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GENERAL INFORMATION 
 

APPLICANT: Kevin Patel, KBC Kumar, LLC. 
  
REQUESTED ACTION: From: Commercial 

To: Commercial with a Conditional Use Permit (CUP) for a 
 Limited Service Hotel 

  
  LOCATION: 
  

1,000 feet east of N. Galloway Ave. fronting the north side of US 
Highway 80 E service road. 

  

SITE BACKGROUND 
 

EXISTING LAND USE AND SIZE: 2 Acres (Undeveloped) 
 

 
SURROUNDING LAND USE AND 
ZONING (see attached map): 

North:  Planned Development – Multi Family 
West:  Planned Development – Multi Family 
East:  Commercial (Vacant) 
South:  US Highway 80 

 
ZONING HISTORY: 1951 – Annexed and zoned Single Family Residential 

1967 – Zoned Single Family Residential 
1969 – Zoned Commercial 
1974 – Zoned A-2 Multi-Family 
1984 – Zoned Commercial 

 
PLATTING: Will require platting 

 

SITE DEVELOPMENT 
 

GENERAL: The applicant is proposing to construct an 80-room hotel under the Springhill 
Suites by Marriott® brand on a two-acre tract (Attachment 4 – Concept Plan 
and Attachment 5 – Hotel Illustrations).  The proposed 4-story structure will 
include a 1,040 square-foot meeting room, a recreational facility with an 
outdoor pool and a dining/lounge area. Additionally, the proposed hotel 
provides room access through internal hallways.   
 
A general service hotel is permitted by right in the Commercial Zoning District. 
A hotel that does not meet the minimum requirements for a General Service 
Hotel as defined in Section 3-506 of the Mesquite Zoning Ordinance is referred 
to as a limited service hotel which requires a CUP when located in a Commercial 
Zoning District.  The proposed hotel does not qualify as a general service hotel, 



ZONING RECLASSIFICATION 
FILE NO.:  594-34-2017  

Page 2 
 

because it does not meet the minimum of 150 guest rooms, does not include a 
restaurant, and does not include a meeting space of at least 4,000 square feet. 
 
The applicant owns and operates two hotels both of which are Comfort Suites.  
One is located at 2100 N. Belt Line Road, Mesquite, TX and the other is located 
at 198 and Highway 175, Mabank, TX. The applicant has owned and operated 
the Comfort Suites in Mesquite since its construction in 2003. Building 
Inspection completed its last annual inspection of Comfort Suites at 2100 N. 
Belt Line in February of 2016 and found the facility is in compliance with all of 
the City’s hotel regulations.  
 
Currently, there are 22 hotels located within the City of Mesquite, plus one 
under construction located near the City’s convention center. Based on the 
Texas Hotel Performance Factbook for 2016, there are 1,624 hotel rooms within 
the City with an overall occupancy rate of 71.7% (Attachment 6 – Hotel 
Performance for 2016).  
 

  

STAFF COMMENTS 
 
MESQUITE COMPREHENSIVE PLAN 
The subject property is located within a Corridor Business Area as designated in the Mesquite 
Comprehensive Plan.  The Plan states that “the Corridor Business designation incorporates the 
frontages along the freeways and highway corridors, which provide the highest levels of 
regional accessibility and thereby provide appropriate locations for a variety of business and 
commercial uses serving both regional and community customers, as well as highway related 
uses serving travelers through the area.”   
 
More specifically, this site is located in the US Highway 80 Corridor. The Plan states “the 
corridor area along US Highway 80 to the east of LBJ Freeway is a freeway section containing 
both older and more recent construction and including several vacant tracts, which will 
ultimately be developed with corridor business uses. The new construction will assist in 
enhancing the corridor.” 
 
CONDITIONAL USE PERMIT 
The purpose of the Conditional Use Permit process is to identify those uses, which might be 
appropriate within a zoning district, but due to either their locational, functional, or operational 
nature, could have a negative impact on surrounding areas and/or the City as a whole. It also 
provides a procedure whereby these uses may be permitted, if appropriate.  During the CUP 
process, developments are restricted or conditioned as to eliminate probable negative impacts. 
In reviewing a request for a CUP approval, the Planning and Zoning Commission and City Council 
shall consider the review criteria for CUPs in Section 5-203 of the Mesquite Zoning Ordinance 
(staff comments are provided in bold).  
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1. Existing Uses 
That 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. 

