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Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Alexander Baumer / Sunshine Solar 
Cold Storage LLC

FLU Category: RES-4 (Flex of HI FLU)

Service Area: Urban

Site Acreage: +/-10.75 acres

Community 
Plan Area:

South Shore Areawide Systems       
& Gibsonton

Overlay: None

Introduction Summary:
The applicant seeks to develop an approximately 10.75-acre unified development located at the northwestern corner 
of Donna Toledo Almeida Road and South U.S. Highway 41. The request is for a rezoning from AS-1/AR/PD to PD to 
allow warehousing and distribution uses.

The applicant is requesting a flex to utilize the 500-foot Future Land Use (FLU) Flex Provision, as defined under FLUE 
Policy 2.2.3, to extend the HI Future Land Use designation up to 500 feet into the existing RES-4 designation to allow 
the warehouse use.

Zoning: Existing                                                              Proposed
District(s) AS-1 AR PD 89-0173 PD 25-0452

Typical General 
Use(s)

Single-Family 
Residential/Agricultural Agricultural Rural 

Open storage, 
commercial vehicle 
sales, vehicle repair, 
contractors’ office, 
warehouse, renting 

of vehicles & 
equipment, and 

wholesale 
distribution.

Warehousing 
Distribution

Acreage +/-1.19 acres +/-7.26 acres +/-2.3 acres +/-10.75 acres

Density/Intensity

Density: 1 dwelling unit 
per 1 acre

Intensity: NA

Density: 1 
dwelling unit per 

5 acres

Intensity: NA

Density: NA

Intensity: 
0.20 FAR

Density: NA

Intensity: 
0.36 FAR

Mathematical 
Maximum* 1 dwelling 1 dwelling 20,000 sf 154,000 sf 

*number represents a pre-development approximation
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Development 
Standards:             Existing

Proposed

District(s) AS-1 AR 89-0173 PD 25-0452 

Setbacks/Buffering 
and Screening 

Front: 50 ft.  
Side: 15 ft.  
Rear: 50 ft.  
   

Front: 50 ft. 
Side: 25 ft. 
Rear: 50 ft.  
 

Front: 30 ft. 
Side: *0’
*(Subject to the 2 ft. 
additional setback for every 
foot of height over 20 feet.) 
 
West & North 
Buffer: 30’ 
vegetated buffer 
with 6’-high fence.  

Front: 30 ft. 
Side (North): 100 ft. 
Side (West): 50 ft 
 
 
West Buffer: 10’ Buffer 
with Masonry Wall 
(Modified Type “C” 
screening).  
 
North Buffer: 30’ with 
Type “C” Screening

Height 50 ft. Max. Ht.
 

50 ft. Max. Ht.
 

30 ft. Max. Ht. 65 ft. Max. Ht.

Additional Information:  

PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering)

Waiver(s) to the Land Development Code None requested as part of this application.  

Planning Commission Recommendation: 
CONSISTENT 

Development Services Recommendation:
APPROVABLE, Subject to Conditions.  
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:
The subject property is located at the northwestern corner of Donna Toledo Almeida Road and South U.S. Highway 41. 
The surrounding area exhibits a mix of land uses, with distinct transitions in character moving in each direction. To the 
south of Donna Toledo Almeida Road, the area is predominantly industrial in nature. This includes a series of industrial 
developments extending west along Diana Toledo Almeida Road, beyond the SCL railroad tracks, and continuing 
toward the Tampa Bay shoreline, approximately 3,000 feet west of the site.

To the north, the property abuts a residential area along Adamsville Road, which includes single-family homes 
extending westward toward the Fred and Idah Schultz Nature Preserve. Further north and northwest, the land use 
shifts to a combination of residential and agricultural properties, contributing to a more rural suburban development 
pattern. Overall, the subject site is situated in a transitional area, bordered by industrial uses to the south, east, and 
west, with residential and agricultural uses predominating to the north and northwest.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: RES-4
Heavy Industrial (HI)

Maximum Density/F.A.R.:

RES-4: Up to 4 du/acre
Maximum FAR: Neighborhood commercial, office or multi-purpose 
projects up to 175,000 sq. ft. or 0.25 FAR, whichever is less intense.

Heavy Industrial (HI): Density N/A
Maximum FAR: 0.75

Typical Uses:

RES-4: Agricultural, residential, neighborhood commercial, office uses and 
multi-purpose projects.
HI: Agricultural, neighborhood commercial uses, permissible uses: light and 
heavy industrial uses including the processing, manufacturing and assembly 
of materials with associated storage as well as existing electric generation 
plants and expansions. Typical uses include phosphate/nitrate fertilizer 
manufacturing (excluding phospho-gypsum stack systems), explosive 
storage and or manufacturing facility, biohazardous waste incinerator and 
bulk solvent chemical storage and or processing.
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2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning: Maximum Density/F.A.R. 
Permitted by Zoning District: Allowable Use: Existing Use:

North RSC-6
Max. Density: +/-6 du per acre

Max. FAR: NA Residential Single-family residential 

South

Diana Toledo 
Almeida Rd.  & 
PD 86-0045 / 
MM 99-0829

Max. Density: N/A
Max. FAR: 0.75

Warehouse, Distribution, 
Precast Concrete 

Manufacturing and Light 
Manufacturing Uses. 

Precast Concrete 
Manufacturing & 
Associated Office

West

AR Max. Density: 1 du per 5 acres
Max. FAR: NA Residential / Agricultural Plant Nursery

RSC-6
Max. Density: +/-6 du per acre

Max. FAR: NA Residential Single-family residential 
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East 

PD 20-0603

Max. Density: NA
FAR: Max. 0.75  

(M Zoning District Uses) 
Max. 0.50  

(CI Zoning District Uses) 

Max. 1,725,000 sf M uses 
Max. 50,000 sf CI uses  

 

Vacant  
Government-owned land  

(Immediate western 
portion of PD located directly 

east across U.S. Hwy. 41) 

PD  05-1887 

Max. Density: NA
FAR: 0.35 

 

Max. 293,638-sf public 
commercial storage facility 
& open storage with max. 
500 spaces for RV, boats.

Public Storage Facility, and 
RV/vehicle storage  

(enclosed and unenclosed)
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2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY  

INFORMATION/REVIEWING AGENCY  

Environmental: Comments 
Received Objections Conditions 

Requested
Additional 

Information/Comments

Environmental Protection Commission   Yes
 No

 Yes
 No  

 Yes
 No

Natural Resources  Yes
No

 Yes
No

 Yes
No

Conservation & Environ. Lands Mgmt.  Yes
 No

 Yes
 No

 Yes
 No

Check if Applicable:
 Wetlands/Other Surface Waters         
 Use of Environmentally Sensitive Land 

Credit        
 Wellhead Protection Area                       
 Surface Water Resource Protection Area  

Potable Water Wellfield Protection Area
 Significant Wildlife Habitat  
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor  
 Adjacent to ELAPP property 
 Other: 

Public Facilities:  Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments
Transportation

 Design Exc./Adm. Variance Requested 
 Off-site Improvements Provided   

Yes 
No 

 Yes 
 No 

 Yes 
 No 

Service Area/ Water & Wastewater
Urban       City of Tampa  
Rural        City of Temple Terrace  

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Hillsborough County School Board  
Adequate   K-5  6-8   9-12    N/A
Inadequate  K-5  6-8   9-12    N/A 

Yes
 No 

 Yes 
 No 

 Yes 
 No 

Impact/Mobility Fees 
Warehouse                                        
(Per 1,000 s.f.)                                 
Mobility: $1,337 * 154 = $205,898                          
Fire: $34 * 154 = $5,236        
 
Urban Mobility, south Fire - 154,000 sq ft Warehouse 
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Comprehensive Plan:  Comments 
Received Findings Conditions 

Requested
Additional 

Information/Comments
Planning Commission 

 Meets Locational Criteria       N/A 
 Locational Criteria Waiver Requested 
Minimum Density Met            N/A 

Yes
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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5.0 IMPLEMENTATION RECOMMENDATIONS   

5.1 Compatibility  

The subject property is located immediately north of Donna Toledo Almeida Road, which is bordered to the south by 
industrial development, including a precast concrete manufacturing facility with associated office space. To the north, 
the property abuts Adamsville Road and an established single-family residential neighborhood. Portions of the subject 
site extend slightly northward and are designated to remain as a buffer area, which will include the construction of a 6-
foot-high masonry wall. Along the northern boundary, the applicant proposes a 30-foot-wide vegetated buffer in 
compliance with Land Development Code (LDC) Section 6.06.06. Additionally, the site design incorporates a +/-100-foot 
setback from the northern property line where residential uses are located. This exceeds the required 90’ compatibility 
setback, providing enhanced separation between the proposed development and adjacent homes.  
 
Western Property Boundary – Additional Setback Relief for Height 
Along the western boundary, the project will not comply with the additional 2 feet of setback for every 1 foot over 20 
feet. Under standard LDC provisions, a 90-foot additional setback would be required, when added to required buffer of 
20 feet results in a 110-foot setback. Instead, the applicant proposes a minimum setback of 50 feet from the western 
property line, which allows for parking to be located along the eastern property line. To mitigate this reduced setback, 
the applicant proposes to maintain a 6-foot-high masonry wall along the entire western boundary (Type C screening), 
intended to provide both visual screening and noise attenuation for nearby uses. Property to the west is a 9.58 acre 
parcel containing a plant nursery and single-family residence.  The single-family residence (taking into account the 
northern setback) is located approximately 200 feet to the northwest of the parcel. 
 
Requested Variations – LDC Section 6.06.00 (Landscaping and Buffering) 
The applicant also seeks a variation from LDC Section 6.06.00, specifically regarding the required buffer width along 
the western property boundary. The request includes: 

 A 10-foot-wide buffer with modified Type “C” screening, in place of the required 20-foot-wide buffer with 
standard Type “B” screening. 

 
Staff has reviewed the justification statement submitted by the applicant and finds they provided criteria responses per 
LDC Section 5.03.06.C.6, and staff finds that the criteria response is reasonable. The Rezoning Hearing Master’s 
recommendation for this application is required to include a finding on whether the requested variance meets the 
criteria for approval. Additional justification was included in the applicant’s submittal for the variations.   
 
The applicant has not requested any variations from the general site development requirements found in Parts 6.05.00, 
Parking and Loading; nor anything additional in LDC Section 6.06.00, Landscaping, Irrigation and Buffering Requirements 
of the Land Development Code. The application shall be required to be in compliance with all other requirements of the 
Hillsborough County Land Development Code.  
 
Planning Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated Hillsborough 
County Comprehensive Plan, subject to the conditions proposed by the Development Services Department. 
 
 
5.2 Recommendation      
Based on the above considerations, staff finds the request approvable, subject to conditions.
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Prior to Site Plan Certification, the applicant will be required to amend the PD site plan as follows: 
Revise “Warehouse Distribution without Distribution Center” to “Warehouse with or without Distribution” 
Revise “*Inclusive of 2:1 Additional Setback” to “*2:1 additional setback shall not apply”. 
Add “minimum 75-ft. right-of-way width” to Diana Toledo Almeida Road.  
Revise “Surface Condition: Unknown” listed for Diana Toledo Almeida Road to “Poor, Fair, Good, or Excellent”. 

6.0 PROPOSED CONDITIONS  
Approval of the request, subject to the conditions listed below, is based on the general site plan submitted July 
1, 2025. 

1. The project shall be limited to the following uses.
 

2. The development shall comply with the standards shown on the July 1, 2025, site plan and the following
development standards.
a. Maximum FAR (HI FLU only):  0.36 FAR 
b. Maximum Impervious:  75 percent 
c. Maximum Building Coverage:  35 percent 
d. Minimum Front Yard (East/South)Building Setback:  30 feet* 
e. Minimum Side Yard (West) Building Setback:  50 feet* 
f. Minimum Side Yard (North) Building Setback:  100 feet** 
g. Maximum Building Height:  65 feet 

*Any height greater than 20 feet shall not be subject to Section 6.01.01, endnote 8.
**The additional 2:1 compatibility setback shall not apply.

3. The subject property shall be subject to buffering and screening requirements of Section 6.06.06 of the
Hillsborough County Land Development Code with the following exceptions.
a. The western property boundary shall provide a 10-foot-wide buffer with modified Type “C” screening.

A 6-foot-high masonry wall shall be provided which shall not be included in the 10-foot vegetated
buffer measurement.

b. The northern property boundary shall provide a 30-foot-wide buffer with Type “C” screening which
shall include a 6-foot-high masonry wall.

4. The project shall be served by and limited to one (1) right-in/right-out access connection to US 41.
Notwithstanding the above or anything shown on the PD site plan to the contrary, the location and
configuration of such access shall be subject to approval by the Florida Department of Transportation.

5. Notwithstanding anything shown on the PD site plan to the contrary, bicycle and pedestrian access may be
permitted anywhere along the PD boundaries.

6. Construction access shall be limited to those locations shown on PD site plan which are also proposed
vehicular access connections.  The developer shall include a note in each site/construction plan submittal
which indicates same.

7. The developer shall construct any site access or other improvements as may be required by the Florida
Department of Transportation (FDOT).
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8. Natural Resources staff identified a number of significant trees on the site including potential Grand Oaks. 
Every effort must be made to avoid the removal of and design the site around these trees. The site plan may 
be modified from the Certified Site Plan to avoid tree removal. 

 
9. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the 
development as proposed will be issued, does not itself serve to justify any impact to wetlands, and does 
not grant any implied or vested right to environmental approvals.  

 
10. The construction and location of any proposed wetland impacts are not approved by this correspondence 

but shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in 
Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to 
accomplish reasonable use of the subject property.  

 
11. Prior to the issuance of any building or land alteration permits or other development, the approved wetland 

/ other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear 
on all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation 
Area" pursuant to the Hillsborough County Land Development Code (LDC).  

 
12. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending 

formal agency jurisdictional determinations of wetland and other surface water boundaries and approval by 
the appropriate regulatory agencies.  

 
13. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land 

Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically 
conditioned otherwise. References to development standards of the LDC in the above stated conditions shall 
be interpreted as the regulations in effect at the time of preliminary site plan/plat approval. 

