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This document has been prepared in accordance with the scope 
of Adi Associates’ appointment with its client and is subject to the 
terms of that appointment.  It is addressed to and for the sole and 
confidential use and reliance of Adi Associates’ client.   
 
Adi Associates accepts no liability for any use of this document 
other than by its client and only for the purposes for which it was 
prepared and provided.  Except as provided for by legislation, no 
person other than the client may copy (in whole or in part) use or 
rely on the contents of this document, without the prior written 
permission of Adi Associates.  Any advice, opinions, or 
recommendations within this document should be read and relied 
upon only in the context of the document as a whole.  The 
contents of this document do not provide legal or tax advice or 
opinion. 
 
It is pointed out that ISO14001 certification covers the 
management system only and not the contents of this report. 
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PROJECT DESCRIPTION STATEMENT 

INTRODUCTION  

1. This Project Description Statement (PDS) describes a proposal to construct a mixed 
use development on Plots 3 and 4 at SmartCity Malta in Kalkara. 

2. In summary, the proposal involves the construction of a mixed use development 
comprising residential and commercial (food and beverage and retail) development.  
Although planning permits for the development of SmartCity Malta have been issued, 
only part of the site has been developed to date.  The proposal, although not directly 
foreseen in the original Master Plan, is proposed to be built within the footprint of 
SmartCity Malta, as shown in Figure 1.  SmartCity Malta covers an area of 
approximately 33.6 hectares.  

3. SmartCity Malta is located on the northeastern coast of Malta, within the local 

council administrative areas of Kalkara and Xgħajra.  The village of Kalkara lies 
approximately 500 m west of SmartCity and Xgħajra abuts its eastern boundary.  The 
locality of Haz-Zabbar abuts the southern boundary of SmartCity. 

4. The project is proposed by Project Contractors Ltd, hereinafter referred to as ‘the 
Applicant’; the project is hereinafter referred to as ‘the Scheme’.  

BACKGROUND 

5. In August 2007, permission was granted for the demolition of all the factories on the 
former Ricasoli Industrial Estate (PA 06762/06).  This application included permission 
for the following: 

 The total strip-out of redundant services, removal of all timber and metal 
apertures, asbestos removal, and structural demolition down to rock bearing 
level of nineteen factories and the related infrastructure at Ricasoli Industrial 
Estate, Kalkara; 

 Construction of a temporary jetty for the loading of barges with inert waste;  

 Partial conversion and refurbishment of Factory RRL 006 into temporary site 
offices; and  

 Installation of security fencing / boundary wall. 

6. In May 2007, a PDS for the development of SmartCity Malta was submitted to the 
former Malta Environment and Planning Authority (MEPA)1.  Subsequently, a Master 

                                            
 
 
1 MEPA has since been split into two separate entities: the Planning Authority (PA) and the Environment and 
Resources Authority (ERA).  
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Plan was developed by Colin Buchanan and Partners.   

7. In February 2008, an Environmental Impact Assessment for the Development of 
SmartCity Malta was submitted to MEPA.  A permit for the development of 
SmartCity was issued in 2009 (PA 01997/08).  Figure 1 shows the approved 
SmartCity Malta Master Plan.  The land uses as approved for SmartCity Malta are 
described in Condition 2 of the permit, and the gross floor space for each approved 
use is listed in Table 1 below.  Condition 2 states that the maximum floor spaces 
described below shall not be exceeded. 

Table 1: Schedule of accommodation as approved in PA 01997/08 

Land Use Gross floor space (m2) 

Offices (class 5) 158,830 

Commercial (class 4, 6, 8, 9, hotels / conferences) 91,670 

Residential (class 1) 62,730 

Total 313,230 

 

8. In the SmartCity Malta proposal assessed in the Environmental Impact Statement 
(EIS), a mix of apartments (207), villas (50) and townhouses (77) were proposed, 
which together provided 61,881m2 of residential accommodation.  The EIS also 
included primary, secondary and tertiary retail together with a retail element in the 
residential and hotel developments. 

