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December 23, 2024
 
Mr. Adam Mendez
Senior Planner
Lee County Zoning Division
1500 Monroe Street
Fort Myers, FL 33901
 
RE:  Cypress Woods RVPD
 DCI2023-00030   
 
Dear Mr. Mendez:
 
Enclosed please find responses to your review comments letter dated October 7, 2024. The
following documents have been revised to address staff comments.
 

1. Comment Response Letter
2. SFWMD “Closure of Enforcement” correspondence
3. Revised Master Concept Plan Series
4. Open Space & Indigenous Table
5. Proposed Zoning Conditions
6. Revised Legal Description
7. Revised Title Opinion
8. HOA Letter of Authorization

 
Environmental Sciences Comments
 

1. Currently an ERP already exists for this stage of development. Staff located the existing
permit No. 36-103777-P from the SFWMD which notes that a consent order was issued on
February 02, 2023, and that approximately 1.5 acres of wetlands were directly impacted, and
1.39 acres of conservation easement wetlands have been secondarily impacted without
authorization. No return to compliance letter was located demonstrating the success criteria,
and the state does not issue additional ERP permits to applicants unable to demonstrate
reasonable assurance. To be consistent with the Lee Plan Policy 124.1, and to allow the
conditions proposed to be used, provide a FLUCCS for the entire development, with an
updated listed species survey to demonstrate that the MCP and whole development, has the
required amount of open space.

 
RESPONSE: Permit No. 36-109350-P relates to Cypress Woods Phase 1-4, while
Permit No. 36-103777-P relates to Laguna Caribe (Cypress Woods Phase 5).
 
The code enforcement case noted above relates to Laguna Caribe (Phase 5) and has
been closed out pursuant to the attached correspondence dated March 6, 2024 from
the SFWMD.
 

2. The indigenous open space calculation includes areas in the northeastern portion of the site
that do not appear to meet the conditions listed in 10-415 (d) (2) d and include more than
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20% percent of impervious area. Surface water management lakes may only be used to
substitute up to 25% of the required open space. Ensure that all open space calculations
meet 10-415 (d) (2).
 
RESPONSE: Please see attached revised MCP and Open Space & Indigenous
Preserve Table. The Open Space and Preserve Table is attached as a separate
exhibit to memorialize proposed conditions pursuant to this request. The open
space calculations are consistent with the LDC and address the above comments.

 
3. The current master concept plan "MCP_2023-11-27" is not the MCP from ADD2022-

00021, Phase 5. Provide an updated and revised master concept plan for the entire
Cypress Woods Development (all phases), revise the open space calculations, and key
all deviations and all recorded easements.
 
RESPONSE: Please see attached revised MCP. The Phase 5 MCP has been replaced
with the current MCP from ADD2002-00021. Open Space and Preserve Calculations
are now included as a separate exhibit to memorialize proposed conditions
pursuant to this request.

 
4. The current MCP appears to show 34.74 acres of indigenous open space, pursuant to Z-

20-027 the required amount of indigenous open space required is 35.09, not 30.30, a
reduction of greater than 10% would require a public hearing and could not be done
administratively. Provide the FLUCCS for all open space areas to be sure the indigenous
amounts and open space are accurate, request a deviation, or request a variance.
 
RESPONSE: Please see revised Overall FLUCCS Map, MCP and Open Space &
Indigenous Preserve Table. The Applicant is utilizing this public hearing
amendment process to modify conditions of approval to reflect current code
standards as well as existing conditions. Thus, the proposed reduction/reconciling
of open space and preserve is allowed under this public hearing amendment
process.

 
5. Please provide a complete strike through underline of the previous zoning resolution Z-

20-027.
 
RESPONSE: Please see attached Proposed Zoning Conditions.

 
Legal Comments
 

1. Description & Sketch. Please provide a legal description and sketch in accordance with
the requirements of Lee County LDC §34-202(a)(5).

 
A metes and bounds legal description and sketch is not required, however a separate
legal description and sketch of description suitable for recording (legal or letter size) is
required.
 
Previous comment not addressed. The previously submitted legal description must be
revised with the following: Cypress Woods RV Resort Unit 4-B is missing "-B" in the legal
description. It must also match the legal description shown on the title.
 