 
14. In accordance with LDC Section 5.03.07.C,  the certified PD general site plan shall expire for the internal 

transportation network and external access points, as well as for any conditions related to the internal 
transportation network and external access points, if site construction plans, or equivalent thereof, have not 
been approved for all or part of the subject Planned Development within 5 years of the effective  date of the 
PD unless an extension is granted as provided in the LDC.  Upon expiration, re-certification of the PD General 
Site Plan shall be required in accordance with provisions set forth in LDC Section 5.03.07.C 
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Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL. 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures.  
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SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDNACE WITH HILLSBOROUGH COUNTY SITE 
DEVELOPMENT PLAN & BUILDING REVIEW AND APPROVAL.  

 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required 
permits needed for site development or building construction are being waived or otherwise approved.  The project 
will be required to comply with the Site Development Plan Review approval process in addition to obtain all necessary 
building permits for on-site structures. 
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7.0 ADDITIONAL INFORMATION  
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8.0 PROPOSED SITE PLAN (FULL)



APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

Page 18 of 18 

9.0 FULL TRANSPORTATION REPORT (see following pages) 



AGENCY REVIEW COMMENT SHEET 

TO: ZONING TECHNICIAN, Development Services Department DATE: 07/10/2025 

REVIEWER: James Ratliff, AICP, PTP, Principal Planner AGENCY/DEPT: Transportation 

PLANNING AREA: GB PETITION NO: RZ 25-0452 

  This agency has no objection. 

X  This agency has no objection, subject to listed or attached conditions. 

  This agency objects, based on the listed or attached conditions. 

CONDITIONS OF APPROVAL 
1. The project shall be served by and limited to one (1) right-in/right-out access connection to US 41.  

Notwithstanding the above or anything shown on the PD site plan to the contrary, the location and 
configuration of such access shall be subject to approval by the Florida Department of 
Transportation. 
 

2. Notwithstanding anything shown on the PD site plan to the contrary, bicycle and pedestrian access 
may be permitted anywhere along the PD boundaries.   

 
3. Construction access shall be limited to those locations shown on PD site plan which are also 

proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same.  
 

4. The developer shall construct any site access or other improvements as may be required by the 
Florida Department of Transportation (FDOT). 
 
 

PROJECT OVERVIEW & TRIP GENERATION 
The applicant is requesting to rezone two parcels, totaling +/- 10.75 ac., from Agricultural Single-Family 1 
(AS-1), Agricultural Rural (AR) and Planned Development (PD) 89-0173 to PD.  The existing PD which 
compromises a part of the project closest to US 41 is approved for up to 20,000 s.f. of  the following uses: 

 
 
The applicant is seeking entitlements to permit a 154,000 s.f. of “Warehouse Distribution Without 
Distribution Center” uses.  Staff assumes this means Warehouse Distribution With and Without Distribution 
Center uses. 
 
Consistent with Development Review Procedures Manual requirements, the applicant submitted a trip 
generation and stie access analysis for the proposed project.  Transportation Review Section staff has 
prepared the below comparison of the number of trips generated under the existing and proposed zoning 

  This agency has no comments. 



designations, utilizing a generalized worst-case scenario.  Data presented below is based on the institute of 
Transportation Engineer’s Trip Generation Manual, 11th Edition. 

Existing Zoning:  

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

AS-1 and AR, 2 Single Family Detached 
Dwellings Units (LUC 210) 19 1 2 

PD 89-0173, 20,000 s.f., Vehicle Sales (LUC 
840) 544 37 57 

Subtotal: 563 38 59 

Proposed Use:  

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

PD, 154,000 s.f. Warehouse (LUC 150) 282 42 45 

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

Difference (-) 281 (+) 4 (-) 14 

TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 41 is a publicly maintained (by FDOT), 4-lane, divided, principal arterial roadway characterized by +/- 
12-foot-wide travel lanes in average condition. The roadway lies within a +/- 180-foot-wide right-of-way. 
There are +/- 4-foot-wide bicycles lanes on both sides of US 41 in the vicinity of the proposed project. There 
are +/- 5-foot-wide sidewalks along both sides of US 41 in the vicinity of the proposed project.   
 
The segment of US 41 on which the parcel has frontage is shown on the Hillsborough County Corridor 
Preservation Plan as a future 6-lane roadway. The existing right-of-way is sufficient to accommodate its 
future widening. 
 
 
SITE ACCESS 
Vehicular access to the site will be to/from US 41.  The applicant will have to construct any site access or 
other improvements which may be required by FDOT. 

ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 41 Big Bend Rd. Symmes Rd. D C 

Source: Hillsborough County 2020 Level of Service Report 



COUNTY OF HILLSBOROUGH 
ZONING HEARING MASTER’S RECOMMENDATION 

Application number: RZ-PD 25-0452 

Hearing date: July 21, 2025 

Applicant: Sunshine Solar Cold Storage LLC, 

Alexander Baumer 

Request: Rezone to Planned Development 

Location: 6121 Adamsville Road and 12719 South U.S. 
Highway 41, located on the south side of 
Adamsville Road, west side of South U.S. Highway 
41, north side of Diana Toledo Almeida Road, 
Gibsonton 

Parcel size: 10.75 acres +/- 

Existing zoning: AR, AS-1, and PD 89-0173 

Future land use designation: Res-4 (4 du/ga; 0.25 FAR) 

Service area: Urban 

Community planning area: Gibsonton Community Plan and 

Southshore Areawide Systems Plan 
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A. APPLICATION REVIEW

DEVELOPMENT SERVICES STAFF REPORT 
APPLICATION REVIEW SUMMARY AND RECOMMENDATION 
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Rezoning Application: PD 25-0452
Zoning Hearing Master Date: July 21, 2025 

BOCC Land Use Meeting Date: September 9, 2025

Created 8-17-21

Development Services Department

1.0 APPLICATION SUMMARY

Applicant: Alexander Baumer / Sunshine Solar 
Cold Storage LLC

FLU Category: RES-4 (Flex of HI FLU)

Service Area: Urban

Site Acreage: +/-10.75 acres

Community 
Plan Area:

South Shore Areawide Systems 
& Gibsonton

Overlay: None

Introduction Summary:
The applicant seeks to develop an approximately 10.75-acre unified development located at the northwestern corner 
of Donna Toledo Almeida Road and South U.S. Highway 41. The request is for a rezoning from AS-1/AR/PD to PD to 
allow warehousing and distribution uses.

The applicant is requesting a flex to utilize the 500-foot Future Land Use (FLU) Flex Provision, as defined under FLUE 
Policy 2.2.3, to extend the HI Future Land Use designation up to 500 feet into the existing RES-4 designation to allow 
the warehouse use.

Zoning: Existing  Proposed
District(s) AS-1 AR PD 89-0173 PD 25-0452

Typical General 
Use(s)

Single-Family 
Residential/Agricultural Agricultural Rural 

Open storage, 
commercial vehicle 
sales, vehicle repair, 
contractors’ office, 
warehouse, renting 

of vehicles & 
equipment, and 

wholesale 
distribution.

Warehousing 
Distribution

Acreage +/-1.19 acres +/-7.26 acres +/-2.3 acres +/-10.75 acres

Density/Intensity

Density: 1 dwelling unit 
per 1 acre

Intensity: NA

Density: 1 
dwelling unit per 

5 acres

Intensity: NA

Density: NA

Intensity: 
0.20 FAR

Density: NA

Intensity: 
0.36 FAR

Mathematical 
Maximum* 1 dwelling 1 dwelling 20,000 sf 154,000 sf 

*number represents a pre-development approximation
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Development 
Standards: Existing

Proposed

District(s) AS-1 AR 89-0173 PD 25-0452 

Setbacks/Buffering 
and Screening 

Front: 50 ft. 
Side: 15 ft. 
Rear: 50 ft. 

Front: 50 ft. 
Side: 25 ft. 
Rear: 50 ft. 

Front: 30 ft. 
Side: *0’
*(Subject to the 2 ft. 
additional setback for every 
foot of height over 20 feet.) 

West & North 
Buffer: 30’ 
vegetated buffer 
with 6’-high fence. 

Front: 30 ft. 
Side (North): 100 ft. 
Side (West): 50 ft 

West Buffer: 10’ Buffer 
with Masonry Wall 
(Modified Type “C” 
screening).  

North Buffer: 30’ with 
Type “C” Screening

Height 50 ft. Max. Ht. 50 ft. Max. Ht. 30 ft. Max. Ht. 65 ft. Max. Ht.

Additional Information:

PD Variation(s) LDC Part 6.06.00 (Landscaping/Buffering)

Waiver(s) to the Land Development Code None requested as part of this application. 

Planning Commission Recommendation: 
CONSISTENT 

Development Services Recommendation:
APPROVABLE, Subject to Conditions.  
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

2.0 LAND USE MAP SET AND SUMMARY DATA

2.1 Vicinity Map

Context of Surrounding Area:
The subject property is located at the northwestern corner of Donna Toledo Almeida Road and South U.S. Highway 41. 
The surrounding area exhibits a mix of land uses, with distinct transitions in character moving in each direction. To the 
south of Donna Toledo Almeida Road, the area is predominantly industrial in nature. This includes a series of industrial 
developments extending west along Diana Toledo Almeida Road, beyond the SCL railroad tracks, and continuing 
toward the Tampa Bay shoreline, approximately 3,000 feet west of the site.

To the north, the property abuts a residential area along Adamsville Road, which includes single-family homes 
extending westward toward the Fred and Idah Schultz Nature Preserve. Further north and northwest, the land use 
shifts to a combination of residential and agricultural properties, contributing to a more rural suburban development 
pattern. Overall, the subject site is situated in a transitional area, bordered by industrial uses to the south, east, and 
west, with residential and agricultural uses predominating to the north and northwest.
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

2.0 LAND USE MAP SET AND SUMMARY DATA

2.2 Future Land Use Map

Subject Site Future Land Use Category: RES-4
Heavy Industrial (HI)

Maximum Density/F.A.R.:

RES-4: Up to 4 du/acre
Maximum FAR: Neighborhood commercial, office or multi-purpose 
projects up to 175,000 sq. ft. or 0.25 FAR, whichever is less intense.

Heavy Industrial (HI): Density N/A
Maximum FAR: 0.75

Typical Uses:

RES-4: Agricultural, residential, neighborhood commercial, office uses and 
multi-purpose projects.
HI: Agricultural, neighborhood commercial uses, permissible uses: light and 
heavy industrial uses including the processing, manufacturing and assembly 
of materials with associated storage as well as existing electric generation 
plants and expansions. Typical uses include phosphate/nitrate fertilizer 
manufacturing (excluding phospho-gypsum stack systems), explosive 
storage and or manufacturing facility, biohazardous waste incinerator and 
bulk solvent chemical storage and or processing.
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

2.0 LAND USE MAP SET AND SUMMARY DATA

2.3 Immediate Area Map

Adjacent Zonings and Uses

Location: Zoning: Maximum Density/F.A.R. 
Permitted by Zoning District: Allowable Use: Existing Use:

North RSC-6
Max. Density: +/-6 du per acre

Max. FAR: NA Residential Single-family residential 

South

Diana Toledo 
Almeida Rd.  & 
PD 86-0045 / 
MM 99-0829

Max. Density: N/A
Max. FAR: 0.75

Warehouse, Distribution, 
Precast Concrete 

Manufacturing and Light 
Manufacturing Uses. 

Precast Concrete 
Manufacturing & 
Associated Office

West

AR Max. Density: 1 du per 5 acres
Max. FAR: NA Residential / Agricultural Plant Nursery

RSC-6
Max. Density: +/-6 du per acre

Max. FAR: NA Residential Single-family residential 
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

East 

PD 20-0603

Max. Density: NA
FAR: Max. 0.75  

(M Zoning District Uses) 
Max. 0.50  

(CI Zoning District Uses) 

Max. 1,725,000 sf M uses 
Max. 50,000 sf CI uses  

Vacant  
Government-owned land  

(Immediate western 
portion of PD located directly 

east across U.S. Hwy. 41) 

PD  05-1887 

Max. Density: NA
FAR: 0.35 

Max. 293,638-sf public 
commercial storage facility 
& open storage with max. 
500 spaces for RV, boats.

Public Storage Facility, and 
RV/vehicle storage  

(enclosed and unenclosed)
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

2.4 Proposed Site Plan (partial provided below for size and orientation purposes. See Section 8.0 for full site plan)
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

4.0 ADDITIONAL SITE INFORMATION & AGENCY COMMENTS SUMMARY 

INFORMATION/REVIEWING AGENCY 

Environmental: Comments 
Received Objections Conditions 

Requested
Additional 

Information/Comments

Environmental Protection Commission  Yes
 No

 Yes
 No 

 Yes
 No

Natural Resources  Yes
No

 Yes
No

 Yes
No

Conservation & Environ. Lands Mgmt.  Yes
 No

 Yes
 No

 Yes
 No

Check if Applicable:
 Wetlands/Other Surface Waters 
 Use of Environmentally Sensitive Land 

Credit        
 Wellhead Protection Area        
 Surface Water Resource Protection Area 

Potable Water Wellfield Protection Area
 Significant Wildlife Habitat  
 Coastal High Hazard Area 
 Urban/Suburban/Rural Scenic Corridor  
 Adjacent to ELAPP property 
 Other: 

Public Facilities: Comments 
Received Objections Conditions 

Requested 
Additional 

Information/Comments
Transportation

 Design Exc./Adm. Variance Requested 
 Off-site Improvements Provided   

Yes 
No 

 Yes 
 No 

 Yes 
 No 

Service Area/ Water & Wastewater
Urban  City of Tampa 
Rural    City of Temple Terrace 

 Yes 
 No 

 Yes 
 No 

 Yes 
 No 

Hillsborough County School Board 
Adequate   K-5  6-8   9-12   N/A
Inadequate K-5  6-8   9-12 N/A 

Yes
 No 

 Yes 
 No 

 Yes 
 No 

Impact/Mobility Fees 
Warehouse       
(Per 1,000 s.f.)       
Mobility: $1,337 * 154 = $205,898 
Fire: $34 * 154 = $5,236       

Urban Mobility, south Fire - 154,000 sq ft Warehouse 

Page 11 of 22



APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

Comprehensive Plan: Comments 
Received Findings Conditions 

Requested
Additional 

Information/Comments
Planning Commission 

 Meets Locational Criteria       N/A 
 Locational Criteria Waiver Requested 
Minimum Density Met            N/A 

Yes
 No 

 Inconsistent 
 Consistent 

 Yes 
 No 
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

5.0 IMPLEMENTATION RECOMMENDATIONS 

5.1 Compatibility  

The subject property is located immediately north of Donna Toledo Almeida Road, which is bordered to the south by 
industrial development, including a precast concrete manufacturing facility with associated office space. To the north, 
the property abuts Adamsville Road and an established single-family residential neighborhood. Portions of the subject 
site extend slightly northward and are designated to remain as a buffer area, which will include the construction of a 6-
foot-high masonry wall. Along the northern boundary, the applicant proposes a 30-foot-wide vegetated buffer in 
compliance with Land Development Code (LDC) Section 6.06.06. Additionally, the site design incorporates a +/-100-foot 
setback from the northern property line where residential uses are located. This exceeds the required 90’ compatibility 
setback, providing enhanced separation between the proposed development and adjacent homes.  

