
 

 

 

Screening Opinion for the Proposed Redevelopment of Lacovia 
19 November 2019 

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 proposed development includes a 10 storey apartment building with 96 units (520,809 sq ft) with 13 pools, 

a generator, three underground 500 gallon Low Pressure Gas Tanks and a 15 ft privacy wall. The site is located at 

Block 12E Parcel 54, to the west of West Bay Road at the existing site of Lacovia. The site is located on a turtle 

nesting beach, located approximately 260 ft from Critical Habitat under the proposed Sea Turtle Conservation 

Plan.  

The applicant has included a number of embedded mitigation measures into the proposed development 

including an appropriate setback for beach vegetation and for the hard structures, a cistern, and native species 

within the landscaping plan. The applicant has also indicated that they will install turtle friendly lighting in the 

proposed development.  

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

be beneficial effects with respect to ecology if the recommended conditions were included, including a turtle 

friendly lighting condition. There may be minor adverse impacts with respect to noise during construction and 

with cumulative development at Seven Mile Beach.  These effects should be considered by the Central Planning 

Authority. There may also be adverse effects to visual impact, daylight, sunlight and overshadowing that should 

be considered further due to the prominence of the building 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 as 

there are no likely significant adverse effects.  

  



 

 

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. large-scale 

residential 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 12E Parcel 54, to the west of West Bay Road at the existing site of Lacovia. The site 

location is shown on Figure 1.  The site has an area of 4.55 acres and is located on Seven Mile Beach. The site is 

located on a sea turtle nesting beach, located approximately 260 ft from Critical Habitat under the proposed Sea 

Turtle Conservation Plan. Based on DoE’s 20 years of monitoring sea turtle populations, the site has had a 

number of nests from both loggerhead (Caretta caretta) and green (Chelonia mydas) sea turtles. 

The existing development is not considered to be an architectural heritage asset and currently forms a low-rise 

residential complex with one pool. The landscaping is set back at the approximate natural vegetation line 

(approximately 100 to 130 feet from the Mean High Water Mark) although there are currently cabanas within 

the sand, seaward of the vegetation.  

The site is adjacent to a Marine Protected Area – the Seven Mile Beach Marine Park. 

Proposed Development 

Description of the Proposed Development 

The proposed development comprises a 10 storey apartment building with 96 units (520,809 sq ft) with 13 

pools, a generator, three underground 500 gallon Low Pressure Gas Tanks and a 15 ft privacy wall. 

Planning History  

The site was the previous location of the Beach Club, prior to redevelopment as the existing Lacovia building in 

the early 1980s.  



 

 

The Applicant met with the Department of Environment on 8 August 2019 to discuss the plans. The Department 

made recommendations around turtle friendly lighting, the setback and the inclusion of the planting of native 

species. The Applicant adopted the Department’s comments, and met again on 13 September 2019 to discuss 

the revised plans.  

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, 

architectural and archaeological heritage, flood risk and water quality, ground conditions,  noise and vibration, 

socio-economics, and transport there are not considered to be adverse environmental impacts in this areas.  

Ecology 

The site is located on a sea turtle nesting beach, located approximately 260 ft from Critical Habitat under the 

proposed Sea Turtle Conservation Plan. The Applicant has indicated that they will install turtle friendly lighting 

on the proposed development. The Applicant has not requested any variances to the setbacks in the 

Development and Planning Regulations, and has positioned the proposed development behind the natural 

vegetation line. All hard structures are located at least 130 feet from the Mean High Water Mark.  The Applicant 

has also consulted with the Fire Department to ensure that no fire lane is required on the beachside.  

The Applicant has provided a Landscaping Plan and has included native species such as Sea Grape, Native 

Inkberry, and Bay Cedar, particularly in the dune plantings on the beach.  The Applicant has proposed an 80 ft 

setback to the planting beds. During construction, a temporary construction fence will be installed 130 ft from 

the Mean High Water Mark. The applicant should ensure that the construction fence would not allow turtles 

into the construction site, and therefore it should be embedded at least 2 feet into the sand. 

