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MEPA

Policy and Design Guidance — 0DZ Policies
Avvii skont |-Att dwar [-Ambjent u [-ippjanar ghall-lzvilupp — Kapitolu 504 tal-Ligijiet to’ Malta

KONSULTAZZIONI PUBBLIKA

L-Awtorita to’ Malta dwar |-Ambajnt u Hppianar (WEPA) tixtieq tavia If ghandha ntenzjoni f tagfimel revizjon tal-Policy and
Design Guidance — Agriculture, Farm Diversification ond Stables(AFDS), 2008, id-Development Control Guidance: Development
Outside Built-Up Areas (PLP 20}, 1995 u id-Development Control Guidance: Swimming Pools Outside Development Zons, 2000.

L-Oagettivi ta’ din ir-revizjoni huma:

1. Blex jifu konsolidati dawn it-Hiet policies F'dokument wiefied konciz.

2. Biex figi zgurat bilané bejn #-protezzjoni fal-ambient u H42vilupp F'ogsma barra miz-zona tu-i2vilupp (00Z).

3, Li itiejbu il-policies v figf simplifikat il-proéess tal-ippjanar marbut mal-agrikoltura sabiex jafiinu 1il-hidwi fenwin.

4. Biex jifi nkoraht i-konservazzfont tak-lma u biex jigi gurat l-mmangijar sostenibbl tar-rizorsi fol-ima.

5. Blex figs pprovduti opportunitajiet 0" diversifikazzioin 1ol agrikoliura b’ farm gate soles, attrazzionije! gficl vizifaturi u
akkomodozziont agro-turistiko.

6. Biex figu Zviluppedi mill-gdid / jigi reijabitat bini bil-permess {inkluz bini ta’ qobel 1-1967) bliskop i figi efiminata l-ntruzjoni
vizwal fug xena surali

7. Biex isir uzu tafieh tal-bini storlku skedat | insab barra miz-zona taklzvilupp,

Indivicwi v organizazzjoniiet huma mistiedna I fhogfity s-sottomissjonijiet tagfihom dwar duwn l-ojgettivi. Rapprezentazzjonijel
ghondhom intbogfitu bif-mikiub fl-

Id-Direttur tal-ippjunar
ODZ Policies

MEPA

St Frands Revelin
Floriamna

jew permezz fal-emai: ODZpolicies@mepn.orgmt

ls-sottomissjoniiiet ghiandhom jintbagfitu fill-Awtoritd so mhux akiar fard mis-16 ta' Settembry 2013,
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MEPA

Policy and Design Guidance — ODZ Policies
Notite under the Environment and Development Planning Act {Chapter 504 of the Laws of Malta)

PUBLIC CONSULTATION

~The Malia Environment and Planning Authority (MEPA) gives notice that it intends o revise the Policy and Design Guidancs —
Agiculiure, Farm Diversification and Stables (AFDS), 2008, the Development Control Guidance: Development Outside Built-Up Areas
(PLP 20), 1995 and the Development Control Guidance: Swimming Pools Outside Development Zone, 2000,

The objectives of the review are;

. to consolidate these three policies info one concise document;

2. fo ensure o balnce between the protection of the environment and development in areas Quiside Development Zone (0DZ):

3. toimprove upon the policies and simplify the planning process related fo agriculture in order to assist the genuine former;

4, o encourage water conservation and o ensure the sustainable management of water resources;

5. to provide new oppartunities for agriculiure diversification by farm gate sales,
visitor attractions and agro-tourism accommodation;

6. ta redevelop / rehabilitate permitted buildings (induding pre 1967 buildings) with the scope of efiminating the damaging visual
Inirusion on the rural scene;

7. 1o make good use of scheduled historic buldings Outside Development Zone.

