
South-North Tropical Trail 
Small Area Study 

 
 
 
 

 
 
 
 

Recommendations of 
The South-North Tropical Trail 

Citizen Resource Group 
Facilitated by 

Brevard County Planning and Zoning Office 
 
 

Approved by the Brevard County 
Board of County Commissioners 

September 25, 2007



1 
(Final Draft: September 25, 2007) 

 
 
 

PURPOSE OF THE STUDY 
 

 
In 2004, the Brevard County Board of 
Commissioners directed County staff to 
conduct a Small Area Study of 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 
Commissioner 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 along N. Tropical Trail, south of  State Route 
528 and is approximately bordered on the west by the Indian River Lagoon, by Venetian 
Way on the north, by Lucas Place on the south, and by North Tropical Trail on the east 
(see Map #1).   The total area consists of approximately 318 acres.  While reviewing 
various aspects of the study, this report will present recommendations of the CRG as well 
as a suggested Future Land Use Map (FLUM) 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 for the study through a series of public 
meetings.  This group consisted of seven members.  The CRG held public meetings once 
a month, beginning in May of 2005.  During these meetings, staff from various County 
departments presented information to the CRG and local citizens on particular 
development related topics/issues.  Towards the end of the study, the CRG created a 
citizen survey addressing future wants and needs in the community that staff mailed to all 
citizens in the designated study area.  This survey, along with comments and concerns 
from both the CRG and community during the monthly meetings, 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 
residential in use (see Maps #2 and #3).  Out 
of the total estimated 318 acres in this study 
area, approximately 294 acres (92%) have 
been developed for some type of residential 
use. The remaining 25 acres of land use is 
vacant.  The segment of N. Tropical Trail 
that lies in the study area is a paved, two-
lane road and carries approximately 2,510 
average daily trips (Source: Brevard County 
Metropolitan Planning Organization, 2004-
05).  Lot sizes generally range from .05 acres to 32.65 acres.  The area outside of the 
study area boundary primarily contains low to medium residential density and general 
commercial land uses.   
 
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.   
 

In addition to having sensitive environmental 
qualities, this study area holds one of the few 
remaining prominent historical structures in 
Brevard County.  This structure, commonly 
called “Field Manor,” is located in the 
northern area of the study boundary and is 
situated on 45 undeveloped acres along the 
Indian River (See Appendix B for full 
history).  The house was built in the late 
1800’s by Mr. John Field, one of the two 
brothers who were the first homesteaders on 
Merritt Island, and is also listed on both the 

Florida Register of Historic Homes and the National Register of Historic Homes.  This 
property is currently owned by Ms. Alma Clyde Field and contains secondary historic 
structures in addition to the main house. 
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FUTURE LAND USE AND ZONING 
 
 
Current future land use and zoning designations in the study area are primarily residential 
(see Maps #4 and #5).  The Future Land Use Map (FLUM) contains three residential 
density designations of Residential 2, Residential 4, and Residential 15 (see Table 1.a).  
The zoning designations also contain a variety of residential classifications.  These are 
AU, RR-1, EU, SEU, R-1-9, and SR (see Table 1.b).  

 
 
 
 

Table 1.a  Existing Future Land Use 
 

 
Future Land Use Designation 

 
Acreage in Study Area 

Residential 2 (2 units per acre) 32 
Residential 4 (4 units per acre) 7 
Residential 15 (15 units per acre) 279 

 
 
 
 
 

Table 1.b  Existing Zoning 
 

 
 

Zoning Classification 

 
Minimum 
Required 
 Lot Size 

 
Acreage in 
Study Area 

Agricultural Residential (AU) 2.5 acres 70 
Rural Residential (RR-1) 1 acre 6 
Suburban Estate Residential 
(SEU) 

 
1 acre 

 
72 

Suburban Residential (SR) ½ acre 9 
Estate Use Residential (EU) 15,000 sq. ft. 149 
Single Family Residential  
RU-1-9 

 
6,600 sq. ft. 

 
12 
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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.  The survey was sent 
to citizens located in the South-North Tropical Trail Small Area Study.  Out of a total 134 
surveys mailed, 38 surveys were completed and returned to the Brevard County Office of 
Planning and Zoning for analysis.  The survey contained six questions ranging from 
general demographic information to future land use issues.  The following are some 
findings of the survey: 
 

• The number one reason people chose to own property in the study area was for 
the existing neighborhood character.  This was followed by lot size and proximity 
to the Indian River. 

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

• Top future concerns from citizens included: preservation of area character, 
preservation of Indian River Lagoon, traffic congestion, preservation of green 
space/native plants/trees, and wildlife conservation. 

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

• The majority of the citizens that responded to the survey feel that single family 
homes and parks & recreational facilities should be encouraged in the study area. 

