Our Case Number: ABP-314724-22
Your Reference: Devonmill Limited

EAN

An
Bord
Pleanala

Tom Phillips Associates
80 Harcourt Street
Dublin 2

D02 F449

Date: 01 December 2022

Re: Railway (Metrolink - Estuary to Charlemont via Dublin Airport) Order [2022]

Motrolink. Estuary through Swords, Dublin Airport, Ballymun, Glasnevin and City Centre to
Charlemont, Co. Dublin

Dear Sir / Madam,

An Bord Pleanéla has received your recent submission in relation to the above-mentioned proposed
Railway Order and will take it into consideration in its determination of the matter.

The Board will revert to you in due course with regard to the matter.

Please be advised that copies of all submissions/observations received in relation to the application will
be made available for public inspection at the offices of the relevant County Council(s) and at the offices
of An Bord Pleanéla when they have been processed by the Board.

More detailed information in relation to strategic infrastructure development can be viewed on the
Board's website: www.pleanala.ie.

If you have any queries in the meantime, please contact the undersigned. Please quote the above

mentioned An Bord Pleanila reference number in any correspondence or telephone contact with the
Board.

Yours faithfully,

7™M

Niamh Thornton
Executive Officer
Direct Line: 01-8737247

RAO05 (No Receipt to Issue)

Teil Tel (01) 858 8100
Glao AitiGil LoCall 1890 275 175
Facs Fax (01) 872 2684 B4 Sraid Maoilbhride 64 Marlborough Street
Ldithredn Gréasdin Website www.pleanala.ie Baile Atha Cliath 1 Dublin 1

Riomhphost Email bord@pleanala.ie D01 V802 D01 Vo02
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Dear Sir / Madam — ” L"S By: e~

Re:  Submission in respect-of-Application Tor Rallway (Metrolink-Estuary to Charlemont via
Dublin Airport) Order 2022.

Travelodge (Dublin Airport North), Pinnockhill, Swords, Co. Dublin. (Land owner — Devonmill
Limited)

1.0 INTRODUCTION

Devonmill Limited® has retained Tom Phillips + Associates?, Town Planning Consultants, in
association with Transport Insights, Transport Consultants, to prepare this submission in
respect of the application, made by the Transport Infrastructure Ireland, for a Railway Order
for the Metrolink-Estuary to Charlemont via Dublin Airport.

This submission relates to the Travelodge Hotel and associated lands at Pinnock Hill, Swords,
Co. Dublin and should be read in conjunction with the Transport Insights’ traffic and transport
related observations enclosed as Appendix C. The purpose of this submission is primarily to
ensure that the operation of the Travelodge Hotel at Swords is safeguarded during the
construction and operation stages of the project. We note that our client also owns the
building element to the front of the hotel building which is currently occupied by Smokin
Bones Restaurant.

From the outset, we highlight our support for the Metrolink project and the delivery of
nationally and strategically important infrastructure project.

! pevonmill Limited, 31 Northwood Court, Northwood Park, Santry, Dublin 9 (Company Reg. No. 589941)
(Note: the operating company is Smorgs ROI Limited; Company Reg. 541986; also registered at the above
address.)

2TPA, 80 Harcourt Street, Dublin 2, D02 F449.

TOWN PLANNING CONSULTANTS

nhnGsnnon“ srv) MRUP MIPL and Stephen
1ing Ho Juhe(ostelio L MEUP VI Laura Finn

D:rednrﬂumPhﬂhps A MRUP MA (Urb Des) MRTP! FIPI (M Gavin Lawtor E50c S¢ MRUP MIPL Jerry Lucey BA (Hons! |
Sp D [P Associates: AoﬂeMc(anhy"‘w'-v WP (F AP B i

AlHons)T# Dip E1A Magrmet, MIPL Lizzie Donnelly 4 ), MA (Plar PIMIPL; Orla Casey B (Hons) MPHan BIP| ar SmeKeIly

Reglstered Tum Ph:lhpsand Associates Limited. Registered in ireland No. 353333 Reg!stered Office: 80 Harcourt Street, Dublmz D02 F449, Ireland.




