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INTRODUCTION
1.

This document describes a proposal to redevelop the existing 100-guestroom
Comino Hotel and bungalows complex located on the north coast of the island of
Comino (see Figure 1), to provide for a new hotel and serviced holiday villas
(described as Santa Marija Village). The proposed hotel will comprise 71-guestrooms,
with amenities including food and beverage outlets, outdoor swimming pools, and a
spa. A total of 21 villas are proposed in place of the existing bungalows, together
with a restaurant and a small general store.

2.

The applicant is HV Hospitality Ltd, hereinafter referred to as ‘the Applicant’; the
project is hereinafter referred to as ‘the Scheme’.

BACKGROUND
3.

The Comino Hotel was built in the 1960s. The existing hotel building takes the form
of a single, linear building, orientated north-south along western coast of San Niklaw
Bay, in the western portion of the Scheme site. The architectural style of the hotel is
ubiquitous to Mediterranean coast tourism accommodation of the second half of the
20th century. The hotel grounds include two swimming pools (semi-sunken) and nine
tennis courts and a volley ball court; the tennis and volley ball courts are now mostly
abandoned and somewhat overgrown.

4.

A pedestrian pathway eastwards along the coast links the Comino Hotel to the
bungalows site in Santa Marija Bay. The bungalows were developed in the 1970s and
are located in the eastern portion of the Scheme site, overlooking Santa Marija Bay.
There are 13 bungalows, together with a central bar and restaurant with associated
terraces, a swimming pool, and two abandoned tennis courts.

5.

In April 2020, the Applicant submitted a Full Development Permit application
(PA/04777/20) for the demolition of existing hotel and bungalows, part excavation,
and re-erection of the hotel at the San Niklaw Bay area and Holiday Villas at Santa
Marija Bay area.

ALTERNATIVES
6.

The Scheme involves the redevelopment of the existing Comino Bay Hotel and
bungalows and, as such, the Applicant did not consider any alternative sites for the
Scheme.

7.

There was an evolution of the design of the Scheme on the site, with a number of
design options having been explored. The evolution of the Scheme design is
described in the Project Description Report prepared by the project architects.
Following discussions with ERA, the footprint of the villa area was reduced and
confined to already committed land; the location of the Spa in the hotel was also
receded. These are described below.
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Figure 1: Location of the Scheme Site
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THE SCHEME
LOCATION OF SCHEME SITE
8.

As mentioned, the Scheme site is located on the northern coast of Comino, with the
Hotel overlooking San Niklaw Bay and the bungalows overlooking Santa Marija Bay
(see Figure 1 above). The Scheme site lies within the Għajnsielem Local Council
administrative area.

9.

The whole of Comino is designated as a Rural Conservation Area and a nature
reserve, in addition to being a Natura 2000 site.

10.

In the 2006 Gozo and Comino Local Plan, the Hotel and bungalows are specifically
addressed in POLICY GZ-Ghjn-8: In line with the requirement to maintain the
ecological equilibrium on Comino, MEPA shall require the removal of clutter around the hotel
at il-Bajja ta’ San Niklaw and the tourist complex at il-Bajja ta’ Santa Marija as well as the
general rehabilitation of these areas. There shall be a general presumption against the
further development of built facilities on Comino which entail additions in height, extent or
intensity of use of existing or proposed facilities. Additional landscaping within these same
areas (according to the Guidance on Planting) shall be given favourable consideration.
Favourable consideration shall be given to soft landscaping screening measures applied at
the perimeter of the existing development provided that the Guidance on Planting is adhered
to and that undisturbed garrigue is avoided to this effect. Figure 2 illustrates the
Comino Policy Map, including the location of the existing Hotel and bungalows
(described as ‘Tourist Facilities’).

11.

In terms of sewage treatment, POLICY GZ-Ghjn-16 states that the provision of
alternative means of sewage management for Comino, with a view to eliminate the
current sewage outflows from the Island is encouraged. The preferred option would
be a small sewage treatment plant in the hotel grounds.

CHARACTERISTICS OF THE SCHEME SITE
12.

Figures 3 and 4 show images of the Scheme site (Hotel and bungalows, respectively)
as it is currently.

13.

