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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

Via: Jay Boodheshwar, City Manager

From: Erica J. Martin, Planning Director

Date: June 3, 2022

Regular Meeting Date: June 13, 2022

SUBJECT:
Discussion related to parking regulations.

SUMMARY:
City Council expressed their desire to amend the fees related to parking in Appendix A – Fees 
and Charges Schedule, Subpart B. Land Development Code, Chapter 58. Zoning, of the Code 
of Ordinances.

Additionally, City Council has expressed their desire to discuss current parking regulations to 
address emerging issues relative to the shared parking provision in the D-Downtown District and 
the parking requirements for outdoor dining.  
.
BACKGROUND:
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the City but is superseded by the specific parking regulations and incentives provided in districts 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.

In February of 2022, City Council adopted Ordinance 2022-14795 amending the Citywide 
parking regulations to address 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.

Appendix A – Fees Related to Parking in D-Downtown District
In 2008, City Council adopted Resolution 2008-12053 establishing the value of available spaces 
in the new City parking garage (6th Avenue South and 8th Street South) and establishing a policy 
for all future sales of available parking spaces. It was determined that the price per parking space 
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would be $28,900 and that the price will increase January 1st of each year by the latest available 
data on the prior twelve months change in the consumer price index (CPI). Appendix “A” was 
amended to reflect this fee in Section 58-1134, which corresponds with the section of the Fifth 
Avenue South Special Overlay District in which the payment in-lieu-of provision is located.

§ 58-1134 Fees for parking in city parking garage at 6th Avenue South and 8th Street South 

Per space $28,900.00

The most recent approval for parking allocation from this garage was in 2020, with the adoption 
of Resolution 2020-14535 approving the allocation of 32 parking spaces in the Fifth Avenue 
South Special Overlay district for property located at 445-457 5th Avenue South at a fee of 
$35,586.65 per space. The price per space was determined utilizing the CPI adjustment depicted 
below:

In 2011, City Council adopted Resolution 11-12964 adding various fees to Chapter 58, Zoning, 
of Appendix “A”, Fees and Charges Schedule, adding Sections 58-907(b)(3), 58-916(a)(2), 58-
920(b) and 58-920(g) for the purpose of adding fees for open space, on-street parking allocation, 
payment in-lieu-of parking fee, and reimbursement for public parking spaces.

APPENDIX A FEES AND CHARGES SCHEDULE

Subpart B. Land Development Code
Chapter 58. Zoning

§ 58-916(a)(2) On-street parking allocation charges. 
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Size of Land
Parcel

(square feet)

On-Street
Per-Space
Payment

% Allowable
of Required

Parking

0 to 15,000 $7,550.00 100% 

15,001 to 30,000 $7,550.00 50% 

30,001 to 60,000 $7,550.00 25% 

60,001 to 100,000 $7,550.00 15% 

100,001 and above Not applicable 0% 

§ 58-920(b) Payment in-lieu-of parking fee, per space $20,000.00
§ 58-920(g) Reimbursement for public parking spaces, per space $20,000.00
§ 58-1134 Fees for parking in city parking garage at 6th Avenue South and 8th Street South 

Per space $28,900.00

The sections depicted in Appendix “A” (above) correspond to the section of the Code in which 
the fee is established.  Section 58-916(a)(2) corresponds to the ‘Standards for on-street parking’ 
section of the D-Downtown district and Sections 58-920(b) and (g) correspond to the ‘Parking 
alternatives for nonresidential uses’ section of the D-Downtown district (below).

Sec. 58-916. Standards for on-street parking.

(a) On-street parking may be allocated to meet the required parking for private property that is 
100,000 square feet or less if the following standards are met: 

(1) The district is divided into two geographic areas: north of Central Avenue and south of 
Central Avenue. The on-street parking must be located in the same geographic area as 
the private property. 

(2) On-street parking allocation fees are as set forth in Appendix A to this Code. 

(3) The payment of the per-space fee shall be made to the city Parking Trust Fund at the 
time of issuance of a building permit. 

(4) Once an allocation of parking to a private property owner for new construction is 
approved, the owner has one year to obtain a building permit. If a building permit is not 
obtained within that timeframe, the allocated parking spaces shall be returned to the 
parking pool and shall be available to any property owner within that geographic area. 

(5) Refunds. Where a project has not commenced construction after issuance of a building 
permit, requests for refunds of on-street parking space fees must be made in writing and 
will be considered on an individual basis and approved by the city council. After 
determination of the city council at a public meeting that the property owner is entitled to 
a refund, the city shall return the amount so determined. Any interest that may have 
been earned on such amounts shall not be refundable. 

Sec. 58-920. Parking alternatives for nonresidential uses.

