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Comments on the Environmental Impact Assessment and Appropriate Assessment Reports 

PA/02943/19 

It is proposed to demolish existing Hotel, Excavate and Construct a new Class 3B Hotel having 400 Rooms, class 3C Gym, class 3D Diving Centre & water sports facilities, 

class 4B Retail outlets, class 4D bars, class 4D Restaurants & ancillary facilities including an indoor and an outdoor pool, parking area plus multipurpose halls. 

Site at, Ramla Bay Resort, Triq ir-Ramla tal-Bir, Marfa, Mellieha. 

14 January 2022 

1. Consultees’ Comments on the EIA and AA Reports (7 September 2021 – 6 October 2021): 
 

No.: From Comments EIA Coordinator Response (14/12/2021) 

1 Malta Resources 
Authority 
 
Dated 
05/10/2021 
 

The EIA does not appear to address our concern highlighted in our email of the 20 September 
2019, namely the identification of the source of water for the Reverse Osmosis Plants. 
 
We have also noted that three investigative boreholes were drilled without a permit from the 
MRA.  
 
As such, the MRA is objecting to the development pending resolution of these issues.  
 
Without prejudice to the aforesaid, if the proposed development includes excavation works 
that reach partially or totally within the saturated zone, then the developer should submit an 
application in writing to the MRA including the details specified in regulation 5(1) of the 
Borehole drilling and excavation works within the saturated zone regulations (SL423.32).   
 
This assessment is based primarily on the documentation that was published on the weblink 
provided as on the date of the assessment. The Authority made its assessment on a good 
faith basis and reserves the right to review its position and, or to take action against the 
authors of the documentation and, or the applicant if information relevant to its assessment 
(particularly the prior use of the site where the development is proposed) is 'buried' or 
concealed (including through the submission of documentation that is not text searchable).  
 
This, and any other response in writing by the MRA to the application submitted for 
consultation or to any other documentation, should not in any way be deemed as approving 
or endorsing the application in any form or of condoning any matter that falls beyond the 
MRA’s immediate remit as established under the Malta Resources Authority Act and as in 

In paragraph 3.49 of the Coordinated Assessment 
(Volume 1 of the EIA Report), it is explained that 
the two Reverse Osmosis (RO) plants currently on 
site will be retained in situ, although one will be 
upgraded.  Furthermore, it is also explained that 
the location of the existing intake and discharge 
points will not change.  It is also explained that 
“There is a connection to the mains water supply; 
this will be retained, to be used in case of 
emergency in respect of failure of the RO system”.  
The source of water for the RO plants will be 
seawater, as it is currently.   
 
The remainder of the comments are noted and 
have been referred to the Applicant. 
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force on the date of the relevant response. In particular, you are reminded that with the 
coming into force of the Act No. XXV of 2015 establishing the Regulator for Energy and Water 
Services, the Water Policy Framework Regulations and the Protection of Groundwater against 
Pollution and Deterioration Regulations have been excluded from the remit of Malta 
Resources Authority and as such the MRA has no authority to take a position on matters 
regulated by these regulations or indeed any other matter that does not fall within its remit. 
While this response may be published, any response by the MRA may not be publicly used or 
mentioned as a general or partial approval by the MRA of the matter referred to for 
consultation. 
 

2 Environmental 
Health 
Directorate  
Dated 
05/10/2021 
 

With reference to environmental planning statement dated September 2001 regarding 
subject indicated in caption, kindly be informed that this Directorate would like to submit the 
following comments/recommendations regarding this proposal:  
 
Construction Phase  
 
Should this proposal be accepted, the applicant is to adopt best practice methods together 
with good site practices and ensure compliance with Environmental Management 
Construction Site Regulations during the construction phase. Moreover, applicant is to 
implement all proposed mitigation measures so as to cause least nuisance and mitigate 
adverse air (from dust dispersal and emissions from vehicles and machinery), noise and 
vibration impacts on sensitive receptors in the Area of Influence and on the general public. 
Hence the importance of drawing up and implementation of a Construction Management 
Plan to ensure adherence to proper site management practices so as to address sea water, 
ground water and surface water pollution, to mitigate other adverse construction impacts, 
including construction traffic impacts and to ensure safety measures. Monitoring of 
construction works is also highly recommended so as to ensure implementation of all 
necessary mitigation measures and adherence to work practices throughout all the phases of 
the project. The use of water sprays to maintain dampness of the material can cause surface 
runoff into the sea water and thus this has to be mitigated. The creation of water aerosols 
from such activity should also be minimized as this may pose a risk to employees. Hence it is 
recommended that said water is treated with chlorine prior use. It is highly recommended 
that slit curtains are used under necessary supervision. Said silt curtains will aid to limit the 
spread of construction waste that ends into the sea.  
Safe and proper handling of raw materials on site should also be ensured to reduce the risk 
of spillage that might lead to contamination of sea water. Good practice and adequate 

