Our Case Number: ABP-321778-25 A
Your Reference: Flannerys Motor Inns DAC = An

Bord
Pleanala

Heneghan & Associates Solicitors
27 Calbro Court

Tuam Road

Galway

Co. Galway

H91 YKH4

Date: 24 April 2025

Re: BusConnects Gaiway: Dublin Road Development
R338 Dublin Road, Gaiway City.

Dear Sir / Madam,

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

Please be advised that those listed on the Compulsory Purchase Order schedule associated with this
application are not required to pay the €50 fee associated with this case. As you are listed on the
schedule, a refund of €50 will be issued to the debit/credit card used to make payment for this
submission.

Please note that the proposed road development shall not be carried out unless the Board has approved
it or approved it with modifications.

The Board has also received an application for confirmation of a compulsory purchase order which
relates to this proposed road development. The Board has absolute discretion to hold an oral hearing in
respect of any application before it, in accordance with section 218 of the Planning and Development Act
2000, as amended. Accordingly, the Board will inform you in due course on this matter.The Board shall
also make a decision on both applications at the same time.

If you have any queries in relation to this matter please contact the undersigned officer of the Board at

laps@pleanala.je

Please quote the above-mentioned An Bord Pleanala reference number in any correspondence or
telephone contact with the Board.

Teil Tel (1) 858 8100

Glao Aitiuil LoCall 1800 275 175

Facs Fax (01) 872 2684 84 Sraid Maoilbhride 64 Marlborough Street
Léithrean Gréasdin  Website www.pleanala.ie Baile Atha Cliath 1 Dublin 1

Riomhphost Email bord@pleanala.ie D01 V02 D01 veoz2




Yours faithfully,

[ren G

Lauren Griffin |
Executive Officer
Direct Line: 01-8737244
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DX 214002 Liosban Solicitors

Email: ann@heneghansolicitors.ie

An Board Pleanala
64 Marlborough Street,
Dublin 1, Do1 Voo2.

Your Ref: 321776 15th April 2025
Our Ref: AH-FLA007-003

Re: Our Client — Flannerys Motor Inns DAC
Notice - BCGDR-CPQ-001-2025
EIAR/S51 - ABP Ref: 321776

Dear Sirs,

On behalf of our client, we attach scanned copy of our Objection. The original, together with fees were sent via
registered post on the 11th April.

Yours faithfully,

I
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Mayo Office: The Business Centre, D'Alton Street, Claremorris FI2 Y773, Tel: 094 9378413 Ann Heneghan B.A. DLS
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Flannerys Motor Inns Limited - CPO Order RCGDR-CPO-2025

Fiar!ner}'s Hotel was opened by the Flannery Family in 1960 and is one of only 2 remaining
family owned, and run hotels in the city. The proposed CPO and works area as pet the Notice
served will have a devastating effect on the Hotel.

The hotel has 134 bedrooms and one of it's major selling point, as the name of the Company
would suggest, is the parking adjacent to the hotel. At present there are 97 car park spaces, 2
of these will be lost to the CPO but as a result of the proposed area for works section, for the
duration of these works 26 spaces will be lost and there will be no facility for coaches to enter
and park at the premises, a reduction of 26.8% of car parking and 100% of Coach parking. An
analysis was recently carried out on a 24 hour period on a random day in March. During at
time period 389 cars and 3 coaches entered the premises. [n addition see the attached reviews
from Trip Advisor which reflect how attractive it is to have the parking, and also highlights that
as is, there aren't enough car park spaces.

The main driver behind the works area appears to be the proposed bus stop at the front of the
Hotel. The International best practice spacing guidelines indicates a distance of around 400m
bhetween hus stops is recommended. On this section of the road there are already 2 stops one at
Glenina 313m in one direction, the other at ATU 278m in the opposite direction. Should the
desire be to have a distance of 400m between the two, the most obvious suggestion would be to
move the one at ATU as it already causes serious traffic issues.

Under Section 85 of the Road Traffic Act. 1961 as amended by Section 16 of the Road Traffic
Act, 2002, this is within the remit of the Local Authority, We would suggest that the placing of
this bus stop at this point is something which should be reviewed and reconsidered.

