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Introduction

The proposed revisions in this Partial Review take forward Government's request
to amend policy NWGT 1 of the North West Local Plan of 2006 and the December
2008 Hal Ferh Development Brief.

The Local Plan and Development Brief Revision is required to address
Government's concerns that the exclusion of Class 1 (Use Classes Order, 2014)
permanent residential development on the site of Hal Ferh is too restrictive.

The objectives of the Review of the 2006 North West Local Plan policy NWGT 1
and of the December 2008 Hal Ferh Development Brief are:

To include Class 1 (Use Classes Order, 2014) permanent residential development
in the list of acceptable land-uses on the site provided that:

(a) the primary land-use in terms of gross developable floorspace {(GDF)
remains tourism accommodation but the brief shall also establish a balanced
allowance for residential use;

{b) no increase in the total GDF shall be allowed;

(c) the development brief shall include planning parameters for residential use,
to be developed in a comprehensive manner as part of the tourist complex;

(d) all other provisions of policy NWGT 1 and the development brief shall remain
unchanged without prejudice to the development already permitted in
development permissions issued prior to the coming into force of the revised
policy provisions.

The Objectives were published on the 8" May 2020 and representations from the
public were invited until the 1%t June 2020, The first stage consultation generated
a total of 16 submissions, including submissions from the following entities: Malta
Streets Sports Association, Din I-Art Helwa, Corinthia Group, The Energy and
Water Agency, Mellieha Local Council, Malta Chamber of Planners, Environment
and Resources Autherity (ERA), Kummissjoni Interdjocesana Ambjent which were
taken into account in the drafting of the revised policies. The issues mentioned in
the submissions relate to:

Objections to the principle of residential use of the site

The review runs against the Grant for Perpetual Emphyteusis, signed on the 23rd
December 2009 which stated that: “the development shall be used solely for tourist
accommodation and shall not be used for permanent residential occupation or any
other use”. The area is a strategic site for tourism development and the inclusion
of residential development within the revised development brief, is changing the
goal posts of the original development brief. This would not be considered as 'fair'




by those who had participated during the call for submission of proposals by
interested third parties. Residential use will result in an increase in demands for
further ancillary facilities.

SPED

The proposed review is in breach of SPED Thematic Objective 1 which seeks to
limit the land take up within the Rural Area by guiding the location of the bulk of
new jobs and homes within the Urban Area, safeguarding prime tourism sites and
that socio-economic development should ensure that rural areas are not exploited
by uses which are not legitimate or necessary.

Submission by Corinthia Group

A submission by Corinthia Group explained the concept for the development of the
Hal-Ferh area to provide top-tier Mediterranean style hotel with related amenities,
a number of stand-alone hotel-run vacation rental bungalows, a high-end rural spa
retreat, an appropriate food and beverage offer and a hotel-branded & serviced
residential component. It allows future resident families to enjoy full access to five-
star hotel services from the comfort of their own homes. These services include
concierge services, food and beverage / banqueting, housekeeping, sport, leisure
and event organising, au pair services, rental services as well as other aspects
such as gardening and preventive and remedial maintenance services, amangst
others. Additionally, the proposal shall substantially reduce the resident and visitor
population on the site, and thus the project's impact on the locality.

Roads, parking and infrastructure

There is the need for adequate provision of public car parking. Any required road
widening should be provided from the developers site and no agricultural land
should be taken up for this purpose. Accesses to agricultural fand need to be
safeguarded and adequate areas be allowed for a bus station and coach parking.

Conservation and Sustainability

The continued conservation and protection of surrounding good quality agricultural
land should be a requirement, the holistic redevelopment of the site should seek ta
restore the connectivity of the watercourse that passes through the site and that
the environmental provisions in current Policy NWGT1 of the North West Local
Plan (2006) and in the Hal Ferh Development Brief (2008) and the sustainability
measures listed in Appendix E of the Ral Ferh Development Brief (2008) are still
relevant and thus should be retained and ameliorated.

Rainwater within the catchment should not be drained outside the boundaries of
the development but is either harvested for use as second class water or forms of
sustainable urban drainage systems (SUDS) are employed to ensure that




1.5

rainwater falling within the area is allowed to recharge the underlying aquifers. The
development should not be a source of light pollution and building heights should
not be allowed to increase.

