
 

Annex I 
 

Environmental Impact Assessment 

Schedule III 

(Screening according to S.L. 549.46) 

 

ERA Reference no.: EA/00079/18 

PA Reference no.:  PA/01189/18 

Project Title: To demolish existing building. It is proposed to construct Class 3A 

Cabanas with pool for tourist accommodation, of the same area of 

existing building as per Rural Policy 6.2C. Including ancillary facilities, 

reception, tennis court and car park. 

Location:  Site at Garden of Eden, Triq il-Barrieri, Zurrieq, Malta. 

Screening date: March 2019 

_____________________________________________________________________ 

 

1. Outline of proposal 

 

1.1. The above captioned proposal involves the demolition of the existing Garden of Eden complex and 

subsequent construction of 14 one-storey tourist accommodation units with each a terrace and 

swimming pool. The proposed development will also include a reception area (64 m2) and a car 

park (see Figure 1, 2 and 3). 

 

1.2. The accommodation units will consist of eight 762 m2 units and six 798 m2 units, whereby the 

former will include two bedrooms with en-suite and a dining/kitchen area, and the latter three 

bedrooms with en-suite and a dining/kitchen area. All units will have a landscaped green roof, a 

paved terrace (123 or 138 m2) and a swimming pool (13 m2). The proposed car park will provide 

parking spaces for 23 cars, and will be roofed with PV panels.  



 

 

 
Figure 1: Site location (Source: PA GeoServer) 



 

 

Figure 2: Existing Plan (Source: PDS) 

 

 
Figure 3: Proposed Plan (Source: PA/01189/18 – 97a) 



 

2. Site context 

 

2.1. The site has a total site area of 23,340 m2 and is located outside development zone (ODZ), at the 

edge of Iż-Żurrieq, in an area known as Il-Munqar. The site is accessed from Triq Wied Babu and 

Triq il-Barrieri (see Figure 1). 

 

2.2. The site currently comprises the Garden of Eden complex, which includes two reception halls 

(‘Eden Lodge’ and ‘Cottage Garden’) and a nightclub, and covers a total building footprint of 1,660 

m2. 

 

2.3. With respect to the southeastern part of the site, an extensive field of approximately 2,000 m2 was 

illegally levelled and concreted for use as a makeshift car park, with an active enforcement notice 

EC 00611/98 (see Figure 2 and Photograph 1 and 2). 

 

Photograph 1 and 2: Illegal makeshift car park 

 

2.4. The western part of the site consists of sloping land with narrow terraced agricultural fields (ħbula), 

following the site contours. Within these fields, clumps of maquis are also present, including mainly 

carob trees (Ceratonia siliqua). Beyond the western site boundary, terraced abandoned fields with 

rocky outcrops host a mixture of grasses and garrigue vegetation, interspersed with clumps of 

maquis adjacent to the site boundary (see Photograph 3 and 4).   



 

 

 

Photograph 3 and 4: Vegetation within and beyond the western limit of the site 

 

2.5. The westernmost part of the site and the area south of the illegal car park fall within a scheduled 

Area of Ecological Importance (Irdumijiet Ta' Madwar il-Kosta miċ-Ċirkewwa sa Bengħisa) and a 

scheduled Area of High Landscape Value (comprising the same coastal cliffs and their immediate 

hinterland, including Wied Babu and Il-Munqar). Both tiers of protection arise from Govt. Notice 

400 of 1996.  

 

 



 

2.6. The same parts of the site are also located within a Natura 2000 site [MT0000024 - Rdumijiet ta' 

Malta: Ir-Ramla tac-Ċirkewwa sal-Ponta ta' Bengħisa Special Area of Conservation], designated 

under the Flora, Fauna and Natural Habitats Protection Regulations (S.L. 549.44), and adjacent to 

the following Annex I habitats: 

o Habitat 5330: Thermo-Mediterranean and pre-desert scrub; 

o Habitat 8210: Calcareous rocky slopes with chasmophytic vegetation; and 

o Habitat 6210: Pseudo-steppe with grasses and annuals of the Thero-Brachypodietea. 