Individuals end organisations are heing invited to send their submissions on these objectives. Representations are fo be made in
wilting to the:

Director of Pliinning,
ODZ Polidies

MEPA

St Fruncis Revelin
Floriana

or through e-matl: 0DZpolides@mepa.org.mt

Submissions are to he received by the Authority by not later than 16th Sepfember 2013
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Act No. X of 2010 Art 58(2)

The Malta Environment and Planning Authority (MEPA) gives notice that it
intends to revise the Policy and Design Guidance - Agriculture and Farm
Diversification and Stables Policy (AFDS), 2008, the Development Control
Guidance: Development Outside Built-Up Areas (PLP 20), 1995 and the
Development Control Guidance: Swimming Pools Outside Development Zone,

2000.

The objectives of the review are:

—

. to consolidate these three policies into one concise document;

to ensure a balance between the protection of the environment and
development in areas Outside Development Zone (ODZ),

to improve upon the policies and simplify the planning process related to
agriculture in order to assist the genuine farmer;

to encourage water conservation and to ensure the sustainable
management of water resources;

to provide new opportunities for agriculture diversification by farm gate
sales, visitor attractions and agro-tourism accommodation:

to redevelop / rehabilitate permitted buildings (including pre 1967
buildings) with the scope of eliminating the damaging visual intrusion on
the rural scene;

to make good use of listed/scheduled historic buildings Outside
Development Zone.
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Infroductlon

¢ The Structure of this Document
Form and Use of the Policies

o The Policy Justification or
Explanation

¢ Relationship to Other Planning
Policies

¢ Relationship to Environmental
Regulations

* Assessment of Proposed
Developments

Review of this Document

Introduction - Removed sections which .

were a repetition of other guidelines found in
other official documents

» The Structure of this Document
e Form and Use of the Policies
Review of this Document

Note — parts 0.16 and 0.17 of the existing
policy (i.e. Relationship to Environmental
Regulations) shall be included in the draft
policy document prior to public consultation

Part 1 — Context and General Policies -
The policies in this section are a
repetition of the policies in the other
chapters (e.g. the visual impact of a
development on the landscape) , while on
the other hand if considered on their own
some policies in this section would not
allow any development at all (e.g. Policy
1.3B Amenity). Some of the policies in
this chapter are already listed as
consiraints in the MEPA website, while
some policies are not clear in what is
permissible or not.

Part 1 General Policies and Objectives -
General policies have been revised to
include National Policy Projects,
Research and Innovation, Prohibiting the
Proliferation of Vacant Buildings, Soil
conservation has been considered on its
own merits while the Protection of
Species and their habitats has been kept.
The general policy related to the
restoration of cultural heritage has been
shifted to another section in this
document.

Part 2 — Farm Dwellings and Agricultural
buildings -

lengthy policies include issues related
directly to the farmer (e.g. full/part time,
how long he/she has been registered etc.)
which are the remit of the Agric Dept.,
policies include submissions of licences
from the VRD, and statements from other
Departments. Example: Health Dept,
MRA ete.

Part 2 Farm Dwellings and Agricultural
Buildings

It was considered that these lengthy
processes could be reduced by giving
more weighting to the relative
Departments which have the required
expertise and knowledge to assess the
necessity of the development. They are
to provide a standard report on the
proposed development. The parts of the
policies which deal with the “farmer” e.g.
whether full/part time, how long has
he/she been registered are considered
“irrelevant” * in this document, but should
be part of the Agricultural Policy currently
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Some policies in this chapter distinguish
between pre-1992 farms and present
ones, between those livestock farms
within 183m of the development zone
and the farms outside the 183m.

Sizes of stores for arable farming need

specific  conditions apart from the
clearance  from  the  Agriculture
Department.  Example:  history  of

producing genuine crops for human
consumption, or processing during the
last 2 years prior to the application.

Greenhouses — in this case the policy was
not “helping” the crop production but was
rather hindering this development.
Example; screcning the greenhouse by
landscaping which was removing the
scope of the greenhouse because it was
not allowing sunlight through.

Reservoirs — One has to be a farmer to be
eligible for a reservoir. Licences from
MRA, Agric Dept required and with
specific conditions.  Reservoirs are not
permitted on level 1 and 2 AET or level |
and 2 SSI.