In addition to the bus stop element, the CPO will remove the green area to the front of the hotel
it's 10 mature trees aged 40 vears +, the seating area and all of the landscaping. The effect will
be to bring the hotel facade itself closer to the roadway with the additional noise and fumes.

While the assessment of damages in respeet of a CPO is based on 17 rules set out by law, the
CPO in this instance hits all of the headings. The impact particularly during the works period
and the area proposed in respect of said works could realistically lead to the closure of the hotel
and the loss of 120 full time and 30 part time staff. In addition there is no indication on any of
the information furnished as to the duration of the project which further adds to the potential
impact.

The attached Reports from Gerard Hanniffy Engineers and Candor on the Engineering and
Financial impact of the proposals are annexed.
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Beautiful Hotel

Beautitul hotel. statt very friendly and heiphr Cood tood
Breckfast ana dinner was delicious. Fomily rocm was very
spOaCious ond spotiess clear was very pleased witn my trig. |
#outd definitesy return Twosn't sure whot to expect because it
was quite cheap to stay over the Easter mid term break. cheaper
than another hotel's around the area but Fwos pleasantly
surprisced Woule recommend th s Hotel for famiiies who don’t want
12 sty in the madaness or ndise thot comas with staying r the city .
Bus outside that drops youto city centra or a small drive aaqy if
you want to drive into the ity or to e’ hill F 2tel as o g ear
park wth nlenty of parang
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Short break in Galway

We vicrned ashortbrpak in Ireland anc ire pri~es everywhere
seemed very very high which is propakly to be expected at this
time of the yeor Flannery s hotel wos competitively prces and
seemed 1o diier wnat we needed

Thercomwasnice-wewere N2 Cleai ooty WP was a it
wedk and TV alitte small Bethroon was oz and gocd shower
Hotei hos ¢ decen: tized cor park butorce Spmcomes -t
packed. | didnt eatin the hotel. Thez locahon s good There o
bus stops nearoy ond [ot of tay o Stoft were tendly encugn
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Christmas Markets

Haa awonderiul weekend in Colway the Fost peekend the
Christmas mar<ets were on Hotel was Jeety, faendly sta'f gosd
tocd We even stayed atrurd night Mote wos oy Clean andd very
comfortable. Creat car park too
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Briliiant

Hotel was very cleon and had very frierdly nealpful staff The nanel
1s situcted less than a ten minute drive from the man squors Tne
hotel has a private ¢ar park which is alsa very handy Overall
brilice? exgerience would highly r=ccamend |

VGG .
Beautiful room

Room waos beaut fut pewly retubrsbed ¢ d decoratea nad
doub'e room booked and wers upgraos 1 o ranily rcom which
wos prillgnt  very frendly staff, carpay 315 the oniy 1ssu= ¢ the
ear park wao: full we had to park € <& wher= otnere thep that no
foults with the hote

¥ Tip: Parking can be an swue we <tayed on a aturday
Tgntond no space =ftn oot park

vebe i
Good vaiue hotei

Tris hotel < excellent walue and baurly convenent far ceeing
Galway Easy to hrd a5 it 5 2n the maii Dushn # 2ad Good are
car park Friendiy recerton
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Tom Mackay

Sereraly akay put pocr wifi coneect Ly Wl Lo and very
sporadic  Parking wos difficult os the ear park we s Sften full oo
quite difticut to manoeuvre wround . The raoms were however
cleon aithough a bit dame The < aff wers nowever very helpt, |
and friendly . The food was aood but sarvice vas a ‘tile clow but
wWas busy

|Q Ohelptul vores & Respond
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Great stay

Ha a lovely stay at Flanrerys Roon was 2 ean spacious ard
comtariable Very easy to gettow th o .cirgo car park Galwegion
restaurant serves lovely evering et ond brechiast, Specicl
thanks to Abbie and Edward in e restaurant tor Deing uey
friendly ond helpful We wil be back ogoin for our next stay in
Galway

Oozes Irish charm and hospitality

My wite and | stayed fer 4 rights .n June 2017 while! visiting Garway
and surrounding towns and features The hotel xas comfortanie,
the sta fnendly, heloful, ong clearly well tramned, Food wos good

May 2017

and plentdul and recsonaiy proed Serece wasfast and
efficient

The room was ciean and rocmy with twr peds shower safe, TV

and hau dryer Thers wae large put puty ear pork I wasrzlati.sy

easy to find onthe Dubin Rood

HEe S
Excellent hotel

P've stayed at Flannery 5 hatel far juat cne oy bt it was enough

to recogmoe theis excel'ent service' kird andt frienctly <taff, grea:
food ond drinks ot £t the restavrart ond the bar. 1 ve peenrere

with my family and we shared e roc

For 4 peopte! Bigenough to tett’'e & Cl us larecommrerd for biy

fam| es Car park free’

ceoe . vor

Nice hotel.

