ENVIRONMENTAL PLANNING STATEMENT
Demolition of all existing buildings forming part of St. George’s Bay Hotel and ancillary
facilities, Dolphin House, Moynihan House and Cresta Quay
Construction of parking facilities, hotels and ancillary facilities, commercial area multi
ownership holiday accommodation, bungalows
language school with accommodation and lagoon
Restoration of the Villa Rosa and upgrading of the facilities including
parking facility, kitchen and toilets all below existing site levels within
the Villa Rosa area to address catering facilities/wedding hall
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Section 1: Introduction
1.1

This report presents a baseline description of land-use within the prescribed
development sites in Paceville and their immediate surroundings (as
identified in the MEPA-approved Method Statement and referred to as the
Area of Study – AoS), together with an assessment of the likely impacts of the
proposed development on these land uses. The proposed project
incorporates a variety of developments across three development sites which
are discontinuous but which lie in close spatial proximity, within the St.
George’s embayment. Development components include (i) multi-ownership
accommodation, (ii) commercial uses and office space, (iii) fully-detached
bungalows, (iv) underground parking facilities, (v) hotel and beach club
facilities, and (vi) public open space. The indicated sites for the development
in question are located within St. George’s Bay region and immediate
hinterland, in the north-east of the island of Malta (Figures 1 and 2).

1.2

This assessment was prepared on the basis of the Terms of Reference for the
Environmental Impact Assessment of this development. In relation to landuse, these specify the following:

Baseline description
Land cover and Land/Sea Uses
A description of the land cover, land and sea uses within the area of influence of the project,
including roads, footpaths and public access routes. Details including nature, magnitude,
proximity to site, etc. should be included.

Assessment of impacts
The assessment should thoroughly identify and evaluate the impacts and implications of the
project on all the relevant environmental aspects identified…above.
All likely significant effects and risks posed by the proposed project on the environment during
all relevant phases (including construction / excavation / demolition, operation and
decommissioning) should be assessed in detail… Apart from considering the project on its own
merits (i.e. if taken in isolation), the assessment should also take into account the wider
surrounding context and should consider the limitations and effects that the surrounding
environmental constraints, features and dynamics may exert on the proposed development,
thereby identifying any incompatibilities, conflicts, interferences or other relevant implications
that may arise if the project is implemented.
In this regard, the assessment should address the following aspects, as applicable for any
category of effects or for the overall evaluation of environmental impact, addressing the worst2
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case scenario wherever relevant:
1. An exhaustive identification and description of the envisaged impacts;
2. The magnitude, severity and significance of the impacts;
3. The geographical extent/range and physical distribution of the impacts, in relation to: site
coverage; the features located in the site surroundings; whether the impacts are short-,
medium- or long-range; and any transboundary impacts (i.e. impacts affecting other countries);
4. The timing and duration of the impacts (whether the impact is temporary or permanent; short-,
medium- or long-term; and reasonable quantification of timeframes);
5. Whether the impacts are reversible or irreversible (including the degree of reversibility in
practice and a clear identification of any conditions, assumptions and pre-requisites for
reversibility);
6. A comprehensive coverage of direct, indirect, secondary and cumulative impacts, including:
a. interactions (e.g. summative, synergistic, antagonistic, and vicious-cycle effects)
between impacts;
b. interactions or interference with natural or anthropogenic processes and dynamics;
c. cumulation of the project and its effects with other past, present or reasonably
foreseeable developments, activities and land uses and with other relevant
baseline situations; and
d. wider impacts and environmental implications arising from consequent demands,
implications and commitments associated with the project (including: displacement
of existing uses; new or increased development pressures in the surroundings of
the project; and impacts of any additional interventions likely to be triggered or
necessitated by situations created, induced or exacerbated by the project);
7. Whether the impacts are adverse, neutral or beneficial;
8. The sensitivity and resilience of resources, environmental features and receptors vis-à-vis the
impacts;
9. Implications and conflicts vis-à-vis environmentally-relevant plans, policies and regulations;
10. The probability of the impacts occurring; and
11. The techniques, methods, calculations and assumptions used in the analyses and predictions,
and the confidence level/limits and uncertainties vis-à-vis impact prediction.

1.3

The baseline description presented in the present report was compiled
following a total of five field surveys conducted during the month of April
2014, within an Area of Study (AoS) incorporating the wider area of St.
George’s Bay (Figure 3). Land-cover within the AoS was mapped by the
author of this report, with distinctions drawn both on the basis of major landuse categories (e.g. residential, commercial, agricultural land uses), as also on
3
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the basis of differences within these categories (e.g. different types of
biotopes, etc.).
1.4

The assessment of impacts takes into account the baseline description of
land-use within the two headlands, including the peninsula, together with the
description of the proposed development provided in the three relevant
Project Description Statements prepared by RS Associates (dated August
2013).

Figure 1: Location of the development sites (red circle)
(Source: Google Earth - 2013)

4
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Figure 2: Plan of development sites in St. George’s Bay
(Source: RS Associates - 2014)
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Figure 3: Approved Area of Study (AoS)

6
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Section 2: Baseline description
Sites
2.1

The three sites of the proposed development are located within the
immediate area of St. George’s Bay (Figure 4).

2.2

The bulk of the main site, which extends across the arcuate sement of the
bay, is occupied by the landmark Villa Rosa and by its extensive landscaped
grounds (Figure 5a). The Villa proper is located atop a crest formed of high
ground overlooking the St George’s embayment, with a topographical
gradient across its terraced gardens down to sea level, in a north-easterly
direction. The property is bordered by Wied Harq Hamiem to its north and
north-west, by a coastal road and promenade (Ix-Xatt ta’ San Gorg) to its east
and north-east, and by commercial/residential developments to the south,
west and south-east. The Villa is presently being rented out to high-end
clients, while a portion of the site that lies on the boundary with Triq Santu
Wistin, was, in the past, used to serve as a three-star hotel targeting
language school students.

2.3

The shoreline Cresta Quay site (Figure 5b), which lies below the level of the
adjacent Triq Dragunara, is presently used as a beach club/watersports
activities centre, with a restaurant on its upper level, and is bordered by
undeveloped shorelines to its east and west, by the sea to the north, and by
Triq Dragunara to the south.

2.4

Dolphin House is used as a language school, while the adjacent structure of
Moynihan House is currently in a state of disrepair and is presently unutilized
(Figure 5c). Both sites are bordered by Ix-Xatt ta’ San Gorg to the south, and
by undeveloped land to the north-west, with Dolphin House further bounded
by adjacent commercial developments to the south-west.

Figure 4: Aerial view of the development sites.

7

Ecoserv Ltd

Report on Land-use in connection with
Developments at Ix-Xatt ta’ San Gorg and
Cresta Quay, April 2014

Figure 5: Present land uses within the main site (a - top), Cresta Quay (foreground) (b –
centre), and Dolphin House and Moynihan House site (c – bottom).
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Surroundings
2.5

As can be noted from Figure 3, the AoS can be subdivided into distinct land
use clusters, as follows:
A single line of residential developments on the boundary of the settlement of
Pembroke, along Triq Emanwel Decelis
The Corinthia Marina complex located at the top right extent of the AoS
The premises of the Institute of Tourism Studies (ITS) at St. George’s Barracks
The cluster of constructions located in between Dolphin House and the Villa Rosa
grounds
Wied Harq Hamiem, which forms a corridor between residential development in
Pembroke, on the one hand, and the Villa Rosa property and other developments in
Paceville, on the other, and which includes agricultural tracts of land at its southwesterly extent
The Villa Rosa property
A cluster of residential dwellings in Swieqi located adjacent to Villa Rosa, delimited by
Triq Sant’Andrija
The commercial/entertainment area of Paceville
The St. George’s Park complex
The Cresta Quay development area
The Westin Dragonara hotel grounds, including the Casino at Dragunara Point
The maritime area of the bay

Each of these main ‘clusters’ is discussed briefly below, with the exception of
the development sites (the Villa Rosa property and Cresta Quay), which have
already been addressed in paragraphs 2.2 to 2.4 above.
2.6

The residential dwellings along Triq Emanwel Decelis in Pembroke are semidetached, grouped into seventeen distinct blocks, with two houses in each.
Intervening open space between the blocks is used as drives/gardens. Three
vacant (undeveloped) areas, each containing two plots, were noted at the
time of survey. A landscaped and well-maintained traffic island separates Triq
9
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Emanwel Decelis from the main thoroughfare of Triq Professur Walter
Ganado.
2.7

The four-star Corinthia Marina complex is located adjacent to the Corinthia
San Gorg and Radisson hotel complexes, both of which are five-star. These
together thus form an upscale tourist accommodation area, which in addition
to providing a service typical of hotels, also includes various catering
establishments frequented both by tourist and local patrons. The hotels form
part of the so-called ‘Golden Mile’, which links various hotels in the Sliema/
St. Julians area. The Corinthia Marina occupies the patch of land between the
road (ix-Xatt ta’ San Gorg) and the sea, with the development including a
private beach club and a water sports centre at its shoreline extreme.

2.8

The Institute of Tourism Studies (ITS) campus occupies a large tract of land at
the upper end of ix-Xatt ta’ San Gorg. The main building (the former St.
George’s Barracks) dates back to the middle of the 19th century, when it was
used by British military personnel, and is scheduled (Grade 2) as a military
architecture feature of conservation interest. Indeed, it is likely to be one of
the oldest of the present-day buildings in St. George’s Bay. The building is
fronted by landscaped grounds which provide some curtilage. In 2012,
reports were carried in the local media about plans to develop a new ITS
campus, in order to better serve the Institute’s emerging needs, with
indications that this would ideally be sited close to the present site of the
existing campus. No final decision appears to have been taken on the matter
to date.

2.9

Wied Harq Hamiem is scheduled for its ecological conservation interest; this
would formerly have constituted part of a much wider valley system
extending up to Wied Mejxu. The upper reaches of this now-remnant (but
nonetheless ecologically important) valley system include parcels of
cultivated arable agricultural land, as well as an artificial water canal (located
on the headwaters), which transports water-runoff from the urban area to
the lower part of the system, including the valley mouth. The lower reaches
include the entrance to Harq Hamiem cave (located beneath a low vertical
rock-face), this having two chambers on different levels; its fully submerged
lower chamber provides the only known example from the Maltese Islands of
a fully submerged terrestrial cavern. The cave is also scheduled as a Level 1
Area of Ecological Interest/ Site of Scientific Interest.

2.10

The cluster of constructions located in between Dolphin House and the Villa
Rosa grounds includes the premises of a water sports centre, as well as a
bar/restaurant and café.
10

Ecoserv Ltd

Report on Land-use in connection with
Developments at Ix-Xatt ta’ San Gorg and
Cresta Quay, April 2014

2.11

The cluster of residential dwellings located adjacent to Villa Rosa in Swieqi is
internally bisected by a number of residential roads, namely Triq Villa Rosa,
Triq il-Liebru, Triq in-Nemes, Sqaq Lourdes, and Triq Santu Wistin. The
residential neighbourhood is largely made up of semi-detached/detached
villas. This cluster is separated from the main settlement expanse of Swieqi
by the busy thoroughfare of Triq Sant’Andrija.

2.12

The commercial district of Paceville is occupied by a range of land uses
targeted towards entertainment/nightlife functions; the locality’s reputation
as Malta’s main nightlife area is well known. Relevant land use features
include various bars, kiosks, restaurants, discotheques, and nightclubs, the
Eden cinema complex, a bowling alley, the Bay Street shopping complex, as
well as a number of different language schools. The area also includes the
Intercontinental Hotel buildings, the Bernard (Hugo) hotel, and the Mayfair
commercial centre. Smaller-scale features within the Paceville area tend to
have a high rate of turnover, with frequent changes in restaurant/bar/club
establishments over the years and over a relatively short time-scale.

2.13

The St. George’s Park/La Vallette resort complex incorporates hotel
accommodation as well as residential developments spread across various
blocks, with ancillary facilities including two large swimming pools and a
gymnasium, in addition to various bars and restaurants. The residential areas
of the development comprise a form of high-end ‘gated’ community.

2.14

The five-star Westin Dragonara complex is built on the site of the former
summer residence of the banker, entrepreneur and philanthropist, the
Marquis Emanuel Scicluna, known as ic-Cisk; the premises also served as a
military hospital and as headquarters of voluntary services during war times.
It was launched as a hotel under the Sheraton brand in 1967, before being
passed on to state ownership during the 1970s. In the 1990s, the land was
reacquired by the private sector and a new hotel was launched under the
Westin name. Parts of the original structure still remain, as in the case of the
Casino building, which is scheduled as a Grade 1 Listed Building. Various new
features and constructions have been added to the remainder of the site
over the years, with the property occupying a substantial tract of land along
the north-westerly stretch of Dragunara Point.

2.15

The AoS includes the maritime area of the bay, which is used for a variety of
mostly recreational purposes, with bathing, boating, and watersports
activities. These are, not surprisingly, most widespread in the area during
summer months. Commercial shipping activity also occurs beyond the
immediate bay area out to sea.

2.16

A map detailing land-uses in the development sites and surroundings is
provided
(Figure
6),
together
with
this
overview
report.
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Section 3: Impact assessment
Criteria for assessment
3.1

The significance of impacts on land-use was categorized as being (i) low, (ii) moderate, or
(iii) high. The judgment of significance takes particular account of the magnitude of the
impact, its nature (adverse, beneficial or neutral) and the sensitivity of the land-use in
question. Based on these, and the other assessment criteria outlined in the sections
below, the three categories of significance can be broadly described as follows:
Table 1
Criteria for assessing impact significance.
High significance

High/moderate magnitude impact tangibly affecting the
land use in question which is of high/moderate sensitivity.
The impact will have an effect on the functioning of the
land use, and there is limited scope for mitigation of
negative impacts. The impact may result in change in the
nature of use, in the intensity of use, on in the amenity of
use.

Moderate significance

Noticeable impact affecting the land use in question.
Magnitude and sensitivity may be low, medium or high.
The impact will have some effect on the functioning of the
land use, but this effect is not such as to alter the nature
of use, intensity of use or amenity of use, to a substantial
degree. There is scope for mitigation of negative impacts.

Low significance

Low/moderate magnitude impact affecting land use, which
is of low/moderate sensitivity. There is unlikely to be any
substantial long-lasting effect on nature of use, intensity of
use, or amenity of use; any such effects are of short
duration and transient. There is substantial scope for
mitigation of negative impacts, which can be easily
achieved.

Insignificant

Negligible impact, with no tangible effect on nature of use,
intensity of use, or amenity of use.

13
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Site
3.2

The development in question will inevitably have an impact on land-use within the three
identified sites, which will see some degree of change of use. The development within the
Villa Rosa grounds will take place predominantly within the north-east, east and west of
this plot of land (incorporating Zones B, C, F, and H) and will involve an increase in the
mass and density of buildings in these areas, with a mixture of multi-functional
developments, including hotel and residential accommodation, commercial uses, and
office space. The existing use of the Villa for rent to a high-end market is expected to
remain unchanged (Zone E), as is the existing extent of the upper gardens (Zone D); these
are arguably the areas of the site most sensitive to development. The proposed
developments are largely consistent with former uses of Zone B and present-day land
uses within the wider Paceville commercial hub, as discussed above, and therefore, while
these are large in magnitude due to their scale, the sensitivity to such changes within the
site is considered to be relatively low.

3.3

Developments in the easternmost site will involve the demolition of Moynihan and
Dolphin Houses and their replacement with a single large development block. Moynihan
House is presently unoccupied and unused, and no land-use will therefore be impacted
by the proposed development. Dolphin House presently hosts a language school; as per
the relevant Project Description Statement, the language school use is expected to be
retained within the redeveloped structure, in combination with a commercial-use ground
floor and office space on upper floors. Magnitude and sensitivity of impacts pertaining to
this land use are therefore considered to be low.

3.4

The Cresta Quay area presently hosts a watersports centre, with a restaurant on its upper
level. The proposed development will involve the replacement of this facility with a fourstar superior hotel and ancillary facilities, including health spas, restaurants, and marine
berthing facilities. The watersports activities may thus be displaced, but it should be
noted that other watersports facilities are available within the immediate area of St.
George’s Bay. The impact of this change in land use within the site is therefore considered
to be minimal.

3.5

Key characteristics of the impacts on land-use within the development sites and on landuses in the surroundings are outlined in Tables 2 to 5 below.
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Table 2: Impacts during Construction
Summary of Impacts
Impact type and Source
Impact type

Smothering of vegetation (both natural vegetation and agricultural crops) by dust generated as a
result of excavation works.

Project phase

Construction

Sensitivity and resilience
toward impact

Low to moderate. Agricultural land areas are located at some distance from the development sites
and therefore unlikely to be significantly affected by this impact. However, dust emissions could
also adversely vegetation assemblages within Wied Harq Hamiem

Specific intervention
leading to impact

Excavation/construction works

Receptor type

Surrounding natural/semi-natural/agricultural land

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct
Beneficial/Adverse

Severity/Magnitude

Adverse

Medium, depending on the extent of excavation, the effectiveness of containment measures
taken, and the prevailing wind directions at the time

Physical/geographic extent Dependent on predominant wind direction, but the severity of the impact is likely to decrease with
distance from the site
Short/Medium/Long
Term

Temporary/Permanent
if temporary indicate
duration

Short to medium term
Temporary

Reversible/Irreversible
Not easily reversible
if reversible indicate ease of
reversibility

Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

Low to moderate, provided effective mitigation measures are in place

Proposed
Mitigation Measures

Proposed mitigation measures include implementation of good construction management
practices to minimize dust emissions.

Monitoring

NA

Significance
Overall Impact

Low to moderate

Significance
Residual Impact

Low
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Summary of Impacts
Impact type and Source
Impact type

Increased traffic generation, particularly of heavy vehicles, with consequent indirect impacts in
terms of noise and emissions.

Project phase

Construction

Sensitivity and resilience
toward impact

Moderate to high, given (i) pre-existing traffic congestion and high traffic density in the area, (ii)
the scale of the proposed developments and by extension, the heavy volume of constructionrelated traffic expected, and (ii) the presence of residential dwellings along several of the roads in
surrounding areas, together with other land uses subject to nuisance impact (e.g. hotels).

Specific intervention
leading to impact

Excavation/construction works

Receptor type

Surrounding roads and adjacent land uses

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct and cumulative to some extent
Beneficial/Adverse

Severity/Magnitude

Adverse

Moderate to high, depending on the extent of construction works involved, and the amount of
associated traffic

Physical/geographic extent Impact likely to extend to major thoroughfares in the area (beyond the AoS), through which
construction traffic is likely to pass
Short/Medium/Long
Term

Temporary/Permanent
if temporary indicate
duration

Short to medium term
Temporary

Reversible/Irreversible
Not reversible
if reversible indicate ease of
reversibility

Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

High

Proposed
Mitigation Measures

Limited; noise nuisance associated with such traffic can be limited through the use of vehicles of
adequate standard and through the selection of appropriate vehicular routes, but residual impacts
likely to remain.