As mentioned, the Hotel is located in the western portion of the site, and takes the
form of a single, linear building, orientated north-south along San Niklaw Bay. The
Hotel consists of a central reception and bar area on the ground floor with office
space above, where a central corridor serves 100 guestrooms over two floors (to
the north of the reception) and a restaurant and ancillary facilities to the south. The
Hotel grounds includes two swimming pools (semi-sunken) and nine tennis courts
and a volley ball court. Figure 5 illustrates the layout plan (block plan) of the
existing Hotel.

14.

The Hotel site currently occupies an area of approximately 29,649 m2; the building
footprint is approximately 3,038 m2 and the external grounds cover an area of
approximately 17,125 m2.
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15.

As mentioned, the Santa Marija bungalows are located in the eastern portion of the
Scheme site; a pedestrian pathway along the coast links the Hotel to the bungalows
site. There are 13 bungalows, together with a central bar and restaurant with
associated terraces, a swimming pool, and two abandoned tennis courts. All but
three buildings are single storey. There is a row of three two-storey bungalows to
the north of the site. The bungalow complex is in a relatively fair state of repair, with
the predominantly Maltese soft stone buildings showing some signs of erosion and
general dilapidation. Figure 6 illustrates the layout plan (block plan) of the existing
bungalow complex.

16.

The bungalow complex occupies an area of approximately 16,165 m2, with the
building footprint being approximately 3,274 m2 and the external grounds covering an
area of approximately 8,097 m2.

4

Figure 2: Comino Policy Map (extracted from the Gozo and Comino Local Plan 2006)
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Figure 3: Images of the Scheme Site – Hotel

6

Figure 4: Images of the Scheme Site – bungalows

7

Figure 5: Block plan of the existing Hotel

8

Figure 6: Block plan of the existing bungalows
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CHARACTER OF THE AREA AROUND THE SCHEME SITE
Land Uses
17.

The land uses around the Scheme site are illustrated in Figure 7, and various images
are shown in Figure 8.

18.

The majority of the land around both the Comino Hotel and the bungalow complex
is undeveloped.

19.

To the south west of the Hotel, and connected to the Hotel via a pathway, is the
Blue Lagoon, where there is a public convenience and berthing facilities. During the
summer months, the Blue Lagoon area is occupied by service providers for the
renting of umbrellas and deckchairs, as well as a number of mobile kiosks. The Malta
Tourism Authority also provides lifeguard stations in the Blue Lagoon area in the
summer season.

20.

To the south of the bungalows is the Santa Marija Medieval Chapel, as well as the
Comino police station. Behind Santa Marija Bay there was previously an informal
camping site that has since been cleared; camping is now only allowed in this area if
specifically permitted by the Environment & Resources Authority (ERA). A new
camping site has been designated in an area known as Tal-Ful, near the Blue Lagoon1.

21.

The now abandoned Comino pig farm is located to the southeast of the Scheme site,
towards the southern coast of Comino. Constructed in 1979, the pig farm was
conceived to ensure an isolated breeding station, free from disease that plagued pigs
on the island of Malta. It occupies an area of almost 3 ha. The now dilapidated
complex comprises breeding pens and administrative and accommodation buildings,
as well as a series of open air, sewage decanting tanks. Much of the complex is in a
state of ruin; it is overgrown with vegetation and includes extensive areas of
collapsed walls and roofs.

22.

As also described below, the Grade 1 scheduled chapel - Wasla tal-Familja Mqaddsa
mill-Eġittu is located just to the south of the bungalow complex. The Grade 1
scheduled It-Torri ta’ Santa Marija is located to the southwest of the Scheme site.
The Grade 1 scheduled Santa Marija Battery is located to the south of the former pig
farm.

23.

Built in 1912, the walled Comino Cemetery is located to the south of San Niklaw
Bay. Further south is the Isolation Hospital (‘Il-Palazz’).

Geology
24.

1

The underlying geology of the area around the Scheme site and its surroundings is
shown in Figure 9. The geological formations that will be affected by the
redevelopment of the Scheme site will be mainly Upper Coralline Limestone (tal-

https://era.org.mt/press-releases/clarifications-about-camping-in-comino/ accessed on 10th November 2020
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Pitkal Member). The Mtarfa member is only visible around the sandy beach of Santa
Marija as a result of valley incision. A two-fault line runs longitudinally in close
proximity to the bungalow complex.

Natural and Cultural Heritage
25.

Figure 10 illustrates the natural and cultural heritage designations within and around
the Scheme site. In addition to being a Bird Sanctuary and a Nature Reserve, the
entire island of Comino is designated as a Special Area of Conservation (SAC) of
International Importance under the Habitats Directive, as well as a Special Protection
Area (SPA) under the Birds Directive.

