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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. 
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INTRODUCTION 

1. This Project Description Statement (PDS) describes a proposal for a multi-storey, 

commercial complex (Mriehel Towers) on a site within the Mrieħel Industrial Area, 

on the corner of Triq il-Mergħat and Triq L-Esportaturi, L-Imrieħel, Birkirkara (see 

Figure 1).   

2. The project is proposed by Mr Ray Fenech of Tumas Group and Mr Mark Gasan of 

Gasan Ltd.  Mr Fenech and Mr Gasan are hereinafter referred to as ‘the applicant’; 

the project is hereinafter referred to as ‘the Scheme’.  

BACKGROUND  

3. The southern half of the Scheme Site is already committed for a multi-storey 

commercial complex comprising a showroom and offices.  A Full Development 

Permit was granted to the applicant for a five-storey development (with five 

basement levels) in July 2010 (under PA 00026/10).  A PDS had also been prepared 

for this development and on the basis of this PDS, the Malta Environment and 

Planning Authority (MEPA) had subsequently decided that it wasn’t necessary to 

undertake an Environmental Impact Assessment (EIA) for the project.    

4. This current application for the entire site (the Scheme) was submitted to MEPA on 

16th September 2014, specifically: “To demolish existing dilapidated structure, excavate 

ground, construct reservoir, car parking, mixed commercial uses, utilising the FAR policy, 

including Class Uses 4A, 4B, 4C, 3C, 2C, 6A, supermarket and showroom” (ref: TN 

158364).      

5. On 16th December 2014, MEPA issued a screening letter in respect of the application, 

requesting, among other things, submission of a “Project Description Statement which 

may lead to an Environmental Impact Assessment”.  The applicant is also currently 

preparing a Traffic Management Plan and Traffic Impact Statement (TIS) for the 

Scheme.     

OBJECTIVES AND BENEFITS OF THE SCHEME 

6. The primary objective of the Scheme, as described by the applicant, is to provide for 

a high quality commercial development and to contribute to the amenity of the 

surrounding area by providing new commercial facilities, public open spaces and 

amenities. 

7. The Scheme has a number of benefits, including: 

 Redevelopment / development of what is a partly derelict and underutilised site 

within the designated Mrieħel Industrial Area, providing for a land-efficient, high 

quality development that will improve and enhance the townscape in the area; 

 Provision of new and improved commercial facilities on a site designated for such 

uses, serving to facilitate the attractiveness of the Mrieħel Industrial Area as a 

place to work in and visit for recreation; and 
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Figure 1: Location of the Scheme Site 
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 Provision of a landmark development that will serve as a catalyst for similar 

investment in the Mrieħel Industrial Area. 

ALTERNATIVE SITE SELECTION  

8. The Scheme is essentially a revised development option for a site which is already 

partly committed for a high-rise commercial development; the applicant has a valid 

development permit for a multi-storey commercial complex (offices and showroom).  

The applicant’s decision to pursue this revised development option is based on his 
understanding of the advantages of now developing the plot of land as a whole (which 

he owns in its entirety), having regard to current market conditions and the better 

quality of development that can be delivered.  As such, no alternative sites have been 

considered.   
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DESCRIPTION OF THE SCHEME 

LOCATION OF THE SCHEME SITE 

9. The location of the Scheme Site is shown on Figure 1 above.  The site is a 

rectangular-shaped plot of land with a frontage on two streets - Triq il-Mergħat and 
Triq L-Esportaturi to the west and north, respectively, and a slip road parallel to the 

Dawret l-Imrieħel to the south; there is no access to the site from the by-pass.  The 

Scheme Site is located within the Birkirkara Local Council administrative area.     

CHARACTERISTICS OF THE SCHEME SITE  

10. The Scheme Site covers an area of approximately 10,000 m2.  The western half of the 

site is currently used as a car park in connection with the Gasan Showroom on the 

adjacent site (the area is roughly tarmaced).  There is an abandoned farmhouse 

building along the northwestern perimeter of the Scheme Site; this building has been 

vacant for some time and is in a state of disrepair.  The eastern portion of the site is 

undeveloped; previously agricultural land, the land is no longer used.  Figure 2 

shows various images of the Scheme Site as it is currently.  

