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At a time when the economic landscape is becoming 
increasingly unpredictable, the local community in 
valentia is coming up with innovative ways of either 
expanding existing local enterprises or starting up new 
ones with the long-term aim of providing permanent 
employment opportunities and ultimately sustaining 
this rural community.

However, it appears that at every juncture, such local 
initiatives are being hindered by red tape, with the result 
being the continued decline of this rural community. 
This report attempts to address each reason for refusal 
(or in the case of the marina, the reason for its delay) 
with what we consider to be viable solutions.

It is estimated that the cases considered in this report 
have the potential to deliver the following

-  72 full time jobs
- 42 short term building jobs (1 to 2  years)
- 25 further potential job opportunities associated 

with 3 other projects
- 7 seasonal jobs

prOpOSed MarINa SITe

CaSe 1: 

VAlenTIA MARInA 
deVeloPMenT: 35 JobS
After waiting for three years, The Valentia Marina development has 
been recently granted a foreshore license for the breakwaters. However, 
the application for a marine license must now commence with no 
defined time period for when the licence will be issued. Meanwhile, two 
investors have waited in the wings for two years, one for the marina and 
the other for the on-shore facilities. The question is, how much longer 
must they wait?

There is potential to deliver 30 construction jobs in building 
infrastructure (offices, restaurants, toilets and showers) with a 
permanent 35 jobs to follow.
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RECOMMENDATIONS:  The application process for a foreshore 
license should be more clearly defined as is the case with the planning 
application process, which has a defined 8 week period providing no 
appeals are made. Similarly, when considering foreshore applications 
the department should introduce a defined period for third party 
submissions and thereafter a defined period for the department to 
issue a decision. 

In deciding what timelines should be applied to the foreshore 
application process we would again refer to the planning process which 
saw the introduction of a ‘fast track’ approach through the Strategic 
Infrastructure Act (2006). essentially this process removes the right to 
appeal the final decision thereby considerably reducing the duration of 
the application process. Primary legislation is being proposed but there 
is no certainty as to when this will be introduced.

CaSe 2: 

boAT YARd -  20 JobS
Mr. Murphy was told he needed permission to store boats in a field 
beside his existing boat yard. Upon endeavouring to do so, he was 
refused permission many times due to the objection of two holiday 
home owners from outside the area, in spite of supporting testimonials 
from local individuals and the RnlI around the need for a boat yard. It 
later transpired that there was no need for planning permission in the 
first instance as boat building and storing of boats has existed in this 
disputed field for 150 years. Mr. Murphy’s legal advisor is now handling 
the situation.

There is potential for more than 20 full time jobs .

RECOMMENDATIONS: 
1).  The department of the environment should introduce a 

mechanism whereby objections can only be lodged by people who 
spend 20 or more weeks of the year in an area. 

2).  The council should request a full environmental Impact 
Assessment which would consider both the negative and positive 
outcomes of the development in terms of employment; noise 
pollution; impact on the landscape, etc. 
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CaSe 3: 

THe RoYAl HoTel – 15 JobS
Vincent and Fiona Kidd sought permission to renovate the Royal Hotel 
withthe introduction of apartments and a leisure centre within the 
existing building. They were refused on two occasions and asked to 
submit a traffic audit before eventually getting permission to go ahead. 
due to the multiple requests coming from the council, the overall cost 
of getting planning amounted to approximately ¤100K.

There has been a loss of 12 jobs during construction and 15 potential 
full time positions once operational. To proceed with the development 
at this point would cost the Kidd family a substantial amount in 
development contribution levies (this prior to the commencement of 
the renovation of the hotel). It is submitted, that given the current 
climate, this is a step too far for this small family business. 

RECOMMENDATIONS:  
Previous reasons for the refusal indicate a deficiency with the existing 
effluent treatment system. in this regard there should be an upgrade to 
the water treatment facility. This shouldn’t be too costly considering the 
entire system was upgraded in 1992 and would be covered or at least 
contributed to by development levies from constructed development. 
development levies collected in an area should be ring-fenced for 
reinvestment within that community’s infrastructure.   

Additionally, the proposed development would not result in an 
intensification of use of the existing hotel building (in terms of bed 
spaces) and therefore would not significantly increase current traffic 
movements. 

CaSe 4: 

ART gAlleRY
Mr. Mulvany sought planning permission to convert an existing dwelling 
into an Art gallery and put a small extension to the rear. While permission 
was granted for the conversion of the art gallery, Kerry County Council 
refused permission for the extension. 

This results in a loss of 2 seasonal 
jobs.

RECOMMENDATIONS:
The re-lodgement of a planning 
application (after a successful 
season as an art gallery) 
demonstrating the benefits of 
the art gallery to the village and 
the constraints of the current layout. Another pre-planning meeting 
should be held with the Planning Authority setting out what would be 
an acceptable form of development. 

➘

lOCaTION Of
arT Gallery

rOyal HOTel

NOTE: THE ROYAl HOTEl HAS BEEN IN ExISTENCE fOR wEll OvER 100 YEARS – wAS  
REDUCED IN SIzE IN THE lAST 20 YEARS AND NOw fACES DEMAND fOR ExPANSION ONCE MORE

➘
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➘

➘

lighthouse Cafe....
2kM from knightstown 
village in Remote  
location

Proposed Site for  
Seaweed Baths

CaSe 5: 

SeAWeed bATHS
Paul and Paula duff sought retention permission for an existing 
restaurant and permission to convert a current stone outhouse into use 
for seaweed baths and to replace an existing septic tank. The restaurant 
retention was granted, but the seaweed baths were refused for the 
following reasons:
1.  With previous development and over-intensification of this rural 

site, the seaweed baths would give rise to further extension of 
commercial development. The development would have an adverse 
effect on the natural environment and would interfere with the 
natural landscape.