These comments are noted and have been 
referred to the Applicant. 
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preventive measures are to be taken for any accidental spillage of construction material, 
dredging and/or excavation waste, hazardous fluids, fuel and lubricants which are also to be 
well managed and adequately stored.  
If applicable, necessary arrangements for remedial and/or removal works affecting asbestos 
when appropriate are to be made. # 
 
Water  
 
1st Class water:  
 
 
Cold water  
A Declaration is to be forward to Environmental Health Directorate, (EHD), stating that the 
RO system present on scheme will not be used during the construction phase. Once the 
project is in its final stage of construction, the EHD must be informed of any changes and/or 
upgrades on the RO system. It is important that no external sources of contamination reach 
the reservoir used for potable/ 1st class water. This reservoir should be physical separated 
from any other reservoir in the presences.  
 
Hot water  
Hot water systems must be ensure that the water temperature reaches 50-55℃ with in 1 
minute at point of use.  
 
2nd Class water:  
 
Rainwater reservoir must be physical separated from reservoir used to collect grey water and 
cesspit. A cavity between the rainwater and the grey water reservoir should be kept so as to 
reduce the risk of contamination and make it possible to identify any possible leakages. 
Collected rainwater MUST NOT be used for human consumption. Said water can be used for 
irrigation and flushing apparatus. Grey water that will be used for flushing apparatus should 
be treated prior use. The overflow of the rainwater reservoir MUST NOT be connected to the 
drainage system but onto the street. The overflow of grey water reservoir must not overflow 
into the streets or another part of the scheme but to the drainage system. 
 
Air & Noise Pollution  
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All necessary mitigation measures are to be implemented during the construction phase to 
reduce the level of air pollution. All mitigation measures to control dust must be carried out 
with caution to prevent sea water pollution. Measures should be taken to ensure that surface 
run-off, water used for dust control, water used for wheel washing and general cleaning are 
to be adopted and maintained during construction and operational phase. It is also important 
to note that during the operation of the scheme all proposed mitigation measures are strictly 
implemented so as to mitigate all environmental risks especially through, surface and 
airborne pollution.  
All the necessary mitigation measures during the construction and operation phase of the 
project are to be implementing to prevent and/or reduce the level of noise pollution in the 
surrounding area.  
 
Waste Management  
 
Waste management strategy should be adopted and implemented during the excavation/ 
construction and operational phases so that all generated waste streams will be contained, 
separated, and disposed of safely through the appropriate facilities and according to the 
necessary permits/licences. With regards to removal and disposal of any hazardous waste, 
adherence to regulatory codes and procedures and due diligence is important in view of 
health and safety standards and any adverse impacts on nearby sensitive receptors. The 
necessary permits by competent personal/authorities are to be obtained when construction 
waste is carried out by sea transport using barges or dumped at sea. The necessary mitigation 
measures are to be adopted when construction waste is transferred into the barges to limit 
the accidental or deliberate spillage into the sea.  
Generated wastes, cleaning chemicals, etc. from any temporary sanitary facilities for on-site 
workers should be properly disposed of.  
 
Cesspits  
 
Cesspits must be registered with the Superintendent of Public Health. Any cesspit present on 
scheme must be properly emptied and cleaned prior construction phase. All the necessary 
mitigation measures are to be adopted to prevent any contamination of the area from cesspit 
during the construction phase. Cesspits are to be constructed in a way to prevent any 
contamination of near by area, ground water, sea water, surface water and the area where 
the RO system is situated. The cesspits are to be certificated by an engineer to be leak proof 
prior usage. A standby pump is to be installed to prevent any overflow from the cesspits and 
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in case of power cuts, the necessary monitoring and action are to be taken to avoid the 
overflow from the cesspits. 
 
Restrooms  
 
Every restroom present in the premises should be supplied with a wash hand basin and 
adequate source of ventilation and light. The wash hand basin should be supplied with 
potable water. The wash hand basin must be connected to a wastewater pipe that discharge 
to a gully trap situated in open area and connected with regular drains.  
During the construction phase, the necessary and adequate toilet facilities are to be provided. 
They are to be regularly contacted and emptied as necessary.  
 