RESPONSE: Please see attached revised legal description. 
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2. Title Certification. A title certification is required per LDC §34-202(a)(7).
 

The legal description on the title opinion does not match the legal description provided.
 
RESPONSE: Please see attached revised title with corrected legal description.

 
Zoning Comment
 

1. Courtesy Comment: The application should accompany a letter of opinion and HOA
approval, similar to the initiation documentation provided for ADD2024-00063 (LDC
Section. 34-201). 
 
RESPONSE: Please see attached letter of opinion and HOA letter providing required
authorization for this application. 

Thank you in advance for your consideration of this additional information. If you have questions,
please contact me directly at (239) 850-8525 or acrespo@rviplanning.com.
 
Thank you,

RVi Planning + Landscape Architecture

Alexis Crespo, AICP
Vice President of Planning
 
Enclosures
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March 06, 2024

John Callis
Laguna Caribe at Cypress Woods, LLC
4323 Snowberry Lane
Naples, FL 34119

Delivered via email

Subject: Laguna Caribe Cypress Woods RV Resort
Closure of Enforcement Case
Enforcement Case No. 20066
Associated Numbers : 36-103777-P
Lee County

 
Dear Mr. Callis:

This letter is to inform you that the above referenced enforcement case is hereby closed. Enclosed
for your reference is a copy of the executed Consent Order.

All future actions and reports required by the District as part of Environmental Resource Permit
(ERP) 36-103777-P, or any questions associated with future compliance with District requirements
should be directed to Gary Koltz at (239) 338-2929 x7765 or via email at gkoltz@sfwmd.gov.

Sincerely,

Natalie Cole
Administrator, Environmental Resource Bureau

eEnclosures: Executed Consent Order (20066_ExecutedConsentOrder_20230202.pdf)

c: Duane Truitt, L26 Development, LLC (E-Mail)
Neale Montgomery, Pavese Law Firm (E-Mail)

This document is filed in the eEnforcement system under Enforcement Case Number 20066
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CYPRESS WOODS RV
RESORT PHASE 5
RECREATIONAL

VEHICLE PLANNED
DEVELOPMENT

MASTER CONCEPT
PLAN

LAGUNA CARIBE AT
CYPRESS WOODS, LLC

DANIEL C. HARTLEY

73943

11 44 25E

FORT MYERS LEE

CURTIS WICKSTROM

CURTIS WICKSTROM

JAN. 2016
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N.T.S.

P-L26-001-001

P-L26-002-001-X06

4 4

DATUM NOTE:
ALL ELEVATIONS ARE BASED ON NAVD 88
(NORTH AMERICAN VERTICAL DATUM OF 1988).

TYPICAL LOT DETAIL

OPEN SPACE

INDIGENOUS OPEN SPACE 1,135,977 SF 26.08 AC

LAKE 721,431 SF 16.56 AC

FPL EASEMENT
(EXCLUDING TRAILER PARKING)

181,974 SF 4.18 AC

OTHER OPEN SPACE
(LAKE BANK, PERIMETER BUFFER, 

LANDSCAPE MEDIANS, COURTYARDS, ETC)
758,822 SF 17.42 AC

TOTAL OPEN SPACE 2,798,204 SF 64.24 AC

% OF SITE 41.83 %

OPEN SPACE MAP

SITE DATA TABLE

RV LOTS/DEVELOPMENT TRACTS 14.6 AC. +/-

LAKE TRACT 5.7 AC. +/-

AMENITY TRACT 1.2 AC. +/-

ROADWAY / PAVEMENT 3.1 AC. +/-

OUTDOOR STORAGE/ DOG PARK/
PICKLE BALL COURTS

2.6 AC. +/-

INDIGENOUS / PRESERVE 4.9 AC. +/-

BUFFERS / OTHER OPEN SPACE 3.5 AC. +/-

TOTAL SITE AREA 35.6 AC.

