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Ref. Concept Proposal Component 

7 Development of a fishing lodge and conservation centre within Lough Muckno Estate. 

8 The development of dispersed lodges and recreational activities at islands in Lough 
Muckno. 

9 Integration of Castleblayney Town with The Historic Estate via the Gatehouses to the 
estate. 

10 Development of the Gatehouse as an information centre and retail area. 

11 Development of a hotel, golf complex, lodges, a spa and a cookery school at Concra Wood 
Golf Club. 

12 Development of a centre housing cultural and recreational activities at Market House 
situated in Market Square, Castleblayney. 

13 Development of dispersed parking through Castleblayney Town to accommodate visitors 
to Castleblayney, relative to the scale of the development that takes place. 

14 Development of Black Island Trails. 

15 The development of a modest sized, open sided dome structure in the vicinity of Hope 
Castle housing several recreational and cultural activities, a café and potentially, a 
moderately scaled ice climbing wall. 

Concept Proposal Option 2 

16 The development of a large-scale dome structure (potentially over Hope Castle) in Lough 
Muckno Estate, to be known as the Great Drumlin of Adventure.  

17 Development of a spa and well-being centre, several café and retail facilities, exhibition 
areas, substantially scaled indoor ice climbing walls, a high ropes course, play areas, and 
auditorium, all within the domed area. 

18 The development of a deep adventure digital and immersive attractions within the 
domed area in Lough Muckno Estate. 

19 Development of a canyoning and water sports arena within the domed area in Lough 
Muckno Estate. 

 

Purpose of Appraisal  

The purpose of this appraisal is to identify any potential planning and environmental constraints associated 
with the concept proposals and, considering these constraints, identify concept proposal components that 
could potentially proceed, concept proposal components that could potentially proceed with mitigation 
measures and concept proposal components that do not comply with relevant County Development Policies 
and pose a significant environmental impact as presented.  

Approach and Methodology  

The scope, approach and methodology for the appraisal included: 

1. An evaluation of the character and context of the locations in which the concept proposals will 
potentially take place has been carried out.  
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2. A programme of public and stakeholder consultation has been carried out for the purpose of informing 
the appraisal process. This included the carrying out of a public consultation event and several focussed 
consultation meetings with identified key stakeholders. 

3. An evaluation of the planning and policy context relevant to the concept proposals has been 
undertaken. 

4. An appraisal of baseline environment characteristics and sensitivities has been undertaken.  

5. A strategic planning and policy appraisal has been undertaken having regard to the concept proposals. 
This appraisal involved evaluating whether concept proposal components comply with current relevant 
planning and policy objectives. 

6. A Potential Mitigation Assessment has been undertaken to identify how to address the planning and 
environmental constraints in relation to the concept proposals. Three forms of mitigation solution have 
been considered. These are as follows: 

• Planning and Policy Amendments 

• Environmental Mitigation Measures 

• Concept Modifications 

 

Public and stakeholder consultation was undertaken to provide members of the public and key stakeholders 
with an understanding of what both concept option proposals would involve and an opportunity to submit their 
views on planning and environmental aspects associated with the concept option proposals. The consultation 
undertaken informed FT’s strategic planning and environmental appraisal.  

The following forms of public and stakeholder consultation were undertaken: 

Public consultation event was held in the Gate Lodge at Lough Muckno on 6th October 2022. 

Questionnaires were given out during the public consultation event to provide members of the public with an 
opportunity to provide structured feedback on planning and environmental aspects relating to proposals.  

Written Submissions and Observations were sought via project specific email address.  

Focused Stakeholder Consultation: A series of focused stakeholder consultation meetings were held with 
parties identified as being key stakeholders. These stakeholders were:  

• Concra Wood Golf Club (CWGC) 

• Inland Fisheries Ireland (IFI) 

• National Parks and Wildlife Services (NPWS) 

• Coillte 

• Fáilte Ireland (FI) 

 

The planning and policy strategic assessment of Concepts Proposal Options 1 and 2 assessed compliance with 
relevant County Development Plan Objectives and other National Policy Statements. 
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Policy defined at national, regional and sectoral level is generally supportive of such tourism and recreation 
development at Lough Muckno and its environs. Policy defined in the following documents specifically is 
supportive of the concept proposals: 

• Project Ireland 2040 – National Planning Framework (2018) 

• People, Place and Policy – Growing Tourism to 2025 

• Tourism Development & Innovation – A Strategy for Investment 2016-2022 

• Northern & Western Regional Assembly - Regional Spatial and Economic Strategy 2020 – 2032 
(RSES). 

 

The National Planning Framework National Policy Objective 17 states the following: 

• Enhance, integrate and protect the special physical, social, economic and cultural value of built 
heritage assets through appropriate and sensitive use now and for future generations. 

 

This national objective generally requires that built heritage assets, such as Hope Castle and its Annex building, 
are managed and used in a manner which protects and enhance its value. The broad ambition of concept 
proposal components relating to Hope Castle and its Annex building is to ensure the social, economic and 
cultural heritage value of these buildings are protected and enhanced. The concept proposals therefore 
generally comply with this national objective. 

The Monaghan County Development Plan 2019 – 2025 (CDP) is generally supportive of some level of tourism 
and recreation development at Lough Muckno and its environs. The CDP requires a high standard of 
development at the site which does not impact negatively on the existing character of the town or lake.  

The environmental appraisal was undertaken by evaluating the baseline environment of the site. This 
evaluation included: 

• Desk based research. 

• A series of site walkovers. 

• Insights from the public and stakeholder consultation. 

 

A strategic appraisal of how the concept proposals will impact upon the baseline environment was conducted 
under the following ‘environmental topics’: 

• Population and Human Health 

• Material Assets 

• Biodiversity 

• Hydrology and Surface Water Quality 

• Soils, Geology, and Hydrogeology  

• Air Quality and Climate  

• Noise  

• Traffic and Transport 

• Cultural Heritage 
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• Landscape and Visual Amenity 

• Interactions, Indirect Impacts and Cumulative Impacts  

 

The environment appraisal was informed by a series of specially commissioned reports. These reports are a 
Preliminary Ecological Appraisal Report, a Cultural Heritage Constraints Assessment and a Landscape and Visual 
Constraints/Considerations Report. 

All potential environmental impacts associated with concept development components have been identified 
and characterised at high level, having regard to impact description criteria defined in the EPA’s Guidance 
Document entitled ‘Guidelines on the information to be contained in Environmental Impact Assessment 
Reports’ (2022). This assessment has considered both construction phase and operational phase potential 
impacts associated with concept proposals. It has considered potential impact interactions and potential 
indirect impacts (i.e., interactions between one environmental aspect and another environmental aspect which 
can result in an environmental impact).  

High level mitigation measures were identified to be considered to prevent environmental impacts on the 
receiving environment at or around the site if any of the concept proposal components were taken forward to 
project stage. 

Mitigation solutions that have been considered are:  

• Planning and Policy Amendments 

• Environmental Mitigation Measures 

• Concept Modifications 

 

Table 2 presents the assessment conclusions and identifies concept proposal components that  

a) could potentially proceed with appropriate environmental mitigation.  

b) could potentially be considered with concept design modifications and/or planning policy 
amendments). 

c) concept proposal options that do not comply with relevant County Development Policies and pose 
a significant environmental impact as presented. 

 

Table 2: Assessment Conclusions 

Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

1 Regeneration and repurposing of Hope Castle 
situated in Lough Muckno Estate. 

Could potentially proceed as proposed with 
appropriate environmental mitigation. 

2 Use of Hope Castle and its curtilage as an Exhibition 
Venue, Sculpture Garden and Park, and Walled 
Garden. 

Could potentially proceed as proposed with 
appropriate environmental mitigation. 



CLIENT: Monaghan County Council 
PROJECT NAME: Strategic Planning and Environmental Appraisal of Concept Proposals at Lough Muckno, Castleblayney 
  

 

P22-139 www.fehilytimoney.ie Page ix / xi 

Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

3 Development of a Coachouse café, retail area, and 
children’s play area, at Hope Castle’s coachouse 
building. 

Could potentially proceed as proposed with 
appropriate environmental mitigation. 

4 General landscaping and development of 
greenways, parkland walks and cycle paths within 
Lough Muckno Estate. 

Could potentially proceed as proposed with 
environmental appropriate mitigation. 

5 Development of a water sports centre in Lough 
Muckno Estate. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation.  

6 Development of a cruise tour centre, and provision 
of water taxies, cruise boats and electric buggies 
within Lough Muckno Estate. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation. 

7 Development of a fishing lodge and conservation 
centre within Lough Muckno Estate. 

Could potentially be considered with design 
modification, planning policy amendments and 
appropriate environmental mitigation. 

8 The development of dispersed lodges and 
recreational activities at islands in Lough Muckno. 

Does not comply with relevant County 
Development Policies and poses a significant 
environmental impact as presented. 
Any new recreational activities should take into 
consideration the existing setting and 
character of the Estate. 

9 Integration of Castleblayney Town with The 
Historic Estate via the Gatehouses to the estate. 

Could potentially proceed with appropriate 
environmental mitigation. 

10 Development of the Gatehouse as an information 
centre and retail area. 

Could potentially proceed with appropriate 
environmental mitigation. 

11 Development of a hotel, golf complex, lodges, a spa 
and a cookery school at Concra Wood Golf Club. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation. 

12 Development of a centre housing cultural and 
recreational activities at Market House situated in 
Market Square, Castleblayney. 

Could potentially proceed with appropriate 
environmental mitigation. 

13 Development of dispersed parking through 
Castleblayney Town to accommodate visitors to 
Castleblayney, relative to the scale of the 
development that takes place. 

Could potentially proceed with appropriate 
environmental mitigation. 

14 Development of Black Island Trails. Proceeding with appropriate environmental 
mitigation. 

15 The development of a modest sized, open sided 
dome structure in the vicinity of Hope Castle 
housing several recreational and cultural activities, 
a café and potentially, a moderately scaled ice 
climbing wall. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation. 
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Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

Concept Proposal Option 2  

16 The development of a large-scale dome structure 
(potentially over Hope Castle) in Lough Muckno 
Estate, to be known as the Great Drumlin of 
Adventure.  

Does not comply with relevant County 
Development Policies and poses a significant 
environmental impact as presented. 
Any new structures would need to be designed 
to take into consideration the existing setting 
& character of the Estate and should not 
detract from the amenity value of the site. 

17 Development of a spa and well-being centre, 
several café and retail facilities, exhibition areas, 
substantially scaled indoor ice climbing walls, a 
high ropes course, play areas, and auditorium, all 
within the domed area. 

Does not comply with relevant County 
Development Policies and poses a significant 
environmental impact as presented. 
However, they could potentially still proceed if 
these activities were appropriately housed in 
built development that is appropriate to the 
setting and character of the estate.  

18 The development the deep adventure attraction 
within the domed area in Lough Muckno Estate. 

Does not comply with relevant County 
Development Policies and poses a significant 
environmental impact as presented. 
However, they could potentially still proceed if 
these activities were appropriately housed in 
built development that is appropriate to the 
setting and character of the estate.  

19 Development of a canyoning and water sports 
arena within the domed area in Lough Muckno 
Estate. 

Does not comply with relevant County 
Development Policies and poses a significant 
environmental impact as presented. 
However, they could potentially still proceed if 
these activities were appropriately housed in 
built development that is appropriate to the 
setting and character of the estate.  

 

Recommendations and Next Steps  

• MCC should explore the possibility of developing a Masterplan for the site. Such a Plan should be 
subject to SEA and AA, which would serve to define a framework of environmental protection 
measures specific to the site. This plan could be an addendum to the CDP. 

• It is recommended that should MCC decide to proceed with the concept proposals they should be 
refined or reassessed in the manner detailed, having regard to the conclusions of this assessment. 

• All development proposed for the site should be subject to Environmental Impact Assessment (EIA) 
and Appropriate Assessment (AA) Screening. This will serve to ensure that environmental and 
ecological protection criteria are considered in detail at project level.  

• Any concept proposals that are progressed should be underpinned by sustainability, climate 
change and eco-friendly principles. 

• Generally, it is recommended the any concept proposal for the site considers the following themes: 
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o Amenity and recreation 
o Sustainability and climate change  
o Circularity 
o Biodiversity and heritage 
o Education and sustainable practices 
o Health and well-being 

 

All proposals should be “exemplar developments” developments promoting sustainable tourism.  
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1.  INTRODUCTION 

1.1 Background and Purpose 

In 2021, Stevens and Associates prepared report titled 'A Vision for Lough Muckno Estate ' (termed the 'Vision' 
hereafter in this report) for Monaghan County Council (MCC) and Failte Ireland. This report presented two 
concept proposals. 

MCC has commissioned Fehily Timoney and Company (FT) to complete a strategic planning and environmental 
appraisal of the two concept proposal options. 

Broadly, the purpose of this appraisal is to identify any potential planning and environmental constraints 
associated with the concept proposals and, considering these constraints, identify concept proposal 
components that could potentially proceed, concept proposal components that may require planning and 
environmental mitigation measures or concept modifications if proceeding and concept proposal components 
that do not comply with relevant County Development Policies and pose a significant environmental impact as 
presented. 

This report is informed by a public and stakeholder consultation process that was undertaken and by three 
sector specific specialist reports, as follows: 

1. A Public and Stakeholder Consultation Report which is contained in Appendix 1. 

2. Lough Muckno Preliminary Ecological Appraisal Report, Flynn Furney Environmental Consultants 
(December 2022) - This report is contained in Appendix 3. 

3. Cultural Heritage Constraints Assessment for Concept Proposal Options at Lough Muckno Estate, 
Castleblayney. Co. Monaghan, Colm Flynn Archaeology (March 2023) - This report is contained in 
Appendix4. 

4. Landscape and Visual Constraints and Considerations Report, Lough Muckno Tourism Vision, 
Macroworks (March 2023) - This report is contained in Appendix5. 

1.2 Detailed Terms of Reference 

An overview of the concept proposal options presented in this document and an overview of the scope, 
approach and methodology for the appraisal are provided hereunder. 

Overview of the Concept Proposals Options 

Concept proposal option 1 entitled ‘Muckno Adventure Estate’ proposes the development of four connected 
zones of activity, within which it -could be possible to undertake over 150 different outdoor adventure activities 
as well as experiences associated with nature, conservation, art, craft, music, food and drink, and health and 
well-being. 

The four main zones for this concept are as follows: 

• Zone 1: The Historic Estate 

• Zone 2: Lough Muckno 

• Zone 3: Concra Woods 

• Zone 4: The Town – Castleblayney 
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This concept proposal option at its maximum scale could bring 200,000 - 250,000 visitors per annum to the 
area. 

Concept proposal option 2 entitled ‘The Great Drumlin of Adventure’ builds on concept proposal option 1. This 
concept proposal option -proposes the carrying out of additional substantial development at Lough Muckno 
Estate including a dome structure replicating the shape and profile of a drumlin.  

This concept proposal option at its maximum scale could bring up to 330,000 - 420,000 visitors per annum to 
the study area. 

Further detail on the concept proposal components is provided in Section 2.  

A high-level Concept Proposal Footprint map showing the proposed development area, and the wider 
surrounding area, is provided in Figure 1. For the purposes of this appraisal this area is termed the 'Site' from 
this point forward in the document. 

A more detailed Site Location and Context Map showing the four main zones and key locations associated with 
the concept proposals is provided in Figure 2. 
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1.2.1 Scope, Approach and Methodology for the Appraisal 

The scope, approach and methodology for the appraisal undertaken is defined as: 

1. The concept proposal options have been evaluated, understood and defined at a high-level. 

2. The study area relevant to the concept proposals has been defined and delineated. 

3. An evaluation of the character and context of the locations in which the concept proposals will 
potentially take place has been carried out.  

4. A programme of public and stakeholder consultation has been carried out for the purpose of informing 
the appraisal process. This included the carrying out of a public consultation event and several focussed 
consultation meetings with identified key stakeholders. 

5. An evaluation of the planning and policy context relevant to the concept proposals has been 
undertaken. 

6. An appraisal of baseline environment characteristics and sensitivities has been undertaken. A strategic 
appraisal of how the concept proposals will impact upon the baseline environment has been carried 
out under the following ‘environmental topic’ headings: 

a. Population and Human Health 

b. Material Assets 

c. Biodiversity 

d. Hydrology and Surface Water Quality 

e. Soils, Geology, and Hydrogeology  

f. Air Quality and Climate  

g. Noise  

h. Traffic and Transport 

i. Cultural Heritage 

j. Landscape and Visual Amenity 

k. Interactions, Indirect Impacts and Cumulative Impacts  

Likely potential impacts on the baseline environment associated with the proposals have been 
identified. 

7. A strategic planning and policy appraisal has been undertaken having regard to the concept proposals. 
This appraisal involved evaluating whether concept proposal components comply with current relevant 
planning and policy objectives. 

8. A Potential Mitigation Assessment has been undertaken to identify planning and environmental 
constraints in relation to the concept proposals. Three forms of mitigation solutions have been 
considered. These are as follows: 

a. Planning and Policy Amendments 

b. Environmental Mitigation Measures 

c. Concept Modifications 

9. Finally, Assessment Conclusions and Next Steps for MCC have been defined. A clear breakdown of the 
following has been provided:  

d) Components of the concept proposal options that could potentially proceed with appropriate 
environmental mitigation.  

e) Components of the concept proposal options that could potentially be considered with concept 
design modifications and/or planning policy amendments and environmental mitigation. 
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f) Components of the concept proposal do not comply with relevant County Development Policies 
and pose a significant environmental impact as presented. 

 

All the above stages of the assessment have been clearly and concisely reported upon in this document.  

1.2.2 Report Structure 

This report has been structured in a manner that accords with the scope, approach and methodology for the 
appraisal. The report structure is shown below: 

• Section 2 - The Concept Proposals 

• Section 3 - Site Context  

• Section 4 - Stakeholder and Public Consultation 

• Section 5 - Planning and Policy Context 

• Section 6 - The Baseline Environment 

• Section 7 - Strategic Planning and Environmental Appraisal 

• Section 8 - Solutions Assessment 

• Section 9 - Assessment Conclusions and Next Steps 
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2.  THE CONCEPT PROPOSALS 

An overview of the two concept proposal options defined in the Vision document has been provided in Section 
0 of this report.  

A more detailed breakdown of concept proposal options components has been provided in Table 2-1. 

It is important to note that the concept proposals have only been broadly defined. The location, size and scale, 
precise characteristics and design of the concept proposals have not been defined with exactitude at this point 
in the process. 

Table 2-1: Concept Proposal Components 

Ref. Concept Proposal Component 

Concept Proposal Option 1 

1 Regeneration and repurposing of Hope Castle situated in Lough Muckno Estate 

2 Use of Hope Castle and its curtilage as an Exhibition Venue, Sculpture Garden and Park, and Walled 
Garden.  

3 Development of a Coach house café, retail area, and children’s play area, at Hope Castle’s coach 
house building. 

4 General landscaping and development of greenways, parkland walks and cycle paths within Lough 
Muckno Estate. 

5 Development of a water sports centre in Lough Muckno Estate. 

6 Development of a cruise tour centre, and provision of water taxies, cruise boats and electric 
buggies within Lough Muckno Estate. 