• Respondents would like to see higher density residential development (apartments 
and multi-family homes), commercial and industrial uses discouraged in the study 
area. 

• Most respondents feel that the maximum residential density for the study area 
should be no more than 1 dwelling unit per acre. 

 
In addition, many citizens provided additional comments and/or suggestions (see 
Appendix A) as well as letters addressing the small area study (see Appendix B). 
 

 
THE CITIZEN RESOURCE GROUP FUTURE LAND USE MAP REVISION 

 
During their October 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 
follows: 

Existing FLU Proposed FLU 
Residential 2……..32 acres Residential 2…….2 acres 
Residential 4………7 acres Residential 4…...74 acres 
Residential 15…..279 acres Residential 1….199 acres 
Agricultural……….0 acres Agricultural……42 acres 



10 
(Final Draft: September 25, 2007) 

 Map #6 
 

South – North Tropical Trail 
Small Area Study 
Future Land Use 

 
(CRG Recommended) 
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THE CITIZEN RESOURCE GROUP OPTIONS AND RECOMMENDATIONS 
 
At their monthly meeting in November 2005, the CRG began their workshop for creating 
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, which were subsequently reviewed with appropriate County 
departments and staff. These recommendations were affirmed by the CRG and 
appropriate County staff in summer 2007. The CRG recommendations, incorporating 
elements resulting from staff review, are as follows: 
 
Conservation Element 

• Encourage the maintenance of the current semi-rural atmosphere of the study 
area. 
(Staff comment: Although conservation is the focus, this recommendation 
actually is most appropriately implement through amendments to the Future Land 
Use Map (FLUM) as shown on Map #6, and relevant text in the Future Land Use 
Element (FLUE)). 

 
Surface Water Management Element 

• Enlarge and expand culverts to provide appropriate handling of surface water 
along N. Tropical Trail at the following intersections: 

- Indianola & N. Tropical Trail; 
- Timuquana & N. Tropical Trail (ensure completion of project now 

underway, monitor for success following completion); 
- N. Tropical Trail, ½ mile north of intersection with Easy St.; 
- Lambert and N. Tropical Trail; 
- Area along N. Tropical Trail, just north of intersection with Crocket. 

• Program and fund a comprehensive and timely study of drainage and stormwater 
management in and near the study area, to the extent feasible within staff and 
budget parameters. 
(Staff comment: The Natural Resource Management Office (Stormwater 
Program) currently has no timetable to comprehensively study drainage in the 
South North Tropical Trail area; however, the Stormwater staff recognizes 
citizens’ concerns and will strive to address them within staff and budget 
constraints.  The Stormwater and Road & Bridge offices are currently undertaking 
several site-specific projects to improve drainage, including one at the intersection 
of Timuquana and North Tropical Trail.) 

• Elevate N. Tropical Trail to reduce areas of flooding, in accordance with 
established policies and procedures administered by the Transportation 
Engineering Department. 
(Staff comment: None of the existing drainage systems servicing the flood-prone 
parts of the road are within public rights-of-way or easements.   If an effective 
drainage improvement project is feasible without raising the road and required 
easements become available, the Stormwater staff could work with Road & 
Bridge to jointly fund some future improvements. See related recommendations 
below under Transportation.) 
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Recreation and Open Space Element 

• Provide bicycle and pedestrian network along full length of N. Tropical Trail, 
preferably located on west side; keep vision of recreational facilities on east side 
of N. Tropical Trail. 
(Staff comment: Implementation will require obtaining additional right-of-way or 
access easements along the road corridor, since few if any portions of North 
Tropical Trail have sufficient right-of-way width to accomplish this goal.) 

 
Historic Preservation Element 

• Encourage historic preservation of existing historic structures in study area; 
provide tax incentives for owners. 

 
Sanitary Sewer and Solid Waste Management Elements 

• Recommend appropriate use of septic and sewer for new development, with 
capital costs to be borne by developers;  

• Discourage mandatory wholesale connection of existing houses to sewer, while 
encouraging individual property owners to voluntarily connect to public sewer in 
appropriate circumstances (contiguity to sewer line, septic drainfield reaching 
capacity, etc.) 

• Encourage addition of reclaimed water distribution lines throughout study area as 
appropriate. 
(Staff comment: County Utility Services Department has indicated that expansion 
of reclaimed water service in this area is likely to be infeasible under present 
circumstances, since the principal source of reclaimed water is public sanitary 
sewer output. However, if development results in significant additional sewer 
volumes and flow rates, it may be possible to re-analyze reclaimed water service 
potential.) 