11. The Central Malta Local Plan 2006 identifies the Scheme Site as lying within the 

Mrieħel Industrial Estate.  The majority of the site is zoned for Small and Medium 
Enterprises (‘SME Park’); the remainder of the site (where it overlooks Dawret l-

Imrieħel) is zoned as a ‘Commercial Area’.    

DESCRIPTION OF THE GENERAL SURROUNDINGS 

12. A detailed land use survey of the area surrounding the Scheme Site was carried out in 

December 2014.  The land uses in the area are illustrated in Figure 3.  Figure 4 

shows various images of the area surrounding the Scheme Site. 

13. The Scheme Site is located on the southern edge of the Mrieħel Industrial Area.  The 
Industrial Area is characterised by a range of commercial and industrial uses.  The 

older, more established uses include a range of mechanics, small manufacturers 

(wood works, aluminium works, etc), larger factories, and wholesale distributors.  

The newer uses include showrooms and offices, particularly along the southern edge 

of the Industrial Area, including the Malta Financial Services Authority (MFSA) 

premises.  There is also a Civic Amenity Site within the Industrial Area. 

14. Despite it being designated in the Central Malta Local Plan 2006 for a range of 

industrial and commercial uses, there are a number of residential properties located 

within the Mrieħel Industrial Area.  The majority of these established properties are 
located on the upper levels of buildings housing small industrial workshops at ground 

floor - residences of the ‘Casa Bottega’ type (working below and living above one’s 

own workplace).  Notably, the Local Plan policy objectives for the Mrieħel Industrial 

Area preclude new residential development.   
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Figure 2: Images showing the Scheme Site currently 

  
 

 

View of the Scheme Site looking north from Dawret i-Imrieħel View across the Scheme Site looking south from Triq L-Esportaturi 
View of the western perimeter of the Scheme Site, looking south along Triq il-

Mergħat (with the vacant farmhouse on the left of the image)  

  
  

 

View of the northwest corner of the Scheme Site, from Triq L-Esportaturi 
View of the Scheme Site, looking south along the western perimeter from Triq 

L-Esportaturi (with the rear of vacant farmhouse on the left of the image) 
View across the Scheme Site, looking southeast from Triq il-Mergħat 



 

 

 

 

 

12 

Figure 3: Surrounding land uses 
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Figure 4: Images showing the area around the Scheme Site  

   

Industrial uses within Mrieħel Industrial Area Offices within Mrieħel Industrial Area Malta Financial Services Authority (MFSA) premises 

 
 

 
 

 
 

Residential area and the Wignacourt Aqueduct along Triq l-Imdina St Theresa College (Girl’s Secondary) Agricultural land south of Dawret i-Imrieħel 
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15. The Mrieħel Industrial Area is bordered to the north by Triq l-Imdina.  The area 
north of this road accommodates St Theresa College (Girls’ Secondary), residential 

areas, and a derelict hotel. 

16. Two Scheduled Features – the ‘Dejma’ Cross and the Wignacourt Aqueduct – flank 

Triq l-Imdina. 

17. To the south, the Scheme Site is bordered by the arterial road, Dawret l-Imrieħel.  
The area to the south of the by-pass is predominantly agricultural.  This area includes 

two derelict buildings (one former lime kiln, the other possibly a farmhouse) and an 

open storage area for building materials.   

PLANNING POLICY CONTEXT 

18. The planning policy relevant to the Scheme is set out in the Structure Plan for the 

Maltese Islands 1990 and the Central Malta Local Plan 2006.  The recently approved A 
Planning Policy Guide on the Use and Applicability of the Floor Area Ration (FAR) (May 

2014) and the Development Control Policy & Design Guidance 2007 are also relevant. 