TOM PHILLIPS + ASSOCIATES

+

1.1

In accordance with statutory public notice, this submission has been made to An Bord Pleanala
before 5.30pm on 25" November 2022. For information purposes, we enclose the public
notice as Appendix A.

This submission is not accompanied by a fee on the basis that our client’s land is proposed to
be acquired under the draft Railway Order (Landtake Ref. ML1S-A3 as described in Section 2.0
below and Appendix B).

The Subject Site

The lands affected by the Railway Order are located to the immediate southeast of the
Pinnock Hill Roundabout, to the south of the R132 and east of the R125. The site is irregular
in shape and is approximately 0.93 ha.

The site is occupied by an existing two storey hotel building with 130 no. bedrooms and 116
no. associated car parking spaces which was granted planning permission in 1991 (FCC Reg.
Ref. 91A/1759).

Access to the site is via the entrance off the R125, which is accessed from the R132 via the
Pinnock Hill roundabout. The site is located in close proximity to Dublin Airport (c.3km) and
is located approximately 14km from the city centre. The Airside Retail Park is immediately
accessible from the site via the R125.
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Figure 1.1: Extract from Site Location Map submitted with application for permitted development -
FCC Ref. Reg. F17A/0756 showing the full extent of the subject site area (John Fleming Architects,
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Figure 1.2: Extract from Existing Site Layout Plan submitted with application for permitted
development - FCC Ref. Reg. F17A/0756 (John Fleming Architects, 2017).

e

Planning History
F17A/0756 — Extant Planning Permission Granted for Extension to Hotel

On 25™ April 2018, planning permission was granted by Fingal County Council for the following
development proposal at the subject site:

e Construction of a four storey hotel extension (1,944 sqm GFA) with overall height
of 13.8 m;

¢ Demolition and reinstatement of existing hotel floorspace (172 sqm);

e Removal of 3 no. hotel bedrooms;

¢ Relocation of existing ESB sub-station in order to facilitate the physical connection
of the extension;

e |Installation of plant room and reorientation of hotel lobby at ground floor level;

e Resulting in 55 no. new hotel bedrooms, and a combined overall total of 182 no
hotel bedrooms.

The above planning permission has not yet been implemented.
BusConnects

We also note that the Pinnock Hill Roundabout (R836/R125/R132) will be replaced by a
signalised junction as part of the proposed BusConnects project.
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2.0

HOW THE SITE IS AFFECTED BY THE METROLINK

This section provides an overview of how the existing hotel and associated lands are affected
by the proposed Metrolink project, both permanently and temporarily during the construction
phase.

Proposed Landtake — Part of Travelodge Car Park (ML1S-A3)

We note that it is further proposed to acquire part of our client’s land comprising part of the
hotel car park, located to the north of the hotel building. The red outline below denotes the
extent of proposed acquisition of land. This would give rise to the loss of 24 no. car parking
spaces.

Drawing Book Propery Details — Book 1 of 2
: Railway Works, Metrolink Property Details, Pinnock Hill
Drawing Title iy Wk FTAREry :
Roundabout
Drawing Number ML1-JAI-BOR-ROUT_XX-DR-Y-01022
Plan Number ML-P 301 S-T
Land Take
-A
Reference Number MLLEAS

-

\

Figure 2.0: Extract from Dwg. No. ML1-JAI-BOR-ROUT_XX-DR-Y-01022 showing the proposed land
take at the subject lands.
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Proposed Temporary Landtake — Construction Compound to West (ML1S-T3)

We understand that the lands to the east of the subject site (currently a vacant field) will be
used temporarily during the construction phase of the project. As noted in Chapter 4 of the
EIAR, these lands will be a satellite* construction and logistics compound with an estimated
construction duration of 51 months. The compound area will be located approximately 15
metres from the hotel and surrounded by a 2.4m high hoarding.

The relevent land reference is ML1S-T3. The relevent drawing details are:

Drawing Book Propery Details — Book 1 of 2
Drawing Title Railway Works, Metrolink Property Details, Pinnock Hill Roundabout
Drawing Number ML1-JAI-BOR-ROUT_XX-DR-Y-01022
Plan Number ML-P 301S-T
Land Take
ML1S-T3
Reference Number

= =3 =

» T i,

Figure 2.1: Extract from Dwg. No. ML1-JAI-BOR-ROUT_XX-DR-Y-01022 showing the proposed
neighbouring location for a construction and logistics site with satelittle compound.