Submission Requirements

Proposed projects may also require different types of environmental assessments
or other related screenings, as may be relevant. There was also a request for the
carrying out of a Traffic Impact Assessment prior to the formulation of the plan
since the change will affect existing public roads. Another submission requested
the Authority to employ a social impact process.

The draft revised 2006 North West Local Plan policy NWGT 1 and the revisions to
the December 2008 Hal Ferh Development Brief are included in the following
paragraphs. All other parts of the North West Local Plan and the December 2008
Hal Ferh development brief are to remain unchanged by this 2020 Revision.
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The SPED Policy Framework

The Vision of the Strategic Plan for the Environment and Development (SPED)
lists tourism as a core development sector with potential for economic growth and
makes emphasis on the need for diverse compatible activities in the Rural Area.
The sequential approach to the location of development described in paragraph
3.1 states that this sequential approach is being adopted in order to ensure that
land take up in the Rural Area is considered as 3 last resort and where it is essential
for the achievement of sustainable development.

Thematic Objective 1 seeks the management of land resources sustainably to
ensure that socio-economic development needs are met and policies TO1.2 -
safeguarding prime tourism sites, TO1.5 — achieving a wider mix of compatible
uses, and TO1.10 — ensuring that Rural Areas are not exploited by uses which are
not legitimate or necessary, are policy tools to achieve this objective.

Rural Objective 3 states that development in the Rural Area which is justified to
be located in the Rural Area in approved Govemment policies, plans or
programmes, should be located away from protected areas and areas of high
landscape sensitivity, preferably on previously developed land or existing buildings
while ensuring the improvement of the quality of the rural environment.
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Existing Subsidiary Policy Framework

The approved 2006 North West Local Plan site specific policy NWGT 1
provides the most relevant policy context for the site of Hal Ferh. This policy
identifies the site as part of a larger 120 ha site for a concept proposal of a golf
course, as guided by the conclusions of the assessment of its
potential for such development in April 2005.

Further assessments highlighted that negative environmental impacts
would arise from the golf course scheme and the project was not pursued further.,
Therefore, the policy provisions for an alternative proposal on a smaller site came
into effect. These provisions set out broad guidelines on land use, building
conservation and design, site layout, access and landscaping. The land uses were
limited to the primary land uses which fall within tourism accommeodation, camping
and horse-riding facilities and to supporting amenities to the main use such as
retail, catering, storage, administration etc.

A development brief was approved for the Hal Ferh Complex in 2008 to implement
the provisions of policy NWGT 1. The Development Brief covered an area of 8.5ha
which included the redundant Hal-Ferh tourist complex and its immediate
surrounding areas in Ghajn Tuffieha. In line with the requirements of Policy NWGT
1, the Brief limited the land uses to quality tourism and recreation uses with
preference to a high quality, family-oriented tourism development which includes
accommodation and supporting facilities. The Brief also encouraged the retention
and rehabilitation of the former military buildings, organised the site into four zones
and allocated a public carpark on zone 4. Three important development
parameters established by the Development Brief were a capping on the area
cavered by buildings to 16,700sgm, a tota!l gross floorspace of 25,000sqm and a
maximum building height for new buildings of either 1 floor (4.75m) or 2 floors
(8.5m).

A development permission was granted in February 2013 under PA4906/10 which
became executable in October 2018, to demolish the existing Hal Ferh complex
and re-construct a new tourist complex, amendments to the current road network
and a new car park. This permission was renewed in August 2019 under
PA3134/19 which became executable in February 2020. It needs to be remarked
that the approved Master Plan (Figure 1 below) does not include the retention of
the former military barracks and the public carpark was located outside the site
boundary delineated by the Brief.

The approved project was described by the Authority as a high quality low-lying
and low-density tourist resort that compiements the sensitive surrounding
landscape. The proposed vacation resort will include a total of 228 units {1/2/3 bed)
with ancillary facilities including restaurant, small convenience shop, poofs and
bars, spa and underground parking facilities totalling to 293 parking spaces. The




reception, restaurant and suites will be accommodated within a dynamic flowing
“ribbon building” undulating along the site of the existing Hal Ferh Tourist Complex
with landscaping on its accessible 'walkway’ roof and at the interface with the
public roads. Within the “ribbon building” is an extensive area of landscaping in
which a number of smaller private pavilions, the spa and pool facilities are located.