Heod oocasion to stay here cver the yes«end whilst we attends 7

function at a ditferent venue in the Oty Beoked a Family room
crtine with o nofee cancellat on polocy When we arrved funn ng

bt latel she car park was farly full but we ot n Spaces wers tight

Check in was smooth, friendy receptionists processed o5 quicxly
ard directed us o our rooim Fine g roor. nad all that we

required. Taxis avar'as e at the door anou® €12 to Ly e cquare Mo

problems cr coemplar s would ase thiz horsl again
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Enjoyabie stay, friendly staff and good atmosphere

Stayed for one night on the 30th Decemter 2017 Firsm v sis
Normclly ook for 4 star howeve- shortaqge of rsome end good
TEVIEWs brought me there Wil stay agaoin Staff very helpful in fast
gentieman inrecepton of‘ered to move his own ear as the ear
park was fuill Hotelis o Iittie tired howevs: was rappy with roam
and the bathroom/shower roon: was recontly replaced Diant e
here however | betieve it nas U Yuod name for foud ond the tooa
looked acod One thina | divd Iike wess ther Ear w uch ha ¢ aoad
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Fiannery's of Galway

A very gooad no fritls notel... spacious ronms ary frizncily a2
hedplul stoffin cil depurtments. good wholesome faod and some
nice crafty beers ocotion pertect sor sour ng with & spazicus ear
park only five 1o ten minutes to access the mMatorway Tadinto
townBeurs  very good service with the 2ozptiomsl culing the
cabior you

we will be back agam

EReY .
Great Location

We hac o lovely two day stay as o couple intiis hetel The

acation is very googd far visiina Galwav & ty Centre or omg ta
Salthidl poth are only a short ear journey away Trere s a good
vize ear park cloo The cedroor vas Yery Clean with ¢ masswive
comfertable king size bed with every thing you would need for oy

£ X1 .
A relaxing night away.

Falulous big bed. Great focd ard tne Staff cou an'thave been
nicer. espec ally the breakfast stalf Not our first time to Stay i this
iovely Hotel Tre earparkis huge anth pe- ty 2 access bility
Larking too Thanking you Patricia, trem Cakr. o Tipperary

Vaiue Location Service

b JED EESRERERENS .




-
¢

Roger C

Wrote O reéview,

9 contributions
Loughbzorough bnitecd
kingdam

Dote asited  Jun 2024

RE. "Parking”

Leanna M
WIolE O review
53 contnbution:

Coaunty Danegal reland

Date viz =l Feb 2025

-
Marion D

HIOTe aresen

contntut on

Date wict=x Jon 2025

W
mary m

Wrole Qirev ew

4 congribut ¢ns

Dete vz ted Nov 2024
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A Vibrant Hotel, Comfortably Appointed and Easily
Reached.

Flannerys 15 a vibrant hotel on the outoxir:s of Galway City We
stopped for one night and as it was Saturday night this was
probably e pusiast night of the wees we arnved just after 7p.m
anct L haye to say that i was extiemely Lusy The ear park wos
rather full angd it toox g tew minutes find o cpate, some of wreh
were rather tight The bar/restaurant was pretty full

*EI0
41.