Traditional wind driven pumps - allowed
but with a number of restrictions, eg not
allowed on level 1 and 2 AEI or level 1
and 2 SSI.

being developed by the Department of
Agriculture.

Again in this case, the onus has been
given to the relative departments to give
MEPA the clearance for relocation/
change of use etc.

Storage sizes have been amended to
reflect the needs for farmers based on
National statistical and data obtained from
the Dept. of Agriculture. Full basements
are allowable in all developments (unless
land is scheduled) because they are
considered as sustainable development
without additional impact on the
environment. Policy includes the use of
recyclable material (previous policy did
not include it),

This policy was reconsidered by allowing
landscaping on a case by case basis and
allowing these structures on levels 2 and
3 Areas of Ecological Importance,
Shallow tunnels would not require a
permit and heights above the normal
3.5m shall be allowed in cases of new
technology.

Policy has been simplified to encourage
water harvesting and conservation. Anyone
can have an underground reservoir on
his/her land which is not on scheduled
level 1 AEI or level 1 SS1. Notification
to MEPA, MRA and Dept of Agriculture
will only be required.

Use of wind driven pumps is encouraged,
and only restricted on level 1 AEI and
level 1 SSI. They are considered as part
of our rural environment and are a form
of green energy.

Developments related to wine, olive oil
and honey are part of chapter 2. New
developments, changes of use of
buildings for these uses have very lengthy
policies, which are very dependent on the
external consultees and not related to

Part 3 Development Related to Value
Added Activities = Wine, olive oil and
honey production. These topics have a
chapter dedicated to them. Policies
related to these uses have been made
more concise with clear directions to
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planning issues e.g. the type of wine and
the vines to be grown.

what can be allowed. Consultations with
the relative departments are again crucial
for decisions on these developments.

Part 3 — Farm Diversification — this
chapter included changes of use to Farm
Retail Qutlets, Visitor Attractions and
Agro-tourism. In all cases the applicant
has to be a registered farmer. In fact the
number of applications in this farm
diversification was very low, and only 1
application for agro-tourism was
approved since this policy was adopted.

Horse Riding Establishments and
Slaughterhouses are included in this
chapter, No new slaughterhouses ate
permitted but only changes of use.

Part 4 — Farm Diversification — new
policy relates to New Farm Retail
Qutlets, Visitor Attractions and Agro-
tourism. The main change in this policy
is that there is the possibility of a legally-
bound partnership between the farmer
and entreprencur. In the case of Agro-
tourism new developments shall be
congidered on 60 tumoli of consolidated
land.

These policies are included in other
chapters. One basic change is that New
slaughterhouses are considered in an
operational livestock farm (rabbits and

poultry).

Part 4 - Stables — Policies allow
rehabilitation, change of use into stables,
and construction of new stables subject to
conditions.

Part 5 — Sanctuaries, Stables and
Horse Riding/Sports Establishments.
A new policy for Animal sanctuaries at
the peripheries of the development zones
has been drafted. New stables shall be
allowed only in natural timber.
Equestrian sports is included.

Part 5 — Design Guidelines for Farm
Dwellings and Agricultural Buildings.
This chapter included siting, grouping
and layout, materials which can be used,
sketches of buildings. This part did not
include any policies.

This chapter was eliminated because each
part in the document dealt separately with

design, visual impact etc.

Appendix 1 ~— European Union
Environmental Policy for Agriculture
and Land Use Planning — this included
the Nature Directives, Water Directives,
Waste Directives and Other Relevant EU
Environmental Considerations.

These have been removed because there
shall be reference to them in the
introduction,

Appendix 2 — Distinet Characters and
Landscapes of Local Rural Areas — this
section consists of photos of the
countryside.

These are removed because they are
examples and not policies.

4
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Appendix 3 - Information
Requirements for Applications ~
guidance on how 1o submit an
application.

These guidelines are included in other
MEPA guidance documents.

