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PURPOSE OF THE STUDY 
 
 

In 2004, the Brevard County Board of 
Commissioners directed County staff to 
conduct a Small Area Study for portions 
experiencing recent growth pressures in 
Merritt Island.  The study has been divided 
into several sections, or “study areas,” due to 
size and variety of community issues. 
Through a series of meetings with 
Commission appointed Citizen Resource 
Groups (CRG’s) and the area’s local citizens, 
each community created their own vision of 
the future for their study area.   The study 

area which this report refers to is located north of the State Route 528, and is 
approximately bordered by the Indian River Lagoon on the west, by N. Tropical Trail on 
the north, by Porcher Road and the Treasure Lagoon Development on the south, and by 
the commercial corridor along Courtenay Parkway (S.R.3) on the east (see Map #1).   
While reviewing various aspects of the study, this report will present recommendations of 
the CRG and citizen input as well as suggested Future Land Use Map changes for the 
area. 
 
 
 
 

THE CITIZEN RESOURCE GROUP 
 

Upon commencement of the study, the Board of County Commissioners appointed a 
Citizen Resource Group to provide direction of the study through a series of public 
meetings.  This group consisted of five members, along with one alternate.  The CRG 
held public meetings once a month from April to December of 2005.  During these 
meetings, staff from various County departments presented information on specific 
development related topics in order to better educate the CRG and local citizens on 
particular issues and to answer any questions that arose during meetings.  In addition, the 
CRG formulated a citizen survey addressing future needs and wants in the community 
that was mailed to all citizens in the designated study area.  This survey, along with 
comments and concerns from both the CRG and community, were used to develop 
recommendations regarding the study area’s future growth. 
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CHARACTER OF STUDY AREA 
 
 

The present nature of the area is primarily 
rural residential (see Map #2).  Historically, 
the land in this area was well known for its 
citrus fields and farming activities. Since the 
decline of the citrus industry and the 
increase in housing and development 
demands in the County, this area has lost a 
significant portion of its citrus and farming 
operations.  Nonetheless, this area has 
remained relatively rural in comparison with 
other areas of Merritt Island and the County. 
 
Out of the total estimated 658 acres in this study area, approximately 544 acres (83%) 
have been planned for residential use with 105 existing residences. The majority of the 
residential zoning provides for large lot development, hence the rural character of the 
area.  The remaining acreage is vacant or still being used as citrus fields and/or farming.  
Parcels in this area have been divided mostly through flag lots and easements, with lot 
sizes ranging from .05 acre to 110 acres.   
 

The segment of N. Tropical Trail that lies in 
the study area is a paved, two-lane road and 
carries approximately 1,620 average daily 
trips (segment including Hall Road to 
Crisafulli Road to N. Courtenay as listed in 
the 2004-05 Brevard County Traffic Count 
Program figures).  Crisafulli Road and 
Church Road are also two lane paved 
roadways located within the study area.  State 
Route 3 (Courtenay Parkway) lies to the east 
of the study area boundary, and contains a 
large degree of commercial related land uses.  

Courtenay Parkway is a four lane divided highway and has approximately 18,480 trips 
per day (segment including Hall Road to N. Tropical Trail as listed in the 2004-05 
Brevard County Traffic Count Program figures).    
 
The westernmost portion of the designated study area is the Indian River Lagoon 
shoreline.  This area of the Lagoon is classified as Class II waters by the Brevard County 
Office of Natural Resources.  Class II refers to waters designated by the state for shellfish 
propagation and harvesting, as determined by the State Department of Environmental 
Regulation.  In the Class II waters, a fifty (50) foot shoreline protection buffer is required 
extending landward from the mean high-water line or the safe upland line.  
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FUTURE LAND USE AND ZONING 
 
 
Current future land use and zoning designations in the study area are primarily residential 
in nature (see Maps #4 and #5).  The Future Land Use Map (FLUM) contains two 
residential density designations of Residential 1 and Residential 2 (see Table 1.a).  The 
zoning designations contain a variety of residential classifications.  These are AU, RR-1, 
EU, SR, GU, and EU-2 (see Table 1.b). 