MNice sleanroomwith o somby bec Very ciass tu city centre Plenty
parking too Restaurant stoff forgot anour us o tew tmes ard food

was average but plecty plocss o ecthintlown and tari wat only
ahout €10 Would recommend theud F and use agan

EX 22 3] L e
Night away in Galway, Very nice hotel

The room was very comfortakle and c'eam Staft wers very frendly
und ullentive

Food wae very mize with plenty b options om the menu

The hotelitsef 5 very inviting wm pienty of parking

Pwill definizely be ctaying here agar wneron Gaiwey

G RIGE .
Lovely Hotel

Lovely hotel greatiocation, staff very fe e ndly and food was tovely
Highty recommend Wil ke retuming o th e futu e Plenty of parking
and bus stop ooross the road 2nd hotel have tax) service or call
which svery handy Alzc hove 2lect /c Ldr Lhargers which wos
qredt
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Recommended

Lovely hote!. Good ftood Very frizndly staf* Parking avaiiaiile
Cose tc Gglway Next tu Conuult Rugby ground Only dow el
was it was on o busy main reciet which you couldn't hear imaide the
hotel Mice rooms but cleapers Aidnt Qurnive untif even ng when you
were g2tting recdy to go ou!

Tip: 01 busy main road Late cleaners

eseed <. wer
Comfortable hotel

Fas parking. casy to get intc the City 2ntie Room wos
comioriatie anc lovely food 1115 a lorge hotel Staff fniendly

Value Rooms Location

Cleaniiness Senvice

G 0 G . GENE

L)

Des¢e e
Really nice and Cody hotel

Fies parking n connection with tae notel Vel good restaurant

and bar food Friendly stafl You lee you ore welcome MNice rom
Vaiue Rooms Lecation
LTRSS 00 GENEVEEEE 0 .. GRS qu
Clganliness Service Sleep Quality

First Time Here. Wont 8e Qur Lost

Spent one nte nete on ¢ fiyin vis,t to Galazy Faopy we did e¢
everythinwas Al Frem free parking crsite to check into al the
staff.our room the comfy bed and the lovely brekkie this meormn we
could rot fauit anythin Will stay agaim when visiting

Gaolway Hopefully they Hlkgep e reasonable rate perroomand
nat follow a lot of notels 'n Za way o sgnnip ofl prices We hae o
lovelv tmeleven thouah it was short) and laok ferwarct to stevin in
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kilicirrey trelang

LR
LOVE THIS HOTEL

| ctay here abways when staying in Calsay g eat parking 7 endy
staff. good food. well precented roo o

LR XX 7 fmy  r=e
Clean, good location with warm welcoming stoff.

Stayed two nights - My room was cvely clean, not soadicus but
waos travelling on my own. Lots of doors to get to it ond staurs
gren't that well laid oul. Nepresso muin rein eddnrod s aie
touch!

Sood shows: and nice pathroom. Breakfastn fine but would hove
preferred some heclthier options

Dinrer wos lovely in tne restaurart botn nanats and faod was tasty
Hotel i n o gocd iccaton aith parking

BIBH R e
Brilliant Hotel. Friendly helpful staff. Good food and drink

Brilliant Hotel. looks great roome clecn and hay gooc parking

Friendly helpful staff chvays hopoy toserve gueiis a-dwent out
of their way to accommadate our Sroup itk extia Fep

Good toodanddirk, bregkfost ond dine werg deidieus and
the pints of Guirness were certs 3

®0000
A true family hotel ond gem!

We were so pleasantly surpnss by this gem 1 Galway! A true
family hotel where gl the stoff were 3o rice ond sccommocating
especially the mancger. Rod, who realty o e us foel ot home
The rcom was spacious. ctean and well appomnted The iccation
was Super ensy 1G get into the City with good on site porking We
will definitely stay here agamn! Would absclutely recommend

Flomnorg «

Coeed - O0C
Excellent food and cosy comfortable room

Fused to stay ot ths haotel bacs in 12 300 ang 905 with tour groaps
anddesided to chack touttacee how it was today

Roomwas warm. cosy and comfartarie The faad in the Dor wos
exceliert Tne hote has plenty parking Tie o1 f were ol very
frierdly | highly recommend
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Kindest regards,
Dara
Operatlons Manager

Flannery's Hotal, Galway
www flanneryshotelgalway com

Ph: 091 755 111
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Excelient hotel

Excellent hotel which cckea newiyrefurh e T aniily recm
was big ond spocious. Licelent break ac: and the food in the bor
was testy too We enpoyedd the Lve band ooy roon the ber arss
Locatior and parking was great

CLUBEY .
Solo Stay!

