EXHIBIT 6

JUSTIFICATION STATEMEN'I

Inte Ccrion

The following amendments to the Ciry of Leesburg’s Future Land Use Map are proposed in
conjunction with the Secret Promise Development of Regional Impact “DRI” (DRI AD A is
curtently under review). The Secret Promise DRI, located south of C.R. 470, southwest of
Florida’s Turnpike, west of C.R. 48, north and east of the proposed Renaissance Treails DRI,
and cast of Sumter County, includes approximarely 3,747 acres of undeveloped ranch and
farm land. The purpose of these amendments is to allow Secret Promise to be developed as
a sustainable, mixed-use community preserving sensitive wetlands and wildlife habitat,

Existing Conditions

The subject property currently serves as an active cattle ranch with some acreage dedicated
o row crops and a tree farm.  The property contains nine upland ecological arcas
comprising a total of +2,193 acres. The remaining 1,554 acres consist of wetlands and
surface warer bodies.

The Secret Promise property consists of four separate parcels, outlined in the table below.
The Pruitt parcel and Highlands Growth parcel were annexed into the Aty of Leesburg and
assigned land use and zoning designations in 2001; the Farah and Posey parcels were
annexed into the City and assigned land use and zoning designations in 2006. Per the
applicant’s discussion with Ciry staff ar the October 31, 2007, pre-application meeting, please
note that the Farah parcel is subject to the 06-01 comprehensive plan amendment package
that has not yet been adopted. The applicant understands that as the Ciry coordinates with
DCA to resolve issues related to the 06-01 amendment package, the Iarah parcel may be
removed from that amendment package.

Parcel Acreage | Adopted Future Land Use Designation |
1. Pruitt 3. HG666 Conservation 2790 AC
‘Residential Mixed Low Density +2.200 AC
_?nmmerce +136 AC
Industrial L +310 ."L{:___
& W etlands Overlay | s924C
2. Highlands Growth 149.86 General Commercial - Jx30AC -
Industrial 130 AC
3. Farah ' 148.25 Estate Density Residential 148.25 AC
i e (pending DCA approval)
4. Posey ' 3.06 Fstate Density Residential 3.06 AC
TOTAL 3,747.83

Nate: The acreages of the Fntwre Land Use designations assigned to the Pruitt penved are approximale, as stafed i
the Stipwiated Settiement \greement, dted September 10, 2002, and da not sqguictl the uerveyed acreage of the Pruitt
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puarcel, Likewise, the acreages af the Future Land Use designations assigned to the Highiunds Cramth pared are
atlvo approcinate, ai stated in the lunexation - |greement dated July 9, 2001, and do not equal the swrveyed
acreage of the property. The applicant will coordinate with the City to cluarify the corvect avreage of the purveds,

The comprehensive plan amendment for the Pruitr parcel was found not in compliance by
the Department of Community Affairs (“DCA™). The Stipulated Settlement Agreement
(“the Agreement”), dared September 10, 2002, required the City of Leesburg to undertake
remedial actions to bring the comprehensive plan amendment into compliance. These
remedial actions required the creation of the Residential Mixed Low Density land use
designation, the Conservanon land use designation, and the Wetlands Overlay. The
Agreement states that no development shall be permitted in the Conservation land use
category; however, the Agreement allows a transfer of density at a rate of | unit per 10 acres
from the 718 acres of wetlands designated Conservation to areas designated Residential
Mixed Low Density (4 du/ac). Approximately 72 acres of upland areas are designated
Conservation, and the Agreement allows a transfer of density at a rate of 4 unirs per acre
from those areas to the areas designated Residential Mixed Low Density. Under the terms
of the Agreement, the Wetlands Overlay was applied to 492 acres of wetlands that were not
designated Conservation. The Agreement states that a transfer of density from the areas
under the Wetlands Overlay shall be permitted at a rate of one unit per 1 acres. Finally, the
Agreement states that the boundaries of the areas designated Conservation and the areas
assigned the Wetands Overlay may be further defined at the time of site plan approval or
platting.