 
 
 

Table 1.a  Existing Future Land Use 
 

 
Future Land Use 

Designation 

 
Total 

Acreage 
Residential 1 460.62 
Residential 2 219 

 
 
 

Table 1.b  Existing Zoning 
 

 
 
 
 
 
 
 
 
 
 

 
 

 
 

Zoning Classification 

 
Minimum 
Required 
Lot Size 

 
 

Total 
Acreage 

General Use (GU) 5 acres 7 
Agricultural Residential (AU) 2.5 acres 429 
Rural Residential (RR-1) 1 acre 70.91 
Suburban Residential (SR) ½ acre 14 
Estate Use Residential (EU) 15,000 s.f. 20 
Estate Use Residential (EU-2) 9,000 s.f. 116 
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THE CITIZEN SURVEY 

 
In August of 2005, the CRG asked staff to create a survey to ascertain the needs and 
wants of the community regarding future development and growth in the study area.  The 
survey was sent to citizens located in the South-North Tropical Trail Small Area Study.  
Out of a total 134 surveys mailed, 34 surveys were returned to the Brevard County Office 
of Planning and Zoning. 
 
The survey contained six questions ranging from general demographic information to 
future land use issues.  In addition, many citizens provided additional comments and/or 
suggestions (see Appendix A).  The following are some findings of the survey: 
 

• The number one reason people chose to own property in the study area was for 
the rural character.  The next two most common responses were lot size and 
neighborhood character. 

• Top current concerns included:  preservation of rural character, preservation of 
green space/native plants/trees, wildlife conservation, traffic congestion, 
flooding/drainage, and preservation of the Indian River Lagoon. 

• Top future concerns from citizens included:  traffic congestion, speeding/traffic 
safety, flooding/drainage, preservation of rural character, preservation of Indian 
River Lagoon, and preservation of green space/native plants/trees. 

• Respondents were least concerned with the current and future availability of 
sidewalks and school capacity. 

• Respondents would like to see more agricultural (farming, horses, cattle, citrus, 
etc.) uses encouraged in the study area. 

• Respondents would like to see higher density residential development 
discouraged in the study area. 

• Most respondents feel that the maximum density for the entire study area should 
be 1 unit per 2.5 acres. 

 
Many respondents expressed their support for the study and provided additional 
comments and/or suggestions primarily emphasizing the desire to preserve the rural 
character of the area.  These can be found in Appendix A.  In addition, a few citizens 
mailed letters regarding the small area study that can be found in Appendix B. 
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THE CITIZEN RESOURCE GROUP FUTURE LAND USE MAP REVISION 
 

During their November 2005 meeting, the CRG had a workshop meeting and created a 
proposed Future Land Use Map for the study area.  Because the area contains a wide mix 
of existing lot sizes and densities, the CRG divided the study area into sections and used 
several different Future Land Use Map designations (see Map # 6).  The breakdown is as 
shown in table 2.a : 

 
 

Table 2.a  Existing and Proposed Future Land Use Comparison 
 

Existing FLU Proposed FLU 
Residential 1……..461 acres Residential 1……….95 acres 
Residential 2……..219 acres Residential 2……….14 acres 
 Residential 1:2.5….548 acres 

 
As can be seen from the above chart and Map #6, the results reinforce the desire by the 
CRG to maintain a rural, large lot residential community. 

 
 
 

THE CITIZEN RESOURCE GROUP OPTIONS AND RECOMMENDATIONS 
 
At their monthly meeting in October 2005, the CRG began their workshop for developing 
recommendations for the Small Area Study report.  The group used the 13 categories as 
listed in the County’s Comprehensive Plan and formulated the following 
recommendations: 
 

1. The County shall take permanent action to alleviate flooding in the study area.  
This includes, but is not limited to: 

 
• Implementing a FUNDED stormwater management plan for study 

area 
• The outfalls under State Route 3, at Chase Hammock and W. 

Crisafulli; expand, upgrade and maintain vegetation. 
• The area along W. Crisafulli Road & Church Road. 
• Area in and around intersection of Porcher Road and N. Tropical 

Trail 
 

2. Any new installation of sewer lines shall be accompanied by simultaneous 
installation of reclaimed water lines. 
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Map #6 
 

North – North Tropical Trail 
Small Area Study 
Future Land Use 

 
(CRG Recommended) 
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Staff Comment (Dick Martens):  The area north of the barge canal has been 
designated a mandatory reuse area, which means that reclaimed water lines get 
installed in subdivisions and site plans that install sewers. 

 
3. Site with Binding Development Plan on N. Tropical Trail (Waters Mark 

development, Parcel # 23 362700255) shall not be permitted to use septic systems 
when developed; require sewer use.  