Monitoring

NA

Significance
Overall Impact

Moderate to high

Significance
Residual Impact

Moderate to high
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Summary of Impacts
Impact type and Source
Impact type

Detrimental impact on residential land-uses as a result of nuisances (e.g. fine dust contamination,
noise, vibrations) generated by construction activities in-situ, as well as by heavy vehicles
approaching and leaving the site. The latter may be of particular concern, with respect to fugitive
fine particulates, if sufficient measures are not taken to ensure trucks are adequately covered.

Specific intervention
leading to impact

Excavation/construction works

Receptor type

Residential land uses in the surrounding area

Project phase

Construction

Sensitivity and resilience
toward impact

Low to moderate, given the limited extent of residential land uses in the area

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct and cumulative to some extent
Beneficial/Adverse

Adverse

Short/Medium/Long
Term

Short to medium term

Severity/Magnitude

Medium to high

Physical/geographic extent Likely to affect those residences lying in closest proximity to the sites
Temporary/Permanent
if temporary indicate
duration

Temporary

Reversible/Irreversible
Not applicable; the impact of ‘nuisance’ cannot be reversed.
if reversible indicate ease of
reversibility

Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

High

Proposed
Mitigation Measures

Moderate to high scope for mitigation– whilst some measures to limit nuisance can be taken (e.g.
good construction management practices), residual impacts are likely to remain.

Monitoring

NA

Significance
Overall Impact

Significance
Residual Impact

High

Moderate to high; while some aspects (e.g. dust contamination) can be mitigated to a large
degree, others (e.g. noise) can only be mitigated to a very limited degree
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Table 3: Impacts during Operation
Summary of Impacts
Impact type and Source
Impact type

The proposed development will provide further commercial options within the area, spanning a
range of uses including office space, hotel accommodation, language schools, and others. To
some extent, the proposed facilities may therefore compete with existing ones in the wider
Paceville area.

Specific intervention
leading to impact

Construction/re-development/extension of existing structures within development sites

Receptor type

Surrounding commercial land uses

Project phase

Operation

Sensitivity and resilience
toward impact

Unknown; this would depend on whether there is an adequate market for the range of commercial
facilities being proposed, without detrimentally affecting existing businesses in the area

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct
Beneficial/Adverse

Adverse

Short/Medium/Long
Term

Long term

Severity/Magnitude

Medium to high

Physical/geographic extent Likely to affect the commercial zone within close proximity to the development area; the extent of
impact would depend, however, on the size of the target market (i.e. how big an audience there is
for the commercial facilities on offer), on wider financial/economic developments, and on changes
which may occur within the commercial facilities located beyond the site but within the Paceville
area.

Temporary/Permanent
if temporary indicate
duration

Somewhat permanent, but tied to the operational time frame of the project

Reversible/Irreversible
Reversible if the ‘competing’ use were to be removed
if reversible indicate ease of
reversibility

Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

Unknown

Proposed
Mitigation Measures

Low scope for mitigation

Monitoring

NA

Significance
Overall Impact

Unknown, for reasons outlined above

Significance
Residual Impact

Unknown
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Summary of Impacts
Impact type and Source
Impact type

As noted, the proposed development will provide further commercial options within the area,
spanning a range of uses including office space, hotel accommodation, language schools, and
others. This may consolidate, in a positive manner, the identity of this area for these uses; in
terms of hotel accommodation, the area forms part of the so-called ‘ Golden Mile’ area of up-scale
hotels. Similarly, the area lies within a ‘zone’ which already accommodates office spaces,
language schools, catering facilities, and other related land uses.

Specific intervention
leading to impact

Construction/re-development/extension of existing structures within development sites

Receptor type

Surrounding commercial land uses

Project phase

Operation

Sensitivity and resilience
toward impact

Low

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct
Beneficial/Adverse

Beneficial

Short/Medium/Long
Term

Long term

Severity/Magnitude

Medium to high

Physical/geographic extent Likely to affect the commercial zone within close proximity to the development area; the extent of
impact would depend, however, on the size of the target market (i.e. how big an audience there is
for the commercial facilities on offer), on wider financial/economic developments, and on changes
which may occur within the commercial facilities located beyond the site but within the Paceville
area.

Temporary/Permanent
if temporary indicate
duration

Somewhat permanent, but tied to the operational time frame of the project

Reversible/Irreversible
Reversible if the proposed uses were to be removed in due course
if reversible indicate ease of
reversibility
Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

High

Proposed
Mitigation Measures

NA

Monitoring

NA

Significance
Overall Impact

High

Significance
Residual Impact

High
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Summary of Impacts
Impact type and Source
Impact type

The construction of high-rise buildings adjacent to lower-lying structures can be expected to have
an impact in terms of shadowing and decreased exposure to sunlight.

Project phase

Operation

Sensitivity and resilience
toward impact

Low, given that the structures in question are used as bars and not for residential purposes.

Specific intervention
leading to impact

Construction of high buildings

Receptor type

Land uses adjacent to proposed high buildings

Impact Receptor

Effect and Scale of Impact
Direct/Indirect/Cumulative Direct
Beneficial/Adverse

Adverse

Short/Medium/Long
Term

Long term

Severity/Magnitude

Moderate

Physical/geographic extent Likely to affect the structures located in between the Moynihan/Dolphin Houses site and Zone F of
the proposed development area.
Temporary/Permanent
if temporary indicate
duration

Permanent (or as long as high buildings remain in place)

Reversible/Irreversible
Not reversible unless the high-rise structures are demolished.
if reversible indicate ease of
reversibility

Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

High

Proposed
Mitigation Measures

Low scope for mitigation

Monitoring

NA

Significance
Overall Impact

Low

Significance
Residual Impact

Low
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Summary of Impacts
Impact type and Source
Impact type

Redevelopment and reorientation of existing commercial land use functions within the
development sites

Project phase

Operation

Sensitivity and resilience
toward impact

Low

Specific intervention
leading to impact

Construction/re-development/extension of existing structures within development sites

Receptor type

Present land uses within development sites

Impact Receptor

Effect and Scale of Impact

Direct/Indirect/Cumulative Direct
Beneficial/Adverse

Neutral

Short/Medium/Long
Term

Long term

Severity/Magnitude

High, given the large scale of the proposed developments

Physical/geographic extent Limited to the development sites
Temporary/Permanent
if temporary indicate
duration

Somewhat permanent, but tied to the operational time frame of the project

Reversible/Irreversible
The impact on areas which are presently not built up can be considered to be irreversible; the
if reversible indicate ease of impact on areas which are already committed to development can be considered reversible to
some degree, in the sense of there being potential for re-use and re-development of the
reversibility
properties for other uses in future.
Probability – Significance – Mitigation – Residual Impacts – Other Requirements
Probability of impact
occurring
(inevitable, likely, remote
uncertain)

Certain to occur, if the development takes places, as proposed and within the area/s suggested

Significance
Overall Impact

Moderate; as per impact assessment criteria defined above, the impact will have some effect on
the functioning of the land use, but given that this is largely consistent with existing uses, this
effect is not such as to alter the nature of use, intensity of use or amenity of use, to a substantial
degree.

Proposed
Mitigation Measures

NA

Monitoring

NA

Significance
Residual Impact

Moderate; all impacts are considered to be residual, as this impact will not be mitigated.
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Table 4: Assessment criteria
Level of Significance

Criteria

High

High/moderate magnitude impact tangibly affecting the land use in question which is
of high/moderate sensitivity. The impact will have an effect on the functioning of the
land use, and there is limited scope for mitigation of negative impacts. The impact
may result in change in the nature of use, in the intensity of use, on in the amenity of
use.

Moderate

Noticeable impact affecting the land use in question. Magnitude and sensitivity may
be low, medium or high. The impact will have some effect on the functioning of the
land use, but this effect is not such as to alter the nature of use, intensity of use or
amenity of use, to a substantial degree. There is scope for mitigation of negative
impacts.

Low

Low/moderate magnitude impact affecting land use, which is of low/moderate
sensitivity. There is unlikely to be any substantial long-lasting effect on nature of use,
intensity of use, or amenity of use; any such effects are of short duration and
transient. There is substantial scope for mitigation of negative impacts, which can be
easily achieved.

Insignificant

Negligible impact, with no tangible effect on nature of use, intensity of use, or
amenity of use.

3.7

The development in question may lead to indirect impacts on other land areas beyond
the immediate development site and surroundings, particularly in the case of quarrying
for the provision of construction materials to be used on site.
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Surrounding
roads and
adjacent land
uses

4

Increased traffic Excavation/constr Construction
generation,
uction works
particularly of
heavy vehicles,
with consequent
indirect impacts in
terms of noise
and emissions.

3

Surrounding
natural/seminatural/agricultura
l land

2

Moderate to high, Direct and
given (i) precumulative to
existing traffic
some extent
congestion and
high traffic density
in the area, (ii) the
scale of the
proposed
developments
and by extension,
the heavy volume
of constructionrelated traffic
expected, and (ii)
the presence of
residential
dwellings along
several of the
roads in
surrounding
areas, together
with other land
uses subject to
nuisance impact
(e.g. hotels).

6

Direct
Indirect
Cumulative

Low to moderate. Direct
Agricultural land
areas are located
at some distance
from the
development sites
and therefore
unlikely to be
significantly
affected by this
impact. However,
dust emissions
could also
adversely
vegetation
assemblages
within Wied Harq
Hamiem

5

Impact receptor
Receptor
Sensitivity
type
and
resilience
toward
impact

Smothering of
Excavation/constr Construction
vegetation (both uction works
natural vegetation
and agricultural
crops) by dust
generated as a
result of
excavation works.

Land use

1

Impact type and source
Specific
Project
Impact type
phase
intervention
leading to
impact

Ecoserv Ltd

Adverse

Adverse

7

Beneficial
Adverse

Moderate to high,
depending on the
extent of
construction
works involved,
and the amount of
associated traffic

Medium,
depending on the
extent of
excavation, the
effectiveness of
containment
measures taken,
and the prevailing
wind directions at
the time

8

Impact likely to
Short to
extend to major medium term
thoroughfares in
the area (beyond
the AoS), through
which
construction traffic
is likely to pass

10

Dependent on
Short to
predominant wind medium term
direction, but the
severity of the
impact is likely to
decrease with
distance from the
site

9

Effect and Scale
Physical
Short
Severity
geographic
medium
extent of
long
impact
term

Temporary

Temporary

11

Temporary
Permanent

Not reversible

Not easily
reversible

12

High

Moderate to high

14

Low to moderate, Low to moderate
provided effective
mitigation
measures are in
place

13

Probability of
Overall
impact
impact
Reversible
significance
occurring
Irreversible

NA

Limited; noise
Moderate to high NA
nuisance
associated with
such traffic can be
limited through the
use of vehicles of
adequate standard
and through the
selection of
appropriate
vehicular routes,
but residual
impacts likely to
remain.

16

17

Residual
Other
impact requirements
significance

Proposed
Low
mitigation
measures include
implementation of
good construction
management
practices to
minimize dust
emissions.

15

Proposed
mitigation
measures
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Construction/re- Operation
development/exte
nsion of existing
structures within
development sites

Surrounding
commercial land
uses

4

The proposed
development will
provide further
commercial
options within the
area, spanning a
range of uses
including office
space, hotel
accommodation,
language schools,
and others. To
some extent, the
proposed facilities
may therefore
compete with
existing ones in
the wider
Paceville area.

3

Residential land
uses in the
surrounding area

2

Unknown; this
Direct
would depend on
whether there is
an adequate
market for the
range of
commercial
facilities being
proposed, without
detrimentally
affecting existing
businesses in the
area

5

6

Direct
Indirect
Cumulative

Low to moderate, Direct and
given the limited cumulative to
extent of
some extent
residential land
uses in the area

Impact receptor
Receptor
Sensitivity
type
and
resilience
toward
impact

Detrimental
Excavation/constr Construction
impact on
uction works
residential landuses as a result of
nuisances (e.g.
fine dust
contamination,
noise, vibrations)
generated by
construction
activities in-situ,
as well as by
heavy vehicles
approaching and
leaving the site.
The latter may be
of particular
concern, with
respect to fugitive
fine particulates, if
sufficient
measures are not
taken to ensure
trucks are
adequately
covered

1

Impact type and source
Specific
Project
Impact type
phase
intervention
leading to
impact

Ecoserv Ltd

Adverse

Adverse

7

Beneficial
Adverse

Medium to high

8

Medium to high

10

Likely to affect the Long term
commercial zone
within close
proximity to the
development
area; the extent of
impact would
depend, however,
on the size of the
target market (i.e.
how big an
audience there is
for the
commercial
facilities on offer),
on wider
financial/economi
c developments,
and on changes
which may occur
within the
commercial
facilities located
beyond the site
but within the
Paceville area.

9

Likely to affect
Short to
those residences medium term
lying in closest
proximity to the
sites

Effect and Scale
Physical
Short
Severity
geographic
medium
extent of
long
impact
term

Somewhat
permanent, but
tied to the
operational
time frame of
the project

Temporary

11

Temporary
Permanent

Reversible if the
‘competing’ use
were to be
removed

12

13

Unknown

Not applicable;
High
the impact of
‘nuisance’ cannot
be reversed.

14

Unknown, for
reasons outlined
above

High

Probability of
Overall
impact
impact
Reversible
significance
occurring
Irreversible

Low scope for
mitigation

15

Moderate to high
scope for
mitigation– whilst
some measures to
limit nuisance can
be taken (e.g.
good construction
management
practices), residual
impacts are likely
to remain.

Proposed
mitigation
measures

Unknown

16

NA

Moderate to high; NA
while some
aspects (e.g.
dust
contamination)
can be mitigated
to a large
degree, others
(e.g. noise) can
only be mitigated
to a very limited
degree

17

Residual
Other
impact requirements
significance
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2

Operation

3

Construction/re- Operation
development/exte
nsion of existing
structures within
development sites

The construction Construction of
of high-rise
high buildings
buildings adjacent
to lower-lying
structures can be
expected to have
an impact in
terms of
shadowing and
decreased
exposure to
sunlight.

As noted, the
proposed
development will
provide further
commercial
options within the
area, spanning a
range of uses
including office
space, hotel
accommodation,
language schools,
and others. This
may consolidate,
in a positive
manner, the
identity of this
area for these
uses; in terms of
hotel
accommodation,
the area forms
part of the socalled ‘ Golden
Mile’ area of upscale hotels.
Similarly, the area
lies within a ‘zone’
which already
accommodates
office spaces,
language schools,
catering facilities,
and other related
land uses.

1

Impact type and source
Specific
Project
Impact type
phase
intervention
leading to
impact

Ecoserv Ltd

Land uses
adjacent to
proposed high
buildings

4

Surrounding
commercial land
uses
Direct

6

Direct
Indirect
Cumulative

Low, given that
Direct
the structures in
question are used
as bars and not
for residential
purposes.

Low

5

Impact receptor
Receptor
Sensitivity
type
and
resilience
toward
impact

Adverse

Beneficial

7

Beneficial
Adverse

Moderate

8

Medium to high

10

Likely to affect the Long term
structures located
in between the
Moynihan/Dolphin
Houses site and
Zone F of the
proposed
development
area.

9

Likely to affect the Long term
commercial zone
within close
proximity to the
development
area; the extent of
impact would
depend, however,
on the size of the
target market (i.e.
how big an
audience there is
for the
commercial
facilities on offer),
on wider
financial/economi
c developments,
and on changes
which may occur
within the
commercial
facilities located
beyond the site
but within the
Paceville area.

Effect and Scale
Physical
Short
Severity
geographic
medium
extent of
long
impact
term

Permanent (or
as long as high
buildings
remain in
place)

time frame of
the project

High

Not reversible
High
unless the highrise structures are
demolished.

12

Reversible if the
Somewhat
permanent, but proposed uses
were to be
tied to the
removed in due
operational
course

11

Temporary
Permanent

13

Low

High

14

Probability of
Overall
impact
impact
Reversible
significance
occurring
Irreversible

Low scope for
mitigation

NA

15

Proposed
mitigation
measures

Low

High

16

NA

NA

17

Residual
Other
impact requirements
significance
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Redevelopment
and reorientation
of existing
commercial land
use functions
within the
development sites

1

2

3

Construction/re- Operation
development/exte
nsion of existing
structures within
development sites

Impact type and source
Specific
Project
Impact type
phase
intervention
leading to
impact

Ecoserv Ltd

Present land
uses within
development
sites

4

Low

5

Impact receptor
Receptor
Sensitivity
type
and
resilience
toward
impact
Direct

6

Direct
Indirect
Cumulative

Neutral

7

Beneficial
Adverse

8

9

10

High, given the
Limited to the
Long term
large scale of the development sites
proposed
developments

Effect and Scale
Physical
Short
Severity
geographic
medium
extent of
long
impact
term
11

Somewhat
permanent, but
tied to the
operational time
frame of the
project

Temporary
Permanent

12

The impact on
areas which are
presently not built
up can be
considered to be
irreversible; the
impact on areas
which are already
committed to
development can
be considered
reversible to
some degree, in
the sense of there
being potential for
re-use and redevelopment of
the properties for
other uses in
future.

13

Certain to occur, if
the development
takes places, as
proposed and
within the area/s
suggested

14

15

Proposed
mitigation
measures

Moderate; as per NA
impact
assessment
criteria defined
above, the impact
will have some
effect on the
functioning of the
land use, but
given that this is
largely consistent
with existing uses,
this effect is not
such as to alter
the nature of use,
intensity of use or
amenity of use, to
a substantial
degree.

Probability of
Overall
impact
impact
Reversible
significance
occurring
Irreversible

16

Moderate; all
NA
impacts are
considered to be
residual, as this
impact will not be
mitigated.

17

Residual
Other
impact requirements
significance
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1.

Introduction

1.1

This report is based on the requirements laid out in the Terms of Reference
(ToR) for the preparation of an Environmental Impact Assessment in
connection with related applications for a holistic development project within
the area of ix-Xatt ta’ San Gorg, San Giljan; the relevant development
applications span two sites, namely the grounds of Villa Rosa (including
Dolphin House and Moynihan House) and Cresta Quay. The location of the
development area on the north-eastern coast of Malta is shown in Figure 1.1.
Figures 1.2 and 1.3 show the various zones of the development sites, as
referred to in Paragraph 1.2 below and elsewhere in this report. Major
features within the development areas include the following:




1.2

The recently-restored Villa Rosa property and surrounding gardens – the
upper gardens require maintenance, while the lower gardens are in a state
of relative abandonment;
Dolphin House, currently being used as a language school (including
classrooms and sleeping facilities), and Moynihan House, which is
currently in a state of abandonment and disrepair; and
Cresta Quay, which serves as a watersports centre, and includes a
restaurant on the upper level.

