INTEROFFICE MEMORANDUM

TO: SITE PLAN REVIEW STAFF

FROM: JEFF ARMSTRONG, AICP, ASSISTANT DIRECTOR OF PLANNING AND
DEVELOPMENT SERVICES

SUBJECT: CASE #34-46B-2016 TA TRUCK STOP

DATE: MARCH 9, 2017

The TA Travel Center zoning case is on the March 13, 2017 Planning and Zoning
Commission agenda. Staff has received a new concept plan (Attachment 1) from the
applicant that includes electrification facilities. Specifically, they have proposed five power
distribution centers that can each power up to four truck parking spaces. Therefore, 20 of
the proposed 95 truck parking spaces would have access to electrification.
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REQUEST FOR ZONING PLANNING AND

{
RECLASSIFICATION MESQUITE DEVELOPOMENT SERVICES
T E X A S
Real. Texas. Service.

FILENO.: 34-46B-2016 P&Z HEARING DATE: December 12, 2016
COUNCIL DATE: January 3, 2017

GENERAL INFORMATION

APPLICANT: Monte Akers on behalf of TA Operating, Inc.

REQUESTED ACTION: Rezone from C, Commercial to PD-C, Planned Development-Commercial
to include a Conditional Use Permit for a Truck Stop

LOCATION: 2614 Big Town Blvd.

SITE BACKGROUND

EXISTING LAND USE AND The 13.722-acre property is the location of the vacated TA Truck

SIZE: Stop. Existing structures remain, but have become dilapidated.
Much of the property is old pavement that has become worn and
the property is generally in poor condition. The subject property
is on the City’s T-25 list of most problematic properties.

SURROUNDING LAND USE North: C, Commercial (Pepsi facility)
AND ZONING (see attached South: C, Commercial and PD-C (Hotel and Various commercial
map): uses)
West: C, Commercial (Various commercial uses)
East: C, Commercial and TNMR, Traditional Neighborhood
Mixed Residential (Vacant)

ZONING HISTORY: 1954: Annexed and zoned Single-family residential

1964: Rezoned to Commercial with Special Permit for a Truck
Stop (Expired)

2004: Conditional Use Permit for  Truck  Parking
(Expired)

2012: Conditional Use Permit for Truck Parking for a 3 month
period from November 19, 2012 to January 31,
2013. (Expired)

2013: Conditional Use Permit for Truck Parking for two 4-month
periods (Expired)

PLATTING: Platted as Truckomatic Addition. Will require a replat.

GENERAL: In July 2015, the City Council approved the Skyline Logistics Hub Overlay (SLH),
which included specific requirements for Truck Stops and the provision that they
be permitted by conditional use permit in the SLH (see Zoning Ordinance section
4-934 below). Travel Centers of America (TA) has owned the subject property for
many years and operated a truck stop on the property which closed in 2003. The

Planning and Development Services Department
Planning & Zoning Division
Prepared by: Jeff Armstrong, AICP
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applicants propose demolishing all remaining improvements on the site and
building a brand new facility that would include six truck fueling lanes, two of which
would be for liquid natural gas, six car fueling pumps (12 fueling positions),
convenience store, truck parking, truck maintenance, a full service restaurant and
facilities for truckers such as showers and laundry. Two structures would be
constructed to house the various uses — a 12,500 square foot travel
store/restaurant and a 12,000 square foot 4-bay truck service garage (see concept
plan).

The applicant proposes meeting the zoning requirements except for the
requirement to provide electrification for trucks parked at the facility. The intent
is to reduce diesel engine idling, thereby reducing emissions. This is important,
particularly considering that the Dallas/Fort Worth area is a non-attainment area,
meaning it is an area considered to have air quality worse than the National
Ambient Air Quality Standards as defined in the Clean Air Act Amendments of 1970.
Cities in the D/FW area need to work together to improve air quality throughout
the region. Regulations such as the electrification requirement at truck stops is
one way to do this. In 2011, 40 truck stops nationwide had electrification facilities.
Today, about 100 have such facilities, including locations in North Texas. The
closest truck stop with electrification facilities is the Flying J Truck Stop located at
I-20 and Bonnie View Rd. in Dallas.

