
Oceanside  
Peninsular 

Avenue, Stock 
Island 

Before  After  

Resort consisting 
of 79 market-rate 
dwelling units, 

used as vacation 
rentals (2007 

approval allows 
the vacation rental 

use & the 2013 
approval allows 
the 1bed/1bath 

lock-out of each 
dwelling unit) and 
17 hotel rooms 

Property size: 
12.20 acres 



TIMELINE & HISTORY OF APPROVALS: 
 
1996: Development Order #12-96, a minor conditional use permit for part of the Oceanside property, 5970 Peninsular Avenue (real estate 
# 00127420-000100 only) allowed for the construction of a 9,600 SF storage building and other associated accessory improvements. 
  
1997: PC Resolution # P52-97, an amendment to the major conditional use permit for part of the Oceanside property, 5950 Peninsular 
Avenue (real estate # 00127420-000000 only) allowed for the construction of 22 attached, market rate residential dwelling units; one boat 
storage building; an addition to an existing restaurant; and other associated accessory improvements. [P52-97 does not discuss nor 
authorize vacation rental use of the 22 attached dwelling units.] 
  
1999: Development Agreement between the County, the Florida Department of Community Affairs, Paradise Island Park, Inc. and 
Oceanside allowing the transfer of 22 market-rate TREs and TDRs from Paradise Island Park to the Oceanside property (recorded on April 
7, 2000). [Development Agreement does not discuss nor authorize vacation rental use of the 22 attached dwelling units.] 
  
Following issuance of PC Resolution # P52-97, Oceanside Investors’ predecessor in interest acquired 5970 Peninsular Avenue. Further, the 
22 attached, market rate residential dwelling units were constructed. 
  
2006: 380 Agreement between Overseas Redevelopment Company, LLC, Department of Community Affairs and Monroe County allowing 
the redevelopment of Overseas Trailer Park on Stock Island as a 49-unit workforce housing project and the offsite transfer of 32 market 
rate ROGO exemptions & TDRs. 
  
2007: PC Resolution # P21-07, an amendment to a major conditional use permit for part of the current Oceanside property, 5950 and 5970 
Peninsular Avenue (real estate # 00127420-000000 and 00127420-000100, as well as other property associated with a condominium 
development) allowed for the demolition of several buildings and construction of 32 attached, market-rate residential dwelling units; 2 
boat barns; 8 wet slips; and other associated accessory improvements. P21-07 authorized vacation rental use of the 32 attached dwelling 
units and ties the affordable housing project at Overseas Trailer Park (49 unit affordable project) to the project.  [P21-07 authorizes 
vacation rental use of the new 32 attached dwelling units but does not authorize vacation rental use at 22 units at Oceanside Residential 
Condominium.] 

Oceanside: Peninsular Avenue, Stock Island 



2013: Development Agreement approved for Oceanside Investors allowing the transfer of 46 market-rate TREs from three sender sites to 
the Oceanside property, with the transferred market-rate TRE’s to be converted to, or replaced with, an equivalent amount of 99-year deed-
restricted affordable housing, prior to a C.O. being issued for market-rate units at Oceanside. The agreement approved the addition of up 
to 78 [32+ 46] new, market-rate residential dwelling units, which may be used as vacation rentals, up to 5 new hotel rooms, a new 
restaurant with up to 150 seats, and other improvements related to the existing, partially-condominiumized marina and accessory 
development.  
 
 
 
 
 
 
[authorizes vacation rental use of the new 78 attached dwelling units but does not authorize vacation rental use at 22 units at Oceanside 
Residential Condominium] 
 
2013: PC Resolution # P04-14, an amendment to the major conditional use permit to improve the marina’s facilities, construct 78 new 
market rate residential dwelling units, construct 5 new hotel rooms, construct a new restaurant and carry out associated site improvements. 
[authorizes vacation rental use of the new 78 attached dwelling units but does not authorize vacation rental use at 22 units at Oceanside 
Residential Condominium]  
  
2014: Development Order #04-14, a minor conditional use permit allowing the transfer of 9.3 TDR’s required to facilitate the project 
approved for the Oceanside property. The Development Order required the sender site(s) to be a) dedicated to the County or b) placed in a 
conservation easement prohibiting its future development. 
  