-----

Figure 1. Approved Master Plan
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4.2

Amendments to Policy NWGT 1

Revisions to policy NWGT 1 are necessary to implement Government’s
objective to include Class 1 (Use Classes Order, 2014} permanent residential
development in the list of acceptable land-uses on the site provided that the
primary land-use in terms of gross developable floorspace (GDF} remains tourism
accommodation and that all other provisions of policy NWGT 1 shall remain
unchanged without prejudice to the development already permitted in development
permissions issued prior to the coming into force of the revised policy provisions.

Revisions are highlighted in red text and underlined. The revised text of policy
NWGT 1 shall read as follows:

NWGT 1 Site for Golf Course

The site shown on Map 57 is being indicated as a search area for the
development of a golf course with ancillary built development to
accommodate supporting amenities. PA will utilise the environmental
impact assessment (EIA)} process to determine the best layout and
design for the course and the built development within the site if the
environmental impacts can be adequately mitigated.

Should Government not continue to pursue the golf course proposal, PA
will favourably consider the development or complete redevelopment of
the smaller area, or parts of it, on the west of the site indicated on Map
57 subject to the preparation of a Development Brief provided that:

(i) the prior approval of the Malta Tourism Authority is obtained;

(ii) the primary land uses fall within tourism accommodation, camping
and horse-riding facilities with supporting amenities to the main use
such as retail, catering, storage, administration etc,, and separate, high
quality, residential accommeodation developed comprehensively as part
of the tourist complex provided that the primary land-use in terms of
gross developable floorspace (GDF} remains tourism accommodation;

(iii) any features or structures of historical or architectural merit are
conserved and integrated in the development without prejudice to any
development already permitfed in development permissions issued prior to
the coming into force of this criterion;

(iv) new bhuildings are designed (height, form, massing, materials and
colours) to respect and integrate well with the rural context and the
contours of the site;




(v) the site layout provides appropriate open spaces between buildings
to break the hulk of the built development. The Authority may consider
alternative site layouts which it deems still achieve high quality design

obhjectives;

(vi) adequate access and onsite parking is provided;

(vii) a landscaping scheme, a planting schedule and maintenance
programme, in line with the PA Guidelines on Trees, Shrubs and Plants
for Planting and Landscaping in the Maltese Islands, indicating the
details of the hard and soft landscaped areas is submitted and approved.

10




5.0

5.1

5.2

5.3

54

Amendments to the Hal Ferh Development Brief

Revisions to the Development Brief are necessary to bring the policy document in
line with the revisions introduced in policy NWGT 1 relating to the inclusion of Class
1 {(Use Classes Order, 2014) permanent residential development in the list of
acceptable land-uses on the site, and to establish a balanced allowance for
residential use and include planning parameters for residential use. It must also be
ascertained that any development already permitted in development permissions
issued after the approval of the 2008 Development Brief but prior to the coming
into force of the 2020 revisions shall prevail over any provision in the Brief. The
following paragraphs identify and describe these revisions. Revisions are
highlighted in red text and underlined.

The revised paragraph 1.5 shall read as follows:

“This Development Brief describes PA's position on development matters relating
to this site. It provides information intended to be utilised by parties having a
potential interest in the development of land enabling them to assess its full value.
The contents of this Brief shail not prejudice any development aiready permitted in
development permissions issued after the approval of the 2008 Development Brief
but prior to the coming into force of the 2020 revisions.”

The revised paragraph 4.1 shall read as follows:

“The overall strategy is to promote redevelopment and reuse of the land
predominantly for tourism, whilst improving the area’s general environment
and its heritage, as well as adding amenity and leisure facilities for visitors
and the general public, within an overarching goal of sustainable
development.”