 
Light  
 
The mitigation measures mentioned to reduce light pollution are to be adhered to.  
 
Pest Control  
 
Pest control treatment is to be carried out during the operational phase especially in waste 
storage area.  
 
Traffic Management  
 
It is recommended that construction traffic follows established specific routes and adequate 
site management together with other measures such as storing or transporting creed sand 
and other loose building materials in containers with suitable covers which effectively 
prevent dispersal of dusts, washing of wheels and other dust control measures are taken to 
mitigate adverse dust impacts and nuisances from heavy vehicles during transportation. All 
other mitigation measures which may be necessary to minimise nuisances and adverse health 
impacts from construction traffic are to be implemented.  
All proposed mitigation measures regarding adverse impacts arising from this development 
during the construction and operation phase are to be implemented by applicant to mitigate 
any significant adverse health effects and nuisances on sensitive receptors in the Area of 
Influence and the general public. The possible health effects of any residual impacts that 
cannot be mitigated and the overall cumulative impacts should also be taken into 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In respect of the comments on traffic 
management, the EIA considered the land use 
requirements during the construction of the 
Scheme, including in relation to the approach 
roads to the Scheme site.  Regarding the impacts 
from operational traffic, the EIA considered the 
access arrangements to the site.  Assessment of 
the increase in traffic in relation to noise and 
emissions to air was scoped out of the detailed 
assessment, taking account of the predicted 
relatively low increase in operational traffic, and 
given the calculated AADT.   
 
The remainder of the comments are noted and 
have been referred to the Applicant. 
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consideration. Land use requirements during construction such as take up of major road 
leading to traffic build up and road safety issues in such a busy road should be included in the 
Environment Planning Statement.  
The parking area of the scheme is to be made of impermeable material to prevent any 
contamination of ground water. The necessary measures are also to be adopted to prevent 
nuisance to area of influence during the operation phase, since the amount of parking slots 
available is 143, whereas the annual average daily traffic has been calculated of 283 vehicles.  
 
Fuel and hazards material Storage 
 
Any storage of fuel and hazards material must be placed in containers which are sealed and 
leak proof to minimise the risk of contamination through leakages onto the shore below and 
sea water. 
  
 
Legionella  
 
A risk assessment manual as per LN 5 of 2006 Control of Legionella, amended by LN 262 of 
2006 must be carried out prior operational phase starts based on ECDC Legionella Guidelines. 
Furthermore pools, water fountains and any other high risk water systems such as SPAs must 
be included in the risk assessment manual as preventive measure for Legionella. It is being 
recommended that the applicant should discuss the plan for distribution of water systems in 
project with the EHD at the initial stage of the project.  
Manual power washing equipment used for vehicles washing must be treated against 
Legionnaires disease.  
Second class water used for flushing apparatuses must also be treated with chlorine against 
Legionnaires disease.  
It is recommended that drip irrigation is used to prevent that aerosol are distribute in the 
area that may be of risk for Legionnaire Diseases.  
All pools and spas are to be registered with the Environmental Health Directorate if they are 
used by the public.  
Consultation with the Health Certification Consultation Unit within the Environmental Health 
Directorate regarding the operation of any commercial facilities related to food and beverage 
are to be carried out prior opening.  
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Moreover, any other unpredicted impacts and nuisances which may arise from this 
development and that may have a significant adverse effect on public health are to be 
immediately addressed by the applicant and the necessary mitigation measures taken.  
Complaints lodged by the public regarding any adverse impacts/nuisances should be 
immediately addressed by the applicant. All complaints lodged and actions taken are to be 
recorded and such records are to be readily available to the Competent Authorities when 
requested.  
A pollution incident control plan should also be in place. Records of all pollution incidents, 
especially regarding potential pollution of the surrounding environment, are also to be kept 
and reported to the respective authorities accordingly.  
Regarding any future plans for Scheme decommissioning, a full decommissioning plan should 
be prepared for approval by the relevant competent authorities. 
Risk of workers repeatedly exposed to dust particulates, noise and human exposure to 
vibration in buildings should be referred to OHSA. 

 

No.: From Comments EIA Coordinator Response (15/12/2021) SCH’s reply (05/01/2021) 

3 Superintendence 
of Cultural 
Heritage  
 
Dated 
06/10/2021 
 

Cultural Heritage Context  
The property in question is an extensive site occupied in large part by 
an existing hotel building dating to the late 20th Century. The site is 
located along a foreshore adjacent to the Gozo Channel, being clearly 
visible from the landward side and from Comino as well as from 
seacraft within the Gozo Channel. The area has a clear and 
undeniable scenic value and forms part of a cultural landscape 
characterised even by traditional agricultural and costal activity as 
well as historical defensive structures.  
 