TYPICAL LAKE SECTIONS
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CYPRESS WOODS RV
RESORT PHASE 5
RECREATIONAL

VEHICLE PLANNED
DEVELOPMENT

MASTER CONCEPT
PLAN

LAGUNA CARIBE AT
CYPRESS WOODS, LLC

DANIEL C. HARTLEY

73943

11 44 25E

FORT MYERS LEE

CURTIS WICKSTROM

CURTIS WICKSTROM

JAN. 2016

1" = 200'

N.T.S.

P-L26-001-001

P-L26-002-001-X06

4 4

DATUM NOTE:
ALL ELEVATIONS ARE BASED ON NAVD 88
(NORTH AMERICAN VERTICAL DATUM OF 1988).

TYPICAL LOT DETAIL

OPEN SPACE

INDIGENOUS OPEN SPACE 1,135,977 SF 26.08 AC

LAKE 721,431 SF 16.56 AC

FPL EASEMENT
(EXCLUDING TRAILER PARKING)

181,974 SF 4.18 AC

OTHER OPEN SPACE
(LAKE BANK, PERIMETER BUFFER, 

LANDSCAPE MEDIANS, COURTYARDS, ETC)
758,822 SF 17.42 AC

TOTAL OPEN SPACE 2,798,204 SF 64.24 AC

% OF SITE 41.83 %

OPEN SPACE MAP

SITE DATA TABLE

RV LOTS/DEVELOPMENT TRACTS 14.6 AC. +/-

LAKE TRACT 5.7 AC. +/-

AMENITY TRACT 1.2 AC. +/-

ROADWAY / PAVEMENT 3.1 AC. +/-

OUTDOOR STORAGE/ DOG PARK/
PICKLE BALL COURTS

2.6 AC. +/-

INDIGENOUS / PRESERVE 4.9 AC. +/-

BUFFERS / OTHER OPEN SPACE 3.5 AC. +/-

TOTAL SITE AREA 35.6 AC.

TYPICAL LAKE SECTIONS

Exhibit C
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Cypress Woods RVPD
Open Space & Indigenous Preserve Table

 LDC REQUIREMENT REQUIRED PROVIDED
OPEN SPACE  30% X 153.6 AC 46 AC 64.24 AC
        LAKE/STORMWATER 17 AC
        PRESERVE 33 AC 
        BUFFERS/OTHER OPEN SPACE 14 AC 
INDIGENOUS PRESERVE  50% X 46.02 AC 23.01 AC 33.01 AC*

*Excludes native vegetation in FPL Easement and upland credits.
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CYPRESS WOODS RV RESORT RVPD

PROPOSED CONDITIONS

 
REVISED DECEMBER 2024

Changes to Conditions from are Z-20-027 as amended by ADD2021-00158, ADD2022-00021,
ADD2022-00108, ADD2022-00142, ADD2023-00099 are shown in strikethrough/underline
format.

All references to uses are as defined or listed in the Lee County Land Development Code
(LDC).
 

This zoning resolution codifies and supersedes Resolution Z-94-025, PD-95-019, ADD2002-
00111, ADD2003-00122, Z-03-057, ADD2004-00102, ADD2010-00013, Z-11-021, ADD2019-
00066, and ADD2020-00049(A), ADD2021-00158, ADD2022-00021, ADD2022-00108,
ADD2022-00142, and ADD2023-00099 . 
 
1. Development of this project must be substantially consistent with the 3-page MCP entitled

“Cypress Woods R.V. Resort”, prepared by Barbot, Steuart & Associates, Inc., date
stamped received May 15, 2019, and the 1-page MCP entitled “Cypress Woods RV Resort
Phase 5 Recreational Vehicle Planned Development”, prepared by Peninsula Engineering,
received January 25, 2021  June 14, 2022, and attached hereto as Exhibit C, except as
modified by the conditions below. 
 
Development must comply with all requirements of the LDC and Lee Plan at time of local
development order approval, except as may be granted by deviation as part of this
planned development. If changes to the MCP, conditions, or deviations are subsequently
pursued, appropriate approvals will be necessary.

 
The overall RVPD is limited to 611 mobile home and RV units. 137 RV lots are permitted
in Phase 5. 