 
Transportation Element 

• As a result of increased traffic volumes along North Tropical Trail due to its use 
as an alternate route to State Road 3, the following actions are recommended: 

- Provide traffic light at intersection of State Road 3 and Venetian Way; 
- Encourage the forthcoming Traffic Operations Improvement study for SR 

3 to account for the need to relieve congestion on North Tropical Trail 
(e.g., consideration of warrant for new traffic lights, improved 
synchronization of existing traffic lights, etc.) 

• Redesign N. Tropical Trail with the following improvements: 
-    Elevate N. Tropical Trail to alleviate flooding; 
-    Provide drainage ditches; 
-    Create a two lane, 60 ft. right of way; 
-    Develop bicycle and pedestrian network; 
-    Enlarge and expand existing culverts. 
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(Staff comment: See related recommendations above under Recreation. Potential 
plans to acquire a uniform 60-foot-wide right-of-way would require consideration 
of the necessary time and cost.)  

 
Coastal Management Element 

• Encourage the preservation of the Indian River Lagoon’s water quality and 
environment in conjunction with County and State guidelines. 
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SUMMARY 

 
The intent of this study is to examine and guide future development in the designated 
study area through the use of appropriate Comprehensive Plan, 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, protect historic resources and preserve the sensitive nature of the Indian 
River Lagoon and its surrounding lands.  Together with County staff, the South – 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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South – North Tropical Trail 2005 Citizen Survey Results 
 
  

In July of 2005, a survey addressing the needs and wants regarding future development and 
growth was sent to citizens located in the South-North Tropical Trail Small Area Study.  Out of a 
total 134 surveys mailed, 38 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……………………………..30 
Lot Size………………………………………………..…..30          
Neighborhood Character……………………………..…31 
 
Other Reasons: 
 

• Love the feeling of having a “nature preserve” as I drive N. Tropical Trail & the canal 
adjacent to property. 

• Primitive nature lifestyle; wildlife nature; clear view of space flights. 
• Beautiful, quiet neighborhood. 
• Location on the Island. 
• Historical Significance. 
• 5 acre lot, direct riverfront, dead end road, low traffic volume, low residential density. 
• Close proximity to schools, low residential population density. 
• Proximity to shops and work. 
• Proximity to schools, stores, and church. 
• Fine place to raise children. 
• The quiet; the country-like atmosphere; the peace. 
• Lots of space between neighbors. 
• Convenient location to shopping, yet secluded from heavy traffic. 
• Less traffic and noise. 
• Access to the rest of Merritt Island. 
• Quick access to the Beachline. 

 
 
 
 
 



17 
(Final Draft: September 25, 2007) 

 
 
 
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 7 14 13  0 3 10 25

 b.  Speeding:    4 10 9 15  3 5 10 19

 c.  Flooding/drainage:   5 14 10 9  6 4 12 15

 d.  Preservation of area character: 3 4 9 23  2 0 5 31

 e.  Availability of sidewalks:  12 12 3 10  8 11 6 11

 f.  School Capacity:   12 11 5 9  12 8 7 9

 g.  Water & Sewer Availability:  13 12 5 8  10 9 5 13

 h.  Police & Fire Service  8 10 9 11  5 7 11 14 

j.  Preservation of  
      Indian River Lagoon:  2 2 10 23  2 2 4 28 

 k.  Preservation of  
      green space/native plants/trees:  5 4 6 22  2 3 7 24 

l.  Wildlife conservation:   3 4 9 22  2 4 8 23 
  

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………………………………………………31 
Apartments and Multi family homes………………………………..1 
Commercial………………………………………………………....0 
Industrial………………………………………………………….....0 
Parks and recreational facilities…………………………………....20 
None………………………………………………………………....7 
 
Other Comments: 

• At least 1 acre per house. 
• Anything which will help preserve the wonderful dense vegetation that exists. 
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• Retain character of the area as it stands. 
• Bile Paths 
• Only single-family residential. 
• SEU-1 West of Tropical Trail & EU East of Tropical Trail 
 

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…………………………………………….....4 
Apartments and Multi family homes……………………………..36 
Commercial…………………………………….………………....34 
Industrial………………………………………………………...37  
Parks and recreational facilities……………………………………7 
None………………………………………………………………..0 
 
Other Comments: 

• I would like to maintain the wildlife, primitive nature area and keep character as 
environmental preservation. 

 

Question #6 
 
What residential density maximum(s) would you like to see in the designated study area?   
You may select more than one item. 
        Number of people who chose this item 

Up to 1 dwelling unit per 2.5 acres…………………………………12 
Up to 1 dwelling unit per acre…………………………………….21  
Up to 2 dwelling units per acre…………………………………......13 
Up to 4 dwelling units per acre……………………………………....3  
More than 6 dwelling units per acre……………………………...….0 
 
Other Comments: 

• The type of residential density should be consistent with the existing density requirements. 
• None.  I would like to maintain the wildlife and primitive nature. 