Linear Working Area/ Road Diversions and Closures

In addition to the construction areas detailed above, we have identified that there will be
working areas, and associated road closures and diversions, from the Pinnock Hill roundabout
and the R132, including the closure of the R125 arm. Access to the Travelodge Hotel will be
restricted during this time.

3 Satellite construction compounds will generally be smaller and provide: Local office and welfare facilities;
local storage for plant and materials; and limited parking for construction vehicles. (EIAR, Chapter 4, page 13)
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It is understood from consultation with Tll that this area will be disrupted in various parts
throughout years 1 and 6 of construction. It is further understood that the proposed
roundabout alignment and Pinnock Hill closure will take place between years 4 and 6 for a
period of 18 months. We note that there will be controlled access to the Travelodge Hotel
during this time. The impact of the proposed diversions is further detailed in Transport
Insights’ observation at Appendix C.

Pirwnech HIM Rou rddd-oan

Contruction and
Swrrds
Central
‘Stakion

Lopistics B

Legend
Alignment
e Cutt & Cover
Retained Cut
:l Station Locabions
- Main construchon compound
Satefite construction compound
.A Satefite construction compound and logistics area

H Linear working area

Figure 2.2; Extract from Figure 5.1 Construction Compounds Sheet 6 of 26 (Dwg. No. ML1-JAI-
EIA_ROUT_XX-DR-Y-05007 Rev P02), contained within Chapter 5 ‘Metrolink Construction Phase’ of
the EIAR (prepared by Jacobs, 2022).
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Proposed Landscaping

We understand that post-construction, the proposal includes a landscaping scheme which
aligns with the landscape alterations proposed under BusConnects.

Having regard to the subject site, we note that the landscape proposals include the
reinstatement of the Travelodge Hotel car parking spaces which are proposed to be taken
under landtake ref. ML1S-A3.

:;Z\:mg Landscaping Details Fingal County and Dublin City Council

Drawi

Ti::mng Swords Central — Fosterstown, Landscape Layout — Preliminary Design Issue
Drawing | ;1 JAI-ARL-SCO3_XX-DR-Y-00006

Number B

o«

Figure 2.3: Extract from Dwg. No. ML1-JAI-ARL-SCO3_XX-DR-Y-00006 showing the proposed
landscape layout for the subject site and surrounding area.
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3.0

3.1

3.2

GROUNDS OF SUBMISSION

From the outset, we welcome the delivery of the Metrolink project and acknowledge that it
will result in a significant improvement to the public transport accessibility and connectivity
of the site and the surrounding area, including direct access to/from Dublin Airport and the
City Centre.

In summary, our submission seeks to ensure that the Travelodge Hotel is safeguarded during
the construction and operational stages of the Metrolink Project. This is further detailed
below.

Hotel as a Sensitive Land Use

As evident in Section 2.0 of this Submission, the Travelodge Hotel will be significantly affected
by the proposed works associated with the Metrolink project for a prolonged period of time
(4-6 years). The construction works will result in restricted hotel access, traffic congestion in
the surrounding area due to road closures and diversion, disturbance arising from the
construction works and a potential permanent loss of car parking.

We highlight the sensitivity of a hotel in this regard and the resultant potentially significant
impact of the proposed works on the operation of the hotel.

As a hotel, the Travelodge is reliant upon being an attractive and comfortable place to stay, in
addition to being accessible to guests from key locations. Both the physical and perceived
attractiveness of the hotel will be acutely affected by its proximity to the construction works,
resulting in a detrimental impact on the guest experience.

We raise significant concerns that potential customers researching the hotel prior to booking
a room will have major apprehensions regarding issues of noise, dust, ambience and ease of
accessibility (including using online tool such as Google earth and streetview) all of which are
among the key criteria used to gauge whether or not to book accommodation in a given hotel.
The fact that the hotel will adjoin construction works over a very prolonged period has the
potential to seriously affect the hotel’s core trading performance in the short to medium term
and ultimately affect the reputation of the hotel as somewhere to stay in this part of the city.

