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Screening Opinion for Invincible Investment Corporation  
Proposed Westin Stage III Hotel Annex & Conference Facilities 

22 April 2020 

Executive Summary 
The National Conservation Council’s (NCC) Directive for Environmental Impact Assessments (EIAs) notes that all 
activities listed in Schedule 1 will be considered against the screening criteria outlined in the Directive to 
determine whether an EIA may be required.  

The proposal includes the following: 

• The change of use of 17 existing guestrooms in the Westin Resort to be variously retrofitted as retail and 
meeting spaces. 

• The demolition of the existing restaurant block south of the existing guestroom block (restaurants, 
kitchen, back-of-house and staff facilities, administration and laundry facilities), existing covered 
walkways adjacent to the restaurant block and the pump room adjacent to the existing Governor’s 
Ballroom.  

• The construction of a new 8-storey hotel tower with 211 guestrooms, restaurant, lounge bar, fitness 
/wellness facilities and a spa- including a rooftop bar and lounge with landscaped pool and deck. This 
brings the total room stock (existing and proposed) to 537 guest rooms.  This building will be constructed 
on the site of the above-mentioned demolished infrastructure. 

• The construction of a new subdivisible conference facility and ballroom with pre-conference areas, and 
related facilities. The proposed conference facility is 23,404 sq. ft. (and replaces the existing 10,000 sq. ft. 
facility).  

• The construction of a second outdoor pool.  
• The construction of a fire lane on a section of beach along the southern parcel boundary. 

The site is located at Block 11D Parcel 45 and is the current location of the Westin Grand Cayman Seven Mile 
Beach Resort and Spa (Westin). The beach of the subject parcel is a turtle nesting beach, located approximately 
253ft from proposed Critical Habitat under the Draft Conservation Plan for Sea Turtles (2019).  

The planning application was considered against the screening criteria outlined in the EIA Directive.  

There are moderate adverse impacts on ecology due to increased artificial lighting and loss of turtle nesting habitat 
due to hard structure encroachment on the nesting beach. There may be minor beneficial effects to 
socioeconomics regarding increased room stock which has the potential to increase local expenditure. There may 
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be minor adverse impacts for noise and vibration during construction and a range of adverse impacts regarding 
the cumulative over-development of Seven Mile Beach. These effects should be considered by the Central 
Planning Authority. There could also be adverse impacts involving driver delay and pedestrian amenity. These 
effects should be considered by both the Central Planning Authority and the National Roads Authority. Compared 
to the existing development on-site, the effects of climate change are considered to be negligible. There may also 
be adverse effects to visual impact, daylight, sunlight and overshadowing that should be considered further due 
to the prominence of the proposed southern hotel tower on the beach and we have recommended additional 
studies to assess these effects.  

The Department of Environment is of the opinion that the proposed development does not require an EIA. 
Conditions have been recommended to minimize those adverse effects which have been identified.  

Introduction 
The process for determining whether an Environmental Impact Assessment (EIA) is needed is a statutory process 
that is governed by the National Conservation Law (NCL). This first stage, where the relevant authorities decide if 
a development is an EIA development (i.e. requires an EIA) is called screening.  

The National Conservation Council’s (NCC) Directive for Environmental Impact Assessments (EIAs) issued under 
section 3(12) (j) and which has effect under section 43(2) (c) of the NCL, notes that all activities listed in Schedule 
1 will be considered against the screening criteria outlined in sections 2 to 3 of Schedule 1 of the Directive to 
determine whether an EIA may be required.  The proposed development falls within Schedule 1, i.e. hotel and 
resort development adjacent to a Marine Protected Area.   

The screening criteria include: 

• The type and characteristics of a development; 
• The location of a development; and  
• The characteristics of the potential impact.  

These screening criteria have been considered with respect to the proposed development in order to determine 
whether an EIA is required.  