Proposed Amendments

The applicant requests two Future Land Use Map amendments for Secret Promise. The
existing Future Land Use designations assigned ro Secret Promise are Residential Mised Low
Density, Estate Density Residential, General Commercial, Commerce, [ndustrial, and
Conservation. The applicant requests that the City designate +1,643 acres of Secret Promise
as Conservaton, and designate the rematning +2, 104 acres as Mixed-Use on the Future
Land Use Map. Please refer to Figure 13 for the proposed Future Land Use Map.

These two amendments will ensure the preservation of sensitive wetlands and wildlife
habitat, and allow Secret Promise to be developed as a sustainable, mixed-use communiry.
The +1,643 acres designated Conservation comprises +1,491 acres of wetlands, or 96% of
the total wetlands on the property. The remaining 152 acres to be designated Conservation
consist of uplands to be preserved for wildlife habitar and open space.  The upland
preservation area includes +59 acres on the western border of the site that will provide
habitat for listed species, and will be part of a larger conservation area extending into the
Renaissance Trails DRI, adjacent to Secret Promise.

The Mixed-Use land use designation will allow the developer of Secret Promise flexibility
and creativity in site design, while ensuring an appropriate mix of uses is included in the
development of the property. The proposed development program for Secret Promise
includes mixed residential neighborhoods, a mix of office, light industrial and commercial
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uses, public schools and other civic uses, a 59-acre community park, and neighborhood and
pocket parks. .\ bicycle/pedestrian pathway network will connect the residential
neighborhoods to the commercial, light industrial, office, schools, civic, recreational, and
conservation areas. The table on the following page indicates the mix of land uses to be
contained within the developable area of Secret Promise, Please refer to Figure 14 for the
proposed concept plan and detailed development program.

Secret Promise Proposed Land Uses

Percent of Net s REqUirﬂ,l .
Proposed Land Use Acres Proposed Policy
Developable Area
1.14.3

Residenrial 1,436 69200 50% - 80% |
Rerail 163 7.73% 3% - 23%
Oftice 199 446", 5% - 25%
[Hotel . - Po - 25%
Insmnonal 64 1.04% n/a
Industrial o4 3.04%, 0% - 23%
Recreation 39 2,800, n/a
Internal Roadway Network (Primary Roads) 99 4.71% n/a

Subtotal: Net Developable Area 2,104 100.00%
Conservaton 1,643 n'a
TOTAL 3,747 n/fa

Naote: The botel iv to e focated within the areq desipnerted affice.

The developer of Secret Promise has submitted a DRI Application for Development
Approval {ADA). Secret Promise is projected to be constructed over three phases, with
build-out anticipated in the year 2020. As such, the DRI Development Order will propose a
land-use conversion matrix allowing the developer to exchange residential units and non-
residential square feer as market conditions dictate, without submitting a Notice of Proposed
Change to the DRI, These modifications will be limited to 25% or less of the approved land
use in acreage or square feet. The purpose of this matrix is to allow reasonable flexibilicy in
the development of the project while capping toral development.

nsi i i f e Compr ive Plan

Current Goals, Objectives, and Policies within the City of Leesburg’s Comprehensive Plan
support the proposed Secret Promise Future Land Use Map amendments. Those Goals,
Objectives, and Policies are as follows:
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FUTURE LAND USE ELEMENT

Goal 1

Quality of Life. The Ciry of Leesburg shall implement Smart Growth through
comprehensive, consistent and effective policies, regulations, capital projects and incentives
for effective management of the land use pattern in the City to enhance the quality of life for
its cltizens; promote economic vitality; and, accommodate population and development
growth in an environmentally acceptable manner.

Objective 1.2

Protect Neighborboods and Diversify Housing, The ( Aty will preserve and protect stable
residential neighborhoods, provide opportunities for diverse residential areas and encourage
various housing rvpes to meet the life-stvles and needs of all residents.