This foreshore is characterised by the presence of British period and 
Knight’s Period fortifications as well as the recorded presence of 
quaternary deposits. The specific site, as proposed for development:  

- extends into the buffer zone of the Grade 1 scheduled Ir-
Ramla Tal- Bir Redoubt, extending within 2.5 meters of the 
Redoubt itself.  

- extends into the buffer zone of a scheduled World War II 
Beach Post and Beach Defence Light.  

- has within its footprint a scheduled Historical Letter Box.  

See comments under the relevant 
sections below. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Superintendence takes 
cognisance of your email dated 
on the 23rd of December 2021 
and in particular notes the 
response from the EIA 
Coordinator to comments by 
the Superintendence. 
 
The Superintendence refers to 
the perceived ambiguity in its 
comment, wherein “The 
Superintendence is therefore 
not in agreement with the 
conclusions of the EIA, which 
finds the impact to be non-
significant to minor.” This 
comment of the 
Superintendence is to be seen 
in the context of the 
conclusions regarding 
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The site also extends well into the areas identified in terms of PA 
Circular 3/20, intended to protect the context of scheduled 
properties.  
 
The larger area in the hinterlands of the site also has an incidence of 
archaeological remains, including megalithic wall on Il-Qortin ta’ 
Makka promontory and a multi-period site at Latnija. These remains 
indicate a degree of archaeological potential within the landscape. 
 
Proposal  
The project entails the demolition of the existing Hotel, excavation 
and construction of a new Class 3B Hotel having 400 Rooms, class 3C 
Gym, class 3D Diving Centre and water sports facilities, class 4B Retail 
outlets, class 4D bars, class 4D Restaurants & ancillary facilities 
including an indoor and an outdoor pool, parking area plus 
multipurpose halls.  
 
Review of results identified in the Environment Impact Assessment  
The Superintendence assessed the data gathered and complied in the 
technical reports entitled Ramla Bay Hotel Appropriate 
Assessment_Final, Vol 1 Coordinated Assessment_Final and Vol 2 
Technical Appendices_Final  
 
Cultural Heritage  
The Superintendence notes the extensive collection of information, 
regarding in particular the historical military and defensive buildings 
dating to the British period in t/he area.  
 
This collection of data confirms that, despite intensive development 
in the second half of the 20th and in the 21st Century, the Marfa 
coastal area still bears within it a considerable number of Cultural 
Heritage assets varying from the vernacular to the military, with 
significant archaeology recorded in the hinterlands.  
 
With regards to archaeological remains the Superintendence notes 
that none have been identified within the site itself. The EIA 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
It is unclear which impacts are referred 
to that were identified as ‘not significant 
to minor’ as stated in the SCH’s 
comments.  In the landscape 
assessment, an impact of moderate 
significance was identified on the 
Coastal Stretch Character Area within 
the Local Landscape Tract described as 
‘predominantly developed coast’ (see 
Table 8.6 of the Coordinated 
Assessment for a description of 
Character Areas and Local Landscape 
Tracts), within which the Scheme site is 
located (see Figure 8.3 of the 
Coordinated Assessment).   
 
The impact on the cultural landscape is 
assessed in Chapter 7 specifically para 
7.63 as follows:  
 

“Changes in Landscape 
Character and Significance of 
the Impacts”. The 
Superintendence concedes 
that if the character of the 
undeveloped coast is defined 
exclusively by material impact, 
the impact of the proposed 
development will relatively 
minor, since the new 
development will be contained 
to the area that is already 
occupied by the existing hotel. 
Nevertheless, the 
Superintendence contends 
that the proposed increase in 
volumes will have an inevitable 
and increased impact on 
perceptions of the character of 
the undeveloped coast.  
 
The Superintendence refers to 
comment regarding the 
treatment of Viewpoints 7 and 
8, noting the methodology and 
the intent to neutralise 
personal subjectivity by clearly 
defining the receptor as set at 
the viewpoint. The 
Superintendence refers 
specifically to the 
photomontages at Viewpoint 
8 from the public road, noting 
that the existing volumes as 
seen from this viewpoint, 
barely intrude upon the sea, 
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recommends monitoring of works as appropriate mitigation, a 
measure which the Superintendence may find adequate, given the 
impact of existing development within the site. Nevertheless, the 
Superintendence reserves the right to recommend archaeological 
evaluation within the site, even during eventual consultation by the 
Planning Directorate, during processing of the application. Any 
discovery would be treated in terms of the Cultural Heritage Act 
2019.  
 