The Site 
The site is located at Block 11D Parcel 45 and is the current location of the Westin Grand Cayman Seven Mile 
Beach Resort and Spa. The application site is owned by the Crown and leased to the applicant. It is an area of 8.6 
acres located on Seven Mile Beach. The site is located on a sea turtle nesting beach, located approximately 253 
feet from proposed Critical Habitat under the Draft Conservation Plan for Sea Turtles (2019). The site location and 
its proximity to proposed critical turtle nesting habitat in the area are shown in Figure 1.  

The existing development is not considered to be an architectural heritage asset and currently forms a 5-storey 
hotel consisting of 343 guest rooms, a pool, a spa facility, 10,000 sq. ft. of meeting and conference space and 2 
restaurants. The existing landscaping and hard structures are set back approximately 120 to 160 feet from the 
Mean High-Water Mark.  
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The site is adjacent to a Marine Protected Area – the Seven Mile Beach Marine Park. 

 
Figure 1: Aerial imagery showing the site location and the distance of the application site (circled yellow) to habitat 
identified as critical for nesting in the Draft Conservation Plan for Sea Turtles (2019) shown as a red line. 
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Proposed Development 

Description of the Proposed Development 
The proposed development includes the following: 

• The change of use of 17 existing guestrooms in the Westin Resort to be variously retrofitted as retail and 
meeting spaces. 

• The demolition of the existing restaurant block south of the existing guestroom block (restaurants, 
kitchen, back-of-house and staff facilities, administration and laundry facilities), existing covered 
walkways adjacent to the restaurant block and the pump room adjacent to the existing Governor’s 
Ballroom.  

• The construction of a new 8-storey hotel tower with 211 guestrooms, restaurant, lounge bar, fitness 
/wellness facilities and a spa- including a rooftop bar and lounge with landscaped pool and deck. This 
brings the total room stock (existing and proposed) to 537 guest rooms.  This building will be constructed 
on the site of the above-mentioned demolished infrastructure. 

• The construction of a new subdivisible conference facility and ballroom with pre-conference areas, and 
related facilities. The proposed conference facility is 23,404 sq. ft. (and replaces the existing 10,000 sq. ft. 
facility).   

• The construction of a second outdoor pool.  
• The construction of a fire lane on a section of beach along the southern parcel boundary. 

The applicant has also included a concept for a proposed pedestrian pathway linking Block 11D Parcel 45 with 
Block 11D Parcel 37, however, this pedestrian path does not appear to form a part of this proposal and may come 
under a separate application (if planning permission is required at all). 

Also, under previous applications are a proposed Banquet Kitchen fit-out (Planning Ref: P19-1186) and on a 
separate parcel (Block 11D Parcel 37) a proposed 9,970 sq. ft. laundry and administration facility (Planning Ref: 
P19-1187 for the original application and P20-0053 for the modification). The building on Block 11D Parcel 37 is 
intended to house a dedicated in-house laundry facility with the capacity of handling up to 600 guest keys 
equivalent laundry processing including washing, drying and pressing all linen and cotton goods required to serve 
those keys daily. The facility also includes electrical and mechanical equipment rooms and service workshops for 
servicing and maintaining general Westin furniture, equipment, fixtures and fittings. 

A concept for an enhanced pedestrian pathway has been discussed briefly in the Transport section of this 
Screening Opinion. The laundry and administration facility has not been considered. 

Planning History  
The site was the previous location of the Galleon Beach Resort. The Galleon Beach Resort closed, and the building 
was demolished between 1971 and 1994. The new hotel building was constructed between 1994 and 1999 and is 
the current location of the Westin Grand Cayman Seven Mile Beach Resort and Spa.  

Characteristics of Potential Impact 
The baseline conditions, the potential impact of the proposed development and any likely significant effects have 
been qualitatively assessed for each of the below environmental aspects.  Having due regard to air quality, 
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architectural and archaeological heritage, flood risk and water quality and ground conditions, there are not 
considered to be adverse environmental impacts in these areas. 