Stayez on g Thursday night. Lovey B erdiy it an receptior
planty of chat.

stayed on 3ra flcor Double room tor 86 curo, epatiess, aoir or
comty Coffes mochire and tec facihties i= th e rocm with ¢ofa
Beautitul izathroom with extre roamy shower

Dined in the por, yoed selection onthe menu Garlic muskro

were delicious, and the salman woe lva great Tha stoff were vary
friendly and atteniive Followed by agreat n ahtcleep Dors
sverlook tyshotel Couldnt fadit g tong The food was 2xnellent
which 2an be disoopointire 1n ravels There S plenty of fres
parking for guests which is 3 big £ anus i Calaay 5 stars ail

@&t
A relaxing night away.

Fatutaus g bed Greotood ong the S0 souldn® 113ye rorn
ricer. especially tne oreaktast sraff Mo wu firgt tire 1o slay m thus
lcvely Hotel, The car park iz r. g2 alth plenty of accestb Uty
parking too Tnanking you. Patricio. fron Cein Go Tigoerary

BEEL B . il
Recommend this hotel. great service, value & location

Excelient hotel. Staff friencily & helpful, roomes mmaculate & Loy
Bed: comfy, rooms ¢uiet

Onafrequent ous rovte soexcelent locotion Ampis froe parking
Rooms warnm and guiet poth i terrs of re choouring rocnin &
cutsice

Foou excelent and bir oren AEICOMING




~ FLANNERYS MOTOR INNS LIMITED

]‘ ASSESSMENT OF LOSSES FROM PROPOSED CPO OF ROAD

| FRONTAGE AND CAR PARK SPACE




introducton

The company has becn served with a Compulsory Purchase Order in respect of part of
the hotel groperty along the main Dublin Road to accommodate the widening of the
road and creation of bus/cycle lanes on the main road.

The CPO has also proposed that there wilt be 2 temporary acquisition of further
property on which the local authority propose to utilise for site works.

Background

Flannery’s Motor Inns DAC (FMI) was incorporated in 1967 and has been in businass for
nearly 60 years. it has successfully operated as a hotel, bar and restaurant for many
years and remains extremely popular with visitors to Gatway from botn ceach tours and
individual gusst bookings. The business generates gross turnover of approximately
€10m annually and has traded profitabty for many years.

The hotel comprises 134 rooms with a capacity for 300 guests per night. There are 5
car parking spaces and 4 coach parking spaces available on the hotel property with
agreed overflow parking in the adjoining Galwegians car park used by the hotel every
weekend.

All business to the hotel is from guests travelling by car to the hotel. Situated in the
gastern suburb of Galway city, its attraction i to guests travelling by car to the hotel,
This is evidenced by the occupation of the carparking each weekend when the overflow
parking in the adjoining property is required. The business from coach tours is
principally all mid-weak.

The hotel has consistently recorded occupancy levels of nearly 80% over the course of a
full year with occupancy leveis of 90% and over during the months of May to September,
peaking at 99% in August and Septernber. The shoulder seasons, March/April and
Octaber/November are returning occupancy levels of between 75% - 89%. White the off
Season would have reduced levels they will range from 35% - 55%;,

The company continue to develop and modernise the facilities. Significant investment
has been made in upgrading heating and cooling systems, modernising the bathroom
and room facilities over the past couple of years. The bysiness is well ptaced to
maintain the offering to customers and continues to receive significant repeat business
over many years.




Expected L.osses

The impact of the proposal will 2¢ the permanent loss of ground detailed i the
engineering report. Part of the grounds proposed to be acquired are currently
landscaped with in particular, some mature trees being lost as a result. The aesthetics
of the property will suffer some long-term damage because of this loss.

The grounds being acquired will also cause the permanent loss of an estimated 2 car
parking spaces. Access into and egress from the hotel property may also be impacted
by the loss of grounds, particutarly as regards facilitating coach tours once the entrance
tothe propery is re-instated.

Itis noted that the proposed CPO also relates to additional grounds to be occupied
temporarily for the duration of the works. This will reduce significantly the present
onsite parking. This is expected to be a further significant impact caused by the
encroachment into the car park for the duration of the works.

» Therewill be aloss of approximately 26 car parking spaces and 4 coach parking
spaces. This amounts to nearly 30% of car parking and 100% of the coach
parking spaces. This will significantly impact the ability of the business to cater
for their customers who are all travelling by car or bus to the hotel.