Policy 1.2.1

Housing Diversity. The Future Land Use Map shall contain an adequate diversity of lands
for residential uses to meet the future demand for residential densities identified in the
Housing llement.

Juitification: This request is consistent with Policy 1.2,1 of the Vatnre Land Use Edement becanse
this development will include 7,000 residential wnits, which will include single-fomily wnits, affached
ity and some age-restricted bowsing. | aried housing typologies will provide hoswsing opportunities
Sor a wide vange of tncome fevels and will accommodate diverse lifestyles ane preferenves.

Policy 1.2.4

New Residential Development. Fncourage high standards of architectural design and
landscaping for new residential construction through rhe land development regulations and
development review process.

Jusiification: This request is consistent with Policy 1,24 of the Virture Land Ulse Filement becesse
the developer is committed to creating a high-quality derelopment buased upon accepted architectural
and landscape design primciples.  The details of these stanedareds mrety b cgreed spow in the PUTY
ardinnee jor the project.

Policy 1.2,7

Neighborbood Roadways. Protect single-family residential neighborhoods from the
potential undesirable impacts of through-traffic movements by assuring that alternate traffic
improvements are considered to prevent overloading the existing roads, as well as providing
adequate buffering and landscaping.

Justificateon: This request is consistent with Policy 1.2.7 of the Futmre 1and Usse Element. Secret
Promeise will be developed with collector mads connecting retuil, affice amd institutional wies to C. R,
70 and C.R. 48, Single-family residential neighborboods will be aveessed via collector roads bus
will be protected from through-traffic by virtwe of their isolated locations survonnded by wetlands.
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Objective 1.4

Sustainable Development. Ihe City of Leesburg shall propose a Smart Growth
development pattern that makes efficient use of the developable land, fully utilizes urban
services and infrastructure, promotes a wide variety of transportation and housing options,
absotbs and effectively serves a significant portion of the anticipated future population
growth of the City, protects the architectural and environmental character of the Ciry
through compatible, high quality, and environmentally sensitive development practices, and
recognizes the City’s role as a regional hub of commerce and employment.

Policy 1.4.1
Mixed-Use Development. Mixed-use developments and mixed-use buildings shall be
encouraged within the City of Leesburg with appropriate buffers berween uses to ensure
compatibility,

Justification: This request is consistent with Podicy 1.4.1 of the Uutnre Land Use Filement becanse
Secret Promise will be developed as a mixed-inse development, including residential, retail, affice and
ewstituteaial wier, ar well as bote, wid delt fnelastrsal mes.

Policy 1.4.3

New Development. New develo ment should promote a sustainable land development
P P
pattern.

duitification: This request is consistent with Policy 1.4.3 of the Furtre Land Use [lement becanse
the project will be developed as a sustainable, pixed-use community. The residential and non-
restetential uses will be compact, pedestrian-fiiendly, and finked by a bivyclef pedestrian wetwork.
reducing dependence on the automobil,

Policy 1.4.4
Traditional Neighborbood Development. I'raditional neighborhood  development

patterns shall be encouraged in areas that can appropriately handle the density.

Justgfication: This request is consisient with Policy 1,44 of the Fatwre Land Use Efenent bevanye
the project will be developed as a compact, nrized-use comaminely Uhal will incorporate varied hoswsing
Dypologies.  Given environmental constraints, traditional neighborhood development patterns meay be
incorporated where appropreate.

Policy 1.4.7
Environmental Sensitivity. Envitonmentally sensitive areas should be identified and
preserved while allowing alternatives to development that protect private property rights.

Justification: This request is consistent with Policy 1.4.7 of the Fature Land Use Element becanse
4,643 acres, or +4%, of the property will be preserved as open space. This dcreage inclides
wetland and wpland wilellefe habitat,
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Policy 1.4.9

Clustering. Developments may be allowed to tansfer densities on the site from
environmentally sensitive areas to upland areas that are more suitable for development
permitted the project goes through the planned unit development process and does not
exceed a transfer density of | unit per 1 acre.