26.

The sand dunes and saline marshland at il-Qala ta’ Santa Marija are protected as a
Level 1 Area of Ecological Importance (AEI) and Site of Scientific Importance (SSI);
they are located adjacent to the eastern boundary of the Scheme site. This area is
also a Tree Protection Area.

27.

The coastal waters at the Scheme site (and around all of Comino) are designated as
an SAC, as well as an SPA. The Gozo and Comino Local Plan also designates the sea
around Comino up to 200 m from the shore as a Marine Protected Area.

28.

The nearest cultural heritage designation to the Scheme site is the Grade 1 scheduled
Kappella Wasla tal-Familja Mqaddsa mill-Eġittu located approximately 37 m (plan
distance) to the south of the Scheme site (and the bungalow complex) at the closest
point; the buffer zone to this feature extends to the boundary of the Scheme site.
The Grade 1 scheduled it-Torri ta’ Santa Marija and the Grade 1 scheduled Santa
Marija Battery Battery are located approximately 919 m and 1,342 m (plan distance)
from the Scheme site at their closest point.
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Figure 7: Surrounding Land Uses
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Figure 8: Images of the Land Uses in the Vicinity of the Scheme Site

Derelict Pig Farm

Comino Chapel

Blue Lagoon

Former Bakery
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Figure 9: Geology of the Scheme Site

15

Figure 10: Natural and Cultural Heritage Designations
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DESCRIPTION OF THE SCHEME
29.

As mentioned the Scheme comprises two distinct elements - redevelopment of the
site of the Comino Hotel at San Niklaw Bay to provide for a new hotel and
redevelopment of the bungalows site at Santa Marija Bay to provide for new villas. It
is also proposed to demolish service rooms, such as the pump room and the
obsolete reverse osmosis plant near the Hotel. Some excavation works will be
carried out to house new below-ground structures, as well as infrastructural services.
Following construction of the hotel and villas, there will also be reinstatement of an
existing defective and derelict reservoir located on top of the hill at the rear side of
the Hotel (capacity of 1,300 m3). It is planned to reinstate disturbed land and
integrate it with the existing landscaped area, in addition to the soft landscaping as
described hereunder.

Comino Hotel
30.

The proposed hotel will comprise 71 guestrooms and guest facilities, including
swimming pools, a restaurant, bars, and a spa. The building will have four levels - a
basement level accommodating the back of house areas, the plant rooms, reservoirs,
and stores, and three aboveground levels of guestrooms.

31.

The guest facilities will be principally located on the central, east-west axis; an axis
beginning with the guest arrivals pier in San Niklaw Bay and terminating at a hilltop
lounge to the west of the hotel. A north-south axis serving the guestrooms will
intersect the arrival axis and connect the hotel spa facility to the north with the lobby
and guestrooms.

32.

The north-south axis, the primary guest circulation path, is conceived as an open-air,
garden promenade. The circulation axis is more of a continuous garden promenade
at ground floor, and a garden balcony on upper floors.

33.

Staircases and glass lifts are open, almost free-standing structures, positioned within
the ‘breaches.’ Whilst all rooms feature outdoor terraces, terraces with the country
view of upper floors are physically connected back to the plateau via narrow gangway
bridges. On the ground floor, the rooms open onto private terraces.

34.

Located on the rocky point between the creek and main beach of San Niklaw Bay,
the existing quay is the access point for hotel staff and deliveries.

35.

Logistics access to the hotel itself is located to the south of the building, at first floor,
within close proximity of the logistics quay. From this back of house entry, a goods
lift and a staircase will allow deliveries to be transported to basement level where a
service tunnel will link the service entry to the main basement located below the
central reception and restaurant volumes.

36.

The basement will provide limited staff and back of house facilities including
restaurant storage, limited food preparation as well as waste management. The
extent of the basement has been limited in order to reduce excavation.

37.

The foreshore will be used for leisure and includes swimming pools, sundecks,
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garrigue flora and mineral landscaping as well as guest and logistics access from the
central pier and the existing quay, respectively. There will be a five-metre level
difference in the natural terrain between the bay and the ground floor of the hotel.
38.