Based on the Project Description Statements provided, the proposed
development project includes the following elements:












The creation of a large open space (c. 7,200 m2) abutting the existing
sandy beach at St. George’s Bay, through the demolition of the high wall
presently demarcating the extent of the Villa Rosa site;
The development of multi-ownership accommodation within Zone A, with
a total gross floor area of 17,000 m2, over four storeys, with additional
semi-basement and penthouse levels, and including commercial uses at
ground floor;
The development of a mixture of commercial uses, offices, a hotel, and
multi-ownership accommodation within Zone B, with a total gross floor
area of c. 7,100 m2;
The development of retail and commercial facilities in Zone C over
one/two storeys, together with the creation of landscaped spaces and
panoramic viewpoints, and the development of a third storey for screening
purposes towards the rear-most end of the zone;
The construction of a cluster of 15 fully-detached bungalows in Zone F
(total gross floor area of 4,000 m2);
Commercial and office uses in Zone H and reinstatement of the upper
garden;
Provision of underground parking facilities, accessed through Zone B;
Commercial redevelopment of Dolphin House and Moynihan House over
a footprint of c. 1,800 m2; and
Development of a four-star superior hotel (floor area of c. 3,900 m2) with
beach club facilities at Cresta Quay site, with ancillary facilities including
health spas, restaurants, and marine berthing facilities for use in the
summer months.
1

Figure 1.1: Location of development sites
(Source: Google Earth imagery, 2014)

2

Figure 1.2: Development zones
(Source: RS Design Associates, 2014)

3

Figure 1.3: Development sites
(Source: RS Design Associates, 2014)
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1.3

The ToR for the EIA in question establish the requirements for this Landscape
and Visual Impact Assessment (LVIA), as indicated in Box 1.1 below. This
assessment is also required to (i) identify and evaluate the impacts and
implications of the project on the landscape and visual scene, (ii) assess
cumulative and residual impacts, and (iii) identify appropriate mitigation
measures.
Box 1.1: ToR requirements – environmental baseline
Landscape character and visual amenity
Landscape character
The study should describe the landscape-related area of influence and
landscape setting of the proposed site, identifying the component character
areas and local landscape tracts, and the landscape elements, characteristics,
and degree of sensitivity thereof, so as to enable the prediction and assessment
of:




The changes to the landscape attributable (in full or in part) to the
proposed development;
The implications of such changes on the quality and perception of the
landscape and its elements, in each of the identified landscape
character areas and local landscape tracts; and
The effects of such changes on relevant receptors. (The receptors
should also be duly identified and their degree of sensitivity should
also be indicated and justified).

Reference should also be made to MEPA’s ‘Draft Landscape Assessment
Study, 2004,’ and to the Guidelines for Landscape and Visual Impact
Assessment (The Landscape Institute & IEMA), as relevant.
Visual amenity
The following need to be identified and submitted for prior EPD approval:



The zone of visual influence (ZVI) of the site and the development
under consideration; and
Assessment viewpoints representative of short-, medium- and longdistance views towards the site. A baseline photograph taken from
each proposed viewpoint is also required. The submission should cover
all the important views of the site, whilst avoiding the inclusion of
superfluous or inappropriate viewpoints (e.g. positions from which
the site is not visible, or where the view is obstructed or dominated by
physical obstacles in the foreground).

Thereafter, for each approved viewpoint, the projected situation and
appearance of the site (i.e. as it would look with the proposed development in
place) should be compared to the current baseline situation (i.e. without the
proposed development). The following should be predicted and assessed
accordingly:

5





The expected changes to visual amenity as a result of the proposed
development;
The effects of such changes on the quality of the visual amenity of the
site; and
The effects of such changes on relevant receptors. (The receptors
should also be duly identified and their degree of sensitivity should
also be indicated and justified).

Note: The baseline photographs and the photomontages should, unless
otherwise directed by MEPA, satisfy the following:
a) The location of each viewpoint should be shown on a map
that also depicts the viewshed for the proposed site as
described above. The visual angle of the photograph should
also be indicated and should not be greater than 50°. Stitched photos
that illustrate the field of vision towards the site from each viewpoint
are acceptable as long as they are additional to the 50-degree
photograph.
b) The photographs and photomontages submitted should:
a. Be at least A3 in size. Strips which are A3 in width but not in
length are not appropriate except as supplementary illustrative
material;
b. Include the date and time at which the photo was taken;
c. Be of good quality, with faithful reproduction approximating as
much as reasonably possible what would normally be visible to
the naked eye. The photos should be taken in good weather,
and should be taken at least 2 hours after sunrise and 2
hours before sunset. Colours should not be digitally or
otherwise
manipulated.
As
a
guideline,
the
image should have a printing density of 200 dots per inch
or better. In some instances, digital images having a
resolution of 1024 x 728 or better may be required for
multimedia presentation purposes;
d. Be taken in such a manner that near-field objects do not
overpower or dominate features near the image plane passing
through the project area;
e. Be taken from a height above ground level that is
representative of the eye level of the viewer, and such height
should be duly documented; and
f. Ensure that all additional/replacement structures and features
depicted in the photomontages have a scalewhich
proportionately tallies with the existing nearby features.
c) Wherever relevant, the photomontage(s) should cover the following
scenarios:
a. The development without the proposed landscaping scheme,
representing the worst-case scenario;
b. The development complete with the proposed landscaping
scheme as it is expected to look when the trees reach maturity,
also providing an indicative timeframe as to when such
6

maturity is expected to be attained; and
c. (where relevant in relation to impact of nocturnal lighting)
the development and its ancillary lighting as it would appear
during night-time.

1.4

This assessment was compiled on the basis of several field visits carried out in
March and April 2014 and through a desktop review of relevant documents,
including (i) the Project Description Statements (PDS) concerning the
proposed developments1, (ii) relevant methodologies and guidelines, including
the Guidelines for Landscape and Visual Assessment, cited in Box 1 above,
and (iii) policy documents of relevance (outlined in Section 2). Relevant
additional data was obtained through the MEPA website and the MEPA Map
Server, with this including planning and scheduling data for the area in
question.

1.5

This assessment further takes into account (i) photomontages prepared in
order to visualize the changes in the visual scene resulting from the proposed
development, as per the specifications outlined above, and relevant
information pertaining to other aspects addresses in this EIA, including land
cover and land/sea uses, geology and geomorphology, terrestrial ecology, and
architectural, archaeological, historical and cultural heritage.

1.6

The area of study (AoS) for this LVIA incorporates the Zone of Visual
Influence (ZVI) of the proposed development, shown in Figure 1.4. As can be
noted, the greatest degree of visual impact is expected to be concentrated
within the immediate environs of the development site (Figure 1.5), with a
lesser degree of impact within the extended viewshed towards the south-west,
south, and south-east. Selected and approved viewpoints for assessment were
therefore located within the darker-shaded area shown in Figure 1.5.

1

(i) Project Description Statement – Villa Rosa (RS Design Associates); (ii)
Addendum to Project Description Statement – Villa Rosa (RS Design Associates);
and (iii) Project Description Statement – Cresta Quay (RS Design Associates).
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Figure 1.4: Zone of Visual Influence (ZVI) of the proposed development
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Figure 1.5: Zone of Visual Influence (ZVI) in the immediate environs of the
development site
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2.

The policy context

2.1

This LVIA considers three key planning documents, the spatial and topical
remit of which incorporate the development area in question. These are:




The Landscape Assessment Study of the Maltese Islands;
The North Harbours Local Plan; and
The Structure Plan for the Maltese Islands.
Relevant policies relating to landscape and the visual scene from these three
documents are discussed below, providing a framework for the subsequent
field-based evaluation.

2.1

Landscape Assessment Study of the Maltese Islands

2.1.1

The draft Landscape Assessment Study (LAS) of the Maltese Islands was
published in 2004, as part of the process of review of the Structure Plan for the
Maltese Islands (discussed further in Section 2.3 below). Whilst much of the
content of this study remains relevant to date, it should be noted that both
landscape and the visual scene may have changed considerably over the tenyear period since its publication. The description of the site and surroundings
provided in this document should therefore be considered in conjunction with
the baseline descriptions provided in Section 3 of this report.

2.1.2

For purposes of the LAS, landscape was considered to refer to the visual
aesthetic component of the surrounding environment, i.e., views, as
appreciated and interpreted through the sense of sight. Whilst the latter is
undoubtedly fundamental to landscape perception, it should nevertheless be
noted that this scope is somewhat narrow, when considering that landscape
also incorporates non-visual characteristics. The LAS definition also does not
emphasize the affective dimension of landscape, which has since been
highlighted through the European Landscape Convention (ELC)1.

2.1.3

The LAS subdivided the terrestrial area of the island of Malta into 61
landscape character units, with classification based upon predominant
landscape elements, topography, and zones of visual influence. The character
unit most directly relevant to this study is M59 (Sliema – St. Julians –
Pembroke coastal strip), as indicated in Figure 2.1. The relevant landscape
description from the LAS is reproduced in Box 2.1 below.

1

The European Landscape Convention was adopted in 2000 and came into force in 2004. It has to date
been ratified by 38 states, with Malta and Iceland being the only two countries to have signed but not
ratified the ELC. The ELC places great emphasis on the perceptive dimension of landscape,
highlighting its public interest role, its relevance to quality of life, and its crucial role in individual and
social well-being. As such, landscape is defined as “an area, as perceived by people, whose character
is the result of the action/interaction of natural and/or human factors”.
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Figure 2.1: Landscape character map of the Maltese Islands
(Source: MEPA, 2004)
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Box 2.1: Description of M59 landscape character unit. Aspects of the description
of direct relevance to the development in question are highlighted in blue.
(Source: MEPA, 2004)

General landscape description
This low-lying, gently sloping stretch of coast extends from Bugibba to Tigne
point. The coastline is punctuated by a number of shallow bays, some of which
terminate in a sandy beach at the head of the bay. The coastal strip is flanked by
some of the most intensely developed areas in the Maltese Islands near the
Pembroke-St.Julians-Sliema area but the stretch near Bahar ic-Caghaq is still
relatively free from permanent residential settlements. Some of the natural
coastal rock formations such as those near Salini and Ghallis are rather rugged
whilst others such as those at Ghar id-Dud are much smoother.
Enhancing features
The as yet undeveloped stretch of coast is still quite pleasant even in areas like
Qawra and Sliema and presents a welcome respite from the mass of nearby
development. The bays are quite splendid in terms of the colours created by the
shallow underwater features as well as the movements of small marine craft.
The upgrading of promenades at Qawra, Sliema and St. Julians has also
enhanced the coast. The creation of Gnien l-Independenza at Sliema has also
enhanced the appreciation of the coastal area. The development of facilities near
the coast such as those in St. George’s Bay have also generally created an
attractive setting (except in areas where debris left over from previous
construction was left to clutter the area). Unfortunately, a number of beach
facilities (although relatively attractive) have precluded enjoyment to the public.
There are a number of historic features (including a number of fortifications and
towers) but most of them are either dilapidated or have fallen victim to the
ravages of surrounding development. The quality of the more recent major
projects near the coast (and the emphasis on surrounding landscaping) is
superior to development that has occurred in the early part of the 1990’s.
Detracting features
The mass of development at Sliema, St. Julians and Paceville, generally
presents a very detracting backdrop to the coastal stretch and in recent years
considerable stretches near or on the Paceville - St. George’s Bay coastline,
were, until the late 1990’s, occupied by construction sites. Apart from
obstructing public coastal access, some beach facilities constitute an eyesore.
The reverse osmosis plant at Pembroke and the ancillary pipeworks stand out
amongst the surrounding garrigue (or disturbed garrigue). Stretches of
construction rubble are a very common occurrence in areas along the Pembroke
coast and other coastal stretches right to the area near Tigne’ point. Other
coastal stretches in the same area are relatively free from the unsightly
construction debris but are often degraded by littering that occurs as a result of
bathing activities or barbeques. The Caravan site at Bahar ic-Caghaq has
introduced another degrading feature together with the less organized caravan
site at Qalet Marku.The stretch of coast near Qalet Marku is adversely
influenced by the presence of the nearby Maghtab Landfill.
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2.1.4

The considerations outlined in the LAS with respect to character area M59 are,
for the most part, still relevant to the landscape context of the area today. The
intensity of development noted above is still a hallmark of St. George’s Bay,
and the area includes developments of different ages and styles, also with
differences in the level of architectural quality. Construction work in the
immediate surroundings of the bay is less widespread than it might have been
at the time of writing of the LAS, although construction works in the wider
Paceville area are still a regular and persistent feature of the landscape. The
issue of beach facilities limiting public access to the coast is likewise still
relevant; the beach proper has, however, been widened since the time of
writing of the LAS through beach ‘reclamation’ initiatives. As noted in the
LAS description, the upgrading of the coastal promenade and of coastal
facilities has undoubtedly had a beneficial effect on landscape quality,
although there are minor issues related to maintenance, which will be
discussed further in Section 3 of this report.

2.1.5

The LAS highlights areas of landscape sensitivity (Figure 2.2) and indicates
landscape upgrading potential across the Maltese Islands (Figure 2.3). As can
be noted from the above-mentioned figures, the immediate coastal stretch
surrounding St. George’s Bay includes several areas considered to be of high
landscape sensitivity (considered to be the 2nd highest valued category across a
5-category spectrum), with these juxtaposed with areas considered to be of
‘significant’ landscape sensitivity (3rd highest valued category), and with some
patches of land considered to be of ‘low’ sensitivity (4th category). It is of
note that the ‘high’ landscape sensitivity area of St. George’s Bay represents
one of few ‘high sensitivity’ hotspots located on the north-eastern shore of
Malta, and particularly within the coastal stretch extending from Qawra to
Tigne Point.

2.1.6

As per Figure 2.3, the area of St. George’s Bay is considered to have low
upgrading potential; however, on a local scale, there is some potential for
landscape amelioration as will be discussed in the remaining sections of this
report. The time that has elapsed since publication of the LAS may be an issue
in this regard, with the need for upgrading likely to be more marked now than
it would have been in 2004.
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Figure 2.2: Landscape sensitivity map
(Source: MEPA, 2004)
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Figure 2.3: Landscape upgrading potential
(Source: MEPA, 2004)
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2.2

North Harbours Local Plan

2.2.1

The North Harbours Local Plan, the remit of which incorporates the
development sites and surroundings, was published in 2006 and provides a
planning framework for the region. The Plan notes that the entire North
Harbours area is predominantly urban in character, with an average density of
4,0000 individuals per square kilometer, and that areas of open space are very
limited; green spaces such as the Villa Rosa gardens therefore need to be
considered not only in terms of the immediate site and surroundings, but also
in terms of their context within a region that lacks such significant areas of
open space. The Local Plan also notes that the beach at St. George’s Bay is the
only sandy beach within the Local Plan area. Amongst the planning issues
highlighted in the document, those of relevance to this LVIA include (i) high
urban densities and pressure to intensify development in existing built-up
areas, (ii) pressures on open countryside, and (iii) a preference for
redevelopment (as opposed to rehabilitation) of vacant buildings of
architectural/townscape value.

2.2.2

There are a number of general policies of relevance to this LVIA within the
Local Plan, notably policies NHSE05, NHSE07, NHSE08, NHSE10,
NHTR14, NHCV01, NHCV02, NHCV03, NHCV04, NHRL02, and NHRL03.
A brief overview of these policies is provided in Box 2.2 below, with relevant
considerations for the evaluation of the proposed development highlighted in
blue text. The intention is not to provide an exhaustive list of all policies
relevant to this development but rather to highlight policies with direct
implications for landscape and visual aspects. The Paceville area policies map
is provided in Figure 2.1, and is relevant in the context of designations
referred to in Box 2.2 below.
Box 2.2: North Harbours Local Plan: general policies of relevance.
Remarks related to the proposed development, and its potential landscape
impacts, are indicated in blue text within the same box.
Settlements
Policy NHSE05
Excessively wide road spaces, traffic junctions and designated urban public
open spaces with potential for upgrading are identified for improvement…on
these sites, MEPA encourages proposals for embellishment by private or
public sector bodies in line with stipulated environmental and design criteria.
While the development sites do not lie within the designated areas identified
in the Local Plan (Figure 2.4), the proposed upgrading of open space
resulting from this development would be complementary to the objectives of
this policy.
Policy NHSE07
In accordance with relevant Structure Plan Policies, a number of strategic
view corridors are established to protect long views into and out of the plan
area. These view corridors include the building planes and skylines that
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should not be significantly disrupted by new development, especially of high
buildings. Views of important valleys will also be protected.
One of the identified view corridors incorporates Wied Ghomor/St. George’s
Bay/Spinola Bay from Tal-Balal (Figure 2.5).
Policy NHSE08
MEPA will refuse development permission for any proposed development
that is likely to have a detrimental effect on strategic views and local views of
valley sides, scheduled buildings or landmark buildings as viewed in their
setting and/or against the skyline.
As noted, the sites lie within one the identified strategic view corridors
(Figure 2.5); furthermore, Villa Rosa is identified as a landmark scheduled
building.
Policy NHSE10
MEPA will adopt a flexible approach in considering appropriate new uses for
scheduled historic buildings with a strong emphasis on putting such buildings
to good use rather than just preserving them. Normal planning requirements
may be relaxed at the discretion of MEPA in order to achieve this aim.
Proposals must, however, retain the original structure and architectural
characteristics of the building or group of buildings, incorporate uses that do
not have an adverse impact on the building’s fabric or character, and must
incorporate uses that are neighbour compatible.
Villa Rosa is a scheduled historic building, and therefore subject to the
provisions of this policy.
Transport
Policy NHTR14
MEPA will seek the construction of strategically located off-street car parks
to serve primary and secondary town centres and main commercial areas in
identified areas. MEPA will not permit the subsequent change of use of these
strategic car parks.
Identified car park areas include the immediate vicinity of St. George’s Bay
(Figure 2.6). The proposal for underground parking facilities located in Zone
B should therefore be evaluated with reference to this policy, as also with
reference to Area Policy NHPV03 (discussed below).
Conservation
Policy NHCV01
MEPA designated Special Areas of Conservation, Sites of Scientific
Importance, Areas of Ecological Importance, and Areas of High Landscape
Sensitivity, as indicated on related maps. In these protected areas and sites,
development will only be permitted provided it accords with all relevant
Structure Plan policies, legal and government notices relating to SACs, AEIs,
SSIs, and AHLSs.
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Of relevance to this LVIA is the protection of the cave and valley at Harq ilHamiem, St. George’s Bay, designated as a Level 1 Site of Scientific
Importance and as an Area of Ecological Importance, with an extension of
the scheduled area incorporating a buffer zone within the valley. As per the
relevant Local Plan map, the area is also designated as a Special Area of
Conservation of National Importance.
Policy NHCV02
Areas and sites of Archaeological Importance (AAIs, SAIs) are indicated on
related maps. Proposals for development likely to adversely affect Areas and
Sites of Archaeological Importance will be refused if there is an overriding
case for preservation. If this is not the case, permission to develop will only
be granted following planning obligation to secure satisfactory monitoring.
Within the area, cart ruts in Wied Harq Hamiem have been identified as
being of archaeological value and hence subject to the provisions of this
policy. These lie outside the development site boundaries.
Policy NHCV03
Within designated natural coastal areas, no urban development will be
permitted. MEPA will, however, consider specified minor interventions,
including ones that would improve public access and use of the coast,
provided that these do not detract from the character of the designated coastal
areas.
The development sites do not lie within designated natural coastal areas
(Figure 2.4); however, the Cresta Quay site lies immediately adjacent to such
a designated area and the provisions of this policy may be relevant,
particularly with reference to the objective of improving public access, which
is also discussed with reference to relevant Area and Structure Plan policies
below.
Policy NHCV04
MEPA will consider the extension/replenishment only of existing sandy
beaches and bays which previously accommodated sandy beaches subject to
relevant provisions.
St. George’s Bay had been subject to a replenishment program in 2004; this
was found to have had no adverse impacts on the marine environment (Borg
et al., 2006).
Leisure and recreation
Policy NHRL02
MEPA will positively consider the development of visitor attractions within
urban areas, particularly where proposals involve the re-use of scheduled
buildings or structures of architectural or historical interest. In all cases,
development of visitor attractions will only be permitted subject to relevant
conditions and provisions.
Aspects of the proposed development can be considered to constitute visitor
attractions, including the proposed open space abutting the promenade at St.
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George’s Bay, and the development of retail/commercial/landscaped spaces
in Zone C.
Policy NHRL03
MEPA will seek to further secure and improve public access around the
coastline adjacent to the sea, in particular seeking to improve access to the
Paceville coastline when considering proposals for new development.
Specific reference is made to designated Coastal Areas with Leisure Uses.
The Cresta Quay site is located within a designated Coastal Area with
Leisure Use area (Figure 2.4); the coastal stretch on the opposite headland of
the bay also incorporates an extensive stretch of shoreline with the same
designation. The consideration of public access should therefore be borne in
mind in the evaluation of this development proposal.
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Figure 2.4: North Harbours Local Plan - Paceville area policies
(Source: MEPA, 2006)
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Figure 2.5: North Harbours Local Plan - designated strategic view corridors
(Source: MEPA, 2006)
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Figure 2.6: North Harbours Local Plan - general transport strategy
(Source: MEPA, 2006)