Western Property Boundary – Additional Setback Relief for Height 
Along the western boundary, the project will not comply with the additional 2 feet of setback for every 1 foot over 20 
feet. Under standard LDC provisions, a 90-foot additional setback would be required, when added to required buffer of 
20 feet results in a 110-foot setback. Instead, the applicant proposes a minimum setback of 50 feet from the western 
property line, which allows for parking to be located along the eastern property line. To mitigate this reduced setback, 
the applicant proposes to maintain a 6-foot-high masonry wall along the entire western boundary (Type C screening), 
intended to provide both visual screening and noise attenuation for nearby uses. Property to the west is a 9.58 acre 
parcel containing a plant nursery and single-family residence.  The single-family residence (taking into account the 
northern setback) is located approximately 200 feet to the northwest of the parcel. 

Requested Variations – LDC Section 6.06.00 (Landscaping and Buffering) 
The applicant also seeks a variation from LDC Section 6.06.00, specifically regarding the required buffer width along 
the western property boundary. The request includes: 

A 10-foot-wide buffer with modified Type “C” screening, in place of the required 20-foot-wide buffer with 
standard Type “B” screening. 

Staff has reviewed the justification statement submitted by the applicant and finds they provided criteria responses per 
LDC Section 5.03.06.C.6, and staff finds that the criteria response is reasonable. The Rezoning Hearing Master’s 
recommendation for this application is required to include a finding on whether the requested variance meets the 
criteria for approval. Additional justification was included in the applicant’s submittal for the variations.   

The applicant has not requested any variations from the general site development requirements found in Parts 6.05.00, 
Parking and Loading; nor anything additional in LDC Section 6.06.00, Landscaping, Irrigation and Buffering Requirements 
of the Land Development Code. The application shall be required to be in compliance with all other requirements of the 
Hillsborough County Land Development Code.  

Planning Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated Hillsborough 
County Comprehensive Plan, subject to the conditions proposed by the Development Services Department. 

5.2 Recommendation      
Based on the above considerations, staff finds the request approvable, subject to conditions.
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

Prior to Site Plan Certification, the applicant will be required to amend the PD site plan as follows: 
Revise “Warehouse Distribution without Distribution Center” to “Warehouse with or without Distribution” 
Revise “*Inclusive of 2:1 Additional Setback” to “*2:1 additional setback shall not apply”. 
Add “minimum 75-ft. right-of-way width” to Diana Toledo Almeida Road.  
Revise “Surface Condition: Unknown” listed for Diana Toledo Almeida Road to “Poor, Fair, Good, or Excellent”. 

6.0 PROPOSED CONDITIONS  
Approval of the request, subject to the conditions listed below, is based on the general site plan submitted July 
1, 2025. 

1. The project shall be limited to the following uses.
 

2. The development shall comply with the standards shown on the July 1, 2025, site plan and the following
development standards.
a. Maximum FAR (HI FLU only):  0.36 FAR 
b. Maximum Impervious:  75 percent 
c. Maximum Building Coverage:  35 percent 
d. Minimum Front Yard (East/South)Building Setback:  30 feet* 
e. Minimum Side Yard (West) Building Setback:  50 feet* 
f. Minimum Side Yard (North) Building Setback:  100 feet** 
g. Maximum Building Height:  65 feet 

*Any height greater than 20 feet shall not be subject to Section 6.01.01, endnote 8.
**The additional 2:1 compatibility setback shall not apply.

3. The subject property shall be subject to buffering and screening requirements of Section 6.06.06 of the
Hillsborough County Land Development Code with the following exceptions.
a. The western property boundary shall provide a 10-foot-wide buffer with modified Type “C” screening.

A 6-foot-high masonry wall shall be provided which shall not be included in the 10-foot vegetated
buffer measurement.

b. The northern property boundary shall provide a 30-foot-wide buffer with Type “C” screening which
shall include a 6-foot-high masonry wall.

4. The project shall be served by and limited to one (1) right-in/right-out access connection to US 41.
Notwithstanding the above or anything shown on the PD site plan to the contrary, the location and
configuration of such access shall be subject to approval by the Florida Department of Transportation.

5. Notwithstanding anything shown on the PD site plan to the contrary, bicycle and pedestrian access may be
permitted anywhere along the PD boundaries.

6. Construction access shall be limited to those locations shown on PD site plan which are also proposed
vehicular access connections.  The developer shall include a note in each site/construction plan submittal
which indicates same.

7. The developer shall construct any site access or other improvements as may be required by the Florida
Department of Transportation (FDOT).
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APPLICATION NUMBER: PD 25-0452
ZHM HEARING DATE: July 21, 2025  
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

8. Natural Resources staff identified a number of significant trees on the site including potential Grand Oaks.
Every effort must be made to avoid the removal of and design the site around these trees. The site plan may
be modified from the Certified Site Plan to avoid tree removal.

9. Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the
Environmental Protection Commission of Hillsborough County (EPC) approvals/permits necessary for the
development as proposed will be issued, does not itself serve to justify any impact to wetlands, and does
not grant any implied or vested right to environmental approvals.

10. The construction and location of any proposed wetland impacts are not approved by this correspondence
but shall be reviewed by EPC staff under separate application pursuant to the EPC Wetlands rule detailed in
Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine whether such impacts are necessary to
accomplish reasonable use of the subject property.

11. Prior to the issuance of any building or land alteration permits or other development, the approved wetland
/ other surface water (OSW) line must be incorporated into the site plan. The wetland/ OSW line must appear
on all site plans, labeled as "EPC Wetland Line", and the wetland must be labeled as "Wetland Conservation
Area" pursuant to the Hillsborough County Land Development Code (LDC).

12. Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change pending
formal agency jurisdictional determinations of wetland and other surface water boundaries and approval by
the appropriate regulatory agencies.

13. If the notes and/or graphic on the site plan are in conflict with specific zoning conditions and/or the Land
Development Code (LDC) regulations, the more restrictive regulation shall apply, unless specifically
conditioned otherwise. References to development standards of the LDC in the above stated conditions shall
be interpreted as the regulations in effect at the time of preliminary site plan/plat approval.

14. In accordance with LDC Section 5.03.07.C,  the certified PD general site plan shall expire for the internal
transportation network and external access points, as well as for any conditions related to the internal
transportation network and external access points, if site construction plans, or equivalent thereof, have not
been approved for all or part of the subject Planned Development within 5 years of the effective  date of the
PD unless an extension is granted as provided in the LDC.  Upon expiration, re-certification of the PD General
Site Plan shall be required in accordance with provisions set forth in LDC Section 5.03.07.C
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APPLICATION NUMBER: PD 25-0452 
ZHM HEARING DATE: July 21, 2025 
BOCC LUM MEETING DATE: September 9, 2025 Case Reviewer: Tim Lampkin, AICP 

Zoning Administrator Sign Off: 

SITE, SUBDIVISION AND BUILDING CONSTRUCTION IN ACCORDANCE WITH HILLSBOROUGH COUNTY SITE DEVELOPMENT PLAN 
& BUILDING REVIEW AND APPROVAL. 
Approval of this re-zoning petition by Hillsborough County does not constitute a guarantee that the project will receive 
approvals/permits necessary for site development as proposed will be issued, nor does it imply that other required permits needed 
for site development or building construction are being waived or otherwise approved.  The project will be required to comply 
with the Site Development Plan Review approval process in addition to obtain all necessary building permits for on-site structures. 
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B. HEARING SUMMARY

This case was heard by the Hillsborough County Zoning Hearing Master on July 21, 2025. 
Ms. Michelle Heinrich of the Hillsborough County Development Services Department 
introduced the petition.  

Applicant 
Mr. Sydney Calloway spoke on behalf of the applicant. Mr. Calloway introduced the 
rezoning request and the applicant’s representative, Mr. Alexander Baumer. 

Mr. Alexander Baumer stated he is vice president of the applicant, Sunshine Solar Cold 
Storage. He introduced other applicant representatives. Mr. Baumer described the 
applicant’s business operation and the purpose of the rezoning request, and provided 
testimony as reflected in the hearing transcript. 

Mr. Colloway presented the rezoning request, introduced the applicant’s technical team, 
and provided testimony as reflected in the hearing transcript.  

Development Services Department 
Mr. Tim Lampkin, Hillsborough County Development Services Department, presented a 
summary of the findings and analysis as detailed in the staff report previously submitted 
to the record and provided testimony as reflected in the hearing transcript.  

Planning Commission 
Mr. Tyreck Royal, Hillsborough County City-County Planning Commission, presented a 
summary of the findings and analysis as detailed in the Planning Commission report 
previously submitted into the record.  

Proponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in support of the application. 

Mr. Danny Kushmer spoke in support of the rezoning request and provided testimony as 
reflected in the hearing transcript. Mr. Kushmer stated his community is the last residential 
enclave between Gibsonton and Apollo Beach and is surrounded by Port Tampa, TECO, 
and county properties. He stated the area is subject to flooding, and the highest and best 
use of the land is not for homes. He described the changes in the surrounding area and 
stated he and his wife are ready to move on. 

Mr. James Kushmer spoke in support of the rezoning request and provided testimony as 
reflected in the hearing transcript. Mr. Kushmer stated he is Danny Kushmer’s cousin and 
his family was in the produce business and has resided in the area since the early 1900s. 
He described changes in the surrounding area and stated he felt change was inevitable, 
with the port operations and railroads in proximity. He stated he has spoken with the 
applicant to sell his property and he fully supports the rezoning. 
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Ms. Michele Sanchez spoke in support of the rezoning request and provided testimony 
as reflected in the hearing transcript. She stated she owns a small farm abutting the 
Subject Property to the west and her property was affected by recent hurricanes, which 
caused her difficulties. She stated she fully supports the rezoning. 

Opponents 
The Zoning Hearing Master asked whether there was anyone at the hearing in person or 
online to speak in opposition to the application. There were none. 

Development Services Department 
Ms. Heinrich stated the Development Services Department had nothing further. 

Applicant Rebuttal 
Mr. Calloway stated he would submit to the record some letters in support of the 
application.  

The zoning master closed the hearing on RZ-PD 25-0452. 

C. EVIDENCE SUMBITTED
Mr. Calloway submitted to the record at the hearing several letters of support from owners 
of properties in proximity to the Subject Property. 

D. FINDINGS OF FACT

1. The Subject Property consists of two folio parcels with a total of approximately
10.75 acres at 6121 Adamsville Road and 12719 South U.S. Highway 41, located
on the south side of Adamsville Road, west side of South U.S. Highway 41, north
side of Diana Toledo Almeida Road, Gibsonton.

2. The Subject Property is designated Res-4 on the Future Land Use Map and is
zoned AR, AS-1, and PD 89-0173.

3. The Subject Property is in the Urban Services Area and is located within the
boundaries of the Gibsonton Community Plan and the Southshore Areawide
Systems Plan.

4. The general area surrounding the Subject Property consists of a mix of uses
including residential, agricultural, commercial and industrial uses, Port Tampa
operations, and preservation lands. Adjacent properties include a single-family
residential parcel and a parcel zoned AR with a residence and plant nursery to the
west; single-family residential uses and Adamsville Road to the north; a vacant
parcel owned by Tampa Port Authority and a mini-warehouse business to the east
across South U.S. Highway 41; and a parcel owned and operated by Tampa Port
Authority to the south across Diana Toledo Almeida Road.

5. The Hillsborough County Property Appraiser’s website shows folio 050847-0000
is improved with a manufactured home built in 1995 and folio 50848.0100 is
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improved with manufactured home built in 1990 and several other structures. A 
specialty fencing and concrete business operates on folio 50848.0100. 
 

6. The applicant is requesting to rezone the Subject Property to a Planned 
Development to allow warehousing and distribution uses. The applicant’s 
representative, Mr. Baumer, testified at the hearing that the proposed warehousing 
operation is a unique solar-powered cold storage facility that will feature subzero 
cold storage zones and will be powered by advanced solar arrays. He stated the 
proposed cold storage facility will help direct frozen cargo that is currently routed 
through Miami and Jacksonville back to Port Tampa. 
 

7. The applicant is requesting to apply the comprehensive plan Future Land Use 
policy 2.2.3 flex policy to extend the HI Future Land Use designation up to 500 feet 
into the Subject Property’s Res-4 designation to allow the warehouse use.  
 

8. The proposed development will have a maximum building height of 65 feet and will 
not comply with the additional setback of 2 feet for each 1-foot of building height 
over 20 feet, which would result in a setback of 110 feet along the Subject 
Property’s west boundary. The applicant is proposing a 50-foot setback from the 
Subject Property’s west boundary to allow for a parking area along the east 
boundary.  
 

9. The applicant is requesting a PD variation from LDC section 6.06.06., Buffering 
and Screening Requirements, to allow a 10-foot-wide buffer and Type C screening 
in lieu of the required 20-foot-wide buffer and Type B screening along the Subject 
Property’s west boundary.  
 

10. The applicant is proposing a 30-foot-wide vegetated buffer and a 100-foot building 
setback on the Subject Property’s north boundary. 
 

11. The Subject Property does not meet the comprehensive plan Commercial 
Locational Criteria and the applicant has requested a waiver. The applicant’s 
waiver request cites the Subject Property’s proximity to the waterway and Port 
Infrastructure, and the economic development benefits of the proposed use. The 
applicant’s waiver request also states that the Subject Property is vulnerable to 
flooding, which renders it unsuitable for residential development. Planning 
Commission staff reviewed the waiver request and recommended approval.   
 

12. Development Services Department staff found the proposed Planned 
Development approvable with conditions based on the applicant’s general site plan 
submitted July 1, 2025.  
 

