
Underlined text is new text to be added 
Strikethrough text is current text to be deleted 

1 

Privately Initiated LDC Amendment Request 

 

APPLICANT:  

Scott Prephan 

 

AUTHOR:  

Robert J. Mulhere, FAICP, President 

 

LDC SECTIONS:  

5.05.02 - Marinas 

 

SUMMARY OF AMENDMENT:  

This amendment seeks to allow the off-site storage of boats in connection with a marina or 

public boat ramp. 

 

DESCRIPTION OF CHANGES:  

Amend LDC section 5.05.02 to allow for the off-site storage of boats, boat trailers, trailered 

vessels, and other related vehicles when such are accessory to a marina or public boat ramp.  The 

lot used for the off-site storage must be located within 660 feet of a marina or public boat ramp, 

measured from property line to property line, and all lots must be unified under one site 

development plan. 

 

FISCAL & OPERATIONAL IMPACTS:  

No fiscal or operation impacts to the County are anticipated other than an increased use of public 

boat ramps. 

 

GROWTH MANAGEMENT PLAN IMPACTS: 

No growth management plan impacts are anticipated with this LDC amendment.  

 

Amend the LDC as follows: 

 
5.05.02 – Marinas 1 
 2 
A. The following standards are for the purpose of manatee protection and are applicable to 3 

all multi-slip docking facilities with ten slips or more, and all marina facilities. 4 
 5 
* * * * * * * * * * * * *  6 
 7 
G. Off-site boat yards or the storage of boats, boat trailers, trailered vessels, and other related 8 

vehicles on non-contiguous lots.  A site development plan for marinas or public boat ramps 9 
may be approved by the County Manager or designee to allow boat yards or the dry 10 
storage or parking of boats, boat trailers, trailered vessels, or other related vehicles on 11 
non-contiguous lots and exempt from the provisions of the MPP, provided the following 12 
conditions are satisfied: 13 

 14 
1. If the non-contiguous lot used for storage is separated from the marina or public 15 

boat ramp by a roadway, the roadway shall not be a designated collector roadway, 16 
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arterial roadway, or a higher roadway classification, as identified in the traffic 1 
circulation element of the GMP. 2 

 3 
2. The zoning district of the non-contiguous lot allows marinas as a permitted use.  If 4 

a marina is a conditional use on the non-contiguous lot, then the use of the boat 5 
yards and the dry storage of boats, boat trailers, trailered vessels, and other related 6 
vehicles shall also be deemed a conditional use and subject to the standards and 7 
procedures set forth in LDC section 10.08.00. 8 

 9 
3. The non-contiguous lot shall be located no farther than 660 feet from the marina 10 

or public boat ramp parcel measured from property line to property line. 11 
 12 
4. The non-contiguous lot shall be located no closer than 100 feet from a residentially 13 

zoned parcel, excluding conventional or planned residentially zoned districts that 14 
allow marinas, either permitted or conditionally.   15 

 16 
5. The zoned building height of all principal and accessory structures on the non-17 

contiguous lot shall not exceed 35 feet. 18 
 19 
6. The minimum setback for all structures located on the non-contiguous lot shall be 20 

20 feet, except that along a public street, the setback shall be 25 feet. 21 
 22 
7. Any outdoor storage on the non-contiguous lot shall be screened with a wall or 23 

fence, except for the necessary ingress and egress, pursuant to LDC section 24 
4.02.12. 25 

 26 
8. In addition to the buffer requirements of LDC section 4.06.00, the non-contiguous 27 

lot shall be buffered with a second row of trees, except for vehicular ingress and 28 
egress areas. The second row of trees shall be staggered with the first row of trees 29 
and shall be at least 14-feet in height at time of installation, spaced no more than 30 
30 feet on center, and otherwise subject to 4.06.05 D.2. 31 

 32 
9. This provision for boat yards and the storage of boats, boat trailers, and trailered 33 

vessels shall not be construed to allow, as permitted or accessory use, wrecking 34 
yards, junkyards, or yards used in whole or part for scrap or salvage operations or 35 
for processing, storage, display, or sales of any scrap, salvage, or secondhand 36 
building materials, junk automotive vehicles, or secondhand automotive vehicles 37 
parts. 38 

 39 
# # # # # # # # # # # # # 40 
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JUSTIFICATION, DATA & ANALYSIS 

 

LDC Section to be Amended: 

5.05.02 - Marinas  

Subsection G. Off-site boat yards or the storage of boats, boat trailers, trailered vessels, and other 

related vehicles on non-contiguous lots. 

 

Purpose:  

To allow boat yards or the storage of boats, boat trailers, trailered vessels, and other related 

vehicles on lots that are non-contiguous and within 660 feet of a related marina or public boat 

ramp, under limited conditions. 

 

Justification:  

The applicant owns a parcel of land with C-4 zoning and located at the Port of the Islands 

approximately 360 linear feet from the County owned marina and public boat ramp. The C-4 

zoning in the Port of the Islands area has been in existence since at least 1982, and has remained 

undeveloped, as there is little market demand in this location for typical C-4 uses.  There is, 

however, significant demand for boat and boat trailer storage, evidenced by the County boat 

storage operating at Port of the Islands and the fact that there is limited available storage and a 

waiting list for storage spots at the county-owned property.  