There is high demand in Mesquite for a truck stop that would allow extended
parking for trucks and truckers. The Federal Government mandates minimum rest
periods for truckers after a certain number of hours of driving. Other nearby truck
fueling businesses are limited on the number of hours that a truck may be parked
at those locations to 6 hours. Truckers are required 8 hours of rest before they can
return to the road. The large industrial area located in western Mesquite, including
the Union Pacific Railroad multimodal facility generates a large number of trucks
on a daily basis. Atruck stop, properly designed to include full facilities would meet
the needs of the trucking industry and reduce the complaints and numerous
violations related to truck parking in Mesquite.

Zoning Ordinance excerpt regarding Truck Stops in the SLH Overlay
4-934 REQUIRED CONDITIONS. Ord.
4371/ 7-20-2015

All establishments in the SLH Overlay District shall meet the following conditions,
in addition to any stipulations or conditions of approval under the Conditional Use Permit
provisions of this ordinance.

A Site/floor plan. A site/floor plan of any proposed establishment shall be submitted
and approved by the Director prior to the issuance of a building permit or certificate-
of-occupancy. The site plan approval shall identify (a) the specific activities
approved and (b) any added stipulations or conditions for development or operation.
The premises shall be operated and maintained in compliance with the approved
site plan and certificate-of-occupancy in perpetuity, until replaced by a new site
plan or certificate-of-occupancy, and further, shall be maintained in compliance
with applicable provisions of the International Property Maintenance Code, as
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amended, during and after the use and occupancy of the premises or any structure
thereon.

B. Truck stops. From and after the effective date of this ordinance, a truck stop
approved by conditional use permit within the SLH Overlay District shall be subject
to all of the following stipulations and requirements:

1. The truck stop shall include electrification for heavy load vehicles to
operate air conditioning, refrigeration and other systems without idling
diesel engines.

2. Facilities, amenities and services of the truck stop shall include:

(@) A dine-in restaurant with a minimum seating capacity of 50
persons, providing table service from a full-service menu for each
of the three daily meal periods, and which is operated and
managed in compliance with all applicable food and sanitation
rules and ordinances so as to maintain a Class | sanitation score
of 90 or greater;

(b) Striped parking designated exclusively for heavy load vehicles
while not connected to electrification, located behind the front
fagade of the primary structure and which can accommodate
vehicles with a wheel base up to 67 feet; and

(c) 24-hour security personnel and operating security cameras at
locations throughout the premises as required by the Building
Official.

3. All activities of the truck stop shall be conducted from approved structures
or facilities. The sale of used tires or other merchandise shall require a
separate conditional use permit.

4, Unmounted trailers shall be prohibited on the premises.

5. The truck stop shall obtain an annual certification of compliance and
prominently display the same at its primary entrance. The initial
certification shall be issued by the Building Official upon approval of the
first full and unrestricted certificate-of-occupancy. It shall be the
affirmative duty and responsibility of the owner, operator or manager-in-
charge of the truck stop to apply for and obtain subsequent annual
recertifications no later than the anniversary date of the certificate-of-
occupancy. Application for annual recertification shall be made on forms
provided by, and requesting such information, as the Building Official
deems appropriate and upon payment of an annual inspection fee as
established by the City.

STAFF COMMENTS

In reviewing a request for a zoning change approval, the Planning and Zoning Commission and
City Council shall consider:
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Mesquite Comprehensive Plan

The subject property is located within an area designated in the Comprehensive Plan as the Big
Town Gateway. The Plan indicates that uses should generate high numbers of visitor and patrons.
Due to its prominent location as an entryway to Mesquite, the Plan states, “Regardless of the type
of use, it must be developed with the highest standards of appearance and give special attention
to greening-up an otherwise drab entrance to Mesquite.”