 
Staff Comment (Rick Enos, Randy Hunt):  Septic tank approval is a state function 
and is not the jurisdiction of the County. Concerning sewers, at present the 
nearest mains are located in Island Lakes Resort, west of North Courtenay 
Parkway -- about 2/3-mile from Parcel #23’s nearest point by air (longer by 
right-of-way). Florida state law (F.S. 381.0065(2)(a)(3)) requires that service be 
within 1/4-mile by existing easement or right-of-way before hookup can be 
mandated for new large developments. However, if existing residents so desire, 
voluntary extension of public sewer could be considered by the County via 
creation of a Municipal Service Benefit Unit (MSBU), which would involve 
financial participation by affected properties.  

 
4. Encourage retention of existing and creation of additional parks and recreational 

sites within study area. 
 

5. Encourage retention and maintenance of historical sites within study area. 
 

6. The County shall continually monitor the Federal Inland Navigation District site 
(Parcel # 23 362700752) to ensure that the commitment to maintain water quality 
in the area is met.  The CRG recommends periodic updates to District 2 
Commission Office and the North Merritt Island Advisory Board regarding the 
condition and status of site. 

 
7. Amend the enabling ordinance to require that the North Merritt Island Advisory 

Board review all future subdivision applications prior to the scheduled “pre-
application” meeting.  

 
Staff Comment (Rick Enos):  Subdivisions are an administrative function and are 
not discretionary as are rezonings.  This would require an amendment to the 
enabling ordinance created by the Board of County Commissioners that 
establishes their duties and responsibilities. 

 
8. The four roadways in the study area have flood drainage, potholes, and 

deteriorating shoulders.  Therefore, these roads require additional repair, 
maintenance, and improvement.  This includes but is not limited to: 

 
• Addressing flooding and visibility concerns along Porcher and 

intersection at N. Tropical Trail; stop sign required 
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• Addressing flooding along W. Crisafulli Road and Church Road 
• Redesigning intersection of Church Road, North Tropical Trail, and 

State Route 3 for turning access in all directions. 
• Evaluating and revising current study area Level of Service (LOS) of 

15,600 trips per day; devise method for determining more accurate 
LOS for area. 

• Heavy trucks are damaging local roads.  Tonnage needs to be 
limited. 

 
9. The CRG requests that the Open Space Ordinance be excluded from use in the 

study area regarding any future development, due to concerns about the 
ordinance’s allowable density bonuses and similar incentives. 

   
Staff Comment (Rick Enos):  The open space provision provides for the 
permanent protection of natural resources, which is an objective of the 
comprehensive plan.   
 
Property owners have the discretion to use this provision which protects the 
compatibility of adjacent parcels by requiring that lots on the perimeter of the 
project must match the lot size of adjacent lots. 
 
Despite the CRG’s objections to the open space subdivision, it may be preferable 
to amend the open space subdivision regulations to address any perceived 
deficiencies than to preclude its use. 
 
This recommendation would require an amendment to Section 62-3000 (Open 
Space Subdivision). 
 

 
SUMMARY 

 
The intent of this study is to examine and guide future development in the designated 
study area through the use of appropriate future land use and zoning designations.  In 
meeting the demands of this future residential growth, these areas must provide the 
developmental parameters that create a quality environment for area residents, as well as 
preserve the sensitive nature of the Indian River Lagoon and its surrounding lands.  
Together with County staff, the North – North Tropical Trail Citizen Resource Group and 
area citizens created a Future Land Use Map and recommendations for the designated 
study area in hopes of meeting those future demands. 
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Appendix A 
 



 
 

North – North Tropical Trail Small Area Study 2005 Citizen Survey Results 
  
In August of 2005, a survey addressing the needs and wants regarding future development and 
growth was sent to citizens located in the North-North Tropical Trail Small Area Study.  Out of a 
total 134 surveys mailed, 34 surveys were returned to the Brevard County Office of Planning and 
Zoning.  The following is a summary of the results.  In each question, highest numbers are shown in 
bold in order to demonstrate trends. 
 
Question #1 
 
What are your reasons for choosing to live or own property in the N. Tropical Trail area? Please 
check all that apply. 