The revised paragraph 4.2 shall read as follows:

“Stemming from the requirements of the 2020 revised policy NWGT 1 in the North
West Local Plan, the Brief's objectives are:

a. To seek the redevelopment of the site with predominantly quality tourism and
recreation uses;

b. To seek to ensure that the redevelopment of this site safeguards and
complements the sensitive surrounding landscape and countryside, and that
existing views are as much as possible safeguarded,;

c. To encourage a conservation programme for the rehabilitation, promotion and
suitable reuse of the former military complex without prejudice to any development
already permitted in development permissions issued after the approval of the
2008 Development Brief but prior to the coming into force of the 2020 revisions;

11
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5.8

d. To encourage new low-lying and low-density development which respects the
heritage assets on the site through proper layout, massing and design;

e. To seek the retention - wherever possible - of existing mature vegetation;

f. To seek the provision of car-parking, efficient vehicular access and circulation to
the site and the minimisation of traffic impact on the surrounding road network.

Under the heading “Acceptable Land Uses”, the revised paragraph 5.2 shall read
as follows:

“The acceptable secondary or supporting anciilary uses to this main use include:
a, Separate, high quality, residential accommeodation;

b. A small component of specialist, small, retail outlets. This may include small
crafts workshops selling their preducts on site, e.g. lace maker, silversmith etc;

¢. Ancillary foed and drink facilities (restaurant and cafeteria);

d. Meeting rooms/ multi-purpose halls as ancillary to the main use of a tourism
development;

e. Facilities for sports, (including horse riding facilities), recreation and health;

f. Entertainment and cultural facilities

provided that the above facilities are aimed primarily for the use of residents of the
tourism development, do not include activities which are incompatible with the
tourism accommeodation aspect of the tourist complex, do not, on a frequent basis,
attract large numbers of visitors from outside the complex and mitigation measures
against any unacceptable noise disturbance to the surrounding community are
integrated in the project.

Under the heading “Special Conditions for Existing Buildings”, a new paragraph
5.4A shall be inserted after paragraph 5.4 and shall read as follows:

“5.4A Paragraphs 5.3 and 5.4 are without prejudice to any development already
permitted in development permissions issued after the approval of the 2008
Development Brief but prior to the coming into force of the 2020 revisions.”

Under the heading “Height Limitation for New Buildings”, a new paragraph 5.6A
shall be inserted after paragraph 5.6 and shall read as follows:

“5.6A Paragraphs 5.5 and 5.6 are without prejudice to any development already
permitted in development parmissions issued after the approval of the 2008
Development Brief but pricr to the coming into force of the 2020 revisions.”

Under the heading “Site Layout, Plot Ratio and Design’, the revised paragraph
5.12 shall read as follows:

12
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5.10

5.11

5.12

“More details regarding the site layout within the individual zones can be found in
the next sub-section. The Authority may consider alternative site layouis and
designs which it deems still achieve high quality design obiectives.”

Under the heading “Developable Footprint and Floor Areas’, a new paragraph
5.14A shali be inserted after paragraph 5.14 and shall read as follows:

“5.14A. The residential component of the comprehensive scheme shall consist of
not more than 9,000sgm of gross developable floorspace {GDF) and shall occupy
not more than 30,600sgm of iand area which can be allocated in not more than 25
detached luxury dwelling units. These planning parameters have been introduced
to establish a balanced allowance for residential use as directed by Government
objectives. The layout, plot sizes and built site coverage, network of pedestrian
walkways and vehicular access, and architectural design of the residential enclave
shall be visually and functionally integrated with the other land uses and building
typologies on the site to achieve a holistic masterplan. Gates, walls, fences and
other harriers beyond what is minimally required for property delineation will be
strongly discouraged by the Authority.”

Under the heading “Cuftural Heritage Conservation Requirements”, a new
paragraph 5.16A shall be inserted after paragraph 5.16 and shall read as follows:

“5 18A Paragraphs 5.15 and 516 are without prejudice to any development
already permitted in develocpment permissions issued after the approval of the
2008 Development Brief but prior to the coming into force of the 2020 revisions.”