Structure Plan for the Maltese Islands 1990 

19. This section reviews the Structure Plan policies relevant to the Scheme.  The policies 

with primary relevance to the Scheme are: 

Built Environment  

20. POLICY BEN 1: Development will not normally be permitted if the proposal is likely to 

have a deleterious impact on existing or planned adjacent uses because of visual intrusion, 

noise, vibration, atmospheric pollution, unusually high traffic generation, unusual operating 

times, or any other characteristic which in the opinion of the Planning Authority would 

constitute bad neighbourliness. 

POLICY BEN 2: Development will not normally be permitted if, in the opinion of the 

Planning Authority, it is incompatible with the good urban design, natural heritage, and 

environmental characteristics of existing or planned adjacent uses, and is unlikely to maintain 

the good visual integrity of the area in which it is located.   

o The Scheme seeks to deliver a high-quality development which 

will improve and enhance the townscape and visual amenity of the 

area, taking account of the relatively poor amenity of the area 

currently.  Issues arising from the Scheme related to traffic 

generation will be dealt with through the Traffic Management Plan 

being prepared concurrently with this PDS.  Issues related to 

visual intrusion, noise, vibration, and other issues of general 

disturbance caused by the construction and operation of the 

Scheme could be addressed in detail through the Environmental 

Impact Assessment (EIA) process, if they are deemed to be 
relevant and an EIA is requested.  
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21. POLICY BEN 3: Permission for development will normally be given only if provision is 

made in the proposal for the installation of underground ducts to link electricity and 

telecommunications distribution networks to the development, the ducts to be utilised 

immediately if underground supplies are available or held in reserve for subsequent use if 

only overhead supplies are available at the time of the development. 

o The Scheme envisages that all utilities will be underground. 

22. POLICY BEN 12: The Planning Authority will decide if an Environmental Impact 

Assessment of a form and content satisfactory to the Authority is required to accompany any 

application for permission to develop.  The environmental impact of proposed development 

will be carefully assessed through development control procedures, and where development 

permits are granted any adverse impacts will be mitigated through permit conditions and any 

other necessary legal measures. 

o MEPA has requested this PDS with the purpose of determining 

whether or not the Scheme requires an EIA. 

23. POLICY BEN 17:  Development permit applications shall include proposals for hard and 

soft landscaping, and measures by which their maintenance will be undertaken. 

o The Scheme envisages the provision of high quality hard and soft 

landscaping integral to the complex as a whole.    

Transport 

24. POLICY TRA 2: The promoters of major developments will be required to prepare traffic 

impact statements illustrating the likely impact of their proposals on the highway network. 

POLICY TRA 3: Agreements will be required with prospective developers for the funding 

of the necessary remedial highway works required to accommodate their proposals. 

POLICY TRA 4: The following vehicle parking principles will be adopted in different 

areas for new developments…: 

3. Rest of Malta: accommodating standards for all developments. 

POLICY TEM 1: The design of traffic management measures will conform to agreed 

standards for road design and construction. 

o The Scheme takes account of all these policies.  The Traffic 

Management Plan being prepared concurrently with this PDS will 

address these matters in detail.   

Utilities 

25. POLICY PUT 8:  In order to conserve potable water resources, the feasibility of using 

seawater and second class water systems in appropriate circumstances will be investigated.  

The efficient use and reuse of water will be maximised and integrated, including: 

1. Controlled aquifer recharge from surface water runoff 
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2. Use of treated sewage effluent (TSE) for appropriate industrial, irrigation, and other 

uses 

3. The management of road storm water runoff. 

o The Scheme envisages adherence to sustainability principles, 

including in relation to water conservation.  Rainwater will be 

harvested and there will be a number of other technologies 
employed to reduce water consumption and encourage water re-

use. 

The Central Malta Local Plan 2006 

26. This section reviews the Central Malta Local Plan policies relevant to the Scheme.  

The Scheme Site is identified as lying within the Mrieħel Industrial Estate - see Figure 

5, which is the Mrieħel Industrial Area Policy Map extracted from the Central Malta 
Local Plan.  The majority of the site is zoned for Small and Medium Enterprises (‘SME 

Park’); the remainder of the site (where it overlooks Dawret L-Imrieħel) is zoned as a 

‘Commercial Area’.      