Ecology 
The site is located on a sea turtle nesting beach, located approximately 253 feet from proposed Critical Habitat 
under the Draft Conservation Plan for Sea Turtles (2019), see Figure 1. Based on the DoE’s 20 years of monitoring 
sea turtle populations, the site has experienced nesting from green (Chelonia mydas) sea turtles in the past 
however there is still the potential for loggerhead (Caretta caretta) sea turtles to also nest on the beach. There 
are currently adverse impacts to nesting and hatchling sea turtles from the artificial lighting which directly 
illuminates the nesting beach from the existing resort. The Applicant has not indicated the use of turtle friendly 
lighting in the proposed development. Historical nesting on the site has been concentrated to the south (see 
Figure 2). Currently, a low-level restaurant building occupies the southern section of the resort. With the 
construction of the proposed 8-storey hotel tower, the impacts of artificial lighting on the historical nesting area 
of the beach is likely to be amplified due to the cumulative increase in lighting. 

 
Figure 2: LIS 2018 aerial imagery with the Applicant’s site plan overlaid. The approximate minimum coastal setback of 130 
feet is shown in purple. Green sea turtle nests are shown in green and Loggerhead turtle nests are shown in orange. Note 
that all historic nests on the site are within the proposed development’s footprint. 
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 The Applicant has not requested any variances to the Development and Planning Regulations coastal setbacks, 
however, as shown in Figure 2, portions of the proposed pool deck, the proposed outdoor seating area and the 
proposed fire lane are all located within the 130-foot setback from the Mean High Water Mark. These areas of 
the proposed development also have historical turtle nests located within their footprints. Hard structures located 
within the 130-foot setback e.g. the fire lane on the beach, decrease the size of the potential turtle nesting habitat.  

The Applicant has not provided a Landscaping Plan with this proposal. Current landscaping on-site consists of non-
native landscaping plants and invasive casuarina trees. The Applicant could include the use of native vegetation 
in new landscaping associated with the proposed development. 

Overall, the proposed development is likely to have moderate adverse impacts on ecology through increased 
artificial lighting and hard structure encroachment on the turtle nesting beach. However, we do not believe these 
impacts require an EIA. There is the potential to minimize these impacts through the inclusion of the following 
conditions:    

• All hard structures shall be set back a minimum of 130 feet from the Mean High-Water Mark and there 
shall be no fire-lane construction on the active beach or within the 130-foot setback. 
 

• The applicant shall prepare and submit a plan to the Department of Environment for turtle friendly 
lighting, which minimises the impacts on sea turtles. All lighting shall be installed in accordance with the 
plan, to be approved by the DoE. Guidance on developing a lighting plan can be found in the DoE’s Turtle 
Friendly Lighting: Technical Advice Note (September 2018).    
 

• Prior to the commencement of works, the property owner shall contact the DoE to check for the presence 
of turtle nests; written approval shall be obtained from the DoE that no nests will be impacted by the 
commencement of works. 
 

• No construction work, vehicle access, storage of equipment/ materials or other operations should take 
place on the beach during turtle nesting season (1st May – 30th November) without the express consent 
of the DoE. 
 

• No construction materials shall be sited within the 130-foot setback and shall be placed as far back from 
the beach as possible to maximise nesting habitat. Any materials on the beach during turtle nesting season 
(May to November) shall be fully enclosed in fencing embedded at least 2 feet into the sand. 
 

• Any sand excavated as part of the construction works shall remain on-site and be returned to this beach 
system. If the volume of sand is deemed too great to retain all sand on-site, any removal from the site 
shall be the subject of a separate consultation with the Council. 

Noise and Vibration 
The surrounding noise environment is relatively quiet and predominated by road traffic noise. While the proposed 
development is not likely to generate additional noise during operation, it has the potential to temporarily 
generate noise through demolition, clearing, filling and construction. There are adjacent residential receptors to 
the north and south, and commercial and residential receptors to the east.  The effect is not considered to be 
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significant and therefore it is the role of the Central Planning Authority to consider ways to minimise or mitigate 
the effects of the temporary noise associated with the construction of the proposed development.  