 

2.7. Furthermore, to the southwest, the site is immediately adjacent to MT0000031 – Rdumijiet ta’ 

Malta: Ix-Xaqqa sa Wied Moqbol – Special Protection Area (SPA), which hosts Calonectris 

diomedea and Puffinus yelkouan colonies nearby. 

 

2.8. The marine environment, to the south of the site, is designated as MT0000102 - Żona fil-Baħar fl-

Inħawi ta' Għar Lapsi u ta' Filfla – SAC, and MT0000111 - Il-Baħar tal-Lbiċ – SPA, as designated 

under the aforementioned regulations (S.L. 549.44) (see Figure 7), albeit this specific consideration 

is somewhat less relevant. 

 

 

Figure 4 – Site of proposal prior to 1968 (Source: PA GeoServer 1968 survey sheet) 

  



 

 

Figure 5 – Othophoto 1978 (Source: Planning Authority) 

 

 

Figure 6 – Othophoto 1988 (Source: Planning Authority) 

 



 

 

Figure 7: Protective designations (Source: PDS) 

 

3. Site history  

 

3.1. Based on research on the existing planning permits and the available historical information on the 

site, the case history observed was the following (see also Figure 8): 

o PA/04237/03 - Additions and alterations to existing farmhouse. Site at Farmhouse, Triq Il-

Barrieri, Zurrieq (Request for reconsideration granted, overturning original decision); 

o PA/00271/07 - Alterations to PA 04237/03 and to construct a pool. Site at Farmhouse, Triq Il-

Barrieri, Zurrieq (Approved); 

o EC/00611/98 - Levelling of field to be used as car park. Site at Ta' Pietru off Triq il-Barrieri, 

Zurrieq (Case referred for Direct Action Vetting); 

o EC/00667/07 - Demolishing of rubble walls, removal of soil, building of room and land 

engineering works without permit. Site at, Ta' Pietru, Zurrieq (Closed following removal of illegal 

development); 

o DN/01521/13 - To replace dangerous timber roof. Garden of Eden, Triq Il-Barrieri, Zurrieq, 

Malta. (Accepted); 

o DN/00996/15 - To sanction internal columns and to construct sanitary facilities. Site at Garden 

of Eden, Triq Il- Barrieri, Zurrieq, Malta (Accepted); and 

o DN/00366/17 - Reinstatement of rubble wall. Site at Garden of Eden, Triq Il-Barrieri, Zurrieq, 

Malta (Accepted). 



 

 

Figure 8 – Case history of the site (Source: PA GeoServer) 

. 

4. Overall Environmental Assessment 

 

4.1. The project proponent failed to satisfactorily address the ERA concerns that had been outlined in 

the correspondence at Doc PA1189/18 – 36a. Firstly, the ERA requested additional details on the 

site history including clarification of approved plans covering the site, given that it is unclear 

whether the existing interventions on site are covered by a valid permit or otherwise. No such 

clarification was provided to ERA. 

 

4.2. Secondly, the ERA had noted that with regard to the area illegally developed and currently used 

as a makeshift car park (subject to enforcement notice EC/00611/98), such disturbed state is not 

considered as a valid commitment justifying further development. Instead, the said area should be 

restored to its pristine state in line with a method statement approved by ERA. Nevertheless, the 

proposed plans still include an extensive cluster of units to be constructed in the said area of the 

makeshift car park. 

 

4.3. Thirdly, the proposal, with a total site area of 23,342 m2, includes the development of a building 

cluster in the western part of the site which will result in significant additional commitment of 

undeveloped land beyond the limits of the existing built-up area, whereby the proposed buildings 

will immediately border the protected sites. Whilst it may be tempting to consider the building 

footprint in a narrow sense, as being similar to the existing building footprint of 1,600 m2, this does 

not include the proposed pools and hard landscaping. Even more importantly, the proposal would 

actually result in significant scattering of development well beyond the limit of the existing 

structures, committing an approx. 3,750 m2 area, whilst the existing built structures are limited to 

an approx. 1,750 m2 tract of land (see Figure 2 and 3). In addition to such rural land uptake, the 

environmental impact of this encroachment is further intensified by the site topography: the 

proposed structures do not fit into the existing terraces, and breaching of existing rubble walls and 

breaks of slope are to be expected. 