27. The Local Plan policies with primary relevance to the Scheme Site are: 

28. POLICY BK04 (Mrieħel Industrial Area): Mrieħel Industrial Area is designated as 
an industrial, warehousing and commercial zone. MEPA will permit the development of land 

in the Mriehel Industrial Area in accordance with the provisions of POLICIES CG14 and 

CG15, and in accordance with the designations indicated in the Mriehel Industrial Area Policy 

Map for the following land uses;  

ii. SME Park; for the development of Industrial Uses as specified in POLICY CG15; 

iii.  Commercial Areas for the development of land uses as specified in POLICY CG14; 

 POLICY CG14 (Commercial Areas): MEPA will permit the development of 

Commercial land uses within the designated Commercial Areas listed below: 

 Mriehel, Birkirkara 

The following is a list of acceptable land-uses (new uses, extensions to existing uses, and 

change of uses) within all frontages located within the designated Commercial Areas: 

ii.  Class 4, (Use Classes Order, 1994) small shops…  

iii  Class 4, (Use Classes Order, 1994) supermarkets…  

iv.  Class 4, (Use Classes Order, 1994) showrooms… 

v.  Class 5 (Use Classes Order, 1994) offices on upper floors only. 

vi.  Class 6 (a) (Use Classes Order, 1994) sale of hot and cold food and drink for 

consumption on or off the premises.  

29. POLICY CG15 (Industrial Areas): Subject to the provisions of the relevant Area 

Policies, the following is a list of acceptable land-uses (new uses, extensions to existing uses, 

and change of uses) within all frontages located within the designated…SME sites at 

Mriehel in Birkirkara: 
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Figure 5: Mriehel Industrial Area Policy Map (extracted from the Central Malta Local Plan, 2006) 
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i.  Class 6 (a) (Use Classes Order, 1994) sale of hot or cold food for consumption on or off 

the premises. 

ii.  Class 8 (a) (Use Classes Order, 1994) kindergartens, crèches, day nurseries or day 

centres… 

o As mentioned, the Scheme lies within the Mrieħel Industrial Area, 
and is zoned in part for Small and Medium Enterprises and in part 

as a Commercial Area.  It is notable that the Use Classes Order 

1994 has since been superseded by the Development Planning (Use 

Classes) Order 2014, and that the categorisation of the Use 

Classes has been revised.  However, the Scheme envisages a mix 

of commercial uses, including offices, retail, and food and 

beverage in accordance with the new Uses Classes, as well as 

supermarket, showroom and day care centre, all of which are 

provided for under POLICY CG 14 and POLICY CG 15.   

30. POLICY CG17 (Supermarkets): Large supermarkets (greater than 500 sqm) should 

preferably locate within or on the edge of town centres, provided that accommodating 

standards of parking provision are fully catered for on site to the satisfaction of MEPA. 

Where it is not possible to bring forward sites which are in or on the edge of a town centre 

because of the site size requirements of large supermarkets, residential amenity, 

environmental constraints in Urban Conservation Areas, or because the road network does 

not have the capacity to cater for the additional traffic and service vehicles, then sites within 

the designated locations listed in the following order of sequence will be considered for the 

development of large supermarkets: 

i.  Local Centres; 

ii.  Commercial Areas; 

iii.  Mixed Use Areas; and 

iv.  SME Sites. 

o As mentioned, the Scheme is zoned in part for Small and Medium 

Enterprises and in part as a Commercial Area.     

31. POLICY CG31 (Energy Conservation): All new major developments will be 

expected to incorporate principles of energy conservation through design, massing, siting of 

buildings, landscaping and the use of materials, including taking account of: 

i.  incorporating built forms, technologies, orientation and layout that will contribute to 

reduced energy consumption (e.g. ventilation, heating/cooling, lighting) and associated 

emissions; 

ii.  avoiding negative micro-climatic effects (e.g. wind turbulence, noise reflection); 

iii.  the potential for the re-use of existing buildings and materials, and the environmental 

effect of building materials used; 

iv.  making adequate, integrally-designed provision for the storage and recycling of waste; and 

v.  the potential for the management or recycling of water. 
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Renewable sources of energy such as solar power systems should be provided within new 

buildings where this is feasible and appropriate. Wherever possible, these principles should 

also be included during the conversion or re-use of existing sites and buildings. Proposals for 

major developments are to submit an Energy Conservation Plan detailing proposals for 

energy saving and efficiency, and indicating how energy conservation principles within the 

project will be achieved. 

o The Scheme envisages adherence to sustainability principles, 

including in relation to energy conservation.  There are a number 

of passive and actives design measures included to address 

cooling / heating and ventilation. 