Socioeconomics 
From the time of its development, the land use of the application site has been Hotel/Tourism-related. 

The application site currently consists of a hotel with 343 guest rooms, a pool, a spa facility, 10,000 sq. ft. of 
meeting and conference space and 2 restaurants. The Applicant is proposing a change of use for 17 of the existing 
guest rooms to retail and the addition of 211 guest rooms. This brings the total room stock (existing and proposed) 
to 537 guest rooms.  

Also being proposed within the new 8-storey hotel tower is a multi-functional 3-meal restaurant, lounge bar, 
fitness /wellness facilities, a spa and a rooftop bar and lounge with landscaped pool and deck. The proposed 
conference facility is 23,404 sq. ft.  

There will be enhanced Cayman Islands Government revenue from accommodation tax associated with the 
increased room stock of 194 rooms. The increased room stock and the doubling of the conference facility square 
footage may also increase local expenditure and create additional jobs therefore there may be negligible to minor 
beneficial socioeconomic effects.  

Transport 
The Applicant has requested a variance to allow for an off-site parking allowance of 90% compared with the 
current allowance under the Development & Planning Law Regulations s.8(1)(c) which states in a Hotel/Tourism 
zone 25% of the parking spaces may be located not more than 500 feet from the respective building. The identified 
off-site parking area on Block 11D Parcel 37 is located approximately 516 feet away from the Westin resort 
building. Block 11D Parcel 37 is another Crown-owned parcel being leased to the Applicant. This parcel also houses 
the Sunshine Suites Resort.     

The Applicant currently provides 198 parking spots to accommodate the Westin facility. The Applicant also 
provides Sunshine Suites guests (who share the Westin Resort’s amenities) access to two 10-person electric 
shuttle carts which run continuously between the two resorts. There is also an existing crosswalk over West Bay 
Road to the south of the Westin for pedestrians to cross the street. 

The applicant is proposing 41 parking spots to remain for the application site (Block 11D Parcel 45) and the 
provision of 337 off-site parking spots located at Block 11D Parcel 37. The Applicant has also included a concept 
for a pedestrian pathway in their submissions. Although the pedestrian pathway does not form a part of the 
current Planning Proposal, the Applicant offers to create an enhanced pedestrian and non-vehicular experience 
along West Bay Road to encourage guests and residents to explore local shopping and restaurant destinations 
located along the proposed landscaped roadway. The enhanced pedestrian pathway concept will need to be 
reviewed and approved by the National Roads Authority at a later date. 

With the increased room-stock and the proposed doubling of the size of the conference facility, there may be 
potential trip generation impacts as well as a steady flow of guests crossing West Bay Road via the pedestrian 
crossing which could potentially slow vehicular flow or cause driver delay. 
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Should the enhanced pedestrian pathway concept be implemented, there may be minor beneficial impacts on 
pedestrian amenity. However, as it stands, allocating 90% of the facility’s parking to an off-site facility with the 
existing pedestrian crossing could have adverse impacts on pedestrians and possibly vehicular flow. The enhanced 
pedestrian pathway does not form a part of this proposal and current congestion at the resort is not considered 
significant, however, the accommodation of off-site parking and its impacts on pedestrians and the surrounding 
area should be considered by the National Roads Authority and Central Planning Authority. 

Climate Change 
Climate change is likely to have severe impacts on the Cayman Islands, including the site. The Cayman Islands are 
inherently vulnerable to climate change because of the small size, remoteness, low-lying areas and other 
environmental factors, demography and economy1.  

The proposed development is likely to both contribute to climate change and be affected by climate change.  The 
proposed development is likely to contribute to climate change during construction and operation.  There will be 
vehicle movements and resource consumption associated with construction and operation.  