We are cognisant that a level of disruption and disturbance is unavoidable in these
circumstances. However, we seek assurance that the construction works, where in such close
proximity to sensitive land uses, will be genuinely managed to reduce impact upon the hotel,
including noise, accessibility and appearance of the immediately surrounding area. As part of
this, we seek assurance that the hotel will continue to be visible from the surrounding area,
with limited impact upon views of the hotel from key approaches. We request that Travelodge
is closely consulted with during every stage of construction.

Loss of Car Parking

As detailed above, it is proposed that land is acquired at the subject site (land take ref. ML1S-
A3) which would result in the loss of a section of the Travelodge car park, comprising 24 no.
spaces.

The Travelodge is strategically located in an out of city location, directly accessible from Dublin
Airport and the surrounding national road network (M1) via the R125. As a result, accessibility

avelodge Hotel, Swords - Submission to Metrolink Railway Order Applicatior 9
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by car and car parking availability are integral to the operation of the hotel. The loss of 24 no.
car parking spaces would therefore result in a detrimental impact upon the business operation
of the hotel.

We therefore request that consideration is given to an alternative/ interim car parking
solution for hotel guests during the construction process to ensure the optimal operation of
the hotel during this time. Transport Insights in their observations, query whether temporary
car parking spaces could be facilitated to the immediate east of the R125 road closure.

Notwithstanding this, from reviewing the landscaping proposal, there appears to be provision
for the reinstatement of the Travelodge Hotel's car park post-construction, despite it being
highlighted for permenant landtake (see Section 2.0 above for details). We request clarity in
this regard and would welcome the full reinstatement of the car parking area, in addition to
an interim parking solution for the hotel during the construction process. As noted previosuly,
the loss of car parking spaces will result in an adverse impact upon the operation of the hotel.

Diversions and Traffic Disruption

As noted in Transport Insights’ observations, the proposed construction works, due to their
proximity to the hotel, will result in significant diversions and restricted access to the hotel for
a prolonged period of time. For example, if approaching from the R132 to the west, visitors
accessing the hotel would face a significant diversion, in excess of 1.7 kilometres. Refer to
Transport Insights’ observations (Appendix C) for further details surrounding the estimated
traffic related impacts that will result from the diversions, closures and construction-related
traffic.

In summary, we highlight that the proposed construction works will result in significant
restricted vehicular access to the hotel. As a hotel that is strategically located in close
proximity to the national road network, we raise serious concerns surrounding the impact on
this on the hotel’s trading performance. Transport Insights’ observations should be referred
to for full details in this regard.

Future Growth of the Hotel

As noted in Section 1.3 of this Submission, the Travelodge Hotel has plans for future
expansion, as reflected by extant planning permission (F17A/0756) for the construction of a
four storey hotel and 55 no. additional hotel bedrooms. Whilst this permission is yet to be
implemented, we confirm that our Client intends to further pursue the expansion of the
Travelodge.

We raise concerns that the future growth of the hotel will be impeded by the construction of
the Metrolink project, in terms of ability to physcially implement the permission and/or
potential issues in securing a further planning permission in advance of the Metrolink project
being complete.

Travelodge Hotel, Swords - Submission to Metrolink Railway Order Application 10
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3.5

3.6

Restaurant Tenant (Smokin Bones)

As noted in the introduction, the subject site also accommodates our client’s tenant, Smokin’
Bones (restaurant), who operate from the restaurant unit associated with the hotel. Like the
primary hotel use, the restaurant will be acutely affected by the proposed construction works.

In addition to the significantly reduced accessibility to the restaurant arising from the road
closures and delays and general construction related disturbance, the restaurant will also be
impacted by the loss of car parking spaces at the Travelodge Hotel site. The impact of this is
amplfied by the lack of on-street car parking opportunities in the surrounding area.

In this context, we reiterate the serious impact of the loss of car parking spaces and the
importance of facilitating an alternative parking solution during this period. Generally, the
proposed works have the potential to significantly impact upon the attractiveness of the
restaurant and therefore its viability. In turn, from our client’s perspective, we highlight the
potential consequences of this on the lease.