Policy PLP 20 — the part of this policy
mostly used in applications is section 8 —
Changes of use and extensions in rural
areas. As its name implies,
redevelopment is not considered in this
policy

Part 6 - Other Forms of Development
Outside Built-Up Areas. This section
includes redevelopment and

has been split into subsections as follows
: rehabilitation/change of use of historic
(buf not listed) buildings,
rehabilitation/change of wuse of listed
buildings, redevelopment/change of use

| of existing blgs where one of the

conditions in the new uses shall be a
recommendation by a newly set-up
Agriculture Advisory Committee,
Extensions to Existing dwellings ODZ.

Policy regulating Swimming Pools ODZ
which set out a limit of 50sq.m. pool {or
70sq.m. for multiple dwellings, hotels
etc.) and 25sq.m.paving.

This policy is included in chapter 6, The
basic change is that the 75sq.m.shall
consist of the pool and the paving area.
Distance between pool and dwelling has
extended by 1m.

The very basic changes made in this ODZ Policy document consist of the following:

1. To reduce the bureaucratic procedures for the “genuine” farmers and to speed

up the planning process for them.

2. To allow redevelopment of permitted structures which can remain in the
counfryside in order to obtain better visually pleasing developments.

3. To give consultees, who are competent in their area, more weighting in the
decision making process, and in turn these are expected to provide detailed

reports.

4. To produce a less voluminous document which is more user friendly,
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Introduétibn

The Structure of this Document

Form and tse of the Policies

The Policy Justification or Explanation
Relationship to Other Planning Policies
Relationship to Environmental Regulations
Assessment of Proposed Developments
Review of this Document

Introduction - Removed sections which were a repetition
of other guidelines found in other official documents

e The Structure of this Document

¢ Form and Use of the Policies

® Review of this document

Note — parts 0.16 and 0.17 of the existing policy (i.e.
Relationship to Environmental Regulations) shall be
included in the draft policy document prior to public
consultation.

Part 1 - Context and General Policies —

Policy 1.3A Rural character and landscape
{(Integrated within new policies
2.2A(6),2.3B(3).2.5A(4), 2.6(4), 3.2A,B
3.3A,B,3.4A,B, 4.4(4), 5.1,5.2)

Policy 1.3B Amenity (Removed because
according to this policy document this is
dependent on the Local Plan, however it is
included in new 3.2B,3.3B, 3.4B,5.1, 5.2,6.4)
Policy 1.3C Valleys (According to this policy
doc, these are considered as areas of
ecological and landscape value so they are
integrated with the relative polices as listed)
Policy 1.3D Protection of landscape features
(Integrated within new policy 2.6(4b),2.11,
3.2A,3.3A,B,3.4A,B, 4.4(4),5.1,5.2)

Policy 1.3E Cultural heritage (Integrated
within new policies 2.3A(3), 2.7B,
2A,3.3A,3.4A,4.4(3), 6.2A,B, 6.3)

Policy 1.3F Restoration of cultural heritage
(Integrated within new policy 3.2B, 3.3B,
3.4B,4.4(3), 6.24, 6.2B,6.3)

Policy 1.3G Protected species and their
habitats (Revised)

Policy 1.3H Protected arcas (Integrated
within New policy 1.2G)

Policy 1.31 Special Areas of Conservation
and Special Protected Areas (Removed in
view of their presence in other MEPA

Part 1 General Policies and Objectives -

Policy 1.2A National Policy Projects (New)

¢ Policy [.2B  Research and Innovation (New)
Policy 1.2C  Prohibiting the proliferation of
vacant buildings (New)

e Policy 1.2D  Redevelopment (New)
Policy 1.2E  Soil Conservation and monitoring
(New)
Policy 1.2F Utility Services (New)
Policy 1.2G  Protected Species and their

Habitats (Revised)
e Policy 1.2H  Country Pathways (Revised)

2
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policies for example Local Plans, AEI’s and
SSI’s which are mentioned in the new
document. Also, these are already considered
as constraints in the MEPA Mapserver.
Policy 1.3] Enhancement of the biodiversity
and landscape value of protected natural areas
(Removed because there already exists a
restriction in AHLV)