 

Allowing boats, boat trailers, and trailered vessel storage on parcels that are non-contiguous and 

within 660 feet of a marina or public boat ramp will reduce the number of trailered vessels moving 

over the roadway system to access such locations. It would not increase the number of boats 

accessing the boat ramp but would reduce the distance these trailered boats travel in order to reach 

the water. Objective 10.1 of the Conservation and Coastal Management Element of the Growth 

Management Plan County’s GMP gives priority to “water dependent shoreline land uses,” such as 

a marina, but locations for new marinas are very limited due to lack of available waterfront 

property and the limits imposed on such property due to environmental constraints.  

 

Policy 10.1.1 states that the “County shall prioritize water-dependent and water-related uses” as 

follows: 

a.  Public recreational facilities over private recreational facilities;  

b.  Public boat ramps;  

c.  Marinas  

1.  Commercial (public) marinas over private marinas;  

2.  Dry storage over wet storage;  

d.  Commercial fishing facilities;  

e.   Other non-polluting water-dependent industries or utilities; 

f.  Marine supply/repair facilities; and 

g.   Residential development.  

 

Collier County is currently experiencing overcrowding issues at existing public boat ramp facility 

parking lots, which is limiting the public from utilizing such ramps or causing the public to park 

in undesignated areas.  As the County has already invested in the public boat ramp facilities, and 

due to the limited areas in which new marinas can be located, one way to allow for increased access 
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to such facilities, under limited conditions, would be to allow a boat/boat trailer storage facility in 

close proximity to such sites.  

 

The proposed amendment is limited in its application as follows:  

 

• Only parcels that permit the use of marinas would qualify for this use;  

• The non-contiguous lot used for storage must be included on the site development plan for 

the associated marina or public boast ramp, with all lots under the same ownership;  

• Only parcels located within 660 feet of a public boat ramp or marina, and a minimum of 

100 feet from a residentially zoned parcel (excluding conventional or planned residentially 

zoned districts that allow marinas) would qualify; 
• Such sites must be designed such that trailers (with or without vessels) can access the public 

ramp without having to cross an arterial, collector, or higher roadway classification; 

• Enhanced landscape buffer standards must be met for this specific use; 

• All structures on the non-contiguous lot are limited in height to one story, not to exceed 35 

feet in zoned building height, and shall have a minimum setback of 20 feet, except that 

along public streets the setback shall be 25 feet. 

 

The LDC amendment also exempts such boat storage uses from the provisions of the Manatee 

Protection Plan (MPP).  Per the April 21, 2021, Pre-Application Meeting, staff indicated a Manatee 

Protection Plan is not required for this proposed LDC Amendment as the proposed changes are 

specifically related to allowing boat/boat trailer storage facilities on non-waterfront properties and 

is not related to marinas, which are defined as a boating facility located on navigable water 

frontage.  This is further supported by Tim Hall, Senior Ecologist with Turrell, Hall and 

Associates, Inc.  In the attached letter from Tim Hall, it states a Manatee Protection Plan is only 

required for dry storage facilities if they have water frontage.  The specific property that inspired 

this LDC amendment does not have water frontage and the amendment restricts the use to non-

waterfront properties.  
 

The LDC amendment limits the use of boat storage on non-contiguous sites so that they are only 

permitted in conjunction with a marina or public boat ramp. The LDC amendment would not allow 

boat yards or the storage of boats and related vessels in areas where such uses are not otherwise 

permitted as accessory uses and would be limited to locations within 660 feet of the marina or 

public boat ramp.  Additionally, the enhanced landscape standards, required setbacks, and height 

limitations for this specific use will ensure compatibility with the neighboring area.  

 

The SIC code for Marinas clarifies what such establishments are primarily engaged in: 

 

4493 Marinas 

Establishments primarily engaged in operating marinas. These establishments rent boat slips and 

store boats, and generally perform a range of other services including cleaning and incidental 

boat repair. Boat yards, storage and incidental repair. 

 

However, by definition in the Land Development Code, a marina must have navigable water 

frontage. 
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So it makes sense to allow boat yards and boat storage as a permissible use in zoning districts that 

permit marinas as a use by right in support of existing marinas or public boat ramps under the 

limited conditions proposed.  

 

There is great demand for use of publicly accessible boat ramps and most are limited by the 

availability of associated vehicle and boat trailer parking. Allowing boat and trailer storage on 

properties properly zoned and nearby such publicly accessible ramps will allow for greater 

utilization and access to the water in a safe and compatible manner per the following Collier 

County Growth Management Plan, Recreation and Open Space Element Objective. 

• Collier County Growth Management Plan, Recreation and Open Space Element Objective 

1.3 reads as follows: Continue to ensure that all public developed recreational facilities, 

open space and beaches and public water bodies are accessible to the general public. 

• Policy 1.3.2 reads: Collier County shall continue to ensure that access to beaches, shores 

and waterways remains available to the public. Further the County will develop a program 

to assess the availability of land for the creation of new access points, and a method to fund 

the necessary land acquisition.  Allowing parcels properly zoned and in close proximity to 

public boat ramps to store boats and trailers will maximize utilization of these public 

facilities at no additional cost to the public. 