 
2. Uses and Site Development Regulations

a. Schedule of Uses 
 
Phases 1-5:
Accessory uses

 Casitas (Consistent with LDC §34-1179)

 Consumption on Premise
 Food Stores, Group 1
 Gazebos (maximum 2000 square feet)

Maintenance Area (Limited to maintenance trucks, maintenance sheds, and
other vehicles/equipment needed for the maintenance of the development)

 Personal Services, Group I
Administrative Offices 
Entrance Gates or Gatehouse Essential Services Facility, Group I Excavation, Water
Retention Mobile Homes 
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Model Home, Unit, Display Center Park Trailers 
Recreational Facilities, Personal Recreational Vehicles 
Signs 
Storage
 Indoor

Open, Phases 1-4 only (Limited to RVs, Trailers, boats, and other vehicles/goods 
belonging to park residents)

 
Phases 5 only: No Change
 

b. Site Development Regulations
 
Phases 1-4:
 
Minimum Lot Area and Dimensions
Lot Area: 4,140 square feet

Width: 46 feet

Depth: 90 feet

  
       Minimum Setbacks

Street: 20 feet 

Side Street: 10 feet (Deviation 4) 

Side: 
 
 
 
 
 
 
 
Rear (Principal): 
Rear (Accessory): 
 
 
Water Body: 

0 feet for RV pad to the side lot line,
and 5 feet for RV or accessory structures to the
side lot line;
10 feet (for RVs) 
5 feet (for Mobile Homes)
10 feet between parked RVs and accessory
structures on adjacent lots1

 
20 feet 
5 feet (0 feet from lake maintenance easement for
waterfront lots)
 
25 feet

1RV Pads may be within 10 feet of accessory structures

Phase 5: No Changes

3. No Change
 
4. No Change
 
5. No Change
 
6. No Change
 
7. Indigenous Open Space:
 

The project must provide 35.09 33.01 acres minimum of indigenous open space with credits
for all phases of the project in conceptual compliance with the MCP
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8. No Change
 
9. No Change
  
10. No Change
 
11. No Change
 
12. Accessory Setback:

Phase 5 lots Lots must provide at least 10 feet between RVs and accessory structures
on the adjacent lot. The RV pad may be within 10 feet consistent with the MCP
“Typical Lot Detail”.

13. No Change
 
14. No Change 
 
15. No Change
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8751 West Broward Boulevard, Suite 410, Plantation, Florida 33324

P 954.424.9666        F 954.424.7627

October 24, 2024

Lee County Department of

Community Development
1500 Monroe Street

Ft. Myers, Florida 33901

Attn: Adam Mendez
 

Re: Cypress Woods RV Resort Homeowners Association, Inc. - Attorney Opinion

Letter

 RVPD Amendment

 DCI2023-00030

  Project Name: Cypress Woods RVPD

 

Mr. Mendez:

 
The undersigned is general legal counsel for the Cypress Wood RV Homeowners Association,

Inc. (“Association” and/or “Applicant”), the homeowners association of which the property

related to the above referenced application is subject. See Legal Description of the subject

Association property attached as Exhibit “A.”  I am licensed by the State of Florida to practice

law under Florida Bar No.: 511961. This correspondence is provided in response to your

department’s request for additional information; specifically for a letter of opinion of counsel in
accordance with the provisions of the LDC. 

 

Pursuant to your request, I have reviewed the Association’s Governing Documents, including the
Amended and Restated Declaration of Covenants, Conditions and Restrictions for Cypress

Woods RV Resort and the Amended and Restated By-Laws of Cypress Woods RV Resort

Homeowners Association, Inc., both recorded at Instrument No.: 2021000385926 in the Official
Records of Lee County, Florida (the “Declaration”).  Based on my review of the foregoing

governing documents:

 
1. Applicant is the Association pursuant to the Declaration.

2. The Association has full authority to regulate all structures and improvements

constructed on the common property, and may adopt, rescind and amend guidelines
relating thereto, pursuant to the terms and conditions of the Declaration.