(a) Developer's option. In lieu of providing up to but not more than 25 percent of the parking 
spaces required for nonresidential uses located in the district, a developer may pay into the 
city payment in-lieu-of parking trust fund a sum of money that is the product of the number 
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of parking spaces required but not provided and the current cost to provide a single parking 
space in the district. 

(b) Fees. The city council shall by resolution adopt fees to be charged for parking spaces and 
shall be as set forth in Appendix A to this Code. 

(c) Payment in-lieu-of parking trust fund established. The city payment in-lieu-of parking trust 
fund account is hereby established, into which shall be deposited all payments made by 
developers pursuant to this section. The city shall use monies deposited into said account 
for the exclusive purpose of paying the cost of construction or reconstruction of parking 
spaces in the district. Said cost includes the cost of all labor and materials, the cost to 
acquire all lands, property, rights, easements, and franchises acquired, the cost of financing 
charges, the cost of interest prior to and during construction and, for one year after 
completion of construction, discount on the sale of municipal bonds, the cost of plans and 
specifications, surveys of estimates of costs and of revenues, the costs of engineering and 
legal services, and such other costs and expenses necessary or incident to determining the 
feasibility or practicability of such construction or reconstruction, administrative expenses, 
and such other expense as may be necessary or incident to the construction or 
reconstruction of its financing. 

(d) Time of payment. Payments made pursuant to this section shall be made at the issuance of 
a building permit for any portion or phase of a development project to which the parking 
spaces that are required for a nonresidential use but are not provided relate. 

(e) Reimbursement. For developments that provide dedicated, public parking spaces over and 
above the required minimum parking, the developer will be reimbursed from the payment-in-
lieu-of parking trust fund a sum of money equal to the product of the excess spaces and the 
current reimbursement cost. The determination of such excess public spaces shall be 
subject to the following conditions: 

(1) The public parking spaces shall be readily apparent to the public and have direct access to 
a public way. At no time shall the use of these spaces be limited by liftgates, traffic cones or 
other means. 

(2) A reasonable minimum number of contiguous public spaces, sufficient to be easily 
interpreted as a public parking amenity, shall be provided. This reimbursement is not 
intended for the odd one or two excess spaces that may result in a particular development 
layout, but rather, is intended to reimburse a concerted effort to add to the public parking 
pool. 

(3) The quantity and suitability of such excess public parking spaces is subject to the review 
and determination of the committee. 

(f) Dedicated ground floor public parking. For developments that dedicate the entire ground 
floor of a parking structure to public parking, the developer, through the conditional use 
process, may be permitted to provide supplemental parking on the third floor rooftop. 
Rooftop parking areas shall be screened with a parapet. The structure, including the rooftop 
parking areas, shall be designed, landscaped and maintained so as to be compatible with 
surrounding structures and so as to prevent undue interference with the view from 
surrounding structures. 

(g) Fees. The city council shall by resolution adopt the amount to be reimbursed for a single 
public parking space in the district and shall be as set forth in Appendix A to this Code. 

Highlight
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(h) Excess parking. A development may construct parking in excess of that which is required by 
this Code, including spaces in a parking structure, in its project. The excess spaces may be 
leased or sold to a second development within one of the geographic areas defined in 
section 58-916 in which the development is located, or to the city. The leased or purchased 
parking may be used in meeting the parking requirements under this Code by the second 
development. 

(i) Refunds. Where a project has not commenced construction after issuance of a building 
permit, requests for refunds of parking space fees must be made in writing and will be 
considered on an individual basis and approved by the city council. After determination of 
the city council at a public meeting that the property owner is entitled to a refund, the city 
shall return the amount so determined. Any interest that may have been earned on such 
amounts shall not be refundable. 

FOR CONSIDERATION:
City Council consider amending the fees related to parking in the D-Downtown District in 
Appendix “A” of the Code of Ordinances. Changes to fees in Appendix “A” are made by 
Resolution.

D-Downtown Shared Parking Provision
Section 58-915 of the Code of Ordinance provides the regulations related to parking facilities in 
the D-Downtown district.  Subsection (5)g provides that “reserved parking is not allowed for 
commercial uses.” Unlike other zoning districts in which the parking requirements are provided 
in Chapter 50 and are determined by specific individual use, section 58-915 of the Code requires 
the provision of three spaces per 1,000 square feet (gross) of commercial building area in the 
D-Downtown.

Sec. 58-915. Parking facilities generally; landscaping.

. . . 