Delays and Uncertainty

We further highlight that any decision that is made by An Bord Pleanéla to make a Railway
Order has myriad consequences for an affected landowner that go beyond the rules governing
the assessment of compensation. Primarily, these consequences arise from the uncertainty
surrounding the commencement date and date of completion if the Railway Order is
confirmed.

We acknowledge that the uncertainty surrounding the timing of the scheme generally arises
from delays surrounding funding approval. Therefore, in our opinion, An Bord Pleanéla should
not confirm the Railway Order until such time that they are satisfied that at the date of Making
the Railway Order, the acquiring Authority has funding in place to design the scheme, acquire
the lands required for the scheme, in addition to the funding for the construction and
completion of the scheme, without limitation.

It is our further opinion that the Board should satisfy itself that the acquiring Authority is
bound to proceed in a timely fashion if the Railway Order is confirmed. We highlight that
under existing legislation, a Notice to Treat must be served within 18 months of the Railway
Order becoming operative. A Notice to Enter may be served at any time thereafter enabling
the acquiring Authority to take possession of the lands being acquired.

However, and importantly, there are no statutory time limits imposed on the acquiring
Authority in terms of preparing the final design for the Scheme approved, or indeed in respect
of commencing or completing the works (i.e. the duration of the works). The Board should
therefore be asked to impose binding conditions on the acquiring Authority in respect of these
matters.

Trav

elodge Hotel, Swords - Submission to Metrolink Railway Order Application 11
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4.0

CONCLUSION

We confirm that Devonmill Limited welcomes the implementation of the Metrolink and is
supportive of the delivery of this nationally and strategically important infrastructure project.

However, as identified above, the Travelodge Hotel (and associated restaurant unit) is located
immediately adjacent to major construction locations for the project, including a construction
and logistics compound, linear construction areas and associated road closures and
diversions. It is also proposed that part of Devonmill Limited land will be acquired to provide
for the construction of the scheme, resulting in the loss of car parking spaces.

In this context, we highlight the potential significant impact that the construction of the
Metrolink project will have upon the operation of the hotel and associated restaurant,
including the significant challenge that will arise in respect of maintaining a viable hotel
business. As set out above, the hotel, due to the nature of the land use, will be acutely
affected by the identified disruptions during the construction process and potentially into the
long term, having regard to the loss of car parking.

It is therefore imperative that the proposed works and associated impacts upon the
Travelodge Hotel are given full consideration by An Bord Pleandla during the application
process and by the relevant authorities throughout the construction process.

Our client welcomes the opportunity for further engagement with Til to ensure that the hotel
operation is safeguarded at each stage of the application process and construction process
thereafter.

We trust that the above is in order.

Yours faithfully,

NG

John Gannon
Director
Tom Phillips + Associates

Travelodge Hotel, Swords - Submission to Metrolink Railway Order Application 12
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APPENDIX A
Copy of the Public Notice in respect of the Draft Railway Order Application.
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APPENDIX B

Extract from the Draft Railway Order Application showing the proposed landtake at Devonmill

Limited’s lands (Ref. no. ML1S-A3).

METROLINK - BOOK OF REFERENCE - SECOND SCHEDULE Ref. Mo: | MLISAD
Land which may be acquired damiiss [sapSaLET
Quantity, description and situation of Land or Raputed O and sted
Devonmill Limited
Quantity 31 Northwood Court
849 sq.metres Northwood Park
Santry
Dublin 9
TIFCO Limited
31 Northwood Court
Description Northwood Park
Car park (part of} Santry
Dublin9
Travelodge (Dublin Airport North)
Pinnockhill
Swords
Situation County Dublin
Adjacent to Pinnock Hill Roundabout
o —
Duta: | August 2022 Ret. ;| MUISAS |
I
Travelodge Hotel, Swords - Submission to Metrolink Railway Order Application 15
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APPENDIX C
Transport and traffic related observations, prepared by Transport Insights, Transport Consultants.