2.2.3

Area-specific (Paceville) issues identified in the Local Plan include (i)
inadequate road/pedestrian infrastructure (including congestion, pedestrian
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overcrowding, and abuse of on-street parking), (ii) extent and quality of tourist
product (with certain facilities requiring upgrading), (iii) conflict arising from
the juxtaposition of residential and entertainment uses, and (iv) a poor quality
public realm (including building heights that are unrelated to street widths,
poor pedestrian access to the coast, lack of civic/public open spaces, and poor
quality surfacing materials and street furniture). Several of these issues are
directly relevant to landscape integrity and quality in the St. George’s Bay
area, as will be discussed in Section 3 of this report. Key strategic directions
for the Paceville area highlighted in the Local Plan include traffic
management, an improvement in the tourism product, improved residential
amenity, and improved waterfront and urban settings. The proposed
developments should therefore be assessed with reference to these planning
objectives.
2.2.4 Area policy NHPV 13 specifically addresses the Villa Rosa site and is
reproduced in Box 2.3 for ease of reference. Other area policies of relevance
include NHPV03, NHPV04, NHPV07, NHPV09, and NHPV11, with a
summary of these and of related considerations provided in Box 2.4.
Box 2.3: North Harbours Local Plan: Villa Rosa area policy
Policy NHPV13
In considering the comprehensive redevelopment of the Villa Rosa area,
MEPA will seek the following objectives and guidelines. The grounds of
Villa Rosa are divided into Zones (as indicated in Figure 1.2 of this LVIA).
Zone A: Tourism and Leisure Uses (High Density Development Area)
i.

Use: tourism uses, leisure uses and a car park to be developed within
the limits as indicated in Map PV4 subject to a satisfactory TIS;

ii.

Building height: 4 floors from the lower road level;

iii.

Urban design: attention is to be given to back elevational treatment of
buildings; and

iv.

Environmental considerations: the sensitive location and access of the
Scheduled Level 1 Cave and its buffer area must not be encroached
upon by development in Zone A. Excavation works should be limited
to within the boundary of Zone A in order that the cave and valley
designated as a Special Area of Conservation (SAC) are not affected
in any way. No activities from Zone A shall be allowed to encroach
into the non-developable protected valley area to the north of Zone A.

Zone B: Tourism and Leisure Uses (High Density Development Area)
i.

Use: tourist accommodation with leisure facilities;

ii.

Building height: not to exceed the height of 6 floors plus overlying
penthouse level but without semi-basement above higher street level
at the southern side of Zone B adjacent to the existing development.
The development is to be terraced and stepped down from this
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maximum building height limitation down to 2 floors without semibasement adjacent to St. George’s bay and the Villa Rosa gardens;
and
iii.

Urban design: The overall building envelope shall be sensitive to the
setting of the Villa Rosa and its gardens and of the bay.

Zone C: Catering Establishments, Retail and Leisure Uses (Low
Key/Low Density Development Area)
i.

Use: small scale retail, catering establishments and leisure facilities;

ii.

Building height: not exceeding 2 floors; and

iii.

Urban design: in order to safeguard views onto the Villa Rosa and its
gardens from the bay, buildings located within Zone C shall be
designed in such a way as to provide a wide strategic view line onto
the Villa Rosa. To this end, these buildings are to have a total frontage
length that amounts to not more then 50% of the total frontage length
of Zone C. Buildings are to be low key and low density with an
overall site coverage in Zone C not exceeding 50%. No structures will
be allowed at roof level of these buildings. Attention is to be given to
back elevational treatment of buildings proposed in this zone. The
50% unbuilt site coverage is to be appropriately landscaped retaining
wherever possible existing mature trees. Proposals are to include the
total removal of the existing front boundary wall. Managed public
access through Zone C is also to be secured.

Zone D: Retention of Upper Gardens
i.

The rehabilitation and conservation of the existing upper gardens is
required; and

ii.

No structures will be permitted in this zone. Major physical
interventions will not be considered appropriate in this no
development zone.

Zone E: Viable Re-use of Villa Rosa
i.

Development proposals in all the other zones shall respect the
intended reuse and setting of the Villa Rosa and the surrounding
upper gardens in Zone D;

ii.

A full rehabilitation programme, including appropriate minor
internal/external alterations that are necessary to accommodate the
new use for Villa Rosa, will be sought provided that the architectural
integrity of the Villa is fully respected; and

iii.

All proposals should respect the historic and architectural detailing
and the setting of the Villa in accordance with the scheduled status of
the building and its prominent location. Any development, even if
located outside the Villa Rosa site, is to safeguard the strategic view
line onto Villa Rosa.
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Zone F: Tourism/Residential Accommodation Area (Low key/Low
density Development Area)
i.

Use: up market/niche market tourist/residential accommodation that
shall consist of a maximum of 15 bungalows shall be considered in
Zone F. These bungalows are to be planned so as to create a gated
community;

ii.

Building height: not exceeding 1 floor from upper site level of each
bungalow;

iii.

Urban design: development in this zone is to fully respect the context
of the existing gardens. These bungalows are to be designed in order
to be unobtrusive on views onto the gardens and onto Villa Rosa, and
to constitute low key/low density development. The site coverage of
bungalow development in Zone F is not to exceed 25%, and the
building footprint of each bungalow is not to exceed an area of 170
sqm. The layout and location of these bungalows is to ensure that all
existing mature trees in this Zone are retained, and that the canopy of
these trees is to screen as far as possible these bungalows from view.
Attention is to be given to back elevational treatment of buildings
proposed in this zone. Proposals are to include managed access
through Zone F; and

iv.

Environmental considerations: given the existing problems of storm
water run-off through the lower parts of the site and into St. George’s
Bay, appropriate water management measures will be sought in Zone
F. To achieve this, a properly designed, landscaped and managed
watercourse will be reinstated in this Zone to the satisfaction of
MEPA. A minimum of 2 m on either side of the managed watercourse
is to be left free from any development.

Zone G: Pedestrianisation of Bay Shoreline
i.

Retention of full vehicle access along Ix-Xatt Ta’ San Gorg is no
longer essential as the St. George’s Bay area is now well connected to
the Arterial Road via the new hotel link road.

ii.

As part of a comprehensive development proposal for the Villa Rosa
site proposals are to include the semi-pedestrianisation of the road
space marked under Zone G. The possibility of full pedestrianisation
of Zone G will also be investigated to the satisfaction of MEPA.

iii.

Given the uses being promoted at Zone C fronting the bay,
opportunity exists to capitalize on the use of this space for public
outdoor use.

iv.

The physical re-design of the pedestrian area should include suitable
materials, and proposals should include details of street furniture,
paving and other materials. The road space should be designed in a
way that will allow the placing of tables and chairs and other outdoor
activities.

v.

Proposals seeking to pedestrianise Ix-Xatt Ta’ San Gorg are to be in
tune with the pedestrianisation scheme being indicated for Triq Santu
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Wistin.
Zone H: Open Area fronting the Bay
i.

This area is to be developed into a suitably landscaped and fully
publicly accessible open space. No construction works will be
allowed in Zone H. MEPA will ensure that the completion of this
publicly accessible open space shall be secured before any other
development works as detailed in this Policy are taken in hand.

Zone I: Ancillary Facilities
i.

Ancillary facilities will be permitted within this area provided that
these are planned totally underground, and provided that the roof
level of these facilities is properly modeled and landscaped in order to
complement and reinstate fully the symmetrical layout, design and
landscaping of the formal upper garden in Zone D. The reinstated
upper surface will be treated as part of and in accordance with the
policy requirements for Zone D.

Box 2.4: North Harbours Local Plan: area policies of relevance. Remarks
related to the proposed development, and its potential landscape impacts, are
indicated in blue text within the same box.
Policy NHPV03
CPPS funds will be utilized to promote the construction of three Car Parks,
including one in Zone A of the Villa Rosa site re-development.
The local plan notes that, given the very close proximity of the Villa Rosa
site to the Town Centre and Entertainment Priority Area in Paceville, the
opportunity exists to incorporate a modest-sized public car park with good
vehicular access from the Pembroke side. The proposed underground car
park in Zone B should thus be considered with reference to this Local Plan
policy.
Policy NHPV04
Applications for the development of new hotel projects within the areas
identified for Hotel development will be considered favourably provided that
set criteria are met; these include a requirement for high quality design,
compliance with relevant standards and policies, and prior approval of the
Malta Tourism Authority.
Parts of the development site proposed for hotel development (Zone B) lie
within identified Local Plan Areas for Hotel Development; the proposed
hotel development at the Cresta Quay site lies beyond the zoned area
indicated in the Local Plan.
Policy NHPV07
Within areas designated for Leisure Uses at St. George’s Bay, development
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proposals for small-scale Food and Drink facilities will be favourably
considered by MEPA provided that established conditions are adhered to.
The development proposal includes plans for retail and commercial facilities
in Zone C, and development of a four-star hotel (with ancillary facilities
including restaurants) on the Cresta Quay site. The provisions of this policy
are therefore accordingly relevant.
Policy NHPV09
MEPA shall support measures by ADT, the Works Division and any other
relevant agencies to improve the flow of pedestrians within Paceville.
Priority areas for improvement include St. George’s Bay, where design
should promote pedestrian priority at the promenade.
The semi-pedestrianisation of St. George’s Bay shoreline is also proposed in
the Villa Rosa policy, as noted above, which also expresses the intention of
exploring the option of full pedestrianisation of this promenade.
Policy NHPV11
MEPA will seek to achieve full and unrestricted public access to the coast in
all new proposals for development located next to the Paceville coast.
As in the case of Policy NHRL03, the provisions of this policy are relevant to
the development being proposed, and particularly to the development site at
Cresta Quay.

2.3

The Structure Plan for the Maltese Islands

2.3.1

The Structure Plan for the Maltese Islands was published in 1990 and has been
under review over recent years. The LAS outlined above was in fact one a of a
series of subject plans commissioned in order to identify key issues needing to
be addressed during the review process. Despite having been established over
twenty years ago, the policies set out in the Structure Plan are still applicable
to planning decisions in the Maltese Islands, even if it has been indicated that
the Structure Plan will shortly be superseded by the Strategic Plan for the
Environment and Development (SPED). Given that the SPED report is still at
public consultation phase, Structure Plan policies are still being considered as
relevant for purposes of this LVIA. Policies of particular relevance to the
landscape/visual context of the area of study, and to the potential effects of the
proposed development on landscape/visual aspects, are outlined in Box 2.5
below. As in the case of Local Plan policies, the list of relevant policies is not
exhaustive, but merely intended to highlight various aspects of relevance to
the landscape and visual scene.

27

Box 2.5: Structure Plan policies of relevance
Settlement pattern
Policy SET 1
Encouragement will be given to continuing development, including
rehabilitation and redevelopment, within existing built-up areas as defined in
the Structure Plan.
Policy SET 7
When considering applications for permission to develop in existing and new
urban areas, and particularly in the outer residential areas, the Planning
Authority will favour the uses given in order of priority below: (i) community
facilities, (ii) local employment, (iii) local shops, and (iv) housing.
As noted above, the development area is already highly urbanized, with the
notable exception being the Villa Rosa gardens which, as per the Project
Description Statements provided, will not be subject to any urban
development. The proposed extensive development area includes a complex
of uses, including all four categories indicated in Policy SET 7.
Built environment
Policy BEN 1
Development will not normally be permitted if the proposal is likely to have
a deleterious impact on existing or planned adjacent uses because of visual
intrusion, noise, vibration, atmospheric pollution, unusually high traffic
generation, unusual operating times, or any other characteristic which in the
opinion of the Planning Authority would constitute bad neighbourliness.
Policy BEN 2
Development will not normally be permitted if, in the opinion of the Planning
Authority, it is incompatible with the good urban design, natural heritage, and
environmental characteristics of existing or planned adjacent uses, and is
unlikely to maintain the good visual integrity of the area in which it is
located. There will be a presumption against development which does not
generally observe the design guidelines issued by the Planning Authority for
built-up areas.
Development aspects highlighted in policies BEN 1 and 2 will need to be
borne in mind in the evaluation of the proposed development, even if several
tracts of land in the area of St. George’s Bay cannot fairly be described as
being of ‘good visual integrity’. Indeed, given that several aspects
highlighted already adversely affect the St. George’s Bay area (e.g. traffic,
noise, poor urban design), the potential of the development to proactively
mitigate existing issues should also be considered.
Policy BEN 17
Development permit applications shall include proposals for hard and soft
landscaping, and measures by which their maintenance will be undertaken.
The presence of the Villa Rosa gardens offers a substantial benefit in terms of
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landscaping potential; additional landscaping measures in other parts of the
development sites should also be considered.
Policy BEN 19
The Planning Authority will formulate a detailed policy for open space
standards, implementation, and maintenance, and will identify sites in Local
Plans and other plans.
In the absence of this detailed policy, and in the event that the proposed
development is approved, it is imperative that management of the proposed
urban open space be subject to strict maintenance and upkeep to ensure that
no negative impacts on landscape integrity result. Lack of maintenance and
upkeep are issues that unfortunately plague many public spaces within the
Maltese Islands, with related adverse impacts on landscape.
Housing
Policy HOU 1
The development and redevelopment of residential uses in existing built-up
areas will be encouraged with a view to increasing the housing stock in such
locations.
As noted in the Project Description Statements, the proposed development
includes a complex of housing uses, incorporating multi-ownership
accommodation and fully detached bungalows.
Minerals
Policy MIN 19
The use of underground space in urban areas for vehicle parking will be
encouraged. Adequate ventilation, damproofing, and safety measures shall
always be included.
Policy MIN 19 is of relevance considering the underground car park being
proposed, access to which will be provided through Zone B.
Tourism
Policy TOU 3
The Planning Authority will, within the provisions of the Structure Plan, give
favourable consideration only to those development proposals that contribute
to the achievement of stated tourism objectives.
Policy TOU 4
The Planning Authority will give favourable consideration to the
development of further tourist accommodation within the built up areas and
Temporary Provisions areas as amended by the relevant Local Plans at… St.
Julian’s/Paceville…Within these areas development will comply with the
Secretariat for Tourism's Accommodation Projects Policy Guidelines in
respect of new provisions, and upgrading and extensions to existing premises.
Policy TOU 11
Government will seek the co-operation of relevant public and private sector
agencies to ensure that the Islands' many heritage items are made more
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accessible and interesting to tourists. Heritage trails will be identified in
Local Plans.
Policy TOU 15
The Planning Authority in co-operation with the Secretariat for the
Environment and other relevant bodies will define a comprehensive policy
for the coastal zone. This policy should aim at enabling Government to:
1. Assess the different components of the coastal zone considered as a
unique ecosystem
2. Identify permissible uses, development criteria, and standards
3. Promote and enforce policies
4. Include the coastal zone as an area requiring mandatory
Environmental Impact Assessment procedures.
Tourism-related policies are of direct relevance to the St. George’s Bay area
and to the proposed development. While it is beyond the scope of this LVIA
to consider the compatibility of the proposed development with present-day
tourism objectives and plans, this aspect has substantial bearing on landscape
integrity; one of the issues negatively affecting the Maltese coastal zone
(including the St. George’s Bay area) at present is a lack of cohesive and
coherent planning, evidence of which abounds in the coastal landscape. It is
thus imperative that, should the proposed development be approved, its
compatibility with other existing tourism facilities in the area be duly
considered, together with the coordinated management of tourism within St.
George’s Bay. The added heritage value of features within the development
site (most notably Villa Rosa itself) should also be borne in mind,
particularly with reference to Policy TOU 11 and to the potential for the
development to better incorporate heritage features of the area into the
tourism product.
The above considerations also apply with reference to Policy TOU 15; within
St. George’s Bay, coastal development appears to have taken place largely in
piecemeal fashion, with little evidence of coordinated coastal zone planning
and with consequent negative landscape and visual impacts.
Urban conservation
Policy UCO 4
The Planning Authority will designate for conservation all buildings and
spaces listed in the National Protective Inventory and will continue research
to enable the addition to the list of items of similar value.
Policy UCO 5
The various accretions to many listed buildings will be removed, original
structures and finishes made good, and help given in identifying sites for the
relocation of inappropriate uses.
Policy UCO 13
Wherever possible, by control or positive intervention, buildings of
architectural, historical, and townscape importance, gardens, and other areas
of architectural or historical interest will be conserved.
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As noted above, scheduled buildings and areas are included both within the
development sites as also within surrounding areas. Villa Rosa is itself a
prominent landscape feature of architectural, historical, and townscape
importance, as are its gardens.
Rural conservation
Policy RCO 1
Rural Conservation Areas are designated as illustrated in the Key Diagram.
Within such areas the following sub areas will be designated, using World
Conservation Union definitions and criteria where relevant:
1. Areas of Agricultural Value: areas comprised of high grade
agricultural land including irrigated and partially irrigated land
2. Areas of Ecological Importance: relatively large areas designated to
protect typical and rare habitats
3. Sites of Scientific Importance: sites containing individual species,
groups of species, and geological features
4. Areas of Archaeological Importance: concentrations of valuable
archaeological sites
5. Sites of Archaeological Importance: individual and/or isolated
archaeological sites
6. National Parks: relatively large areas of national significance not
materially altered by human use, with managed visitor access and
amenities
7. Areas of High Landscape Value
As noted with reference to Policy NHCV01, the cave and valley at Harq
Hamiem include designated SSIs and AEIs, while the cart ruts in the same
area are scheduled for their archaeological importance.
Policy RCO 4
The Planning Authority will not permit the development of any structure or
activity which in the view of the Authority would adversely affect scenic
value because it would:
1. Break a presently undisturbed skyline
2. Visually dominate or disrupt its surroundings because of its mass or
location
3. Obstruct a pleasant and particularly a panoramic view
4. Adversely affect any element of the visual composition - for example,
cause the destruction or deterioration of traditional random stone
walls
5. Adversely affect existing trees or shrubs
6. Introduce alien forms, materials, textures, or colours.
Local Plan policy NHSE07 focuses on the safeguarding of strategic view
corridors. In the context of the proposed development, the provisions of
Policy RCO 4 are particularly important for the preservation of the Villa
Rosa skyline and view.
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Policy RCO 28
Valleys will continue to be protected as important water catchment areas.
The policy is relevant with respect to the various valleys in the area, in
particular Wied Harq Hamiem.
Policy MCO 1
Identified general vicinities are designated as candidates for the status of
Marine Conservation Areas. These include the vicinity of St. George’s Bay,
Paceville.
This policy does not yet appear to have been implemented; designated
Marine Protected Areas within the Maltese Islands do not include the area of
St. George’s Bay.
Policy CZM 3
Public access around the coastline immediately adjacent to the sea or at the
top of cliffs (including in bays) will be secured.
As noted above, the focus of this policy on public access to the coast is
reiterated in several Local Plan policies and is particularly relevant to the
development site at Cresta Quay.
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3.