Justefication: Vhis request is consistent with Policy 1.4.9 of the Future Land Use Lilentent because
Secrvt Promise will be developed as a compact, mized-uie, sustainable communtly.  Forfy-four
perent of the total acreage will be preserved as apen spave. Deevelopment will be compact with
mixed-use arcas and walkable residential neighbarboads.

Policy 1.7.4

Land uses thar generate high traffic and truck counts shall be encouraged to locate adjacent
to artertal roads and mass transit systems.

Lestification: This request is consistent with Palicy 1.7.4 of the itirre | and Use Flement becanie
the won-residential aveas of Secret Promise will be located within clase proximity to C.R. 48 and the
intersection of C.R. 470 and the Florida Tnrnpike.

Policy 1.13.5

Schools shall be located in close proximity fo existing or anticipated concentrations of
tesidential development with the exception for high schools and specialized schools which
are suitable for other locations due to their special characteristics.

Jnstijication: This request i consistent with Policy 1.13.5 of the Fnture Land Use Fdenent becanse
the developer is committed fo donating an elementary school site to 1 ake County Public Schools to
be located at the center of the development, in close proximity to the residential neighborboads. Tn
addition, the developer is committed to reserving a middle school site on the property, which will be
avatlable for purchase by the Lake County School Board.

Policy 1.13.8

New school sites should have frontage on or direct access to a collector or arterial road and
should have suitable ingress and egress for pedestrians, bicycles, cars, buses, service vehicles,
and emergency vehicles,

Justification: This request is consistent witl Policy 1.13.8 of the Futire 1and Use Flement becanse
the school sites the developer bas reserved are located o the spine road fraveriing the northern poriion
of the property, which comnects C.R. 48 and C.R. 470, The proposed school sites are suttably
sized, per Lake Connty School Board standards, and the desion of these Sfactlities will ensire
stilebie ingress anmel egress,

Policy 1.13.9

To the extent possible, during pre-development program planning and school site selection
activities, the City shall coordinate with the Lake County School Board to collocate public
facilities, such as parks, libraries, and community centers, with schoaols.
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Juitification: This request is consistent with Policy 1.13.9 of the Futire Land Use Flensent becanse
the develaper b coordinated with Leake € ointy Public Schools ta ensure the reserved school sites are
appropriately sized and are in the appmpriate location. The +59-qore commumity park is adjacent
to the school sites, creating the potential for shared ficilities.

The following Objective 1.14 of the Future Land Use Element and the associated policies
are proposed. The proposed Secret Promise Future Land Use map amendments ate
consistent with the proposed policies as indicated below. Underline indicates proposed
policies.

Objective 1.14

i sed-Ls ] se_desi ‘he propriate. The
d use desi i uires mu{mn of compatible uses, which reinforces an

LML&

transportation o ines, 1s bicyele md edestri; : '

provides varied housing opportunities, protects enhances sensitive environ areas
and provides sites for schools, parks, and urhcr cummumn services.  The Mixed—[_'ﬁ::
lLblgl]ﬂ ion is mtcnd::d fia *dev ' developme

acreages and/or square feer permirted for each land use, within certain define ;] thresholds.

Justification: This request is consistent with proposed Policy 1.14.1 of the Futwre Land Use
Eilement becanse Secret Promise will be developed as a miived-nse developument, including residential,

retel, office anel institutional wies as well as a botel and light industrial wies. Secret Promise wifl be
developed ar PUD.

Palicy 1.14.2

' that is a
developable acres, whe t developable refers 1e_total acreage of the property, less
wetlands and water bodies.