Travelodge Hotel, Swords - Submission to Metrolink Railway Order Application 16



Suite 30, 21 Baggot Street

cﬂ TRANSPORT Lower, Dublin 2, D02 X658
——INSIGHTS

The Secretary

An Bord Pleanala

64 Marlborough Street

Dublin 1, D01 VS02

25 November 2022

Our Ref: P916 2022 Devonmill Limited — MetroLink Transport Observation, Travelodge Dublin Airport
North ‘Swords’ Hotel

Your Ref: MetrolLink Railway Order 2022 — Travelodge Dublin Airport North Swords Hotel

Dear Sir or Madam,

On behalf of our Client, Devonmill Limited, Transport Insights welcomes the opportunity to provide An Bord
Pleanala with a Transport Observation in respect of the Draft Railway Order for the proposed Metrolink project.
The Observation has been prepared in parallel with an overarching Planning Submission in relation to the

proposed project, prepared by Tom Phillips + Associates.

MetrolLink construction phase traffic impacts at and in the vicinity of the Travelodge Hotel, located adjacent to

the Pinnock Hill Roundabout, Swords, Co Dublin, are the specific focus of this Observation. In light of the essential

| service provided by the Travelodge Hotel, and the severe impact of the current MetroLink construction phase
proposals on accessibility to and the operation of the hotel, our Client trusts you will give detailed consideration

to the contents of this letter.

Travelodge Dublin Airport North ‘Swords’ Hotel

The Travelodge Hotel is located adjacent to the R132 Pinnock Hill Roundabout, Swords, 3.5 kilometres to the
north of Dublin Airport, with the hotel also accommodating a dine-in restaurant. The two-storey hotel is located
on a ca. 9.3 ha. site, and has 130 no. bedrooms. It employs 38 no. staff in a variety of roles. Due to the hotel’s
location with respect to Dublin Airport, a significant proportion of the hotel’s guests are transiting through the
Airport. Access to the hotel, both for guests and servicing activities (e.g. deliveries, supplies, refuse collection), is
exclusively via the adjoining R125 regional road. 116 no. car parking spaces are located within the site, which are
critical to the hotel’s operations as in excess of 60% of hotel guests arrive by car (as car drivers or car passengers),

with additional parking demand generated by the on-site restaurant.

The hotel site is in a prominent location with respect to the R132 Swords Bypass (and former N1 Dublin to Belfast

road), and there are two main approaches. The primary approach to the hotel is from the R132 Swords Bypass

Pinnock Hill Roundabout immediately to the west, with the secondary access from the southeast via the adjoining

R125, from where access to the hotel site is provided. The R125 also provides a direct link between the hotel and

the national road network, at M1 Junction 3. Quality bus corridor infrastructure is provided along the R132

Swords Bypass to the west, with bus services operating therein linking the site to Dublin Airport and Dublin City
+353 1 9639691

+353 (0) 87 979 3695

cmckeon@transportinsights.com

®o0oe

www.transportinsights.com
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Centre (Abbey Street and Eden Quay). Due to the site's location with respect to the R132 and R125, it is most

conveniently accessed by car or public transport (bus).

Travelodge hotel receives ca. 20 deliveries per week via a variety of van and truck types including refuse collection

vehicles.
The following Figure 1 illustrates the hotel’s location and layout.

Figure 1 Travelodge Hotel Site Location Plan
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Receiving Environment

As illustrated in the preceding Figure 1, the hotel is located at the junction between the R125 and the R132, ca.
3.5 kilometres to the north of Dublin Airport and ca. 14 kilometres to the north of Dublin City Centre. It is
bounded to the north by an open field, to the east by Holywell Commercial Centre, to the south by the R125 and
to the west by Pinnock Hill Roundabout and R132. Airside Retail Park is located to the southern side of the R125,

directly across from the southeast corner of the hotel site.

MetroLink Proposal and Construction Phase Plans

As part of Project Ireland 2040, the National Development Plan (NDP) 2021-2030 sets out the Government’s over-
arching investment strategy and budget for the period from 2021-2030. The current NDP contains a range of
planned investments to be implemented over the coming years to facilitate the transition to a low carbon

economy, of which sustainable mobility is a key component. These measures include significant expansions to
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public transport infrastructure and services, including capacity enhancements and the delivery of new public

transport infrastructure through projects such as MetroLink.