 



 

4.4. With regard to the additional second cluster of building units proposed in the southeastern part of 

the site, this is a completely new development that would commit a further 3,500 m2 tract of land 

(i.e. combined total of over 7,000 m2), which is currently used illegally as a makeshift car park and 

is subject to an active enforcement notice (EC/00611/98). Such illegal interventions are not 

considered as a valid commitment justifying further development. 

 

4.5. With respect to the proposed cluster in the western half of the site, the PDS specifies that the 

proposed accomodation units will have open views and will therefore not be screened from the 

sensitive cliff area. The proposed interventions are subsequently envisaged to affect both the 

visual amenity and the landscape character of the coastal area, which is designated as an Area of 

High Landscape Value (AHLV) (Govt Notice 400 of 1996). With respect to ecological features, the 

extensive alterations to the land will engulf present terrestrial habitats such as maquis, due to the 

encroachment by the proposed development and its ancillary infrastructure, which will lead to a 

detachment from its currently open environmental context. Furthermore, other landscape features 

such as rubble walls are envisaged to be affected as well. 

 

4.6. In addition to the above-mentioned direct impacts on the site, certain impacts on the surrounding 

area are envisaged as well. Even though the proposal does not involve any physical interventions 

within the boundaries of the protected areas, potential impacts from miscellaneous disturbances 

are envisaged in connection with the proposed change from intermittent to continuous operational 

activities on site. Furthermore, as mentioned in para. 4.5 above, given that the proposed 

accomodation units will not be screened from the sensitive cliff area, designated as an SPA (S.L. 

549.44), impacts on the sensitive seabird colonies from direct disturbance and lighting are 

envisaged. 

 

4.7. With respect to the demolition, excavation and construction phases, generation of construction-

phase disturbances (e.g. dust, noise and vibrations) is envisaged, which may adversely affect 

existing terrestrial habitats and their associated species present on site and within the immediate 

surroundings, and also seabird colonies in the cliff area (SPA) given that these are particularly 

susceptible to such disturbances. 

 

5. EIA Screening, in terms of the EIA Regulations (S.L. 549.46) 

 

5.1. The proposed project falls within the scope of  Schedule I, Category II of the EIA Regulations, 2017 

(S.L. 549.46), namely 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. In this regard, detailed 

screening was carried out also taking into account the information provided in the PDS, as per Doc 

PA/01189/18 – 101a on the EApps platform. 

 

5.2. Such detailed screening has confirmed the environmental concerns already indicated in Section 4 

above, and the creation of such sizeable development ODZ raises the following concerns: 

1. Extensive scattering of the proposed development beyond the limits of the existing structures 

into undeveloped land, potentially conflicting with the protected areas;  

2. Breaching of existing rubble walls and breaks of slope in the western part of the site, altering 

the existing site topography; 

3. Engulfment of terrestrial habitats (e.g. maquis) by the additional land take-up; 

4. Adverse effects on the visual amenity and the landscape character of the coastal area, which 

is designated as an Area of High Landscape Value (AHLV) as per Govt Notice 400 of 1996; 

and 



 

5. Disturbance and/or damage from miscellaneous disturbances associated with the proposed 

change from intermittent to continuous operational activities and lighting on site, to the 

protected sites and its habitats and species, designated as an Area of Ecological Importance 

(AEI) (Govt Notice 400 of 1996) and Natura 2000 sites MT0000024 - SAC and MT0000031 – 

SPA, as designated through the Flora, Fauna and Natural Habitats Protection Regulations, 

S.L. 549.44. 

 

Construction-phase disturbance (e.g. dust, noise and vibrations), are also expected during 

demolition, excavation and construction works. This is of concern in relation to the surrounding 

terrestrial habitats and their species, and the seabird colonies in the sensitive cliff area. 

 

5.3. In this regard, the environmental impacts of the development are significant such that the 

development cannot be considered as not requiring an EIA. However, the main impacts identified 

above cannot be adequately addressed through detailed EIA studies, also noting that various 

critical impacts are already fairly evident at this stage. 