• Collier County Growth Management Plan, Conservation and Coastal Management Element 

Objective 10.2 reads as follows: Ensure that access to beaches, shores and waterways 

remain available to the public and continue with the County’s program to expand the 

availability of such access and a method to fund its acquisition. 

• The Urban Mixed Use District description reads, in part, as follows:  Water-dependent and 

water-related land uses are permitted within the coastal region of this District. Mixed-use 

sites of water-dependent and water-related uses and other recreational uses may include 

water-related parks, marinas (public or private), yacht clubs, and related accessory and 

recreational uses, such as boat storage, launching facilities, fueling facilities, and 

restaurants…. The Collier County Manatee Protection Plan (NR-SP-93-01) May 1995 

restricts the location of marinas and may limit the number of wet slips, the construction of 

dry storage facilities, and boat ramps, based upon the Plan’s marina siting criteria. 

Priorities for shoreline land use shall be given to water dependent principal uses over 

water-related land uses. In addition to the criteria of compatibility with surrounding land 

uses and consistency with the siting policy of the Conservation and Coastal Management 

Element (Objective 10.1 and subsequent policies), the following land use criteria shall be 

used for prioritizing the siting of water-dependent and water-related uses:  

a.  Presently developed sites;  

b.  Sites where water-dependent or water-related uses have been previously 

established; 

c.  Sites where shoreline improvements are in place;  

d.  Sites where damage to viable, naturally functioning wetlands, or other 

environmentally sensitive features, could be minimized.  

 

• The proposed use will not generate any greater traffic than would a marina with frontage 

on a navigable waterway.  

• Any such use will be required to submit a Site Development or Site Improvement Plan and 

will be subject to the same development standards as would apply to any other uses, unless 
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specifically addressed in the LDC amendment, in the applicable zoning district, including 

enhanced landscape buffers, setbacks for structures, stormwater design, and so forth.  

 

Conclusion: The proposed amendment makes sense. The use is limited and will be in support of 

marinas and public boat ramps to help provide additional public access to Collier County’s 

waterways.  By allowing boat and boat trailer storage on non-waterfront properties, this 

amendment will fulfill a need within Collier County and will do so without creating an additional 

impact on the environmentally sensitive waterways and protected mangroves.  Enhanced 

landscape buffers will ensure a softening of the outdoor use and will provide additional screening 

for compatibility with the surrounding areas. The other development standards and LDC 

requirements will apply to this use, the same as other uses permitted by right in the zoning districts 

where marinas are permitted. 

 



 

    TURRELL, HALL & ASSOCIATES, INC. 
                      MARINE & ENVIRONMENTAL CONSULTING 

 
3584 Exchange Avenue • Naples, Florida 34104-3732 • (239) 643-0166 • Fax 643-6632•tuna@thanaples.com 

 
May 22, 2021 
 
Scott Prephan 
ComLink Realty 
118 W South Boundary 
Perrysburg, OH 43551 
 
 
Re: Boat Storage Property 
 Port of the Islands Property (PID 01067083700) 
 
Mr. Prephan, 
 
I have reviewed the proposal to create a boat storage facility on the above referenced property within the Port of 
the Islands community. My understanding is that the property would be used only to store boats either inside a 
structure or outside in the open air. There is no on-site launch facility proposed with the boat storage. 
 
The Collier County Manatee Protection Plan Section 3.2 states “For the purpose of this plan, marina facilities include wet 
slip marinas, boat yards with water access, and multi-slip residential facilities. Dry storage facilities are only considered 
in this plan if they have water frontage, and the capability of launching vessels into those waters (emphasis 
added).” This property does not have water frontage. There is a small adjacent fill pit on the adjacent National Park 
Service lands, but the water boundary does not directly abut or cross into this site and launching of vessels into 
that water body would serve no purpose as there is no access to open waters from the pit.  As such, boat storage on 
this property is not subject to a Manatee Protection Plan review as it does not have the water frontage or launching 
capability that would be necessary to be subject to the MPP review.  
 
In my opinion, siting the storage facility close to a public ramp makes sense for several reasons. Having the 
trailered boats kept close to the launch site reduces travel on local roads and is safer than having to trailer them 
longer distances from residences or other storage facilities. This also reduces fuel costs and wear and tear on the 
trailers and vehicles doing the hauling. Storing vessels away from the water also reduces the risk of contamination 
from spills, bilges, or bottom paints which can all be more easily contained and controlled (or not needed in the 
case of bottom paints) in upland facilities. The vessels stored at this site would likely be those utilizing the local 
public ramp, anyway, so having them more conveniently located to it would still not increase the demand or put 
undue pressure on the ramp. The close location could also help to reduce the parking issues which have plagued 
this ramp since its opening to the public. 

 
If you have any further questions, please do not hesitate to call (239) 643-0166 or email Tim@thanaples.com. 
 
Best Regards, 

 
Tim Hall 
Senior Ecologist       

mailto:Tim@thanaples.com
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