The MetroLink project involves the construction of a metropolitan railway between the Estuary, north of Swords
and Charlemont in Dublin City Centre South via Dublin Airport. The overall alignment of the scheme is ca. 18.8
kilometres long, whereas the alignment between the two end stations (Estuary to Charlemont) is ca. 18.1
kilometres long. The estimated construction phase of this project is currently 8 years, commencing in 2027, with

the scheme scheduled to be operational by 2035.

The Travelodge Hotel is located within the catchment of two metro stations — Fostertown and Swords Central.
The Fosterstown Station will be located ca. 500 metres to the southwest of the hotel, adjacent to the R132 and
just north of Airside Retail Park while the Swords Central Station will be located ca. 650 metres to the northeast
of the hotel, adjacent to the R132. The Swords Central Station will be an integral part of the proposed R132
Connectivity Project, which also includes upgrade works along the R132 between north of Pinnock Hill
Roundabout and north of Estuary Roundabout, to facilitate installation of new protected cycle and pedestrian
facilities, comprising 2 metres wide cycle lanes and 2 metres wide footpaths on both sides of the carriageway,
retention of one bus and one general traffic lane in each direction, removal of hard shoulders and/ or general

traffic lanes, and a reduction in the speed limit to 50 km/ h.

Figure 2 (overleaf) illustrates the MetroLink route alignment and construction method in the vicinity of the hotel.
The northern section of the proposed project, between Estuary and Northwood, will be largely on surface, in
retained cut, cut and cover, or embankment, with a short section of tunnel under Dublin Airport. In particular,
the alignment between Fosterstown Station and Swords Central Station will consist of sections of retained cut,
with cut and cover sections, and will pass under Pinnock Hill Roundabout as a cut and cover tunnel. It will then
cross to the western side of the R132 Swords Bypass just south of the existing junction of the R132 Swords Bypass,

Nevinstown Lane and Boroimhe Road.

Figure 3 (also overleaf) presents the proposed construction stages in the vicinity of Pinnock Hill Roundabout. As
a result of the MetroLink construction phase proposals, vehicular movement shall not be possible from Pinnock
Hill Roundabout, which is one of the two hotel approaches, during year 4 to 6 of the construction programme.
During this stage, it is currently proposed that all road users would only access the hotel via the R125 to the
southeast (coming from the M1 and Airside Retail Park), resulting in a significant diversion (+1.7 kilometres) to

those travelling from/ to the R132 to the west.
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Figure2 MetrolLink Route Alignment and Construction Method
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MetroLink Route Alignment and Construction Method

Figure 3 MetroLink Construction Stages
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The following Figure 4 illustrates the proposed diversion for the 18-month period during which access to the

hotel would exclusively be via the R125 to the southeast.

Figure 4 Proposed Pinnock Hill Diversion (Year 4 to 6: 18 Months Duration)
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In addition to impacts during years 4-6 set out above, it is noted that access to the hotel will also be affected by
the proposed Nevinstown Lane diversion during years 2 to 4 (24 months), with access from the R132 exclusively

via the Pinnock Hill Roundabout.

While construction works will giveriseto a
and other restrictions, the proposed route for construction related Heavy Good Vehicles (HGVs), as illustrated in
Figure 5 (overleaf), is via the R125 and R132 (either from M1 Junction 3 or 4) adding significant construction
traffic onto a localised network already impacted by diversions. The construction-related traffic is expected to
be approximately 202,000 movements across the associated sites in this section with vehicle movements ranging

from 100 to 400 per day®. There is a significant risk that the resulting additional HGV traffic will ‘overload’ the

R125 which will be the only way to access the hotel during the closure of the access route from the west.

It should be noted that the additional HGV traffic will impact the specific haul route along the local network from

year 1 to 6 of the construction programme.

1 Scheme Traffic Management Plan, MetroLink project, Environmental Impact Assessment Report, Volume 5,

Appendix A9.5.
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Figure 5 MetrolLink Site Access and Haulage Routes
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In light of the considerable impacts of the MetroLink construction phase proposals, Transport Infrastructure
Ireland has sought to engage with our Client, with the most recent such engagement at a meeting on 04 August
2022 during which the current construction phase proposals were presented. The outcome of such engagement
has not resulted in a satisfactory outcome for our Client, with identified key concerns set out in the subsequent

section of this Observation.