7 Development of a fishing lodge and conservation centre within Lough Muckno Estate. 

8 The development of dispersed lodges and recreational activities at islands in Lough Muckno. 

9 Integration of Castleblayney Town with The Historic Estate via the Gatehouses to the estate. 

10 Development of the Gatehouse as an information centre and retail area. 

11 Development of a hotel, golf complex, lodges, a spa and a cookery school at Concra Wood Golf 
Club. 

12 Development of a centre housing cultural and recreational activities at Market House situated in 
Market Square, Castleblayney. 

13 Development of dispersed parking through Castleblayney Town to accommodate visitors to 
Castleblayney, relative to the scale of the development that takes place. 

14 Development of Black Island Trails. 

15 The development of a modest sized, open sided dome structure in the vicinity of Hope Castle 
housing several recreational and cultural activities, a café and potentially, a moderately scaled ice 
climbing wall. 
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Ref. Concept Proposal Component 

Concept Proposal Option 2 

16 The development of a large-scale dome structure (potentially over Hope Castle) in Lough Muckno 
Estate, to be known as the Great Drumlin of Adventure.  

17 Development of a spa and well-being centre, several café and retail facilities, exhibition areas, 
substantially scaled indoor ice climbing walls, a high ropes course, play areas, and auditorium, all 
within the domed area. 

18 The development of a deep adventure digital and immersive attractions within the domed area in 
Lough Muckno Estate. 

19 Development of a canyoning and water sports arena within the domed area in Lough Muckno 
Estate. 
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3.  SITE CONTEXT 

The defined 'site' for the concept proposals includes the town of Castleblayney; Lough Muckno Estate, including 
Black Island and White Island; Lough Muckno and its shoreline; and Concra Wood Golf Club. 

The Vision document divides the site into four main zones of activity:   

• Zone 1: The Historic Estate 

• Zone 2: Lough Muckno 

• Zone 3: Concra Woods 

• Zone 4: The Town - Castleblayney 

 

A Site Location and Context Map identifying these zones and key locations associated with the site overall has 
been provided in Figure 1 and Figure 2. 

To provide some initial context for the site, a brief description of these zones and key locations is provided 
below. Further detail on the baseline environment across the site is provided in Section 6.  

Lough Muckno 

Lough Muckno is an inter-drumlin lake situated to the east/south-east of Castleblayney. It is the largest lake in 
Co. Monaghan. There are several inlets that flow into the lake and the lake itself flows eastward into the Fane-
Clarebane River, then into Lough Ross, which is located ca. 2.1 km southeast of the site, and then to Dundalk 
Bay approximately 30 km east of the site. The lake is designated a proposed Natural Heritage Area (pNHA). It 
contains abundant and healthy fish stocks, and it is a popular location for angling. It has a long history of 
pollution and is known to be impacted by polluting discharges from agricultural, wastewater and urban sources. 
The lake is used as a water supply for the town of Dundalk. 

Lough Muckno Estate 

Lough Muckno Estate refers to the historic estate and lands associated with Hope Castle. It is under the 
ownership of Monaghan County Council. The Estate is situated immediately to the southeast of the town of 
Castleblayney. The Estate comprises an extensive parkland area overlooking Lough Muckno, which is situated 
immediately eastward. Several features of significant cultural and architectural heritage value are situated 
within the estate. The Estate contains a mix of mature woodlands and holds significant natural heritage value. 
It also holds significant visual amenity value given its location overlooking the lake. Several leisure and sporting 
activities are provided for in the Estate, at Castleblayney Outdoor Adventure Centre, for example.  

Hope Castle and its Annex Building 

Hope Castle and its Annex building are key features situated within the Estate. Hope Castle is situated towards 
the centre of the Estate. It is situated at a high elevated and visually prominent location overlooking Lough 
Muckno. Hope Castle's Annex building, which once consisted of stables, is situated to the west of Hope Castle 
behind a mature tree lining. Both Hope Castle and its Annex building are currently in a state of disuse and 
dilapidation.  
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Black Island and White Island 

The Estate includes White Island and Black Island. White Island which is owned by Monaghan County Council is 
a low-lying peninsula situated downslope from Hope Castle that stretches into Lough Muckno. Black Island is a 
much larger, steeply sloped and well forested peninsula owned by Coillte. It is situated to the north of the Estate 
and overlooks Lough Muckno. A series of trails are routed around these areas, with more trail development 
currently being proposed for Black Island.  

The Gatehouses to the Estate 

The Estate and Hope Castle are connected to Castleblayney's town square to the northwest by a short, 
treelined, avenue running through the Estate. The Gatehouses to the Estate are situated at the point of 
connection between the Estate and the town. These are 19th century Gatehouses that are situated either side 
of the entrance to the Estate, just off the town square. They hold significant architectural and heritage value. 
The southern Gatehouse has been restored and is currently used by MCC as a meeting and event space. The 
northern Gatehouse is currently being restored and re-purposed as a public library and arts facility. These works 
are set to be completed in 2023. 

Market Square 

Market Square is the town square at the centre of Castleblayney. The square contains several architecturally 
significant buildings and is designated as a proposed Architectural Area of Conservation (ACA) under the 
Monaghan County Development Plan (CDP) 2019 - 2025. Market House is situated at the centre of the square 
and is considered the most architecturally significant building in the town. It is currently in a state of disuse and 
dilapidation, with plans progressed for its refurbishment.  

Castleblayney Town 

Castleblayney town is the third largest town in County Monaghan with a population of 3,607 in 2016. It is well 
connected to surrounding towns in the region including Dundalk, Monaghan, Carrickmacross and Armagh, all 
which are less than 30 km from Castleblayney. The town functions as a market/service centre and provides 
important residential, retailing, social and leisure functions for the town and the surrounding rural community, 
which extends cross-border into Co. Armagh under the CDP. It is designated as a Tier 2 Strategic Town under 
the CDP. 

Concra Woods 

Concra Wood is large area of land under the ownership of Concra Wood Golf Club situated ca. 1.3 km to the 
southeast of Castleblayney. It is linked to the town via the N53. It overlooks Lough Muckno, which is situated 
to the immediate east. An 18-hole golf course is situated at Concra Wood. The golf course is an attractive golf 
venue that was designed by the famous Irish professional golfers Christy O' Connor Snr and Christy 'O' Connor 
Junior. It attracts a significant number of visitors from the broader region. A series of trail routes exist at Concra 
Wood, and the area is commonly used by trail walkers. The shores of Concra Wood are also commonly used by 
anglers. These lands contain several significant cultural heritage features, including an early 19th century relict 
farm complex, a possible 17th century fortification and two follies.   

 



CLIENT: Monaghan County Council 
PROJECT NAME: Strategic Planning and Environmental Appraisal of Concept Proposals at Lough Muckno, Castleblayney 
  

 

P22-139 www.fehilytimoney.ie Page 11 of 90 

4.  STAKEHOLDER AND PUBLIC CONSULTATION 

4.1 Overview  

Public and stakeholder consultation was undertaken to provide members of the public and key stakeholders 
with an understanding of what both concept option proposals would involve and an opportunity to submit their 
views on planning and environmental aspects associated with the concept option proposals. The consultation 
undertaken informed FT’s strategic planning and environmental appraisal.  

The following forms of public and stakeholder consultation were undertaken: 

Public consultation event: The first part of the public and stakeholder consultation event involved 
representatives from MCC's Tourism section and representatives from FT giving a presentation on the project 
to County Councillors.  Following this, members of the public were invited to view an exhibit that FT set up. This 
exhibit display presented detail on the background to the project, all elements of each concept proposal option, 
planning and environmental aspects relating to the concept proposal options that need to be considered during 
any development process, and methods for members of the public to provide their views on the concept 
proposal options.  

Submissions / Observations: Members of the public were provided with an opportunity to submit their views 
on planning and environmental aspects relating to the concept proposals. A project specific email address was 
set up by FT. Members of the public and stakeholders were made aware of the opportunity to submit their 
views to this email address during the public consultation event and across several media platforms, including 
via newspaper notices, notices published on MCC's website and social media pages, radio advertisements, and 
signs in the town of Castleblayney. 

Questionnaires: Questionnaires were given out during the public consultation event to provide members of the 
public with an opportunity to provide structured feedback on planning and environmental aspects relating to 
proposals. The questionnaires included a combination of open-ended and multiple-choice questions.  

Focused Stakeholder Consultation: A series of focused stakeholder consultation meetings were held with 
parties identified as being key stakeholders. The purpose of these meetings was to elicit detailed views and 
opinions on planning and environmental aspects associated with the concept proposals from parties who have 
a particular interest, concern or influence in relation to concept proposals. The meetings took place with the 
following organisations: 

• Concra Wood Golf Club (CWGC) 

• Inland Fisheries Ireland (IFI) 

• National Parks and Wildlife Services (NPWS) 

• Coillte 

• Fáilte Ireland (FI) 

 

The full report on the consultation undertaken is provided in Appendix 1. A summary of key findings from the 
consultation undertaken is provided below. 
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4.2 Key Findings 

Public and stakeholder consultation outputs were distilled, interpreted and analysed. This process resulted in 
the identification of key findings, which are presented as:  

• The public were generally in favour of development in Lough Muckno Estate and surrounding areas 
to a limited extent. 

• Members of the public generally prefer that any development in Lough Muckno Estate and 
surrounding areas is of moderate scale relative to the full scale of Concept Proposal Option 2.  

• There was strong disagreement with Concept Proposal Option 2 due to the perceived 
environmental risk posed by excessive development.  

• There was a broad consensus that the development of a sizeable dome structure in Lough Muckno 
Estate is undesirable and unacceptable, generally, and in particular the construction of a Dome 
over Hope Castle. 

• There was a broad consensus that any development taking place must not negatively impact the 
receiving environment in any significant way and that any development should accord with 
relevant planning and environmental criteria.  

• The restoration of significant cultural heritage features such as Hope Castle and Market Square is 
important to many respondents. 

• Many respondents are concerned about potential impact on landscape character, biodiversity and 
existing tourism and amenity features (such as angling amenity). Many respondents identified the 
need to protect the existing character and features in the area. 

• Many respondents were of the strong view that maintaining access to various amenity features of 
Lough Muckno Estate was important. 

• Many respondents considered that development at islands situated in Lough Muckno would be 
particularly impactful. Some respondents considered that developing accommodation on these 
Islands is inappropriate and unacceptable. 

• Some respondents felt traffic and parking, and the need to provide education experiences were 
important matters. 

 

Key discussion outputs from the focused stakeholder consultation meetings are outlined in the Table 4-1. 
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Table 4-1: Summary of Focussed Stakeholder Engagement 

Consultee Summary of Discussion Outputs 

Concra Wood Golf 
Club (CWGC)  

• Angling and walking trails are the significant recreational activities within 
Concra Wood. 

• Several significant cultural and architectural heritage features are present at 
the Concra Wood site. 

• Potential development could impact ecological receptors and mature trees 
of value. 

• A previous Environmental Impact Assessment was carried out for the existing 
clubhouse and golf club. 

• Concra Wood attracts a substantial number of tourists from the wider region. 
• With limited hotel accommodation in the region and the possibility of a hotel 

development associated with the concept proposals this could have could 
have significant benefit within the region. 

• Any development on-site should be informed and guided by a Traffic and 
Transport Assessment. 

• The development must accord with relevant development management 
standards relevant to ecological protection and biodiversity, cultural heritage 
and archaeology, traffic and transport and landscape and visual amenity, as 
well as supported by a Construction Environmental Management Plan. 

Inland Fisheries 
Ireland (IFI) 

• Productive fish stocks in Lough Muckno. Fishing takes place at the lough. 
• Need to ensure water quality protection during development. 
• Need to have regard to IFI Guidance on Near Stream Works for construction 

works near watercourses. 
• Need to retain and balance existing angling amenity with other recreational 

activity, possibly using zoning. 
• Feeder streams constitute particularly sensitive aquatic habitat. 
• Potential development of an angling lodge at Muckno Estate. 
• There is a salmonid spawning area downstream from Lough Muckno on the 

River Fane (for Trout and Salmon) at the border with Co. Lough 
approximately. 

• Lough Muckno captures large volumes of run-off from the surrounding area, 
impacting water quality in the lake. 

• Lough Muckno is one of the Water Framework Directive Surveillance 
monitoring sites for fish. Water quality classed as ‘poor’ in 2015.  

National Parks and 
Wildlife Services 

(NPWS) 

• The park has valuable ecological attributes but would not meet criteria for 
classifying it as a National Park. 

• Discussion on need to ensure water quality protection in the Lough during 
any development. 

Coillte • Overview of existing operations at Black Islands was provided. 
• Concept proposals for Black Island are generally low impact in nature. 
• Overview of Coillte’s Recreation and Biodiversity strategy. 
• Coillte's ambitions with respect to Black Island as a site of recreation and 

biodiversity align broadly with MCC ambitions for the site. 
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Consultee Summary of Discussion Outputs 

• Presence of ecologically valuable habitats and species at the site present an 
opportunity. 

• Need to ensure potential development is supported by and guided by 
appropriate ecological assessment and Appropriate Assessment. 

• Clear-felling is not proposed for the site. Selective thinning is proposed 
instead.  

• Potential funding options for recreational projects on Black Island discussed 
(e.g., Funding for Outdoor Recreational Activities). 

• Any works being carried out on Coillte lands need to take place in accordance 
with the appropriate Coillte licence or permit, where required. 

Fáilte Ireland (FI) Overview of the Public and Stakeholder Consultation outputs to date, scales and 
ambitions of Vision, and description of concept proposal options provided. 
Discussion was held between all on the focus, scope and level of detail associated 
with the Strategic Planning and Environmental Appraisal being undertaken. 
MCC to share assessment with FI once completed. 
Since 2021, FI has engaged with MCC with the view to developing a vision that will 
ensure that at Lough Muckno Estate is a visitor attraction for Castleblayney, 
Monaghan and Ireland’s Ancient East. 
The overall aim is to build a credible, achievable and realistic vision for the Estate 
that has a compelling narrative that matches the strategic goals of Ireland and can 
become an exemplar component of the new type of tourism development that will 
be required by communities and tourists in the near future. 
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5.  PLANNING AND POLICY CONTEXT 

5.1 Land Ownership 

Land ownership will underpin the making of any future planning application for 'proposed development' (as 
defined in the Planning and Development Act, as amended) associated with the Concept Proposals. The site 
falls under the ownership of three parties. 

Coillte own the lands encompassing Black Island. 

Concra Wood Golf Club own the lands encompassing Concra Wood. 

Monaghan County Council own all other lands within Lough Muckno Estate, including Hope Castle and its Annex 
building and the Gatehouse to the Estate; Lough Muckno and its shoreline; White Island and the Market House 
situated in Market Square. It is also in charge of all public areas in the town of Castleblayney. 

5.2 Site Planning History / Other Significant Development in the Area 

A 'Planning Search' has been completed to identify other relevant development at the site and in the 
surrounding area that has been proposed or granted planning permission in the last 5 years. Details of all such 
development are provided in Appendix 2  

Only proposed or consented developments that are of scale and significance, and that may potentially interact 
or combine with the Concept Proposals in a substantive and meaningful way has been detailed. All other 
proposed or consented developments identified have been considered when carrying out the high-level 
cumulative environmental impact assessment reported upon in Section 7.1.5 of this report. Several of the 
proposed developments listed have already been constructed. 

5.3 Policy Context 

An overview of national, regional and county policy of relevance to the Concept Proposals is provided.   

5.3.1 National and Regional Policy 

Project Ireland 2040 – National Planning Framework (2018) 

Project Ireland 2040 – National Planning Framework (NPF) is the Government’s high-level strategic plan for 
shaping the future growth and development of the country to the year 2040. County Monaghan is situated 
within the Northern Regional Area which historically has a lower level of urbanisation compared to other 
regions. Addressing economic resilience and connectivity will be strategic priorities for this area. 

The subject site is located in an area characterised in part by rural land use.  The NPF recognises that rural areas 
make a major contribution to Ireland’s identity and to the overall national development in economic, social, 
cultural and environmental terms.  
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The relevant key future planning and development and place-making policy priorities for the Northern and 
Western Region includes: 

• Supported by the Rural and Urban Regeneration and Development Fund, shaping and informing 
delivery of city, rural town and village rural rejuvenation priorities, harnessing publicly owned land 
and other assets that are not being used actively at present, such as former healthcare, military, 
transport and other complexes and combining the potential of such assets with community and 
wider private and public sector support and investment, to bring about the transformation of both 
urban and rural areas in an integrated manner. 

 

The document lists the National Strategy Outcomes. Regarding Ireland’s rural fabric, these include outcomes 
like strengthened rural economies and communities and enhanced amenity and heritage. The overarching 
strategy of the NPF is inclusive of the following: 

• Targeting a level of growth in the country’s Northern and Western and Southern Regions combined, 
to at least match that projected in the East and Midland Region 

• Reversing town/village and rural population decline, by encouraging new roles and functions for 
buildings streets, and sites. 

• Supporting the sustainable growth of rural communities, to include development in rural areas. 

• Promoting new economic opportunities arising from digital connectivity and indigenous innovation 
and enterprise as well as more traditional natural ad resource assets (e.g., food energy, tourism), 
underpinned by the quality of life offering. 

 

The Irish countryside is, and will continue to be, a living and lived-in landscape focusing on the requirements of 
rural economies and rural communities, based on agriculture, forestry, tourism and rural enterprise, however, 
the NPF notes that creating the environment to support job creation in rural areas will be a key enabler to 
reinvigorating rural towns and villages and sustaining rural communities. Rural areas like Castleblayney support 
a mix of businesses of varying sizes, operating in a wide range of sectors from the traditional, such as agriculture 
and tourism, to more modern industries.  

Tourism at Castleblaney is primarily focused on Lough Muckno. Section 9.3 of the NPF has regard to Ireland’s 
natural heritage, noting that Ireland has an abundance of iconic natural heritage areas which are a key part of 
our cultural heritage and are integral to our tourism industry for their contribution to the attractiveness of 
places for economic investment. Given that the subject site encompasses the picturesque sight of Lough 
Muckno and Castleblayney’s most distinctive feature, Hope Castle, these are of significant importance to the 
county’s tourism industry. The objective below is applicable in this case: 

National Policy Objective 17: 

• Enhance, integrate and protect the special physical, social, economic and cultural value of built 
heritage assets through appropriate and sensitive use now and for future generations. 
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Ireland’s natural resources are some of our greatest assets and through the development of the agriculture, 
food, forestry, tourism and renewable energy sectors, this will not only sustain rural employment, but also 
contribute to driving the national economy. Likewise, the built, cultural and natural assets which constitute the 
‘raw material’ of the tourism industry are also essential to the ‘production capability’ of the sector. Tourism has 
the capacity to directly and indirectly sustain communities, create employment and deliver real social benefits 
for rural Ireland.  

National Policy Objective 22:  

• Facilitate tourism development and in particular a National Greenways, Blueways and Peatways 
Strategy, which prioritises projects on the basis of achieving maximum impact and connectivity at 
national and regional level. 

 

The National Planning Framework recognises tourism as having important potential to contribute to cross 
border cooperation.  