* itis also clear that the works on the adjoining Galwegians property will also
impact on the existing overflow car parking that the hotel has access to and
utilises every weekend.

¢ There are no local alternate locations where the customers of Flannery’s can
park and access the hotel.

The ongoing works and the location of the ancillary site works in the Flannery car park
will detrimentatly affect the hotel trade for the duration of the works. If as expected the
proposed site works a-e conducted from Flannery’s car park it will cause major
disruption to the business trying to provide a peaceful and restful stay inthe hotel with
excessive noise from construction activities. There will also be visual interference from
any hoardings or secunty fencing proposed as part of the construction.

The extent of the works proposed will also encreach and restrict the entrance to the
hotel significantly. This will prevent the easy access/egress for coaches and cars and
cause significant disruption to the normat operations of the hotel for the duration of the
WOIks.

The business will expect some cancellat:ons of advance bookings when customers are
notified of the proposed works on site. This will cause loss of revenue and potential
long-term damage to reputation to the business.



Itis anticipated tnat the impact of such ongoing works will iead to increased complamts
from customers which will impact revenues and create additional administration costs
to the business in dealing with such matters.

Additional costs are expected to accrue because of the ongoing wo ks with additional
cleaning and mamtenance required to maintain standards. It would e expected there
will be significant dust and debris deriving from the construction activities.

Calculation of Losses

1.

The permanent loss of land value will need to be assessed by a professionat
valuer.

The permanent loss of 2 car parking spaces will incur a long-term cost to the
business. There are few alternates for provision of parking in the locatity and the
business already has arrangements fur overflow parking at weekends inthe
adjacent property.

We estimate the disruption caused by the temporary restrictions proposed will
incur a significant financial impact on the business. The loss of 30% of car
parking. 100% of coach parking and the additional disruption from the works will
significantly impact the business. The worst-case scenario is that the business
will have to close fully for the duration of the works if the potential disruption is
excessive,

There are currently no detalls provided by the Loca! Authority as regards the
proposed duration of the works nor the time of the year it is proposed for the
temporary acquisition of property. The impact would need to be assessed when
a works schedule is made available, when the seasonality of the business would
determine the scale ot the losses arising. As indicated earlier from the seasonal
occupancy levels ~ the magnitude of losses would vary according to the time of
the year the business is disrupted.

The business expects additional costs of operations will arise due to dealing with
customer needs during the disruption, handling customer complaints and
having to provide for valet parking {were the company required to rent alternate
parking elsewhere).

Professional feas incurred in legal, valuation, accounting and other advisory
fees.




Conclusion

Presently, there is insufficient information avaiable about the proposed CPO, when and
for how long the proposed works are planned, to enable any assessment of the
inevitable Losses that will be incurred by the company. itis clear however, that the CPO
as proposed currently wilt lead to significant additional losses for the duration of the
works.

Candor Chartered Accountants Limited

10 April 2025.
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introduction

This Report summanses our Engineering Assessment related to the current (as of the date of this
Report) Compulsory Purchase Order BCGDR-CPO-001-2025 (BusConnects Galway. Dublin Road
Development Compuisory Purchase Order} (known hereafter in this Report as ‘the CPO').

This Report is concerned solely with the property known as ‘Flannery's Hotel', and located on
Dublin Road. Galway (known hereafter in this Report as ‘the Hotel').

The Hotel will be directly impacted by the CPO

This Report summarises the impacts that the CPO wili have on the Hotel these impacts are based
On our own assessments, taking account of layout of the Hotel as it exists today. taking account of
the site extents contained within the CPO (as they related to the Hotel). taking account of our
assessment of the work that will then be undertaken related to the ‘BusConnects' project (related
to the land which is the subject of the CPO), and taking account of the proposed fmished layout of
the Hotel (i.e the layout once the proposed BusConnects project is complete) and the proposed
finished layout of the altered Dublin Road {related to the BusConnects project).

Qur assessment details both the short term and long term impacts on the Hotet,

This Report contains both drawing(s) and photographs, which are included to assist the reader in
their review of the written part of this Report.