Two elongated swimming pools will be located in the foreshore of the hotel: there is
an upper fresh water pool, located closer to the hotel, and a salt water pool at1.5 m
above sea level. The salt water pool and surrounding stone modules, will also act as
a storm buffer zone, attenuating waves projected onto the waterfront during
unfavourable, gregale conditions.

39.

The areas currently occupied by the 8 tennis and volley ball courts will be reused and
covered and as far as possible integrated with the existing adjoining natural
environment and proposed landscaping. The exact configuration of this area is still
being examined by the architects.

40.

To the north, the Hotel Spa will be located. The original location of the spa has been
recessed following discussions with ERA; the latter were concerned that the initial
design showed the Spa too close to the creek.

41.

A jetty is proposed to be constructed as shown in Figure 13. It is noted that the
jetty planning application will be submitted separately to the hotel application and
discussions are still underway with marine engineers to determine the design of the
jetties.

42.

The tennis courts and the coastal area will be restored to natural habitat as advised
by an ecologist and landscape architect (see Figure 15). The extent of the coastal
restoration will depend on the outcome of marine studies. Table 1 below compares
the existing and proposed development areas and building footprint. These are
shown further in Figures 11 and 12.

43.

Figures 13 and 14 show a block plan and a visual of the proposed hotel.

Villas (Santa Marija Village)
44.

The architect’s vision for the villas area, also known as the Santa Marija Village, aims
to eliminate and avoid the visual and physical impact of the existing, compact, multistoried volumes, notably the imposing triple height volumes to the north of the site
and two-story bungalows topping a stone retaining wall.

45.

The architects propose an architectural massing with a composition of small built
volumes, or micro elements, i.e. volumes at the scale of the individual room.
Comprising 21 individual holiday villas, the micro volumes are assembled to form a
‘village’ the design of which aims to be reminiscent of a vernacular Mediterranean
village.

46.

Each individual holiday villa is planned around a central garden courtyard. A private
garden of approximately 300 m² is provided for each holiday villa. The gardens are
stepped so as to follow the natural terrain. The adjacent architectural volumes also
step down to follow the terrain.
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47.

The holiday villas provide a variety of accommodation types for guests in the form of
two or three bedrooms, two bathrooms, a kitchen and a living and dining area. A
small basement below each villa provides a technical room for individual mechanical,
electrical, plumbing (MEP) equipment as well as a separate storage space for garden
and leisure equipment.

48.

Each holiday villa will be clad on all sides with local Maltese hard stone. All faces of
the individual unit will be opaque, solid stone, with the openings limited to the
elevation facing the central courtyard. A hierarchy in the sizes of facade openings will
also be ingrained in the architecture, with a larger, glazed facade reserved for the
central living space and smaller, more intimate openings along the perpendicular
wings, where bedrooms and bathrooms are positioned.

49.

A prefabrication construction technique combining cross-laminated timber (CLT) will
be used for the roof and Maltese hard stone cladding is envisaged for the holiday
villas.

50.

A series of five small pavilions will house a public restaurant and a small general store
and all will be part of the same establishment.

51.

The footprint at the bungalows site has been increased. A significant portion of this
increase can be attributed to the shifting of the built environment away from the
coastline, freeing up the shoreline for a more natural coastal promenade (see Table
1 above and Figures 16 and 17 below). Following discussions with ERA, the
architects moved away from the original west line of the footprint.

52.

Figure 18 shows the layout of the Santa Marija Village whereas Figure 19 shows
that land that will be restored as part of the project.
Table 1: Comparison between existing and proposed Gross Floor Area
Comparison of global areas
San Niklaw Bay

Santa Marija Bay

Reference

Disturbed land m2

GFA m2

Existing

29,649

6,123

16,165

3,822

Proposed

22,633

6,743

19,139

6,032

Difference

-7,106

620

2,974

2,210

(this will be restored)
Source: Belvedere Architects, February 2021
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Disturbed land m2

GFA m2

Figure 11: Existing and proposed disturbed land of the hotel

20

Figure 12: Existing and proposed building footprint of the hotel

21

Figure 13: Block Plan of the Proposed Hotel

22

Figure 14: Visual of the Proposed Hotel - montage

23

Figure 15: Land to be restored at the hotel Site

24

Figure 16: Existing and proposed disturbed land of the Santa Marija Village

25

Figure 17: Existing and proposed building footprint of the Santa Marija Village

26

Figure 18: Master Plan for the Santa Marija Village

27

Figure 19: Land to be restored at the Santa Marija Village Site
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ACCESS AND CIRCULATION
53.