9. In terms of the Scheme site itself, the approved Master Plan proposed the following 
floor space allocations for plots P3 and P4: retail 6,000 m2 and residential 13,500 m2, 
with P3 having 4,900 m2 retail and 7,500 m2 residential approved in the Master Plan 
and P4 having 1,100 m2 retail and 6,000m2 residential approved in the Master Plan.  
The maximum height ranges identified were from 25 to 30 m, depending on the 
block. 

10. To date, three office blocks have been constructed within the SmartCity Malta 
confines (SCM01, 02, and 03) under (PA 03074/08, PA 05729/09, PA 03364/10 and 
PA 01326/13).  The laguna (PA 03064/12) and surrounding food and beverage 
establishments have also been constructed and are operational (PA 05757/09 and PA 
05760/09) -see Figure . 

OBJECTIVES OF THE SCHEME 

11. The aim of the Scheme is to provide residential development in the form of 1-, 2- and 
3-bedroom apartments as well as food and beverage and retail outlets and 
underground parking. 

ALTERNATIVE SITE SELECTION  

12. The Applicant advises that, although alternative sites were considered, the provision 
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of a brownfield site that is already committed to development was considered ideal 
for the Scheme.  In terms of alternative designs, an earlier version contained less 
open space but it was discarded in favour of the current design. 
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Figure 1: Location of Scheme  
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Figure 2: Approved Master Plan for Smart City
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Figure 3: Buildings within SmartCity Malta 
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DESCRIPTION OF THE SCHEME SITE 

13. As mentioned, the Scheme site is located within the site boundary of SmartCity Malta 
and within the Kalkara Local Council administrative area.  The Scheme site is located 
to the southwest of SmartCity Malta, close to a rural hamlet in the area of San Rokku 
(see Figure 1 above).  The Scheme site occupies an area of approximately 14,200 m2.  
It comprises vacant and disturbed land that has partly been excavated as shown in 
Figures 4 and 5.  

14. The Strategic Plan for Environment and Development (SPED) 2015 makes reference 
to the development of SmartCity Malta in terms of the approved floor space. 

15. SmartCity falls partly within the Grand Harbour Local Plan (GHLP) area and partly 
within the South Malta Local Plan (SMLP) area, as shown in Figure 5. The GHLP was 
approved in April 2002 and the SMLP was approved in August 2006.  In 2007, the 
GHLP was amended, with Policy GK20 specifically addressing the Scheme Site:  The 
Policy states: 

MEPA will support the location of an ICT and Media Development City 
which will regenerate the area of the former Ricasoli Industrial estate 
and its surroundings, including a small tract of land in Xghajra, into an 
employment led mixed use development within a high quality working 
and living environment, providing specialist facilities specifically for 
information and communications technology industries as indicated in 
Figure 23. MEPA will require the preparation of a master plan based on 
the vision of establishing a ‘Gateway for ICT to Europe’. The master 
plan should require a high level of architectural quality and include the 
land uses, buildings, heights, roads, pedestrian networks and 
landscaping detailing development proposals and give a comprehensive 
schedule of land use/space provision and the mix of uses. The master 
plan should also make provision for energy saving measures, a high 
technical quality of buildings, high quality landscaping, public open 
spaces, public access and storm water management. Special 
consideration must be given by the master plan to the setting of the city, 
with particular reference to Fort Santu Rokku which abuts the 
boundary. Acceptable land uses allowed within the boundary of the ICT 
and Media development City include  

o Office space for ICT/media clusters  

o Residential  

o Hotels, related short stay accommodation facilities and 
resort based leisure facilities 

o Retail and associated commercial floorspace  

o Services, utilities, roads, access ways and parking provision 
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relating to the above. 

16. Policy GK21 (ICT & Media development City Building Heights) states:  

In the consideration of applications which include changes to 
existing building heights, the MEPA will adopt a flexible approach 
which will take account of the following criteria: 

o the streetscape through a consideration of the buildings on 
the same side and those on the opposite side of the street/s 
concerned;  

o the general massing of the building and urban design 
context;  

o the topographical features and, where applicable, 
consideration of the sloping nature (including buildings in 
the background);  

o the visual impact on the skyline when seen from outside the 
site area, including views from the water level, the Grand 
Harbour and contigious urbanized areas;  

o the particular requirements of the proposed use; and  

o adequate development densities to ensure quality 
development and any other relevant planning 
considerations.  
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Figure 4: Photographs of the Scheme Site 
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Figure 5: Block plan of existing site 
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Figure 6: Local Council boundaries
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DESCRIPTION OF THE GENERAL SURROUNDINGS 

17. A land use survey of the area surrounding the Scheme site was carried out in 
November 2016; the land uses within approximately 250 m / 300 m of the site are 
illustrated in Figure 7.  Various images of the area surrounding the Scheme site are 
shown in Figure 8. 