People, Place and Policy – Growing Tourism to 2025 

The document sets out the key priorities for Irish Tourism up to 2025, recognising that tourism is one of Ireland’s 
most important economic sectors and has significant potential to play a further role in Ireland’s economic 
prosperity. In this document, it is indicated that the Government affirms that it will place tourism as a key 
element of its economic strategy, with development in the tourism sector reflecting the highest standards of 
environmental and economic sustainability. Moreover, by supporting tourism, the Government aims to 
maximise the wide-ranging economic and social benefits of the sector, by promoting Ireland, supporting 
enterprise and jobs and providing an attractive, competitive overall offering for tourists. The document defines 
a selection of distinct consumer segments that have a higher likelihood to select Ireland as a destination. These 
include: 

• Culturally Curious – Travellers in the over 45 age group taking a holiday with their partner. They 
are out to broaden their minds and expand their experience by exploring new landscapes, history 
and culture. 

• Great Escapers – these tend to be younger and are specifically interested in rural holidays. Great 
escapers are on holiday to take time out, and experience nature at close range.  

• Social Engineers – Younger visitors who like to holiday in groups or as couples. Friends or 
colleagues looking for an exciting trip to a new and vibrant destination.  

 

The provision of a tourism development at the four zones around Lough Muckno is aligned with the 
aforementioned policies and objectives.  

Tourism Recovery Plan 2020-2023 

The Plan was developed as a strategy for the recovery of the tourism industry that is recognised as being a vital 
sector of the economy that has been hardest hit by the Covid-19 pandemic. Protecting workers and retaining 
tourism jobs and skills will be vital to tourism’s recovery.  
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The document comprises of immediate priority recommendations for survival and some recommendations for 
the stabilisation and recovery of this industry of which include: 

• Focus Government investment in tourism capital projects on improving product quality and 
innovation, and the development and enhancement of cultural and heritage experiences to attract 
a wide range of visitors to Ireland. 

• As part of the development of the proposed National Outdoor Recreation Strategy Government 
should introduce new measures to facilitate access to public and private lands 

• Schemes and supports which promote the concept of and business case for sustainable tourism 
both at the enterprise level and the consumer level should be identified for implementation during 
the sustainability and recovery phase, e.g., Origin Green. 

 

Tourism Development and Innovation – A Strategy for Investment 2016-2022 

Fáilte Ireland sets-out its strategic plan for national tourism development in its publication ‘Tourism 
Development & Innovation – A Strategy for Investment 2016-2022’.  This strategic plan has not yet been 
superseded by a more current plan. 

The strategic objectives of the investment strategy are: 

• To successfully and consistently deliver a world class visitor experience. 

• To support a tourism sector that is profitable and achieves sustainable levels of growth and delivers 
jobs. 

• To facilitate communities to play an enhanced role in developing tourism in their locality, thereby 
strengthening and enriching local communities; and 

• To recognise, value and enhance Ireland’s natural environment as the cornerstone of Irish tourism. 

 

Lough Muckno is part of Fáilte Ireland’s Ancient East Region.  

The overarching theme of Fáilte Ireland’s strategy is on building memorable experiences for visitors and almost 
every tourism experience can be broken down into four components: 

1. Product – must be authentic. 

2. Service – must be high quality. 

3. Story – must be distinctive. 

4. Narration – must have unique character. 

 

Lough Muckno, a natural landscape and Castleblayney, with a wealth of history embraces many of the necessary 
components, however the ‘Service’ component with regards to the area and its immediate surroundings may 
be weaker due to the lack of existing and suitable overnight tourist accommodations. The Concept proposals 
offers accommodation options to close this deficiency gap.  

The strategy seeks to identify the areas of investment that should be focused on that will deliver sustainable 
growth in the Irish tourism sector resulting in higher revenue and more jobs.  
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It is a priority for investment to seek specific outcomes listed in Section 4.1 of the document which is inclusive 
of: 

• Engagement with the outdoors – access to the landscape, improving the visitor experience of State 
lands, and opportunities for outdoor activity businesses. 

• Engagement with heritage – increased capacity at iconic attractions, enabling access to heritage 
and culture, and conservation and sustainability. 

 

The Concept Proposals proposes outdoor adventure activities and experiences associated with nature, 
conservation, art, craft, music, food and drink, and health and well-being. This is in line with the desired 
outcomes of the strategy to improve engagement with the outdoors and heritage, including both natural and 
cultural heritage. 

Northern and Western Regional Assembly - Regional Spatial and Economic Strategy 2020 – 2032 (RSES) 

The Northern and Western Region RSES provides a high-level development framework that supports the 
implementation of the National Planning Framework (NPF) and the relevant economic policies and objectives 
of Government for effective regional development. By introducing the concept of a Growth Framework, it also 
provides for the careful management and encouragement of development within rural areas, which this region 
is strongly defined by, to ensure that they remain and grow as vibrant communities. 

Section 5.5 of this RSES as part of Growth Ambition No. 2 recognises that there is potential to develop 
attractions of scale and building existing recreational attractions outside of the National Parks in the region. 
Lough Muckno in Co. Monaghan is listed as one of the amenity attractions that have the capacity to develop 
additional visitor experiences and increase footfall. 

5.3.2 County Policy 

Monaghan County Development Plan 2019-2025  

The Monaghan County Development Plan 2019 - 2025 (CDP) is the relevant statutory plan which guides the use 
and development of the subject site. The CDP references Castleblayney and Lough Muckno in several sections, 
but Section 12, which specifically deals with Castleblayney, contains the most substantive aims and policies 
regarding growth and development in the area. It also contains policies to the protection and preservation of 
the built and natural environment at the same time. The following aim for Castleblayney is defined in the CDP: 

• It is the aim of this Plan to assist and direct development in the town over the plan period with an 
emphasis on developing the town’s main assets, which include its strategic location, both nationally 
and in relation to Northern Ireland, and its potential for tourism based on recreation in and around 
Lough Muckno. 

 

A list of policy objectives contained in the CDP which are of relevance to the site and the Concept Proposals is 
provided in Table 5-1. 
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Table 5-1: Relevant County Development Plan Policy Objectives 

Policy 
Objective 
Ref. 

Policy Objective 

CBSO 1 

Castleblayney Settlement Plan 
To promote Castleblayney as a prosperous and thriving local development and service town 
where the principles of environmental, economic and social sustainability including protection of 
the town’s heritage, natural and built environment are enshrined. 

SHO 2 

Settlement Plan Towns – Carrickmacross & Castleblayney 
To promote the Strategic Towns as prosperous and thriving local development and service towns 
where the principles of environmental, economic and social sustainability including protection of 
the town’s heritage and natural and built environment are enshrined. 

PAP 1 

Areas of Primary Amenity 
To restrict development in Areas of Primary Amenity to sites where it can be demonstrated to 
the satisfaction of the Planning Authority that the proposed development would not threaten 
the scenic or environmental quality of the area. 

CBO 2 
Town Centre Development Objective 
To encourage new developments which refurbish existing buildings in order to regenerate the 
town centre and to eliminate dereliction. 

CBO 3 
Industry, Enterprise and Employment 
Promote Castleblayney as a key industrial centre and employment centre. 

CBO 5 
Tourism 
To promote Lough Muckno and its environs as the premier tourist attraction in the town. 

CBO 6 

Tourism 
To accommodate sustainable tourism related projects in and around Lough Muckno which are 
compatible with Chapter 4, Economic Development of the Monaghan County Development Plan 
2019-2025 

CBO 7 

Tourism 
To support the recommendations of the CHL Consulting Company Ltd Options & Appraisal Report 
on Hope Castle and its annex buildings to provide a pathway for the delivery of a destination 
tourism facility at Lough Muckno. 

CBO 10 
Natural and Built Heritage 
To provide for the restoration/reuse of Hope Castle and the Annex buildings during the lifetime 
of this plan, subject to the availability of resources. 

CBO 11 

Natural and Built Heritage 
Prohibit development within the environs of Lough Muckno, unless in exceptional circumstances, 
where it has been proven to the satisfaction of the Planning Authority that the integrity of the 
Lough and its surrounding landscape will not be threatened. 

STO 2 
Tourism 
Accommodate sustainable tourism related projects related to natural assets of the towns. 

TMP 2 
Tourism 
Applications for tourism development will be considered in line with usual planning criteria and 
will be subject to high standards of design and materials, particularly when sensitively located. 
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Policy 
Objective 
Ref. 

Policy Objective 

TMP 4 

Tourism 
To support the development of angling tourism initiatives throughout the County and particularly 
at Lough Muckno, building on the amenity and recreational potential of the angling sector. In this 
regard the Council shall facilitate the development and upgrading of angler access, stands, car 
parks and their associated facilities, in accordance and in consultation with relevant management 
strategies, key stakeholders and bodies including Inland Fisheries Ireland. 

 

The principle of promoting tourism and economic development in Castleblayney and at Lough Muckno is clearly 
defined in the CDP generally, and in Castleblayney's Settlement Plan contained in Section 12 of the CDP. The 
CDP requires that such development does not impact negatively on the existing character of the town or lake. 
More specifically, it requires that such development is carried out in a manner that protects and enhances the 
areas existing natural and cultural heritage value. Policy Objective CBO 11 for Lough Muckno, in particular, is 
generally prohibitionary in nature, which leads to some degree of conflict between this policy objective and 
several other policy objectives relating to tourism and economic development at Lough Muckno, namely CBO 
5, CBO 6, CBO 7 and CBO 10. The nature of Policy Objective CBO 11 lends itself toward restricting the scale and 
extent of development close to Lough Muckno, however. 

Generally, it can be reasonably concluded that the CDP requires a high standard of development at the site. All 
policy objectives should be carefully examined and balanced when planning development at the site. 

In essence, this means that tourism and recreation development in and around the town and Lough Muckno 
needs to be credibly sustainable in nature. The CDP is generally supportive of synergies between tourism related 
projects and natural heritage at Lough Muckno.  

The following excerpt from the CDP, which has regard to the general views of the public in the area, summarises 
these matters in a succinct and clear way: 

• Castleblayney has significant potential to capitalise on its assets for tourism related development. 
As well as being an environmental resource for Castleblayney, Lough Muckno possesses enormous 
potential to become an economic asset for the town. However, this requires sensitive management 
and a careful appraisal of all proposals submitted for the area. Any development proposals for the 
park should have regard to the public’s wider desire for sustainable development, preservation of 
the natural and built environment, and maintenance of public access. 

 

Certain components of the Concept Proposals are clearly supported by the CDP, such as the restoration and 
repurposing of Hope Castle and its Annex building. 

Certain components of the Concept Proposals will serve to support CDP Policy Objectives. For example, the 
restoration of Market House can serve to promote economic development in the town. Section 6 of the CDP 
identifies Lough Muckno and its environs as an Area of Primary Amenity (refer to policy PAP 1 for restrictions 
relating to these areas). 
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Castleblayney is identified as a Tier 2 Strategic Town, under the CDP. The town is one of the areas that are under 
the most pressure with respect to planning permission being sought for dwellings, which is evidenced by the 
level of residential development planning applications made in and around the town in recent years. The CDP 
emphasises the importance of continuing to protect the rural environs of urban areas like Castleblayney from 
excessive urban generated development.  

It is stated in Section 12.11 of the CDP that 'Lough Muckno is a designated Area of Primary Amenity and is also 
a proposed Natural Heritage Area. It is an invaluable natural resource that has helped shape the development 
of Castleblayney and should be afforded the highest degree of protection.' This statement reinforces the 
requirement that higher development management standards are applied at and around Lough Muckno. 

Lough Muckno is a designated amenity lake under the CDP. The protection of the lake's bathing waters is 
therefore a requirement for development taking place in at the site. 

The Indicative Forestry Statement by the Department of Agriculture, which is referenced by the CDP, does not 
identify Lough Muckno as being in the list of areas suitable for commercial forestry. The CDP notes that this 
presents a great opportunity to develop tourism facilities sensitively located in woods at the site. 

Monaghan Destination and Experience Development Plan (MDEDP) 2022 

The MDEDP is a five-year commercial destination and experience development plan created to support the 
development of unique and compelling destination experiences. The key objectives of DEDP’s are to: 

• Ensure local experiences are brought to life through the development of the optimal mix of visitor 
experiences and tourism products that will attract domestic and international visitors and retain 
them for longer in Monaghan.  

• Unlock the economic growth potential of an area by progressing a range of key initiatives that will 
motivate tourists to explore the wider area.  

• Develop a sustainable basis for commercial tourism development centred on creating a strong 
portfolio of saleable experiences that will excite visitors and buyers alike.  

• Create the conditions to encourage domestic and international visitors to engage actively in the 
community, interact with local people by immersing themselves in the destination.  

• Strengthen the value of tourism to the local community by providing employment opportunities. 

 

The MDEDP sets out the strategies as well as ongoing and future project plans. With regards to Co. Monaghan, 
there is a focus on developing Castleblayney as a visitor hub and the development of Lough Muckno Estate as 
attractors to disperse visitors across the rural tourism economy. The Muckno Estate has been identified as an 
opportunity site for the potential development of an attraction of scale for Monaghan. 
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6.  THE BASELINE ENVIRONMENT 

6.1 Introduction 

A high-level evaluation of the baseline environment has been carried out. This assessment has been informed 
by the following: 

• Desk based research undertaken. 

• A series of site walkovers. 

• Insights from the public and stakeholder consultation undertaken. 

6.2 Material Assets 

A desk-based examination of Material Assets situated at the site and in the surrounding region was carried out 
to characterise the baseline Material Assets environment and facilitate an evaluation of how the Concept 
Proposals may impact on Materials Assets used by humans. 

As outlined in Environmental Protection Agency (EPA) Guidance document 'Guidelines on the information to be 
contained in Environmental Impact Assessment Reports,' (2022), Material Assets in the context of 
Environmental Impact Assessment (EIA) refers to built services and infrastructure, typically considered under 
the following headings: 

• Built Services 

• Waste Management 

• Roads and Traffic 

 

This section considers the Built Services and Waste Management infrastructure provided in the environs of the 
site. Material Assets relating to Roads, Traffic and Transport have been dealt with separately in Section 6.9 of 
this document.  

Due regard has been given to the following Built Services:  

• Water supply infrastructure  

• Wastewater management infrastructure 

• Energy supply infrastructure 

• Waste Management Infrastructure 

 

Statutory authorities and other relevant bodies were consulted during the study including Gas Networks 
Ireland, ESB and Uisce Éireann. 
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6.2.1 Water Supply Infrastructure 

Castleblayney town is the third largest town in County Monaghan and is served by a comprehensive public 
water supply throughout the town. This water supply network extends to the surrounding area. The public 
water infrastructure in the locality is displayed in Figure 3. Mains water pipes that are of the same water 
pressure are identified in Figure 3 as Water Pressure Zones, for each specific zone. 

In the past, there was a history of problematic water mains in Castleblayney with high levels of leakage. In 
recent years, Uisce Éireann has been working in partnership with Monaghan County Council to improve security 
and reliability of water supply in Castleblayney, as part of Uisce Éireann’s national Leakage Reduction 
Programme. Recently in 2022, 220 metres of aged problematic water mains have been replaced with modern 
pipes and new water service connections along the R181 & L75065 at Market Square and Muckno Street, in 
Castleblaney town centre. In 2018, another 360 metres of problematic water mains pipes were also replaced 
on Muckno Street.  
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6.2.2 Wastewater Management Infrastructure 

The Concept Proposals have the potential to increase foul outfalls to the public sewer network, served by 
Castleblayney Wastewater Treatment Plant (WWTP), located on Muckno Street, and the associated public 
sewer network.  

To allow future growth in local population and economic activity in Castleblayney, the WWTP underwent a €6 
million modernisation project which was completed in 2019. According to the most recent available information 
from the EPA, Castleblayney WWTP currently serves an agglomeration Population Equivalent (PE) of 6,356 and 
has a plant design capacity PE of 12,960, with a remaining capacity (PE) of 6,604.  

The WWTP uses treatment type 3P - Tertiary P removal, consisting of preliminary treatment (screening & grit 
removal), Secondary treatment (Aeration) and Nutrient Removal (Chemical dosing for phosphorus removal). 

Castleblayney WWTP is currently classified by the EPA as compliant with the Urban Wastewater Treatment 
Directive, however the WWTP is listed as one of 38 priority areas to prevent wastewater discharges from 
harming rivers, lakes, estuaries and coastal waters in the EPA publication "Urban Wastewater Treatment in 
2021".  

According to the most recent Annual Environmental Report (AER) available for Castleblayney (2020), there were 
no complaints of an environmental nature. There were two incidents reported to the EPA in 2020, namely a 
breach of ELV (Ammonia and Total Phosphorus), due to plant or equipment breakdown at the WWTP and an 
uncontrolled release caused by power failure. 

The sewerage network in Castleblayney is expected to have sufficient reserve capacity to cater for additional 
flows. 

6.2.3 Energy Supply Infrastructure 

According to data available from Gas Networks Ireland, the public gas mains pipeline does not currently serve 
Castleblayney.  

Electricity in Castleblayney is provided via Castleblayney 38 kV Substation on Mile Hill Road, Killycard, which 
has an installed capacity of 10 MVA and the numerous associated MV/LV substations throughout the town. The 
parent station for Castleblayney Substation is Dundalk and is served by the Castleblayney/Carrickmacross ex 
Dundalk parent feeder.  

Castleblayney 38 kV Substation is currently classified on the ESB Availability Capacity Map as Black (having no 
demand capacity available). There are numerous MV/LV substations situated throughout Castleblayney 
classified as Green (greater than 200 kVA demand capacity available) and amber (between 20 and 200 kVA 
demand capacity available).  

There are currently two public charge points for Electric Vehicles (EVs) located in Castleblayney, one on Market 
Street (serves DC Chademo, CSS Combo and type 2/AC43 EVs) and one on Castle Street (serves type 2/AC43 EVs 
only). Further public EV charge points are expected to be introduced in Castleblayney in the coming years, in 
line with increased demand for electric vehicles and Government targets outlined in the Climate Action Plan. 
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6.2.4 Waste Management Infrastructure in the Region 

The Concept Proposals would  give rise to additional waste generation in the environs of Castleblayney. The 
most likely waste generation from the concept proposals is C&D waste generated during construction activities 
and increased municipal waste during operations. 

Waste management planning is the responsibility of local authorities under Part II of the Waste Management 
Act 1996 (as amended). Municipal waste is collected by the private sector throughout Monaghan County and 
its towns. Monaghan County Development Plan 2019-2025 details 11 Waste Management Policies (WMP1-
WMP11) for the county.  

Castleblayney is serviced by a network of Waste Management Infrastructure in the environs of the town itself, 
other towns in Co. Monaghan and surrounding counties.  

According to NWCPO data, there are nine facilities with permits in Castleblayney currently on the Local 
Authority Waste Facility Register, which accept various waste types including municipal waste, C&D waste and 
End of Life Vehicles. There are thirteen Waste Collection Permit holders with registered addresses in 
Castleblayney. Three EPA Licenced Waste Facilities are located within 20km of Castleblayney according to EPA 
data, including Scotch Corner Landfill (W0020 - Landfill) Kabeyun Ltd (W0121 - Composting/Anaerobic 
Digestion) and Kilsaran Concrete (W0300 - Recycling/reclamation of other inorganic materials).  