Section 1: The Hotel - A Description

Flannery s Hotel (aka 'the Hotel) consists of a detached structure, with bedrooms laid out over 4
storeys. and a single-storey annex to the south (which contains the main entrance)

The Hotel is a staple of business life in Galway City, and in particular the eastern suburbs (Mervue,
Renmore) - there has been a hotel at this site since 1969,

The Hotel 1s contained within a clearly defined site, which fronts onto Dublin Road In fact, the

Dublin Road entrance to the site is the pnly vehicular and pedestnan access to the site (i.e. the site
does not have the facility to be accessed directly from another public road, or via a private right-of-
way from a public road) Thus, the access pomnts (vehicular and pedestrian) from Dublin Road are

critical to the gperation of the Hotel

A ground-level parking area is provided within the grounds of the Hotel site. being located between
the building and the Dubiin Road boundary. This car park consist of 103 car spaces (2 dedicated
to electric vehicles (ev's), 4 dedicated to disabled disc holders) and 4 coach spaces

There is very fittle, if any at all, scope to increase the number of parking spaces within the Hote|
site, since the current car park fills the available spare iand around the Hotel building.

A landscaped strip, consisting of lawns and mature trees with a boundary stone walf makes up the
gap between the car park and the pubhic footpath (Dubfin Road). But this landscaped strip also

includes some critical elements for the hotel. 2 large signs fronting onto Dublin Road, and a picnic
area.

Photographs of the Hotel and site are reproduced below, and show the Hotel property (Fhotos 1 to
é).




A Site Layout Plan 1s shown on the page after the photographs — take note of the red and blue
Zones. which correspond to the lands that are the subject of the CPO (red = permanent
possession, blue = temporary possession). Tihis Site Layout Plan shows the layout of the Hotel
site in far grealer detatl than is contained in simdar plans contained within the CPO, and so ¢can be
used to demonstrate to a greater degree the impact of the CPO on the Hotel.

Photo 1: View of Flannery's Hotel, viewed from south footpath of Dublin Road, looking in a western
direction.  Take note of boundary wall (stone), mature frees (within a landscaped strip). and two
signs

Photo 2 Similar to Photo 1, but viewpoint nat moved to the north footpath.




Photo 3 View of Flannery's Hotel from south footpath (Dubiin Road), looking east Take note of
vehicular entrance to the Hotel (this is the only vehicufar entrance).

Photo 4: View of landscaped strip between car park & Dublin Road. Take note of mature trees,
sign & picnic area {in background) The camera viewpoint is beside the vehicular entrance to the
site. looking east,




Photo 6.

View of car park (viewpoint is near eastern bounaary of site. looking towards west).
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Part 1. Short Term Impacts

1.1

1.2

- Access to the Hotel:
Take a look at the Site Layout {previous page) - it will be noted that the CPO lands (both
temporary and permanent) make up the entire Dublin Road frontage of the Hotel. As noted
previously, there is 3 single vehicular, and a single pedestrian. access to the site.

There is no doubt that access to the Hote! will be curtailed by the CPQ. and by the works that
will be carried out during the consiruction phase of BusConnects

THIS IS A MAJOR IMPACT - describing it in any other way Is simply not justiied.

Without access to the Hotel site, the Hotel will not be abie to operate
With reduced access to the Hotel site the trade of the Hote! will inevitably be reduced.

As a means of assessing this impact. we asked the Hotel staff to count the number of vehicies
accessing their property over a 24 hour period. Here are the results.

Date: 29/03/2025 4 00pm to 30/03/2025 4 00pm {Saturday into Sunday)

Number of cars entering hotel (from Dublin Road)- 389

Number of coaches entering hotel {from Dublin Road). 3

Assuming that at least 100 cars park up during this period {remember that the maximum
capacity of the car park is 103 cars, as described previously), then the total car movements
(both entering and exiting} over this 24 period equals 389 + (389 - 100) = 678.

This number is a staggering figure It represents an average peak (weekends tend to be high
occupancy for hotels), but the number would be even higher during established holiday pericds
{(end of March falls cutside such a period)

Reducing. curtaibing. impeding or even preventing, vehicles from entering the Hotal site from
Dubtin Road will. inevitably, impact negatively on the trade of the Hotel.