26. The main land uses surrounding the Scheme site include agricultural land, dwellings, 
commercial blocks and unused land.  

18. The area to the south of SmartCity Malta is characterised by agricultural land.  There 
are also a number of abandoned fields.  The area also includes rural and vernacular 
features like rubble walls and farmhouses. 

19. Ix-Xgħajra is located to the west and southwest of the Scheme site, outside the area 
of the land use study.  The Santu Rokku hamlet is located to the south-west of the 
area of study.  This settlement is part of Il-Kalkara Local Council and is a Rural 
Conservation Area.  The hamlet is characterised by terraced houses and a few 
houses of character.  There is also a small urban pocket on Triq il-Konvoj ta’ Santa 
Marija, Triq il-Ħbit mill-Ajru, Triq Antonio Falzon and Triq Ġużè Porsella Flores.  This 
pocket is within the Development Zone Boundary and is characterised by a mix of 
terraced houses, maisonettes and apartments.  The area also includes a few ‘case 
bottega’. 

20. The area of study also includes SmartCity per se, which includes offices, a child care 
centre, and food and beverage outlets.  The area includes a lagoon and other 
landscaping features, together with a walk way along the coast.  There are also two 
large car parks.  Large parts of SmartCity Malta are not yet developed, and include 
areas that are unused or excavated and awaiting development as per the Master Plan.  
The Scheme site is currently covered by vegetation overgrowth. 

21. The northern part of the area of study is characterised by a rocky shoreline.  To the 
north-west of the area there are signs of inert waste dumping.  There is also a water 
discharge point.  

22. The area of study also includes a number of historical features / sites.  There are 
World War II structures and Fort St Rocco in the north-western part of the area of 
study.  To the south of the area of study there is the St Peter’s Battery. 

Natural and Cultural Heritage 

23. Figure 9 shows the natural and cultural heritage designations in the vicinity of the 
Scheme site.  The natural heritage designations include: 

 Area of Ecological importance – Wied ta’ Rinella (Grade 4) – GN 930/02; 

 Bird Sanctuary – Non-directional Beacon Fort Santu Rokku – S.L. 504.71 

24. The cultural heritage designations in the vicinity of the Scheme Site include: 
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 Fort San Rokku (Grade 1 Military Architecture – GN 313/98); 

 Kalkara Naval Cemetry (Grade 1 Religious Architecture – GN 930/02); 

 Red House (Grade 2 Civil Architecture – GN 225/06); 

 Buffer Zone to Fort Rinella; 

 Defence Post (Grade 2 Military Architecture – GN 930/02); 

 Pillbox / Beach Defence Post – (Grade 2 Military Architecture – GN 853/13); 

 C.A.S.L. - Coastal Artillery Searchlight Emplacement – (Grade 2 Military 
Architecture – GN 853/13); 

 Ventilation Shaft  – (Grade 2 Engineering – GN 930/02); 

 Letter box PB4179 – (Grade 2 Engineering – GN 829/07); 

 Letter box PB5170 – (Grade 2 Engineering – GN 829/07); and 

 Letter box PB5219 – (Grade 2 Engineering – GN 829/07). 

25. The area also has a number of rubble walls and other rural / vernacular structures, 
like farmhouses and agricultural rooms. 

26. In addition to the above mentioned scheduled features, there is also St Peter’s 
Battery.  This battery was originally a position finding station.  However, it was 
dismantled and replaced by an anti-aircraft battery. 