Description of the existing landscape and visual scene

3.1

Field methodology

3.1.1

This section takes into account the landscape descriptions provided in the
documents discussed in Section 2 above, together with the results of a number
of field surveys carried out in the area during March and April 2014.

3.1.2

During the field visits:
 Key landscape elements, characteristics and character aspects were
recorded, with these including both visual and non-visual features (refer to
Table 3.1 below);
 Annotated sketches of the visual landscape, as seen from specific
viewpoints, were drawn;
 Landscape features were described and evaluated, with reference to the
checklist and criteria outlined in Table 3.1 below; and
 A photographic record of key landscape features and characteristics was
taken.

3.1.3 In addition to a general assessment of the site of the proposed development
and its immediate surroundings, the field survey took into account the wider
viewshed of the development, as also a number of specific viewpoints, which
were in turn used for purposes of assessing visual impacts, and which are
discussed further in section 3.3 below.
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Table 3.1: Landscape description & evaluation checklist
Landscape components













Geology
Geomorphology
Soil cover
Ecology
Agriculture
Hydrology
Archaeology & history
Settlement & architecture
Symbolic features
Land-use & land-cover
Maritime land uses
Non-visual aspects

Landscape dynamics








Landscape boundaries
Scale
Diversity
Complexity
Enclosure/openness
Seasonality
Relative importance of landscape elements

Landscape evaluation















Strength of character
Robustness
Sensitivity to change
Typicality
Uniqueness
Fragility
Naturalness
Aesthetic qualities
Replaceability
Sense of place
Conservation interest
Degradation
Vulnerability to environmental processes
Threats
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3.2

General landscape description

3.2.1

The upper formations of the Maltese stratigraphic sequence have not been
preserved within the AoS. The geology of the immediate St. George’s Bay
area is comprised of Lower Coralline Limestone exposures, predominantly of
the Xlendi Member. The geology of the hinterland area is comprised primarily
of Lower Globigerina Limestone, with this same stratigraphic sequence
extending across much of the south-western segment of the island of Malta.
Lower Coralline Limestone outcrops along the low-lying rocky shore of St.
George’s Bay, but geological exposures are otherwise somewhat limited, due
to the heavy degree of anthropogenic conversion of land.

3.2.2

Natural habitat coverage is somewhat limited within the area and largely
limited to (i) parts of the immediate rocky shore area and (ii) Wied Harq
Hamiem. The ecological importance of the latter is reflected in its scheduling,
with a Level 1 designation for its central area, and a Level 4 designation for
buffering areas. There are also expanses of vegetation within the Bay which,
although not naturally occurring, may still serve important ecological and
aesthetic functions. The gardens of Villa Rosa provide the most clear example
of the latter. Other vegetation within the immediate area of St. George’s Bay is
limited in extent, and comprised of small-scale expanses of (i) species used for
landscaping purposes, (ii) species characteristic of disturbance, and (iii) other
species characteristic of the labiate garrigue, aerohaline community, and other
ecological assemblages. There are no significant soil exposures or agricultural
land uses within the immediate area of St. George’s Bay, although there are
agricultural tracts of land at the westernmost extent of Wied Harq Hamiem.

3.2.3

Urban development within St. George’s Bay dominates landscape character,
but is somewhat mixed in nature. Major developments include a number of
hotels (including the Corinthia San Gorg, Corinthia Marina, and Radisson
hotels on the promontory to the north-east of St. George’s Bay, and St.
George’s Park, the Westin Dragonara hotel, and the Casino building on the
opposite flank of the bay), a language school within Dolphin House, a range of
catering establishments, sea sports centres and small coastal structures,
dispersed residential dwellings (including both individual houses as well as
apartment blocks), as well as the premises of the Institute of Tourism Studies
(ITS). The immediate hinterland of St. George’s Bay (Paceville centre) serves
mainly as an entertainment district, including commercial, catering, and
accommodation establishments, while the area beyond the bay to the north and
north-east includes an extension of the residential area of Pembroke. While
tourism/catering/entertainment-related land uses may be complementary, it is
reasonable to assume that there may also be land-use conflicts within parts of
the area, with the most significant likely to be those between residential and
entertainment functions.

3.2.4

The entire Paceville district has seen very fast-paced urban development since
the 1960s (as is evident when comparing the baseline photos in Section 3.3
below to the selection of past photos provided in Figure 3.1), resulting in an
extension of the urban footprint, the near-elimination of any agricultural land
uses from the area, and a sharp increase in building heights. The area is now
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Malta’s main nightlife and entertainment hub, with consequent displacement
of the residential population and with related impacts related to traffic
congestion during peak times (in particular during weekends), with the latter
impact also ‘spilling over’ into neighbouring areas. While urban development
now dominates the entire landscape character of Paceville, there has also
arguably been a decline in the quality of development, at least in parts of the
locality, with a consequent negative effect on landscape quality. A related
issue is the lack of coherence of built development, with a mixture of building
heights, styles and designs that are at times poorly compatible and evidently
uncoordinated. Poor-quality urban planning would indeed appear to constitute
a main threat to the landscape, with a second related threat being overcongestion. The negative visual impact of party walls (hitan tal-appogg),
which is pervasive across urban areas of the Maltese Islands, is also evident
here; in the immediate development area, the most evident example is the
party wall of the Baystreet complex, which is visible from several parts of St.
George’s Bay. While there is some sense of this being a coastal resort area,
the strength of landscape character is negatively impacted by the abovementioned aspects and by the lack of a cohesive identity. Furthermore, the
lack of open spaces is also an issue of concern, and the proposed creation of
open spaces through the proposed development should therefore be evaluated
with reference to the wider urban context.
3.2.5

Notwithstanding the above, there are some examples of landmark architectural
features within the St. George’s Bay area, the most notable of which is Villa
Rosa proper; this has a dominant visual presence for various reasons, notably
(i) because of its location atop a crest and within a wide viewshed, (ii) because
of its relatively large scale, (iii) because of its ‘context, i.e. the fact that it is
largely surrounded by gardens (providing visual contrast) and is not
immediately abutting any other buildings, and (iv) because of its stately
architectural style (Figure 3.2). As noted by Cefai (n.d.), “the Villa assumes
great importance in the landscape due to its very well articulated massing,
silhouette and design that combine to create a landmark building with a very
large zone of visual influence. What makes this landmark building special and
unique is the fact that the architect made good and effective use of a number
of empiricist design principles…”. The same report also highlights the
important roles that Villa Rosa and its grounds serve, not least as “an island of
stability in a fast changing and rapidly developing urban context”. It is
unfortunate that much of this more modern development in the area lacks any
typicality dimension, consequently contributing little to sense of place, and to
landscape uniqueness.

3.2.6

Landscape condition is likewise mixed; certain parts of St. George’s Bay are
well maintained, with these including the beach proper and the modern large
hotel complexes. There are also, however, dilapidated buildings (including
Moynihan House) and other minor signs of disrepair; two examples of the
latter are the poor state of street furniture and ‘abandonment’ of planters, and
missing lettering on the Villa Rosa sign (Figure 3.3). The poor state of the
fence atop the Villa Rosa boundary wall also adds to the sense of relative
neglect.
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Figure 3.1: Past (undated) aerial photos of St. George’s Bay.
(Source: www.maltavista.net)

37

Figure 3.2: The visual prominence of Villa Rosa within the landscape, as seen
from two vantage points, the first across St. George’s Bay, and the second
across Wied Harq Hamiem.
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Figure 3.3: Examples of elements contributing to landscape degradation: (i)
overgrown and unmaintained planters, (ii) benches in a poor state of repair, and (iii)
missing lettering on the Villa Rosa sign.
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3.2.7

The maritime area of St. George’s Bay is used for a variety of purposes,
particularly during summer months, with key activities including bathing, a
range of water sports (paddling boats, jet skis, etc.), and berthing of vessels.
The maritime environment in the bay also provides much-needed visual
openness within an otherwise heavily congested area; indeed, with the
exception of the Villa Rosa grounds, the sea is the only significant ‘natural’
element of significant scale within the landscape. As noted in the LAS, the
colour features within the water also contribute positively to the aesthetic
qualities of the area. Since implementation of the project to replenish the
beach at St. George’s Bay, visitor use of this beach has increased greatly, not
least due to its increased footprint.

3.2.8

Noise is a dominant aspect of the non-visual landscape, particularly during
spring and summer months, when the St. George’s Bay area is heavily
frequented by both pedestrians and vehicles during daytime and nighttime
hours. The area is also quite heavily frequented during the remainder of the
year, and is a popular area with locals and tourists alike.

3.3

Landscape and visual characteristics (specific viewpoints)

3.3.1

In addition to the general assessment presented in Section 3.2 above,
landscape and visual characteristics were also assessed from eleven specific
viewpoints, indicated in Figure 3.4 below. The location of these viewpoints
was discussed and agreed with MEPA, and these were also used as the basis
for developing photomontages of the proposed development (see Section 4).

Figure 3.4: Location of viewpoints
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Viewpoint 1
3.3.2 Viewpoint 1 (GPS coordinates: N35˚55’27”, E14˚28’55) is located along Triq
Professor W. Ganado, along the north-westerly upper bank of Wied Harq
Hamiem. Villa Rosa is located east of this viewpoint. The residential expanse
of Pembroke lies north-west of this position.
3.3.3

The view from VP1 is relatively limited in lateral extent, due to high visual
features on either side of this part of the road in question, with a sports ground
and its high boundary fence located on one side, and a boundary wall/fence
and high trees located on the opposite side. As a result, the view from this
location is somewhat linear and dominated by the road itself; the Corinthia
hotel development at the far end of Triq Professur Ganado is visible at a
distance, as is the sea in the background, with the latter view also including
shipping activity (Figure 3.5). There is otherwise little urban development
directly visible, and particularly none of the urban congestion that
characterizes the immediate area of St. George’s Bay. Indeed, from this
viewpoint, landscape identity is influenced primarily by the road. The
proximity of residential development along Triq M. Decelis also has an
influence on landscape character, even if this is more directly felt elsewhere
along Triq Professur Ganado. Some residential development in Swieqi can
also be seen from this position (Figure 3.6).

3.3.4

Vegetation expanses can be noted from this viewpoint, including (i) trees used
for planting and landscaping purposes (including within the Villa Rosa and
hotel grounds), commonly including palm trees, as well as bougainvillea
hedges, Pinus sp., Eucalyptus sp., and carobs, and (ii) species characteristic of
disturbed environments. The latter includes roadside weedy vegetation.

3.3.5 The visibility of Villa Rosa and of its surroundings is limited due to
intervening visual elements, such as high boundary walls and large trees;
however, parts of the boundary wall of the development are nevertheless
visible; the shore area of St. George’s Bay is also not directly visible from this
viewpoint.
3.3.6

Landscape condition is varied; while much of the area appears to be
reasonably well maintained, the poor state of some of the fencing and the
proliferation of weedy roadside vegetation suggest at least some scope for
landscape enhancement. The landscape is not considered to be particularly
fragile; however, given the development pressures on the St. Julians and
Paceville localities, there is an evident ‘threat’ potential from the spill of
intense urban development both from St. George’s Bay extending across and
beyond the Wied Harq Hamiem area, as also from Swieqi. This potential
threat appears to be presently successfully mitigated by planning and
environmental protection regulations and policies at present.

3.3.7

Non-visual landscape features are dominated by traffic noise – the road is
quite heavily traversed by vehicles on a regular basis, as is the neighbouring
main throughoufare of Triq Sant’ Andrija.
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Figure 3.5: View from VP1 towards St. George’s Bay; parts of the Villa Rosa
boundary wall are visible.

Figure 3.6: View from VP1; residential development along the edge of
Swieqi can be seen in the background to the left.
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Viewpoint 2
3.3.8 Like VP1, VP2 (GPS coordinates: N35˚55’30”, E14˚29’01) are) is located
along Triq Professur Ganado. Triq M. Decelis, which passes along the
residential edge of Pembroke in this area lies almost parallel to Triq Professur
Ganado. Villa Rosa lies approximately east-south east of this position, and is
clearly visible from this location; its upper boundary wall is also visible
(Figure 3.7).
3.3.9 Several of the landscape considerations discussed with respect to VP1 above
also apply to VP2, due to the close spatial proximity of these viewpoints.
However, two notable differences are as follows:
i.

The increased visibility of the urban mass of Paceville; indeed, from this
vantage point, Villa Rosa almost forms a visual continuum with high-rise
development in the Paceville area on the one hand, and with residential
development in Swieqi, on the other; the latter is also more visible from this
location than from VP1. Although the architectural uniqueness of Villa Rosa
allows the building to stand out from others, its visual ‘isolation’ is somewhat
compromised, particularly from certain vantage points (see, for example,
Figure 4.2).

ii.

The stronger residential feel of the area, due to the close proximity of the
residential edge of Pembroke along Triq M. Decelis. The well-maintained
hedges along the road further enhance the residential identity of the area.
Some degrading features are, nevertheless, still present. An example of the
latter is a building painted bright pink and with rather makeshift accretions
along its edge (Figure 3.8). The lack of coherence between built developments
discussed with reference to St. George’s Bay in Section 3.2 above also applies
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to developments in Swieqi, as does the point concerning unsightly party walls
(hitan tal-appogg).
3.3.10 As in the case of VP1, the sea is a dominant visual feature, providing a sharp
contrast to the urban expanse extending from Dragonara Point past St.
George’s Bay to Swieqi. Also as in the case of VP1, various vegetation
features are present, including trees within the gardens of Villa Rosa as also
other species used for landscaping purposes. Other vegetation occurring in
this area includes Arundo donax and Opuntia ficus-indica.
3.3.11 As in the case of VP1, the main non-visual aspect of the landscape relates to
noise generated from traffic.
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Figure 3.7: View of Villa Rosa from VP2, with other constructions in St.
George’s Bay and Swieqi visible to its left and right, respectively.

Figure 3.8: Urban development on the edge of Swieqi, with evident issues
relating to the quality of some developments.
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Viewpoint 3
3.3.12 Viewpoint 3 (GPS coordinates: N35˚55’37”, E14˚29’09”) is located along
Triq M. Decelis within the settlement of Pembroke. Villa Rosa is located
south of this viewpoint, with St. George’s Bay partially visible to the southeast.
3.3.13 There is a sharp contrast between the relatively tranquil residential
neighbourhood in the immediate environs of this viewpoint (Figure 3.9), and
the high-density urban development visible towards Paceville and St. Julians.
The Westin Dragonara resort at Dragonara Point is visible at one extreme,
while the Portomaso tower can also be seen, in visual proximity to Villa Rosa.
The residential Triq M. Decelis is separated from the busier thoroughfare of
Triq Professur W. Ganado by a landscaped traffic island, on which planted
species include olive trees, Cercis siliquastrum, Pinus halepensis, palm trees,
and hibiscus, amongst other species. Landscape quality in the residential
neighbourhood is generally good, with the largely semi-detached buildings
having much more coherence than in the Swieqi and St. George’s Bay areas
discussed with reference to viewpoints 1 and 2 above. There is also an evident
high level of maintenance in the area. Few cars were parked along the road at
the time of survey, perhaps due to the fact that several of the residences have
drives and/or garages. The main detracting feature noted in this area was a
vacant, overgrown plot (Figure 3.10) with a poorly maintained boundary wall.
Figure 3.9: The residential neighbourhood of Triq M. Decelis, separated from
the main thoroughfare of Triq Professur W. Ganado by a landscaped traffic
island.
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Figure 3.10: Vacant lot in Triq M. D Decelis.

Viewpoint 4
3.3.14 Viewpoint 4 (GPS coordinates: N35˚55’39”, E14˚29’13”) is located at the
junction between Triq Professur W. Ganado and Triq Walter Ganado, with
Villa Rosa located south-south west of this location.
3.3. 15 Landscape characteristics are largely similar to those described in the case of
VP 3 above, with an evident contrast between the Pembroke residential
neighbourhood and the more congested development area towards
Paceville/St. Julians and Swieqi. There is, however, a change in the style of
residential buildings as one moves from VP3 towards the Radisson/Corinthia
hotel developments, with the semi-detached buildings found along Triq M.
Decelis giving way to more block-type apartment-style housing developments
(Figure 3.11); the landscaped band running along Triq M. Decelis also comes
to an end, and the area around VP4 consequently starts to acquire a more
urban feel, also because of a much higher volume of parked vehicles along the
road.
3.3.16 The view of Villa Rosa from this location is screened by intervening
vegetation (Figure 3.12, Figure 4.6), with only its uppermost extent being
visible. The Portomaso tower is a prominent element in the landscape, as are
various other massive and high-rise developments located in the Paceville area
(Figure 3.12). The pressures of urbanization are also evident; several tower
cranes could be clearly seen from this vantage point at the time of survey.
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Figure 3.11: Apartment-style residences in the vicinity of VP4.