 

6. Appropriate Assessment (AA) Screening, in terms of the Flora, Fauna and Natural 

Habitats Protection Regulations (S.L. 549.44) 

 

6.1. In view of the location of the site partly within an SAC (MT0000024) and adjacent to an SPA 

(MT0000031), this proposal has been screened in terms of Regulation 19 of S.L. 549.44. 

Furthermore, the marine environment, to the south of the site, is designated as an SAC 

(MT0000102) and SPA (MT0000111), albeit this specific consideration is somewhat less relevant 

to the merits of this proposal. 

 

6.2. From the available information, various concerns were noted as per above sections, of which the 

following were considered as also being relevant from an AA screening perspective: 

1. The uptake of land and encroachment of the proposed clusters beyond the limits of the existing 

structures, which will bring the development even closer to the protected areas and its cliff 

habitats; 

2. Engulfment of terrestrial habitats (e.g. maquis) by the additional land take-up, which are 

considered an important part of the context of the protected area; 

3. Disturbance associated with the proposed change from intermittent to continuous operational 

activities and lighting on site, potentially affecting species within the terrestrial habitats and the 

nearby seabird colonies; 

4. Direct disturbance to the seabird colonies, given that the proposal will not be screened from the 

sensitive cliff area; and 

5. Disturbance to species within the terrestrial habitats and the nearby seabird colonies, by the 

generation of noise, vibrations, and lighting during the demolition, excavation and construction 

phases. 

 

6.3. Certain aspects such as the disturbance to species within the protected areas, as per bullet point 

3, 4 and 5 above, would warrant further detailed studies, if considered further. However, such 

studies would only address a limited range of the detailed impacts. The more direct impacts, as 

per bullet 1 and 2 above, cannot be effectively addressed through further studies, as the screening 

has already identified that this constitutes a locally significant adverse impact, even on the 

ecological front, which is considered a retrograde step vis-a-vis the improved conservation and 

management of the Natura 2000 site.  

 



 

7. Recommended way-forward 

 

7.1. The environmental assessment has indicated that: 

1. The development of the building cluster in the western part of the site will result in significant 

scattering of development and additional commitment of undeveloped land well beyond the 

limits of the existing built-up area. Such encroachment will lead to the breaching of existing 

rubble walls and breaks of slope in the western part of the site, altering the existing site 

topography, and to the engulfment of terrestrial habitats (e.g. maquis); 

2. The take-up of land which was developed illegally as a makeshift car park (subject to 

enforcement notice EC/00611/98), for the proposed construction of a second additional building 

cluster, is prejudicing the restoration of that part of the site, and is therefore considered 

unacceptable; 

3. The project will lead to adverse effects on the visual amenity and the landscape character of 

the coastal area, designated as an Area of High Landscape Value (AHLV) (Govt Notice 400 of 

1996); 

4. Miscellaneous disturbances associated with the proposed change from intermittent to 

continuous operational activities and lighting on site, are likely to pose disturbance to the 

protected sites and its habitats and species, designated as an Area of Ecological Importance 

(AEI) (Govt Notice 400 of 1996) and Natura 2000 sites MT0000024 - SAC and MT0000031 – 

SPA, as designated through the Flora, Fauna and Natural Habitats Protection Regulations, S.L. 

549.44; and 

5. Noise and vibrations, generated during the demolition, excavation and construction phases, are 

likely to pose disturbance to the present terrestrial habitats and its associated species, and the 

seabird colonies in the sensitive cliff area, in view of the aforementioned protective designations 

(Govt Notice 400 of 1996, and S.L. 549.44). 

 

7.2. These concerns are reiterated by the EIA screening, and as in so far as relevant by the AA 

screening as well, and in this regard the proposal qualifies for the submission of an EIA and AA. 

However, a number of impacts identified above cannot be adequately addressed through detailed 

EIA and AA studies, also noting that various critical impacts are already fairly evident at this stage. 

Such implications need to be addressed directly through the mainstream development consent 

mechanism, whilst taking into account the above raised concerns. 

 

7.3. In this regard, ERA is of the opinion that the proposal is objectionable and cannot be considered 

favourably from an environmental point of view.  