13. Hillsborough County Transportation Review staff stated no objections, subject to 
the conditions set out in the Transportation Review Comment Sheet and 
Development Services Department staff report.  
 

Page 19 of 22



14. Planning Commission staff found the proposed planned development is an
allowable use in the flexed area designated as Heavy Industrial (HI), is compatible
with the existing development pattern of the surrounding area, and supports the
vision of the Gibsonton Community Plan and the Southshore Areawide Systems
Plan. Staff concluded the proposed rezoning is consistent with the Unincorporated
Hillsborough County Comprehensive Plan.

15. Pursuant to LDC section 5.03.06.C.6., the following findings are made on the
applicant’s request for a PD variation from LDC section 6.06.06., Buffering and
Screening Requirements, to allow a 10-foot-wide buffer and Type C screening in
lieu of the required 20-foot-wide buffer and Type B screening along the Subject
Property’s west boundary as shown on the applicant’s site plan:

(1) The variation is necessary to achieve creative, innovative, and/or
mixed use development that could not be accommodated by strict
adherence to current regulations. Yes. The evidence shows the
proposed development will consist of a unique solar-powered cold storage
facility. The applicant’s Variations Criteria Review form states the building
must be situated on the Subject Property as shown on the site plan in order
to be functional. The evidence supports a finding that the variation will allow
creative or innovative development and use of the Subject Property that
could not be accommodated by strict adherence to the LDC requirements.

(2) The variation is mitigated through enhanced design features that are
proportionate to the degree of variation. Yes. The evidence shows the
proposed development will consist of a unique solar-powered cold storage
facility. The applicant’s Variations Criteria Review form states the building
must be situated on the Subject Property as shown on the site plan in order
to be functional. The applicant is proposing a landscaped buffer and Type
C screening that consists of a masonry wall along the Subject Property’s
west boundary to provide visual screening and noise attenuation. The
evidence supports a finding that the variation is mitigated through enhanced
design features that are proportionate to the degree of variation.

(3) The variation is in harmony with the purpose and intent of the
Hillsborough County Land Development Code. Yes. The evidence
shows the proposed development will consist of a unique solar-powered
cold storage facility. The applicant’s Variations Criteria Review form states
the building must be situated on the Subject Property as shown on the site
plan in order to be functional. The applicant is proposing a landscaped
buffer and Type C screening that consists of a masonry wall along the
Subject Property’s west boundary to provide visual screening and noise
attenuation. The evidence shows the proposed development will bring
economic benefits and jobs to the area. The evidence supports a finding
that the variation is in harmony with the purpose and intent of the LDC to
foster and preserve public health, safety, comfort and welfare, and to aid in
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the harmonious, orderly, and progressive development of the 
unincorporated areas of Hillsborough County. 

 
(4) The variation will not substantially interfere with or injure the rights of 

adjacent property owners. Yes. The applicant is proposing a landscaped 
buffer and Type C screening that consists of a masonry wall along the 
Subject Property’s west boundary to provide visual screening and noise 
attenuation. The evidence supports a finding that the variation will not 
substantially interfere with or injure the rights of adjacent property owners. 

 
E. FINDINGS OF COMPLIANCE OR NON-COMPLIANCE  

WITH COMPREHENSIVE PLAN 
The record evidence demonstrates the proposed rezoning request is in compliance with 
and does further the intent of the Goals, Objectives, and Policies of Unincorporated 
Hillsborough County Comprehensive Plan. 
 

F. CONCLUSIONS OF LAW 
A development order is consistent with the comprehensive plan if “the land uses, densities 
or intensities, and other aspects of development permitted by such order…are compatible 
with and further the objectives, policies, land uses, and densities or intensities in the 
comprehensive plan and if it meets all other criteria enumerated by the local government.” 
§ 163.3194(3)(a), Fla. Stat. (2024). Based on the evidence and testimony submitted in 
the record and at the hearing, including reports and testimony of Development Services 
Staff and Planning Commission staff, applicant’s testimony and evidence, and citizen 
testimony, there is substantial competent evidence demonstrating the requested rezoning 
is consistent with the Unincorporated Hillsborough County Comprehensive Plan and does 
comply with the applicable requirements of the Hillsborough County Land Development 
Code. 
  

G. SUMMARY 
The applicant is requesting to rezone the Subject Property to a Planned Development to 
allow warehousing and distribution uses. The applicant is requesting to apply the 
comprehensive plan Future Land Use policy 2.2.3 flex policy to extend the HI Future Land 
Use designation up to 500 feet into the Subject Property’s Res-4 designation to allow the 
warehouse use. The proposed development will have a maximum building height of 65 
feet and will not comply with the additional setback of 2 feet for each 1-foot of building 
height over 20 feet, which would result in a setback of 110 feet along the Subject 
Property’s west boundary. The applicant is proposing a 50-foot setback from the Subject 
Property’s west boundary to allow for a parking area along the east boundary. The 
applicant is requesting a PD variation from LDC section 6.06.06., Buffering and Screening 
Requirements, to allow a 10-foot-wide buffer and Type C screening in lieu of the required 
20-foot-wide buffer and Type B screening along the Subject Property’s west boundary. 
The applicant is proposing a 30-foot-wide vegetated buffer and a 100-foot building 
setback on the Subject Property’s north boundary. 
 
The applicant requested a Commercial Locational Criteria waiver, and the Planning 
Commission staff recommends approval of the waiver. 
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H. RECOMMENDATION
Based on the foregoing Findings of Fact and Conclusions of Law, this recommendation 
is for APPROVAL of request to rezone the Subject Property to Planned Development, 
subject to the certification requirements and proposed conditions set out in the 
Development Services Department staff report based on the applicant’s general site plan 
submitted July 1, 2025. 

Pamela Jo Hatley PhD, JD  Date:
Land Use Hearing Officer
Pamela Jo Hatley PhD, JD 

August 11, 2025
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Unincorporated Hillsborough County Rezoning Consistency Review

Hearing Date: July 21, 2025

Report Prepared: July 10, 2025

Case Number: PD 25-0452

Folio(s): 50847.0000 & 50848.0100

General Location: West of US Highway 41 South, 
south of Adamsville Road, and north of Pembroke 
Road

Comprehensive Plan Finding CONSISTENT

Adopted Future Land Use Residential-4 (4 du/ga;0.25 FAR)

Service Area Urban

Community Plan(s) Gibsonton + SouthShore Areawide Systems

Rezoning Request Rezone from Agricultural Rural (AR) and 
Agricultural Single-Family (AS-1) to Planned 
Development-Flex (PD-Flex) for a cold storage 
warehouse. 

Parcel Size +/- 10.53 acres

Street Functional Classification US Highway 41 South – State Principal Arterial
Adamsville Road – Local
Pembroke Road – Local

Commercial Locational Criteria Does not meet; Waiver requested
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Evacuation Area 
 

 
None 

 
 

 
Staff Analysis of Goals, Objectives and Policies: 
The ± 10.53-acre subject site is located west of US Highway 41 South, south of Adamsville Road, and 
north of Pembroke Road. The site is in the Urban Service Area and is within the limits of the Gibsonton 
Community Plan and the SouthShore Areawide Systems Plan. The subject site has a Future Land Use 
(FLU) designation of Residential-4 (RES-4), and the applicant is requesting a Flex of Heavy Industrial 
Future Land Use category. The applicant is requesting to rezone from Agricultural Rural (AR) and  
Agricultural Single-Family (AS-1) to Planned Development-Flex (PD-Flex) for a cold storage warehouse. 
The facility will support frozen food storage and distribution (excluding distribution center functions). 
The project will be developed in a single phase. 
 
The site is in the Urban Service Area where, according to Objective 1.1 of the Future Land Use 
Section (FLUS), 80 percent of the county’s growth is to be directed. Policy 3.1.3 requires all new 
developments to be compatible with the surrounding area, noting that “compatibility does not mean “the 
same as.” Rather, it refers to the sensitivity of development proposals in maintaining the character of 
existing development.” The site currently has agricultural and heavy industrial uses, as classified by the 
Hillsborough County Property Appraiser. Currently, there are single-family residential uses to the north of 
the site, and the applicant is providing buyout opportunities to nearby homeowners. To the south, the 
property is adjacent to public/quasi-public and light industrial uses owned by the Tampa Port Authority. 

 
Table 1: COMPARISON OF SURROUNDING PROPERTIES 

 
Vicinity 

 
Future Land Use 

Designation 

 
Zoning 

 
Existing Land Use   

 
Subject 

Property 

 
Residential-4 

 
AR + AS-1 + PD  Agricultural + Heavy 

Industrial  

North Residential-4 RSC-6 + AS-1 + RSB  Single-Family Residential + 
Vacant  

South Heavy Industrial PD  Light Industrial + 
Public/Quasi-Public  

East Suburban Mixed-Use-6 + 
Heavy Industrial PD  Light Industrial + 

Public/Quasi-Public  

West Residential-4 + Heavy 
Industrial AR + RSC-6  Agricultural + Single-

Family Residential  
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Further east, across US Highway 41 South, the area consists of vacant land and a drainage pond. The 
proposal for a cold storage warehouse is compatible with the surrounding area and meets the intent of 
FLUS Objective 1.1 and Policy 3.1.3.  
 
Per Objective 2.2, Future Land Use categories outline the maximum level of intensity or density, and range 
of permitted land uses allowed in each category. Table 2.2 contains a description of the character and 
intent permitted in each of the Future Land Use categories. The site is in the Residential-4 (RES-4) Future 
Land Use category, which is intended for low density residential development. This land use allows for the 
consideration of agricultural, residential, neighborhood commercial, office uses and multi-purpose 
projects. The proposed cold storage warehouse use is not permitted under the current RES-4 Future Land 
Use category that exists on the subject site. The applicant is requesting a Flex Provision in accordance with 
FLUS Policy 2.2.3. This policy allows the Board of County Commissioners to adjust the boundaries of Future 
Land Use categories to accommodate zoning districts that would otherwise be inconsistent with the 
existing land use designation. Prior to any determination, Planning Commission staff is required to assess 
and provide a recommendation regarding the request’s consistency with the Comprehensive Plan. In this 
case, the applicant seeks to extend the Heavy Industrial Future Land Use designation by up to 500 feet 
into the existing RES-4 area. This would result in approximately 9.99 acres being designated as Heavy 
Industrial, with the remaining 0.76 acres retaining the RES-4 designation and will be utilized as stormwater 
management. It is important to note that the warehouse use may only be permitted within the flexed 
area and no additional flex extensions may be made from this newly designated area in the future. Since 
warehouse uses are permitted in the Heavy Industrial Category, Planning Commission staff recommends 
approval of the request, as the proposed amendment aligns with the intent of Policy 2.2.3.  
 
The Comprehensive Plan requires that all development meet or exceed the land development regulations 
in Hillsborough County (FLUS Objective 4.1, FLUS Policy 4.1.1 and FLUS Policy 4.1.2). However, at the time 
of uploading this report, Transportation comments were not yet available in Optix and thus were not 
taken into consideration for analysis of this request. 
 
The proposal meets the intent of FLUS Objective 4.4 and FLUS Policy 4.4.1 that require new development 
to be compatible to the surrounding neighborhood. In this case, the surrounding land use pattern includes 
a mix of single-family residential, agricultural, heavy industrial, and light industrial uses. The proposed 
request or a cold storage warehouse is compatible with the surrounding area and development. According 
to the most recent site plan submitted on July 1, 2025, the applicant has incorporated buffering and 
screening measures to mitigate any impacts on adjacent properties. These measures include a 30-foot 
buffer, 6-foot masonry wall, and canopy trees to provide an appropriate transition between land uses. 
Additionally, the applicant has proposed a voluntary buyout option for the homeowners that are located 
north of the subject site and have experienced flooding while living there. These homes were constructed 
prior to the implementation of modern floodplain regulations and are located within Flood Zone AE and 
are within the Coastal High Hazard Area, making them particularly vulnerable. In contrast, the proposed 
cold storage warehouse will be constructed above Base Flood Elevation on engineered platforms, which 
will reduce the risk of flooding and contribute to improved site resilience. According to Policy 4.3.6 of the 
Future Land Use Section (FLUS), development proposals within the CHHA shall provide adequate data 
during the site plan review process to assess the impacts of the proposed development upon existing 
infrastructure within the Coastal High Hazard Area and level of service standards established for shelter 
capacity and evacuation clearance times. Overall, the request demonstrates consistency with FLUS 
Objective 4.4 and its associated policies by promoting compatible development and providing adequate 
mitigation and transition between land uses.  
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The subject site does not meet Commercial Locational Criteria as established by Objective 4.7 and its 
associated policies of the Future Land Use Section (FLUS). The closest qualifying intersection is 
approximately 6,300 feet from the subject site at US Highway 41 South and Big Bend Road. Therefore, a 
Commercial Locational Criteria waiver request is required. Per FLUS Policy 4.7.10, the Board of County 
Commissioners may grant a waiver to the intersection criteria for the location of commercial uses outlined 
in Policies 4.7.2 and 4.7.6. The waiver would be based on the compatibility of the use with the surrounding 
area and would require a recommendation by the Planning Commission staff. The applicant has submitted 
a waiver request, citing the site’s proximity to the waterway and its economic development benefits. The 
request emphasizes that the proposed cold storage facility capitalizes waterway transportation, the most 
cost-efficient method for moving goods, making the site an optimal location. Additionally, the site’s 
location near existing port infrastructure enhances regional distribution capabilities and supports long-
term industrial investment. The waiver also addresses the site’s vulnerability to flooding, which poses 
significant limitations for residential development. The site is subject to FEMA-designated storm surge 
exceeding five feet above existing grade, making it unsuitable for housing due to insurance and safety 
concerns. In contrast, industrial facilities can be engineered to meet flood protection requirements, 
allowing the site to be developed in a way that maximizes its strategic and economic potential. Planning 
Commission staff has reviewed the waiver request and recommends approval based on the rationale 
provided.   
 
The Environmental Protection Commission (EPC) Wetlands Division has reviewed the proposed rezoning. 
The EPC has determined there are wetlands on site. According to Objective 6.2 of the Future Land Use 
Section, “New development and redevelopment shall not adversely impact environmentally sensitive 
areas and other significant natural systems as described and required within the Environmental and 
Sustainability Section and the Coastal Management Section of the Comprehensive Plan.” EPC determined 
that a resubmittal is not necessary; therefore, the proposed Planned Development is consistent with FLUS 
Objective 6.2.  
 