Figure 3.12: Partial view of Villa Rosa from VP4.
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3.3.17 As can be noted from Figure 3.11, there are several elements which negatively
affect landscape quality and views from the area, the latter particularly when
looking towards the Paceville/Villa Rosa area; these include the issues with
urban congestion, uncoordinated urban development, and party walls already
highlighted above, as well as negative visual impacts arising from roof
‘furniture’, such as water tanks. The poor state of the road boundary wall and
related fencing is also a detracting feature.

Viewpoint 5
3.3.18 Viewpoint 5 (GPS coordinates: N35˚55’37”, E14˚29’18”) is located along ixXatt ta’ San Gorg, within the immediate area of St. George’s Bay. The
viewpoint lies directly north-east of Villa Rosa and north-west of Cresta Quay,
the latter positioned directly opposite across the bay. The view from this
location is somewhat enclosed, delimited by buildings in Swieqi (behind Villa
Rosa) to the south-west and Triq Dragunara to the south and south-west.
3.3.19 The view from this vantage point includes various diverse elements, including
the following:








Villa Rosa, which rises high above surrounding buildings, and also stands out
due to its scale and distinctive architecture, as already discussed (Figure 3.13);
The Villa Rosa gardens, the various levels of which are clearly visible from
this vantage point (Figure 3.13);
The various other buildings located in Paceville and along Triq Dragunara,
which are visible from this location, many of which are block-like in style
(Figure 3.14);
The beach at St. George’s Bay;
The EF Beach Club structures located at Cresta Quay;
The Corinthia Marina hotel development, including its watersports area on the
shoreline (with paddling boats in the sea at the time of survey); and
The ‘Paranga’ shoreline restaurant.
Smaller-scale landscape elements include a ‘kiosk’-like structure located
along the beach, as also boathouses located to the right of Cresta Quay.

3.3.20 Elements of naturalness in the landscape are largely limited to (i) the sea, (ii)
the beach and exposed rocky shore areas, and (iii) expanses of vegetation,
particularly within the Villa Rosa gardens and along Triq Dragunara, together
with other trees planted for landscaping purposes and other small-scale
ecological assemblages.
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Figure 3.13: View of Villa Rosa from VP5.

Figure 3.14: View across St. George’s Bay to Cresta Quay; the urban mass of
Paceville is clearly visible.
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3.3.21 Given the above, landscape character appears to be dominated by
commercial/entertainment land uses, more than by its residential elements.
The extension of bar/catering tables onto the road in places further enhances
this identity, as does the heavy traffic of both people and vehicles in this area.
As discussed in Section 3.2 above, landscape condition appears to be
somewhat varied. The area is generally well maintained, with evident upkeep
of the beach on a regular basis, and with an upgraded and landscaped
promenade extending along the bay. However, and as already noted, the urban
mass of Paceville appears to have been built without adequate coordination in
planning, with the result that there now is not only over-congestion in the area,
but also a mixture of building styles and heights that are poorly compatible,
and with consequent negative impacts on landscape.

Viewpoint 6
3.3.22 Viewpoint 6 (GPS coordinates: N35˚55’35”, E14˚29’14”) is located further
along ix-Xatt ta’ San Gorg, closer to the beach, and provides a more open
view, encompassing all of St. George’s Bay. Villa Rosa and its gardens can be
seen to the south-west, with Cresta Quay lying south-east of this viewpoint.
3.3.23 Several of the considerations outlined in the case of VP 5 above also apply
here, due to the close spatial proximity and similar visual context of these two
viewpoints. However, there are some minor differences. The beach is a more
dominant landscape element from this vantage point (see Figure 4.8), which
affords a better perspective of its scale. This position also highlights the sharp
contrast between the two sides of St. George’s Bay - the right-hand flank of
the bay (Triq Dragunara) is evidently much more densely developed than the
left-hand flank (ix-Xatt ta’ San Gorg, with multiple tiers of large and high-rise
development in the former case (Figures 3.15, 3.16). Constructions on the
opposite side of the bay are less dense. Buildings along ix-Xatt ta’ San Gorg
include Moynihan House and Dolphin House, the former presently in a state
of dilapidation. The landscaped ITS grounds also serve to mitigate the impact
of development on this side of the bay.
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Figure 3.15: View of Triq Dragunara from VP6.

Figure 3.16: View of ix-Xatt ta’ San Gorg from VP6.
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Viewpoint 7
3.3.24 Viewpoint 7 (GPS coordinates: N35˚55’34”, E14˚29’14”) is located on the
part of the coastal promenade lying parallel to the beach, i.e., directly adjacent
to the lower Villa Rosa gardens and the property’s boundary wall. The coastal
promenade and beach dominate the view from this vantage point, which also
affords a more comprehensive vista of ix-Xatt ta’ San Gorg (Figure 3.17).
Figure 3.17: View of ix-Xatt ta’ San Gorg from VP7

3.3.25 A number of aspects may be highlighted with respect to this vantage point, as
follows:





The strong mitigating influence of the landscaping within the grounds of the
Institute of Tourism Studies, serving to soften the effect of urban development
on the landscape;
The rather uncoordinated state of urban development in the Moynihan
House/Dolphin house block; notable detracting features include a façade
painted bright pink, facades with mismatched apertures, prominent and
unsightly water tanks on roofs, electricity cables carelessly dangling along
facades, and air-conditioning units placed along building facades. The signage
found at ground floor level in this area could also arguably be more sensitive
to the landscape context.
The extent of coastal encroachment from shoreline development; it is evident
that substantial tracts of shoreline have been ‘taken over’ by coastal
development in this area, with three notable examples being the Corinthia
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hotel areas, the EF Beach Club at Cresta Quay, and the Paranga shoreline
restaurant.
 The apparent inadequacy of parking facilities in the area; at the time of survey,
illegal double and even triple parking could be observed along the northwesterly corner of the promenade.
 A certain degree of dilapidation with respect to the Villa Rosa property
boundary area, with rusty fencing and unmaintained signage.

Viewpoint 8
3.3.26 Viewpoint 8 (GPS coordinates: N35˚55’32”, E14˚29’16”) is located further
along the coastal promenade, at the junction with Triq Santu Wistin, in
Paceville. As in the case of VP7, this lies directly adjacent to the lower Villa
Rosa gardens and to the property’s boundary wall. The viewpoint affords a
closer view of the right-hand flank of the bay along Triq Dragunara, and is
more directly influenced by the central Paceville entertainment area (Figure
3.18).
Figure 3.18: View of Triq Santu Wistin, Paceville from VP8

3.3.27 Aspects of note include the following:



The greater prevalence of catering establishments in this part of the bay;
The somewhat awkward juxtaposition of residential dwellings (e.g., Figure
3.19) with commercial/entertainment facilities and with high-rise
development;
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Shoreline ‘enroachments’, most notably at Cresta Quay and at the Paranga
restaurant establishment; and
Expanses of landscaped/ruderal/semi-natural vegetation along Triq Dragunara,
discussed further with reference to viewpoint 9 below.
Figure 3.19: A number of residential buildings are interspersed amongst
commercial/residential facilities and high-rise development.

Viewpoint 9
3.3.28 Viewpoint 9 (GPS coordinates: N35˚55’31”, E14˚29’19”) is located further
along the bottommost segment of Triq Dragunara, above the Paranga shoreline
restaurant structure. Villa Rosa is visible approximately west of this
viewpoint, with the Bay Street building lying to its west. The urban mass of
Swieqi is also visible further from certain vantage points, while residential
buildings along Triq M. Decelis in Pembroke can be seen to the north-west.
3.3.29 Several of the considerations discussed with reference to viewpoint 8 also
apply to this vantage point. Additionally, and as noted above with reference to
Moynihan House, the architectural landscape context of Villa Rosa, as viewed
from this vantage point, is negatively affected somewhat by the
incompatibility of more modern developments, some of which are block-like
in appearance and not particularly aesthetically pleasing. In the vicinity of this
viewpoint, other detracting features could also be noted, such as graffiti
(Figure 3.20), and mismatched apertures within the same building block.
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Figure 3.20: Graffiti, poor upkeep of the pavement, and the spread of ruderal
vegetation all have negative impacts on landscape quality.

Viewpoint 10
3.3.30 Viewpoint 10 (GPS coordinates: N35˚55’32”, E14˚29’22”) is located further
along Triq Dragunara. As in the case of VP11, it affords a more distant view
of the St. George’s Bay inlet, with Villa Rosa prominently located at the
centre of this view. This position also incorporates an extensive view of the
settlement of Pembroke.
3.3.31 Aspects of note in relation to this viewpoint include the following:

 The strong visual role of the Villa Rosa gardens, which serve to distinguish
between urban development in Pembroke, on the one hand, and urban
development in Paceville, on the other, providing a natural wedge in between
the two;
 The relative visual isolation of the cluster of buildings which includes Dolphin
House and Moynihan House; this is in part due to the presence of Wied Harq
Hamiem, which separates these developments from urban development in
Pembroke, as also due to the presence of unbuilt plots of land close to
Moynihan House;
 The aesthetically pleasant qualities of the maritime area of the bay,
particularly given the contrast between the blue water hues, the limestone hue
of surrounding developments, and the green hue of landscaping and gardens;
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Figure 3.21: Shoreline boathouse in the vicinity of Cresta Quay.

Figure 3.22: View from VP10, with the strong (negative) visual influence of
the Bay Street party wall evident from this vantage point.
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 Boathouse structures located on the shoreline, with these being in varying
states of repair (Figure 3.21); and
 The negative visual influence of the Bay Street party wall (Figure 3.22).

Viewpoint 11
3.3.32 Viewpoint 11 (GPS coordinates: N35˚55’33”, E14˚29’26”) is located at the
upper end of Triq Dragunara. From this vantage point, the beach at St.
George’s Bay is only partially visible; the Villa Rosa gardens are also partially
visible, but Villa Rosa proper lies beyond the viewshed. The Cresta Quay
development likewise cannot be seen from this vantage point.
3.3.33 The view afforded from this vantage point is dominated by:






The hotel developments at the far end of St. George’s Bay; while these are
partially visible from other viewpoints, their scale and mass are only fully
evident from the upper part of Triq Dragunara.
The settlement of Pembroke to the nort-west;
The maritime area of the bay, with contrasting shades of blue in different
parts;
The road of Triq id-Dragunara;
High-rise developments located adjacent to this road, with stretches of largely
ruderal vegetation on adjacent patches of land. Species found therein include
Foeniculum vulgare, Galactites tomentosa, Glebionis coronaria, and Lavatera
arborea, amongst others.
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4.

Assessment of landscape and visual impacts of the proposed
development

4.1

Introduction

4.1.1

The ToR issued by MEPA in connection with the EIA for the proposed
development establish several requirements for the assessment of impacts;
these requirements are outlined in Box 4.1 below and have provided the
framework for the assessment of impacts on landscape and the visual scene, as
presented in subsequent sections.
Box 4.1: ToR requirements – assessment of impacts
All likely significant effects and risks posed by the proposed project on the
environment
during
all
relevant
phases
(including
construction/excavation/demolition, operation and decommissioning) should
be assessed in detail...
Apart from considering the project on its own merits (i.e. if taken in
isolation), the assessment should also take into account the wider
surrounding context and should consider the limitations and effects that the
surrounding environmental constraints, features and dynamics may exert on
the proposed development, thereby identifying any incompatibilities,
conflicts, interferences or other relevant implications that may arise if the
project is implemented.
In this regard, the assessment should address the following aspects, as
applicable for any category of effects or for the overall evaluation of
environmental impact, addressing the worst-case scenario wherever
relevant:
 An exhaustive identification and description of the envisaged
impacts;
 The magnitude, severity and significance of the impacts;
 The geographical extent/range and physical distribution of the
impacts, in relation to: site coverage; the features located in the
site surroundings; whether the impacts are short-, medium- or longrange; and any transboundary impacts (i.e. impacts affecting
other countries);
 The timing and duration of the impacts (whether the impact is
temporary or permanent; short-, medium- or long-term; and
reasonable quantification of timeframes);
 Whether the impacts are reversible or irreversible (including the
degree of reversibility in practice and a clear identification of any
conditions, assumptions and pre-requisites for reversibility);
 A comprehensive coverage of direct, indirect, secondary and
cumulative impacts, including:
o

interactions (e.g. summative, synergistic, antagonistic,
and vicious-cycle effects) between impacts;
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o
o

o

interactions or interference with natural or
anthropogenic processes and dynamics;
cumulation of the project and its effects with other past,
present or reasonably foreseeable
developments,
activities and land uses and with other relevant baseline
situations; and
wider impacts and environmental implications arising
from consequent demands, implications and
commitments associated with the project (including:
displacement of existing uses; new or increased
development pressures in the surroundings of the
project; and impacts of any additional interventions
likely to be triggered or necessitated by situations
created, induced or exacerbated by the project);

 Whether the impacts are adverse, neutral or beneficial;
 The sensitivity and resilience of resources, environmental features
and receptors vis-à-vis the impacts;
 Implications and conflicts vis-à-vis environmentally-relevant plans,
policies and regulations;
 The probability of the impacts occurring; and
 The techniques, methods, calculations and assumptions used in the
analyses and predictions, and the confidence level/limits and
uncertainties vis-à-vis impact prediction.
4.1.2

The Guidelines for Landscape and Visual Impact Assessment outline a general
framework for the assessment of impacts on landscape and visual aspects
resulting from development. However, there is a wide variety of different
methodologies used for assessing sensitivity to development, magnitude of
change, and overall significance of impacts. At the same time, and particularly
because of the somewhat subjective nature of landscape and visual aspects, it
is crucial that impacts be assessed in terms of systematic, consistent, and
transparent professional judgment. In this regard, assessment criteria and
related terminology used for purposes of this LVIA are defined in Tables 4.1
and 4.2 below. These criteria have been adapted from different methodologies
used internationally, and on the basis of wider landscape assessment and
landscape planning concepts.

4.2

Landscape impacts: assessment criteria

4.2.1

Landscape effects are defined by the Landscape Institute as “changes to
landscape elements, characteristics, character, and qualities of the landscape,
as a result of development’; such effects may be adverse, neutral or beneficial.

4.2.2

Four levels of landscape impacts can be considered (Entec, n.d.), shown
schematically in Figure 4.2. The four levels are as follows:
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Landscape elements: introduction or removal of trees, vegetation, built
features, and other elements, that contribute to landscape patterns;



Landscape patterns: changes in groups and arrangements of landscape
elements, which form patterns characteristic of landscape character types;



Landscape character: changes to aspects of, or the totality of, landscape
character, based on the distinct and recognizable pattern of elements that
occurs consistently in a particular type of landscape, reflecting the interaction
of geology, landform, soils, vegetation, land use, settlement and non-visual
aspects.



Cumulative landscape effects: defined as resulting from additional changes
to the landscape caused by the proposed development, in conjunction with
other development (associated or separate), or actions that occurred in the
past, present, or are likely to occur in the foreseeable future.

Figure 4.1: Landscape effects hierarchy
(Based on Entec, n.d.)

Cumulative
effects
Landscape
character
Landscape patterns

Landscape elements

Landscape sensitivity
4.2.3

Landscape sensitivity to change is defined as the degree to which a particular
landscape area can accommodate change arising from a particular
development, without detrimental effects on its character. Factors affecting
this judgment include:
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The value placed on the landscape;
The present condition of the landscape;
The nature of existing land uses;
The pattern and scale of the landscape;
Visual enclosure/openness of views, and distribution of visual
receptors; and
Scope for mitigation that would be in character with the existing
landscape.

Other relevant considerations are shown in Figure 4.2 below.
Figure 4.2: Assessing landscape capacity to accommodate change
(Source: Scottish Natural Heritage/The Countryside Agency)

4.2.4 Three landscape sensitivity categories were defined, as shown in Table 4.1
below.
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Table 4.1: Assessment of landscape sensitivity
Category Definition
High

Landscapes of high sensitivity, where in terms of landscape
character, condition, and value, there is limited capacity to
accommodate change, and limited scope for mitigation. Such
landscapes would typically contain valuable elements, features and
land uses, that combine to form an area of strong, positive and
distinctive character. Such landscapes are likely to be in good
condition, possibly have a degree of rarity, and have low potential
for replacement. High sensitivity landscapes may be
internationally/nationally recognized and/or designated landscapes.

Medium Landscapes of medium sensitivity exhibit a generally positive
character, with some valuable elements and features contained
therein. However, there may also be evidence of degradation/loss
of integrity, and corresponding possibilities for enhancement,
replacement or mitigation. Although such landscapes may not be
internationally or nationally recognized, they are likely to have
value at regional and/or local scales, with evidence that they play a
role in local identity and local activity.
Low

Landscapes of low sensitivity, where in terms of landscape
character, condition, and value, there is scope for landscape
change in the form of development, mitigation and/or
enhancement. These may be landscapes of poorly defined
character, degraded landscapes, or landscapes lacking valuable
elements. Change in low sensitivity landscapes is unlikely to be
negative, given the substantial existing scope for improvement.
Low sensitivity landscapes are likely to be of low value, even if
some redeeming features or elements are present. Landscape
management would be focused primarily on landscape
enhancement.

Magnitude of landscape change
4.2.5

The definition of impact magnitude takes into account several factors, with
these including the following:



Extent of impact, both in geographical terms, and in terms of its effect on
prevailing landscape character;
Loss or change in elements and features which are integral to landscape
character;
Predicted change to landscape perceptions and sense of place aspects (e.g.
tranquility); and
Temporal duration of impact, and whether change is temporary or permanent.
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4.2.6 Four categories of impact magnitude were defined for purposes of this
assessment, as shown in Table 4.2 below.
Table 4.2: Assessment of impact magnitude (landscape)
Category

Definition

High

Change that may be large in scale and extent, and likely to
persist in the medium to long term. High magnitude impacts
may result in the loss of key landscape elements and features,
or in the addition of new elements or features, that do not
conform to existing landscape character; these may thus lead
to a change in the predominant landscape character of the
area.

Medium

A moderate degree of change, through the loss of valuable
elements or features, or through the addition of new
uncharacteristic elements or features. Change likely to persist
in the medium to long term. Medium magnitude impacts may
include both (i) notable changes in landscape character over
an extensive area, and (ii) intensive changes in landscape
character, over a more limited area.

Low

Low magnitude impacts would typically affect smaller areas
of specific landscape character, possibly resulting in the loss
of features that contribute to landscape character, or in the
addition of new features of a different character. Overall,
however, the magnitude of the impact is unlikely to result in a
substantial long-term character change over a large area.

Negligible

Negligible levels of change, either (i) because the scale of
change is very small and/or of a short-term temporary nature,
and/or (ii) because affected landscape elements are
uncharacteristic of the present landscape, or barely noticeable
within it.