According to Repak, there are three bring banks and a lightbulb drop-off point location within 5km of 
Castleblayney Town. One of Monaghan's two Recycling Centres is located approx. 10km outside Castleblayney, 
operated on a concession-based contract by a private operator. The Centre can cater for a wide range of 
materials, including cardboard, plastic glass, scrap metal, textiles, batteries, green waste, waste oils, wood, 
waste electrical equipment, and builders’ rubble. 

6.3 Population and Human Health  

The site is located in a predominantly rural area situated in the south-east of Co. Monaghan. The site is centred 
around Castleblayney town. 

Castleblayney town is the third largest town in County Monaghan with a population of 3,607 in 2016. It is well 
connected to surrounding towns in the region including Dundalk, Monaghan, Carrickmacross and Armagh, all 
which are less than 30 km from Castleblayney. The town functions as a market/service centre and provides 
important residential, retailing, social and leisure functions for the town and the surrounding rural community, 
which extends cross-border into Co. Armagh. It is designated as a Tier 2 Strategic Town under the CDP. 

The surrounding area is predominantly rural and dominated by agricultural lands with one off residential 
dwellings situated in the wider expanse on all sides. A variety of human land uses are situated in the vicinity of 
the application site.  

There are multiple sensitive residential receptors situated in and around the site in all cardinal directions, 
including residential dwelling situated in Castleblayney town, dwellings situated along various major and minor 
roads in the vicinity of the town and site, and one off-housing.  
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Other sensitive receptors within Castleblayney town include three hospitals or healthcare centres; six 
educational institutions that accommodate up to 1,400 schoolchildren from the locality and the wider area; St. 
Mary’s Church and St. Maeldoid’s Church, which are located adjacent to Upper York Street, and Iontas Arts, 
Theatre & Community Centre, which located 150 metres from the same street. A number of graveyards like 
Castleblayney First Presbyterian Churchyard, St. Maeldoid’s Church Cemetery and Annyart Presbyterian 
Churchyard are located within the town and up to 1 km away. Several sports facilities and pitches and 
community open space areas are dotted around the town. 

Lough Muckno Estate is situated immediately to the southeast of the town of Castleblayney. Lough Muckno, 
the largest lake in Co. Monaghan, is a designated Areas of Primary Amenity and pNHA serving as a water supply 
for Dundalk. It is situated immediately to the east of Castleblayney town. Multiple recreational and sporting 
activities are located around the Estate and the lake. Castleblayney Outdoor Adventure Centre, which is situated 
in the Estate provides for multiple water-based recreational and sporting activities including sailing, windsurfing 
and kayaking/canoeing as well as other outdoor activities such as orienteering, rope-assisted tree climbing and 
cycling. Several walking trails around the Estate exist, which extend to Black Island, White Island and Concra 
Wood. Concra Wood Golf Club, an 18-hole attractive golf venue, is an important feature that exists within the 
site. The area is popular for angling. Long stretches of the lake are used for angling, with multiple angling pitches 
being present around its shores. The area is commonly used for festivals, including angling festivals and festivals 
relating to the arts, music and culture, such as the Muckno Mania festival. 

To allow for an understanding of the extent to which the site is connected to regional and national population 
centres and airports, a figure showing population density data and the location of significant airports regionally 
and nationally, and the main transport routes to the site is provided in Figure 4. 

  



https://uss.ftco.ie/DMS/view_document.aspx?ID=902894&Latest=true
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6.4 Biodiversity 

In 2022, a Preliminary Ecological Appraisal Report encompassing Lough Muckno Estate, including Black Island 
and White Island was produced by Flynn Furney Environmental Consultants. This report was informed by 
ecological field surveying which was undertaken in September and October 2022. The purpose of the report 
was to characterise the baseline environment of the study area in terms biodiversity, identify ecological 
constraints for development and make recommendations on mitigation measures to implement during 
development planning processes to ensure development does not have a negative impact on the baseline 
biodiversity environment. The report is re-produced in Appendix 2 of this document. A summary of the key 
findings of this report that relate to the baseline biodiversity environment is provided in the sections below. 
The reader is asked to refer to this report for further insight into and detail on the baseline biodiversity 
environment for the study area. 

6.4.1 Protected Sites 

There are no protected European Sites within 15 km of the site. However, four European sites were identified 
to be hydrologically connected to the site. These are: 

• Dundalk Bay SAC (004026)  

• Dundalk Bay SPA (000455) 

• Carlingford Shore SAC (002306) 

• Carlingford Lough SPA (004078) 

 

The pNHA of Lough Muckno is within the boundaries of the site of and includes the lake itself and parts of the 
surrounding wetland areas. Further 6 km downstream from the proposed site there is another pNHA called 
Lough Ross. A list of Protected Sites within 15 km of the site or hydrologically connected to the site is provided 
in Table 6-1. 

Table 6-1: Protected Sites within 15 km of the site or hydrologically connected to the site 

Site Code Site Name Distance (km) 

000563 Proposed Natural Heritage Areas: Muckno Lake 0 

001607 Proposed Natural Heritage Areas: Lough Smiley 1.3 

001600 Proposed Natural Heritage Areas: Drumakill Lough 2.3 

001495 Proposed Natural Heritage Areas: Lough Ross 5.2 

001605 Proposed Natural Heritage Areas: Lough Egish 6.2 

001666 Proposed Natural Heritage Areas: Tassan Lough 6.6 

001268 Proposed Natural Heritage Areas: Cordoo Lough 10.3 

001599 Proposed Natural Heritage Areas: Creevy Lough 11.6 

001595 Proposed Natural Heritage Areas: Loughbawn House Loughs 13.1 

000001 Proposed Natural Heritage Areas: Dromore Lakes 13.5 

002077 Proposed Natural Heritage Areas: Naferty Fen 14.1 
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Site Code Site Name Distance (km) 

001671 Proposed Natural Heritage Areas: Spring and Corcrin Loughs 14.6 

0455 Special Area of Conservation: Dundalk Bay SAC 
29.1 (straight-line 

distance) 38.5 
(hydrological distance) 

004026 Special Protection Areas: Dundalk Bay SPA 
29.1 (straight-line 

distance) 38.5 
(hydrological distance) 

002306 Special Area of Conservation: Carlingford Shore SAC 
39 (straight-line 

distance) 53 
(hydrological distance) 

004078 Special Area of Conservation: Carlingford Lough SPA 
42 (straight-line 

distance) 56 
(hydrological distance) 

 

A figure showing the location of SACs and SPAs within 15 km of the site is provided in Figure 5. 
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A figure showing the location of SACs and SPAs within 30 km of the site and connecting water bodies is provided 
in Figure 6. 
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A figure showing the location of SACs, SPAs, pNHAs and Northern Irish ASSIs within 15 km of the site is provided 
in Figure 7. 
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6.4.2 Habitats and Species 

The main habitats identified at the site were deciduous woodland, conifer woodland and scattered trees and 
parklands. Additional examples of habitats encountered include riparian woodland, reed and large sedge 
swamps and wet grasslands. No European protected areas or habitats were identified at the site. Overall, the 
site habitat types encountered within the site boundary were relatively common both locally and nationally. 

The field survey did not identify any protected species. No rare, threatened, or protected species of plants as 
per the Red Data List were found within any habitats within the site. 

Several invasive species were noted during the field survey, including Japanese knotweed (Fallopia japonica) 
and Rhododendron (Rhododendron ponticum). 

Based upon the site survey, the site is of moderate to high biodiversity value. 

Further detail on the field surveying undertaken is provided in the Flynn Furney report including mapping 
showing the location and extent of habitats present at the site and the location of species/evidence of species 
identified at the site. 

The Preliminary Ecological Appraisal was also informed by a review of bird distribution data for the site and 
surrounding area defined in the Bird Atlas 2007 - 2011.  Species recorded within 2 km distance of the site that 
are protected in Annex I of the EU Birds Directive, or subject to serious population declines in the Birds of 
Conservation Concern in Ireland (BoCCI) red list were identified. 

Four Annex I wintering species include Whooper Swan (Cygnus cygnus), Kingfisher (Alcedo atthis), Peregrine 
Falcon (Falco peregrinus) and Golden Plover (Pluvialis apricaria) have been identified in the study area.  

Some of the banks along the rivers within the study area may be suitable for Kingfisher, which require muddy 
banks close to water for nesting.  

A further three bird species, listed on the BoCCI Red list, winter in the area and include Lapwing (Vanellus 
vanellus), Yellowhammer (Emberiza citronella) and Black Headed Gull (Larus ridibundus) have been identified 
in the study area. 

Lapwing winter on farmland, wetlands and flat coastal areas. Yellowhammer nests are usually placed low on 
the ground, among hedgerows or woodland fringes. Black Headed Gull winter on a variety of habitats. All the 
above species may potentially occur within the study area. 

The main findings of the appraisal with respect to the baseline biodiversity environment are listed below: 

• There is potential for bird nesting within trees and vegetated areas, especially the marsh/wet 
grassland areas around the edge of the lake. The vegetated reed fringe within the study area 
generally provides suitable habitats for nesting birds. 

• There is potential for bat roosting in several mature trees and in some old buildings (e.g., Hope 
Castle and its Annex). Several bat species have been recorded in the area.  

• Though no evidence of badgers was observed during the field survey, this area has a lot of potential 
as a badger habitat.  

• Though no evidence of red squirrel was observed during the field survey, this area has a lot of 
potential as a red squirrel habitat. 

• Evidence of Otter and Pine Martin was found on Black Island. 

• Evidence of Kingfisher and Great Spotted Woodpecker was found on Black Island. 
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6.5 Hydrology and Surface Water Quality 

The site is situated in the Newry-Fane-Glyde-Dee Catchment (WFD Catchment Region No. 06) and within the 
FANE_020 sub-basin and the FANE_SC_010 sub-catchment. 

The site centres around Lough Muckno, which is the major water body present within the site. Lough Muckno 
is an inter-drumlin lake situated to the east/south-east of Castleblayney. It is the largest lake in Co. Monaghan. 
The lake is designated a proposed Natural Heritage Area (pNHA). It contains abundant and healthy fish stocks, 
and it is a popular location for angling. It is known to be impacted by polluting discharges from agricultural, 
wastewater and urban sources. The lake is used as a water supply for the town of Dundalk.  

There are six inlets into the Lough Muckno – Derrcycreevy River from Drumilard Lough and Gentle Owen's Lake 
Stream from Muckno Mill Lough feed from the northwest, County Water from the north, Drumacon River from 
the east, Annahale Stream from the west and Toome River from the south. Lough Muckno itself flows eastward 
into the Fane-Clarebane River, then into Lough Ross, which is located ca. 2.1 km southeast of the site, and then 
to Dundalk Bay approximately 30 km east of the site. There may be some connectivity between Lough Muckno 
and Drumcrew Lough, situated about 700m to the west, through groundwater flow. 

Water quality monitoring at Lough Muckno is carried out by the EPA under the Water Framework Directive. 
There are 22 national water monitoring stations located on the shores and the middle of the lake. The most 
recent water quality monitoring data from 2018 and the EPA’s publication ‘Ireland’s Environment – An 
Integrated Assessment 2020’ shows a 'bad' ecological status for the lake. The assessment was completed in 
2020 by the EPA Catchments Unit in conjunction with other public bodies and was primarily based on 
monitoring data up to the end of 2018. 

The water bodies surrounding Lough Muckno also have monitoring stations. The latest water quality monitoring 
conducted at these stations show that River Derrycreevy, County Water, Annahale Stream and Fane-Clarebane 
River are all of ''poor' status (Q-value 3) and Gentle Owen’s Lake Stream is of 'moderate' status (Q-value 3-4).  

Accordingly, these water bodies, including Lough Muckno and the River Fane, have a status of 'at risk', where 
these waterbodies are projected to fail in meeting their Water Framework Directive (WFD) objectives by 2027.  

The Drumacon and Toome Rivers do not have existing monitoring stations. 

A map showing these rivers and their associated risk status is provided in Figure 8. 

  



https://uss.ftco.ie/DMS/view_document.aspx?ID=902891&Latest=true
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A UWW Emission Point for Stormwater Overflow into Lough Muckno is located at the easting-northing 
coordinates of (ITM 282879 320154). Lough Muckno is a designated nutrient sensitive area under the Urban 
Wastewater Treatment Directive. 

Other lakes near to the site include Drumakill lake, a small lake located 5 km east of Castleblayney and 
approximately 1 km east of Lough Muckno, Drumcrew Lough, a small lake located about 600 metres west of 
Lough Muckno, and Lough Ross, 2 km downstream southeast of Lough Muckno.  

The site comprises lands zoned as having a Low and Medium Probability of Flooding under the OPW’s Flood 
Maps. According to the OPW’s Flood Hazard Mapping, six past single flood events have occurred from 2008 to 
2015 in the areas surrounding Lough Muckno (Derrycreevy, Castleblayney, Annadrummond, Toome and 
Drumleek South) and one recurring flood event on the shores of Drumakill. Within Annadrummond (ITM 
7190603 -747714), a small stream flowing southward from Lough Muckno is classified by the OPW as having 
medium probability of flooding. 

6.6 Soils, Geology and Hydrogeology 

According to Teagasc, GSI and EPA web mapping, the subsoil type at the site is mainly composed of ‘Acid Brown 
Earths’ and Lower Palaeozoic sandstone and shale till, which includes inter-drumlin peat and peaty gleys 
especially along the western shores of Lough Muckno. These soil types are acidic and are generally poorly 
drained. As such, the subsoil permeability of the overall site has been classified as 'low'. 

The site in underlain by sandstone, non-calcareous shale and greywacke. The underlying bedrock formation is 
principally Silurian sandstone southeast and west of the site as well as Silurian greywacke in the middle of Lough 
Muckno. A small part of Ordovician black shale borders the south-eastern sandstone and greywacke areas, 
while shale with minor rhyolitic tuff underlies most of Castleblayney town. The area surrounding Moraghy 
Quarry is composed of non-calcareous bedrock at or close to the surface. Castleblayney town is also underlain 
with surface bedrock.  

The groundwater aquifer underlying the site is classified as a 'Pl – Poorly Productive Aquifer' by the Geological 
Survey of Ireland (GSI). This category of groundwater aquifer is described as 'bedrock which is generally 
unproductive except for local zones.' A large portion of the area has a groundwater vulnerability of 
low/medium, mostly surrounding Lough Muckno. The area between Castleblayney town and Drumillard Little 
is mainly of high/extreme groundwater vulnerability. Moraghy Quarry which is located within the subject site 
is classified as 'X - a subset for extreme vulnerability.' This is due to presence of bed rock at or near the surface.  

6.7 Air Quality and Climate 

The site is situated in the air quality zone, Zone D – Rural Ireland. The Air Quality Index for Health (AQIH) for the 
eastern part of this zone has a status of '3 – Good'. The existing air quality environment at and around the site 
is characterized by the presence of a moderately sized town (Castleblayney), several significant transport routes 
(N53, N2, R181, R182 and R183), and predominantly agricultural land use with interspersed one-off housing. 
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The closest EPA Ambient Air Quality monitoring stations are in Kilkitt, which is about 10.8 km west of the site, 
and Monaghan town, which is approximately 20.4 km northwest of the site. The Kilkitt monitoring station is 
representative of a typical rural location in Ireland and serves to characterise the rural hinterland surrounding 
Castleblayney. The Monaghan town monitoring location is representative of a moderately sized town situated 
in the region. Air quality monitoring results at this station are likely to be a good indication of air quality 
associated with the town of Castleblayney, another moderately sized town in Co. Monaghan; although it is 
noted that Monaghan town is approximately twice the size of Castleblayney town in terms of population, so 
such results may in fact give a conservative representation of Castleblayney's air quality. 

These stations record readings of PM2.5, Sulphur dioxide, Carbon monoxide and Oxides of nitrogen. From July 
2020 until present day, there have been no limit value exceedances for any monitored air quality parameters 
at either station. The overall ambient air quality has been classed as 'Good' at both stations on an ongoing basis; 
with the exception of a number of 'Fair' status recordings in Kilkitt during school holidays in October 2021 and 
January and February 2022 for one-week intervals. 

There are two IPC licensed industrial facilities within the site, namely MC-Building Chemicals Müller and 
Partners and Kingspan Insulation Limited. Both these facilities are situated to the southeast of Castleblayney 
town, just off the N2. The MC-Building Chemicals Müller and Partners facility does not generate any emissions 
to air. There are 10 emission points at the Kingspan Insulation Limited facility. All emissions from this facility 
were compliant with emission limit values prescribed in the IPC licence for the facility as of 2021 (the last year 
reported upon). 

Several licensed pig and chicken farming installations are dotted around the wider region. These facilities 
naturally generate some levels of odour but are unlikely to have an odour impact on the site given their distance 
from the site. 

The N2 and N53 routes by-pass Castleblayney town and Lough Muckno. They are defined by the EPA as major 
roads that exceed a flow threshold of 3 million passages per year. These routes, and to a lesser degree, the 
R181, R182 and R183 routes, would be sources of vehicle related emissions to air in the wider study area. 

The main space heating fuel for residential dwellings in the county is heating oil. Its use is prevalent across 
detached, semi-detached and terraced housing. The most prevalent space heating fuel used in Castleblayney is 
heating oil also. Some residential dwellings in and around the site also likely use solid fuel either as a main or 
more likely, secondary heating fuel. The use of these fuels locally would be a source of emissions to air locally 
and likely characterise the air quality environment of the town to some degree. The impact of solid fuel burning 
on the air quality environment in Ireland, particularly in villages and towns, is well known and understood. 

6.8 Noise 

The wider noise environment is characterised by the presence of a small town, several significant transport 
routes and wider area dominated by rural land use activities. In the main, the noise environment of Lough 
Muckno Estate, including Black Island and White Island, and Concra Wood can be categorised as a moderately 
quiet noise environment. The noise environment of Castleblayney town is likely to be somewhat higher due to 
typical town activities, including vehicle movements throughout the town. Noise levels at town locations 
characterised by commercial/industrial activity are likely to be somewhat higher still. 

The N2 and N53 routes in the vicinity of Castleblayney town are defined by the EPA as major roads that exceed 
a flow threshold of 3 million passages per year. Therefore, areas next to or near these roads experience loud 
volumes of traffic at a range of 65 to 74 dB during the day. The extent of the noise levels from these roads goes 
to approximately a 300-metre radius at maximum.  
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6.9 Traffic and Transport 

6.9.1 Transport Routes serving the Site. 

The town of Castleblayney is the main transport node at and around the site.  

The N53, a national secondary road, which originates at Dundalk town enters Castleblayney to its southwest. 
The Concra Wood site access road can be accessed from the N53. 

The N2 Dublin to Monaghan town road, a national primary road, is situated along the western fringe of the 
town travelling in a southeast to northwest direction. The N2 intersects with the N53 at a roundabout junction 
approximately 1 km to the south of Castleblayney (Lat/Long: 54.104046/6.731826). 

Most of the traffic entering the town travels originates from these roads. 