The subject site is within the limits of the Gibsonton Community Plan and SouthShore Areawide Systems 
Plan. Goal 4 of the Gibsonton Community Plan emphasizes the need for appropriately scaled commercial 
development. The plan seeks to enhance opportunities for small professional, businesses and specialty 
neighborhood retail along Gibsonton Drive and U.S. 41. In the Cultural/Historical Objective of the 
SouthShore Areawide Systems Plan, Strategy C of Goal 3 emphasizes the importance of enhancing 
existing communities by supporting a broader range of internal mixed-uses. These include mixed-density 
housing, local-serving goods/shopping, civic uses, and neighborhood scale employment.  The proposed 
cold storage warehouse supports this strategy by introducing neighborhood-scale employment to the 
area and contributing to economic viability of the area while maintaining compatibility with the 
surrounding land use pattern. By providing jobs that are accessible to residents and aligning with the 
areas mix of uses, the request helps to fulfil the intent of a balanced community within the SouthShore 
area. This is also evident in the Economic Development Objective of the plan that desires to pursue 
economic development activities that benefit residents, employers, employees, entrepreneurs, and 
businesses while improving economic prosperity and quality of life. The proposed rezoning to a Planned 
Development (PD) with a flex of the Heavy Industrial Future Land Use category for a cold storage 
warehouse aligns well with the Gibsonton Community Plan and the SouthShore Areawide Systems Plan.   
 
Overall, staff finds that the proposed use is an allowable use within the Flexed area designated as Heavy 
industrial, is compatible with the existing development pattern found within the surrounding area and 
does support the vision of the Gibsonton and SouthShore Areawide Systems Community Plans. The 
proposed Planned Development (PD) would allow for development that is consistent with the Goals, 
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Objectives, and Policies of the Future Land Use Section of the Unincorporated Hillsborough County 
Comprehensive Plan.  
 
Recommendation 
Based upon the above considerations and the following Goals, Objectives and Policies, Planning 
Commission staff finds the proposed Planned Development CONSISTENT with the Unincorporated 
Hillsborough County Comprehensive Plan, subject to the conditions proposed by the Development 
Services Department.  
_____________________________________________________________________________________ 
 
Staff Identified Goals, Objectives and Policies of the Unincorporated Hillsborough County 
Comprehensive Plan Related to the Request: 
 
FUTURE LAND USE SECTION 
 
Urban Service Area 
 
Objective 1.1: Direct at least 80% of new population growth into the USA and adopted Urban expansion 
areas through 2045. Building permit activity and other similar measures will be used to evaluate this 
objective. 
 
Relationship to the Future Land Use Map 
 
Goal 2: Ensure that the character, compatibility and location of land uses optimize the combined potential 
for economic benefit, fiscal sustainability, protection of natural resources and maintaining viable 
agriculture. Ensure density and intensities are maintained through the Future Land Use Map. 
 
Objective 2.1: The Future Land Use Map is a regulatory tool governing the pattern of development in 
unincorporated Hillsborough County through the year 2045. 
 
Policy 2.1.1: The Future Land Use Map shall identify Future Land Use categories, summarized in Table 2.2 
and further des 
 
Future Land Use Categories 
 
Objective 2.2: The Future Land Use Map (FLUM) Shall identify Land Use Categories, summarized in table 
2.2 of the Future Land Use Element. 
 
Policy 2.2.1: The character of each land use category is defined by building type, residential density, 
functional use, and the physical composition of the land. The integration of these factors sets the general 
atmosphere and character of each land use category. Each category has a range of potentially permissible 
uses which are not exhaustive, but are intended to be illustrative of the character of uses permitted within 
the land use designation. Not all of those potential uses are routinely acceptable anywhere within that 
land use category. 
 
Policy 2.2.3: The Board of County Commissioners may flex the boundaries of Future Land Use plan 
categories to recognize or grant a zoning district which is not permitted in the land use category. Prior to 



PD 25-0452 6 
 

the determination, Planning Commission staff shall make a recommendation regarding the consistency of 
the request with the Comprehensive Plan. 
 
Future Land Use categories may be considered for interpretation as flexible boundaries in accordance with 
the Flex Provision as follows: 

 Through application of the flex provision, the land use category boundaries shall be deemed to 
extend beyond the precise line to include property adjoining or separated by a man made or 
natural feature from the existing boundary line.  

 The line may be relocated a maximum of 500 feet from the existing land use boundary of the 
adopted Land Use Plan Map. Right-of-Way is not included in the measurement of the 500 foot flex. 

 No new flexes can be extended from an existing flexed area.  
 All flexes must be parallel to the land use category line.  
 A flex must be requested as part of a planned development or site controlled rezoning application. 

Major Modifications to approved zonings that changes the intensity, density or the range of uses 
will require that the previous flex request be re-evaluated for consistency and a new flex request 
may be required.  

 The Future Land Use category may be flexed a maximum of 500 feet from the existing line, not 
including right-of-way, but including man-made or natural features. Flexes must be parallel to the 
adopted Future Land Use category line.  

 Flexes are not permitted in the Rural Area or in areas specified in Community Plans. Flexes are also 
not permitted from the Urban Service Area into the Rural Area. All flexes in the Rural Area 
approved prior to July 2007 are recognized and are not to be considered non-conforming.  

 Flexes to increase density are not permitted in the Coastal High Hazard Area.  
 Flexes are not permitted from a municipality into the unincorporated county. 
 Applicants requesting a flex must provide written justification that they meet the criteria for a flex 

as outlined in Policy 2.2.4. 
 
Policy 2.2.4: A flex request must include data and analysis addressing the following criteria:  

 The availability and adequacy of public facilities to serve the proposed development 
accommodated by the flex;  

 The compatibility with surrounding land uses and their density and intensity;  
 The utilization of the flex furthers other goals, objectives and policies of the Comprehensive Plan. 

 
Compatibility 
 
Policy 3.1.1: Restrict incompatible land uses to protect established and planned neighborhoods and 
communities by utilizing planning principles that limit commercial development in residential Future Land 
Use categories. Commercial and mixed-use in residential Future Land Use categories shall be limited to 
neighborhood serving guided by the commercial locational criteria in Objective 4.7. 
 
Policy 3.1.2: Gradual transitions of intensities and densities between different land uses shall be provided 
for as new development is proposed and approved through the use of professional site planning, buffering 
and screening techniques and control of specific land uses. Screening and buffering used to separate new 
development from the existing, lower-density community should be designed in a style compatible with 
the community and allow pedestrian penetration. In rural areas, perimeter walls are discouraged and 
buffering with berms and landscaping are strongly encouraged. 
 
Policy 3.1.3: Any density increase shall be compatible with existing, proposed or planned surrounding 
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development. Compatibility is defined as the characteristics of different uses or activities or design which 
allow them to be located near or adjacent to each other in harmony. Some elements affecting compatibility 
include the following: height, scale, mass and bulk of structures, pedestrian or vehicular traffic, circulation, 
access and parking impacts, landscaping, lighting, noise, odor and architecture. Compatibility does not 
mean “the same as.” Rather, it refers to the sensitivity of development proposals in maintaining the 
character of existing development 
 
Development 
 
Objective 4.1: Efficiently utilize land to optimize economic benefits while ensuring a choice of living 
environments and protecting natural resources. 
 
Policy 4.1.1: Each land use plan category shall have a set of zoning districts that may be permitted within 
that land use plan category, and development shall not be approved for zoning that is inconsistent with 
the plan. 
 
Policy 4.1.2: Developments must meet or exceed the requirements of all land development regulations as 
established and adopted by Hillsborough County, the state of Florida and the federal government unless 
such requirements have been previously waived by those governmental bodies. 
 
Policy 4.1.6: Existing and future land development regulations shall be made consistent with the 
Comprehensive Plan, and all development approvals shall be consistent with those development 
regulations per the timeframe provided for within Chapter 163, Florida Statutes. Whenever feasible and 
consistent with Comprehensive Plan policies, land development regulations shall be designed to provide 
flexible, alternative solutions to problems. 
 
Land Use Suitability 
 
Policy 4.3.6: Development proposals within the Coastal High Hazard Area shall provide adequate data 
during the site plan review process to assess the impacts of the proposed development upon existing 
infrastructure within the Coastal High Hazard Area, as well as Level of Service Standards established for 
shelter capacity and evacuation clearance times 
 
Neighborhood/Community Development 
 
Objective 4.4: Neighborhood Protection – Enhance and preserve existing neighborhoods and 
communities. Design neighborhoods which are related to the predominant character of their surroundings. 
 
Policy 4.4.1: Any density or intensity increases shall be compatible with existing, proposed or planned 
surrounding development. Development and redevelopment shall be integrated with the adjacent land 
uses through: 
a) the creation of like uses; and 
b) creation of complementary uses; and 
c) mitigation of adverse impacts; and 
d) transportation/pedestrian connections; and 
e) Gradual transitions of intensity 
 
Commercial-Locational Criteria 
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Objective 4.7: To meet the daily shopping and service needs of residents, only neighborhood-serving 
commercial uses will be permitted within land use categories that are primarily residential or agricultural 
in nature. Intensive commercial uses (uses allowed within the Commercial Intensive zoning district) shall 
not be considered neighborhood-serving commercial. Such developments do not require a Future Land Use 
Map Amendment to a non-residential category provided they meet the criteria established by the following 
policies and all other Goals, Objectives and Policies in the Comprehensive Plan. The frequency and 
allowance of neighborhood-serving commercial uses will be different in the Urban Service Area than in the 
Rural Area due to the population density, scale and character of the areas. 
 
Policy 4.7.2: In the above land use categories, neighborhood-serving commercial uses, including office 
uses, can be considered to the maximum FAR permitted in each Future Land Use category in the following 
locations:  

 50% of the site must front along a roadway with a context classification of suburban commercial, 
suburban town or urban general context classification in the Hillsborough County Context 
Classification Map or the Florida Department of Transportation Context Classification Map; or  

 Within 1,000 feet of the intersection of roadways both functionally classified as a collector or 
arterial per the Hillsborough County Functional Classification Map. At least 75% of the subject 
property must fall within the specified distance (1,000 feet) from the intersection. All 
measurements should begin at the edge of the road right-of-way. The land area within this 
distance, as measured along both roadways, makes a quadrant (see graphic). 

 
Policy 4.7.6: Within 660 feet of the intersection of two roadways both functionally classified as a collector 
or arterial per the Hillsborough County Functional Classification Map. Neighborhood-serving commercial 
uses may be considered up to the following square footage at each quadrant of the intersection. Major 
local roadways may not be considered to meet this criterion. 75% of the subject property must fall within 
the specified 660 foot distance from the intersection. All measurements should begin at the edge of the 
road right-of-way. 
 
Policy 4.7.10: The Board of County Commissioners may grant a waiver to the intersection criteria for the 
location of commercial uses outlined in Policies 4.7.2 and 4.7.6. The waiver would be based on the 
compatibility of the use with the surrounding area and would require a recommendation by the Planning 
Commission staff. An applicant must submit a waiver request documenting unique circumstances or 
specific findings that detail how the proposed commercial or office use furthers the other goals, objectives 
and policies of the Comprehensive Plan. The Board of County Commissioners may reverse or affirm the 
Planning Commission staff's recommendation through their normal review of rezoning petitions. Financial 
hardships may not constitute justification for a waiver. 
 
Environmental Considerations 
 
Objective 6.2: New development and redevelopment shall not adversely impact environmentally sensitive 
areas and other significant natural systems as described and required within the Environmental and 
Sustainability Section and the Coastal Management Section of the Comprehensive Plan. 
 
LIVABLE COMMUNITIES ELEMENT: GIBSONTON COMMUNITY PLAN 
 
4. ECONOMY  
Goal 4a: Gibsonton will enjoy appropriately-scaled commercial development by:  
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 Working with developers and the County to amplify the positive aspects of a large retail center at 
Gibsonton Drive and East Bay Road; and  

 Enhancing the opportunities for small professional, businesses and specialty neighborhood retail 
along Gibsonton Drive and U.S. 41. 

 
LIVABLE COMMUNITIES ELEMENT: SOUTHSHORE AREAWIDE SYSTEMS COMMUNITY PLAN 
 
Cultural/Historical Objective: The SouthShore region of Hillsborough County supports a diverse 
population with people living in unique communities, interspersed with farms, natural areas, open 
spaces and greenways that preserve and enhance the natural and cultural heritage. 
 
Goal 3; Strategy C: Increase options in the Land Development Code to accommodate the retrofitting of 
existing communities to include a broader range of internal mixed uses, such as:  

1.) mixed density housing;  
2.) local-serving goods/shopping;  
3.) civic uses and;  
4.) neighborhood scale employment. 

 
Economic Development Objective: The SouthShore community encourages activities that benefits 
residents, employers, employees, entrepreneurs, and businesses that will enhance economic prosperity 
and improve quality of life. The community desires to pursue economic development activities. 
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Harry Cohen
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DEPUTY COUNTY ADMINISTRATOR
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HILLSBOROUGH COUNTY
DEVELOPMENT SERVICES DEPARTMENT

GENERAL SITE PLAN REVIEW/CERTIFICATION

Project Name:______________________________________________________

Zoning File:_____________________ Modification:________________________

Atlas Page:_____________________ Submitted:__________________________

To Planner for Review:___________ Date Due:___________________________

Contact Person:_________________ Phone:______________________________

Right-Of-Way or Land Required for Dedication: Yes No

(   ) The Development Services Department HAS NO OBJECTION to this General Site Plan.

(   ) The Development Services Department RECOMMENDS DISAPPROVAL of this General 
Site Plan for the following reasons:

Reviewed by:___________________________________ Date:_______________

Date Agent/Owner notified of Disapproval:_______________________________
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AGENCY 

COMMENTS



AGENCY REVIEW COMMENT SHEET 

TO: ZONING TECHNICIAN, Development Services Department DATE: 07/10/2025 

REVIEWER: James Ratliff, AICP, PTP, Principal Planner AGENCY/DEPT: Transportation 

PLANNING AREA: GB PETITION NO: RZ 25-0452 

 

  This agency has no objection. 
 

X  This agency has no objection, subject to listed or attached conditions. 
 

  This agency objects, based on the listed or attached conditions. 

 

CONDITIONS OF APPROVAL 
1. The project shall be served by and limited to one (1) right-in/right-out access connection to US 41.  