Analysis

The proposed use will generate a large number of patrons and employ about 65 people. The
requirements of the SLH Overlay are in line with the recommendation of the Comprehensive Plan
by requiring additional landscaping beyond what is normally required and includes other aesthetic
requirements.

Conditional Use Permit Review Criteria — Mesquite Zoning Ordinance Sec. 5-303

Existing Uses

The Conditional Use will not be injurious to the use and enjoyment of other property in the
immediate area for purposes already permitted, nor substantially diminish and impair property
values within the immediate vicinity.

There are numerous other businesses in the area that are truck oriented and generally heavier
commercial uses exist. The truck stop is not likely to negatively affect the existing businesses in
the area.

Vacant Properties
The Conditional Use will not impede the normal and orderly development and improvement of
surrounding vacant property for uses predominant in the area.

There is vacant property to the east. Currently, Pepsi’s facility, including substantial truck activity
is adjacent to the vacant land. It is staff’s opinion that the proposed use would not impede the
future development of that land.

Services
Adequate utilities, access roads, drainage, and other necessary facilities have been or are being
provided.

Adequate utilities, access roads and drainage facilities exist for the site and are sufficient for
accommodating the demands associated with the request for a Conditional Use Permit.

Parking
Adequate measures have been or will be taken to provide sufficient off-street parking and loading

spaces to serve the proposed uses.

Adequate parking would be provided. Large portions of the subject property will be set aside for
parking, 95 spaces for passenger vehicles and 101 spaces for trucks.

Performance Standards
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Adequate measures have been or will be taken to prevent or control offensive odor, fumes, dust,
noise, and vibration, so that none of these will constitute a nuisance and to control lighted signs
and other lights in such a manner that no disturbance to neighboring properties will result.

With proper concrete surfacing and electrification for truckers to not have to idle their trucks there
should be no nuisances or disturbance to neighboring properties. The adjacent uses are generally

not going to be sensitive to truck activity.

RECOMMENDATIONS

Staff recommends approval of rezoning to Planned Development-Commercial and Skyline Logistics
Hub Overlay with a conditional use permit for a Truck Stop with the following conditions:

1. A conditional use permit is hereby granted for a truck stop. It shall meet all requirements
of the Skyline Logistics Hub Overlay and meet the requirements of this ordinance.

2. All truck repairs and servicing shall take place within an enclosed structure.

3. Any fencing within 200 feet of Big Town Blvd. shall be constructed of wrought iron or
similar decorative metal.

4. All parking and vehicle maneuvering surfaces shall be concrete.

5. All parking spaces for trucks and passenger vehicles shall be striped.
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MESQUITE

CITY OF MESQUITE
PLANNING AND ZONING COMMISSION
NOTICE OF PUBLIC HEARING

LOCATION: 2614 Big Town Blvd.
FILE NUMBER: 34-46B-2016
APPLICANT: Monte Akers on behalf of TA Operating, Inc.
REQUEST: From: C, Commercial
To: PD-C. Planned Development-Commercial

The requested Zoning Change to PD-C, Planned Development-Commercial would allow the property to be used for
Truck Stop in addition to vther uses ailowed in PD-C, Planned Development-Commercial Districts.

LEGAL DESCRIPTION
Truckomatic, Block 1, Lots 1-4

PUBLIC HEARINGS
The Planning and Zoning Commission will hold a public hearing on this request at 7:00 p.m. on Monday, December 12
2016. in the City Council Chambers of City Hall located at 757 N. Galloway Ave.

The City Council will hold a public hearing on this request at 7:00 p.m. on Monday, January 3. 2017, in the City
Council Chambers located at 757 N. Galloway Ave.

Questions pertaining to this case may be directed to the Planning Division at (972) 329-8543.

REPLY FORM

As a property owner within 200 feet of the property, you are urged to attend the public hearing to give your opinion on the zoning
request. Your written reply is also important and will be considered by the Commission and the Council. The reply form (below) is
provided to express your opinion on this matter. This form should be returned to the Planning Division by December 9, 2016, (no
faxes. e-mails. or calls).