The town can also be accessed from the west by the R181, the north/northeast by the R182, and the northwest 
by the R183. These routes serve local areas to the west, northwest, north and northeast of the site, including 
cross-border areas further afield. 

Lough Muckno Estate can be accessed using several combinations of routes running in and around 
Castleblayney. The main access routes used to the Estate would be a combination of the Dublin Road/R181. 
The site access point is situated just east of Market Square at the centre of the town. Hope Castle, at the centre 
of the Estate, is accessed from here by a short, treelined, avenue running through the Estate. From here, Black 
Island and White Island are accessed using the trail walking routes traversing the Estate.  

A map showing the location of these transport routes is provided in Figure 9. 

  



https://uss.ftco.ie/DMS/view_document.aspx?ID=902892&Latest=true
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6.9.2 Parking at the Site 

There are approximately 24 disabled parking bays around Castleblayney town. The three main public parking 
lots around the town are ‘Upper Commons’ by Church Street (ca. 80 spaces), ‘Urban Council’ by Castleblayney 
Health Centre (ca. 80 spaces), and McGrath Rd Parking (ca. 60 spaces). Only 2 Eco Car Charging Points are 
available within the town, located in the ‘Upper Commons’ parking area. 

There is one short term parking lot by York Street (ca. 40 bays). Short-term kerbside parking stretch along Main 
St, Monaghan Road, and areas north of Market Square in Muckno St and Main St. 

Delineated unrestricted kerbside parking exists along York St, Upper York St and Thomas St. Most kerbside 
parking across the town roads is non-delineated, stretching along roads namely Beech Corner, Church St, Henry 
St, New St, Connabury Cl, Monaghan Road, Muckno St and the surrounds of Market Square. 

The closest available parking spaces to the Lough Muckno Estate area are ‘Upper Commons’ and ‘Urban 
Council’. 

A Traffic and Parking Study covering Castleblayney town centre was carried out recently in support of a Part 8 
planning application relating to the restoration of Market House, which was made by Monaghan County Council 
in October 2022. This study involved the carrying out of 12 hours of junction turning counts and car parking 
accumulation surveys at 14 car parking locations in the town. 

The results indicated that several parking areas near the proposed site of Market House have ample spare 
capacity, even during peak hours. At the time the car parking surveys were undertaken the car parking inside 
Lough Muckno was closed to the public. Despite this, most car parking areas in the surroundings of Market 
Square remained with spare capacity. 

6.9.3 Public Transport serving the Site. 

Two modes of public transport are provided in Castleblayney and the surrounding area, bus and taxi.  

The Bus Eireann Monaghan to Dundalk 162 bus route passes through the town. This route operates Monday to 
Friday, leaving the town for Dundalk once in the morning at 07:55, and returning to the town from Dundalk 
once in the evening at 18:00. 

The Bus Eireann Drogheda to Monaghan 182 route also passes through the town. This route also operates on 
Monday to Friday, with the bus leaving the town for Monaghan seven times across the day. 

Several private bus operators also provide services in the surrounding region, including Matthews Coach Hire, 
McConnon Travel and Collins Coaches. 

Several taxi companies currently serve the Castleblayney area, including four located in town (GT Taxis, JB Cabs, 
Kat Cabs and Direct Cabs), and several situated in the surrounding region (O'Briens Taxis, McCabes Taxi's, 
O'Grady Cab Service and Birdy's Taxi & Chauffeur Hire, and Castle Cabs). 

  



CLIENT: Monaghan County Council 
PROJECT NAME: Strategic Planning and Environmental Appraisal of Concept Proposals at Lough Muckno, Castleblayney 
  

 

P22-139 www.fehilytimoney.ie Page 45 of 90 

6.9.4 Future Public Transport Provisions 

Several public transport improvements are proposed for the wider area under the National Transport 
Authority's Connecting Ireland Rural Mobility Plan, as follows: 

• Enniskillen to Dundalk regional public transport route, serving Castleblayney. 

• Clones to Oram local public transport route, serving Castleblayney. 

• Carrickmacross to Castleblayney local public transport route. 

 

Connecting Ireland is a major public transport initiative developed by the National Transport Authority (NTA) 
with the aim of increasing connectivity, particularly for people living outside our major cities and towns. The 
plan aims to improve mobility in rural areas, and it will do this by providing better connections between villages 
and towns by linking these areas with an enhanced regional network connecting cities and regional centres 
nationwide. Connecting Ireland has delivered 38 new and enhanced bus services across various counties to 
date. The rest of the plan will be implemented across the nation between the years 2023 and 2026. 

6.9.5 Boating on Lough Muckno 

Lough Muckno can be accessed by boat at three locations - Lough Muckno Estate, Annadrummound and the 
mouth of the Fane-Clarebane River (which is a private access point). Boating access at the existing slipway in 
Lough Muckno is currently restricted due to spatial limitations and safety concerns. There is an increased level 
of boating access at Annadrummond, however both the Annadrummond and Fane-Clarebane access points 
have several constraints associated with them, including presence of only a short access ramp and the lack of 
parking and toilet facilities at both locations. 

6.10 Cultural Heritage 

The existing Cultural Heritage environment at the site has been characterised in detail in the Constraints 
Assessment for Concept Proposal Options at Lough Muckno Estate report produced by Colm Flynn Archaeology, 
which is contained in Appendix 3.  

A brief overview of the baseline Cultural Heritage environment is provided below: 

• The area includes several buildings that are contained in the Record of Protected Structures for 
County Monaghan (RPS) and are also included in the National Inventory of Architectural Heritage 
(NIAH), including Market House in Market Square, and Hope Castle and its Annex buildings in Lough 
Muckno Estate. 

• The area also includes several archaeological sites that are contained in the Record of Monuments 
and Places (RMP).  

6.11 Landscape and Visual Amenity 

The existing Landscape and Visual environment at the site have been characterised in the Landscape and Visual 
Constraints and Considerations Report produced by Macroworks, which is contained in Appendix 4. 
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A brief overview of the baseline Landscape and Visual environment is provided below: 

• In the context of a 2 km radius study area at the site, the most dominating landscape feature is 
Lough Muckno and its associated islands, peninsulas and riparian vegetation, which ranges from 
natural and semi-natural woodland, marshland and improved agricultural grassland.  

• Another key feature is the substantial settlement of Castleblayney, which has its focus around a 
market square and Hope Castle at the north-western end of the lake.  

• Black Island is the largest island within the Lough and its domed, wooded form is located adjacent 
to the east of Castleblayney where it serves as a key recreational amenity.  

• The rural hinterland of Castleblayney and Lough Muckno predominately consists of rolling drumlin 
farmland that rises away from the waterbody and provides a pleasant pastoral enclosure to the 
overall setting.  

• There is a reasonable spread of rural / residential dwellings beyond the settlement that generally 
try to take advantage of elevated views across the Lough, especially on its eastern side. There are 
a series of small loughs and marshy areas to the north of Castleblayney that drain towards Lough 
Muckno.  
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7.  STRATEGIC PLANNING AND ENVIRONMENTAL APPRAISAL 

7.1 Introduction  

This section presents a planning and environmental strategic assessment of Concepts Proposal Options 1 and 2 
to assess compliance with relevant County Development Plan Objectives and other National Policy Statements 
and to determine any potential environmental impact on the environmental baseline of the site.  

7.1.1 Strategic Planning and Policy Appraisal 

Policy defined at national, regional and sectoral level is generally supportive of such tourism and recreation 
development at Lough Muckno and its environs. Policy defined in the following documents specifically is 
supportive of the concept proposals: 

• Project Ireland 2040 – National Planning Framework (2018) 

• People, Place and Policy – Growing Tourism to 2025 

• Tourism Development & Innovation – A Strategy for Investment 2016-2022 

• Northern & Western Regional Assembly - Regional Spatial and Economic Strategy 2020 – 2032 
(RSES). 

 

The National Planning Framework National Policy Objective 17 states the following: 

• Enhance, integrate and protect the special physical, social, economic and cultural value of built 
heritage assets through appropriate and sensitive use now and for future generations. 

 

This national objective generally requires that built heritage assets, such as Hope Castle and its Annex building, 
are managed and used in a manner which protects and enhance its value. The broad ambition of concept 
proposal components relating to Hope Castle and its Annex building is to ensure the social, economic and 
cultural heritage value of these buildings are protected and enhanced. The concept proposals therefore 
generally comply with this national objective. 

The Monaghan County Development Plan 2019 – 2025 (CDP) is generally supportive of some level of tourism 
and recreation development at Lough Muckno and its environs. The CDP requires a high standard of 
development at the site which does not impact negatively on the existing character of the town or lake. All CDP 
policy objectives relevant to the concept proposals are listed in Table 5.1 of Section 5.3.2 of this document. 

An evaluation of CDP policy objectives which broadly support concept proposal components, and CDP policy 
objectives that may be contravened by concept proposal components has been undertaken. This evaluation is 
presented in Table 7-1. 
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Table 7-1: Evaluation of CDP Policy Objectives relevant to the Concept Proposals 

Ref. Concept Proposal Component 

Planning and Policy that supports the 
Concept Proposal Component / 
Planning and Policy supported by the 
Concept Proposal Component 

Planning and Policy that may be 
contravened by the Concept Proposal 
Component  

1 Regeneration and repurposing of Hope Castle situated in Lough Muckno 
Estate 

CBSO 1, SHO 2, CBO 2, CBO 3, CBO 5, CBO 
6, CBO 7, CBO 10 None  

2 Use of Hope Castle and its curtilage as an Exhibition Venue, Sculpture 
Garden and Park, and Walled Garden.  

CBSO 1, SHO 2, CBO 2, CBO 3, CBO 5, CBO 
6, CBO 7, CBO 10 None 

3 Development of a Coach house café, retail area, and children’s play area, 
at Hope Castle’s coach house building. 

CBSO 1, SHO 2, CBO 2, CBO 3, CBO 5, CBO 
6, CBO 7, CBO 10 None 

4 General landscaping and development of greenways, parkland walks and 
cycle paths within Lough Muckno Estate. CBSO 1, SHO 2, CBO 5, CBO 6 None 

5 Development of a water sports centre in Lough Muckno Estate. CBO 3, CBO 5 PAP 1, CBO 11 

6 
Development of a cruise tour centre, and provision of water taxies, 
cruise boats and electric buggies within Lough Muckno Estate. CBO 3, CBO 5 PAP 1, CBO 11 

7 
Development of a fishing lodge and conservation centre within Lough 
Muckno Estate. CBO 3, CBO 5 PAP 1, CBO 11 

8 
The development of dispersed lodges and recreational activities at 
islands in Lough Muckno. CBO 3, CBO 5 PAP 1, CBO 11 

9 Integration of Castleblayney Town with The Historic Estate via the 
Gatehouses to the estate. CBSO 1, SHO 2, CBO 5, CBO 6 None 

10 Development of the Gatehouse as an information centre and retail area. CBSO 1, SHO 2, CBO 5, CBO 6 None 

11 
Development of a hotel, golf complex, lodges, a spa and a cookery 
school at Concra Wood Golf Club. CBO 3, CBO 5 PAP 1, CBO 11 

12 Development of a centre housing cultural and recreational activities at 
Market House situated in Market Square, Castleblayney. 

CBSO 1, SHO 2, CBO 2, CBO 3, CBO 5, CBO 
6 None  
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Ref. Concept Proposal Component 

Planning and Policy that supports the 
Concept Proposal Component / 
Planning and Policy supported by the 
Concept Proposal Component 

Planning and Policy that may be 
contravened by the Concept Proposal 
Component  

13 
Development of dispersed parking through Castleblayney Town to 
accommodate visitors to Castleblayney, relative to the scale of the 
development that takes place. 

CBO 3, CBO 5 None 

14 Development of Black Island Trails. CBSO 1, SHO 2, CBO 5, CBO 6 None 

15 
The development of a modest sized, open sided dome structure in the 
vicinity of Hope Castle housing several recreational and cultural 
activities, a café and potentially, a moderately scaled ice climbing wall. 

CBO 3, CBO 5 PAP 1, CBO 11 

16 
The development of a large-scale dome structure (potentially over 
Hope Castle) in Lough Muckno Estate, to be known as the Great 
Drumlin of Adventure.  

CBO 3, CBO 5 CBSO 1, SHO 2, PAP 1, CBO 6, CBO 11, 
STO 2 

17 

Development of a spa and well-being centre, several café and retail 
facilities, exhibition areas, substantially scaled indoor ice climbing 
walls, a high ropes course, play areas, and auditorium, all within the 
domed area. 

18 
The development the deep adventure attraction within the domed 
area in Lough Muckno Estate. 

19 
Development of a canyoning and water sports arena within the domed 
area in Lough Muckno Estate. 
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Concept proposal 1 components 1, 2 ,3, 4, 9, 10, 12, 13, 14 are generally supported by policy objectives defined 
in the CDP. 

Concept proposal 1 components 5, 6, 7, 8 and 10 are supported by some CDP policy objectives, but risk 
contravening other CDP objectives. Whether or not such components contravene policy objectives PAP 1 and 
CBO 11 will depend on the exact nature, scale, character and design of the proposed built development that 
will make up these components, and the proposed level of activity intensification associated with the 
components. 

Concept proposal 2 components 16, 17, 18 and 19 contravene several CDP policy objectives. In summary, this 
is due to the scale of the Dome structure proposed. However, some or all of the activities proposed to take 
place within the Dome could be reassessed with the view to accommodating them elsewhere within the Estate.  

7.1.2 Strategic Environmental Appraisal  

A strategic environmental appraisal of the concept proposals was undertaken to determine any impact upon 
the baseline environment. This appraisal has been carried out under the following ‘environmental topic’ 
headings: 

• Population and Human Health 

• Material Assets 

• Biodiversity 

• Hydrology and Surface Water Quality 

• Soils, Geology, and Hydrogeology  

• Air Quality and Climate  

• Noise  

• Traffic and Transport 

• Cultural Heritage 

• Landscape and Visual Amenity 

• Interactions, Indirect Impacts and Cumulative Impacts 

 

All potential environmental impacts associated with concept development components have been identified 
and characterised at high level, having regard to impact description criteria defined in the EPA’s Guidance 
Document entitled ‘Guidelines on the information to be contained in Environmental Impact Assessment 
Reports’ (2022). This assessment has considered both construction phase and operational phase potential 
impacts associated with concept proposals. It has considered potential impact interactions and potential 
indirect impacts (i.e., interactions between one environmental aspect and another environmental aspect which 
can result in an environmental impact). The impact appraisal assumes the absence of any form of design 
mitigation or environmental mitigation. 

The assessment has been suitably informed by the findings of the Preliminary Ecological Appraisal Report, the 
Cultural Heritage Constraints Assessment and the Landscape and Visual Constraints/Considerations Report 
contained in Appendix 3, 4 and 5 respectively. 
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The strategic environmental appraisal undertaken for concept proposal option 1 (components 1 - 15) is 
reported upon in Table 7-2. The strategic environmental appraisal undertaken for concept proposal option 2 
(components 16 - 19) is reported upon in Table 7-3. These tables been structured so that the potential impact 
each concept proposal component has on each environmental topic is addressed in order.  

An appraisal of potential cumulative impacts (i.e., in-combination impacts) has been carried out, assuming the 
co-occurrence of all concept proposal components, and having regard to other committed development within 
the study area (as detailed in Section 5.2). This appraisal is reported upon separately, in Section 7.1.5. 

It is important to note that the concept proposals have only been broadly defined. The location, size and scale, 
precise characteristics and design of the concept proposals have not been defined with exactitude at this point. 
As such, the impact assessment undertaken is high-level and strategic in nature. It focusses on the broad vision 
and concepts for the site as presented in the report 'A Vision for Lough Muckno Estate', and not on development 
projects that have been designed and clearly defined.  
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7.1.3 Strategic Environmental Appraisal of Concept Proposal Option 1 (Components 1 - 15) 

Table 7-2: Strategic Environmental Appraisal of Concept Proposal Option 1 (Components 1 - 15) 

1. Regeneration and repurposing of Hope Castle situated in Lough Muckno Estate 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets The regeneration and repurposing of Hope Castle has the potential to increase the number of visitors to the Estate. This will lead to an increase in 
demand for water supply, wastewater treatment capacity, energy supply and waste management facilities and services. 

Population and Human 
Health 

No significant, negative impact envisaged given scale and nature of development. 

The regeneration and repurposing of Hope Castle would have a positive impact for people by enhancing amenity value associated with the building 
and its surroundings. 

Biodiversity 

Construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

Construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

Construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 

Hope Castle has moderate bat roost and bird nesting habitat potential. Construction works could disturb, damage or destroy this habitat. 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

Soils, Geology and 
Hydrogeology 
 

No significant impact envisaged given scale and nature of development. 

Air Quality and Climate 
No significant impact envisaged given scale and nature of development. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Noise 
Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors.  

Traffic and Transport No significant impact envisaged given scale and nature of development. 

Landscape and Visual 
Impact This component does not have any potential to significantly affect landscape character or visual amenity. 

Cultural Heritage The sensitive and appropriate refurbishment and repurposing of Hope Castle BH01could result in a positive impact on the architectural heritage 
by ensuring the long-term survival of this asset. 

2. Use of Hope Castle and its curtilage as an Exhibition Venue, Sculpture Garden and Park, and Walled Garden 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets The regeneration and repurposing of Hope Castle has the potential to increase the number of visitors to the Estate. This will lead to an increase in 
demand for water supply, wastewater treatment capacity, energy supply and waste management facilities and services. 

Population and Human 
Health 

No significant, negative impact envisaged given scale and nature of development. 

The regeneration and repurposing of Hope Castle wouldl have a positive impact for people by enhancing amenity value associated with the building 
and its surroundings. 

Biodiversity No significant impact envisaged given scale and nature of development. 

Hydrology and Surface 
Water Quality No significant impact envisaged given scale and nature of development. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature of development. 

Air Quality and Climate No significant impact envisaged given scale and nature of development. 

Noise & Vibration 
The use of Hope Castle and its surroundings as an amenity attraction may lead to an increase in road traffic and people which could potentially 
generate noise. However, given the scale and nature of the development, the existing local soundscape and distance to nearby NSLs, this is not 
expected to be significant. Vibration will be minimal with no significant vibration impacts envisaged. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Traffic and Transport The use of Hope Castle and its surroundings as an amenity attraction may lead to an increase in parking demand and congestion in the town and 
the Estate. 

Landscape and Visual 
Impact This component does not have any potential to significantly affect landscape character or visual amenity. 

Cultural Heritage This proposal would  result in a positive impact on the architectural heritage by ensuring the long-term survival of these assets. 

3. Development of a Coach house café, retail area, and children’s play area, at Hope Castle’s coachouse building. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets The regeneration and repurposing of Hope Castle's coach house buildings has the potential to increase the number of visitors to the Estate. This 
will lead to an increase in demand for water supply, wastewater treatment capacity, energy supply and waste management facilities and services. 

Population and Human 
Health 

No significant, negative impact envisaged given scale and nature of development. 

This development  would  have a positive impact for people by enhancing amenity value associated with the building its surroundings. 

Biodiversity 

Construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

Construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact on the aquatic ecology 
present in surface waters. 

Construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 

The Coach house (otherwise known as the Annex) building has moderate bat roost and bird nesting habitat potential. Construction works could 
disturb, damage or destroy this habitat. 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature of development. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Air Quality and Climate 
No significant impact envisaged given scale and nature of development. 
 

Noise & Vibration 

Construction noise will occur from construction plant and activities which may increase noise  levels at  nearby Noise Sensitive Locations (NSLs). 
This will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to increased noise levels from people socialising and children playing, however, given the 
scale and nature of the development and distance to nearby NSLs, the impact of this this is not expected to be significant. Vibration will be minimal 
with no significant vibration impacts envisaged. 

Traffic and Transport 
The use of the Coach house/Annex as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 
 

Landscape and Visual 
Impact 

This component does not have any potential to significantly affect landscape character or visual amenity. 
 

Cultural Heritage 
This proposal is appropriate and  would  result in a positive impact on the architectural heritage by ensuring the long-term survival of this asset. 
 

4. General landscaping and development of greenways, parkland walks and cycle paths within Lough Muckno Estate. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets 

The development of greenways, parkland walks and cycle paths with Lough Muckno Estate has the potential to increase the number of visitors to 
the Estate. This will lead to an increase in demand for water supply, wastewater treatment capacity, energy supply and waste management facilities 
and services. 
 

Population and Human 
Health 

No significant, negative impact envisaged given scale and nature of development. 
 

This development would  have a positive impact for people by enhancing amenity value associated with the Estate. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Biodiversity 

The landscaping and minor construction works associated with this component may generate noise which could impact on surrounding sensitive 
ecological receptors. 

The landscaping and minor construction works associated with this component may generate dust which could impact on surrounding sensitive 
ecological receptors. 

The landscaping and minor construction works associated with this component may result in the generation of surface water discharges containing 
polluting material (e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact 
the aquatic ecology present in surface waters. 

The landscaping and minor construction works associated with this component may result in the generation of light pollution, which may impact 
on surrounding ecological receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The landscaping and minor construction works 
associated with this development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the 
removal of woodland, trees or hedgerow. 

The landscaping and minor construction works associated with this component may cause the spread of invasive species, which have been found 
to be present at various locations in the Estate. 

This component is likely to involve the provision of additional lighting in the Estate on an ongoing basis (i.e., around walking and cycle paths). Such 
lighting may negatively impact surrounding sensitive ecological receptors (e.g., bats). 

Hydrology and Surface 
Water Quality 

The landscaping and minor construction works associated with this component may result in the generation of surface water discharges containing 
polluting material (e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water 
quality. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature of development. 

Air Quality and Climate 

No significant impact envisaged given scale and nature of development. 
 

This concept proposal component will not have a significant impact in terms of climate change. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Noise & Vibration 

Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from pedestrians/cyclists. However, given the scale and nature of 
the development and distance to nearby NSLs the impact of this is expected to be minimal. Operational vibration will be minimal with no significant 
vibration impacts envisaged. 

Traffic and Transport 
The increased use of the Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 
 

Landscape and Visual 
Impact 

This component does not have any potential to significantly affect landscape character or visual amenity. 
 

Cultural Heritage 
This proposal is sensitive to the receiving archaeological and built heritage environment and would positively contribute to the setting of the extant 
built heritage assets. 
 

5. Development of a water sports centre in Lough Muckno Estate. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets 

This development will increase the demand for water supply, energy supply and wastewater treatment capacity. 

This development has the potential to increase the number of visitors to the Estate. This will lead to an increase in demand for waste management 
facilities and services. 
 

Population and Human 
Health 

This development  would  have a positive impact for people by enhancing amenity recreational value in the Estate. 

This component could negatively impact existing angling amenity at the lake. 

This development could potentially negatively impact on landscape character and visual amenity at the Estate and lake, which in turn could impact 
on peoples' experience and enjoyment of the area. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Biodiversity 

The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats) 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with this 
development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the removal of woodland, 
trees or hedgerow. 

The construction works associated with this component may cause the spread of invasive species, which have been found to be present at various 
locations in the Estate. 

The carrying out of water sports activities at Lough Muckno may negatively impact sensitive habitats present at Lough Muckno (e.g., wetlands 
around the fringes of Lough Muckno), or sensitive species present at or using habitats in Lough Muckno (e.g., bird species).  

This facility, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors (e.g., bats). 
 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

The development of a sizeable structure and associated hard stand areas in the Estate will increase the level of surface water run-off which could 
increase the risk of flooding.  
 

The carrying out of water sports activities at Lough Muckno may impinge on water quality. (e.g., due to littering, disturbance of sediment, or 
chemical pollution). 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Soils, Geology and 
Hydrogeology 

The construction of a significantly sized building may result in soil disturbance and the release of discharges containing polluting material (e.g., silt, 
cement oil) to exposed soils and groundwater.  

Air Quality and Climate 
The significant construction works that may be carried out during the construction of this building may generate airborne dust which could affect 
local air quality or cause nuisance. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration 

Noise during construction will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations 
(NSLs). This will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural 
damage to property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from people and motorboats/engines. However, the impact of this 
is not expected to be significant given the scale and nature of the development and distance to nearby NSLs. Operational vibration will be minimal 
with no significant vibration impacts envisaged. 

Traffic and Transport The increased use of the Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual 
Impact 

There may be localised negative physical effects during construction of built elements associated with the water sports centre as well as permanent 
landcover change 

There will be an increase in intensity and diversity of built development within the estate that could draw from its heritage character if not designed 
sympathetically 

There may be localised negative impacts on visual amenity for estate users during construction. Thereafter, there may be an increase in intensity 
and diversity of built development within estate views that could draw from visual amenity 

Cultural Heritage The scale of this proposal risks may adversely impact on both archaeological and architectural heritage.  

6. Development of a cruise tour centre, and provision of water taxies, cruise boats and electric buggies within Lough Muckno Estate 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets This development will increase the demand for water supply, energy supply and wastewater treatment capacity. 

This development has the potential to increase the number of visitors to the Estate. This will lead to an increase in demand for waste management 
facilities and services. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Population and Human 
Health 

This development would  have a positive impact for people by enhancing amenity and recreational value in the Estate. 

This component could negatively impact existing angling amenity at the lake. 

This development could potentially negatively impact on landscape character and visual amenity at the Estate and lake, which in turn could impact 
on peoples' experience and enjoyment of the area. 
 

Biodiversity The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact on the aquatic 
ecology present in surface waters. 
 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with this 
development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the removal of woodland, 
trees or hedgerow. 

The construction works associated with this component may cause the spread of invasive species, which have been found to be present at various 
locations in the Estate. 
 

The carrying out of boating activities at Lough Muckno may negatively impact sensitive habitats present at Lough Muckno (e.g., wetlands around 
the fringes of Lough Muckno), or sensitive species present at or using habitats in Lough Muckno (e.g., bird species).  
 

This building, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors (e.g., bats). 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

The carrying out of boating activities at Lough Muckno may impinge on water quality. (e.g., due to littering, disturbance of sediment, or chemical 
pollution). 

The development of a sizeable structure and associated hard stand areas in the Estate will increase the level of surface water run-off which could 
increase the risk of flooding. 

Soils, Geology and 
Hydrogeology 

The construction of a significantly sized building may result in significant soil disturbance and the release of discharges containing polluting material 
(e.g., silt, cement oil) to exposed soils and groundwater.  

Air Quality and Climate The significant construction works that may be carried out during the construction of this building may generate airborne dust which could affect 
local air quality or cause nuisance. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from people and motorboats/engines. However, the impact of this 
is not expected to be significant given the scale and nature of the development and distance to nearby NSLs. Operational vibration will be minimal 
with no significant vibration impacts envisaged. 

Traffic and Transport The increased use of the Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual 
Impact 

There may be localised negative physical effects during construction of built elements associated with the cruise tour centre as well as permanent 
landcover change. 

There will be an increase in intensity and diversity of built development within the estate that could draw from its heritage character if not designed 
sympathetically. 

There may be localised negative impacts on visual amenity for estate users during construction. Thereafter, there may l be an increase in intensity 
and diversity of built development within estate views that could draw from visual amenity. 

Cultural Heritage This concept proposal element will result in minimal risk of impacts on archaeological or architectural heritage assets. 
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7. Development of a fishing lodge and conservation centre within Lough Muckno Estate. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets 

This development, will increase the demand for water supply, energy supply and wastewater treatment capacity. 

This development has the potential to increase the number of visitors to the Estate. This will lead to an increase in demand for waste management 
facilities and services. 
 

Population and Human 
Health 

This development would have a positive impact for people by enhancing amenity and recreational value in the Estate. 

This development could potentially negatively impact on landscape character and visual amenity at the Estate and lake, which in turn could impact 
on peoples' experience and enjoyment of the area. 
 

Biodiversity 

The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 
 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with this 
development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the removal of woodland, 
trees or hedgerow. 

The construction works associated with this component may cause the spread of invasive species, which have been found to be present at various 
locations in the Estate. 

This building, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors (e.g., bats). 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

The development of a sizeable structure and associated hard stand areas in the Estate will increase the level of surface water run-off which could 
increase the risk of flooding. 

Soils, Geology and 
Hydrogeology 

The construction of a significantly sized building may result in significant soil disturbance and the release of discharges containing polluting material 
(e.g., silt, cement oil) to exposed soils and groundwater.  

Air Quality and Climate 
The significant construction works that may be carried out during the construction of this building may generate airborne dust which could affect 
local air quality or cause nuisance. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration 

Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
Noise and vibration during the operational phase of the development is expected to be minimal with no significant impacts at nearby sensitive 
receptors envisaged. 

Traffic and Transport The increased use of the Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual 
Impact 

There will be localised negative physical effects during construction of built elements associated with the fishing lodge and conservation centre as 
well as permanent landcover change. 
 

There will be an increase in intensity and diversity of built development within the estate that could draw from its heritage character if not designed 
sympathetically. 

There will be localised negative impacts on visual amenity for estate users during construction. Thereafter, there will be an increase in intensity 
and diversity of built development within estate views that could draw from visual amenity. 
 

Cultural Heritage 
This proposal is in line with one of the original functions of the estate. As such it is appropriate and sensitive to the history of the site. 
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8. The development of dispersed lodges and recreational activities at islands in Lough Muckno. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets This development will lead to a demand for water supply, energy supply and wastewater treatment capacity at islands in Lough Muckno, locations 
with are remote from mains supply systems. 

This development will lead to a demand for waste management facilities and services at islands in Lough Muckno. 

Population and Human 
Health 

This development wouldl have a positive impact for people by enhancing amenity and recreational value at and around the lake. 

This development could potentially negatively impact on landscape character and visual amenity at the Estate and lake, which in turn could impact 
on peoples' experience and enjoyment of the area. 

Biodiversity The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with this 
development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the removal of woodland, 
trees or hedgerow. 

These buildings, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors (e.g., bats). 
 

The intensification of human activity, including recreational activity at the islands may impinge on sensitive habitats or species. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

Wastewater generated at this development could be released to the receiving surface water environment and impact on water quality. 

The carrying out of boating activities at Lough Muckno may impinge on water quality. (e.g., due to littering, disturbance of sediment, or chemical 
pollution). 

Air Quality and Climate No significant impact envisaged given scale and nature of development. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from people and motorised equipment during recreational 
activities. However, this is not expected to be significant given the scale and nature of the development and distance to nearby NSLs. Operational 
vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport The increased use of the lake as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual 
Impact 

There may be dispersed localised negative physical effects during construction of built elements associated with the fishing lodge and conservation 
area as well as permanent landcover change. 

There will be an increase in intensity and diversity of built development within the estate that could draw from its heritage character if not designed 
sympathetically. 
 

There will be localised negative impacts on visual amenity for estate users during construction. Thereafter, there will be an increase in intensity 
and diversity of built development within estate views that could draw from visual amenity if not designed sympathetically.  
 

Cultural Heritage This concept proposal element is unlikely to result in adverse impacts on the built and archaeological heritage of the area. 
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9. Integration of Castleblayney Town with The Historic Estate via the Gatehouses to the estate. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets No significant impact envisaged given nature of this proposal. 

Population and Human 
Health This component would  have a positive impact for people by enhancing amenity and recreational value in the town and Estate. 

Biodiversity No significant impact envisaged given nature of this proposal. 

Hydrology and Surface 
Water Quality No significant impact envisaged given nature of this proposal. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given nature of this proposal. 

Air Quality and Climate 
No significant impact envisaged given nature of this proposal. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration The increased use of the town and estate may give rise to an increase in noise from increased traffic flows on the surrounding road network. 
Operational vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport The increased use of the town and Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the 
Estate. 

Landscape and Visual 
Impact 

There may be localised negative physical effects during construction / demolition of built elements associated with the integration of the historic 
estate and town. 

There may be localised negative impacts on landscape character during construction, but the character of both the town centre and estate setting 
should be enhanced by the improved integration. 
 

There may be localised negative impacts on visual amenity during construction. Thereafter, visual amenity should be enhanced by the integration 
measures. 
 

Cultural Heritage This concept proposal element is unlikely to result in adverse impacts on the built and archaeological heritage of the area. 



CLIENT: Monaghan County Council 
PROJECT NAME: Strategic Planning and Environmental Appraisal of Concept Proposals at Lough Muckno, Castleblayney 
  

 

P22-139 www.fehilytimoney.ie Page 67 of 90 

10. Development of the Gatehouse as an information centre and retail area. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets No significant impact envisaged given scale and nature of development. 

Population and Human 
Health This component would have a positive impact for people by enhancing amenity and recreational value in the town and Estate. 

Biodiversity No significant impact envisaged given scale, nature and location of development. 

Hydrology and Surface 
Water Quality No significant impact envisaged given scale and nature of development. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature of development. 

Air Quality and Climate 
No significant impact envisaged given scale, nature and location of development. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration The increased use of the town and information centre/retail area may give rise to an increase in noise from increased traffic flows on the 
surrounding road network. Operational vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport The increased use of the town and Estate as an amenity attraction may lead to an increase in parking demand and congestion in the town and the 
Estate. 

Landscape and Visual 
Impact 

There may be localised negative physical effects to the Gatehouse and immediate surrounds during construction, but the fabric of the Gatehouse 
and its immediate landscape setting will be enhanced thereafter. 

There may be localised negative impacts on landscape character during construction, but the character of the No.2 Gatehouse and its setting will 
be enhanced thereafter. 
 

There may be localised negative impacts on visual amenity for estate users during construction, but the visual amenity of the Gatehouse and its 
setting will be enhanced thereafter. 
 

Cultural Heritage This concept proposal element is appropriate and unlikely to result in adverse impacts on the built and archaeological heritage of the area. 
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11. Development of a hotel, golf complex, lodges, a spa and a cookery school at Concra Wood Golf Club. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets 
This development could significantly increase the demand for water supply, energy supply and wastewater treatment capacity. 

This development has the potential to increase the number of visitors to the Estate. This will lead to an increase in demand for waste management 
facilities and services. 

Population and Human 
Health 

This development would have a positive impact for people by enhancing amenity and recreational value at Concra Wood. 

This development could potentially negatively impact on landscape character and visual amenity at Concra Wood and the lake, which in turn could 
impact on peoples' experience and enjoyment of the area. 

Biodiversity 

The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats). 
 

Habitats present in Concra Wood, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the potential 
to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with this development 
could disturb, damage or destroy this habitat. This development may involve loss of habitat due to the removal of woodland, trees or hedgerow. 
 

The construction works associated with this component may cause the spread of invasive species, which could potentially be present at various 
locations in Concra Wood. 
 

Built development, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors (e.g., 
bats). 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Hydrology and Surface 
Water Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material (e.g., 
silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

The development of sizeable structures and associated hard stand areas in Concra Wood mayincrease the level of surface water run-off which 
could increase the risk of flooding.  

Soils, Geology and 
Hydrogeology 

The construction of a significantly sized building may result in significant soil disturbance and the release of discharges containing polluting material 
(e.g., silt, cement oil) to exposed soils and groundwater.  

Air Quality and Climate 
The significant construction works that may be carried out during the construction of this building may generate airborne dust which could affect 
local air quality or cause nuisance. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration 

Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise at nearby NSLs from people and road traffic. Operational vibration 
will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport 

This development will lead to an increase in visitors to Concra Wood and an increase the number of vehicles using the junction between the N53 
and the site access road leading to Condra Wood. . The intensification of traffic movements at this junction mayresult in traffic congestion 

There is no pedestrian route connecting Concra Wood and the town, which may pose a significant traffic hazard for pedestrians travelling between 
the two locations. 

Landscape and Visual 
Impact 

There may be substantial physical effects to the golf course and its shoreline during construction as well as permanent landcover change / 
vegetation loss thereafter. 

There may be localised negative impacts on landscape character during construction. There will be a noticeable increase in the scale, intensity and 
diversity of built development within the golf course and its wider setting that could draw from its heritage character if not sited / designed 
sympathetically. 

There may be negative impacts on visual amenity for golfers and lough users during construction. Thereafter, there will be an increase in the scale, 
intensity and diversity of built development along the golf course shoreline that could draw from visual amenity. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Cultural Heritage This development may impinge on views from Hope Castle. Any large-scale developments at this location risk impacting on subterranean 
archaeology. 

12. Development of a centre housing cultural and recreational activities at Market House situated in Market Square, Castleblayney. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets No significant impact envisaged given scale and nature of development. 

Population and Human 
Health 

This development would  have a positive impact for people by enhancing amenity and recreational value at Market House and Market Square. 

Construction/restoration works associated with this development may lead to the generation of dust in the town centre, which may impact air 
quality or cause nuisance. This could impact on people using the town centre during the construction period  

Biodiversity No significant impact envisaged given scale, nature and location of development. 

Hydrology and Surface 
Water Quality No significant impact envisaged given scale and nature development. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature development. 

Air Quality and Climate 
Construction/restoration works associated with this development may lead to the generation of dust in the town centre, which may impact air 
quality or cause nuisance during the construction period. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration 

Construction noise will occur from construction plant and activities which may increase noise levels at nearby Noise Sensitive Locations (NSLs). This 
will be short term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to 
property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from people during recreational activities. However, this is not 
expected to be significant given the scale and nature of the development and distance to nearby NSLs. Operational vibration will be minimal with 
no significant vibration impacts envisaged. 

Traffic and Transport 
The increased use of the town as an amenity attraction may lead to an increase in parking demand and congestion in the town. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Landscape and Visual 
Impact This component does not have any potential to significantly affect landscape character or visual amenity. 

Cultural Heritage This concept proposal element is appropriate and unlikely to result in adverse impacts on the built and archaeological heritage of the area. 

13. Development of dispersed parking through Castleblayney Town to accommodate visitors to Castleblayney, relative to the scale of the development that takes 
place. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets No significant impact envisaged given scale and nature of development. 

Population and Human 
Health No significant impact envisaged given scale and nature of development. 

Biodiversity No significant impact envisaged given scale, nature and location of development. 

Hydrology and Surface 
Water Quality 

The potential development of parking areas on greenfield sites will lead to an increase in surface water run-off, which may increase the risk of 
flooding. 