Significance of landscape impacts
4.2.7

The Environmental Impact Assessment Regulations (Legal Notice 114 of
2007) indicate that an assessment of significance needs to take into account
both context and intensity. In this regard, and taking into account the criteria
outlined above, the significance of landscape impacts was defined on the basis
of the combination of (i) sensitivity to change (corresponding to ‘context’) and
(ii) impact magnitude (corresponding to ‘intensity’). Table 4.3 below provides
a basis for the assessments of significance discussed in Section 4.3 of this
report.
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Table 4.3: Assessment of impact significance (landscape)
Significance

Sensitivity

Magnitude of change

High

High

High

High

Medium

Medium

High

High

Low

Medium

Medium

Low

High

Medium

Low

Low

Medium

Low

Low

High, medium or low

Negligible

Medium

Low

Negligible

4.3

Landscape impacts of the proposed development

4.3.1

Identified landscape impacts of the proposed development are listed and
briefly described in Table 4.4 below.
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Description

Presence of
construction
machinery, with
associated visual and
non-visual landscape
impacts (e.g. dust
emissions, noise).

Construction phase

Nature

Adverse.

Duration

Throughout
construction
phase.

Extent
Physically
limited to the
areas of
construction,
but likely to be
visible from
across the St.
George’s Bay
area and from
other parts of
the viewshed.
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Medium;
although the
scale of
development
is substantial
and the related
effects
therefore not
insignificant,
this rating
takes into
account the
temporary
nature of this
impact.

Magnitude

Table 4.4: Identified landscape impacts of the proposed development

Sensitivity to
change
Medium;
although
construction
will be carried
out within an
area that is
already
extensively
developed, there
are nevertheless
residential areas
subject to
disturbance and
nuisance;
furthermore, the
scale of
development
needs to be
taken into
account.

Reversibility
Reversible in
theory
through
removal of
construction
machinery,
but not
easily
reversible in
practice.

Probability of
occurrence
Certain, if
the
development
goes ahead.

Scope for
mitigation
Implementation
of effective
construction
management
measures may
help to mitigate
impacts to a
large degree,
even if residual
impacts are
likely to remain.

Medium.

Significance

Description

Increased traffic of
heavy vehicles, with
associated congestion
and noise impacts.

Construction phase

Nature

Adverse.

Duration

Throughout
construction
phase.

Extent
Concentrated
around
construction
areas, but
extending
throughout
neighbouring
areas through
major traffic
routes to
localities
supplying
construction
materials/accept
ing demolition
waste.

Magnitude
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Low; as noted
in the impact
magnitude
criteria
defined above,
notwithstandin
g the scale of
the
development,
the impact is
unlikely to
result in
substantial
long-term
character
change over a
large area.

Sensitivity to
change
Medium to low
– while the
extent of
development
already present
in the area
indicates a
lower degree of
sensitivity than
would otherwise
be the case,
there is
nevertheless
some sensitivity
arising from the
possibility of
further
exacerbating an
existing issue.

Reversibility
Reversible
through
eventual
cessation of
heavy
vehicle
traffic.

Probability of
occurrence
Certain, if
the
development
goes ahead.

Scope for
mitigation
Limited,
although
appropriate
routing of
vehicles would
be an important
consideration in
this context.

Low.

Significance

Description

Increased urban mass
and density within the
St. George’s Bay area.

Operational phase

Nature

Refer to
paragraph
4.6.1

Duration

Permanent.

Extent
This impact
would be
concentrated
within the
immediate St.
George’s Bay
area, but its
influence would
likely be felt
further afield,
given the
visibility of the
proposed
development
from a larger
viewshed.

Magnitude
67

High, as a
result of the
scale and
extent of the
development.
As per defined
impact
criteria, a high
magnitude
impact is
considered to
result in
change that is
large in scale
and extent,
and likely to
persist in the
medium to
long term.

Sensitivity to
change
High; as noted
elsewhere in
this report, the
area of St.
George’s Bay
has already been
extensively
developed,
creating overcongestion and
high-density
development
areas. The
proposed
development
has the potential
to cumulatively
exacerbate this
pre-existing
situation.

Reversibility
Not
reversible.

Probability of
occurrence
Certain, based
on project
specifications
provided.

Scope for
mitigation
Limited, given
the scale and
extent of the
proposed
development.
However, the
proposed
terracing of
the
development
will serve to
break up the
urban mass; a
well-designed
landscaping
scheme could
also serve to
mitigate the
impact of
urban massing
to some
degree.

High.

Significance

Description

Coastal encroachment,
with the development
of presently
undeveloped coastal
areas.

Operational phase

Nature

Refer to
paragraph
4.6.1

Duration

Permanent.

Extent
Limited to areas
of the Cresta
Quay
development
site.

Magnitude
68

Low; as per
defined impact
criteria, low
magnitude
impacts affect
smaller areas
of specific
landscape
character,
however
without
significant
change in
landscape
character.

Sensitivity to
change
High, due to the
fact that the
issue of coastal
encroachment in
the Maltese
Islands has been
repeatedly
highlighted in
several relevant
policy/planning
documents, as
highlighted in
Section 2.

Reversibility
Not
reversible.

Probability of
occurrence
Certain, based
on project
specifications
provided.

Scope for
mitigation
Low.

Moderate
.

Significance

4.4

Visual impacts: assessment criteria

4.4.1

Visual effects are effectively a subset of landscape effects, concerned with the
effect of the development on views and general visual amenity. As such, the
identification of sensitive visual receptors (people who have, or may have,
views of the proposed development) is fundamental to the assessment of
visual impacts.

4.4.2

Visual effects may include:





Visual obstruction: physical blocking (full or partial) of a view;
Visual intrusion: visual intrusion of a new development into existing
views, or loss of landscape elements already present in the view; visual
intrusion can also occur because of the relative visual prominence of
the development, with respect to the surrounding visual context;
Cumulative visual effects: the cumulative or incremental visual
effects of multiple developments, which can be viewed from a single
location at a point in time, or sequentially, as one moves through a
landscape.

Sensitivity of visual receptors
4.4.3







The sensitivity of visual receptors is influenced by various factors, including
the following:
Familiarity with view;
Frequency of exposure to view;
Duration of exposure to view;
Value placed upon view;
Importance of visual amenity to sense of place; and
Nature of activity taking place within the visual context.

4.4.4 On the basis of these and other factors, categories of visual sensitivity can be
outlined (Table 4.5).
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Table 4.5: Assessment of sensitivity of visual receptors
Category Definition
High

High sensitivity receptors include receptors with high familiarity
and/or high frequency of long or medium-duration exposure to
views (e.g. people within residential properties, observing a view
on a daily basis). Individuals regularly engaging in activities that
occur within the landscape context (e.g. outdoor recreation) may
also have high sensitivity. Receptors within high-value landscapes
(e.g. designated landscapes) are similarly likely to have high
sensitivity.

Medium Receptors within low to medium value landscapes, and/or
individuals with medium-level of exposure to views, and/or short
duration/low frequency exposure (e.g. cyclists, road users). Whilst
there may be landscape-based activities taking place (e.g.
walking), detracting elements may also be present within the view,
even if local value of the landscape may nevertheless be
significant.
Low

Receptors within landscapes of lower value, and/or where
receptors are not engaged in activities focused on the landscape
(e.g. people at an indoor place of work) to any significant degree.

Magnitude of visual impacts
4.4.5

The magnitude of visual change (Table 4.6) is a function of several factors,
including:






Distance from receptor to source of change;
Extent of area over which change would be visible;
Degree of change, in comparison with the existing landscape;
Degree of contrast with existing landscape, in terms of scale, design, colour,
texture, etc.;
Frequency/ease with which development can be viewed from a particular
viewpoint;
Angle of view and surrounding visual context (e.g. whether development is
seen against skyline or against a background); and
Duration of change in view.
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Table 4.6: Assessment of magnitude of visual impacts
Category

Definition

High

A major change in, or obstruction of, directly visible view; the
change will be of such a scale as to be prominent within the
visual landscape and may contrast with the existing visual
setting.

Medium

A moderate change in existing view, or partial view of a new
development, that is readily noticed, directly or obliquely, even if
partly screened or viewed only intermittently.

Low

A low level of change, affecting a small area of the view, and not
resulting in substantial alteration of the visual context.
Development may be partially screened, or only visible in the
background. .

Negligible Small or intermittent change to the view that may be missed by
the casual observer, either because of long distances from
receptor to development, or because the development is small
scale and does not present a contrast to the existing landscape, or
because views of it are indirect/largely screened.

Significance of visual impacts
4.4.6

As in the case of landscape effects, visual effects need to take into account
context (sensitivity) and intensity (magnitude of change). The combination of
these criteria provides for an assessment of the level of significance of visual
impacts, as outlined in Table 4.7 below.

Table 4.7: Assessment of impact significance (visual effects)
Significance

Sensitivity

Magnitude of change

High

High

High

High

Medium

Medium

High

High

Low

Medium

Medium

Low

High

Medium
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Significance

Sensitivity

Magnitude of change

Low

Medium

Low

Low

Medium

Low

Low

High, medium or low

Negligible

Negligible

4.5

Visual impacts of the proposed development

4.5.1

Table 4.8 below lists the key receptors of visual impacts in the area, with an
explanation of their sensitivity to changes in the visual scene, based on the
criteria outlined in Section 4.4 above.
Table 4.8: Key receptors of visual impacts
Receptor

Sensitivity of receptor

Residents of the
immediate St.
George’s Bay

High; these are likely to be immediately affected by
any change in the visual and landscape context, due to
high familiarity with the area, and high duration and
frequency of exposure to any changes.

Residents of the
wider Paceville area

Moderate to high, assuming medium to high
familiarity with the area, and medium to high
frequency of exposure to any changes.

Residents of
Pembroke

Low to moderate; given a degree of distance from St.
George’s Bay and the morphology of the land,
Pembroke residents are expected to be affected by
changes in the visual scene to a limited degree.

Residents of Swieqi

Low to moderate; as in the case of Pembroke
residents, these receptors are spatially somewhat
distant from the immediate development area and
therefore less directly affected.

Commercial
operators and staff of
hotel/catering
establishments in the
St. George’s Bay
area

Variable, depending on frequency and nature of
exposure to views, familiarity with the visual context,
and effect of any changes in the visual scene on
commercial operations.
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Receptor

Sensitivity of receptor

Hotel guests within
St. George’s Bay

Low; it is assumed that in most cases, hotel guests
would have no prior familiarity with the visual scene,
although repeat visitors would constitute an
exception.

Local and tourist
visitors to the area,
including
restaurant/café
patrons.

Variable; as in the case of commercial operators
above, sensitivity to visual impacts would depend on
the frequency of exposure to views, on prior
familiarity with the visual context, and on the value
placed on the visual scene.

Bathers and other
recreational users of
the seafront.

High; changes in the visual scene are likely to be
highly noticeable from this area of St. George’s Bay.
Furthermore, these users are likely to spend extended
periods of time outdoors, and will therefore be highly
exposed to any changes in views.

Individuals out at sea Low to moderate; sensitivity to impact will depend to
on pleasure craft.
some degree on distance from the shore, but given the
scale of the development, changes are expected to be
noticeable, particularly by those already familiar with
the area. Nevertheless, the impact on these receptors
is assumed to be somewhat transient, and overall
sensitivity is therefore considered to be low to
moderate.
Individuals teaching
at/attending the
Institute for Tourism
Studies

4.5.2

The sensitivity of these receptors is assumed to be
generally low; given that such individuals are
expected to be engaged primarily in indoor activities.

The relevant photomontages of the proposed development are presented,
together with the corresponding baseline photos, in Figures 4.3 to 4.13 below.
A short discussion of the likely changes in the visual scene follows, with an
overview of key impacts in Table 4.9.
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Figure 4.3: Existing vista from viewpoint 1 (top), and envisaged changes in the
visual scene as a result of the proposed development (bottom)
(Photomontages prepared by Perit Joe Pace)
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Figure 4.4: Existing vista from viewpoint 2 (top), and envisaged changes in the
visual scene as a result of the proposed development (bottom)
(Photomontages prepared by Perit Joe Pace)
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Figure 4.5: Existing vista from viewpoint 3 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)
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Figure 4.6: Existing vista from viewpoint 4 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)

Figure 4.7: Existing vista from viewpoint 5 (top), and envisaged changes in the
visual scene as a result of the proposed development (bottom)
(Photomontages prepared by Perit Joe Pace)
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Figure 4.8: Existing vista from viewpoint 6 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)

Figure 4.9: Existing vista from viewpoint 7 (top), and envisaged changes in the
visual scene as a result of the proposed development (bottom)
(Photomontages prepared by Perit Joe Pace)

80

Figure 4.10: Existing vista from viewpoint 8 (top), and envisaged changes in the
visual scene as a result of the proposed development (bottom)
(Photomontages prepared by Perit Joe Pace)
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Figure 4.11: Existing vista from viewpoint 9 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)
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Figure 4.12: Existing vista from viewpoint 10 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)
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Figure 4.13: Existing vista from viewpoint 11 (top), and envisaged changes in the visual scene as a result of the proposed development
(bottom) (photomontages prepared by Perit Joe Pace)

Viewpoints located outside St. George’s Bay
4.5.3

There are unlikely to be any significant changes to the visual scene from
viewpoint 1 (Figure 4.3). Visibility of the development site is very limited,
with only a very small proportion of new constructions being seen and
therefore with low magnitude impacts; the full extent and scale of the
development cannot really be perceived from this vantage point.

4.5.4 As in the case of viewpoint 1, the magnitude of visual changes arising from the
proposed development visible from viewpoint 2 is likely to be limited. The
development is located at some distance from the viewpoint, which serves to
mitigate the visual impact; only a small portion of the proposed development is
visible. Nevertheless, it can be noted (Figure 4.4) that new development will
introduce built elements into a stretch of the view that is presently
characterized by natural/semi-natural land cover, visually extending the
development area towards Wied Harq Hamiem.
4.5.5

The view of the immediate vicinity of Villa Rosa from viewpoint 3 is likely to
remain unchanged; however, an increase in the building mass will be
minimally visible in other areas, notably (i) to the left of the Portomaso tower,
and (ii) directly in the forefront of the view of the Westin Dragonara resort
(Figure 4.5). Given only minor changes from the existing view, the magnitude
of change can be considered to be low.

4.5.6

The northernmost segment of the proposed development can be partially seen
from viewpoint 4 (Figure 4.6). However, given the limited extent of
development visible and the screening effect of vegetation, the magnitude of
visual impacts at this viewpoint is considered to be low.
Receptors at viewpoints 1-4 are largely limited to (i) Pembroke/Swieqi
residents, and (ii) road users. As noted in Table 4.8 above, the sensitivity of
these receptors to visual impacts of the proposed development is likely to be
generally low.

`Viewpoints located within St. Georges’ Bay
4.5.7

The vista from viewpoint 5 (Figure 4.7) is likely to alter substantially, with
high magnitude visual impacts resulting from the proposed developments in
Zones A, B, C, and F. The main change noticeable is a substantial increase in
urban mass within these areas, with development areas appearing to extend
closer to the shoreline than at present, and with increased density of
construction. The proposed development in Zone B will have the effect of
screening the unsightly Bay Street party wall, which is a dominant element in
the present-day visual scene.

4.5.8

Viewpoint 6, also located within St. George’s Bay, affords a view of changes
in the visual scene arising due to developments in zones B, C, and F and at
Cresta Quay (Figure 4.8). Given the scale and extent of construction involved,
the change in the visual scene can be considered to be high, with similar
impacts to those noted in Para 4.5.7 above. From this vantage point, the most
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significant source of impact appears to be construction in zones B and C; the
Cresta Quay development, on the other hand, is less visually intrusive given its
positioning below the existing road and skyline. In the former case, the visual
impact of the proposed development is significantly mitigated by the terracing
of the development; this allows it to integrate into the visual context much
more than if this were constructed as a single block-type mass. As noted above,
developments in Zone B also have the effect of screening the Bay Street party
wall.
4.5.9

As in the case of viewpoints 5 and 6, envisaged constructions are expected to
result in high magnitude impacts in the case of viewpoint 7. As visible in the
photomontage (Figure 4.9), there will be a visual ‘extension’ of construction
towards this vantage point, with the addition of a new development block of
substantial scale in Zones B/C; as noted, the impact of this new development
block is mitigated by the terracing of the development. The photomontage
indicates the removal of the rather unsightly Villa Rosa boundary wall which
exists at present. On the one hand, this has a positive effect in terms of
landscape enhancement and upgrading; on the other hand, however, the
addition of constructions along the boundary between the gardens and the road
serves to decrease visual connectivity with the gardens and to increase the
‘urbanisation’ and ‘anthropicization’ of this area of St. George’s Bay.

4.5.10 Viewpoint 8 provides a comprehensive view of the proposed development at
Cresta Quay, which given its scale and its proximity to the vantage point, is
considered to result in high magnitude visual impacts (Figure 4.10).
Nevertheless, the view is mitigated to some extent by the location of the
development largely below the level of the existing road, even if the proposed
development will rise higher than the presently existing constructions. Further
noticeable visual and landscape changes include extended encroachment onto
the shoreline, and the somewhat awkward juxtaposition of the proposed new
development with the pre-existing boathouse in the foreground.
4.5.11 Visual impacts at viewpoint 9 are considered to be of high magnitude.
Developments within zones A, B, C, and F will be highly visible from this
vantage point, with increased urban mass and density (Figure 4.11). From this
position, developments in Zone B are the most visually intrusive due to their
height and proximity, even if the proposed development will at its maximum be
as high as the existing Bay Street complex, effectively extending the
development expanse along a constant vertical line in this area. The terracing
of the development is less effective at mitigating visual impacts from this
vantage point than in the case of viewpoints 5-8. Furthermore, the view of Villa
Rosa from this position will be entirely obscured. The existing views of parts
of Wied Harq Hamiem and Pembroke/Swieqi will also be obscured to some
degree. Further notable visual impacts result from the proposed developments
at Dolphin/Moynihan Houses, which combined with developments in Zone F,
will result in a substantial increase in building density and height on this flank
of St. George’s Bay. The proposed developments will also ‘sandwich’ two preexisting structures of lower height, likely resulting in substantial shadowing; it
should be noted, however, that the two structures are used for catering (and not
residential) purposes. These developments will effectively transform the
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character of this flank of the bay, from one that is still somewhat reminiscent of
past characteristic Maltese seaside urban development (even if dilapidated), to
one that is much more akin to the high-density development that now
characterizes much of the Sliema/St. Julian’s coastal stretch.
4.5.12 Visual impacts at viewpoint 10 will be largely similar to those at viewpoint 9,
and are also considered to be of high magnitude, even if increased distance
from the development areas serves to mitigate impacts to some degree.
Notwithstanding, the increase in urban mass and density highlighted with
respect to other viewpoints will also be evident from this vantage point. Based
on the photomontages of the proposed development (Figure 4.12), part of the
view of Villa Rosa will be obscured, with the visible portion now forming a
continuum with the proposed new block in Zone B. Long-distance views of
Pembroke and the banks of Wied Harq Hamiem will also be in part obscured.
4.5.13 The magnitude of visual changes visible from viewpoint 11 is considered to be
moderate to high. The development zones most visible from this vantage point
will be zone A and Cresta Quay (Figure 4.13); the lack of visibility of other
development zones, together with the greater distance from development sites
than in the case of other viewpoints, generally means that impacts are less
severe, even if still highly visible. It is of note that a remnant green visual
‘pocket’ will be noticeable from this viewpoint, lying in between the proposed
zone A development and the Corinthia Marina development, with this
permitting some views of Pembroke and Wied Harq Hamiem. The increased
building height at Cresta Quay will be clearly visible from this vantage point.
4.5.14 Receptors at viewpoint 5-11 comprise all users of St. George’s Bay, including
restaurants, operators and patrons at hotels & catering establishments,
recreational visitors to the area, as well as casual passers-by and users of the
maritime space within the bay. The sensitivities of these various receptors are
outlined in Table 4.8 above, and are highest for those individuals having the
highest frequency of exposure to changes in the visual scene, together with
high familiarity of the pre-existing visual scene.
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Nature

Adverse.