Bear in mind that this is a ‘short term’ impact. and will last for the duration of the construction
works related to BusConnects on Dublin Road. But the duration of these construction works is
not defined. and this short term’ impact could be felt for weeks. or even months

Car Parking:
Car parking facilities are a critical component of any Hotet business  Any hotelier will teli you
that the majonty of patrons will arrive at therr hotel by car, or by coach. There is no doubt that
this Is true for Flannery's Hote!, who have expressed this sentiment to us

The car parking area within the Hotel site is {aid out to maximise the number of spaces,
including altowance: for ev's, disabled disc holders, and coaches Based on what we haye
seen, there is virtualiy no land set-aside within the Hotel site that could be turned over to
additional car parking

So the loss of any car parking spaces can be detrimental to the Hote!




Take a look at at the Site Layout Plan — you will note that the ‘blue’ lands of the CPO (i.e. the
lands subject to a temporary possession) include 12 car parking spaces {car parking spaces
are numbered, the spaces that are impacted by the biue zone consists of numbers 1 to 14,
exciuding the ev spaces (5 & 6))

But even more troubling is the impact the coach spaces — all four of these spaces is parily
contained within the blue zone.

There is little doubt that all 12 car parking spaces and the stnp of land within the coach parking
spaces, will become out-of-bounds to the Hotel during the construction phase of the
BusConnects project. The loss of 12 spaces will be a difficult prospect for the Hotel, taking
account of the dire need for car parking facilities

But the impact on coach parking will be enormous - these coach parking spaces cannot
Operate with chunks of them suddenly becoming absent, the four coach parking spaces will
effectively become redundant with the current ‘biue’ lands of the CPO.

THIS IS A MAJOR IMPACT - efther the hotel wili need to re-design the car parking area to
accommodate new locations for the coach parking spaces (this will inewvitably reduce the
number of car parking spaces available to the hotel, increasing the lost number above 1 2), or
the Hotel will need to cater for coach spaces, but at an off-site location. Either prospect will
impact negatively on trade within the hote!

Part 2: Long Term Impacts

21 Amenities for Hotel Pairons:

The landscaped strip beside Dublin Road forms a buffer zone between a high traffic pubtic
read, and the calm surrounds that would be expected within the Hotel The landscaped strip
itself is neatly laid out, with lawns and mature trees. and is available to the guests of the hotel.

This strip will be lost as part of the CPO (it wil be entirely within the blue zone. and only a
portion fails outside the red zone indicating only a portion wilt become part of the Hotel once
the BusConnects project is compleie)

Whereas the BusConnects proposed works includes the reconstruction of a boundary wall {at a
new location), and new trees {within a new, but narrower, landscaped strip). it does not contain
information (as far as we can determine) related to the existing picnic area

This picnic area will, initially, be Iocated within the temporary blue’ zone (and so will become
out-of bounds to the Hotel, and will inevitably need to be deconstructed), but what happens
when the BusConnects works are complete? Will a new picnic area be provided? This is
unknown as of this time

The impact of this element is debatable — in one sense. it can be treated dismissively, for
example by saying that thig landscaping & picnic area is secondary to the running of the hotel




and as such is disposable However, the landscaped sinp serves as a buffer to a busy public
road {Dublin Road) which over timea will inevitable become busier. As such. the presence of a
landscaped strip, and of a picnic area. of this type is a priceless addition to the Hote!

Our opinion 1s that the landscaping and picnic area will be sorely missed, but witl not impact
significantly on the operation of the Hote!

22 Signage

There are two signs, located within the landscaped strip (as described previously) and positioned
along the boundary with Dubfiin Road. Both signs are critical componeants in suceasshully directing
patrons into the Hotel grounds.

Both signs are located in the ‘red’ permanent zone of the CPO ~ these signs will ingvitably need to
be deconstructed. But what will happen to these signs?

There will be limited scope for the Hoigl to relocate the signs further into their site (now they will be
too far from the public road to be seen) and who will be responsible for re-constructing these signs
once the BusConnects project is complete? This information appears to be missing from CPO and
BusConnecls documents.

Signage: of this type is a crtical component for the Hote! business, in fact for any hote! business

Accordingly, our opinion 15 that if the signage 1s not dealt with suitably, then 1T CAN HAVE A
MAJOR NEGATIVE {MPACT on the Hotel business aver the long term.

End of Repart