Justyficotion: This request is consistent with propased Policy 1.14.2 of the Futwre Land Use
Filement becanse Secret Promise consisty of 2,104 net der viopeable acres.
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Policy 1.14.3

The following minimum and maximum floor

LAND USE MININMUN ALANINUM
Residential 3 DL fnet ac 10 DU /net ac
Commercial 15 FAR 2.00 FAR
Office A5 FAR 200 FAR

Light Industrial 15 FAR 2.00 FAR
Hotel L) re net ac 00 rooms/net ac
Institutional N/A NAA

The following mix of uses, calculared as a percentage of net developable acreage {total
acreage less wetlands and warer ies), shall be ied.  Residential over retail or office

shall be permitted in mixed-use areas but the

the perc : calculation of levelopable acreage below:

LAND LUSE AININMUM MANIMUMN
Residential S0y 80"y
(fomm;r;iﬂl & 25%,
Office : ] 25%,
Light Industrial (1 25%
Hotel 0% 25%
Insomtional N/A N/A

Justification: This request is consistent with propased Policy 1.14.3 of the Futwre Land [
Exdement becanse Secret Promsise will adbere to these land nse and density standards. The propoged
nel densily of Secret Promise is 3.3 units per avre. The proposed office, retail, and tipht inclwestrzel
ases will be developed with a AR of 15 10 2,00,

Please see the table on the following page for the proposed development program:
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Secret Promise Proposed Land Uses

Ra Requi T
Proposed Land Use Acres CE [’nrf]amst?i P:::c]:'e
Developable Area _
1.14.3

Residential 1 436 69.20%% 300 - 80",
Rerail 163 1.73% 5% - 25%
Oftice 199 946" 3% - 25",
Hotel - - 0% - 25%,
[nsurutional G 304% n/a
[ndustrial G J.04% 0% - 25%,
Recreation 39 2800, n/a
Internal Roadway Network (Primary Roads) 99 +.71% n/a

Subtotal: Net Developable Area 2,104 100.00%
Conservation 1,643 n/a
TOTAL 3,747 n/a

Nade: The botel is 1o be foceited within the are designated affive

Policy 1,144

Residential uses shall be located so as to facilitate bicycle/pedestrian access to retail, of fice,
and other non-residential uses, and to future rransit links. Residential uses may be vertically
integrated with office and retail uses. Mixed-Use developt ents shall include a diversity of
housing types to provide options for reside a4 wi re of economic levels and age
groups. Attached housing units in the form of apartments, condominiums, and/or

townhomes, shall be required.

Justification: This request is consistent with propased Policy 1144 of the Future Laud Use
Element becanse the project will be will be compat, pedesteian-friendly, and linked by a
bicycle/ pedestrian network. "T'be development will accommodate o fredsere fransit fink, showld fransie
leconee cvailable to the praperty.  Residential, retail, and affice wies may be vertically mired. The
developurent will include a mixture of housing types, and will include anilti-femrily residenteel snmity,

‘oficy 1.14.5

establi o reduce travel tim external trips.

Justification: This request is comsistent with proposed Policy 1.14.5 of the Future Land Use
Element becanse the development of Secret Promvise will include a bicycle/ pedetrian network linking
the residential, non-residential, and recreation areas, and will include an intervonnected on-site road
Ayafes.
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The PUD ordinance z-,l'nll include dc:qgm gui g,ig]mes that em
ang

pedestrian, blq cle, nn_gl vehicular

arking;

itreciscapes,

etbacks; open

ctural standards; materials; lighting; signage; and

Justification: This request is coniistent with propased Policy 1.14.6 of the Vauture [and Use
Lilement becanse Secret Pronsise will be developed as a PUD. Secret Promvive wifl be designedd ar e
compact, mixed-wse, pedestricn-friendly commmnity.  The design guicdelines will be established with
the development of the PUD ardinance.

==

Poliy 1.14.7
)Fﬂc;.: uses ninll be positioned to attract_high-tech/high-value employment. Design of

08 11 wle corporate campus style developme

Lstification: This regieest &5 conséitent weth) propased Polcy 1.14.7 of the Futwre Land Use
Lilensent becasie the development of Secret Promsice will include 1.5 million sgraare feet of offive
spae, fo be sitwated near the interchange of Flovida s Tarnpikee and CR, 470,

Institutional land ; s s, civig, cultural, and recreational uses.
Parks and other recrearional faclhnes 'ih"l” be lug:;m_-gi and designed to encuumgc frequent
use and / r S esign of Mj e dt_vLIn ents
shal I g i & "ce stnnd:srds or mrk,-s and rec n, set