The development of sizeable parking areas may increase the risk of vehicle oil spilling, becoming entrained in surface water run-off and being 
discharged to the receiving surface water environment. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature development. 

Air Quality and Climate 
No significant impact envisaged given scale and nature development. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration The increased use of the town and parking areas may give rise to an increase in noise from increased traffic flows on the surrounding road network. 
Vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport No significant impact envisaged given scale and nature development. 

Landscape and Visual 
Impact This component does not have any potential to significantly affect landscape character or visual amenity. 

Cultural Heritage This concept proposal element is unlikely to result in adverse impacts on the built and archaeological heritage of the area. 
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14. Development of Black Island Trails. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets No significant impact envisaged given scale and nature of development. 

Population and Human 
Health This development would  have a positive impact for people by enhancing amenity and recreational value at Market House and Market Square. 

Biodiversity 

The landscaping and minor construction works associated with this component may generate noise which could impact on surrounding sensitive 
ecological receptors. 

The landscaping and minor construction works associated with this component may generate dust which could impact on surrounding sensitive 
ecological receptors. 

The landscaping and minor construction works associated with this component may result in the generation of surface water discharges containing 
polluting material (e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact 
the aquatic ecology present in surface waters. 

The landscaping and minor construction works associated with this component may result in the generation of light pollution, which may impact 
on surrounding ecological receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The landscaping and minor construction works 
associated with this development could disturb, damage or destroy this habitat. This development may also involve loss of habitat due to the 
removal of woodland, trees or hedgerow. 

The landscaping and minor construction works associated with this component may cause the spread of invasive species, which have been found 
to be present at various locations in the Estate. 

Hydrology and Surface 
Water Quality 

The landscaping and minor construction works associated with this component may result in the generation of surface water discharges containing 
polluting material (e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water 
quality. 

Soils, Geology and 
Hydrogeology No significant impact envisaged given scale and nature of development. 

Air Quality and Climate 
No significant impact envisaged given scale and nature of development. 

This concept proposal component will not have a significant impact in terms of climate change. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Noise & Vibration 
Light construction works associated with this development may generate noise which could increase noise levels at nearby NSLs. This will be short 
term and temporary. Any vibration arising from such activities will be significantly below any thresholds for structural damage to property and is 
unlikely to be perceptible at nearby receptors. 

Traffic and Transport The increased use of Black Island as an amenity attraction may lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual 
Impact This component does not have any potential to significantly affect landscape character or visual amenity. 

Cultural Heritage This proposal risks impinging on subterranean archaeology that may be present along shoreline areas. 

15. The development of a modest sized, open sided dome structure in the vicinity of Hope Castle housing several recreational and cultural activities, a café and 
potentially, a moderately scaled ice climbing wall. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets 

This development, which is assumed to be significant in magnitude, will significantly increase the demand for water supply, energy supply and 
wastewater treatment capacity. 

This development has the potential to increase the number of visitors to the Estate. This may lead to an increase in demand for waste management 
facilities and services. 

Population and Human 
Health 

This development would l have a positive impact for people by enhancing amenity and recreational value in the Estate. 

This development could potentially negatively impact on landscape character and visual amenity at and around the Estate, which in turn could 
impact on peoples' experience and enjoyment of the area. 

Biodiversity 

The construction works associated with this component may generate noise which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may generate dust which could impact on surrounding sensitive ecological receptors. 

The construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an impact the aquatic ecology 
present in surface waters. 

The construction works associated with this component may result in the generation of light pollution, which may impact on surrounding ecological 
receptors (e.g., bats) 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

 

Habitats present in the Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat have the 
potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The construction works associated with 
this development could disturb, damage or destroy this habitat. This development will involve loss of some habitat due to the removal of 
woodland, trees or hedgerow. 

Potential for the spread of Invasive species 

Built development, once constructed and operational, may generate light pollution, which may impact on surrounding ecological receptors 
(e.g., bats). 

Hydrology and Surface Water 
Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

The development of sizeable structures and associated hard stand areas in the Estate will increase the level of surface water run-off which 
could increase the risk of flooding.  

Soils, Geology and 
Hydrogeology 

The construction of a significantly sized building may result in significant soil disturbance and the release of discharges containing polluting 
material (e.g., silt, cement oil) to exposed soils and groundwater.  

Air Quality and Climate 

The significant construction works that may be carried out during the construction of this building may generate airborne dust which could 
affect local air quality or cause nuisance. 

The potential significant increase in traffic levels associated with this development may lead to a reduction in air quality in the town due 
to vehicle related emissions. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration 

Noise during the construction of a significantly sized building will occur from construction plant and activities which may increase noise 
levels at nearby Noise Sensitive Locations (NSLs). This will be short term and temporary. Any vibration arising from such activities will be 
significantly below any thresholds for structural damage to property and is unlikely to be perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from people socialising and during recreational activities. 
However, this is not expected to be significant given the scale and nature of the development and distance to nearby NSLs. Operational 
vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport 
This development may lead to a significant increase in parking demand and congestion in the town and the Estate. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Landscape and Visual Impact 

There will likely be negative physical effects to the dome site during construction, and permanent landcover change thereafter. 

There will be a noticeable increase in the scale intensity and diversity of built development within the estate that could draw from its 
heritage character if not sited / designed sympathetically. 

There will be a noticeable increase in the scale intensity and diversity of built development within the estate that could draw from 
residential amenity for estate users if not sited / designed sympathetically. 

Cultural Heritage The scale of this concept proposal option element may likely  result in significant impacts (direct and indirect visual) on the archaeological 
and architectural heritage of the area. 

 

7.1.4 Strategic Environmental Appraisal of Concept Proposal Option 2 (Components 16 - 19) 

Note: All components of concept proposal option 2 relate to the construction of a large-scale dome and the housing of activities within the constructed dome. As such, 
all components were aggregated when carrying out the appraisal.  

However, some or all of the activities proposed to take place within the Dome could be reassessed with the view to accommodating them elsewhere within the Estate.   
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Table 7-3: Strategic Environmental Appraisal of Concept Proposal Option 2 (Components 16 - 19) 

16. The development of a large-scale dome structure (potentially over Hope Castle) in Lough Muckno Estate, to be known as the Great Drumlin of Adventure. 
17. Development of a spa and well-being centre, several café and retail facilities, exhibition areas, substantially scaled indoor ice climbing walls, a high ropes course, 
play areas, and auditorium, all within the domed area. 
18. The development the deep adventure attraction within the domed area in Lough Muckno Estate. 
19. Development of a canyoning and water sports arena within the domed area in Lough Muckno Estate. 

Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

Material Assets The construction phase of the development will generate a substantial level of construction related waste which will need to be managed. 

This development will significantly increase the demand for water supply, energy supply and wastewater treatment capacity. 

This development has the potential to significantly increase the number of visitors to the Estate. This will lead to an increase in demand for 
waste management facilities and services. 

Population and Human Health This development would have a positive impact for people by enhancing amenity and recreational value in the Estate. 

This development is likely to negatively impact on landscape character and visual amenity at and around the estate, which in turn will likely 
negative impact on peoples' experience and enjoyment of the area. 

Biodiversity The substantial construction works associated with this component is likely generate a significant level of noise which will likely impact on 
surrounding sensitive ecological receptors. 

The substantial construction works associated with this component is likely generate a significant level of dust which may impact on 
surrounding sensitive ecological receptors. 

The substantial construction works associated with this component may result in the generation of surface water discharges containing 
polluting material (e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and may have an 
impact the aquatic ecology present in surface waters. 

The substantial construction works associated with this component has potential to generate high levels of light pollution, which may impact 
on surrounding ecological receptors (e.g., bats). 

Habitats present in Lough Muckno Estate, including woodlands, mature trees, hedgerows, the lake, nearby streams and wetland habitat 
have the potential to provide for bat roosting, foraging and commuting; bird nesting; and mammal habitat. The substantial construction 
works associated with this development is likely to disturb, damage or destroy this habitat. This development will involve loss of habitat 
due to the removal of woodland, trees or hedgerow. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

 The substantial construction works associated with this component may cause the spread of invasive species, which have been found to be 
present at various locations in the Estate. 

This large-scale Dome structure, once constructed and operational, may generate high levels light pollution, which may impact on 
surrounding ecological receptors (e.g., bats). 

Hydrology and Surface Water 
Quality 

Construction works associated with this component may result in the generation of surface water discharges containing polluting material 
(e.g., silt, cement, oil). These discharges could be released to the receiving surface water environment and impact on water quality. 

Soils, Geology and 
Hydrogeology 

The development of sizeable structures and associated hard stand areas in the Estate may increase the level of surface water run-off which 
could increase the risk of flooding.  

The construction of a large-scale dome structures may =result in soil disturbance due to the earthworks required, which may affect soil 
stability or lead to the release of discharges containing polluting material (e.g., silt, cement oil) to exposed soils and groundwater. 

Air Quality and Climate The construction works that will be required during the construction of the dome may generate levels of airborne dust which could affect 
local air quality or cause nuisance. 

The potential increase in traffic levels associated with this development may lead to a reduction in air quality in the town due to vehicle 
related emissions. 

This concept proposal component will not have a significant impact in terms of climate change. 

Noise & Vibration The amount of construction associated with this component will increase noise at nearby NSLs from construction plant and activities. Any 
vibration arising from such activities will be significantly below any thresholds for structural damage to property and is unlikely to be 
perceptible at nearby receptors. 
The operational phase of the development may give rise to an increase in noise from increased road traffic on the surrounding road network 
and from people during recreational/social activities. Operational vibration will be minimal with no significant vibration impacts envisaged. 

Traffic and Transport This development will lead to an increase in parking demand and congestion in the town and the Estate. 

Landscape and Visual Impact There will be substantial physical effects to the estate during construction of the dome and associated features as well as permanent 
landcover change / vegetation loss. 

There may be negative impacts on landscape character during construction. Thereafter, there may be an increase in the scale, intensity and 
diversity of built development within the estate and its wider setting. This development represents landscape transformation with the 
potential to impact negatively on sensitive landscape elements and naturalistic / heritage character. 
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Environmental Topic Potential Significant Environmental Impacts (in the absence of mitigation) 

 There may be negative impact on visual amenity for residents, visitors and recreationalists during construction. The permanent presence 
of the dome and associated development would represent dramatic visual change that has the potential to adversely impact on aspects of 
visual amenity within the estate. However, it is also a visually striking, high-quality feature that may be perceived as improving visual amenity 
for some viewers – even providing an alternative improved frame of reference for the Castle to be appreciated. 

Cultural Heritage These concept proposal option elements are likely to result in very significant impacts (direct and indirect visual) on the archaeological and 
architectural heritage of the area. 
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7.1.5 Cumulative Impacts 

The co-occurrence of all concept proposal components in addition to other committed development in the area 
(as detailed in Section 5.2) may result in cumulative effects on the environment. Cumulative effects are defined 
in the EPA 'Guidance on Information to be contained in EIARs' (2022) as the addition of many minor or 
insignificant effects, including effects of other projects, to create larger, more significant effects. 

The co-occurrence of particularly significant concept proposal components, namely components involving the 
construction of significant  built development, or which result in an   intensification of activity, may have either 
a significant , a very significant or profound effect on the receiving environment at the site (in the absence of 
environmental mitigation), with the exact magnitude of effect being dependent on the combination of 
components developed and the exact design, scale and character of each component. 

Concept proposals components which could be considered as significant by virtue of their scale, or the level of 
activity associated with them are as follows: 

• 5: Development of a water sports centre in Lough Muckno Estate. 

• 6: Development of a cruise tour centre, and provision of water taxies, cruise boats and electric 
buggies within Lough Muckno Estate. 

• 7: Development of a fishing lodge and conservation centre within Lough Muckno Estate. 

• 8: The development of dispersed lodges and recreational activities at islands in Lough Muckno. 

• 11: Development of a hotel, golf complex, lodges, a spa and a cookery school at Concra Wood Golf 
Club. 

• 15: The development of a modest sized, open sided dome structure in the vicinity of Hope Castle 
housing several recreational and cultural activities, a café and potentially, a moderately scaled ice 
climbing wall. 

• 16: The development of a large-scale dome structure (potentially over Hope Castle) in Lough 
Muckno Estate, to be known as the Great Drumlin of Adventure.  

• 17: Development of a spa and well-being centre, several café and retail facilities, exhibition areas, 
substantially scaled indoor ice climbing walls, a high ropes course, play areas, and auditorium, all 
within the domed area. 

• 18: The development the deep adventure attraction within the domed area in Lough Muckno 
Estate. 

• 19: Development of a canyoning and water sports arena within the domed area in Lough Muckno 
Estate. 

 

The co-occurrence of concept proposal components in addition to committed residential, commercial and 
waste management activity development in the town of Castleblayney may result in a cumulative impact that 
is collectively significant. Such development, when combined, may increase in traffic in the town, and (in the 
case of co-occurring residential development) may lead to an increase in water supply and energy supply 
demand, putting the existing mains supply systems serving the area under pressure. This is more likely in the 
event the large-scale components of concept proposal option 2 are advanced. Similarly, noise emissions from 
the construction works and increased road traffic associated with the proposal components, when combined 
with existing noise sources in Castleblayney including existing road traffic and commercial 
operations/construction works associated with other developments may result in a potential cumulative noise 
impact at nearby NSLs. 
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Potential mitigations measures to address the planning and environmental constraints identified in relation to 
the concept proposals are presented hereunder.  

Three forms of mitigation have been considered. These are as follows: 

1. Planning and Policy Amendments - Measures to address CDP contraventions. 

2. Environmental Mitigation Measures - The adoption of Environmental Mitigation Measures (including 
embedded or design and additional mitigation measures) to avoid, prevent, reduce or offset Potential 
Significant Environmental Impacts, and to ensure conformance with relevant planning policy. 

3. Concept Modifications - Changes to the concept proposals to ensure future development is not likely 
to have a significant impact on the environment (where mitigation is not possible), or proposed 
development contravenes CDP. 

 

The sections below define and describe the proposed solutions under these three headings. 

7.2 Measures to address Potential Planning and Policy Contraventions 

The purpose of CDP policy objectives defined below are to protect the environment and the environs of Lough 
Muckno. 

• PAP 1: To restrict development in Areas of Primary Amenity to sites where it can be demonstrated 
to the satisfaction of the Planning Authority that the proposed development would not threaten 
the scenic or environmental quality of the area. 

• CBO 11: Prohibit development within the environs of Lough Muckno, unless in exceptional 
circumstances, where it has been proven to the satisfaction of the Planning Authority that the 
integrity of the Lough and its surrounding landscape will not be threatened. 

 

As discussed earlier in this report, this potentially leads to some degree of conflict between these policy 
objective and several other policy objectives relating to the promotion of tourism and economic development 
at Lough Muckno, namely CBO 5, CBO 6, CBO 7 and CBO 10.  

It is recommended that policy objectives relating to Lough Muckno are reviewed in the next iteration of the 
CDP to allow for consideration of tourism and recreation development proposals at the site which are not 
detrimental to the area. 

7.3 High Level Environmental Management and Mitigation Measures  

High level mitigation measures were identified to be considered to prevent environmental impacts on the 
receiving environment at or around the site if any of the concept proposal components were taken forward to 
project stage. These are detailed in Table 7.4. 
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Table 7-4: High Level Environmental Management and Mitigation Measures to address Potential Significant Environmental Impacts 

Ref Environmental Mitigation Measures to avoid, prevent, reduce or offset Potential Significant  Environmental Impacts 

EMM1 A Waste Management Plan for the Estate should be prepared for all developments which results in an intensification of activity at the site. 

EMM2 A Construction and Environmental Management Plan (CEMP) should be prepared for all construction works that take place at the site. This plan should 
contain measures relating to ecological protection, noise and dust minimisation, surface water management, protection of soils and groundwater, 
archaeology, architectural and cultural heritage management, and construction waste and traffic management, with the purpose of the plan being to 
ensure that construction works do not have any significant, negative impact on the receiving environment. 

EMM3 A CEMP should be prepared for the construction phase with noise limits from construction activities observed at nearby NSLs. Construction works 
should follow the best practice noise and vibration management guidelines outlined in BS5228-1 and BS5228-2, including switching off machinery 
while not in use, scheduling works to minimise noise during sensitive hours, controlling drop heights, maintaining road surfaces, proactively engaging 
with the local community and routine noise monitoring. 

EMM4 All construction works taking place near or at surface water bodies should be carried out in accordance with Inland Fisheries Ireland Guidelines on 
Protection of Fisheries during Construction Works in or adjacent to Water. 

EMM5 All developments taking place at the site that have the potential to significantly impact ecological receptors should be subject to Ecological Impact 
Assessment to confirm whether such development will have a negative impact on ecology. Where negative impacts are likely, appropriate ecological 
mitigation measures should be adopted. This assessment should be informed by habitat and species surveying, as appropriate, having regard to 
ecological sensitivities at and around a development location. Further detail on the type of surveys required for the variety of ecologically sensitive 
areas at the site is provided in Section 4 – Recommendations, of the Preliminary Ecological Appraisal Report supporting this document (which is 
contained in Appendix 2).  

EMM6 The removal of any vegetation should be scheduled outside of the nesting bird season. The bird nesting season runs from 1st March to 31st September. 
The cutting of trees, bushes and hedgerows is restricted during this period and due care should be taken to ensure that any such activities do not 
result in an offence being committed under the Wildlife Act (1976) or the Wildlife Amendment Act (2000). If works need to be undertaken within the 
main breeding season, clearance must be preceded by an inspection of the vegetation by an experienced ecologist to identify evidence of bird breeding 
activity (taken as the commencement of nest building through to fledging) along with consultation with NPWS. If such is found, work must be delayed 
until young birds have fledged. 

EMM7 All development at the site which has the potential to impact on mature trees should be subject to Arboricultural Impact Assessment. To compensate 
for the loss/removal of trees, woodland or hedgerow, additional planting should be included in the designs to compensate for this loss and ensure 
landscape connectivity with the wider surroundings is maintained.  

EMM8 All landscaping should be native and should designed to enhance ecological connectivity. 
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Ref Environmental Mitigation Measures to avoid, prevent, reduce or offset Potential Significant  Environmental Impacts 

EMM9 A Traffic and Transport Assessment and a Parking Demand Assessment should be prepared for anydevelopment which could lead to an intensification 
of activity at the site and increased traffic  

EMM10 Where any development taking place at the site has the potential to emit light (either during the construction or operational phase of the development) 
that may negatively impact sensitive ecological receptors, lighting related restrictions and mitigation measures, including design mitigation measures, 
should be defined for the development and implemented. Further detail on the type of lighting restrictions that can be employed to prevent light 
having a significant negative impact on sensitive ecological receptors is provided in the Section 4 – Recommendations, of the Preliminary Ecological 
Appraisal Report supporting this document (which is contained in Appendix 2). 

EMM11 All development taking place in the Estate or at Black Island or White Island should be subject to Invasive Species surveying. Where invasive species 
are identified, an Invasive Species Management Plan should be developed for the development. 

EMM12 A Material Asset Impact Assessment/Engineering Report should be prepared for anylarger scale development which has the potential to significantly 
increase demand for water supply, energy supply or wastewater treatment capacity.  