Routes designed for vehicular traffic under the Scheme are limited. They will be
provided between the waterfront quay and individual holiday villas in the Village, as
well as between the Hotel and the Village via the existing inland road infrastructure.
In the case of the latter, this route also provides an alternative means of access for
guests and logistics destined for the hotel when the gregale impedes mooring in San
Niklaw Bay (see Figure 20 for access routes).

54.

Access to the Village is primarily on foot and by sea. Visitors arriving on foot
approach the village from two opposite ends. To the south, a coastal track will
continue from the Comino hinterland, allowing pedestrians to enter the village and
walk through its heart along a looped path. Following this same path along the shore,
pedestrian access to the Village piazza is also via the stepped boardwalk, a series of
steps leading up to the Village piazza from the Santa Marija Bay pier. To the north, an
existing coastal path will provide a pedestrian connection between the Comino Hotel
and the Santa Marija Bay Village.

55.

Two perpendicular leisure boat piers will be constructed for visitors arriving by sea
directly to the central Village piazza. The piers will lead to perpendicular stepped
timber boardwalks that lead up to the Village centre. There will be a number of
paths and tracks through the village for pedestrians and limited, light, electric vehicle
traffic. A narrow, one-way loop through the village will provide light vehicle, golf
buggy-type access to the holiday villas. This same circuit will also be used by
pedestrians. Smaller, more informal tracks will pass between individual villas,
sometimes as more formal paths, others as garden passageways, linking the heights of
the Village down to the waterfront and piazza.

56.

Whilst foot traffic is the predominant means of circulation within the Village, a limited
vehicular access path will provide the possibility of motorised transport for persons
and staff.
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Figure 20: Access and circulation
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RESOURCES
57.

The Scheme is to be assessed using LEED (Leadership in Energy and Environmental
Design), an internationally recognised certification scheme with an aim to create
efficient and cost-saving buildings. It is envisaged to achieve LEED Platinum rating for
the Scheme, the highest level of rating. The villas in the Santa Marija Village may
target a lower rating, as appropriate, by being assessed under LEED Campus (for
projects located on a single campus location), or being assessed separately to the
hotel.

58.

There are eight LEED credit categories that represent different levels of
environmental performance.

Energy
59.

The new hotel is proposed to be entirely electrically-fed, as fossil fuel gas will not be
used on site. The maximum demand for the hotel is estimated at 620 kVA (including
a spare 20% capacity). The annual consumption for the hotel is estimated at 1,300
MWh per annum. The Santa Marija Village is estimated to have a maximum demand
of 250 kVA and an annual consumption of approximately 200 MWh per annum.

60.

It is envisaged that the existing Enemalta substations at the hotel and Santa Marija
Village sites (which are approximately 40 years old) will be upgraded and replaced.

61.

Standby generators will provide back up for the entire Scheme (and life safety loads).
It is envisaged that these will be specified to adhere to the highest tier emissions
standards, to mitigate the impacts on air pollution. Options are still being explored
to also include a standby generator for the Santa Marija Village.

Water
62.

Water demand for the hotel is estimated at 37,500 L/day; that for the Santa Marija
Village is estimated at 31,500 L/day.

63.

Domestic cold water will be supplied by the existing mains water supply and stored
in storage tanks in the hotel basement and at the site of the holiday villas. Domestic
cold water will be distributed with booster sets to the hotel and the villas, through
dedicated public health risers and a service trench, respectively.

64.

The existing water reservoir by the existing Hotel (fed by the existing mains water)
will be repaired, strengthened, and repurposed for storing rainwater and treated
black water for landscape irrigation, as well as fire sprinkler and hydrant water.

65.

It is proposed that a sprinkler tank will serve only the hotel. The sprinkler tank will
feed a combined sprinkler, wet riser system, and hose reel system. Domestic hot
water will be generated by solar thermal and air source heat pumps for both the
hotel and the Santa Marija Village. The hotel will have a centralised plant for hot
water; each of the individual villas will have their own dedicated hot water plant.

66.

Grey water drainage from basins, showers, and baths from the hotel guestrooms will
be routed into a greywater recycling plant located in the hotel basement. The grey
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water will be treated and reused for toilet flushing in the hotel. There will be no
greywater recycling in the Santa Marija Village. Foul drainage from the toilets and
other sanitary ware in the villas, and the foul drainage from the hotel toilets and
kitchen, will be treated on site2 by means of a dedicated sewage treatment plant,
before being reused for landscape irrigation3.
67.