(5) Design of parking facilities.

a. Joint use of commercial and mixed-use parking areas. Where possible, all new off-
street parking facilities shall be designed for joint use by abutting properties. 

b. Driveways, accessways, and access aisles of commercial and mixed-use property 
shall be interconnected with all existing driveways, accessways, and access aisles in 
parking areas already developed on abutting commercial and mixed-use property. 

c. Where abutting property is not developed, driveways, accessways, and access 
aisles of commercial and mixed-use property shall be brought to the common 
property line so that future interconnection is possible. 

d. Where existing abutting property is developed in such a manner that interconnection 
of driveways, accessways, or access aisles is physically impossible, no connection 
shall be required. 

e. All required off-street parking spaces meet the dimensional requirements of section 
50-103(b)(1), the surfacing requirements of section 50-103(c), and the handicapped 
parking requirements of section 50-103(d). 

f. Parking lot layout shall take into consideration pedestrian circulation. Pedestrian 
crosswalks shall be provided where necessary and appropriate, shall be 
distinguished by textured or special paving, and shall be integrated into the wider 
network of pedestrian walkways and sidewalks. 

g. Reserved parking is not allowed for commercial uses. 

Highlight
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In 2003, following the Heart of Naples Committee study, City Council adopted Ordinance 2003-
10093 which amended the original D-Downtown district regulations and introduced the following 
provision:

(2) Alternatives to providing required number of spaces: Where it is technically not feasible to 
provide the required number of parking spaces, the following alternatives may be 
considered:
a. For properties smaller than 100,000 square feet, available on-street parking may be 

allocated to meet the required minimum parking. Refer to Section 102-856.
b. Payment may be made into a Payment in Lieu of Parking Fund. Refer to Section 102-

857.

This amendment also included the provision that reserved parking is not allowed for commercial 
uses in section 58-915(b)(5)(g):

(5) Design of parking facilities.
. . .

(g) Reserved parking is not allowed for commercial uses.

The following excerpt from the Planning Advisory Board Regular Meeting of April 9, 2003 details 
the inclusion of this language:

“Mr. Brown further explained that because a tenant mix may be unknown to a developer, the number 
of parking spaces required is also unknown; however, an urban environment which fosters a 
creative turnover should be encouraged making it undesirable to impose strict requirements for 
restaurant parking. Member Stahnke noted however that some nearby residents have complained 
about the level of activity on Fifth Avenue, particularly during the winter season. Chairman Navarre 
however noted that the Bravissimo Restaurant is located just around the corner from City Hall in a 
mixed-use commercial development and parking is always available since the adjacent businesses 
are closed during evening hours.

Chairman Navarre then noted the absence of language to address the issue of businesses in a 
mixed-use development designating shared parking spaces as their own through the use of signage 
as is the case at Charleston Square. Consultant Brown explained that the ordinance requires a 
parking lot be shared with an adjacent neighbor and Planning Director Lee explained that the 
ordinance only requires sufficient parking to meet requirements and did not preclude businesses 
from using signage. However, during discussion, Members suggested that the ordinance include 
language precluding businesses from designating specific parking spaces for patron use through 
the use of signage by modifying Section 102-854(5)a (Attachment 11); and City Attorney Pritt 
suggested adding the following sentence to the end of Section 1 02-854(5)a: "Commercial spaces 
shall not be designated for individual commercial occupants."”

It was determined that this provision is applicable only to properties that were developed after 
the adoption of this ordinance on June 18, 2003.

Recently, and as part of the 41-10 Master Plan process, questions have arisen related to this 
provision.  Business owners have expressed confusion around its applicability and concern 
related to the liability assumed by private property owners.
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FOR CONSIDERATION:
City Council consider amending the shared parking provision in the D-Downtown district.  City 
Council could consider reviewing this provision in conjunction with the zoning amendments 
proposed for the D-Downtown district as part of the 41-10 Master Plan process.

Outdoor Dining
Section 56-126(d)(2)f of the Code of Ordinances provides the parking requirement for outdoor 
dining as follows:

“(d) Submittal requirements; criteria for issuance of permit. 
. . .  

(2) An outdoor dining permit will be issued after review of the following criteria: 
. . . 

f. Parking requirements will be three spaces for every 1,000 square feet of outdoor dining 
area on private property and five spaces for every 1,000 square feet of outdoor dining area 
on public property. Outdoor dining in the D Downtown District on public or private property 
will provide three spaces for every 1,000 square feet. Outdoor dining in the Fifth Avenue 
South Special Overlay District will not require additional parking. Outdoor dining which is 
less than 100 square feet in any district is exempt from providing additional parking. “

The provision of three (3) spaces per 1,000 square feet for outdoor dining on public or private 
property is consistent with the required provision of (3) spaces per 1,000 square feet of gross 
commercial building area for all commercial uses in the D-Downtown district (Section 58-915 of 
the Code of Ordinances). 