27. It is noted that there are no natural or cultural designations within the Scheme site; 
however, there are two features that are relatively close: a Coastal Artillery 
Searchlight Emplacement (Grade 2) that is 6 metres away from the site and a Beach 
Defence Post (Grade 2) that is approximately 38 metres away from the Scheme site. 
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Figure 7: Land uses 
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Figure 8: Images of surrounding land uses 

   

Agricultural area at the edge of the urban pocket and the Scheme site Urban pocket to the south of the Scheme site (Triq il-Konvoj ta’ Santa Marija) Commercial / office building at SmartCity Malta 

 
 

 
 

 
 

Car park at SmartCity Malta Unused and excavated area within the SmartCity Malta precincts 
Coastline with water outfall. Dumped inert material and World War II pillbox at a 

distance. 
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Figure 9: Natural and cultural heritage designations 
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THE SCHEME 

28. The Scheme is proposed on Plots P3 and P4 of the Master Plan for SmartCity Malta.  
The proposed floor areas are shown in the table below. 

Table 2: Proposed schedule of accommodation  

Land Use Gross floor area (m2) 

Residential (class 1) 41,098 

Commercial 
13,968 (above ground)  
13,155 (below ground) 

Total 68,221 

 

29. With regards to parking provision, 42,660 m2 are proposed for a total of 
approximately 1,350 car parking spaces split as follows: 450 for residential and 900 
for commercial uses.  See block plan in Figure 10. 

30. Since the plot development guidelines set by SmartCity Malta for Plots 3 and 4 
comprise 13,500m2 residential Gross Floor Area (GFA) and 6,000m2 commercial 
GFA, SmartCity Malta agreed to transfer from other plots within the current Master 
Plan area to Plots 3 and 4:  

 28,000m2 residential GFA; and 

 6,700m2 commercial GFA (see Appendix 1). 

31. This adds up to the total proposed GFA of 55,066m2.  The detailed area schedule of 
the Scheme is shown in Appendix 2.  In summary, the Scheme proposes: 

 41,098m2 residential GFA; 

 13,968m2 commercial GFA;   

 13,155m2 commercial non-GFA; and 

 42,660m2 parking non-GFA. 

32. The final two items on the list are shown as non-GFA since these land uses are 
located below ground level and the Planning Authority does not consider such uses 
as part of the GFA (see Appendix 3).   

33. Excavation for the underground levels is estimated at approximately 250,000m2.  
Figures for the approved excavation for plots 3 and 4 of Smart City are not available. 

34. Images of the Scheme as provided by the architects are shown in Figure 11. 
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Figure 10: Proposed Block Plan
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Figure 11: Images of the Scheme 
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RESOURCES 

Raw Materials 

35. The main raw materials to be used in construction are shown in Table 3. 

Table 3: Estimated Raw Materials for Construction 

Materials Volume 

Concrete 50,000 m3 

Concrete blocks (CMU) 50,000 m3 

Steel (assuming 4% reinforcement) 2,000 m3 = 16,000 tonnes 

Aluminium 4,500 tonnes 

Glazing 16,000 m2 
 

Energy  

36. There is currently a grid electricity supply to SmartCity Malta.  The Applicant has 
initiated discussions with Enemalta to extend the grid to supply the Scheme.   

37. The projected load for the project is 6 MVA, which translates into 4 electrical sub-
stations.  All installation requirements will be in accordance with Local Regulations. 

Water  

38. There is currently mains water supply to SmartCity Malta.  It is estimated that the 
water demand at peak occupancy will be 500 m3 /day.  

Sewage 

39. SmartCity is served by the sewerage system and the Scheme will be connected to it 
at the periphery of the site.  

40. Grease traps will cater for the drains waste management of the respective areas, 
before being discharged into the main sewage pipeline.  The separate grease traps will 
intercept the oil residues produced within the food preparation and cleaning areas 
and stop them from being discharged directly into the main sewage pipeline.  

WASTE MANAGEMENT 

Construction Phase 

41. Waste generated during construction will primarily consist of excavation waste, from 
the excavation of the basements and the reservoirs.  It is envisaged that 
approximately 210,000 m3 of material will be excavated. The site lies in an area of 
Lower Coralline Limestone.   It is understood that the material will be dumped at sea 
using the jetty that was used to demolish the former Industrial Estate. 
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Operational Phase 

42. The operational waste expected to be generated is municipal solid waste from the 
residential units and the food and beverage and retail outlets.  Packaging waste will 
also be generated from the commercial establishments.  A development of this size 
will require a communal waste management area that will need to be large enough to 
cater for waste separation for the various uses. 