2014: Resolution # 116-2014 approved for a right-of-way abandonment of a segment of Peninsular Avenue located north of the Oceanside 
property (lying between Block 46 and Block 60). As a result, the Oceanside property increased in size. 
  
2014: Oceanside Investors entered into a purchase and sale agreement with Monroe County to purchase the Hickory House property 
located north of the Oceanside property. On February 3, 2015, Oceanside Investors closed on the Hickory House property. As a result, the 
Oceanside Marina property increased in size. 
  
2014: Resolution # 372-2014, 1st amendment to the development agreement, adding adjacent property and the abandoned right-of-way, 
increased the allowed number of hotel rooms from 5 to 17, allowed the transfer of up to 12 vested rights associated with a previous 
approval related to Hawk’s Cay and amended the conceptual site plan. 

TRE sender sites Low income Median income Moderate income  
Stock Island Suncrest Property, 5176 Suncrest Road 3 - 4 

Summerland Palms Property, 24930 Overseas Highway 7 10 5 
Cudjoe Coco Palms Property, 21585 Old State Road 4A 1 2 14 

TOTAL 11 12 23 
% of total 24% 26% 50% 



2014: Development Order #06-14, a minor conditional use permit allowing the transfer of 24.1 TDRs required to facilitate the project 
approved for the Oceanside property. The Development Order required the sender site(s) to be a) dedicated to the County or b) placed in a 
conservation easement prohibiting its future development. 
  
2015: Resolution # 115-2015 approved for a right-of-way abandonment of a segment of Peninsular Avenue located north of the Oceanside 
property (lying between Block 46 and Block 60). As a result, the Oceanside Marina property increased in size. 
  
2015: PC Resolution # P41-14, an amendment to the major conditional use permit to add adjacent property and the abandoned roadway, 
increase the allowed number of hotel rooms from 5 to 17 and amend the approved site plan.  
  
2015: Development Order #06-15, a minor conditional use permit allowing the transfer of 5 transient TREs to the Oceanside property.  
  
2015: Resolution No. 158-2015, 2nd amendment to the development agreement, adding adjacent abandoned right-of-way, increased the 
total number of transferred market rate residential units from 78 to 79 [32+ 47] and amended the conceptual site plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
[authorizes vacation rental use of the new 79 attached dwelling units but does not authorize vacation rental use at 22 units at Oceanside 
Residential Condominium] 
 
2015: Development Order #05-15, a minor conditional use permit allowing the transfer of 45 ROGO market rate exemptions to the 
Oceanside Property.  
 

TRE sender sites Low income Median income Moderate income  
Stock Island Suncrest Property 
5176 Suncrest Road 

3 - 4 

Summerland Palms Property 
24930 Overseas Highway 

7 10 5 

Cudjoe Coco Palms Property 
21585 Old State Road 4A 

1 2 14 

TOTAL 11 12 23 
% of total 24% 26% 50% 

Approved 1 additional moderate affordable ROGO allocation  for Stock Island Holdings 
Stock Island Holdings Property 
5350 #rd Avenue 

- - 1 

% of total 23% 25% 51% 



2015: Development Order #07-15, a minor conditional use permit allowing the transfer of 2 ROGO market rate exemptions to the 
Oceanside Property. 
  
2015: Development Order #09-15, a minor conditional use permit allowing the transfer of 0.4 TDR’s to the Oceanside property. The 
Development Order required the sender site(s) to be a) dedicated to the County or b) placed in a conservation easement prohibiting its 
future development. 
  
2015: Development Order #08-15, a minor conditional use permit allowing the transfer of 1 TDR to the Oceanside property. The 
Development Order required the sender site(s) to be a) dedicated to the County or b) placed in a conservation easement prohibiting its 
future development. 
  
2015: minor deviation approved to the major conditional use permit in order to allow the construction of one (1) additional market rate 
residential dwelling unit.  
  
2016: minor deviation approved to the major conditional use permit in order to revise the approved site plan by removing the resort 
swimming pool on the northernmost parcel (RE # 00126210-000000), relocation of the watersports, fitness and restroom building and the 
reconfiguration of the off-street parking for the site. 
  