RECOMMENDATION: 
The existing building on site will house the seaweed baths. It is not 
intended to alter the buildings existing facade, so the original building 
and frontage will be used and pose no compromise to the landscape.

2.  The existing roadway network is inadequate, in terms of surface and 
width, to accommodate any further intensification of commercial 
use and the additional traffic generated would imperil public 
safety.

RECOMMENDATION: 
The access road in question provides access to a number of established 
uses including a car park for tourists visiting the tetra- pods, the radio 
station which employs 17 people and the well established lighthouse 
café (which is owned by the duffs). In light of such, it is hard to 
understand how the relatively small development which would provide 
sea weed baths (which would be ancillary to the existing lighthouse 
café) would compromise the safety of this road. nevertheless, if the 
Planning Authority is concerned that the insignificant increase in traffic 
movement on this road would present a safety risk, we would suggest 
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that remedial and upgrade works should be carried out rather than 
restricting the expansion of this viable local enterprise. 

3.  An Taisce observation was that it would interfere with the scenic 
views around Slea Head. 

RECOMMENDATION: 
An Taisce is a statutory body and therefore will always be consulted 
with regard to development in sensitive areas. We recognise that the 
function of An Taisce, which is to conserve our national heritage, is 
of fundamental importance. However, it is our submission that this 
function is considerably undermined when the body lodges a submission 
in relation to nearly every development without constructive thought as 
to what the actual impact of the development would be. It is considered 
that any submissions received from An Taisce should only be considered 
by the Planning Authority where:

1). The submission demonstrates local knowledge of an area-which 
was not case in this instance; and

2). The points of the submission are accompanied by a reasonable 
discussion as to why the submission was made. 

The refusal of permission results in a loss of 4 seasonal jobs.

➘Seaweed Baths

Boat Yard

➘

KNIGHTSTOWN 
l Hotel l Art Gallery
l Marina l Retail Unit ➘

CaSe 6: 

ReTAIl UnIT, KnIgHTSToWn: 2 JobS
Mr. lynch sought permission to build one retail unit in Knightstown 
with an apartment on top. His permission was refused on the basis of 
over-development of a confined site; the height of the ridge blocking 
the next door neighbour and the consequent devaluation of the 
neighbour’s property, and adverse effect on water and sewerage.
This results in the loss of 2 permanent jobs and 1 seasonal job
.
RECOMMENDATIONS:
If inadequate service infrastructure is going to hinder development and 
in turn economic development in this rural area, upgrade works need 
to be carried out as a priority. Such works should be carried out to 
cater for maximum capacity and therefore the long term development 
of the Island over the next 20-50 years rather than catering for existing 
development. This would provide for a more sustainable and cost 
efficient solution in the long term.

Additionally, prior to refusing a development on the grounds that 
the development would have a negative impact on adjoining properties 
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(who in this instance did not object), the Planning Authority should 
invite submissions (which may be positive) from the affected properties 
rather than speaking on their behalf.

lastly, prior to refusing a development on the grounds of site 
constraints, we would suggest that at the additional information stage, 
the Planning Authority should hold discussions with the applicant and 
guide them as to how a development could be revised in terms of design 
and layout so at to address the Council’s concerns.

OTHer JOb OppOrTuNITIeS

RIb bUIldIng: 5 JobS
As previously stated, we have a first class RIb building facility on 
the Island which makes an outstanding contribution to the efficient 
functioning of the marine sector.

To date, this facility has never been given the opportunity to provide 
boats for the state, with many public sector marine projects being 
awarded to UK based companies.

RECOMMEDNATIONS: 
Qualifying criteria for companies’ eligibility to tender for government 
contracts need to be altered. In the context of the current economic 
climate, it would be more appropriate for the government to give every 
opportunity to small Irish companies such as the RIb building facility on 
Valentia and in doing so, help to stimulate activity in the local economy 
which would in turn protect local jobs.

SCAlloP FISHIng: 15 JobS
This project which will expand the existing scallop fish farm is currently 
being supported by South Kerry development Partnership. The 
committee is currently working with bIM to insure progress is maintained 
and supported over the next three to four years.

➘

Proposed Retail Unit

NOTE: RETAIl UNITS wIll BE BETwEEN 2 TERRACE BlOCkS AND wIll MOvE THE CURRENT 
ENTRANCE TO REENElEN COMPlEx fURTHER UP THE vIllAGE AND wIll REDUCE THE TRAffIC 
HAzARD THAT CURRENTlY ExIST
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There is potential to deliver in excess of 15 full time jobs over the next 
2 to 4 years in such areas as predatory control/marketing/harvesting.

RECOMMENDATION: 
establish an independent bord to both guide and finalise the project
whilst also delivering a number of R&d jobs within the Island. The
bord should also carry out quarterly reviews to ensure that initial
targets are being achieved in a time and cost efficient manner.

CONCluSION 
In summary we would suggest that the Planning Authority, when 
considering planning applications in rural areas, should consider 
the impact that a development would have on the wider community 
i.e. look at the bigger picture. In this regard, we would suggest 
that, when considering applications, the Planning Authority should 
consider the following questions:
1).  would the proposed development contribute to the 

employment base of a community?
2).  would the proposed development contribute to the social fabric 

of the area through the provision of necessary community and 
recreational facilities? 

3).  would the proposed development serve to contribute to the 
delivery of a self sustaining rural community as envisaged by 
all National, Regional and local Planning Policy?

If the answer to the above questions is yes (as it is for all 6 case 
studies discussed in this report) then the Planning Authority 
should realise that the likely planning gain in terms of  community 
benefit delivered from such developments far outweigh the site 
specific issues raised by their reasons for refusal. 
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