3. The Association has the authority to seek and apply for amendments, modifications, and

deviations to the pertinent zoning resolutions relating to the Cypress Woods RVPD.
4. None of the zoning amendments being applied for herein would require any amendment

to the governing documents.
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Attorney Opinion Letter- Cypress Woods RVPD

Based upon the foregoing, it is my opinion that the submission of the above-referenced

application for the zoning amendment by the Applicant/Association, does not violate: (i)

any of the provisions of the Governing Documents; (ii) any law regulating homeowners

associations; or (iii) the rights of any homeowners derived from the Governing Documents,

nor would approval of the requested amendment by the County violate any such rights. 

 

Finally, it is my opinion that Michael McMahon, current President and Director of the

Association’s Board of Directors, has the requisite authority to execute and apply for the

zoning amendment being sought through Lee County on behalf of the Association.  The

scope of the requested projects requiring the zoning consideration are all with the Board’s

authority and maintenance, repair and replacement obligations of common elements and

common property of the Association. 

 

Please feel free to contact the undersigned should you require an expansion, or further
explanation, of any of the information contained herein. 

  

 Very truly yours,

 

 Mitchell B. Haller

 For the Firm
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EXHIBIT A

LEGAL DESCRIPTION

TRACTS A – J, BLOCK A, LOTS 1-57 & BLOCK B, LOTS 1-105, CYPRESS

WOODS RV RESORT UNIT ONE, A SUBDIVISION, LOCATED IN SECTION 11,

TOWNSHIP 44 SOUTH, RANGE 25 EAST, ACCORDING TO THE PLAT THEREOF

ON FILE AND RECORDED IN PLAT BOOK 65, PAGE 85-89, OF THE PUBLIC

RECORDS OF LEE COUNTY, FLORIDA.

TRACTS A - K & BLOCK C, LOTS 1-128, CYPRESS WOODS RV RESORT UNIT

THREE, A SUBDIVISION, LOCATED IN SECTION 11, TOWNSHIP 44 SOUTH,

RANGE 25 EAST, ACCORDING TO THE PLAT THEREOF ON FILE AND

RECORDED IN PLAT BOOK 72, PAGE 92-95, OF THE PUBLIC RECORDS OF LEE

COUNTY, FLORIDA.

TRACTS A – J & BLOCK D, Lots 1-136, CYPRESS WOODS RV RESORT UNIT

FOUR, A SUBDIVISION, LOCATED IN SECTION 11, TOWNSHIP 44 SOUTH,

RANGE 25 EAST, ACCORDING TO THE PLAT THEREOF ON FILE AND

RECORDED IN PLAT BOOK 79, PAGE 69-71, OF THE PUBLIC RECORDS OF LEE

COUNTY, FLORIDA.

TRACTS A-C & LOTS 139-183, CYPRESS WOODS RV RESORT UNIT FOUR B, A

SUBDIVISION, LOCATED IN SECTION 11, TOWNSHIP 44 SOUTH, RANGE 25

EAST, ACCORDING TO THE PLAT THEREOF ON AND RECORDED IN

INSTRUMENT NUMBER 2006000358211, OF THE PUBLIC RECORDS OF LEE

COUNTY, FLORIDA.

TRACTS A – E-2 & LOTS 1-10, 39-69 & 103-137, LAGUNA CARIBE PHASE 1, A

SUBDIVISION, LOCATED IN SECTION 11, TOWNSHIP 44 SOUTH, RANGE 25

EAST, ACCORDING TO THE PLAT THEREOF ON FILE AND RECORDED IN

INSTRUMENT NUMBER 2023000160379, OF THE PUBLIC RECORDS OF LEE

COUNTY, FLORIDA.

TRACTS A-2, TRACT F, LOTS 11-38 & 71-102, LAGUNA CARIBE PHASE 2, A

SUBDIVISION BEING A REPLAT OF TRACT "F", LAGUNA CARIBE, PHASE 1, AS

RECORDED IN INSTRUMENT NUMBER 2023000160379, PUBLIC RECORDS OF

LEE COUNTY, FLORIDA AND LYING IN SECTION 11, TOWNSHIP 44 SOUTH,

RANGE 25 EAST, LEE COUNTY, FLORIDA. ACCORDING TO THE PLAT

THEREOF ON FILE AND RECORDED IN INSTRUMENT NUMBER 2023000286171,

OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA.
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