2016: minor deviation approved to the major conditional use permit in order to revise the approved site plan by removing of the gatehouse 
building and the repositioning of the proposed dockmaster building, the reconfiguration of the off-street parking (parking maintained at 
346 spaces), sidewalks, add arbors, add the provision for bait and ice vending and expansion of the fish cleaning station, and other changes 
to open space for the site (File # 2016-103). 
 
2016: 6COP S (Special Motel/Hotel) Alcoholic Beverage Use Permit approval, which would allow beer, wine and liquor in connection 
with operation of hotel, motel, motor court or condominium; sale by the drink for consumption on premises and package sales in sealed 
containers. 
 
2016: Exemption to a Special Vacation Rental Permit approval, exemption only applies to the 79 market-rate residential dwelling units, 
configured into “lockouts” consisting of no more than one bedroom and one bathroom, which may be used as vacation rentals pursuant to 
the approved Development Agreement (the original agreement approved on December 11, 2013 via BOCC Resolution No. 402-2013; the 
first amendment to the agreement approved on December 10, 2014 via BOCC Resolution No. 373-2014; and the second amendment to the 
agreement approved on June 10, 2015 via BOCC Resolution No. 158-2015). 



The next slides describe how the project came together and the relevant CP/Code provisions 

With the various required approvals (development agreements, major conditional uses, ROW abandonments, 
ROGO reservations, minor conditional uses, etc.) and steps for this project – this project has been subject to 25+ 
public meetings/public hearings. The approvals were sent to State for review as well.  



Land Use FAR / 
Density 

Size of Site Max 
Allowed 

Proposed Potential 
Used 

Oceanside Property: 
Residential 12 units / 

buildable ac  
12.20 upland ac 
(9.76 buildable ac) 

117.12 
units 

79 units 67.45% 

Transient 15 rooms/ 
buildable ac 

12.20 upland ac 
(9.76 buildable ac) 

146.40 
rooms 

17 rooms 11.61% 

Commercial Retail 
(low-intensity) 

0.35 FAR 12.20 upland ac 
(531,432 SF) 

186,001 SF 2,750 SF 3 1.48% 

Offices 0.40 FAR 12.20 upland ac 
(531,432 SF) 

212,573 SF 225 SF 0.10% 

Oceanside East Dry Storage Condominium 
Boat Storage 
(Light Industrial) 

N/A 4 12.20 upland ac 
(531,432 SF) 

265,716 SF 21,924 SF 0.0 %* 

Oceanside Residential Condominium 
Residential 12 units / 

buildable ac 
12.20 upland ac 
(9.76 buildable ac) 

117.12 
units 

22 units 18.78% 

Cumulative Total 99.42% 

Density calculations 
Project site: 12.20 acres 
 
Max Net Density is the maximum density 
allowable per buildable acre with the use 
of TDRs. 
 
12.20ac x 20% open space = 9.76 acres 
 
9.76 ac x 12 du = 117 dwelling units 
 
Built 79 dwelling units 
 

12.2 du = allocated density 
79 du built at max net density 
which required 66.8 TDRs. 
 
Developer transferred 32 TDRs 
from Overseas Trailer Park; 1 TDR 
from Sugarloaf; 9.3 TDRs from 
Cudjoe; 0.4 TDRs from Big Pine 
Key & 24.1 TDRs from Key Largo. 
 
(32+1+9.3+0.4+24.1= 66.8 TDRs) 
 



Cudjoe – 14.86 acres 
dedicated to the County for 

the transfer of 9.3 TDRs Key Largo – 4.82 acres dedicated to the County 
for the transfer of 24.1 TDRs 

Cudjoe – 
preserved 17 
MH as AFH; 

17 market rate 
rights and 5 

transient rights 
transferred to 

Oceanside  

Summerland – preserved 22 MH as AFH; 
22 market rate rights transferred to Oceanside  

Stock Island  – preserved 7 MH as AFH; 
7 market rate rights transferred to 

Oceanside 
- preserved 1 MH as AFH; 1 market rate 

right transferred to Oceanside    

7 

1 

Big Pine Key  – 1 lot 
preserved  for the transfer of 

0.4 TDRs Sugarloaf – 0.45 acres 
preserved for the 
transfer of 1 TDR 

Stock Island  – 49 unit 
workforce housing created 
pursuant to 380 agreement 
to the transfer of 32 market 

rate rights to Oceanside 

Preservation  
of Habitat  
(20+ acres)  

96 units of Affordable Housing  79 market rate units (158 with 
lock-outs)  used as vacation 
rentals and 17 hotel units  



Market rate housing means an attached or detached dwelling unit that is 
intended to serve as permanent housing for households not eligible for 
affordable or employee housing under this chapter. 
 