Policy 1.3K Protection of agricultural land
(incorporated within other policies)

Policy 1.3L Protection of water resources
(Incorporated within other policies)

Policy 1.3M Country pathways (Revised)
Policy 1.3N Other policy requirements
(Incorporated within other policies)

Part 2 — Farm Dwellings and Agricultural
buildings —

Policy 2.2A Farm dwellings for livestock
farmers (revised)

Policy 2.2B Farm dwellings for arable
farmers and other growers (removed)

Policy 2.3A Existing livestock farm units
(revised)

Policy 2.3B Upgrading of operational
livestock farms located within or in the
vicinity of inhabited areas, etc. (Incorporated
within new policy 2.3A)

Policy 2.3C New or relocated livestock farms
(revised)

Policy 2.3D Change of use or redevelopment
of disused or abandoned livestock farm
buildings (Incorporated within new policy
6.2C)

Policy 2.3E Operational livestock farms
established before October 1992 (pre-October
1992 farms) Other planning considerations
for livestock farms (Incorporated within new
policy 2.3A)

Policy 2.4A New or extensions to agricultural
buildings for storage for arable farming
(revised)

Policy 2.4B Change of use of buildings for
storage for arable farming (Incorporated in
new policy 6.2C)

Policy 2.5 Greenhouses (revised)

Policy 2.6A Reservoirs and pump chambers
(revised)

Policy 2.6B Traditional wind-driven pumps

Part 2 Farm Dwellings and Agricultural Buildings

Policy 2.2A New farm dwellings for livestock
farmers (revised)

Policy 2.2B Farm dwellings for arable farmers
(revised — not permitted)

Policy 2.3A Existing livestock farm units
(including pre-1992 farms) (revised)

Policy 2.3B New or relocated livestock farms
(revised old policy 2.3)

Policy 2.4 Slaughterhouse development within
operational livestock farms (rabbits and poultry
only) (revised old policy 3.7A)

Policy 2.5A New or extensions to agricultural
stores for arable farming (revised)

Policy 2.5B Agricultural stores for arable farming
established before October 1992 (new)

Policy 2.6 Greenhouses (revised)

Policy 2.7A Reservoirs and pump chambers
(revised)

Policy 2.7B Traditional wind-driven pumps
(revised)

Policy 2.8 Land for agricultural use (revised
policy 2.7)

Policy 2.9 Land demarcation and rubble walls
(new)

Policy 2.10 Access to arable farm holdings (new)
Policy 2.11 Solar Panels and photo voltaic panels
(new)

3
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(revised)

e Policy 2.7 Land reclamation (incorporated in
new policy 2.8)

e Policy 2.8A Conversion of existing buildings
for processing and production of wine
{revised)

¢ Policy 2.8B Construction of new buildings
for processing and production of ‘quality
wine psr’ (new wineries) (revised)

e Policy 2.8C Change of use of winery
buildings (incorporated in new policy 6.2C)

e Policy 2.9A Conversion of buildings for olive
oil production (revised)

e Policy 2.9B New buildings for olive oil
production (revised)

e Policy 2.10A Development for beekeeping
(revised)

* Policy 2.10B New buildings for honey
production (revised)

e Policy 2.10C Change of use of storage
buildings (beckeeping) and honey production
units (revised)

* Policy 2.11 Buildings and other forms of
agriculture (incorporated in most new/revised
policies because it makes reference fo the use
of basements).

These are included in Policies 2.8 to 2.11

Part 3 Development Related to Value Added Activities

Policy 3.2A New boutique wineries (revised)
Policy 3.2B Redevelopment/conversion of
buildings for boutique wineries (revised)

e Policy 3.3A New Buildings for Olive Oil
production (revised)

e Policy 3.3B Redevelopment / Conversion of
buildings for olive oil production (revised)

¢ Policy 3.4A New Buildings for bee keeping and
honey production (revised)

¢ Policy 3.4B Redevlopment/Conversion of
buildings for beekeeping and honey processing
(revised)