Nevertheless, with regards to built structures and in particular, the 
scheduled redoubt, the Superintendence finds that the visual and 
spatial impact on the context of these monuments will be 
considerable and will worsen the existing situation. The 
Superintendence is therefore not in agreement with the conclusions 
of the EIA, which finds the impact to be non-significant to minor. The 
Superintendence would therefore be favourable to more extensive 
mitigation of the visual and spatial impact even through redesign and 
reduction of the volumes.  
 
Having reviewed the section on Landscape and Visual Amenity, the 
Superintendence notes that no photomontages were submitted that 
clearly illustrate the visual impact of the proposed development on 
the scheduled redoubt. The Superintendence therefore recommends 
that the cultural heritage study be augmented through the inclusion 
of photomontages with direct relevance to the values of the 
scheduled redoubt. To this end, the Superintendence recommends 
further photomontages of the current and of any amended proposal 
as viewed from within the Redoubt itself and from a viewpoint to the 
south-west of the redoubt, with the redoubt in the middle ground. 
 
Landscape and Visual Amenity  
The application proposes considerable volumes and very 
contemporary design. While taking cognisance of development 
commitments on site, including commitments to design as approved 
by PA/4649/15, the Superintendence notes that the proposed 
development will inevitably be very visible and conspicuous.  

The nearest scheduled cultural heritage 
feature to the Scheme site is the Grade 1 
scheduled Ir-Ramla tal-Bir Redoubt, 
which is located approximately 45 m 
(plan distance) from the area to be 
redeveloped, at its closest point.  It is 
unlikely that the construction or 
operation of the Scheme will cause any 
physical damage to this feature.  
However, the Scheme will change the 
setting of the feature.  It is acknowledged 
that the setting of the Redoubt is already 
compromised by the existing 
development context, which includes the 
existing Ramla Bay Resort, and that the 
Scheme will not encroach further within 
the buffer zone.  Nevertheless, by reason 
of the increased height on the Scheme 
site, and the more modern design, it is 
considered that the Scheme will have a 
minor negative impact on the integrity of 
cultural landscape context of Ir-Ramla 
tal-Bir Redoubt. 
 
It is noted that Viewpoint (VP) 7, which 
shows the Tal-Bir Redoubt, is taken from 
the southwest of the Scheme site.  This 
is a panoramic view, and the area where 
the Redoubt is located can only be made 
out on account of the reeds; however, it 
is a relatively low-lying structure and its 
presence on the landscape is not readily 
discernible.  Whilst noting that the 
context of the Redoubt has been 
compromised by the existing hotel, as 
well as other beach structures, two 

whereas the proposed 
volumes are much more 
intrusive, screening the sea 
almost to the horizon. The 
Superintendence therefore 
stands by its statement that 
the visual impact caused by the 
proposed increase in volume 
as seen from the public road, is 
to be considered moderate to 
major and not minor. 
 
The Superintendence is in fact 
in agreement with certain 
conclusions of the EIA, noting 
in particular the assessment of 
the impact of the proposed 
development as would be seen 
from Viewpoint 4, being the 
Gozo Ferry within the Fliegu. 
The assessment rightly notes 
that the proposed increase in 
height will now exceed the top 
of Marfa ridge, and finds this to 
be a large change to the 
“overall view”. The 
Superintendence finds this 
change in the view to be a 
matter of kind and not of 
degree since the screening 
resulting from the 
development will exceed the 
benchmark set by the ridge. 
This will negate legibility of the 
terrain, thus subverting  the 
current and longstanding 
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Having reviewed the photomontages presented in Volume 1 of the 
Coordinated Assessment_Final, the Superintendence notes that 
these clearly illustrate the inevitable and undeniable visual impact of 
the proposed development. These photomontages clearly indicate 
that views of Marfa/ Mellieha as seen from Comino and from seacraft 
in the Gozo Channel (il-Fliegu) will be forever conditioned and marred 
by the enormous volume extending above the existing skyline.  
 
This impact is correctly assessed by the EIA as major, when viewed 
from viewpoints 1 to 5. Nevertheless, the Superintendence disagrees 
with the assessment of the impact of viewpoint 7, which should be 
considered moderate to major, and also with the assessment of 
viewpoint 8. Viewpoint 8 clearly indicates the intrusion of the 
proposed volumes onto views of the sea as seen from the public road. 
The Superintendence considers this impact to be moderate to major.  
 
