Town of Smithfield

Debartment of Plannina & Economic Develobment

STAFF MEMO

DATE: February 12, 2026

TO: Smithfield Planning Board

FROM: Gregory S. Guertin, MA, Director of Planning & Economic Development
SUBJECT: Zoning Ordinance Amendment — Article 9, §9.4.8 (EGOD)

Modification of Hotel Room Thresholds

At its regular meeting, the Smithfield Planning Board is scheduled to review a proposed
ordinance entitled: “An Ordinance Amending the Smithfield Zoning Ordinance, Article 9,
‘Special Districts,” Section 9.4.8, Table 3 — EGO Land Uses, Relating to Hotel Room Thresholds
within the Economic Growth Overlay District (EGOD).”

This amendment has been proposed by an applicant in conjunction with a pending Major Land
Development Project within the EGOD. If adopted, the amendment would apply generally to all
properties within the district and does not constitute approval of any specific development.
The following information is provided by Planning Staff to inform the Planning Board’s

discussion and recommendation to the Town Council.

I. Purpose of the Amendment

The purpose of the proposed amendment is to modify the maximum number of hotel rooms
permitted by right within the Economic Growth Overlay District (EGOD), increasing the
threshold from fewer than one hundred (100) rooms to fewer than one hundred fifty (150)
rooms.

The EGOD is intended to function as a compact, mixed-use employment and activity center that
supports economic growth while maintaining a village-scaled development pattern. Hotels are
an expressly permitted use within the district; however, the current room-count threshold
reflects an earlier policy calibration that may not fully align with contemporary hotel design,
operational efficiencies, or typical market prototypes for select-service and extended-stay
hotels.

The proposed amendment seeks to recalibrate an existing intensity control while preserving all
other dimensional, design, and review standards applicable within the EGOD.



Il. Summary of Key Provisions

The proposed ordinance amendment would:

e Amend Article 9, §9.4.8, Table 3 — EGO Land Uses to permit hotels with fewer than 150
rooms by right within the EGOD;

e Maintain the prohibition on hotels exceeding 150 rooms; and

o leave all other EGOD requirements—including dimensional standards, parking
requirements, land-use percentage limits, traffic review, and design standards—
unchanged.

No new land use is introduced by this amendment, and no changes are proposed to building
height, lot coverage, setbacks, or open-space requirements.

lll. Background & Planning Context

1) Hotel Size Classifications and Industry Context
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There is no universally adopted statutory definition distinguishing “small,” “medium,” and
“large” hotels. However, hospitality industry literature and professional references commonly
classify hotels by approximate room count. Multiple industry sources identify medium-sized
hotels as those generally ranging from approximately 100 to 300 rooms, with smaller boutique
hotels falling below that range and large full-service or conference hotels exceeding it (Hotel
Research, n.d.; Urahl, 2025).

Within this context, a hotel containing fewer than 150 rooms would typically be characterized as
a mid-size or select-service facility, rather than a large destination or conference hotel. Such
facilities often lack the extensive meeting, banquet, and ancillary commercial functions that
distinguish larger hotels and tend to generate more modest incremental impacts relative to
their room count.

Planning relevance:

The proposed amendment would not shift EGOD into a land-use category typically associated
with large or destination-scale hotels, but rather would extend by-right eligibility within a range
commonly understood as mid-size.

2) Existing EGOD Requlatory Framework

The EGOD relies heavily on threshold-based controls to manage intensity across a wide range of
permitted uses, including residential, institutional, recreational, and commercial activities. These
thresholds are expressed in units such as beds, square footage, and seats, and operate alongside
dimensional standards that regulate physical form.

Hotel room count functions as one such intensity control. Importantly, room count operates
independently from EGOD standards governing height, lot coverage, setbacks, pervious area,
and architectural design. As a result, changes to the room-count threshold primarily affect
operational intensity, not physical massing.
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IV. Analysis of Draft Standards and Best Practice

1) Traffic and Circulation

Traffic impacts associated with hotel development are typically evaluated using methodologies
established by the Institute of Transportation Engineers (ITE) Trip Generation Manual, which is
the standard professional reference used by transportation engineers in assessing development-
related traffic (Institute of Transportation Engineers [ITE], n.d.).

While specific trip rates vary based on hotel type, occupancy, and local conditions, hotel traffic
patterns are generally characterized by off-peak arrival and departure times and do not align
closely with traditional commuter peak periods. Incremental increases in room count do not
necessarily result in linear increases in daily trips, particularly for select-service and extended-
stay facilities.

The EGOD ordinance already requires traffic flow and circulation studies as part of the Major
Land Development review process.

Staff Finding:
The proposed increase in the hotel room threshold does not diminish the Planning Board’s

ability to evaluate or mitigate traffic impacts through existing review requirements.

2) Parking Demand

Parking demand for hotels is typically related to occupancy rates and guest behavior rather than
room count alone. Industry practice often supports parking ratios below one space per room,
particularly in mixed-use environments where shared parking and off-peak demand overlap are
feasible.

All existing EGOD parking and site-design standards would remain applicable under the
proposed amendment.

Staff Finding:
Potential parking impacts associated with hotels up to 150 rooms can be adequately reviewed

and addressed through existing site-plan and parking standards.

3) Building Form and District Character

The EGOD establishes independent controls for building height, lot coverage, setbacks, and
open space. Increasing the room-count threshold does not authorize larger building envelopes
or taller structures than are already permitted.

Hotels may increase room count through internal layout efficiencies rather than expanded
building mass, particularly where height and coverage limits apply.

Staff Finding:
The proposed amendment does not materially alter the physical scale or built-form outcomes
permitted within the EGOD.



4) District-Wide and Cumulative Considerations

Because the amendment would apply to all EGOD parcels, it is appropriate to consider potential
cumulative effects if multiple mid-size hotels were developed over time. Such effects could
include increased service activity, parking demand, or shifts in land-use balance.

However, EGOD’s land-use percentage requirements, dimensional standards, and Major Land
Development review process provide mechanisms to manage cumulative impacts and ensure
consistency with the district’s intended mixed-use character.

Staff Finding:

The existing EGOD regulatory framework provides sufficient tools to address cumulative
impacts, provided that required studies and standards are applied consistently during project
review.

V. Planning Board Recommendation

In considering its recommendation to the Town Council, the Planning Board may wish to
evaluate whether the proposed amendment:
e |s consistent with the purpose and intent of the EGOD;
e Reflects contemporary development patterns for mid-size hotels without enabling
destination-scale facilities;
e Preserves adequate Planning Board discretion to address site-specific impacts; and
e Maintains the district’s intended balance of uses and development intensity.

Planning Staff finds that the proposed amendment represents a measured adjustment to an
existing intensity threshold and is consistent with the EGOD’s overall regulatory structure. The
amendment does not approve any specific development and preserves all existing review

authority.

A formal recommendation may be made following Board discussion.
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