Notwithstanding the above or anything shown on the PD site plan to the contrary, the location and 
configuration of such access shall be subject to approval by the Florida Department of 
Transportation. 
 

2. Notwithstanding anything shown on the PD site plan to the contrary, bicycle and pedestrian access 
may be permitted anywhere along the PD boundaries.   

 
3. Construction access shall be limited to those locations shown on PD site plan which are also 

proposed vehicular access connections.  The developer shall include a note in each site/construction 
plan submittal which indicates same.  
 

4. The developer shall construct any site access or other improvements as may be required by the 
Florida Department of Transportation (FDOT). 
 
 

PROJECT OVERVIEW & TRIP GENERATION 
The applicant is requesting to rezone two parcels, totaling +/- 10.75 ac., from Agricultural Single-Family 1 
(AS-1), Agricultural Rural (AR) and Planned Development (PD) 89-0173 to PD.  The existing PD which 
compromises a part of the project closest to US 41 is approved for up to 20,000 s.f. of  the following uses: 
 

 
 
The applicant is seeking entitlements to permit a 154,000 s.f. of “Warehouse Distribution Without 
Distribution Center” uses.  Staff assumes this means Warehouse Distribution With and Without Distribution 
Center uses. 
 
Consistent with Development Review Procedures Manual requirements, the applicant submitted a trip 
generation and stie access analysis for the proposed project.  Transportation Review Section staff has 
prepared the below comparison of the number of trips generated under the existing and proposed zoning 

  This agency has no comments. 



designations, utilizing a generalized worst-case scenario.  Data presented below is based on the institute of 
Transportation Engineer’s Trip Generation Manual, 11th Edition. 
 
Existing Zoning:  

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

AS-1 and AR, 2 Single Family Detached 
Dwellings Units (LUC 210) 19 1 2 

PD 89-0173, 20,000 s.f., Vehicle Sales (LUC 
840) 544 37 57 

Subtotal: 563 38 59 
 
Proposed Use:  

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

PD, 154,000 s.f. Warehouse (LUC 150) 282 42 45 
 
 

Land Use/Size 24 Hour Two-Way 
Volume 

Total Peak Hour Trips 
AM PM 

Difference (-) 281 (+) 4 (-) 14 
 
 
TRANSPORTATION INFRASTRUCTURE SERVING THE SITE  
US 41 is a publicly maintained (by FDOT), 4-lane, divided, principal arterial roadway characterized by +/- 
12-foot-wide travel lanes in average condition. The roadway lies within a +/- 180-foot-wide right-of-way. 
There are +/- 4-foot-wide bicycles lanes on both sides of US 41 in the vicinity of the proposed project. There 
are +/- 5-foot-wide sidewalks along both sides of US 41 in the vicinity of the proposed project.   
 
The segment of US 41 on which the parcel has frontage is shown on the Hillsborough County Corridor 
Preservation Plan as a future 6-lane roadway. The existing right-of-way is sufficient to accommodate its 
future widening. 
 
 
SITE ACCESS 
Vehicular access to the site will be to/from US 41.  The applicant will have to construct any site access or 
other improvements which may be required by FDOT. 
 
 
ROADWAY LEVEL OF SERVICE (LOS) INFORMATION 
 

Roadway From To LOS 
Standard 

Peak Hour 
Directional 

LOS 

US 41 Big Bend Rd. Symmes Rd. D C 

Source: Hillsborough County 2020 Level of Service Report 
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Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

AGENCY COMMENT SHEET 
 

REZONING 

HEARING DATE: May 19, 2025 

PETITION NO.:  25-0452 

EPC REVIEWER:  Abbie Weeks 

CONTACT INFORMATION: (813) 627-2600 x1101 

EMAIL:  weeksa@epchc.org 

COMMENT DATE:  March 5, 2025 

PROPERTY ADDRESS:  6121 Adamsville Rd, 
Gibsonton 

FOLIO #: 0508470000 

STR: 03-31S-19E 

REQUESTED ZONING: From AR and AS-1 to PD 

FINDINGS 
WETLANDS PRESENT YES 
SITE INSPECTION DATE n/a 
WETLAND LINE VALIDITY n/a 
WETLANDS VERIFICATION (AERIAL PHOTO, 
SOILS SURVEY, EPC FILES) 

Fish ponds and an other surface water ditch on the 
western property boundary 

The EPC Wetlands Division has reviewed the proposed rezoning. In the site plan’s current 
configuration, a resubmittal is not necessary. If the zoning proposal changes and/or the site plans are 
altered, EPC staff will need to review the zoning again. This project as submitted is conceptually 
justified to move forward through the zoning review process as long as the following conditions are 
included:  

 
 Approval of this zoning petition by Hillsborough County does not constitute a guarantee that the 

Environmental Protection Commission of Hillsborough County (EPC) approvals/permits 
necessary for the development as proposed will be issued, does not itself serve to justify any 
impact to wetlands, and does not grant any implied or vested right to environmental approvals.  
 

 The construction and location of any proposed wetland impacts are not approved by this 
correspondence but shall be reviewed by EPC staff under separate application pursuant to the 
EPC Wetlands rule detailed in Chapter 1-11, Rules of the EPC, (Chapter 1-11) to determine 
whether such impacts are necessary to accomplish reasonable use of the subject property. 
 

 Prior to the issuance of any building or land alteration permits or other development, the 
approved wetland / other surface water (OSW) line must be incorporated into the site plan.  The 



RZ 25-0452 
March 5, 2025 
Page 2 of 2 
 

Environmental Excellence in a Changing World 
Environmental Protection Commission - Roger P. Stewart Center 

3629 Queen Palm Drive, Tampa, FL  33619  -   (813) 627-2600   -   www.epchc.org 
 

wetland/ OSW line must appear on all site plans, labeled as "EPC Wetland Line", and the 
wetland must be labeled as "Wetland Conservation Area" pursuant to the Hillsborough County 
Land Development Code (LDC). 
 

 Final design of buildings, stormwater retention areas, and ingress/egresses are subject to change 
pending formal agency jurisdictional determinations of wetland and other surface water 
boundaries and approval by the appropriate regulatory agencies. 

 
INFORMATIONAL COMMENTS: 
The following specific comments are made for informational purposes only and to provide guidance as 
to the EPC review process.  However, future EPC staff review is not limited to the following, regardless 
of the obviousness of the concern as raised by the general site plan and EPC staff may identify other 
legitimate concerns at any time prior to final project approval. 
 

 The subject property may contain wetland/OSW areas, which have not been delineated. 
Knowledge of the actual extent of the wetland and OSW are necessary in order to verify the 
avoidance of wetland impacts pursuant to Chapter 1-11.  Prior to the issuance of any building or 
land alteration permits or other development, the wetlands/OSWs must be field delineated in 
their entirety by EPC staff or Southwest Florida Water Management District staff (SWFWMD) 
and the wetland line surveyed.  Once delineated, surveys must be submitted for review and 
formal approval by EPC staff.   
 

 The site plan depicts impacts to onsite fishponds for the proposed planned development. A 
review of EPC files, aerial photographs and soils survey data indicate that the proposed 
construction activity in the other surface waters have been approved for a noticed exemption on 
March 8, 2018, pursuant to Chapter 1.11.11(1)(b)(iii). 
 

 Chapter 1-11 prohibits wetland impacts unless they are necessary for reasonable use of the 
property.  Staff of the EPC recommends that this requirement be taken into account during the 
earliest stages of site design so that wetland impacts are avoided or minimized to the greatest 
extent possible.  The size, location, and configuration of the wetlands may result in requirements 
to reduce or reconfigure the improvements depicted on the plan.   

 
 The Hillsborough County Land Development Code (LDC) defines wetlands and other surface 

waters as Environmentally Sensitive Areas.  Pursuant to the LDC, wetlands and other surface 
waters are further defined as Conservation Areas or Preservation Areas and these areas must be 
designated as such on all development plans and plats.  A minimum setback must be maintained 
around the Conservation/Preservation Area and the setback line must also be shown on all 
future plan submittals. 
 

 Any activity interfering with the integrity of wetland(s) or other surface water(s), such as 
clearing, excavating, draining or filling, without written authorization from the Executive 
Director of the EPC or authorized agent, pursuant to Section 1-11.07, would be a violation of 
Section 17 of the Environmental Protection Act of Hillsborough County, Chapter 84-446, and of 
Chapter 1-11. 

Aow/ 
 
ec: eddie@sunshinesolarcold.com  
 alex@sunshinesolarcold.com  
 johnny@americancivilengineering.com 



           AGENCY REVIEW COMMENT SHEET

NOTE: THIS IS ONLY FOR ESTIMATE PURPOSES, BASED ON THE FEES AT THE TIME THE REVIEW WAS 
MADE. ACTUAL FEES WILL BE ASSESSED BASED ON PERMIT APPLICATIONS RECEIVED AND BASED ON 
THE FEE SCHEDULE AT THE TIME OF BUILDING PERMIT APPLICATION. 

TO: DATE:

REVIEWER:

APPLICANT: PETITION NO:

LOCATION:

FOLIO NO:

Estimated Fees:

Project Summary/Description:

Zoning Review, Development Services

Ron Barnes, Impact & Mobility Fee Coordinator

Alexander Baumer/Sunshine Solar Cold Storage LLC

6121 Adamsville Rd

50847.0000

07/07/2025

25-0452

Warehouse                                        
(Per 1,000 s.f.)                                 
Mobility: $1,337 * 154 = $205,898                          
Fire: $34 * 154 = $5,236                     

Urban Mobility, south Fire - 154,000 sq ft Warehouse 



    AGENCY COMMENT SHEET 
 
 
TO: Zoning/Code Administration, Development Services Department  
 
FROM: Reviewer: Andria McMaugh  Date:  02/06/2025 

 
Agency:  Natural Resources  Petition #: 25-0452 

   
 
(  ) This agency has no comment 

 
  (  ) This agency has no objections 
 

(X) This agency has no objections, subject to listed or attached 
conditions 

 
  (  ) This agency objects, based on the listed or attached issues. 
 

1. Natural Resources staff identified a number of significant trees on the site 
including potential Grand Oaks.  Every effort must be made to avoid the 
removal of and design the site around these trees.  The site plan may be 
modified from the Certified Site Plan to avoid tree removal. This statement 
should be identified as a condition of the rezoning. 

 
2. Any interim agricultural operations shall not result in the destruction of trees 

or the natural plant community vegetation on the property. Any application to 
conduct land alteration activities on the property must be submitted to the 
Natural Resources Team of the Development Services Department for review 
and approval. Use of the agricultural exemption provision to the Land 
Alteration regulations is prohibited. 

 
3. Approval of this petition by Hillsborough County does not constitute a 

guarantee that Natural Resources approvals/permits necessary for the 
development as proposed will be issued, does not itself serve to justify any 
impacts to trees, natural plant communities or wildlife habitat, and does not 
grant any implied or vested right to environmental approvals.  

 
4. The construction and location of any proposed environmental impacts are not 

approved by this correspondence, but shall be reviewed by Natural Resources 
staff through the site and subdivision development plan process pursuant to 
the Land Development Code.  

 
5. If the notes and/or graphic on the site plan are in conflict with specific zoning 

conditions and/or the Land Development Code (LDC) regulations, the more 
restrictive regulation shall apply, unless specifically conditioned otherwise. 



References to development standards of the LDC in the above stated 
conditions shall be interpreted as the regulations in effect at the time of 
preliminary site plan/plat approval. 
 

 
 
 



WATER RESOURCE SERVICES 
REZONING REVIEW COMMENT SHEET: WATER & WASTEWATER 

 
PETITION NO.:   RZ-PD 25-0452  REVIEWED BY:   Randy Rochelle DATE:  3/4/2025 

 
 

FOLIO NO.:   50847.0000                                                                                                        

 

WATER 

  The property lies within the                               Water Service Area.  The applicant 
should contact the provider to determine the availability of water service. 

 A  12  inch water main exists   (approximately  50  feet from the site),   (adjacent 
to the site),  and is located North of the subject property within the North Right-of-Way of 
Adamsville Road . This will be the likely point-of-connection, however there could be 
additional and/or different points-of-connection determined at the time of the application 
for service. This is not a reservation of capacity. 

 Water distribution system improvements will need to be completed prior to connection to 
the County’s water system. The improvements include                                    and will 
need to be completed by the          prior to issuance of any building permits that will 
create additional demand on the system. 

WASTEWATER 

  The property lies within the                           Wastewater Service Area.  The applicant 
should contact the provider to determine the availability of wastewater service. 

 A  12  inch wastewater forcemain exists  (approximately  650   feet from the project 
site),  (adjacent to the site)   and is located southeast of the subject property within 
the east Right-of-Way of South US Highway 41 . This will be the likely point-of-
connection, however there could be additional and/or different points-of-connection 
determined at the time of the application for service. This is not a reservation of 
capacity. 

 Wastewater collection system improvements will need to be completed prior to 
connection to the County’s wastewater system. The improvements include               
and will need to be completed by the                prior to issuance of any building permits 
that will create additional demand on the system. 

COMMENTS:  The subject rezoning includes parcels that are within the Urban Service Area 
and would require connection to the County's potable water and wastewater systems. 
The subject area is located within the Hillsborough County Wastewater Service Area 
and will be served by the South County Wastewater Treatment Plant. If all of the 
development commitments for the referenced facility are added together, they would 
exceed the existing reserve capacity of the facility.  However, there is a plan in place to 
address the capacity prior to all of the existing commitments connecting and sending 
flow to the referenced facility.  As such, an individual permit will be required based on 
the following language noted on the permits: The referenced facility currently does not 
have, but will have prior to placing the proposed project into operation, adequate 
reserve capacity to accept the flow from this project. 



ENVIRONMENTAL SERVICES DIVISION
PO Box 1110  

Tampa, FL 33601-1110

Agency Review Comment Sheet
NOTE:  Wellhead Resource Protection Areas (WRPA), Potable Water Wellfield Protection 
Areas (PWWPA), and Surface Water Resource Protection Areas (SWRPA) reviews are based 
on the most current available data on the Hillsborough County maps, as set forth in Part 
3.05.00 of the Land Development Code.

TO:

REVIEWER:

PROPERTY OWNER:

APPLICANT:

LOCATION:

FOLIO NO.:

Zoning Review, Development Services REQUEST DATE: 2/ /2025 

Kim Cruz, Environmental Supervisor REVIEW DATE: 2/26/2025 

Sunshine Solar Cold Storage PID: 25-0452 

LLC/Heriberto Ruiz Jr.