The Superintendence considers the visual impact as illustrated by 
these photomontages to be negative, lessening the scenic and 
landscape value of this tract of coastline, and further prejudicing the 
cultural landscape within this area.  
 
The Superintendence is in general agreement with the viewpoints as 
chosen for the visual study but notes that these viewpoints do not 
reflect concerns on visual impact on specific cultural heritage assets. 
The Superintendence has therefore requested specific 
photomontages as part of the Cultural Heritage Assessment.  
 
The Superintendence notes with considerable concern the 
conclusion of the EIA, that no mitigation  
can be proposed or implemented for such a visual impact. This 
conclusion passively assumes heights, massing and design as 
currently proposed.  
 
In the light of the EIA’s conclusion, the Superintendence, contends 
that adequate mitigation may only be achieved through lessening of 

photomontages have been prepared 
from viewpoints agreed with SCH, and 
for review by the SCH.  These 
photomontages are presented as Figure 
1 and Figure 2 in Appendix 4.  
 
With reference to the SCH’s comments 
on the findings of the visual assessment, 
kindly note that, importantly, the 
assessment follows a methodology as 
described in paragraphs 8.17-8.23 of the 
Coordinated Assessment.  The aim of 
using a methodology that is clearly 
described is to reduce the reliance on 
subjectivity as far as possible.  In 
summary, determining significance is 
dependent on the perceived degree of 
change and the sensitivity of the 
sensitive receptors.  Thus, with regard to 
VP 7, a small to medium change was 
noted on account of the fact that the 
Scheme will replace an existing building, 
which from this view, and at this 
distance, arguably, 
does not result in much of a change to 
the visual receptor (i.e., the person 
looking at the view) on this panoramic 
view.  Based on this, the significance 
level was determined with reference to 
Table 8.5.  Similarly, regarding VP 8, 
although a degree of change is 
noticeable, the visual receptor is of low 
sensitivity (motorists), and therefore the 
impact was judged to be minor.  The 
same methodology was used to 
determine the visual impact from all 

perception of the Malta as 
seen from the Fliegu crossing. 
 
The Superintendence here 
draws attention to the cultural 
heritage significance of this 
visual experience that is here 
being eradicated, noting that 
the perception and legibility of 
this ridge is a longstanding 
experience contributing to the 
perception and identity of 
Malta. The Superintendence is 
therefore in agreement that 
the impact from this viewpoint 
is of major significance. 
 
The Superintendence now 
refers to the latest 
photomontages taken from 
viewpoints directly relevant to 
the Redoubt, made available 
with your email dated on the 
3rd of January 2022. The 
Superintendence is 
constrained to note that the 
immediate context of the 
Redoubt is already  impacted 
by the presence and volumes 
of the existing hotel. The 
proposed increase in volume 
as reflected in the submitted 
photomontages is therefore 
not a dramatic change, while 
undeniably increasing the 
impact beyond the existing 
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proposed heights, reworking of massing and considerable re-design, 
even terracing away from known historical and architectural assets. 
It is the position of the Superintendence, that these recommends for 
amendment, should be proposed as mitigation and that the 
conclusions of the EIA should be amended to reflect these 
recommendations.  
 
Conclusion and conditions  
The Superintendence draws attention to its observations and 
recommendations as indicated above and will await amended and 
augmented documents for further review. 

viewpoints including the impacts from 
VPs 1-5. 
 
As noted by the SCH, the only mitigation 
would be to revisit heights, massing, and 
design; however, this being a prominent 
location, visual impacts are likely to 
remain, including with the do-nothing 
scenario. 

volumes. In conclusion, the 
Superintendence therefore 
finds that the proposed change 
will only have a moderate 
impact on the values of the 
Redoubt. 
 
 
 

 

2. Comments received by the public during the seven (7) days following the public hearing held on 12 October 2021 
 

No.: From Comments EIA Coordinator Response (14/12/2021) 

1 BirdLife Malta  
 
Dated 
19/10/2021 
 

As part of an ongoing public consultation on the EIA report for the PA 02943/19 at the Ramla 
Bay Resort, in Marfa, Mellieha, we have reviewed the provided documents and would like to 
provide the following comments.  
 