(Complete and return)
Do not write on the reverse side of this form.

Zoning Case: 34-46B-2016 | Name: (required) Xwoecpid [)AN LE LD
I am in favor of this request il Address:(required) 2O /A AL HNDOC 4
L 7 - / e
I am opposed to this request C A f?;"j © Ll oG ’f 4 )5 0Oz

Reasons (optional):

Please respond by returning to:  PLANNING DIVISION
Jeff Armstrong
CITY OF MESQUITE
PO BOX 850137
MESQUITE TX 75185-0137









Receipt No. (')‘ 5 5%8 DateSt;gap; CEIVER
Fee | /05 %0

CITY OF MESQUITE
ZONING APPLICATION

Case Manager:
i x - e BT ANNINT 7 | —
REQUESTED ACTION: )4 -Hlp K~ L0 L/ St
Change District Classification to: Conditional Useal’érmlt for: "~ Amend Special Conditions of
Planned Development District ‘TravelCenters of America lr o
(Explain Below)

Additional explanation of requested action:

Application is for the creation of a planned development district - truck stop, restaurant,repgir shop,
truck parking and ancillary uses.

SITE INFORMATION/GENERAL LOCATION: LOCATION/LEGAL DESCRIPTION:
Current Zoning Classification: Commercial Complete one of the following:
Site Size: __ 13.722 acres (Acres or Square Feet) | 1. Platted Property
Address (if available): 2614 Big Town Blvd. Addition: _ Truckomatic
General Location Description: Block: 1 Lot: 1&4

Big Town Blvd. Gateway Corridor 2. Unplatted Property:
Abstract: Tract:

APPLICANT INFORMATION:
Contact: Monte Akers Phone: (512 ) 600 -_2304
Company: _TA Operating LLC Fax: (512 ) 233 - 0801
Address: 13809 N. Highway 183, Suite 250 E-mail: _Makers@txcityattorney.com

(Required)

Austin, TX 78750,

LIS
Signature: ¥ N l\.a-—-/ Owner [ Representative A Tenant 0 Buyer ]

OWNER AUTHORIZATION AND ACKNOWLEDGEMENTS:

1. | hereby certify that | am the owner or duly authorized agent of the owner, of the subject property for the purposes of this
application.

2. | hereby designate the person named above as applicant, If other than myself, to file this application and to act as the principal
contact person with the City of Mesquite in the processing of this application.

3. | hereby authorize the City of Mesquite, its agents or employees, to enter the subject property at any reasonable time for the
purpose of 1) Erecting, maintaining, or removing “Change of Zoning” signs, which Indicate that a zoning amendment is under
consideration and which indicate how further information may be obtained, and 2) Taking photographs documenting current use
and current conditions of the property: and further, | release the City of Mesquite, its agents or employees from liability for any
damages which may be incurred to the subject property in the erecting, maintaining, or removal of said signs or the taking of said

photographs.
Owner: _TA Operating LLC Phone: (617 ) 796 - 8157
Address: 255 Washington St., Suite 210 Pz ) .
Newton, MA 02458 E-mail: Myoung@TA-petro.com

Signature: H«M
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ADDENDUM TO
ZONING APPLICATION BY
TA OPERATING LLC

Applicant: TA Operating LLC (TravelCenters of America)
Address: 255 Washington St., Suite 210, Newton, Mass. 02458
Type of Application: Planned Development District

Location: 2614 Big Town Blvd, Mesquite

Purpose of Addendum: To seek waiver of the requirement of Sec. 4-934 B 1 of
Ordinance No. 4371, regarding electrification for heavy load
vehicles, and to provide additional information regarding the
dine-in restaurant required under Sec. 4-934 B 2 of Ordinance
no. 4371

1. Request for waiver of electrification for heavy load vehicles.

Section 4-934 B 1 states that a truck stop approved by a conditional use permit within the
SLH Overlay District shall be subject to certain stipulations and requirements, including:
“The truck stop shall include electrification for heavy load vehicles to operate air
conditioning, refrigeration and other systems without idling diesel engines.”