The effects of climate change on the proposed development are most likely to be related to an increase in the 
intensity of storm events, sea-level rise and more intense but fewer rain events.2   

The existing landscaping and hard structures are set back approximately 120 to 160 feet from the Mean High-
Water Mark. The existing development to remain and proposed development are predominantly set back 130 
feet from the Mean High-Water Mark except for portions of the proposed pool deck, the proposed outdoor 
seating area and the proposed fire lane. Regardless of the setback, the risk of the effects of climate change remain 
and structures located within the 130-foot coastal setback are at a greater risk of wave inundation.  

No climate-resilient design features or solar /alternative form of energy has been included in the proposal. The 
proposal should incorporate renewable energy to provide climate change resilience and mitigation, particularly 
considering the prediction for an increased number of warmer days and nights.   

Compared to the existing development on-site, there are negligible effects concerning climate change. However, 
we strongly recommend that all structures including walkways and fire lanes are located landward of the 130-foot 
coastal setback and the inclusion of renewable energy and other climate-resilience features to adapt for and 
minimize the effects of climate change.  

Visual Impact; Daylight, Sunlight and Overshadowing 
The proposed development will be set back 20 feet from the northern and southern parcel boundaries. The 
neighbouring property to the north (The Governor’s House) is located a little over 20 feet from their southern 
boundary. The southern neighbouring property’s (Villas of the Galleon) northern side setback ranges from 8 feet 
to 14 feet. The application site and the neighbouring properties to the north and south all have a similar setback 
from the Mean High-Water Mark ranging from 120-160 feet (see Figure 3).  

 
1 National Climate Change Committee. (2011). Achieving a Low Carbon Climate-Resilient Economy: Cayman Islands’ Climate 
Change Policy (draft).  
2 Climate Studies Group. (2014). Climate Profile for the Cayman Islands. The University of the West Indies for Smith Warner 
International Ltd.  
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Figure 3: Location of the application site and neighbours. The image illustrates the similar coastal setbacks of the 
application site (circled in red) and the properties to the north and south.  

With the demolition of the southern single-storey building and the construction of an 8-storey hotel tower in its 
place, even if repositioned to comply with the minimum required setback under the Development and Planning 
Regulations, it will be very visually prominent on the beach. When the proposed 8-storey hotel tower is 
constructed it may block daylight, sunlight and views from the northern units of the neighbouring residential 
property to the south (Villas of the Galleon) (see Figure 4).  
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Figure 4. The proposed 8-storey hotel tower will predominantly be set within the existing footprint of the southern 
building (see red arrow) which may block daylight, sunlight and views from the units within northern units of the 
neighbouring residential property, Villas of the Galleon (bright blue roofs).  

We do not believe an EIA is required to assess these effects; however, we strongly recommend that the Planning 
Department/CPA require the following:  

• A high-level assessment of the visual impact on the receptors from the Villas of the Galleon and the 
Governor’s House; and  

• An assessment of daylight, sunlight and overshadowing for Villas of the Galleon.  

Cumulative Effects 
There have been several sites which have been redeveloped along Seven Mile Beach over the years (i.e. the 
Kimpton site previously the Courtyard Marriott, the Ritz Carlton Grand Cayman site, previously Holiday Inn and 
the current application site, previously the Galleon Beach Resort). Full-scale redevelopments and major 
renovations to sites along Seven Mile Beach are likely to continue with the increased 10-storey building height 
allowance in Hotel/Tourism zone 2.  

Draft National Planning Framework for Public Consultation (November 2018) lists a goal of Hotel/Tourism zones 
as “The prevention of the over-development of sites and to ensure that the scale and density of development are 
compatible with and sensitive to the physical characteristics of the site.” 

As building heights increase, the character of Seven Mile Beach will change. More people will be introduced onto 
the beach and the demolition of low-rise structures to be replaced with high-rise buildings like the proposed hotel 
tower will cause visual amenity effects as the view of Seven Mile Beach from the beach, from the water and West 
Bay Road changes from low-rise to high-rise.   