Alexander Baumer/Sunshine Solar Cold Storage LLC

6121 Adamsville Rd. Gibsonton, FL 33534

50847.0000 

AGENCY REVIEW COMMENTS:

At this time, according to the Hillsborough County BOCC approved maps adopted in the 
Comprehensive Plan, the site does not appear to be located within a Wellhead Resource Protection 
Area (WRPA), Potable Water Wellfield Protection Area (PWWPA) and/or Surface Water 
Resource Protection Area (SWRPA), as defined in Part 3.05.00 of the Hillsborough County Land 
Development Code (LDC).   

At this time, Hillsborough County EVSD has no objections to the applicant’s request. 



AGENCY REVIEW COMMENT SHEET 
 

TO:  ZONING TECHNICIAN, Planning Growth Management DATE: 17 Feb. 2025 

REVIEWER:   Bernard W. Kaiser, Conservation and Environmental Lands Management 
APPLICANT:   John Herbert PETITION NO:  RZ-PD 25-0452 
LOCATION:   6121 Adamsville, Rd., Gibsonton, FL  33534 

FOLIO NO:   50847.0000 SEC: 03   TWN: 31   RNG: 19 
 

 

 

  This agency has no comments. 

 

  This agency has no objection. 

 

 This agency has no objection, subject to listed or attached conditions.  

 

 This agency objects, based on the listed or attached conditions. 

   

COMMENTS:        . 
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· · · · · · · · · · · HILLSBOROUGH COUNTY, FLORIDA
· · · · · · · · · · · BOARD OF COUNTY COMMISSIONERS
·

· · ·IN RE:

· · ·ZONE HEARING MASTER
· · ·MEETING
·

·

· · · · · · · · · · · ·ZONE HEARING MASTER MEETING
· · · · · · · · ·TRANSCRIPT OF TESTIMONY AND PROCEEDINGS
·

· · · · · · · ·BEFORE:· · · · Susan Finch
· · · · · · · · · · · · · · · Zone Hearing Master
·
· · · · · · · · · · · · · · · Pamela Jo Hatley
· · · · · · · · · · · · · · · Zone Hearing Master

· · · · · · · ·DATE:· · · · · Monday, July 21, 2025

· · · · · · · ·TIME:· · · · · Commencing at 6:01 p.m.
· · · · · · · · · · · · · · · Concluding at 10:06 p.m.
·
· · · · · · · ·LOCATION:· · · Hillsborough County BOCC -· Development
· · · · · · · · · · · · · · · Services Dept. (LUHO, ZHM, Phosphate)
· · · · · · · · · · · · · · · 601 East Kennedy Boulevard
· · · · · · · · · · · · · · · Second Floor Boardroom
· · · · · · · · · · · · · · · Tampa, Florida 33601
·

·

·

·

·

·

· · ·Reported by:
· · ·Diane DeMarsh, AAERT No. CER-1654
· · ·Digital Reporter

·
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·1· · · · · · ·MS. HEINRICH:· Our next item is item D.4. PD Rezoning

·2· ·24-0452.

·3· · · · · · ·The applicant is requesting to rezone property zoned

·4· ·AR, AS-1 and PD to Plan Development.· Tim Lampkin with

·5· ·Development Services will provide staff findings after the

·6· ·applicant's presentation.

·7· · · · · · ·HEARING MASTER:· Thank you.· Applicant?

·8· · · · · · ·MR. CALLOWAY:· Good evening.· My name is Sydney

·9· ·Calloway.· I'm with the law firm of Shutts & Bowen located at

10· ·4301 West Boy Scout Road, here today presenting on behalf of the

11· ·applicant, Sunshine Solar Cold Storage, LLC.

12· · · · · · ·Madam Hearing Officer, what I'd like to do is just

13· ·take a minute and introduce Sunshine Solar who is led by the

14· ·Vice President Alexander Baumer, as well as the president, Eddie

15· ·Ruiz.· I'm going to ask Mr. Baumer if he could give just a quick

16· ·description of the property and the proposed use, then we'll

17· ·follow that with a more specific inquiry into the application

18· ·that has been submitted by Sunshine Solar to Planning Staff and

19· ·to Land Development staff as well.

20· · · · · · ·Mr. Baumer?

21· · · · · · ·HEARING MASTER:· Thank you.· If you would please state

22· ·your name and your address?· Thank you.

23· · · · · · ·MR. BAUMER:· Good evening.· My name is Alexander

24· ·Baumer.· I reside at 429 Southwest 195th Avenue, Pembroke Pines,

25· ·Florida.· I serve as vice president of Sunshine Solar Cold.
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·1· ·With me today are my partners, Eddie Ruiz, Jr., who's already

·2· ·been introduced, and our vice president of marketing, Mr. Mike

·3· ·Matranga.

·4· · · · · · ·Mr. Danny Woodson (ph), our COO for the facility,

·5· ·could not be with us today.· We're all long-term, lifetime or

·6· ·almost lifetime Florida residents with extensive experience in

·7· ·the cold storage and frozen food industries.

·8· · · · · · ·We're here to respectfully request a recommendation

·9· ·for zoning approval to convert a storm-damaged, underutilized

10· ·parcel on Adamsville Road into a first-of-its-kind, solar-

11· ·powered cold storage facility.· This land, like the rest of the

12· ·surrounding area, was devastated by the 2024 hurricanes.· Our

13· ·aim is to revitalize this blighted area, not by expanding into

14· ·undeveloped land, but by building within existing

15· ·infrastructure.

16· · · · · · ·The facility will feature subzero cold storage zones,

17· ·AI controlled mobile racking systems, advanced solar arrays that

18· ·will utilize TECO net metering to attain a 100 percent solar

19· ·power usage, water reclamation system, and energy efficient LED

20· ·lighting throughout.· This project brings clear benefits to our

21· ·community revitalization of storm damaged land into an advanced,

22· ·AI managed, fully digital, and energy efficient cold storage

23· ·facility, serving as a scalable model for next generation solar

24· ·power frozen logistics infrastructure.

25· · · · · · ·Job creation both in construction and permanent
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·1· ·operations, creating 95 new permanent jobs and careers for

·2· ·Hillsborough County residents.· Increased nearby property values

·3· ·with solar integrated industrial development project to raise

·4· ·adjacent residential real estate by an estimated 10 to 15

·5· ·percent.· The project includes pending acquisitions of

·6· ·surrounding properties, enabling residents to relocate to safer,

·7· ·more resilient communities less vulnerable to hurricanes and

·8· ·flooding.

·9· · · · · · ·For Hillsborough County and the Port of Tampa, this

10· ·cold storage hub will strengthen the local food supply chain by

11· ·enhancing agricultural and seafood logistics, while reinforcing

12· ·the enforcing the region's leadership in sustainable

13· ·agriculture, industry -- industry -- industrial infrastructure.

14· ·It will also help us redirect frozen cargo currently routed

15· ·through Miami and Jacksonville, back to the Port of Tampa by

16· ·providing expanded cold storage capabilities upon project

17· ·completion.

18· · · · · · ·At a state level, this would be the first 100 percent

19· ·solar-powered cold storage facility on the East Coast, reducing

20· ·carbon emissions, supporting clean energy goals, and showcasing

21· ·Florida's potential in solar economy.

22· · · · · · ·In closing, this is more than a facility.· It's a

23· ·resilient, sustainable, job creating project that brings

24· ·economic and environmental value to Hillsborough County and the

25· ·State of Florida.· We respectfully ask for your support and
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·1· ·recommendation for zoning approval.· Thank you.

·2· · · · · · ·HEARING MASTER:· Thank you.

·3· · · · · · ·MR. CALLOWAY:· Madam Hearing Officer.· The consultant

·4· ·teams for this proposed development is Johnny Herbert from

·5· ·American Civil Engineering Company.· He's here to answer any

·6· ·questions that you may have relative to specific site design.

·7· ·Also, Jesse Kamm, PhD, the vice president of Ti Cold, he is also

·8· ·here to address questions that you may have regarding this.

·9· · · · · · ·This property, as you know, is currently zoned AS-1

10· ·and AR it is a 10.75-acre site.· That is in an area that is in

11· ·transition from some residential uses, which are on the northern

12· ·side of this property.· As the application reflects the north

13· ·side of this property we are proposing a western border, that

14· ·is -- it'll have a vegetated buffer area, but it will be set.

15· ·Back 100 feet, which is another ten feet beyond what is actually

16· ·required.· This buffer zone will also be supported by a six-foot

17· ·masonry wall, which is again consistent with requirements.

18· · · · · · ·On the west side of the property, we're also proposing

19· ·a 50-foot setback, but we're also including a proposed six-foot

20· ·masonry wall along the western property line.· That western

21· ·masonry is -- the wall will be situated to provide visual

22· ·screening and noise attenuation along the property.· And as Mr.

23· ·Baumer has said, along that northern border line of the

24· ·property, there are several residential properties who he has,

25· ·and the company has been working with, to secure contracts for
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·1· ·the sale.

·2· · · · · · ·This will provide those neighbors an opportunity to

·3· ·transition from this area, which is basically a mixed-use and

·4· ·heavy industrial use property and area, so that they will have

·5· ·some ability to move away from this area where the flooding is

·6· ·taking place.

·7· · · · · · ·You will hear from -- the application also makes use

·8· ·of a design of a building that will be.· Based above flood

·9· ·elevations.· It will be designed specifically for that.· But it

10· ·is also important that that building will roughly be 154,000

11· ·square feet of building space, 21st century technology designed

12· ·to be above the base flood levels.· And that is specifically

13· ·important because what we're also asking for Madam, is a

14· ·requested variance under Section 6.06.06 relating to landscape

15· ·and buffering.· The landscape and buffering requirement here is

16· ·a ten-foot that -- that we're seeking is a ten-foot landscape

17· ·buffer in lieu of the 20-foot buffer that provides for a -- a

18· ·screening that is Type B.· We're proposing a ten-foot buffer

19· ·that will have a Type C screening that is, essentially, again a

20· ·masonry wall, which gives more visual protection, more noise

21· ·attenuation for the surrounding uses.

22· · · · · · ·And so we're asking that the variance request do --

23· ·are approved based on the documents that are included within our

24· ·application, as well as the statements that you have here before

25· ·you.
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·1· · · · · · ·The Development Services staff have agreed that this

·2· ·proposed development is approvable with conditions.· Planning

·3· ·staff has indicated that the site is consistent with the

·4· ·Unincorporated Comprehensive Plan.· They've included a number of

·5· ·objectives and policies that this particular development fits

·6· ·with, and we're asking that the that you approve a

·7· ·recommendation to the Board of County Commissioners with the

·8· ·conditions that we've noted.

·9· · · · · · ·HEARING MASTER:· All right.· Thank you, sir.· No

10· ·questions for you.

11· · · · · · ·MR. CALLOWAY:· Okay.

12· · · · · · ·MR. LAMPKIN:· Good evening.· Tim Lampkin, Development

13· ·Services.

14· · · · · · ·So this is a 10.75 unified development.· It's located

15· ·at the northwestern corner of Diana Toledo Almeida Road and US

16· ·Highway 41.· They're requesting to allow warehouse and

17· ·distribution uses.· Staff notes that the applicant is also

18· ·requesting a flex to utilize a 500-foot Future Land Use flex

19· ·provision to extend the HI and future land use designation up to

20· ·500 feet into the existing RES-4 designation.

21· · · · · · ·This property is as the applicant stated, it's

22· ·bordered to the south by industrial development, including a

23· ·precast concrete manufacturing facility with associated office

24· ·space.· To the north the property of abuts Allensville Road,

25· ·it's an stablished single-family residential neighborhood.
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·1· · · · · · ·Portions of the site extend slightly northward and

·2· ·are designated to remain as a buffer area, which includes the

·3· ·construction of a six-foot high masonry wall along the northern

·4· ·boundary.· The applicant also proposes a 30-foot wide vegetated

·5· ·buffer in compliance with the Land Development Code 6.06.06.

·6· ·Additionally, the site design incorporates -- and the applicant

·7· ·spoke to this, it's over 100-foot setback from the northern

·8· ·property line where the residential uses are located.· This

·9· ·exceeds what would be the required 90-foot compatibility buffer

10· ·for the two-for-one setback.

11· · · · · · ·On the western property boundary, the applicant seeks

12· ·relief for the height and they will not comply with the two-for-

13· ·one for every 1 foot over 20.· Under standard LDC provisions, a

14· ·90-foot setback would be required and when added to the buffer

15· ·of 20 feet, it results in 110 feet and the applicant request

16· ·relief.· Staff notes that the single-family residence, taking

17· ·into account the northern setback, is located approximately 200

18· ·feet to the northwest of the parcel.

19· · · · · · ·The applicant is requesting a -- one variation from

20· ·Land Development Code 6.06.00, landscaping and buffering.

21· ·They're seeking specifically relief or variation from the

22· ·required buffer width along the western property boundary.· So

23· ·they're proposing a ten-foot wide buffer with modified type

24· ·screening.· Modified because they're proposing to have that

25· ·masonry wall there, of the required -- when the required would
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·1· ·be a standard Type B screening.

·2· · · · · · ·Staff has reviewed the justification statement

·3· ·submitted by the applicant and finds the criteria responses

·4· ·reasonable.· Based upon the above, staff finds the request

·5· ·supportable, subject to conditions.

·6· · · · · · ·HEARING MASTER:· All right.· Thank you.· No questions

·7· ·for you.

·8· · · · · · ·MR. LAMPKIN:· Thank you.

·9· · · · · · ·THE COURT:· All right.· Planning Commission?

10· · · · · · ·MR. ROYAL:· Good evening.· Tyreck Royal, Planning

11· ·Commission staff.

12· · · · · · ·The proposal meets the intent of FLU Objective 4.4.

13· ·and FLU Policy 4.4.1 that require a new development to be

14· ·compatible to the surrounding neighborhood.· In this case, the

15· ·surrounding land use pattern includes a mix of single-family

16· ·residential, agricultural, heavy industrial, and light

17· ·industrial uses.· The proposed request for a cold storage

18· ·warehouse is compatible with the surrounding area and

19· ·development.

