Council’s review.

RECOMMENDED ACTION:
City Council approve on First Reading the Ordinance relating to parking amending Chapter 50, 
Development and Design Standards, Article IV, Parking and Loading, of the Code of Ordinances, 
City of Naples to amend the Citywide parking regulations; Pursuant to Text Amendment petition 
21-T2; providing a severability clause; providing a repealer provision; and providing an effective 
date; and schedule Second Reading and Public Hearing on February 16, 2022.