 
 

      Additional Comments and/or Suggestions: 
 

• Approve the smaller projects instead of approving the larger projects and discouraging the smaller 
parcels (5 acres) for approval (for subdivision). 

• Please preserve the quiet, cultivated, pristine beauty of our Croton River Estates.  
• I hope to the benefit of this community that you hold down the development in this area.  We need one 

green area on this part of the island.  Please! 
• Tropical Trail is a curvy road, so speed is even now a problem with knocked down trees and light poles 

and even smashed power poles.  The Trail is quite narrow with little room on either E or W side to avoid 
a problem. 
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• We need to make this area more like New Symrna Beach.  Need nice restaurants and nice homes! 
• Keep out high-rise condos and high density per acre.  We are a barrier island and development should be 

slowed or stopped. 
• Moved here in early 80’s almost 25 years ago because of natural beauty-woods/river/open acreage, own 

5 acres.  Disappointed to see development without regard to environmental and civil lifestyle.  
Additional development on a barrier coastal island that increases population density only creates more 
problems – for insurers, public safety and our environment.  Thank you for this survey. 

• I have lived here almost 20 years and to see the multi-family housing, increased traffic, population 
density – without any regard for environmental concern, quality of life, burden on police, fire, education 
and barrier island hurricane is deplorable.  Brevard County schools, jails, etc., cannot support growth 
and is creating dangerous situation by having increased population density along coastal areas – 
flooding, hurricanes, sewage, traffic etc., creating further problems. 

• Permanent fixes to poor drainage on N. Tropical Trail and low impacts to river. 
• We live in historical Indianola, the first town established on Merritt Island.  We took a run down 

hundred year old house and improved it to today’s living standards without destroying the integrity of 
the home and area.  We then did the same with the Sam Field house (now occupied by the Balerait 
family).  We feel it is important to preserve the history of Merritt Island.  The original post office steps 
are in front of our home, reminding us of a Florida settled in the 1800’s. 

• My wife and I own over ¼ of a mile of this survey on N. Tropical Trail.  Our property has been 
destroyed, vandalized by trespassers who use our lawn as their 4 wheel drive donut spinning field and 
littered constantly by passing motorists.  I have asked Mr. Thompson as well as all the other 
homeowners in Croton River Estates for a 4-way stop sign to be erected at Crockett and N. Tropical and 
nothing has been done to help us.  From 6:00 a.m. to 9:00 am and from 3 p.m. until 6 p.m. our residents 
take their lives in their own hands trying to cross N. Tropical.  STOP the speeding. 

• I would like to maintain wildlife, citrus growth and the “close to nature” area character environment. 
• We are concerned also about these developers cutting all the big trees down and only replacing them 

with twigs.  We should do like Cape Canaveral and put a moratorium on cutting down the older trees! 
• I am concerned about a commercial construction company that is being operated at 1145 N. Tropical 

Trail.  The property is zoned residential and at this time there are 6-8 construction vans running a 
business from this address between 7 a.m. and 4 p.m. M-F during which time the workers leave their 
cars parked on the property.  The name of the company is Gordon Mark and Sons Construction Services. 

• I have been unable to attend any of the meetings due to work conflicts.  Major area of concern is traffic 
on N. Tropical Trail.  I live on the corner 1 block N. of Lucas, and traffic can be very loud as it 
accelerates from the stop sign and as it downshifts approaching the stop.  Second major concern is the 
feel of the area.  It’s very lush, “old Florida” feel with all the vegetation and I do NOT want to see it turn 
into the barren feel of the other canal areas of the island.  I really enjoy and appreciate the park-like feel 
of the area. 

• Suggest study area be expanded to include area to the east of Tropical Trail over to SR 3. 
• I am all for development on the Island, just not high density development.  I would prefer the density be 

kept to 1-2 units per acre and the overall plan focus of high end and not budget minded/low income 
homes.  If lots or the development is a waterfront community, I look forward to seeing more docks or a 
community dock system and more boaters on the Indian River.  I see a great concern with the current 
rate of speed that people travel on Tropical.  I see attempt by the Sheriff to curtail this but it could be 
better.  I would very much like to take my sons (6 & 8) on a bike ride on Tropical but it is just not safe.  
A bike path/walking path up and down Tropical is an idea worth considering.  My hope for the future of 
this area would be to see the areas of drugs and crime (Easy street and the large apartment complexes off 
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Lucas) be eliminated and/or torn down, build upscale homes and bring in people that care about their 
homes and maintain them correctly. 

• I, many years ago, worked on a committee with Jim Ford to write the L.U.P (Land Use Plan).  We also 
originated many of our zoning classes – such as RR-1, SEU, Flog Lots, etc. 
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