Annex I
Environmental Impact Assessment
Schedule III
(Screening according to S.L. 549.46)
ERA Reference no.:

EA/00010/19

PA Reference no.:

PA/08278/18

Project Title:

Proposed minor internal alterations and change of use of approved two Class 1
dwellings to a Class 3A guest house with 11 guest bedrooms and one 2
bedroomed guest apartment. Proposal also includes 1m safety parapet wall at
roof level.

Location:

23, 24, Off, Triq Michelangelo Borg, San Giljan, Malta.

Screening date:

March 2019

1. Outline of Proposal
1.1. The above captioned proposal involves the change of use from the two Class 1
dwellings, approved as per PA/07524/16 and PA/09265/17, to a Class 3A guest house with 11
guest bedrooms and one 2-bedroom guest apartment (see Figure 1 and 2). In addition, a 1m
parapet wall at roof level is proposed.

Figure 1: Existing and proposed plan of ground level (Source: PA/08278/18 – 185c)
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Figure 2: Existing and proposed plan of basement level (Source: PA/08278/18 – 185d)

1.2. According to the PDS, the dwelling occupancy level for two dwellings with a residential use is eight
persons. However, assuming a capacity of two persons per guest room, the proposed 11-room
guesthouse and 2-bedroom guest apartment will carry a maximum capacity of 26 persons.

2. Site Context
2.1. The site of the proposal is located Outside Development Zone (ODZ), within the locality of San
Giljan, and more specifically within Wied ta’ Kalci, which forms part of the Wied Għomor valley
system (see Figure 3). The latter is marked as a Protected Valley NHCV 01 and Area of High
Landscape Sensitivity (AHLS) (NHLP – Valley Zones and Special Areas of Conservation, 2006).
The site itself falls within a scheduled Level 4 Area of Ecological Importance (AEI) / Site of Scientific
Importance, and a scheduled Area of High Landscape Value (AHLV) issued through Govt. Notice
409 of 99.
2.2. The existing dwelling 1 has a footprint of 110sqm and a floor area of approximately 200sqm.
The swimming pool and deck area at the back of the building have a combined
footprint of approximately 50sqm. Dwelling 2 has a footprint of 100sqm and a floor area of
approximately 190sqm. The proposed swimming pool and deck area occupy a total footprint of
approximately 39sqm. Both dwellings include access to the roof levels (see Figure 4).
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2.3. The Wied Għomor valley is situated in between highly urbanised areas and hence functions as
one of the few remaining green lungs. Besides agricultural functions, it also serves as a water
catchment area and a source of irrigation water. Most of the vegetation in the immediate
surroundings is of a disturbed nature, as a result of various activities including dumping of rubble,
trampling and planting of alien species, which gave rise to Ermes communities that are
characterised by opportunistic species flourishing on former garrigue habitat.

Figure 3: Site location – overview and detail (Source: PA GeoServer)

3

Figure 4: Existing structures on site (Source: PA/08278/18 – 1a)

3. Site History
3.1. It is being noted that this application is the third application on site, following PA/07524/16 and
PA/09265/17, whereby it appears that the previous applications were stepping-stones of this
piecemeal development, eventually leading to this application. The details of the previous
development applications on site are as follows:
 PA/07524/16; To demolish existing 2 dilapidated dwellings, and rebuild 2 houses including pool,
on same footprint. Site at 23, 24, Off, Triq Anglu Mikiel Borg, San Giljan, Malta – Approved.
 PA/09265/17; Proposed internal alterations and minor alterations to elevations approved with
PA7524/16 and proposed additional rooms at basement level under dwellings. Site at 23 & 24,
n/s off, Triq Anglu Mikiel Borg, San Giljan, Malta - Approved.
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4. Overall Assessment and Screening in terms of the Environmental Impact Assessment
Regulations (S.L. 549.46)
4.1. The following documents were used for the assessment:
i. ERA Consultation replies for PA/07524/16 at Doc 48a, PA/09265/17 at Doc 42a, and
PA/08278/18 at Doc 168a; and
ii. Project Description Statement (PDS), at Doc PA/08278/18 – 203a, referred to ERA on 14
February 2019.
4.2. The proposed project falls within the scope of Schedule I, Category II, Section 7.1.2.2
(Construction or extension of hotels, holiday complexes, holiday villages, hostels, homes for the
elderly, hospitals, or associated development, if located wholly or partly outside development
zones and not covered by Category I) of the EIA Regulations, 2017 (S.L. 549.46).
4.3. Despite ERA’s objection to the two preceding applications on site, PA/07524/16 and PA/09265/17,
(as mentioned in Section 3), at documents PA/07524/16 – 48a and PA/09265/17 – 42a
respectively, ERA’s concerns on these applications were disregarded and the proposals have
notwithstanding been approved. ERA is still of the opinion that the re-development of the pre-1968
structures has contributed to undesirable land take-up and increase of development ODZ, by the
introduction of additional paved areas, pools, decking and concrete pathways.
4.4. ERA is reiterating that the proposal will be leading to additional pressures and the setting of an
undesirable precedent for similar future proposals within the area and other ODZ land, involving
further encroachment, proliferation and scattering of new buildings and structures, which should
be contained within designated urban areas.

5. ERA Conclusion
5.1. ERA had already communicated its concerns regarding the development on site, as mentioned in
section in 4.3 above. This application is the third application on site and it appears that the previous
applications were stepping-stones leading to this proposal under assessment. This piecemeal
development, outside the development zone, and the change of use of the proposal from two
dwellings to a guesthouse has a cumulative effect on similar developments outside the
development area.
5.2. The overall environmental assessment and screening in terms of the EIA Regulations (S.L. 549.46)
have further reinforced these concerns and have concluded that the proposed change of use of
the development will further aggravate the effects of the proposal on the Wied Għomor valley
system.
5.3. The nature and scale of the proposal is such that it does not require further assessment through
EIA studies. Furthermore, the environmental concerns identified above cannot be adequately
addressed through detailed EIA studies, also noting that important environmental conflicts are
already fairly evident at this stage. Therefore, such implications need to be addressed directly
through the mainstream development consent mechanism, whilst taking into account the above
raised concerns.

5.4. In this regard, ERA is of the opinion that the proposal is objectionable and cannot be considered
favourably from an environmental point of view.
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Disclaimer
The above screening results, the ensuing conclusions and recommendations are without prejudice to any required
changes or updates should the development proposal be eventually modified or should the
information/assumptions provided turn out to be incorrect. Any deviations of the proposal from this submission
would need to be re-assessed and the merits of this screening would need to be re-opened.
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