A Planning Policy Guide on the Use and Applicability of the Floor Area 

Ratio (FAR) 2014 

32. This policy document is relevant to the Scheme as it relates to ‘tall buildings which 

are higher than 10-storeys’.  The designated appropriate locations for tall buildings 

are identified as: 

 The general area surrounding and including the Marsa Park and Gżira employment 

node predominantly for office uses; 

 Qawra peninsula, Paceville and Tigne peninsula predominantly for tourism/leisure uses; 

 Imriehel...an appropriate location for tall buildings for predominantly office uses. 

33. The policy also provides that the scale of public open space provided as part of the 

development “should never be less than 50% of the site area”. 

o The Scheme takes account of the flexibility to employ the Floor 

Area Ratio (FAR) principle in terms of the height and massing of 

the complex, and includes a public plaza at street level which 

represents 50% of the developable site area. 

Development Control Policy and Design Guidance 2007 

34. This policy document is relevant to the Scheme in terms of building design, building 

height, application of the Floor Area Ratio (FAR), access, parking requirements, and 

residential amenity.  The Scheme (as with the development already approved for the 

site) takes account of the provisions of this policy document. 

DESCRIPTION OF THE SCHEME 

35. The Scheme takes the form of four tower blocks - North Tower, South Tower, East 

Tower, and West Tower, comprising 16, 18, 20, and 14 storeys, respectively – sitting 

on top of five basement levels.  Table 1 illustrates the schedule of land uses.   

36. The towers will be organised around a central plaza, and the southwest corner of the 

site will be open to the street (the southwest plaza).  There will be elevated, 
landscaped walkways and public spaces connecting the towers at Levels 2, 3 and 4, 

with terraces off the towers on the levels above this. 
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Table 1: Schedule of Land Uses 

Lan Uses Gross Floor Area  

Office accommodation (Class 4A) 39,915 m2 

Retail (Class 4B) 1,060 m2 

Food & Beverage (Class 4C & 4D) 1,920 m2 

Gymnasium / Day Care Centre (Class 2C & 3C) 1,735 m2 

Supermarket 1,225 m2 

Showroom 790 m2 

Parking 33,831 m2 
 

 

37. The drawings included as Figure 6 graphically illustrate the Scheme; the detailed 

drawings are included as Appendix 1.      

Access and Parking 

38. The Scheme envisages the provision of 1,032 parking spaces accommodated in four 

basement levels; vehicular access to the underground levels will be from the 

southeast corner of the site.  A service road will be created along the eastern 

perimeter of the site; service vehicles will enter the site from the southeast corner 

and exit on the northeast corner, on Triq L-Esportaturi (at Level 01). 

Services 

39. All the utility services required to accommodate the Scheme (electricity, mains 

water, sewerage, and telecommunications) are readily available on or near the 

Scheme Site.  The Scheme envisages no significant changes to the existing utility 

servicing arrangements.     

RESOURCES 

Raw Materials 

40. The estimated amounts of the main raw materials to be used in the construction of 

the Scheme are shown in Table 2. 