Consideration should also be given to the land uses of the surrounding areas. The applicant is proposing that 41 
parking spots will remain at the application site (Block 11D Parcel 45) and that they will provide 337 off-site parking 
spots located at Block 11D Parcel 37. Block 11D Parcel 37 currently houses the Sunshine Suites Resort. 
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Neighbouring parcels between the Application site (Block 11D Parcel 45) and the proposed off-site parking site 
(Block 11D Parcels 96 & 97) consist of The Falls Shopping Centre and the Residences at the Falls. Adjacent to these 
3 parcels (Block 11D Parcels 37, 96 & 97) is the Regatta Business Park (Block 11D Parcel 113).  

Should the proposed off-site parking parcel (Block 11D Parcel 37) be redeveloped in future, the over-development 
of the application site (Block 11D Parcel 45) could mean that the Applicant may be unable to accommodate parking 
on the application site. At this time, in the absence of a Seven Mile Beach Tourism Corridor Area Plan, this matter 
should be considered by the Central Planning Authority. 

Conclusions 
The Department of Environment is of the opinion that the proposed development does not require an EIA. There 
are moderate adverse impacts on ecology due to increased artificial lighting and loss of turtle nesting habitat due 
to hard structure encroachment on the nesting beach; we have recommended conditions to minimize these 
impacts below. There could be minor impacts for noise and vibration during construction and impacts regarding 
the cumulative over-development of Seven Mile Beach. These effects should be considered by the Central 
Planning Authority. There may be minor beneficial effects to socioeconomics regarding increased room stock and 
the doubling of the size of the conference facility which has the potential to increase local expenditure. There are 
impacts to transport and pedestrian amenity, which should be considered by both the Central Planning Authority 
and the National Roads Authority. Whilst the effects of climate change in comparison to the existing development 
on-site are negligible, the proposed development should be required to meet minimum coastal setbacks and 
incorporate the use of renewable energy and other climate-resilient features to minimize its effects. There may 
also be adverse effects to visual impact, daylight, sunlight and overshadowing that should be considered further 
due to the prominence of the proposed southern hotel tower on the beach and we have recommended additional 
studies to assess these effects.  

The moderate adverse impacts on ecology can be minimized through the inclusion of the below conditions as part 
of the planning permission: 

• All hard structures shall be set back a minimum of 130 feet from the Mean High-Water Mark and there 
shall be no fire-lane construction on the active beach or within the 130-foot setback. 
 

• The applicant shall prepare and submit a plan to the Department of Environment for turtle friendly 
lighting, which minimises the impacts on sea turtles. All lighting shall be installed in accordance with the 
plan, to be approved by the DoE. Guidance on developing a lighting plan can be found in the DoE’s Turtle 
Friendly Lighting: Technical Advice Note (September 2018).    
 

• Prior to the commencement of works, the property owner shall contact the DoE to check for the presence 
of turtle nests; written approval shall be obtained from the DoE that no nests will be impacted by the 
commencement of works. 
 

• No construction work, vehicle access, storage of equipment/ materials or other operations should take 
place on the beach during turtle nesting season (1st May – 30th November) without the express consent 
of the DoE. 
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• No construction materials shall be sited within the 130 ft setback and shall be placed as far back from the 

beach as possible to maximise nesting habitat. Any materials on the beach during turtle nesting season 
(May to November) shall be fully enclosed in fencing embedded at least 2 feet into the sand. 
 

• Any sand excavated as part of the construction works shall remain on-site and be returned to this beach 
system. If the volume of sand is deemed too great to retain all sand on-site, any removal from the site 
shall be the subject of a separate consultation with the Council. 

We also strongly recommend: 

• A high-level assessment of visual impact, daylight and sunlight on the receptors in the units of the Villas 
of the Galleon; and  

• The inclusion of climate-resilient features and/or renewable energy sources to increase climate change 
resiliency. 

After considering the Screening Opinion detailed above, the NCC is required to issue its decision to the 
originating entity on the requirement for an EIA, pursuant to Section 43 (1). 
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