CONSTRUCTION TIMING 

43. The estimated duration of the construction phase of the Scheme is envisaged to be 
36 months.  Although there will be some overlap in the stages, it is envisaged that 
excavation would take 6 months, the sub-structure 18 months, and the super 
structure 12 months. 

CONSTRUCTION MACHINERY 

44. The machinery that will be required during construction of the Scheme is estimated 
to comprise the following, as described in Table 4.  

Table 4: Construction Machinery 

Plant / Machinery Numbers 

Excavator 6 

Tractor shovel / loader 4 

Tower Crane  4 

Mobile crane 2 

Ready mix truck 6 

Concrete pump 2 

 
45. Employment during construction is estimated as shown below: 

 Project Management: 15 persons;  

 Demolition: 30 persons;  

 Excavation: 30 persons; and 

 Construction: 80 persons. 

EMPLOYMENT 

46. It is estimated that the residential development will employ 10 people, the 
commercial 200, and the parking area 8. 
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POTENTIAL ENVIRONMENTAL IMPACTS 

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

48. The potential impacts of the Scheme are discussed below.  It is noted that since the 
Scheme forms part of a site (the SmartCity Malta Master Plan site) that has already 
undergone an EIA, the impacts are discussed in relation to those already assessed for 
the whole SmartCity Malta Master Plan site: 

 Impacts on the geo-environment, from the excavation of the Scheme site   

o The Scheme envisages the excavation of five basement levels.  
The site has already been partially excavated.  The EIS for 
SmartCity Malta already considered this impact on geology and 
noted that the rock is of poor quality. 

 Impacts from the generation of construction waste, in relation primarily to 
excavation waste  

o The Scheme will generate relatively substantial excavation waste. 
The EIS for SmartCity Malta already considered this impact and 
noted that, since considerable amounts of material will be 
excavated for the construction of SmartCity, the impact is major.  
The impact remains major.  It is envisaged that the material will be 
dumped at sea. 

 Impacts from emissions to air, from construction activities (dust arising from the 
excavation of the Scheme site) and from operational traffic   

o The potential dust impacts from the excavation and construction 
will be short-term and temporary.  The site is close to residential 
sensitive receptors (the nearest residential property is located   
279 m from the site – on Triq il-Konvoj ta’ Santa Marija, to the 
west).  Although the impacts were already assessed in the EIS for 
SmartCity Malta, localised temporary impacts are expected during 
the construction of the Scheme. 

o With regards to operation of the Scheme, the EIS for SmartCity 
Malta had assessed there to potentially be a major impact on 
residents between Triq il-Missjoni Taljana and Triq Santa Liberata 
and a minor impact on residents between Triq il-Missjoni Taljana 
and Triq Santu Rokku.  It is anticipated that the impacts would not 
change from those assessed in the EIS as a result of the Scheme, if 
the overall land uses permitted through PA 01997/08 are not 
exceeded.  However, it is noted that the land uses on the Scheme 
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Site are significantly denser than those proposed in the approved 
Master Plan for Smart City.  The impacts are likely remain similar 
to those assessed in the EIS for Smart City only if the land uses 
over the whole site do not exceed the approved floor spaces. The 
additional Gross Floor Area that is over and above the GFA that 
was approved for the whole Master Plan would result in 
additional traffic and thus increase emissions to air. 

 Noise and vibration impacts, from construction activities (from the excavation of the 
Scheme site, and construction of a larger-scale development), from operational traffic 
and from other operational activity (general activity within the development, arising from 
the increased scale and intensity of use) 

o Noise and vibration impacts from excavation and construction 
will be short-term and temporary, and these impacts were also 
already considered in the EIS for SmartCity Malta.  The 
assessment for the Scheme is unlikely to change.  Operational 
noise from the activity on site was also assessed; however, noting 
that the land uses are more intense with the Scheme than what 
was originally approved for the site, noise generation may have 
some localised impacts; however, it is also noted that the Scheme 
is 279 metres from the nearest residence so that noise 
generation would be attenuated to an extent.  It is noted that 
although the impacts are likely remain similar to those assessed in 
the EIS for Smart City, this would only be the case if the land uses 
over the whole site do not exceed the approved floor spaces. 