Description

Presence of
construction
infrastructure
in the
landscape.

Viewpoint 1

Limited to
construction
phase.

Duration
Limited to a
small
segment of
the
viewshed.

Extent

Low
magnitude;
as per
defined
criteria, the
impact will
constitute a
low level of
change,
affecting a
small area
of the view,
and not
resulting in
substantial
alteration of
the visual
context.
Developme
nt is
partially
screened/vis
ible in the
background.

Magnitude

Table 4.9: Visual impacts of the proposed development
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Low, given
distance of
receptors
from
development
site.

Sensitivity
Reversible
with removal
of
construction
infrastructure
from the
viewshed.

Reversibility
Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence
Limited.

Scope for
mitigation

Low.

Significance

Nature

Adverse.

Description

Expansion of
built footprint
and
encroachment
of buildings
onto a ‘green’
area of the
viewshed.

Permanent.

Duration
Limited to a
small
segment of
the
viewshed.

Extent

Low
magnitude;
as per
defined
criteria, the
impact will
constitute a
low level of
change,
affecting a
small area
of the view,
and not
resulting in
substantial
alteration of
the visual
context.
Developme
nt is
partially
screened/vis
ible in the
background.

Magnitude

89

Low, given
distance of
receptors
from
development
site.

Sensitivity
Not reversible
to any
significant
degree, since
it is unlikely
that built land
would in
future be
returned to
seminatural/natural
land cover.

Reversibility
Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence
Limited, although
there may be
possibilities of
exploring more
effective use of
landscaping around
some of the
proposed buildings
to mitigate the
extent of their
visibility from this
vantage point.

Scope for
mitigation
Low.

Significance

Nature

Adverse.

Adverse.

Description

Presence of
construction
infrastructure in
the landscape.

Expansion of
built footprint
and
encroachment of
buildings onto a
‘green’ area of
the viewshed.

Viewpoint 2

Permanent.

Limited to
construction
phase.

Duration

Limited to
a small
segment of
the
viewshed.

Limited to
a small
segment of
the
viewshed.

Extent

Low
magnitude; as
per defined
criteria, the
impact will
constitute a low
level of change,
affecting a

Low
magnitude; as
per defined
criteria, the
impact will
constitute a low
level of change,
affecting a
small area of
the view, and
not resulting in
substantial
alteration of the
visual context.
Development is
partially
screened/visible
in the
background.

Magnitude

90

Low, given
distance from
development
site and the
very limited
extent of
development

Low, given
distance from
development
site.

Sensitivity

Not reversible
to any
significant
degree, since
it is unlikely
that built land
would in
future be

Reversible
with removal
of
construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, although
there may be
possibilities of
exploring more
effective use of
landscaping
around some of
the proposed

Limited.

Scope for
mitigation

Low.

Low.

Significance

Description

Nature

Duration

Extent

visible.

small area of
the view, and
not resulting in
substantial
alteration of the
visual context.
Development is
partially
screened/visible
in the
background.
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Sensitivity

Magnitude

returned to
seminatural/natural
land cover.

Reversibility

Probability of
occurrence

buildings to
mitigate the extent
of their visibility
from this vantage
point.

Scope for
mitigation

Significance

Nature

Adverse.

Description

Presence of
construction
infrastructure in
the landscape.

Viewpoint 3

Limited to
construction
phase.

Duration

Limited to
a small
segment of
the
viewshed.

Extent

Low; although
development
will be spread
over a wide
area, only
pockets of it
will be visible
from this
vantage point.
As per defined
criteria, this can
be defined as a
low level of
change,
affecting a
small area of
the view, and
not resulting in
substantial
alteration of the
visual context.
Development is
partially
screened/visible
in the
background.

Magnitude

92

Low, given
distance from
development
site.

Sensitivity

Reversible
with removal
of
construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited.

Scope for
mitigation

Low.

Significance

Nature

Adverse.

Description

Increase in built
footprint.

Permanent.

Duration

Limited to
disparate
and small
parts of the
viewshed.

Extent

Low
magnitude; as
per defined
criteria, the
impact will
constitute a low
level of change,
affecting a
small area of
the view, and
not resulting in
substantial
alteration of the
visual context.
Development is
partially
screened/visible
in the
background.

Magnitude

93

Low, given
distance from
development
site and the
very limited
extent of
development
visible.

Sensitivity

Not reversible
to any
significant
degree, since
it is unlikely
that built land
would in
future be
returned to
seminatural/natural
land cover.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, although
there may be
possibilities of
exploring more
effective use of
landscaping
around some of
the proposed
buildings to
mitigate the extent
of their visibility
from this vantage
point.

Scope for
mitigation

Low.

Significance

Nature

Adverse.

Description

Presence of
construction
infrastructure
in the
landscape.

Viewpoint 4

Limited to
construction
phase.

Duration

Limited to a
very small
segment of
the
viewshed.

Extent

Negligible to
low, given
that views of
the
development
from this
area will be
very limited,
partial in
extent, and
largely below
the level of
the existing
road. As per
defined
criteria, a
negligible
impact is
defined as
one where
the change is
small or
intermittent
and may be
missed by the
casual
observer.

Magnitude

94

Low, given
distance from
development
site and the
screening
effects
afforded by
the
topography.

Sensitivity

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited.

Scope for mitigation

Low.

Significance

Nature

Adverse.

Description

Increase in built
footprint.

Permanent.

Duration

Limited to a
very small
segment of
the
viewshed.

Extent

Low.

Magnitude

95

Low, given
distance from
development
site and the
very limited
extent of
development
visible.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be
returned to
seminatural/natural
land cover.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, although
there may be
possibilities of
exploring more
effective use of
landscaping around
some of the proposed
buildings or along the
road verge, to mitigate
the extent of visibility
of development from
this vantage point.

Scope for mitigation

Low.

Significance

Nature

Adverse.

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint
and increase in
urban density
and mass.

Viewpoint 5

Permanent.

Limited to
construction
phase.

Duration

Extends
across a
substantial
portion of
the
viewshed,
and
extending
spatially
across the
arcuate part

Extends
across a
substantial
portion of
the
viewshed,
and
extending
spatially
across the
arcuate part
of St.
George’s
Bay.

Extent

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Magnitude

96

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,
the visual
scene that
characterizes

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be
returned to
seminatural/natural

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, given the
large scale of the
development.
However, a variety of
landscaping options
could potentially be
explored to soften the
visual impact of
increased construction.

Very limited, given the
large scale of the
development.

Scope for mitigation

High.

High.

Significance

Description

Nature

Duration

Magnitude

to be
prominent
within the
visual
landscape.

Extent

of St.
George’s
Bay.
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the area at
present.

Sensitivity

land cover. To
date,
‘downscaling’
of
development
has also not
tended to
occur to any
significant
degree in the
Maltese
Islands.

Reversibility

Probability of
occurrence

Scope for mitigation

Significance

Nature

Adverse.

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint
and increase in
urban density
and mass.

Viewpoint 6

Permanent.

Limited to
construction
phase.

Duration

Extends
across a
large area of
the
viewshed, in
particular
zones B, C,
and Cresta

Extends
across a
large area of
the
viewshed, in
particular
zones B, C,
and Cresta
Quay.

Extent

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Magnitude

98

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, given the
large scale of the
development. The
visual impacst of the
Cresta Quay
development are
limited to some extent
by the vertical

Limited, given the
large scale of the
development.

Scope for mitigation

High.

High.

Significance

Description

Nature

Duration

Magnitude

visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Extent

Quay.
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the visual
scene that
characterizes
the area at
present.

Sensitivity

returned to
seminatural/natural
land cover. To
date,
‘downscaling’
of
development
has also not
tended to
occur to any
significant
degree in the
Maltese
Islands.

Reversibility

Probability of
occurrence

positioning of the
development site
below the existing road
and below the skyline.

Scope for mitigation

Significance

Nature

Adverse

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint
and increase in
urban density
and mass.

Viewpoint 7

Permanent.

Limited to
construction
phase.

Duration

Extends
across a
large area of
the
viewshed, in
particular
across Zones
B and C in

Extends
across a
large area of
the
viewshed, in
particular
across Zones
B and C in
the arcuate
part of St.
George’s
Bay.

Extent

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Magnitude

100

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,

High, with
various
receptors
having high
familiarity
with,and high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, given the
large scale of the
development and its
visual proximity.

Limited, given the
large scale of the
development and its
visual proximity.

Scope for mitigation

High.

High.

Significance

Description

Nature

Duration

Magnitude

visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Extent

the arcuate
part of St.
George’s
Bay.
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the visual
scene that
characterizes
the area at
present.

Sensitivity

returned to
seminatural/natural
land cover. To
date,
‘downscaling’
of
development
has also not
tended to
occur to any
significant
degree in the
Maltese
Islands.

Reversibility

Probability of
occurrence

Scope for mitigation

Significance

Nature

Adverse.

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint
and increase in
urban density
and mass.

Viewpoint 8

Permanent.

Limited to
construction
phase.

Duration

Limited to
the
immediate
area of
Cresta Quay.

Limited to
the
immediate
area of
Cresta Quay.

Extent

Moderate; as
per defined
criteria, this
will
constitute a
moderate
change in the
existing
view, with
partial view
of a new
development
that is readily

Moderate; as
per defined
criteria, this
will
constitute a
moderate
change in the
existing
view, with
partial view
of a new
development
that is readily
noticed.

Magnitude

102

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be
returned to
seminatural/natural
land cover. To
date,

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

The visual impacts of
the Cresta Quay
development are
limited to some extent
by the vertical
positioning of the
development site
below the existing road
level and below the
skyline.

Limited.

Scope for mitigation

High.

High.

Significance

Description

Nature

Duration

Extent

present.

noticed.
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Sensitivity

Magnitude

‘downscaling’
of
development
has also not
tended to
occur to any
significant
degree in the
Maltese
Islands.

Reversibility

Probability of
occurrence

Scope for mitigation

Significance

Nature

Adverse.

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint
and increase in
urban density
and mass.

Viewpoint 9

Permanent.

Limited to
construction
phase.

Duration

Limited to
the
immediate
area of
Cresta Quay.

Extending
across much
of the
viewshed,
across zones
B, C, F, and
A.

Extent

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough

High; as per
defined
criteria, this
will
constitute a
major change
in the
directly
visible view,
of a scale
large enough
to be
prominent
within the
visual
landscape.

Magnitude

104

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in future
be returned to
seminatural/natural
land cover. To

Reversible with
removal of
construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, given the
scale of the
development.

Limited.

Scope for mitigation

High.

High.

Significance

Nature

Adverse.

Description

Obstruction of
view of
landmark
building (Villa
Rosa)

Permanent.

Duration

The present
views of
Villa Rosa
will be
entirely
obscured.

Extent

105

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

characterizes
the area at
present.

to be
prominent
within the
visual
landscape.

High.

Sensitivity

Magnitude

Reversible if
buildings were
to be
removed/down
scaled in
future;
however, and
as already
noted, such
downscaling
has not really
taken place to
any significant
extent in the
Maltese Islands
to date.

date,
‘downscaling’
of development
has also not
tended to occur
to any
significant
degree in the
Maltese
Islands.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

None.

Scope for mitigation

High.

Significance

Nature

Adverse.

Refer to
para
4.6.1

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint,
increase in
urban density
and mass, and
encroachment
of built
development
onto a ‘green’
area of

Viewpoint 10

Permanent.

Limited to
construction
phase.

Duration

Extending
across the
arcuate part
of St.
George’s Bay
and beyond,
incorporating
zones A, B, C
and F.

Extending
across the
arcuate part
of St.
George’s Bay
and beyond,
incorporating
zones A, B, C
and F.

Extent

High; as per
defined
criteria, this
will
constitute a
major
change in
the directly
visible
view, of a

High; as per
defined
criteria, this
will
constitute a
major
change in
the directly
visible
view, of a
scale large
enough to
be
prominent
within the
visual
landscape.

Magnitude

106

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in future
be returned to
seminatural/natural

Reversible with
removal of
construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as per
specifications
indicated.

Certain, if the
development
goes ahead as per
specifications
indicated.

Probability of
occurrence

Limited, given the
scale of the
development.

Limited.

Scope for
mitigation

High.

High.

Significance

Permanent.

The present
views of Villa
Rosa will be
partially
obscured; its
visual
‘isolation’
will also be
lost, as from
this vantage
point, this
will now
form a
continuum
with adjacent
development.

Magnitude

High.

Adverse.

Extent

Obstruction of
view of
landmark
building (Villa
Rosa)

Duration

scale large
enough to
be
prominent
within the
visual
landscape.

Nature

viewshed.

Description
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High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

scene that
characterizes
the area at
present.

Sensitivity

Reversible if
buildings were
to be
removed/down
scaled in
future;
however, and
as already
noted, such
downscaling
has not really
taken place to
any significant
extent in the
Maltese Islands
to date.

land cover.
Furthermore,
based on
precedents
observed
elsewhere in
the Maltese
Islands, the
‘downscaling’
of development
in future is also
considered to
be unlikely.

Reversibility

Certain, if the
development
goes ahead as per
specifications
indicated.

Probability of
occurrence

None.

Scope for
mitigation

High.

Significance

Nature

Adverse.

Adverse.

Description

Presence of
construction
infrastructure
in the
landscape.

Expansion of
built footprint,
increase in
urban density
and mass, and
encroachment
of built
development
onto a ‘green’
area of

Viewpoint 11

Permanent.

Limited to
construction
phase.

Duration

Visible
development
is limited to
zone A and
Cresta Quay.

Visible
development
is limited to
zone A and
Cresta Quay.

Extent

Moderate;
as per
defined
criteria, this
will
constitute a
moderate
change in
the existing
view, with
partial view

Moderate;
as per
defined
criteria, this
will
constitute a
moderate
change in
the existing
view, with
partial view
of a new
developmen
t that is
readily
noticed.

Magnitude
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High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that

High, with
various
receptors
having high
familiarity
with, and
high
frequency of
exposure to,
the visual
scene that
characterizes
the area at
present.

Sensitivity

Not reversible
to any
significant
degree, since it
is unlikely that
built land
would in
future be
returned to
seminatural/natural

Reversible
with removal
of construction
infrastructure
from the
viewshed.

Reversibility

Certain, if the
development
goes ahead as
per
specifications
indicated.

Certain, if the
development
goes ahead as
per
specifications
indicated.

Probability of
occurrence

Limited, given the
scale of the
development.

Limited.

Scope for mitigation

High.

High.

Significance

viewshed.

Description

Nature

Duration

Extent

of a new
developmen
t that is
readily
noticed.

Magnitude
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characterizes
the area at
present.

Sensitivity

land cover. To
date,
‘downscaling’
of
development
has also not
tended to
occur to any
significant
degree in the
Maltese
Islands.

Reversibility

Probability of
occurrence

Scope for mitigation

Significance

4.6

Nature of landscape & visual impacts

4.6.1

While a number of impacts outlined above can be classified as being
adverse/beneficial without significant difficulty/ambiguity, some impacts
depend to a very large degree on individual perceptions. This is particularly
the case for impacts relating to changes in urban development density/style
that are likely to result from the proposed development, and which may be
perceived differently by different individuals. It is not within the scope of such
a landscape/visual assessment to pass judgment on the desirability or
otherwise of this development. The observations made in the above sections
are intended to assist decision-makers in assessing likely changes in landscape
character, based on a description of the likely change in relation to defined
criteria.

4.6.2

As noted elsewhere in this report, the European Landscape Convention
specifically defines landscape “an area, as perceived by people”. In this regard
and taking into account the points noted in para 4.6.1 above, it is the
recommendation of the author that judgments relating to the nature of
landscape/visual impacts be explored further, either through a specific study
focusing on receptor perceptions, or through consideration of the views of the
public as expressed through the relevant fora/opportunities provided by the
Maltese planning system for public consultation.
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5.

Recommendations and conclusions

5.1

Impacts on landscape and the visual scene from the proposed development
are, to a large extent, unavoidable, given the large scale and widespread extent
of the development, as well as the close proximity of several receptors to the
development sites. Even with the implementation of mitigation measures,
substantial residual impacts are likely to remain. However, and as noted
above, a judgment of the nature of these impacts should also take into account
the perceptions of local receptors. It should further be noted that (i) the
photomontages presented above may not fully reflect the final appearance of
the proposed development, and (ii) that there is some scope for improved
landscaping beyond what is indicated in the above-mentioned montages. In
particular, more effective use of vegetation for landscaping purposes is
recommended, both to soften the appearance of built development and to
create continuity with the Villa Rosa gardens.

5.2

When taking into account the conclusions of this LVIA, due consideration
should also be given to findings related to social impacts, notwithstanding the
fact that a full Social Impact Assessment was not requested as part of this EIA
process. Impacts on social wellbeing should be duly weighted, taking
particular account of the views of residents of the immediate St. George’s Bay
area who are likely to be most extensively exposed to any changes in the
landscape and visual context, and factoring in impacts related to
environmental psychology considerations. Furthermore, the impacts of the
proposed development on the social amenity of St. George’s Bay and wider
areas should be also taken into account.

5.3

This analysis of the St. George’s Bay area and environs highlights issues
relating to lack of coherence and coordination with respect to urban planning
that can also be noted within other parts of the Maltese littoral. It is evident
that different developments have been built without adequate consideration of
the surrounding context, resulting in development of a piecemeal nature and at
times of dubious aesthetic quality. Given this, should the proposed
development application be approved, and particularly given its wide spatial
extent across the area, it is recommended that efforts be made to ensure a
cohesive strategic vision for the entire St. George’s Bay area.
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