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Meeting Date:  August 11, 2020

To: Community Redevelopment Agency 

From: Jeffrey Oris, Interim CRA Manager

Date: August 5, 2020

SUBJECT: 
Update regarding Multi-Party Partnership for a D Downtown Garage near 1st Avenue South and 
12th Street.

BACKGROUND:

Gulfshore Playhouse owns just over 3 acres of land at the southwest corner of 1st Avenue South 
and Goodlette-Frank Road with plans to create a cultural campus including a main theater, a 
black-box or cabaret style theater, rehearsal and educational space, and administrative offices.  
In a letter dated December 8, 2017, Gulfshore Playhouse proposed a partnership to construct a 
new parking structure to provide parking for patrons of their proposed new theater, as well as 
for the public.  As part of the partnership, Gulfshore Playhouse indicated they were willing to 
donate the land required for the garage.  

A letter dated November 22, 2019, from representatives of Gulfshore Playhouse, Inc., Wynn 
Family Properties, and GeoSouthern Intermediate Holdings, LLC, was received by the 
Community Redevelopment Agency (CRA) and the City of Naples.  In the letter, these three 
adjacent property owners expressed the desire to work collaboratively with the CRA and the City 
on a land use plan, including a donation of land for a public parking garage, generating a catalyst 
for appropriate redevelopment of land parcels in the Redevelopment Area near 1st Avenue South 
and 12th Street.  

 The 2014 Redevelopment Plan of the CRA recommends construction of a public parking 
garage in the D-Downtown area.  

 Consideration of constructing a parking garage near 1st Avenue South and 12th Street 
was the top ranked project in the combined “Dotmocracy” results following two special 
CRA Town Hall Meetings held in February 2018.  

 The D-Downtown Garage Site and Project Evaluation Final Report evaluating the 
proposed site was presented to the CRA on May 13, 2019.

 A supplemental report intended to be read in conjunction with the D-Downtown Garage 
Site and Project Evaluation Final Report regarding alternative sites and anticipated 
parking needs was presented to the CRA on September 23, 2019.

POTENTIAL PARTNERSHIP FRAMEWORK:
Two potential partners, Gulfshore Playhouse and the Wynn Family, have engaged in discussions 
with CRA staff about a draft conceptual framework for a partnership.  The vision is to create 
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planned improvements to this section of Naples D Downtown Zoning District to continue the 
realization of the “importance of transitioning this area from railroad, industrial, and heavy 
commercial uses to “well integrated commercial, office, and residential uses” as first described 
in the 1979 Comprehensive Plan of the City and emphasizing the importance of maintaining a 
healthy downtown commercial core area.  The 1979 Plan identified the “Naples Depot 
Redevelopment Area” as being bounded on the south by 5th Avenue South, 1st Avenue South 
on the north, and between 10th Street and Goodlette-Frank Road.  The proposed potential 
partnership, along with the developments completed and planned at Naples Square, will all 
contribute to realizing this vision.

An outline of a potential framework includes the following ideas for potential commitments.

1. Gulfshore Playhouse contributes approximately one acre of land to the project valued at 
about $2 million 

a. 2017 value was $1.968 million
b. 2018 CRA aggregate increase in property value – 12.8%
c. 2019 CRA aggregate increase in property value – 14.7%
d. 2020 CRA aggregate increase in property value – 13.3%
e. 2020 value is $2.8 million

2. The Gulfshore land contribution is combined with the adjacent parcel owned by the Wynn 
Family and the Garage Parcel is created with access opportunities from 12th Street and 
1st Avenue South.  The new Wynn Parcel is also created.  (See attachment.)

a. The Garage Parcel is approximately 1.25 acres.
b. The additional quarter-acre is contributed by the Wynn Family.
c. One-quarter acre is valued at $700,000

3. In exchange for the land valued at $2.8 million Gulfshore Playhouse receives an allocation 
of 120 parking spaces in the garage.

a. At $20,000 per space (City Code Sec. 58-920) the allocation of parking is valued 
at $2.4 million

i. An allocation of parking spaces is not ownership of the spaces.
ii. The spaces are open to the public at all times on a first come first served 

basis
iii. Notwithstanding the developer’s option cited in Section 58-920(a) of the city 

code of ordinances, Gulfshore Playhouse may utilize the garage for 100% 
of the parking required by the city code of ordinances pursuant to the terms 
of this agreement.

b. Gulfshore agrees to contribute the additional $400,000 value in the land in 
exchange for permission to utilize the top floor of the parking garage for valet 
parking during performances for a period not to exceed forty years.

i. The valet parking shall be operated by Gulfshore Playhouse at their 
expense.  Insurance and other conditions may be required by the City.

ii. Valet style parking on the top floor will result in additional capacity above 
the marked space garage capacity.

iii. During the times valet parking is offered, it shall not be restricted to 
Playhouse patrons and shall be available to any user on a first come first 
served basis.

iv. The valet operation may commence one hour prior to the scheduled start of 
any performance and shall continue until the valet operator returns all 
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vehicles to their operators (or as otherwise determined in a future 
operational agreement).

c. Based upon six performances per week, with patrons parking four hours for each 
performance, and assuming the utilization of all 120 parking spaces, it is estimated 
that the Playhouse use will amount to about 5% of the total time available (based 
on a 350 space garage).

4. In exchange for the land valued at $700,000 and an additional contribution of $400,000,
the Wynn Family receives an allocation of 55 parking spaces in the garage.

a. At $20,000 per space (City Code Sec. 58-920) the allocation is valued at $1.1 
million

i. An allocation of parking spaces is not ownership of the spaces.
ii. The spaces are open to the public at all times on a first come first served 

basis
iii. Notwithstanding the developer’s option cited in Section 58-920(a) of the city 

code of ordinances, the Wynn Family may utilize the garage for ??% of the 
parking required by the city code of ordinances pursuant to the terms of this 
agreement.

5. Public Use of the Garage
a. Public parking in the garage shall not be restricted by Gulfshore Playhouse, the 

Wynn Family, or any private property owner, except for the aforementioned valet 
operation 

b. The City may impose reasonable restrictions upon parking, including but not 
limited to reasonable time restrictions and parking during declared emergencies.

6. The City (or CRA) shall be responsible for:
a. The design of the garage consistent and complimentary to the structures owned 

by Gulfshore Playhouse, the Wynn Family, and Naples Square.
b. Gulfshore Playhouse, the Wynn Family, and Naples Square shall have the ability 

to comment on the design.
c. Construction of the garage with completion to coincide with the opening of the 

Gulfshore Playhouse facility.
7. Other Parties Joining the Partnership

a. Other parties may join the partnership and obtain an allocation of parking spaces 
based upon the following terms:

b. Payment of the applicable fee as set by Naples City Council.
i. The current fee pursuant to Section 58-920 is $20,000.
ii. The fee may be increased, and the cost of any parking allocation may cost 

more, by action of the Naples City Council and effective following the start 
of construction of the garage.   (The intent of this term is to incentivize other 
partners to take advantage of this opportunity prior to construction, further 
sharing the cost and reducing expenditures by the City or CRA.)

c. The parcel serviced by the parking allocation must be within a radius of one-quarter 
mile from the center of the intersection at 12th Street and 1st Avenue South
(approximately a 5 minute walk) or in the area bounded by 2nd Avenue North, 9th

Street, 4th Avenue South, and Goodlette-Frank Road.

ATTACHMENTS:
 December 8, 2017 letter from Gulfshore Playhouse
 November 22, 2019 letter from potential partners
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 Potential partners parcel map
 Potential partnership parcel configuration concept
 Map - One half mile radius.