Dwelling unit means one or more rooms physically arranged to create a 
housekeeping establishment for occupancy by one family with separate 
toilet facilities. The abbreviation "DU" means dwelling unit. 
 
       2010 Comp Plan & Code do not have definitions for household or family.  
 
Dwelling, attached, means a residential dwelling unit consisting of one 
or more of residential units that are developed without open yards on all 
sides of the dwelling unit.  
 
Dwelling, detached, means an individual residential dwelling that is 
developed with open yards on all sides of the dwelling unit but not 
including mobile homes or recreational vehicles.  

79 market rate dwelling units (158 with lock-outs - do not have separate kitchens)  
used as vacation rentals and 17 hotel units  

Page 4 of approved & 
recorded 2nd amendment 
to development 
agreement 



79 market rate dwelling units (158 with lock-outs - do not have separate kitchens)  
used as vacation rentals and 17 hotel units 

 
 

Configuration permissible based on MOU with the State Department of Community Affairs  



Comp Plan and Land Development Code allow the transfer of transient units within the same 
subarea and market rate units from mobile homes within the same subarea. From Staff 
Reports presented to PC & BOCC – market rate units were transferred from the same subarea 



Cudjoe – preserved 17 MH as AFH; 
17 market rate rights and 5 transient rights 

transferred to Oceanside  Summerland – preserved 22 MH as AFH; 
22 market rate rights transferred to Oceanside  

Stock Island  – preserved 1 MH as AFH; 1 
market rate right transferred to Oceanside    

Stock Island  – 49 unit 
workforce housing created 
pursuant to 380 agreement 
to the transfer of 32 market 

rate rights to Oceanside 

96 units of Affordable Housing  

79 market rate units (158 with lock-
outs)  used as vacation rentals and 
17 hotel units  

Stock Island  – preserved 7 MH as AFH; 
7 market rate rights transferred to 

Oceanside 



The 2010 Comp Plan included Policies 502.1.1. and 502.1.1 to adopt changes to “permit only port and 
port related land uses within the Safe Harbor/Peninsular port area” and “permit land uses supportive, 
complementary or otherwise port related nearby and adjacent to the Safe Harbor/ Peninsular port area.” 
No definitions were provided for “port & port related” nor the “supportive, complementary or otherwise 
port related” uses. 
 
Then in 2006/2007, the County went through the Livable CommuniKeys Planning (LCP) process for 
the Stock Island and Key Haven areas.  The LCP was adopted in mid-2007 with the specific strategies 
and action items for the area (see checkmarks within the document). 



Stock Island Livable CommuniKeys Plan – Volume 1 

MC FLUM & 
MU zoning 

Not required for MC/MU designated properties but developer complied 
with requirements of MC/MI preservation standards for wet slips:  



Stock Island Livable CommuniKeys Plan – Volume 2 



Stock Island Livable CommuniKeys Plan – Volume 2 
Property not identified as commercial fishing area 



Stock Island Livable CommuniKeys Plan – Volume 2 
Property not identified as commercial fishing area 



See attached August email exchange with Naja Girald on the commercial fishing, live-aboard, charter 
fishing vessels (documentation from 1997 to present included in email) – excerpt pasted below: 



Vacation Rental Use 
Answers provided to Susan Grimsely’s 3 questions in August of 2013 included that: Yes, the 32 market rate units could 
be used as vacation rentals. This email does not state the 22 units were approved for vacation rental.  This is the same 
info provided to condo owners as Oceanside Residential Condos – See attached April email exchange – excerpt below 
and following slides: 



Email exchange with Susan Grimsely August of 2013  



Note, the condo owners can apply for same vacation rental use as Oceanside developer 



Info provided to the condo owners is the same as LOU info: 
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