EMM13 All significant built development should be provided with stormwater attenuation systems to ensure that stormwater run-off discharges from the 
development site are limited to greenfield run-off rates. Sustainable Drainage Systems which serve to attenuate stormwater run-off and 
promote/enhance biodiversity at the same time should be generally promoted at the site. As an added benefit, such systems can be designed to cater 
for and treat urban stormwater run-of associated with the town of Castleblayney, which is a known source of pollution that affects lake water quality. 

EMM14 A Visitor Management Plan should be prepared for all significantly scaled activities and experiences proposed at Lough Muckno. Such a plan should 
define measures to ensure the level and location of activity, including water-based activity, is appropriately restricted and managed. Such a plan should 
contain measures relating to litter prevention, ecological protection and management, water quality protection, noise limitation, education and 
cultural heritage preservation and protection. In particular, a Visitor Management Plan should be prepared for proposed activities associated with 
concept proposal component 6. This plan should serve to ensure these activities do not disturb or damage sensitive ecological receptors in the area 
(e.g., wetland area around the shores of the lake) and do not result in an over-intensification of activity at the lake that would disturb the natural 
character of the area. Such Visitor Management Plans could restrict the location and level of water-based activity so as not impact on existing angling 
amenity at the lake. 

EMM15 All activity providers should be required to adhere to an Environmental Code of Conduct. 

EMM16 Operational noise from people during social and recreational activities should be controlled through the Visitor Management Plan, including 
designated personnel responsible for managing crowd noise, strategically displaying signage, etc. 
Noise from road traffic during the operational phase should be managed in accordance with a Traffic Management Plan. Parking zones and vehicle 
routes should be located away from nearby NSLs with speed limits enforced on site. 
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Ref Environmental Mitigation Measures to avoid, prevent, reduce or offset Potential Significant  Environmental Impacts 

EMM18 Any built development taking place at the site should be designed in a manner that promotes positive effects on landscape character and visual 
amenity and uses natural and flowing forms (including biophilic design principles) that integrate seamlessly with designed and then natural landscape 
elements. Materials best suited to that type of approach will be natural and robust giving a strong sense of permanence and integration. Green roofs 
and Sustainable Urban Drainage System (SUDs) principals should also be incorporated. 

EMM19 Prior to the lodging of any planning applications associated with large-scale elements outlined for Concept Proposal Area, the proposal should be 
submitted to the Development Applications Unit of the Department of Housing, Local Government and Heritage, for review and comment. This will 
allow for the identification of any significant issues regarding cultural heritage in advance of the planning process, whether under Part VIII of the 
Planning and Development Act 2000, or another planning process. 

EMM20 Prior to the commencement of any works that affect any of the built heritage assets (BH01-BH33) discussed in the supporting Cultural Heritage 
Constraints Assessment report (Appendix 3), a Declaration under Section 57 of the Planning and Development Act 2000 may be required to be 
published by MCC. 

EMM21 A design team including a Conservation Architect Grade 1 and Conservation Engineer, should be appointed to assist with any elements of the Concept 
Proposal Area that include the built heritage assets. 

EMM22 An architectural heritage impact assessment should be completed in advance of any developments within the Concept Proposal Area that impact on 
architectural heritage assets. This assessment should be completed by a conservation engineer / architect / archaeologist, experienced in built heritage 
assessment. 

EMM23 Any conservation, repair, and alteration works to Hope Castle, or any of the architectural heritage assets within the development area and discussed 
in this report, should be carried out in accordance with the provisions of the Architectural Heritage (National Inventory) and Historic Monuments 
(Miscellaneous) Provisions Act (1999), the document ‘Architectural Heritage Protection: Guidelines for Planning Authorities’ (Department of Arts, 
Heritage and the Gaeltacht, 2011), and the Advice Series on Historic Buildings published by the National Monuments Service of the Department of 
Housing, Local Government, and Heritage. In general, any conservation and repair work to architectural heritage assets within the development area 
should be carried out in line with the principals of the Burra Charter: ‘as much as necessary, and as little as possible’. Professionals experienced and 
qualified in working on historic properties should be employed to carry out conservation, repair or refurbishment works to any built heritage assets. 

EMM24 The National Monuments Service of the Department of Housing, Local Government, and Heritage state that avoidance of direct impacts on known 
archaeology allowing for preservation in situ, is the preferable approach, regarding development projects. Consequently, any proposed development 
works in the vicinity of the known archaeological sites AH01-AH10, as identified in the supporting Cultural Heritage Constraints Assessment report 
(Appendix 3), should minimise the extent of the ground disturbance works, associated with the development. 
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Ref Environmental Mitigation Measures to avoid, prevent, reduce or offset Potential Significant  Environmental Impacts 

EMM25 In advance of any proposed development at or in the vicinity of Hope Castle, a GPR / geophysical archaeological survey should be undertaken in the 
vicinity of the extant Hope Castle. This survey should examine the environs of Hope Castle with the intention of identifying the original location of the 
seventeenth century Blayney Castle and its associated bawn wall. This will allow for appropriate planning and routing of underground services, and 
avoidance of any direct impacts, allowing for preservation in situ of the archaeology. 

EMM26 Any ground disturbance works for proposed new buildings, structures, and underground utilities within the concept area should be subject to advanced 
archaeological impact assessment. This assessment should be compiled by an archaeologist that is eligible to hold an archaeological licence issued 
under the National Monuments Acts (1930-2014). This will allow for the advanced identification and any direct negative impacts on the archaeology, 
and the implementation of appropriate mitigation measures. Archaeological mitigation measures may include pre-construction geophysical surveying, 
and archaeological test trenching. In instances where adverse impacts on subterranean archaeology cannot be avoided, archaeological excavation 
under licence issued by the National Monuments Service, may be required. 

EMM27 Any Archaeological Impact Assessments or Architectural Heritage Impact Assessments carried out as part of any proposed development should take 
account of the cumulative impacts of the concept proposal option elements on the existing cultural, archaeological and architectural heritage. 

EMM28 A Traffic and Transport Assessment should be prepared for any significant development taking place at Concra Wood which may lead to a significant 
increase in traffic volumes entering and existing the site. Such an assessment should be appropriately informed by traffic surveys, a topographical 
survey, junction analysis (e.g., using Picady software) and trip generation analysis (e.g., using TRICS software). The junction between the N53 and the 
site access road to Concra Wood may require upgrading in an appropriate manner, having regard to the analysis and assessment undertaken. It is 
likely a junction upgrade may be required ((e.g., development of a right hand turning lane or roundabout). At a minimum, new road markings, and 
additional lighting and signage could be required.  
Consideration should also be given to creating a pedestrian/cycling route between Concra Wood and the town to facilitate safe travel between the 
two locations. 
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7.3.1 Climate Change Impact and Mitigation 

Overall, the concept proposals are unlikely to have any significant impact on climate change given the scale of 
the proposals versus the scale of the climate change challenge. It is likely that most concept proposals 
components, if not all, would have a negligible impact in terms of climate change. Notwithstanding this, the 
Climate Action and Low Carbon Development Act (as amended) and the latest National Climate Action Plan 
(CAP23) require that greenhouse gas emissions are reduced by 51% by 2030 and by 100% by 2050. All 
development taking place under this project must therefore be provided with an adequate level of renewable, 
decarbonised energy, either from the grid, or from on-site renewable energy facilities.  

Generally, in relation to development taking place under this project, energy efficient design principles and the 
provision of rooftop solar panel installations should be promoted and supported as a policy. 

More broadly, MCC should support the development of additional renewable energy infrastructure projects in 
the county to facilitate a transition to decarbonised grid electricity. It is noted that MCC is currently be preparing 
a Local Authority Climate Action Plan, which is likely to support this objective broadly. 

In line with the above, it is important to ensure that the tourism and recreation related proposals do not lead 
to an increase in private vehicle related greenhouse gas emissions. The following broad measures are suggested 
to ensure this does not occur: 

• An adequate level of electric charging points should be provided at car parking locations to be 
developed. 

• Broadly, MCC should support and promote the provision of additional public transport services for 
Castleblayney town and the surrounding region. 

• A Mobility Management Plan should be prepared for all significant development which has the 
potential to attract large numbers of visitors to the site. 

• MCC should seek to partner with private transport operators in providing additional transport 
services for the town and region (i.e., to and from other population centres), wherever significant 
development which has the potential to attract large numbers of visitors to the site is to take place. 

7.4 Concept Modifications 

The adoption and implementation of the defined Environmental Mitigation Measures in Table 7.4 will ensure 
that any potential significant environmental effects associated with the following concept proposals 
components are adequately mitigated against: 

• 1: Regeneration and repurposing of Hope Castle situated in Lough Muckno Estate 

• 2: Use of Hope Castle and its curtilage as an Exhibition Venue, Sculpture Garden and Park, and 
Walled Garden.  

• 3: Development of a Coach house café, retail area, and children’s play area, at Hope Castle’s coach 
house building. 

• 4: General landscaping and development of greenways, parkland walks and cycle paths within 
Lough Muckno Estate. 

• 9: Integration of Castleblayney Town with The Historic Estate via the Gatehouses to the estate. 

• 10: Development of the Gatehouse as an information centre and retail area. 

• 12: Development of a centre housing cultural and recreational activities at Market House situated 
in Market Square, Castleblayney. 
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• 13: Development of dispersed parking through Castleblayney Town to accommodate visitors to 
Castleblayney, relative to the scale of the development that takes place. 

• 14: Development of Black Island Trails. It should be noted that this development has commenced.  

 

Even with the adoption of the defined environmental mitigation measures, some of the concept proposals 
components still have the potential to have a significant environmental impact on the receiving environment. 
These concept proposal components are listed below: 

• 5: Development of a water sports centre in Lough Muckno Estate. 

• 6: Development of a cruise tour centre, and provision of water taxies, cruise boats and electric 
buggies within Lough Muckno Estate. 

• 7: Development of a fishing lodge and conservation centre within Lough Muckno Estate. 

• 8: The development of dispersed lodges and recreational activities at islands in Lough Muckno. 

• 11: Development of a hotel, golf complex, lodges, a spa and a cookery school at Concra Wood Golf 
Club. 

• 15: The development of a modest sized, open sided dome structure in the vicinity of Hope Castle 
housing several recreational and cultural activities, a café and potentially, a moderately scaled ice 
climbing wall. 

• 16: The development of a large-scale dome structure (potentially over Hope Castle) in Lough 
Muckno Estate, to be known as the Great Drumlin of Adventure.  

• 17: Development of a spa and well-being centre, several café and retail facilities, exhibition areas, 
substantially scaled indoor ice climbing walls, a high ropes course, play areas, and auditorium, all 
within the domed area. 

• 18: The development of the deep adventure attraction within the domed area in Lough Muckno 
Estate. 

• 19: Development of a canyoning and water sports arena within the domed area in Lough Muckno 
Estate. 

 

With respect to concept proposal components 5, 6, 7, and 8, the development of each of these components on 
their own is likely to have a relatively minor landscape and visual impact, however collectively, the development 
of all these components together could have a significant impact on landscape character and visual amenity at 
the site, which is a designated Area of Primary Amenity. 

With respect to concept proposal components 11 and 15, the development of these components on their own 
could have a significant impact on landscape character and visual amenity. 

As is discussed in the Landscape and Visual Constraints/Consideration Report (contained in Appendix 4), the 
development of the above components has the potential to either impart a positive or negative effect on 
landscape and visual environment, depending on the scale, location and design of the components. 

Concept proposal component 16 is likely to have a very significant impact on the receiving landscape and visual, 
ecological, and cultural heritage environment at the site. 
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Having regard to the above, the following Concept Modifications could be considered if it is proposed to 
proceed with : 

• Any built development associated with concept proposal components 5, 6, 7, and 11 should only 
be of a moderate scale and situated so that it does not impinge on views from or toward Hope 
Castle.  

• If proceeding, the built elements associated with the concept proposals components 5, 6, and 7 
would be consolidated into a single moderately scaled structure to reduce the magnitude of 
landscape and visual impact.  

• The built development associated with concept proposal component 11 should be set back from 
the shoreline of Lough Muckno, to minimise visual impact and impact on sensitive ecological 
receptors that may be contained along the shoreline. 

 

The dispersed lodges associated with concept proposal component 8 do not comply with relevant County 
Development Policies and pose a significant environmental impact as presented. 

Concept proposal component 16 is a large scale feature that has the potential to impact negatively upon the 
existing setting of the Estate. Due to potential very significant impact on the receiving environment at the site, 
the concept proposal component 16 does not comply with relevant County Development Policies and poses a 
significant environmental impact as presented. 

• Concept proposal components 17, 18 and 19 could still potentially proceed if these activities are 
appropriately housed in built development that is appropriate to the setting and character of the 
estate.  

 

It is important to re-state that any built development associated with the concept proposals should be designed 
in a manner that promotes sustainability, positive effects on landscape character and visual amenity and uses 
natural and flowing forms (including biophilic design principles) that integrate seamlessly with both the built 
and natural landscape elements – to ensure conformance with planning policy and relevant environmental 
protection criteria. Materials best suited to that type of approach will be natural and robust giving a strong 
sense of permanence and integration. Green roofs and Sustainable Urban Drainage System (SUDs) are also 
recommended. .. 

The Environmental Mitigation Measures (defined in Table 7-4 and the Concept Modifications defined in Section 
7.4 would if implemented broadly serve to ensure the concept proposal components do not have a significant 
negative impact on the receiving environment at the site. This in turn, would ensure the concept proposal 
components better align with planning policy defined in the CDP. 
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8.  ASSESSMENT CONCLUSIONS AND NEXT STEPS  

8.1 Assessment Conclusions 

An overview of concept proposal components that  

a) could potentially proceed with appropriate environmental mitigation.  

b) could potentially be considered with concept design modifications and/or planning policy 
amendments). 

c) concept proposal options that do not comply with relevant County Development Policies and pose 
a significant environmental impact as presented. 

 

are outlined in Table 8-1. 

Table 8-1: Assessment Conclusions 

Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

1 Regeneration and repurposing of Hope Castle situated in 
Lough Muckno Estate. 

Could potentially proceed as as proposed 
with appropriate environmental mitigation. 

2 Use of Hope Castle and its curtilage as an Exhibition 
Venue, Sculpture Garden and Park, and Walled Garden. 

Could potentially proceed as proposed with 
appropriate environmental mitigation. 

3 Development of a Coachouse café, retail area, and 
children’s play area, at Hope Castle’s coachouse building. 

Could potentially proceed as proposed with 
appropriate environmental mitigation. 

4 General landscaping and development of greenways, 
parkland walks and cycle paths within Lough Muckno 
Estate. 

 Could potentially proceed as proposed 
with environmental appropriate mitigation. 

5 Development of a water sports centre in Lough Muckno 
Estate. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation.  

6 Development of a cruise tour centre, and provision of 
water taxies, cruise boats and electric buggies within 
Lough Muckno Estate. 

 Could potentially be considered with 
design modifications, planning policy 
amendments and appropriate 
environmental mitigation. . 

7 Development of a fishing lodge and conservation centre 
within Lough Muckno Estate. 

 Could potentially be considered with 
design modification, planning policy 
amendments and appropriate 
environmental mitigation. 

8 The development of dispersed lodges and recreational 
activities at islands in Lough Muckno. 

Does not comply with relevant County 
Development Policies and poses a 
significant environmental impact as 
presented. 
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Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

Any new recreational activities should take 
into consideration the existing setting and 
character of the Estate. 

9 Integration of Castleblayney Town with The Historic 
Estate via the Gatehouses to the estate. 

Could potentially proceed with appropriate 
environmental mitigation. 

10 Development of the Gatehouse as an information centre 
and retail area. 

Could potentially proceed with appropriate 
environmental mitigation. 

11 Development of a hotel, golf complex, lodges, a spa and 
a cookery school at Concra Wood Golf Club. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation. 

12 Development of a centre housing cultural and 
recreational activities at Market House situated in 
Market Square, Castleblayney. 

Could potentially proceed with appropriate 
environmental mitigation. 

13 Development of dispersed parking through 
Castleblayney Town to accommodate visitors to 
Castleblayney, relative to the scale of the development 
that takes place. 

Could potentially proceed with appropriate 
environmental mitigation. 

14 Development of Black Island Trails. Proceeding with appropriate 
environmental mitigation. 

15 The development of a modest sized, open sided dome 
structure in the vicinity of Hope Castle housing several 
recreational and cultural activities, a café and 
potentially, a moderately scaled ice climbing wall. 

Could potentially be considered with design 
modifications, planning policy amendments 
and appropriate environmental mitigation. 

Concept Proposal Option 2  

16 The development of a large-scale dome structure 
(potentially over Hope Castle) in Lough Muckno Estate, 
to be known as the Great Drumlin of Adventure.  

Does not comply with relevant County 
Development Policies and poses a 
significant environmental impact as 
presented. 
Any new structures will need to be 
designed to take into consideration the 
existing setting & character of the Estate 
and should not detract from the amenity 
value of the site. 

17 Development of a spa and well-being centre, several café 
and retail facilities, exhibition areas, substantially scaled 
indoor ice climbing walls, a high ropes course, play areas, 
and auditorium, all within the domed area. 

Does not comply with relevant County 
Development Policies and poses a 
significant environmental impact as 
presented. 
However, they could potentially still 
proceed if these activities were 
appropriately housed in built development 
that is appropriate to the setting and 
character of the estate.  
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Ref. Concept Proposal Component 
Assessment Conclusions 

Concept Proposal Option 1 

18 The development the deep adventure attraction within 
the domed area in Lough Muckno Estate. 

Does not comply with relevant County 
Development Policies and poses a 
significant environmental impact as 
presented. 
However, they could potentially still 
proceed if these activities were 
appropriately housed in built development 
that is appropriate to the setting and 
character of the estate.  

19 Development of a canyoning and water sports arena 
within the domed area in Lough Muckno Estate. 

Does not comply with relevant County 
Development Policies and poses a 
significant environmental impact as 
presented. 
However, they could potentially still 
proceed if these activities were 
appropriately housed in built development 
that is appropriate to the setting and 
character of the estate.  

 

8.2 Final Recommendations  

Several final recommendations have been made and these are listed below: 

• MCC should explore the possibility of developing a Masterplan for the site. Such a Plan should be 
subject to SEA and AA, which would serve to define a framework of environmental protection 
measures specific to the site. This plan could be an addendum to the CDP. 

• It is recommended that should MCC decide to proceed with the concept proposals they should be 
refined or reassessed in the manner detailed, having regard to the conclusions of this assessment. 

• All development proposed for the site should be subject to Environmental Impact Assessment (EIA) 
and Appropriate Assessment (AA) Screening. This will serve to ensure that environmental and 
ecological protection criteria are considered in detail at project level.  

• Any concept proposals that are progressed should be underpinned by sustainability, climate 
change and eco-friendly principles. 

• Generally, it is recommended the any concept proposal for the site considers the following themes: 

- Amenity and recreation 

- Sustainability and climate change  

-Circularity 

- Biodiversity and heritage 

- Education and sustainable practices 

- Health and well-being 

All proposals should be “exemplar developments” developments promoting sustainable tourism.  
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