
SUNSHINE 
RECREATIONAL AND 
ENTERTAINMENT LLC

PUBLIC-PRIVATE PARTNERSHIP 
(P3) PRESENTATION



• Public-Private Partnership

• A partnership between the government and a 

private company to construct or upgrade 

facilities used for a public purpose.

• Often used for infrastructure and large-scale 

development, with private-sector funding and 

expertise.

• The private partner may finance, design, build, 

operate, maintain, renovate, improve, etc.

WHAT IS A P3?



• Establishes the process for evaluating 

unsolicited proposals.

• Allows a county, municipality or special 

district to consider unsolicited proposals 

without a formal bidding process under 

certain conditions.

• City of Clearwater follows process outlined in 

Section 255.065

SECTION 255.065 
FLORIDA STATUTES 
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On Nov. 4, 2025, the city received an unsolicited proposal 

from Sunshine Recreational and Entertainment, LLC to 

lease, develop and operate a sports, recreation and 

entertainment complex on the city-owned Landings Golf 

Course.

Following an initial review, the city requested additional 

information. An amended proposal was submitted Dec. 30, 

2025. The city conducted a comprehensive review with 

staff and independent consultants.

BACKGROUND



⚬ Multipurpose Fields

⚬ Pickleball Courts

⚬ Sand Volleyball Courts

⚬ Aquatic and Waterpark Attraction

⚬ Fitness and Wellness Facilities

⚬ Restaurant and Food Services

⚬ Walking and Biking Trails

Construction is anticipated to take about 3 years to complete.

SUNSHINE RECREATIONAL 
AND ENTERTAINMENT LLC 
PROPOSAL



• Estimated project costs are $179.6 million

⚬ Private loan: $107.8 million

⚬ Pinellas County tourist development taxes 

(TDT): $44.9 million

⚬ Private equity: $26.9 million

Request for county funding is contingent on City of 

Clearwater approval.

PROJECT COST 
BREAKDOWN



An independent review of the project 

pro forma and financing plan proposed 

by the developer was completed by 

Public Resources Advisory Group.  

FINANCIAL REVIEW 
AND ANALYSIS



FINANCIAL REVIEW AND ANALYSIS



FINANCIAL REVIEW AND ANALYSIS



FINANCIAL REVIEW AND ANALYSIS



Staff evaluated the proposal using the following 

criteria:

• Public Benefits and Department Feedback

• Financial Structure, Economic Benefits 

Achieved by the Proposal

• Proposer's Qualifications and Experience

• Compatibility of the Proposal Project with 

Strategic Plan and Other Associated Documents

STAFF EVALUATION



Principal use of the site is Parks and Recreation 

Facilities.

• Preliminary review determined project is 

consistent with the Comprehensive Plan 

policies

• Current zoning is Open Space/Recreation 

(OSR), which includes facilities such as golf 

courses and similar outdoor recreational uses

• Proposal is majority recreational uses with 

supporting accessory uses, which supports the 

interpretation.

STAFF EVALUATION – PLANNING & DEVELOPMENT



• Proposal requires clarity on the following issues;

⚬ City programming rights

⚬ Community access

⚬ Partnerships with existing city recreation 

programs

• Other issues identified;

⚬ Facility maintenance standards

⚬ Capital reserves requirement

⚬ Responsibility for major repairs

⚬ Facility condition at lease expiration

• City’s recreational service needs gap could be 

filled with additional facilities

STAFF EVALUATION - PARKS AND RECREATION 



• Traffic

⚬ Increase in volume is expected

⚬ Traffic study shows how additional capacity 

can be addressed

⚬ Parking plan needs further evaluation

• Pedestrian and Bicycle Safety issues need to be 

addressed

• Landfill remediation will be required

• Stormwater management plan will be required

• More coordination with aviation authorities 

recommended

STAFF EVALUATION - PUBLIC WORKS 



The project will likely involve meeting several FAA 

regulations. The following were mentioned by 

Marine and Aviation staff for the applicant to be 

aware of; 

• Airspace Protection/Safety -14 CRF Part 77

• Airspace Determination - FAA Form 7460-1

• Lighting Impacts - AC70/7460-1 and AC 150/5340 

series

• Wildlife Hazard Considerations - FAA 150/5200-33

• FAA Land Use Compatibility - AC 150/5190-4

STAFF EVALUATION - MARINE AND AVIATION



• Sports tourism development is growing trend 

across the United States, and particularly the 

southeastern United States.

• Proposal consistent with the City of Clearwater 

Strategic Plan of promoting the city as a 

premier destination for tourism, sporting 

events, and health/wellness activities.

• Indirect impacts are important to tourism and 

small businesses. Total estimated economic 

impact over 10 yrs is $556M. 

STAFF EVALUATION - ECONOMIC DEVELOPMENT



• Local developer with industry experts that 

specializes in facility construction, 

management and programming

• Supports the City of Clearwater Strategic Plan 

• The project is consistent with city’s 

investment strategy for private investment and 

community development.  

STAFF EVALUATION - CITY MANAGER’S OFFICE



• Traffic and Infrastructure

• Stormwater

• Airport Compatibility

• Environmental Compliance

• Site Plan Review

• Building Permitting

REGULATORY REVIEW 
AND APPROVAL



Upon conclusion of the presentations and public 

comment, the council has several decisions at its disposal:

• The council may accept the proposal as a qualifying 

project under Sec. 255.065, F.S. and direct staff to 

proceed with the unsolicited proposal in accordance 

with Sec. 255.065(3)(c).

• The council may accept the proposal as a qualifying 

project under Sec. 255.065, F.S. and direct staff to seek 

other proposals in accordance with Sec. 255.065(3)(b).

• The council may reject the unsolicited proposal from 

Sunshine Recreational and Entertainment LLC.

APPROVAL OPTIONS 
FOR CITY COUNCIL 



After reviewing and evaluating all the 

information provided by Sunshine 

Recreational and Entertainment LLC, staff 

recommends accepting the proposal as a 

qualifying project under Sec. 255.065, F.S. 

and direct staff to solicit other proposals in 

accordance with Sec. 255.065(3)(b).

STAFF RECOMMENDATION



If City Council proceeds to solicit proposals the 

next steps are; 

• Solicit other proposals in accordance with 

Florida Statute 255.065 (3)(b)

• If the city receives other proposals, hold a 

public meeting to review proposals

• If a proposal is selected, hold a public meeting 

to approve an Interim Agreement
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QUESTIONS?
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