Number of people who chose this reason 
 

Proximity to the Indian River……………………………..16 
Lot Size………………………………………………..…..23         
Neighborhood Character……………………………..…...23 
Rural Lifestyle…………………………………………….32 
Investment………………………………………………...4 
 
Other Reasons: 

• Like living in country. 
• Privacy 
• Close to work. 
• Peace & quiet; simple lifestyle 
• Proximity to KSC. 
• Close to KSC 

 
Question #3 

 
How concerned are you with the current and future condition of each of the following items in your 
community?  Please rate how you feel about each using the following scale: 
 

1 = not concerned             2 = somewhat concerned             3 = concerned          4=very concerned 
 
             (Now)                    (Future) 
1 2 3 4   1 2 3 4  

a. Traffic congestion:   5 9 10 9  1 0 7 25 

b. Speeding/Traffic Safety:  3 11 8 10  0 4 7 20 

c. Flooding/drainage:   4 8 16 7  0 5 7 21 

d. Preservation of rural character:  1 1 9 22  0 0 5 27 

e. Availability of sidewalks                            

and bicycle paths:    20 10 2 1  17 10 4 2 
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f. School Capacity:   14 8 5 4  10 6 4 11 

g. Water & Sewer Availability:   7 6 14 1  4 6 8 11 

h. Police & Fire Service   9 5 10 3  5 4 13 10 

j. Preservation of  

            Indian River Lagoon:  4 3 13 13  2 2 6 23 

k. Preservation of  

    green space/native plants/trees:  1 5 11 17  0 2 7 24 

l. Wildlife conservation:   1 5 9 18  0 0 9 24 

m. Power Continuity:   3 8 12 11  1 9 7 17 

n. Vandalism/Crime:   2 13 9 10  1 3 14 15 

o. Road Improvements/Maintenance: 4 9  17 4  2 4 13 14 

 

Question #4 
 
What types of development do you think should be ENCOURAGED in the study area?  

You may select more than one item: 
 Number of people who chose this item 
 

Single family homes………………………………………………..17 
Parks and recreational facilities…………………………………......15 
Agricultural (farming, horses, cattle, citrus, etc).……………………26 
None…………………………………………………………………..7 

 
Other Comments/Types of Development to be Encouraged: 

• Minimum of 2.5 acre lots 
• Boat Ramp 
• 1 Acre Minimum 
• No More! 
• Green Space 
• Nature Preserves 
• Keep lot sizes at or more than 2 acres. 
• Limited Single Family 
• 2 acre lots for single family homes 
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Question #5 
 
What types of development do you think should be DISCOURAGED in the study area?  

You may select more than one item: 
        Number of people who chose this item 
 

Single family homes………………………………………………..12 
Parks and recreational facilities…………………………………......2 
Agricultural (farming, horses, cattle, citrus, etc…………………….0 
None………………………………………………………………....3 
 

Other Comments/Types of Development to be Discouraged: 
• Multi-family dwellings 
• High-density single family 
• High-density neighborhood 
• Subdivisions 
• Condos, townhomes, apartment bldgs, large scale development and no more density than 
currently zoned. 
• Industrial & Commercial 
• Any high density housing or the type of development at Sunset Lakes. 
• Multi-family Homes 
• Multi-family dwellings, Mobile home communities, and any commercial. 
• Single family homes on less than 1 acre lots. 
• Multi-family, etc. 
• Strip Malls 
• Condos 
• Any development with less than 1 acre per home. 
• Reduction of lot sizes 
• Any Commercial 
• Subdivisions 
• High density housing (less than 1 acre/home) 
• Higher density than currently exists. 
• Apartments/Condos/Multi-family units 
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Question #6 
 
What residential density maximum(s) would you like to see in the designated study area?   

You may select more than one item. 
 

       MAXIMUM DENSITY 
 

AREA 1 unit per 5 
acres 

1 unit per 2.5 
acres 

1 unit per 1 
acre 

2 units per 1 
acre 

 
West of North Tropical Trail 

6 24 7 1 
 
East of N. Tropical Trail and 
North of W. Crisafulli 

5 21 13 1 

 
East of N. Tropical Trail between 
W. Crisafulli Rd. and Church Rd. 

9 18 12 1 

 
East of N. Tropical Trail 
Between Church Rd. and Porcher 
Road. 

11 16 10 1 

 
   

 

      Additional Comments and/or Suggestions: 
 

• We would like this area to remain rural.  No more gated communities.  Need more landscaping 
in the median and alongside the roadways.  Fewer billboards. 