5 ithi the l‘L l) nrM
arks and uthr..r public facilities,

fustification: “This requeit iv conistens with proposed Policy 1.14.8 af the Fatwre and Use
Elfement becanse the developuent of Secret Promise will include a +39-aere coumnndly park, and
seighborhood parks and pocket parks will be designed throughout the development. The design of
recrealion facilities within Secret Promise will be consistent with Policy 1.1.1 of the Recreation and
Open Space Edement.  The developer of Secret Promise is committed to domating an elementary
ichool iite to Lake Connty Schools, and has reserved a middle school site, averilabie for paerchease by
[ake County Schools. Both solwol sites will be co-located with the commranily park.

RECREATION AND OPEN SPACE ELEMENT

Goal 1
The City of ILeesburg shall provide adequate open space, parks, and recreation facilities to
serve the needs of all residents of the City of Leesburg.
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Objective 1.7

Private Development. \s a part of new residential development, the City of Leesbur

1 P - . = - - P » N . % " g
shall coordinate and encourage the provision ot mini-parks as either individual sites, or as
patt of larger parks to meet the City’s recreation and open space demands.

Policy 1.7.2

As stated in the Ciy’s Land Development Code, developers shall donate open space and
recreation sites for public use, where such planned private development will cause the
adopred levels of service to be exceeded. The amount of such donatons shall be based on
adopted local levels of service and the rransfer shall be completed prior to the issuance of a
final development order.

Justification: This request is consistent with Policy 1,7.2 of the Recreation and Open Space Flement
becesse the developer will donate + 359 Acres for a community park at the center of the der vlopment.
T addition, the developer is preserving +1,643 acres of wetlands anel uplands onsite, which wifl be
served by low-impact neture trails and will funclion as apen spece and futssive recreation spave,
Finally, each residential neighborbond will contain neighborhood parks and pocket parks, which will
be designed at the sife plan development stage.

TRAFFIC CIRCULATION ELEMENT

Policy 1.3.3

The City shall encourage increased land use densities and mixed uses, consistent with the
Future Land Use Element, to enhance the feasibility of transit and promote alternative
transporration modes,

Luestification: This vequest is consistent with | Yolicy 1.3.3 of the Truffic Circulation Fiement becasse
Secret Promise is to be developed as a compact, mixed-use, sustaivable des elapament incorporaling o
raviely of Jwnd aies. AN bicyele/ pedestrian pathwey  wetwork will connet the residentil
neighborhoods to the commercial, light indnstriad, affice, schools, civéc, and recreational areas, therelry
redieing dependence on the automobile,

HOUSING ELEMENT

Goal 1

Provision of Housing. Provide decent, safe, and sanitary housing in suitable neighborhoods
at affordable costs to meet the needs of the present and future residents of the City of

Leesburg,

Justification: This request is consistent with Goal | of the Howsing Element becanse this
development will inclwde 7,000 residential wnits, camprising single-family wnits, attached wwits and
some age-restricted bowsing, | “aried howsing typologies and a diverse mix of bousing choices will
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creale a wide range of bownsing apportunities fo serve the needs of curvent and fiutire residents of the
City.

CONSERVATION ELEMENT

Goal 1
Lo conserve, protect, and appropriately manage the natural resources of Leesburg and the
surrounding area to ensure high environmental quality and the well-being of all citizens.

[ustificalion: This request is consistent with Goal | of the Comservation Filement becanse the
developer will preserve + 1,643 acres, 44% of the total acreage of the property, inclnding + 1,491
dorei or 96%0 of the total wetlands on the property. The remaining +152 acres consists of uplands
ta be preserved for wildlife babitat and open space.  The uplane preservation area includes +39
acres ont fhe western border of the site thet will provide habital for listed species, and will be part of a
learger conservation area extending into the Remaissance Traily DRI, aeljeacent to Secret Proswise,
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