20· · · · · · ·According to the most recent site plan submitted on

21· ·July 1st, 2025, the applicant has incorporated buffering

22· ·screening measures to mitigate any impacts on adjacent

23· ·properties.· The measures include a 30-foot buffer, 6-foot

24· ·masonry wall, and canopy trees to provide appropriate transition

25· ·between land uses.
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·1· · · · · · ·The subject site does not meet commercial locational

·2· ·criteria as established by Objective 4.7 and its associated

·3· ·policies in the Future Land Use section.· The closest qualifying

·4· ·intersection is approximately 6,300 feet away from the subject

·5· ·site at US Highway 41 and Big Bend Road.· Therefore, a

·6· ·commercial location criteria waiver was required.· The applicant

·7· ·submitted a waiver request saying that the site's approximate

·8· ·proximity to the waterway and its economic development benefits.

·9· ·The request emphasizes that the proposed cold storage facility

10· ·capitalizes waterway transportation, the most cost effective

11· ·method for moving goods, making the site an optimal location.

12· · · · · · ·Additionally, the site is located near an existing

13· ·port infrastructure that enhances regional distribution

14· ·capabilities and supports long-term industrial investment.

15· ·Planning Commission staff has reviewed the waiver request and

16· ·recommends approval based on the rationale provided.

17· · · · · · ·Overall, staff finds that proposed uses allow use

18· ·within the flex area designated as Heavy Industrial is

19· ·compatible with the existing development pattern found in the

20· ·area.· And based upon the above considerations and the goals,

21· ·objectives, and policies, staff find that the proposed Planned

22· ·Development is consistent with Unincorporated Hillsborough

23· ·County Comprehensive Plan.· Thank you.

24· · · · · · ·HEARING MASTER:· All right.· Thank you.

25· · · · · · ·Okay.· Is there anyone here or online who wishes to
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·1· ·speak in support of this application?· Please come forward if

·2· ·you wish to speak in support of this application.

·3· · · · · · ·MR. D. KUSHNER:· Thank you very much.· Danny Kushner,

·4· ·my wife and I reside at 6107 Adamsville Road, Gibsonton, Florida

·5· ·33534.

·6· · · · · · ·We've seen the signs where the time has come, and my

·7· ·wife and I wanted to provide our view on the proposed changes

·8· ·for zoning that would allow this cold storage unit to be built.

·9· · · · · · ·We are surrounded by Port Tampa, Florida Trustees,

10· ·TECO, Hillsborough County property, making us the last

11· ·residential enclave between Gibsonton and Apollo Beach.· We

12· ·chose to keep our home in Adamsville, knowing at some point in

13· ·time soon, either Port Tampa or a private company would be

14· ·interested in purchasing this property.

15· · · · · · ·Today, and especially since the flood, the highest and

16· ·best use for this land is not homes.· Meaning appraising our

17· ·property as commercial or even industrial makes the land, not

18· ·the homes, much more valuable.· Approximately 30 acres of land

19· ·is on the south side of Adamsville Road, between 41 and the bay,

20· ·and about 60 acres on the north side.· Now, and after several

21· ·conversations with the applicant, the developer, my wife and I

22· ·are comfortable providing our support for this project.

23· · · · · · ·While we love Adamsville and as a family, we have

24· ·spent well over 100 years living, farming, working, and playing

25· ·here, now we are surrounded by industry and we are prepared to

Transcript of Proceedings
July 21, 2025

U.S. Legal Support | www.uslegalsupport.com

Transcript of Proceedings
July 21, 2025

U.S. Legal Support | www.uslegalsupport.com 111
YVer1f



Page 112
·1· ·move on.· Adamsville is no longer a sleepy little community and

·2· ·with the last year's flooding, the decision and timing are good

·3· ·for us.· We believe all our neighbors will benefit greatly.

·4· ·Industrial zoning, commercial zoning, it adds an incredible

·5· ·value to this property.· And with our proximity to the bay, the

·6· ·railroad tracks, and the interstate, this change makes sense.

·7· ·So thank you.

·8· · · · · · ·And under the current circumstances of this applicant

·9· ·and submittal, we're committed to this and we support this

10· ·project 100 percent.· Thank you.

11· · · · · · ·HEARING MASTER:· All right.· Thank you, sir.· Be sure

12· ·and sign in there with the clerk.

13· · · · · · ·All right.· Is there anyone else who wishes to speak

14· ·in support?· Please come forward.

15· · · · · · ·MR. J. KUSHNER:· Hello.· My name is James Kushner,

16· ·Danny's cousin.· My -- at 6123 Adamsville Road, Gibsonton,

17· ·Florida 33534.· My family, as Dan had mentioned, has been on

18· ·the -- from the road there and founded it in the early 1900s.

19· ·My family was pretty large in the -- in the produce business, we

20· ·raised tomatoes.· And eventually we sold some of our properties

21· ·to people for -- for business projects.· In fact 20 to 30 feet

22· ·south of this proposed site we sold to Tampa -- Tampa Steel to

23· ·do a -- to do -- to put in a factory there.

24· · · · · · ·I give my support, even though I've lived on the same

25· ·street 60 years, because I feel like we are being squeezed in.
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·1· ·We're the last residential enclave between Apollo Beach and

·2· ·Gibsonton, and I feel like it's inevitable.· With the proximity

·3· ·to the port and the -- having railroad access, it -- it's just

·4· ·a -- it's a no brainer that that's where we were headed.

·5· · · · · · ·There -- you go by Adamsville, and there's no

·6· ·residences on either side until you get to Apollo Beach.· And I

·7· ·fully give my support for this after talking to the -- the

·8· ·applicants.· I -- I feel they -- they have the best interest in

·9· ·mind of the surrounding community.· And after a negotiation, we

10· ·have spoke about purchasing my property, I feel like this was a

11· ·step that they made to try to make it better for everyone else,

12· ·as far as having to have industry in their backyard.

13· · · · · · ·So to sum it all up, I support this project 100

14· ·percent and I hope that the zoning is -- is -- reflects that.

15· ·Thank you.

16· · · · · · ·HEARING MASTER:· All right.· Thank you sir.· Is there

17· ·anyone else who wishes to speak in support?· Okay.· Please come

18· ·forward.

19· · · · · · ·MS. SANCHEZ:· Good evening.· My -- my name is Michele

20· ·Sanchez.· I live at 6101 Adamsville Road, Gibsonton, Florida,

21· ·33534.· We have about close to seven acres that abuts the

22· ·applicant's project, proposed project, about 440 feet to their

23· ·west.· We have a small farm which had taken on quite a bit of

24· ·water from the -- the hurricanes, and -- and like the previous

25· ·speakers, we too fully support 100 percent this -- this new
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·1· ·development.

·2· · · · · · ·We are also feeling the -- the squeeze and -- you

·3· ·know, farming and -- and what we had gone through was quite

·4· ·difficult the past few months.· So I will leave you with this,

·5· ·that we definitely will support.· We hope that it goes through.

·6· ·Thank you.

·7· · · · · · ·HEARING MASTER:· All right.· Thank you, ma'am.· All

·8· ·right.· Anyone else who wishes to speak in support of this

·9· ·application?· All right.· I do you not hear anyone.· Is there

10· ·anyone here or online who wishes to speak in opposition to this

11· ·application?· All right.· I do not hear anyone.

12· · · · · · ·All right.· Development Services, anything further?

13· · · · · · ·MS. HEINRICH:· No, ma'am.

14· · · · · · ·THE COURT:· All right.· And applicant, anything

15· ·further?

16· · · · · · ·MR. CALLOWAY:· Hearing Officer, I'd like to submit

17· ·some letters of support for the application for purposes of the

18· ·record.

19· · · · · · ·HEARING MASTER:· All right.· And so that will close

20· ·the hearing on rezoning PD 25-0452.

21

22

23

24

25
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1

Rivas, Keshia

From: Ann Kimball <kimballann2@gmail.com>
Sent: Wednesday, July 16, 2025 8:08 AM
To: Hearings
Subject: Support for Rezoning Request - 6121 Adamsville Road, Gibsonton, FL 33534

  

External email: Use caution when clicking on links, opening attachments or replying to this email.  

 
Dear Members of the Planning Commission:  
 
My name is Ann M. Kimball, and I reside at 6113 Adamsville Road, Gibsonton, FL 33534.  My property sits 
directly adjacent to subject property at 6121 Adamsville Road, Gibsonton, FL 33534. 
 
My property, Parcel ID U-03-31-19-1RR-000000-00109.4 has a free and clear title, no encumbrances, for 
which I have a pending contract contingent upon approval of said rezoning request. 
 
I am writing to formally express my support for the requested rezoning of Application No. RZ-PD 25-0452, 
and allow the project at 6121 Adamsville Road, Gibsonton, FL 33534 to move forward. 
 
I respectfully urge the Planning Commission to approve this rezoning request for Application No. RZ-PD 
25-0452, and allow this project at 6121 Adamsville, Road, Gibsonton 33534 to move forward. 
 
Thank you for your time and thoughtful consideration. 
 
Sincerely,   
 
Ann M. Kimball 
Kimballann2@gmail.com 
6113 Adamsville Road 
Gibsonton, FL 33534 
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Rivas, Keshia

From: Hearings
Sent: Monday, July 14, 2025 10:46 AM
To: Rome, Ashley; Rivas, Keshia; Lampkin, Timothy
Subject: FW: APP NO : RZ-PD 25-0452
Attachments: SUPPORT LETTER.pdf

 

  

External email: Use caution when clicking on links, opening attachments or replying to this email.  

 
To whom it may concern,   
 
Please see the attached letter supporting the zone change for this project.  
 
Respectfully , 
James Kushmer  

25-0452

Received 07-11-25 
Development Services



JAMES R. KUSHMER SR. 7/4/2025 

6123 ADAMSVILLE RD. 

GIBSONTON, FL 33534 

jameskushmer@gmail.com 

RE: SUPPORT FOR SUNSHINE SOLAR, RZ-PD-25- 0452 

HEARING DATE 7/21/2025 

TO WHOM IT MAY CONCERN, 

My name is James Kushmer and I have been a lifelong resident of Adamsville Road. 

My family settled in the area in the early 1900’s and raised tomatoes to sell 
commercially. 

I therefore have seen a lot of change in the area and my family contributed to this over 
the years by selling our family farm lands to companies for commercial purposes for 
example the Tampa Steel property located behind this proposed site, the gypsum 
plant to the south as well as other local properties. 

Adamsville Rd. is the last residential enclave between Apollo Beach and Gibsonton 
and we always knew that with its proximity to the port as well as railroad access it was 
inevitable that it would be rezoned for other purposes than residential uses. 

I was approached by representatives of this proposed facility on their plans, and they 
agreed to purchase my home as it is adjacent to their project. 

With this plan in place I support the zone change, it will increase the value of the 
surrounding properties as well as create employment opportunities. 

In conclusion I give my full support for the proposed zoning change contingent upon 
the successful execution of the contract for the purchase of my property.  

Sincerely, 

James R. Kushmer Sr. 

25-0452
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Rome, Ashley

From: Norris, Marylou
Sent: Monday, February 24, 2025 10:34 AM
To: Rome, Ashley
Cc: Vazquez, Bianca
Subject: FW: Automatic reply: RZ-PD-25-0452

Good morning, 

Please see the email below and respond to customer. 

Thank you, 
Marylou Norris
Administrative Specialist 
Community Development Section 
Development Services Department 

P: (813) 276-8398 
E: NorrisM@HCFLGov.net  
W: HCFLGov.net  

Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

External email: Use caution when clicking on links, opening attachments or replying to this email. 

Please see email below…. 
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Sincerely, 
 

Danny Kushmer 
 

https://linktr.ee/dannykushmer 
 
813-360-0747 
 
 
Dear Maricela,  
 

I understand a Zoning Hearing Master date has been set for May 19, can you tell me when the Land Use Hearing 
Officer will hear this????? 
 
Also, is it time for adjacent landowners to submit our issues? If so, do we submit to you? 
 
Danny 
 
 
 
 
 
 
 
 
 
Begin forwarded message: 

From: "Medrano, Maricela" <MedranoM@hcfl.gov> 
Date: February 24, 2025 at 10:17:00 AM EST 
To: Danny Kushmer <danny.kushmer@gmail.com> 
Subject: Automatic reply: RZ-PD-25-0452 

  
Thank you for your message. I will be out of my office from 2/20 at 1 PM and until 2/24,. If you need assistance during my 
absence, please contact Marylou Norris at 813-276-8398 / norrism@hillsboroughcounty.org   
Thank you.   
  
Gracias por su mensaje. Estare fuera de mi oficina del jueves 20 de febrero a la 1 PM y hasta el lunes 24.  Si necesita 
asistencia durante mi ausencia por favor contacte a Marylou Norris al 813-276-8398 / norrism@hillsboroughcounty.org. 
Gracias. 
  
Maricela Medrano de Luna 
Executive Planner 
Development Services Department 
Hillsborough County 
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Rome, Ashley

From: Danny Kushmer <danny.kushmer@gmail.com>
Sent: Monday, February 24, 2025 12:07 PM
To: Rome, Ashley
Cc: Lampkin, Timothy; Norris, Marylou
Subject: Re: Automatic reply: RZ-PD-25-0452

  

External email: Use caution when clicking on links, opening attachments or replying to this email.  

 
Is the applicant required to notice the adjacent landowners and conduct a meeting with them prior to the 
May 19th hearing?  
 
 
Sincerely, 
 
 
Danny Kushmer 
 
 
https://linktr.ee/dannykushmer 
 
813-360-0747 
 
 

On Feb 24, 2025, at 11:33 AM, Rome, Ashley <RomeA@hcfl.gov> wrote: 

The application will be heard at the Zoning Hearing Master hearing by a Land Use Hearing 
Officer on May 19, 2025 at 6:00 PM. 

  

Written comment and documentation can be submitted via email to Hearings@hcfl.gov. 
The cutoff to submit comments and materials to the record is May 15, 2025 by 5:00 pm. If 
after the cutoff date, it must be in person or by proxy at the hearing. Materials cannot be 
submitted at the hearing through virtual participation. 

  

Please note that neither video nor audio can be accepted via email. To submit these, the 
file(s) must be placed on an otherwise empty USB drive, brought to the hearing, and the 
USB submitted to the Clerk. The USB drive will not be returned. 
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You can attend the hearing by virtual participation; registration should open one week 
before the hearing at the following link: http://hcflgov.net/SpeakUp. You can register up to 
30 minutes prior to the start of the hearing. 
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