 
The property along the northern corridor of US Highway 80 located between Belt Line Rd. 
and N. Galloway Ave. is zoned Commercial with the exception of a multi-family apartment 
complex that bounds the subject property to the west and to the north.  It is staff’s 
opinion that the addition of a limited service hotel will not substantially diminish or impair 
property values.   
 

2. Vacant Properties 
That the Conditional Use will not impede normal, orderly development and improvement 
of surrounding vacant properties for uses predominant in area. 

 
The proposed development of the 2-acre tract may lead to further commercial 
development of the remaining 6 acres to the east.  

 
3. Services 

Ensure that adequate utilities, access roads, drainage, and other necessary facilities have 
been or are being provided.  Conditional uses in residential districts shall generally require 
direct access to an arterial street. 

 
The proposed Conditional Use Permit has been reviewed from the standpoint of providing 
sufficient transportation access and utilities (e.g., water, sanitary sewer, stormwater 
drainage). Both water and sewer service are provided by the City. The development, if 
approved, will need to extend the necessary utilities to subject property and make 
necessary drainage improvements as required by City’s ordinances.   
 

4. Parking 
Ensure that adequate measures have been or will be taken to provide sufficient off-street 
parking and loading spaces to serve the proposed uses. 

 
The parking requirement for a hotel is one parking space for each sleeping unit.  
According to the applicant’s concept plan, adequate parking will be provided. The 
required parking spaces and loading zone will be enforced through the development 
review process. 

 
5. Performance Standards 

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. 

 
Staff does not anticipate any nuisances or other disturbances to nearby properties.  
 

Analysis 
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The Mesquite Comprehensive Plan designated subject property as part of an area for a high-
density nonresidential use that services the region and the broader community. The request for 
a limited service hotel that offers most of the amenities required for a full service hotel, with 
the exception of a restaurant and a full size meeting room, will offer regional services to 
travelers through the area. However, long term viability of a limited service hotel would be 
greatly improved if it were located near major destinations and/or employment centers. A 
limited service hotel such as the one being proposed provides a complementary guest services 
in route to other destinations. In staff’s opinion, locating a limited service hotel on US Highway 
80 away from a major destination and/or an employment center raises some concerns on how 
the hotel will remain viable over time. There are other limited service hotels along the US 
Highway 80 and Interstate 30 corridors that are similarly not located near to a major destination 
and/or employment center. Some of these older existing hotels have not aged well and have 
become distressed properties.  
 
The proposed limited service hotel, if approved, will be required to comply with all current 
development requirements including landscaping and architectural standards which are of a 
higher standard than what the existing hotels along the US Highway 80 and Interstate 30 
corridors were developed under. Developing the proposed hotel under the current 
development standards may mitigate against the enforcement issues that the City has seen 
with the existing older hotels along the US Highway 80 and Interstate 30 Corridors.  
 
While staff has some concerns with the long term viability of a limited service hotel at the 
subject property, the proposed request, in staff’s opinion, does meet the criteria for granting a 
CUP and is in keeping with the Mesquite Comprehensive Plan.  
 

RECOMMENDATIONS 
 
Staff recommends approval of the request for a CUP subject to the following stipulations: 
 

1. The limited service hotel shall be developed in accordance with Exhibit A - Concept Plan.  
2. A minimum of 80 guest rooms shall be provided. 
3. All guest rooms shall be accessed via internal hallways. 
4. Breakfast shall be made available to guests daily. 
5. Fitness facilities shall be provided and maintained in good working order to include 

fitness equipment such as cardio and/or weight training equipment and a pool. 
6. A meeting room of at least 1,000 square feet in size shall be available.  

 
 

PUBLIC NOTICE 

 
Staff mailed four public hearing notices to all property owners within 200 feet of the subject 
property. As of April 27, 2017, staff has received two community response forms in favor of the 
request (Attachment 7 – Public Notice Responses). 
 