“Sec. 58-915. Parking facilities generally; landscaping.
(a) Commercial buildings shall be designed to provide safe, convenient, and efficient access 

for pedestrians and vehicles. Parking shall be designed in a consistent and coordinated 
manner for the site. The parking area shall be integrated and designed so as to enhance 
the visual appearance of the community. Landscaping is intended to enhance the visual 
experience of the motoring and pedestrian public. Landscaping should be used to 
enhance and complement the site design and building architecture. 

(b) These requirements shall supersede the requirements of chapter 50 within the downtown 
district. 

(1) Number of parking spaces required. 
a. Commercial uses: Three spaces per 1,000 square feet (gross) of commercial 

building area. 
b. Dwelling units as a part of a mixed-use development: Two spaces per unit 

except that, for every parking space provided by the commercial use, the 
commercial parking space may also count equally as a residential parking 
space for 50 percent of the required parking for the residential use. 
Restaurants that serve dinner are excluded from the credit. 

c. Dwelling units developed as a residential-only project: Two spaces per unit. 
d. Transient lodging units: One and one-quarter spaces per unit. 
e. Places of seated assembly such as churches and theaters: One space per 

four seats. 



Page 8
June 6, 2022

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

f. Uses not listed: Parking determined through a parking needs analysis 
approved by the city council. 

g. Existing uses grandfathered: The above parking requirements shall not apply 
to existing uses on lots smaller than 30,000 square feet. For any such 
existing use that expands or adds on to its total building area after this Code 
is adopted, the above parking requirements shall be applied to the added 
area only. Total required parking in such cases shall be the sum of the 
existing parking and the added required parking. Also, refer to section 58-
918. 

(2) Alternatives to providing required number of parking spaces. Where it is technically 
not feasible to provide the required number of parking spaces, the following 
alternatives may be considered: 

a. For properties of 100,000 square feet or less, available on-street parking may 
be allocated to meet the required minimum parking. Refer to section 58-916. 

b. Payment may be made into a payment in-lieu-of parking fund. Refer to 
section 58-920.”

Within the Fifth Avenue South Special Overlay District, no parking is required for outdoor dining, 
pursuant to Section 58-1134(d)(1):

“Sec. 58-1134. Specific provisions.
…

(d) Building area. The permitted building area shall be calculated as a function of the number 
of parking spaces provided on the lot as follows: 

(1) There shall be a minimum of three off-street parking spaces for each 1,000 square 
feet of commercial use and two parking spaces for each residential unit and one for 
each lodging unit. There shall be at least one parking space for each residential unit 
located on-site in addition to required handicapped parking. Parking requirements 
shall be calculated by the net building area. There shall be no parking requirement 
for outdoor dining use.” 

Chapter 50 of the Code of Ordinances provides the parking requirement for restaurants, cocktail 
lounges, and private or public clubs which serve food or beverages as one (1) space per 100 
square feet of gross floor area, recognizing that restaurants are an extremely high intensity 
commercial use with respect to parking demand.

“Sec. 50-104. Number of parking spaces.
… 

(15) Restaurants, cocktail lounges and private or public clubs which serve food or beverages: 1 
space per 100 square feet of gross floor area. Parking for outdoor dining shall be as 
provided in section 56-126.”

In recent years, the City has seen a new trend in restaurant concepts where the majority of the 
seating is provided outdoors.  In recent months, the City has seen a dramatic increase in the 
demand for outdoor dining in response to the COVID-19 pandemic and the expiration of the 
Temporary Use permits for expanded outdoor dining issued under the Governor’s Executive 
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Order.  A steady increase in the amount of outdoor dining and in the percentage of outdoor to 
indoor dining for new restaurants could result in a parking issue in districts in which outdoor 
dining has a reduced parking requirement or is exempt from providing parking for outdoor dining 
entirely.

FOR CONSIDERATION:
City Council could consider whether the parking requirement in Chapter 50 of the Code should 
be amended to limit the amount of outdoor dining at the reduced (or exempted) parking ratio to 
a percentage of the restaurant’s total dining.  In this scenario, the restaurant could provide more 
outdoor dining than the established percentage; however, the excess outdoor dining would be 
required to meet the parking requirement for restaurant in the respective district.

City Council could consider whether the parking requirement in the Fifth Avenue South Special 
Overlay District should be amended to require the provision of parking at a determined ratio for 
outdoor dining.  The parking ratio could be based upon square footage of outdoor dining area or 
the number of seats provided.  It is worth noting, however, that within the Overlay District, 
commercial parking spaces may be purchased rather than provided on site.

RECOMMENDED ACTION: 
City Council discuss the regulations related to the fees for parking in Appendix A of the Code 
and provide direction to Staff.

City Council discuss the regulations pertaining to the shared parking provision in the D-
Downtown District and the parking requirements for outdoor dining and provide direction to Staff.