Overall, the proposed development is likely to have a moderate beneficial effect on ecology through the 

installation of Turtle Friendly Lighting, the planting of native species, and a sensitively-placed development 

which does not extent seaward of the natural vegetation line.  The beneficial effect is contingent upon the 

following conditions:    

 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. 

 



 

 

 Construction materials shall be sited as far back from the beach as possible to maximise nesting habitat 

and 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 site 

should 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. There are 

adjacent residential receptors to the north and south, and commercial receptors to the east. The proposed 

development has the potential to generate noise through the demolition, clearing, filling and construction. The 

proposed development is not likely to generate noise during operation. The effect is not considered to be 

significant and therefore it is the role of the Central Planning Authority to consider the noise associated with the 

construction of the proposed development.  

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.  

However, embedded mitigation measures have been proposed including maintaining an appropriate setback, 

using native species for landscaping, including a cistern and a first floor slab at 15 feet above Mean Sea Level.  

The effects of climate change on the proposed development are most likely to be related to storm events and 

sea level rise. The Cayman Islands will likely experience a sea level rise and more intense but fewer rain events, 

which could affect the proposed development2.  The proposed development is setback from the Mean High 

Water Mark by 130 ft, however the risk of effects from climate change still remain. No solar energy is proposed 

for the proposed development. The proposed development could have incorporated renewable energy in order 

to provide climate change resilience and mitigation.  There are not considered to be likely significant effects with 

respect to climate change.  

Visual Impact; Daylight, Sunlight and Overshadowing 

The proposed development will be set back 20 ft from the northern and southern parcel boundaries. The 

neighbouring property to the north (Watercolours) is also set 20 ft from their southern boundary but setback 

further from the Mean High Water Mark than the proposed development (as shown in Figure 2).  

                                                           
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.  



 

 

 

Figure 2. The proposed development will be set within the existing footprint of the buildings (foreground) which 

may block daylight, sunlight and views from the units within southern units of the neighbouring property, the 

WaterColours (background).  

Although the proposed development complies with the minimum required setback under the Development and 

Planning Regulations, it will be very visually prominent on the beach. The proposed development may block the 

views of units within the WaterColours. There may also be visual impacts on SeaScape, to the south of the 

proposed development, given the relative heights of the two developments.  

When the proposed development is constructed, it may also block daylight and sunlight from the southernmost 

units at WaterColours. There may be overshadowing of the amenity spaces at the WaterColours because of the 

height of the proposed development, and the close proximity to those amenity spaces.  

We do not believe an EIA is required to assess these effects, however we strongly recommend the following:  

 A high-level assessment of visual impact on the receptors from the WaterColours and possible from 

SeaScape; and  

 An assessment of daylight, sunlight and overshadowing for WaterColours including on amenity spaces.  



 

 

Cumulative Effects 

The proposed development is likely to be the first of many redevelopment projects along Seven Mile Beach. 

There are other older low-rise condominiums who may also seek to redevelop into 10 storey buildings. It is 

reasonably foreseeable that similar redevelopment will come forward in the near future, and that this will set a 

precedent for this type of redevelopment. This will change the nature of Seven Mile Beach. It will introduce 

more people onto the beach. The proposed development will be visually prominent and with future cumulative 

development, there will also be visual amenity effects, as the view of Seven Mile Beach from the beach, from 

the water and from West Bay Road will change from low-rise to high-rise.  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 proposed development does not require an EIA as there are no adverse significant effects considered likely, 

however visual impact and daylight, sunlight and overshadowing should be considered further. The proposed 

development has included embedded mitigation to reduce the environmental impact of the development. The 

proposed development has included some climate change resilience features, however has not included 

renewable energy.  There are minor effects from noise and vibration and from the potential for cumulative 

effects from development that should be considered by the Central Planning Authority.   

There are likely to be beneficial effects on ecology provided the following conditions are implemented: 

 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. 

 

 Construction materials shall be sited as far back from the beach as possible to maximise nesting habitat 

and 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 site 

should be the subject of a separate consultation with the Council. 

We also strongly recommend: 

 A high-level assessment of visual impact on the receptors in the units of the WaterColours; and  



 

 

 An assessment of daylight and sunlight for WaterColours including on amenity spaces.  

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). 

  



 

 

 

Figure 1. Site Location and Environmental Context Plan  

 

 

 