ATTACHMENTS 
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1 – Aerial Map 
2 – Public Notification Map 
3 – Zoning Map 
4 – Concept Plan 
5 – Illustrations and Room Layout by Springhill Suites 
6 – Hotel Performance for 2016 
7 – Public Notice Responses 
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FRONT ELEVATION

SITE SUMMARY

Building Length	 298 feet

Building Depth	 65 feet

Land	 2.18 acres

Parking	 128 spaces

SITE PLAN 
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GROUND FLOOR

TYPICAL FLOOR
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King 	 67%

Queen/Queen	 33%

TYPICAL UNIT MIX

KING WITH SHOWER QUEEN/QUEEN WITH SHOWER QUEEN/QUEEN WITH 4’6”TUB
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BACK OF HOUSE			   TOTAL (SF)

Registration Desk	 229

Work Area	 297

General Manager Office	 171

Sales Manager Office	 236

Luggage Storage Room	 61

Associate Break Room	 190

Associate Restroom	 47

Housekeeping Laundry	 557

Food & Beverage Preparation Room	 260

Engineering / Maintenance Room	 214

Mechanical / Electrical Room 	 822

Janitor’s Closet	 28

Telephone Equipment / Video Room	 213

Pool Equipment / Storage	 109

The Market Storage	 71

Corridor & Roof Access	 522

Total Back of House	 4,027

SPRINGHILL SUITES CRITERIA FACILITIES PROGRAM
GUEST ROOMS		  UNITS	 UNIT AREA	 TOTAL (SF)

King Shower	 63%	 81	 369	 29,889

King Accessible	 3%	 4	 496	 1,984

Queen / Queen Shower	 14%	 18	 436	 7,848

Queen / Queen with 4'-6" Tub	 11%	 14	 436	 6,104

Queen / Queen with 5'-0" Tub	 6%	 8	 496	 3,968

Queen / Queen Accessible	 2%	 3	 496	 1,488

Total Units	 100%	 128	 	

GUEST ROOM SUPPORT / CIRCULATION	   PER FLOOR	 UNIT AREA	 TOTAL (SF)

Corridor / Elevator Lobby			   7,551	 7,551

Stairs		  2	 232	 1,856

Elevators		  2	 131	 524

Elevator Machine Room			   84	 84

Linen		  1	 326	 326

Vending & Ice (Upper Floors)		  1	 306	 306

Guest Laundry			   87	 87

Total Guest Room Support / Circulation			   10,734

PUBLIC SPACE				    TOTAL (SF)

Lobby / Lounge				    2,066

The Market				    111

Vending Area				    0

Business Library				    112

Meeting Room				    356

Fitness Room				    600

Vestibule (Front & Rear)				    132

Cart Storage				    40

Circulation				    673

Public Toilets				    254

Indoor Pool				    1,181

Total Public Space				    5,344

SUMMARY	

Total Guest Rooms	 51,281

Total Guest Room Support / Circulation	 10,734

Total Public Space	 5,344

Total Back of House	 4,027

Total Gross Building Area	 71,386

Total Square Foot Per Room	 558

Data based on a 128-room prototype as of December 2015.
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SPRINGHILL SUITES BY MARRIOTT®

As the largest all suite upper moderate hotel brand, SpringHill Suites targets business travelers who are highly

focused on success, but are not afraid to enjoy small indulgences in their time off. Guests enjoy spacious suites,

with separate living and sleeping areas featuring a custom designed West Elm sofa, free hot breakfast 

and enhanced evening beverage offerings including craft beer and wines in the Market.

The Gen 4.5 prototype aligns with the needs of the SpringHill Suites guest who seeks a suite product that

adds elements of style and distinctiveness. Features include:

•	 Enhanced lobby with co-designed West Elm furniture and maximized space for efficiency and functionality

•	 Neutral décor palette, with two lobby accent color schemes – Renew and Alive

•	 Architectural focal wall that serves as both a functional and design element

•	 Array of artwork options in the public space and guest suite to complement the local area

•	 Optional bar plan  

•	 Larger fitness center (+600 sf)

•	 Guest suites with West Elm co-designed items including a sleeping sofa with accent pillow (with trundle 
option), ottoman with tray, floor lamp, desk lamp and task chair

•	 New headboard design in with two wall vinyl options - Onyx and Twilight 

•	 USB ports strategically built-in throughout suite

•	 Newly designed case goods with rustic mocca fir wood laminate, exposed metal frames and a durable, 
powder coat finish on table/counter-tops

With a cost model that works in every market, SpringHill Suites is well received by owners, large REITs and

investment firms and boasts a strong pipeline with over 150 hotels. By developing with Marriott

International, owners and franchisees harness the power of our industry leading sales, marketing, and loyalty

engines. 

Visit marriottdevelopment.com to learn more about building your next hotel with the worlds favorite 

travel company.

Attachment 5



Attachment 6



Attachment 7



Attachment 7



Attachment 7