It is proposed that there will be no discharge to sea after treatment from the sewage
treatment plant. It is envisaged that the foul water discharge will be 20,665 L/day for
the hotel and 29,030 L/day for the Santa Marija Village.

68.

Rainwater from the hotel roofs will be captured in a rainwater harvesting tank in the
hotel basement and reused for irrigation and/or used for topping up of the hotel
greywater recycling system. Excess rainwater from this tank can be pumped into the
existing hotel reservoir. Rainwater from each of the holiday villa roofs will be
captured in another rainwater harvesting tank located in the village and used for
irrigation. Similarly, excess rainwater from this tank will be pumped into the existing
villa reservoir. Overflows from both of these rainwater drainage systems will
discharge into the sea.

Raw Materials
69.

Table 2 provides estimates of the raw materials required for the construction of the
Scheme.
Table 2: Estimated Raw Materials for Construction
Material

Estimated Volume

Concrete - Foundation / floor slabs / pools & floor screed etc

11,000 m3

Stone

2,000 m3

CLT Frame – Main frame – 1st & 2nd floor and roof

19,500 m2

Reconstituted stone

10,000m2

Steel– reinforcement & general structural

2,000 t
37,500 m2

Waterproofing

WASTE MANAGEMENT
Construction Phase
70.

Table 3 outlines the types of wastes envisaged to be generated during the
demolition, excavation and construction of the Scheme, as estimated in the

2

The Applicant is in negotiations with Water Services Corporation to use the site of the waste water
treatment plant currently found on Comino. The Applicant would upgrade the plant to be able to treat all
sewage generated on Comino and WSC would be responsible for disposal of sludge. The treatment plant
would however be the subject of a separate planning application.
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Construction Management Plan (CMP) prepared by the project architects.
71.

Waste generated during construction will primarily consist of demolition and
excavation waste. As mentioned, the topsoil will be retained in a designated area on
site and will be reused for the new landscaping. Excavation waste will be deposited
or recycled at a licensed facility, as appropriate.
Table 3: Estimated Waste Generation during Construction
Type of Waste

EWC Code

Estimated Quantity (Tonnes)

Masonry & Concrete

01 04 13

266

Iron & Steel

17 04 05

79

Rebar / Mesh off-cuts

17 04 05

1.0

Excavated rock

01 01 02

49.5*

Aluminium apertures

17 04 07

2.5

Glass

17 02 02

16

Timber

17 02 01

22

* Actual volumes to be confirmed at detailed design stage

Operational Phase
72.

With a complement of 71 guestrooms and 21 villas, it is envisaged that the Scheme
will produce in the range of approximately 6 tonnes of recyclable waste (paper,
plastic, metals, glass), approximately 10 tonnes of food waste, and approximately 50
tonnes of mixed municipal waste.

73.

The operational waste will be disposed of by licensed waste contractors, in
accordance with the relevant regulations. Furthermore, as a requirement of the
MTA’s Eco-certification Scheme, the Scheme will be required to implement a longterm operational sustainability management system which will also address waste
management – from reduction in the use of consumables, through to the reuse and
recycling of waste.

CONSTRUCTION
74.

The Applicant has prepared a Construction Management Plan (CMP). In terms of
delivering construction materials and removing waste from the site, all the materials
will be shipped to and from Comino by boat or barge. The materials will be loaded
either from Malta or Gozo and delivered to Comino and unloaded onto the existing
quay marked as ‘D’ in Figures 21 and 22. The entry points into the actual
construction sites are marked as ‘A’ in Figures 21 and 22.

75.

The Contractor’s facilities (offices, stores, and worker’s welfare facilities) will be
located in the areas marked as ‘B’ on Figures 21 and 22, being land-lying within or
close to the hotel and Santa Marija Village sites. The Contractor will be required to
erect a free-standing steel security fence covered with green anti‐dust netting and /
or a 2 m high hollow concrete block wall around each of the construction sites. At
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night there will be limited lighting for site security purposes only. Water and
electricity services will be made available to the sites by tapping into the existing fresh
water infrastructure. Portable restrooms will be made available on the sites for the
workers. All construction traffic will be required to use the existing pathways
connecting the two construction sites. Adequate temporary signage will be erected
along the access and exit routes to direct vehicular traffic, and also to inform the
general public.
76.