Part 3 — Farm Diversification —

s Policy 3.3A Conversion to visitor attractions

Part 4 — Farm Diversification —

¢ Policy 4.2 New farm retail outlets (revised)

(revised) Policy 4.3A Conversions to visitor atiractions
* Policy 3.3B New visitor attractions (revised)

(integrated) e Policy 4.3B New Visitor Attractions (same
e Policy 3. 4A Agro-tourism accommodation policy)

(revised) » Policy 4.4 Agro-tourism accommodation

4
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Policy 3.4B New buildings for agro-tourism
accommodation (revised)

Policy 3.5A Farm retail outlets (revised)
Policy 3.5B New farm retail outlets (revised)
Policy 3.6A Horse riding establishments
(revised)

Policy 3.6B New horse riding establishments
(revised)

Policy 3.7A Slaughterhouse development
within operational livestock farms (revised)
Policy 3.7B Change of use of an abandoned
livestock farm to a slanghterhouse (poultry
and rabbit only) (revised)

Policy 3,7C Change of use and new buildings
(slaughterhouses) (revised and new policy
includes new slaughterhouses).

(revised)

Part 4 — Stables —

Policy 4.3A Stables (revised)
Policy 4.3B Construction of New Stables
(revised)

Part § - Sanctoaries, Stables and Horse
Riding/Sports Establishments.
e Policy 5.1 Animal Sanctuaries (new policy)
e Policy 5.2 Stables, Horse riding and Related
Sports Facilites/Establishments (revised and

partly new)

Part 5 -

Design Guidelines for Farm

Dwellings and Agricultural Buildings.

This chapter included siting, grouping and
layout, materials which can be used, sketches of
buildings. This part did not include any policies.

This chapter was eliminated because each part in the
document dealt separately with design, visual impact
etc.

Appendix 1 — European Union Environmental
Policy for Agriculture and Land Use Planning
— this included the Nature Directives, Water
Directives, Waste Directives and Other Relevant
EU Environmental Considerations.

These have been removed becausc there shall be
reference to them in the introduction,

Appendix 2 -

Distinet Characters and

Landscapes of Local Rural Areas — this section
consists of photos of the countryside.

These are removed because they are examples and
not policies.

Appendix 3 — Information Requirements for
Applications — guidance on how to submit an
application,

These guidelines are included in other MEPA
guidances/ documents.

Policy PLP 20 —

1. Introduction (revised)

Part 6 - Other Forms of Development Outside
Built-Up Areas.

5
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¢ The building Permits (Temporary Provisions)
Act, 1988 (removed in new policy document)

e 3, The Structure Plan (removed in new policy
document)

* 4. Exceptions to Policy (revised in new
Introduction 0.1)

¢ 5. Primary Development Areas (removed
because these are Local Plan issues)

¢ 6. Local Plans and Development Briefs
(removed)

e 7. Agricultural, Horticultural & Fisheries
Development (partly revised and partly Local
Plan issues )

o 8. Changes of use and extensions in rural
areas (revised)

e 9. Obnoxious Industries (removed because of
other policy documents)

e 10 Quarry development (removed)

e 11. Social and Community Facilities (revised
and included in new policy part 6)

e Tourism and Recreation (revised and
included in new policy Part 4; partly removed
because it concerns Local Plan issues)

» Policy 6.2A Rehabilitation and change of use of
existing buildings of architectural, historical (not
listed), vernacular or of other significance ODZ
(revised from PLP 20 and 1.3F)

¢ Policy 6.2B Rehabilitation and change of use of
listed buildings ODZ (revised from PLP 20 and
1.3F)

¢ Policy 6.2C Redevelopment and change of use of
existing buildings ODZ (new policy)

* Policy 6.3 Extensions to existing dwellings ODZ
(revised)

¢ Policy 6.4 Swimming Pools ODZ, (revised)

Swimming Pools ODZ
e 1. Introduction (removed)
¢ 2. The need for a policy (removed)
* 3. Policy Context (revised)
e 4. (eneral issues and considerations (revised)

This policy is included in part 6.
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