We have noted that the Appropriate Assessment contains sufficient information in regard to 
Maltese seabirds ecology and biology, as well as the threats the birds are facing including the 
light pollution. However, we find some conclusions drawn in the AA inadequate, such as the 
statement that the development is unlikely to cause significant impact on seabirds in terms of 
strandings as long as it does not increase lighting. Rather it should be clearly stressed that the 
mitigation measures to minimise light pollution in form of light spill, glare and light trespass 
are required in either way, since the site is located in a sensitive coastal area and in close 
proximity to seabirds colonies: particularly, the largest on the Maltese islands Yelkouan 
Shearwater colony on the cliffs of Rdum Tal-Madonna - this colony is located approximately 
2.3km from the proposed development. Furthermore, the site has also been identified as a 
major stranding hotspot for fledging seabirds and must therefore be considered a priority 
area for mitigating light pollution. The developer therefore should not be encouraged to 
remain at the existing level of lighting, but rather to take all possible measures to reduce and 
lower down the light pollution as much as possible. According to the AA, the detailed exterior 
lighting regime has not been finalised yet, although the Night Lighting Plan has been 

The AA identifies that the Cirkewwa / 
Paradise Bay area is a stranding hotspot, as 
identified by Birdlife (2014).  The Scheme, 
however, is located at Marfa and this 
location was also included in Birdlife’s 2014 
study, distinctively to Cirkewwa, though not 
listed as a hotspot for strandings.  Crymble 
et al (2020) later does include Marfa in a list 
of locations where strandings have been 
recorded as well, citing the northeast coast 
of Malta as an area for concern.  The AA 
thereby identified that not increasing the 
lighting beyond the existing to be the 
minimum requirement to ensure that the 
situation does not worsen.  However, it is 
agreed that there is scope to be more 
ambitious and reduce the amount of 
existing lighting in the area also through this 
development.  It is therefore agreed to 
include the additional measures proposed 
by Birdlife in the AA and to include these as 
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proposed. Apart from the EIA mitigation recommendations, we would like to suggest the 
following to be considered:  
◆ all outdoor lighting to be installed is kept to the absolute safe minimum level with the 
special attention given to luminaires installed with direct line of sight to the sea;  

◆ balcony lighting should be controlled by hotel guests and not left switched-on for extended 
periods of night;  

◆ the critical fledging times of year: June - July (Yelkouan shearwater) and October - 
November (Scopoli’s shearwater) demand extra consideration to use the outdoor lighting. 
During these periods all outdoor lighting should be dimmed as far as possible or switched off 
entirely.  
 
Apart from that, we see the need to address the issue of lighting regime during the 
construction phase into the EIA, even if it is not expected to carry out the construction 
activities during the night hours, it should be stated that all the lighting should be switched off 
or minimized during night. The finalized lighting plan should be assessed separately.  
Assessing the air pollution during the demolition/construction phase, the EIA report says, 
particularly, the impacts from dust emissions is considered to be of no significance to minor 
negative significance. Given the scale of the project and the duration of the construction 
phase we see such an assessment as not relevant. Dust is one of the sources of particulate 
pollution which in turn is harmful for human health and the environment. It is important to 
work out feasible mitigation measures to prevent the spread of dust into the natural 
environment. The development will happen in proximity to the sea, under certain weather 
conditions and if not controlled dust emissions from the construction can also influence the 
water quality around the coast, contributing to turbidity. The area is known for hosting 
internationally protected Posidonia oceanica meadows which are considered as primary 
forests and therefore fall under special protection according to the EU Biodiversity Strategy 
2030. Possible adverse impact of the construction dust on Posidonia meadows should be 
thoroughly assessed. The development is adjacent to an important Marine protected area SCI 
Żona fil-baħar bejn il-ponta ta’ San Dimitri (Għawdex) u il-Qaliet and SPA Żona fil-baħar 
madwar Għawdex, and so the impact on the marine environment should be assessed 
accordingly.  
 
The loss of 19 protected trees (equates to approximately 20% of protected trees present on 
the site) is assessed as such of not significant impact, however we believe the issue has been 

eventual permit conditions.  The control of 
lighting by guests should be made possible 
but central control to allow dimming or 
switching off of all lights after a certain time 
should also be retained as there is no 
guarantee that all guests would switch off 
the lights themselves. 
 
Control of dust emissions will be an integral 
part of the Construction Management Plan 
and will address the different work 
processes (demolition / excavation / 
construction / finishings through measures 
such as use of mist cannons, wetting or 
covering of stockpiles, collection of dust, 
and control of vehicular speed, among 
others.  Stormwater run-off to minimise 
possibility of turbid waters reaching the 
marine environment, would also need to be 
controlled.  Permit conditions requiring 
environmental and operational monitoring 
of the works will be important in this sense. 
 