Before demolition work commences, the furniture, furnishings, equipment, timber
doors and the aluminium apertures will be dismantled and the buildings stripped. The
items will be separated and disposed of at recycling plants or authorised disposal sites
on Malta. After the steel reinforcement is separated, the stone will be crushed on
site and stored in area marked as ‘C’ in Figure 21 and 22. The remaining
demolition material will be transported via barges to approved disposal sites, either
in Gozo or Malta, details of which will be made available by the contractor once the
tender is awarded. The trucks will use the existing pathways to transport the
material to the boats / barges.

77.

Excavation for below ground structures for both the hotel and the Santa Marija
Village and their related amenities / ancillary facilities will be carried out in the areas
and to the designed levels shown on the plans. It is estimated that 14,540 m3 of
material will be excavated at the Village of which 12,539 m3 will be used as fill
material. The hotel will likely result in 47, 236 m3 of excavation material of which
only 3,932m3 will be used as fill.

78.

Excavation will be carried out using pneumatic hammers and / or rotary head cutters
and trenchers mounted on tracked vehicles. The excavated material will be loaded
onto trucks and transported to be crushed and stored in the stockpile off site
marked as ‘C’ on Figure 21 and 22.

Construction Timing
79.

The estimated duration of the construction of the Scheme is envisaged to be
approximately 27 months, with the phases outlined in Table 4.
Table 4: Construction Phasing
Phase

Months

Demolition (including stripping)

3

Excavation

4

Construction (including finishing)

20

Construction Machinery
80.

At this stage, it is envisaged that the following equipment and machinery will be used
during the various stages of the construction of the Scheme – see Table 5.
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Table 5: Construction Equipment and Machinery
Excavators
Demolition

Bulldozers
Loaders
Excavators
Bulldozers

Excavation

Loaders
Pneumatic hammers and/or rotary head cutters
Trenchers mounted on tracked vehicles
Crusher
Compactors
Mobile Cranes

Construction

Tower Cranes
Telehandlers
Scissor lifts
Concrete pumps
Paver

Finishing

Mobile Cranes
Telehandlers
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Figure 21: Site layout during Construction (hotel)
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Figure 22: Site layout during Construction (village)
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EMPLOYMENT
81.

It is envisaged that there will be approximately 150 persons employed during the
entire construction period (not all of whom will be on site at any one time).

82.

Before it ceased operations in October 2019, the existing Comino Hotel complex
had a staff compliment of approximately 45 full-time equivalent staff. It is envisaged
that the full-time equivalent staff complement of the Scheme when it comes into
operation will be approximately 140.
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POTENTIAL ENVIRONMENTAL IMPACTS
83.

Environmental impacts can be negative as well as positive and their assessment is
important so as to better define the effects that a proposal may have on its receiving
environment. At this stage in the process, a preliminary list of the potential
environmental impacts from the construction and operation of the Scheme can be
identified. The list identifies only those potential impacts that could be significant.

84.

The potential significant impacts from the construction and operation of the Scheme
are considered to be:


Impacts on geology and geomorphology, from site excavation.
The Scheme involves some excavation of rock (Upper Coralline Limestone); it is
unlikely that the excavated stone will be reused on site. The topsoil that is
removed will be reused on site, for the new landscaping. Any extraction of
geological resources or change to the geomorphology is considered to be a major
negative impact.



Impacts on landscape and visual amenity, arising from the construction and
operation of the Scheme
The Scheme will result in modifications to the appearance and character of the
Scheme site as it is currently. As mentioned, the Scheme will reflect the general
layout and height of the existing Hotel and bungalows, but will include some
spread in the case of the redevelopment in the Santa Marija area (the serviced
villas). The changes as a result of the Scheme, both in terms of the built form and
the landscaping, will have implications for the landscape character and visual
amenity of the area.



Impacts on terrestrial ecology and environmental services, arising from
the construction and operation of the Scheme
The location and extent of laydown areas during construction is an important
consideration, as any off-site locations could have impacts on ecology. The
footprint of the Scheme will extend beyond that of the existing hotel and
bungalows, in particular to the west of the existing bungalow complex, and into
areas that have not been developed. This is likely to have a negative impact on
ecology and ecological services, through the loss of the natural areas affected and
the habitats they support. There is also a risk of escape of alien species from the
proposed new landscaping, depending on the species used. Disturbance to
seabirds, found in large numbers on Comino, during construction and operation
of the Scheme, from both noise and light, could also be an issue. Positive impacts
would accrue where restoration to natural habitats will be carried out, such as in
the area of the tennis courts of the Hotel.