Under the heading “Transport, Improvements, Access and Parking’, the revised
paragraph 5.21 should read as follows:

“Parking spaces for the development should be provided within the site, according
to the parking requirements listed in Appendix C. Parking spaces for residents of
the complex and employees should be dispersed in small clusters in zones 1, 2
and 3. The car park in zone 4 should be primarily allocated for visitors and the
general public_without prejudice to any development already permitted in
development permissions fssued after the approval of the 2008 Development Brief
but prior to the coming into force of the 2020 revisions. It is recommended that the
developer restricts vehicular access to zones 1, 2 and 3, so that there would be no
overspill of parked cars from visitors to the existing hote! and the beach. Road level
car parking facilities should be appropriately landscaped especially for car parks
that are located near the periphery of the site, in order to screen these parking
areas from the surrounding countryside. Underground parking facilities may also
be considered in order to retain more open space for pedestrian access, recreation
and landscaping at ground level.”

The heading “General Requirements’ shall be replaced by “Requirements for
Devefopment Application”, and paragraphs 6.1, 6.2, 6.3 and 6.4 shall be replaced
by the following:

“6.1 The assessment of proposals will be carried out as follows:

13




It is envisaged that a full development permit for the whole site to amend the

permission granted under PA4906/13, as renewed by PA3134/19, shall be issued.

The following requirements set the framework for the determination of the

application:

Submissions are o comply with the provisions of Schedule 1 and any other
relevant provisions within the Development Planning {Procedure for
Applications and their Determination) Regqulations, 2016 - LN 162/186.

A concise written general statement giving a clear description of the

development concept, including a comprehensive schedule of land usg/space
provisions (in square meires), the mix of uses, construction and operation
employment levels by category, together with a description of each facility of

the project,

At least five photomontages to be taken from different points on higher ground

in_the vicinity of the site, such as the Ghajn Tuffieha car park and Manikata.
The exact points are to be determined in consuitation with PA.

A Project Description Statement (for Guidelines refer to Appendix D). This

would enable the screening of the project in accordance with the
Environmental Impact Assessment Requlations of 2017 (EN 412/17).

A Traffic Impact Statement {TIS) or an update of any previgus study may be

reguired in accordance with the relevant terms of refersnce provided by PA.

An Environmental Management Pian (EMP) detailing proposals for energy

saving and efficiency. The EMP is fo include efficient use of resources including
enerqgy and water, environmentally sensitive construction methods and waste

management,

A tourism policy compliance certificate by MTA.

Any permission shall be granted subject to the satisfactory completion, within

six months of the issue cof the development permission, of a public deed under
the terms of Section 79 of the Developmeni Planning Act to ensure the
compliance with the anv condition., An_additional obligation towards any
appropriate PA fund aimed at financing environmental projects _in _the
community will also be required.

The following details are required as regards the operational and management

aspects of the proposed project;

An _Environmental Management Plan (EMP) detailing proposals for the
treatment of sewage, waste, water and for energy saving proposals. The EMP
is o demonstrate how the actual design of the buildings shalt follow sustainable
anergy censervation principles and shall highlight the measures to be taken in
the development to ensure the attainment of the above requirements.

14




The predicted requirements of water, electricity, communications and sewerage
systems and the likely impact on the existing networks. The location of proposed
site utilities Iayout including connection to the existing public networks (Scale
1:1000), and proof of negctiations with the relevant utilities’ organizations.

Details on emergency arrangements for all land uses covered by the Brief,

Any additional information required by the competent authorities, concerning any
other aspects covered by the development.

16




6.0

6.1

6.2

Way Forward

During the meeting of the 27"" October 2020, the Executive Council endorsed the
2020 Partial Review of the 2006 North West Local Plan policy NWGT 1 and of the
December 2008 Hal Ferh Development Brief included in this report, for a public
consultation period of 6 weeks.

The Planning Authority invites individuals and organizations to send their
representations pertaining to the 2020 Partial Review of the 2006 North West Local
Plan policy NWGT 1 and of the December 2008 Hal Ferh Development Brief.
Representations are to be made in writing to

The Director of Planning, Planning Authority,

Planning Authority,

2020 Partial Review of the North West Local Plan and the Hal Ferh Development
Brief

P.O. Box 200, Marsa GPO 01

or on the email nwip.halferh@pa.org.mt

Submissions related to this review may be sent to the Planning Authority by 15
December 2020.

16
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