• We want this area to reflect the rural them it has always had. 
• If I wanted to live in someone’s backyard, I would never have moved out this far.  I’m all for 

changes, but the right ones.  I love living in the country.  We don’t have a bit of it left. 
• Every single property owner should have absolute rights over their own property.  If no right of 

way exists for their property then one shouldn’t be created.  No one’s property should be “taken” 
or “damaged” without full consent of the property owner.  It scares me how fast we are moving 
towards a state of communism.  We are already at a state where you only own your property if 
the gov’t doesn’t want or need it. 

• We would like to see as large lots as possible (between 2.5 and 5 acres or more).  Please no more 
high density neighborhoods. 

• We are concerned with some neighboring land owners, who purchased their rural estates along 
the river for investment purposes, and now want to sell subdivided lots on N. Tropical Trail at 
the front of their property.  This means those living on the river will look into the new backyards.  
Thank you for taking our input! 

• I appreciate the work done by the small area study group. 
• No denser than current zoning.  The future land use guidelines should be rescinded. 
• Ridiculous how much we are out of power!!  Power glitches every day. 
• We moved here and selected this specific area because we wanted little to zero further 

development.  In the 5 years since we purchased, development has been non-stop!  We can 
foresee that very few people other than the old-timers care anything about this rural lifestyle.  
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That being the case, we have no interest of any kind of residential development.  There is far too 
much at the present time.  That goes for Mitchell Ellington Park as well.  Why do we have this?! 

• The roads can’t handle much of an increase in density.  It is hard enough now for walkers and 
bicyclists.  We have no flooding or drainage problems on the upper end of North Tropical Trail 
and DON’T WANT ANY.  Irresponsible mass development would cause more than water 
problems.  Fix the infrastructure, all of them, before you let any more building begin.  When our 
neighbor cleared his land, untold numbers of animals had to relocate.  I would be terribly sad not 
to see the wildlife, and it will disappear entirely with continued building. 

• I believe this entire study/CRG to be a farce perpetrated by a very few landowners who wish to 
develop and have (through whatever means) captured Mr. Pritchard’s ear.  I believe this 
“proposed” re-zoning is already a “done deal” and I pledge to actively campaign and vote against 
any public official who supports it. 

• I believe that reducing the amount of acreage per house will cause a lot of problems such as 
flooding, traffic congestion, etc.  I would like to have some privacy without having to be 
concerned with a subdivision being built next door.  The main reason most 
landowners/homeowners live out here. 

• Please listen to the recommendation of the Citizen Resource Group.  These are the people who 
live in the area.  We have all moved to NMI to leave the housing developments in the rest of the 
County.  We love our lifestyle. 

• Leave the area east and west, north of Porcher and south of Church Street, alone.  Please, our 
wildlife in this area is running out of space. 

• The present BDP on the 110 acres on N. Tropical Trail & Porcher is totally unacceptable.  Given 
all our concerns in this area we can not accommodate such a large development without 
destruction to this unique place.  Should this be developed, no less than 2.5 – 5 acres per home 
site please. 

• I would like to thank the CRG board members who have taken valuable time out of their lives to 
volunteer time for this study.  Hopefully your findings and recommendations will not be 
construed as “credenza clutter” and will be considered seriously by our County Commission. 

• We moved here looking forward to the quiet rural nature of North Merritt Island.  We enjoy our 
wildlife that abounds here, too.  We feel strongly that you should consider the desires of the 
residents before the profitability of the developers.  Increased density creates County problems 
with traffic, drainage, river health, sewage and other costly considerations. 

• Uncontrolled growth on North Merritt Island, sponsored by the Brevard County Commission, 
their minions, the Brevard County P &Z Department with the only purpose being to maximize 
the tax base, is completely unacceptable to residents.  Each and every County Commissioner is 
attached, hard and fast, to the udder of the Brevard County tax payer sucking us dry. 

• Development should require sufficient green space to maintain sense of rural neighborhood. 
• I am greatly concerned about the EU zoning on the 120 acre parcel west of N. Tropical Tr. from 

Church Rd. to Porcher Rd. 
• Discourage dense populated communities.  Our environment and limited evacuation (hurricanes, 

fires, etc.) cannot handle more people.  NO CONDOS!  No 3+ story buildings!  Watch/limit golf 
courses due to high usage of toxic chemicals. 

• Some considerations should be made to how many building structures should be allowed on the 
area being studied.
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