Impacts on marine ecology and water quality, arising from the construction of
the Scheme
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Given its proximity to the sea, there could be some negative impacts on the
marine environment during the construction of the Scheme, from water run-off,
dust and other debris deposition, and general disturbance given that the removal
of construction debris will be via barges. In addition, the construction of a
number of jetties at both the hotel site and the villas site could also have localised
impacts.


Impacts on air quality, arising from the construction and the operation of the
Scheme.
It is expected that there will be some dust generated during the construction of
the Scheme; the potential impacts are likely to be short to medium term,
temporary and localised, and, with proper adherence to the current construction
site regulations, dust impacts during construction could be mitigated to a certain
extent. The use of pneumatic hammers in preference to road headers or
trenchers would help minimise the impact from dust generation during
excavations. Where there could be consequences for both terrestrial ecology
and the marine environment, there is the need for the CMP to include the
appropriate mitigation measures to reduce dust emissions.



Noise impacts, arising from the operation of the Scheme.
There may also be increased traffic noise as a result of the Scheme, with impacts
on the noise climate in the area around the site. Within the site, despite the
increase in intensity of use, the operators will likely want to control noise arising
from plant / machinery and from outdoor entrainment areas in the interests of
the amenity of those resident at the hotel. As mentioned, impacts on avifauna
could also be an issue.



Waste impacts, arising from the construction and operation of the Scheme.
It is expected that the construction phase will generate mostly inert and nonhazardous wastes, which will be reused, recycled or disposed of at authorised
waste management facilities, in accordance with regulations. The CMP will
address waste management, and the Applicant will be required to adhere to the
current construction site regulations in respect of construction waste. During
operation, the Scheme will generate those waste streams that are already
produced on site (primarily domestic waste, including kitchen waste).



Impacts on energy and water resources, arising from the operation of the
Scheme.
Although the Scheme will incorporate some passive design measures to reduce
energy consumption and the reuse of rainwater, some impacts on energy and
water resources are likely.



Impacts arising from construction activities, in relation to noise, vibration,
dust, and surface water management.
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The potential impacts arising from dust emissions during construction are
identified above. Any noise and vibration emissions arising during the
construction of the Scheme are also likely to be short term and temporary.
There is the potential for surface water run-off to impact on the marine
environment, as mentioned. Again, with proper adherence to the current
construction site regulations, and with the appropriate mitigation measures in
place, these impacts could be limited. Measures for mitigating the impact from
construction activities, including water run-off, will be addressed in the
Construction Management Plan (CMP).

MITIGATION PROPOSALS
85.

Preliminary potential mitigation measures associated with the identified impacts
arising from the Scheme include:


Careful consideration of the layout for the Scheme, and the extent of excavation
to be carried out, having regard to the sensitivities of the terrestrial and marine
habitats in the vicinity;



Careful consideration of the design approach for the Scheme, having regard to
the rural location and character, and in order to minimise the impact of the
Scheme on the rural landscape character and on visual amenity;



Careful consideration of the landscaping proposals, including through the
preparation of a detailed landscaping plan, in order to ensure the sensitive
integration of the Scheme and in particular the type of species to be used in the
interests of biodiversity as well as of landscape and visual amenity;



Careful consideration of the lighting scheme considering that Comino is an
Important Bird Area and Natura 2000 site, and that part of its eastern coast is a
Dark Sky Heritage Area;



Careful consideration of construction practices especially noting the sensitivity of
the area as well as the proximity to the marine environment and the use of
barges to transport waste from the construction site;



Ensuring compliance with waste management regulations and the adoption of best
practice in relation to operational waste management;



Adoption of relevant eco-certification criteria in the implementation of a longterm sustainability management system for the hotel; and



Ensuring the adoption of best practice environmental measures throughout the
construction, including through the preparation of a Construction Management
Plan addressing measures for mitigating noise, vibration, and dust impacts on air
quality from the construction works (including construction traffic), as well as
managing surface water, and the putting in place of appropriate operational
monitoring regimes, and having regard to Legal Notice 295 of 2007, the
Environmental Management Construction Site Regulations (S.L. 552.09).
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