Railway Order Identified Concerns

Whilst our Client is supportive of the MetroLink project and the wider benefits it will bring during its operational
phase, including substantially improved connectivity between Dublin Airport and the hotel, the following specific

construction phase proposals contained within the Draft Railway Order are of deep concern:

e Current Operational Concerns: The primary approach to the hotel (via Pinnock Hill Roundabout) will be
closed for an 18-month period (years 4-6) causing a diversion of 1.7 kilometres for traffic travelling from/
to the west. As a result, the construction phase will have significant negative impact on the hotel access for
the guests, staff and servicing (e.g. suppliers, refuse collection etc.). Furthermore, the proposed route for
HGVs will result in a deterioration in traffic conditions along the R125 which will be the only approach to
the hotel during the 18-month closure of the access from the west.

e Car Parking: Based on the construction boundaries contained within the Draft Railway Order drawings, 24

no. car parking spaces of the north facing car park are to be permanently acquired for construction
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purposes, with uncertainty as to whether these would be returned to the hotel following the completion of
construction works. This is deeply concerning for both the hotel and restaurant as the car park is vital for
their operation since no on-street parking is available in the site’s vicinity. It would also represent a
significant risk to the future redevelopment of the site (see Tom Phillips + Associates Observation for
elaboration).

s Significant Risk of Programme Extension: The MetrolLink project is unique in Ireland in relation to its
technical complexity, duration and investment cost, with a significant risk of both programme and cost
overruns arising. Such programme risks amplify our Client’s concerns regarding the severe construction

phase impacts outlined above.

Summary and Outcome Sought

This Transport Observation has been prepared by Transport Insights, on behalf of Devonmill Limited. Our Client
recognises that prioritising investment in sustainable travel and associated infrastructure is essential to achieving
stated national, regional and local planning policy objectives. This Observation details key points of consideration
for An Bord Pleanala regarding the Railway Order application for the MetroLink project as they relate to the
Travelodge Hotel, located at the Pinnock Hill Roundabout, Swords, Co Dublin. As set out within this letter,
proposals contained within the Draft Railway Order represent a significant risk to the ongoing operation of the
hotel. In particular, the severance of access from the west for an 18-month period, and traffic impacts (i.e.
diversions, HGV movements) along the proposed approach for the first 6 years of construction works that will

result in an unacceptable and severe impact to the hotel.

Our Client believes that construction of the MetroLink project can be completed without the need to impact

significantly on the hotel's operation. They request:

s Further engagement with our Client in relation to construction and traffic management plans for the Swords
area.

e Consideration of changes to the traffic management plan to minimise the impacts on the hotel operation
during the construction phase. This could include ‘spreading’ construction traffic onto other roads rather
than the significant current concentration on the R132 and R125 in the site’s immediate vicinity, and
potential use of bailey bridge to lessen the duration of the R125 road closure adjacent to the hotel site.

e Confirmation, via further design development if needed, that the 24 no. hotel car parking spaces within the
MetroLink construction site boundaries will be returned to the hotel following the completion of
construction works.

e Provision of alternative temporary car parking facilities, e.g. immediately to the east of the R125 road
closure to mitigate the impact of the loss of on-site car parking during the construction phase.

e Consideration of expansion plans for the Travelodge Hotel to ensure such plans are not jeopardised by

current MetroLink construction phase traffic management arrangements.

The above proposed suggestions demonstrate that our Client is willing and open to working with Transport

Infrastructure Ireland and other relevant stakeholders to support the realisation of the MetroLink project, on the
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presumption that the hotel’s commercial and operational viability is not undermined, and as such that it can

continue to provide a significant and notable contribution to the hospitality industry.

We trust you will give detailed consideration to the contents of this Observation. Our Client looks forward to
further engaging with relevant stakeholders in the months ahead as the MetroLink scheme advances through

the statutory planning process.

Yours sincerely,

I
{ \A-nt?'/- //
Ciaran McKeon /

Managing Director