TA Operating’s application is for a Planned Development District rather than a
Conditional Use Permit. Accordingly, the City of Mesquite is not obligated by its
ordinance to mandate that electrification for heavy load vehicles be installed at the
facility planned for 2614 Big Town Boulevard, and TA Operating provides the following
information in support of its request that this condition not be included in its application:

Technology for the purpose of providing electrification for large, diesel-powered trucks,
in order that air conditioning, refrigeration, and other internal truck systems may operate
without the need for idling diesel engines while the vehicle is parked, is relatively new
and was met with high expectations for fuel, emission, and noise reduction during the
early 2000s. TA Operating, as a major service provider for such trucks, initially
embraced the use of such technology and partnered with a handful of the companies that
entered into the market soon after the technology became popular. However, neither TA,
the companies, nor the technology met with any success in this regard.

In the most recent instance, IdleAir, a company that supplied the technology and
facilities, filed for bankruptcy and TA was required to pay the cost of removing the
infrastructure that the companies left behind. While IdleAire is in service today after its
second bankruptcy, TA believes that its business plan, and others like it, is flawed.

Several of TA’s franchisees or independent travel centers whose operations TA is
familiar with also have installed electrification services, but usage rates at these locations



for the service is close to zero. Most facilities report having only one or two users every
tew months.

Another significant problem with the technology is that, while it works to provide
electricity for use in the cab of the truck for items like radios, TV's, and computers, it
does not work to provide sufficient power for HVAC units. Accordingly, unless the
outside temperature is comfortable for sleeping, the trucker will still need to idle his or
her engine in order to sleep in the cab, and if a truck is hauling refrigerated or frozen
goods, power from an idling engine is need to support the reefer unit on the cab that also
requires additional power in order to keep the cargo cold.

An alternative to electrification is the APU, or alternative power unit. An APU is a small
generator-type of equipment that is attached to the bottom of the truck. It runs while the
truck is off and it provides power for the cab and HVAC unit. APUs are much more
common than electrification and use substantially less fuel than idling the truck engine.
TA encourages the use of APU’s at all of its locations. Additionally, TA makes available
a portion of its truck parking spaces for reservation. By allowing customers to reserve
parking spaces, congestion and engine idling is cut while truck drivers search for parking
or wait for parking spaces to become available.

The goals and purposes of electrification technology appeared promising at the
beginning, and the City of Mesquites’ inclusion of it as a requirement for Conditional
Use Permits probably appeared reasonable and enlightened, but the technology has not
lived up to its promises.

In conclusion. while TA recognizes the good intentions behind the requirement for
electrification technology and the apparent advantages it originally touted, reality through
use in the field has proven it to be an expensive failure.

[nformation regarding the proposed “TA Caf¢”.

Sec. 4-934 B. 1 requires that a truck stop approved by a conditional use permit within the
SLH Overlay District have a dine-in restaurant with a minimum seating capacity of 50
persons that will meet other requirements spelled out in that subsection.

TA’s prior draft application did not meet the criteria set forth in the city’s zoning
ordinance in this regard. However, TA’s revised application includes a TA Café, which
will meet all of the criteria set forth in the city's zoning ordinance, including seating
capacity for 50. It is essentially a smaller format version of TA’s proprietary “Country
Pride” table service restaurant. The menu will be reduced but there will be full service as
well as counter service for take-away. It will serve three meals per day (breakfast, lunch,
and dinner).



Respectfully submitted:

Kyle Raynor

Acquisitions Manager
TravelCenters of America

Two Newton Place

255 Washington Street, Suite 300
Newton, MA 02458-1634
P:617.219.1424

Monte Akers

Attorney for TA Operating
Akers & Akers, LLP

13809 Research, Ste 250
Austin, TX 78750

P: 512-600-2304
makers(@txcityattorney.com
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