 Landscape and visual amenity impacts, from the increased scale, and particularly 
the increased height, of the development   

o The Scheme is different aboveground to the approved Master 
Plan for SmartCity Malta, at the Scheme site.  The increase in 
height envisaged by the Scheme has potential implications for 
visual amenity, including long distance views in all directions.  
Landscape impacts are unlikely to change. 

 Cultural heritage features in close proximity to the Scheme Site could be 
damaged by construction work 

o The Scheme is very close (6 metres) to a Coastal Artillery Searchlight 
Emplacement that is scheduled as Grade 2.  It is also 38 metres away from 
a Beach Defence Post, also a Grade 2.  Although not within the Scheme 
Site, these features could be damaged through construction.  As 
recommended in the EIS for Smart City, works should be monitored by an 
archaeologist. 
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MITIGATION PROPOSALS 

49. Preliminary potential mitigation measures associated with the identified impacts 
include: 

 Ensuring the adoption of best practice environmental measures throughout 
construction through the implementation of a Construction Management Plan 
(CMP); 

 Compliance with all relevant waste management regulations and the adoption of 
best practice in relation to both construction and operational waste management;  

 Careful attention to measures in the CMP for mitigating noise, vibration and 
impacts on air quality from the construction works, and implementation of 
appropriate operational monitoring regimes throughout the construction phase 
to mitigate impacts; 

 Careful attention to the use and management of the car park, and the putting in 
place of a robust Traffic Management Plan, in order to ensure that traffic 
movements to / from and within the vicinity of the site are optimised so as to 
minimise emissions to air and traffic noise; 

 Careful consideration of the use and location of plant equipment (extractor fans, 
air-conditioning units, generators, etc), and attention to the need for noise 
abatement measures, in order to minimise noise emissions;  

 Careful consideration of the height, massing and visual appearance of the 
development, in order to ensure that the visual amenity is optimised, including 
having regard to the long distance views in all directions; 

 Careful consideration in the CMP to impacts during construction on nearby 
cultural heritage features; and 

 Monitoring of works by an archaeologist during construction to ensure that 
nearby cultural heritage features are not disturbed.
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Appendix 1: Letter from Smart City Malta on transfer of GFA 
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Appendix 2: Detailed Schedule of Areas 
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Area Schedule
2017.12.19

Non-GFA Commercial & Plant Parking & Plant

LEVEL -04 14,220 m
2

LEVEL -04 14,220

LEVEL -03 14,220 m
2

LEVEL -03 14,220

LEVEL -02 14,220 m
2

LEVEL -02 14,220

LEVEL -01 13,155 m
2

LEVEL -01 13,155

Total Non-GFA 55,815 m
2

GFA A B C D E F G H Commercial & Plant Plaza Structues

LEVEL 00 12,418 m
2

LEVEL 00 785 11,633

LEVEL 01 685 m
2

LEVEL 01 685 0

LEVEL 02 4,777 m
2

LEVEL 02 500 760 310 455 375 455 500 653 139 630

LEVEL 03 5,195 m
2

LEVEL 03 505 754 310 455 345 755 505 1,344 222

LEVEL 04 4,545 m
2

LEVEL 04 505 754 692 654 680 755 505 0

LEVEL 05 4,400 m
2

LEVEL 05 500 720 680 620 660 720 500

LEVEL 06 4,400 m
2

LEVEL 06 500 720 680 620 660 720 500

LEVEL 07 4,128 m
2

LEVEL 07 500 720 490 575 623 720 500

LEVEL 08 4,064 m
2

LEVEL 08 500 720 490 540 594 720 500

LEVEL 09 3,664 m
2

LEVEL 09 300 720 490 540 594 720 300

LEVEL 10 2,795 m
2

LEVEL 10 700 400 490 505 700

LEVEL 11 2,335 m
2

LEVEL 11 470 400 490 505 470

LEVEL 12 1,660 m
2

LEVEL 12 535 490 635

Total GFA 55,066 m
2

Residential 41,098 m
2

Commercial GFA 13,968 m
2

including plant

Commercial Non-GFA 13,155 m
2

including plant

Parking 42,660 m
2

including plant

Grand Total SQM: 110,881 m
2
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Appendix 3: Definitions of GFA 
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