This is noted and the ERA has already 
indicated that the Landscaping Plan needs 
to be assessed by ERA when presented. 
 
This is to be addressed in the CMP. 
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underestimated. According to the Eurostat, only 1% of Maltese territory is afforested, and 
sacrificing of protected trees should not contribute to this drastic statistics. Since there is no 
detailed landscaping plan to refer to, it is important to give this question further 
considerations after it is finalised with the preference given to replanting rather than 
removing the trees.  
 
It is estimated that approximately 36,000 m3 of excavated material will be generated, of 
which most will be rock. The developer does not consider using the excavated rock on site, 
however we would like to suggest amending a waste management plan, with an idea to 
prioritise the reuse of the construction waste on the site. Waste routes to identified waste 
deposits need to be worked out and assessed along with the capacity available to intake the 
required volumes. Should the development involve any routes via maritime transportation, 
the end destination of such waste also needs to be determined and assessed.  
 
CONCLUSION  

➔ The timing of demolition/construction works should be specified explicitly, with the special 
attention given to avoiding the works during periods sensitive for seabirds.  

➔ The finalised outdoor lighting scheme should contribute to light pollution minimisation and 
mitigation and should be designed in line with the Guidelines for Ecologically Responsible 
Lighting.  

➔ Air pollution mitigation measures, specifically due to dust emissions, need to be considered 
thoroughly.  

➔ Reassessment of the impact relating to the loss of 19 protected trees should be done after 
the landscaping plan is prepared.  

➔ The option to reuse the excavated rock material on site rather than backfilling it needs to 
be considered.  
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Appendix 1: Specifications of Existing Boiler and Generator 
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Appendix 2: Updated Table 3.4 

Table 3.4: Construction Waste Codes  

                                                           
1 In accordance with EU Regulation 1357/2014, HP codes only apply when the waste is hazardous. 
2 This activity is classified as recovery.  

Phase Type of Waste EWC Code HP Code1 Estimated Quantity Final Disposal  

Demolition Stone (from walls)  17 01 01 - 9,100 m3 Backfilling of an excavation void2 (as directed by ERA) 

Excavation 

Rock (including gravel / 

torba) 

01 01 02 

17 05 04 
- 36,000 m3 

Some of the compacted (man-made) fill may be reused on site. 

Remainder of the fill and the excavated rock to be deposited at a 

licensed inert waste facility. 

Soil 17 05 04  1,785 m3 Reused on site (for new landscaping) 

Municipal wastes - paper 

and cardboard; glass; 

biodegradable kitchen 

and canteen waste 

20 01 01 

20 01 02 

20 01 08 

- minimal Malta North Waste Treatment Plant / Ghallis non-hazardous landfill 

Construction / 

Finishing 

Concrete (brick cut-offs) 17 01 01 - 

minimal 

Backfilling of an excavation void 

Bricks 17 01 02 - Backfilling of an excavation void 

Tiles and ceramics 17 01 03 - Backfilling of an excavation void 

Metal (rebar cut-offs) 17 04 05 - Sold as scrap metal 

Plastic (packaging waste) 15 01 02 - Malta North Waste Treatment Plant 

Municipal wastes - paper 

and cardboard; glass; 

biodegradable kitchen 

and canteen waste 

20 01 01 

20 01 02 

20 01 08 

- minimal Malta North Waste Treatment Plant 
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Appendix 3: Construction Management Plan 

 

 

 

 

 

 



20 
 

 

 

 

 

 

 

 

 



21 
 

 

 

 

 

 

 

 

 

 



22 
 

 

 

 

 

 

 

 



23 
 

 

 

 

 

 

 

 

 

 



24 
 

 

 

 

 

 

 

 

 



25 
 

 

 

 

 

 

 

 

 



26 
 

 

 

 

 

 

 

 

 



27 
 

 

 

 

 

 

 

 

 



28 
 

 

 

 

 

 

 

 

 



29 
 

 

 

 

 

 

 

 

 



30 
 

 

 

 

 

 

 

 

 



31 
 

 

 

 

 

 

 

 

 

 



32 
 

 

 

 

 

 

 

 

 



33 
 

 

 

 

 

 

 

 

 

 



34 
 

 

 

 

 

 

 

 

 



35 
 

 

 

 

 

 

 

 

 



36 
  



37 
  



38 
 

Appendix 4: Additional Photomontages 

 

Figure 1: Proximity View to the Hotel and Redoubt 
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Figure 2: Proximity View from Behind the Redoubt Towards the Hotel 
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Appendix 5: Night Lighting Report 

 

 