Table 2: Estimated Raw Materials for Construction 

Materials Volume  

Concrete foundations  15,600 m3 

Columns  5,100 m3 

Slabs    24,500 m2 

Beams  7,600 m3 

Concrete walls  7,000 m3 

HCB walls  10,500 m2 

Insulating material to horizontal surfaces  10,600 m2 

Glazing - double glazing for each layer 

(external facade)  
23,400 m2 
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Figure 6: Images of the Scheme 

 
 

                         

Aerial view of the Scheme  View of the Scheme looking northeast View of the Scheme looking east 

 
 

                       

 

 Internal view of the Scheme looking north Internal view of the Scheme looking northeast  
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Energy  

41. The Scheme has been designed to take account of passive-design principles and with 

attention to sustainable energy consumption.  In addition to the design measures to 

maximise passive heat / ventilation and natural lighting, it is envisaged to use specific 

energy-saving measures which will likely include: 

 Intelligent lighting controls with occupancy detection and control of external 

light levels; 

 Low energy / LED lighting; 

 High efficiency VRF equipment with occupancy detection; 

 HVAC (heating, ventilation and air-conditioning) energy recovery systems; 

 Building Management system with adaptive control; and 

 High efficiency, machine room less, gearless less traction elevators. 

42. The Scheme envisages the installation of a new sub-station, at Level -1.  The size of 

the sub-station envisaged is commensurate with that used elsewhere for similar-sized 

projects; however, there will be space to accommodate a larger sub-station should 

Enemalta require this.  It is estimated that the electrical supply needed for the 

Scheme will be in the range of 3,800 kVA, and the estimated annual electricity 

consumption is approximately 7,000,000 kWh.  The development already approved 

for the site under PA 00026/10 envisaged a required electrical supply of 2,602 kVA.     

Water  

43. The Scheme has also been designed to take account of water conservation and 

sustainable consumption.  Water-saving devices will be installed throughout the 

complex, and it is envisaged to use the collected rainwater for irrigation purposes 

and to use second-class water for flushings.   

44. The daily water consumption of the Scheme at full occupation is estimated to be 

109,600 litres.  The development already approved for the site under PA 00026/10 

envisaged a total daily water consumption at full occupancy of 19,885 litres.   

Waste Management 

Construction Phase 

45. Waste generated during construction will primarily consist of excavation waste.  The 

development already approved for the site under PA 00026/10 envisaged the 

excavation of approximately 65,516 m3 of material; it is envisaged that there will be 

approximately 77,484 m3 of additional material excavated as a result of the Scheme. 

46. A sub-surface geotechnical site investigation was conducted on the southern portion 

of the site by Terracore Ltd (on behalf of the applicant) in January 2011, in 

connection with the development eventually approved under PA 00026/10.  The core 
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samples (drilled down to 25 m depth) revealed material belonging to the Middle 

Globigerina Limestone Member, composed primarily of massive bedded grey marls 

and marly limestone.  The majority of the excavated material on the northern 

portion of the site is likely to be similar to this.  On the surface, there are small 

pockets of soil where the site hasn’t been tarmaced over.  

47. Demolition waste (from demolition of the farmhouse) is expected to be in the range 
of some 50 m3.  The farmhouse will be stripped of any remaining fittings, in 

preparation for demolition.  Fittings, including doors, windows, electrical equipment, 

rainwater pipes, etc., will be carefully removed and properly segregated according to 

their constituent materials (wood, aluminium, metal, plastic, glass, etc).  Any 

hazardous wastes will be placed in appropriate containers and managed in line with 

the hazardous waste consignment permit regulations.  All hazardous wastes will be 

treated or disposed of in accordance with the hazardous waste consignment permit.  

48. Owing to its clay content, there is limited potential for the excavated rock to be 

reused, either on or off-site.  The rock will be dumped or recycled at a licensed 

facility, as appropriate.  The topsoil removed will be transported to a site approved 

by the Department of Agriculture.   

49. Water run-off during excavation will drain to one area of the excavation for 

settlement (silt traps) before collection by vacuum pumps for disposal as directed by 

the Malta Resources Authority.  The silt traps will also be water proofed, to ensure 

that the highly turbid run-off does not leave the site. 

Operational Phase 

50. Operational waste to be generated by the Scheme will comprise primarily municipal 

waste.  In addition to sewage and foul water, this will include packaging waste (e.g. 

plastic, glass, metal, cartons, and paper) and kitchen waste, including waste oil.  These 

wastes will be separated and disposed of by licensed waste contractors engaged by 

the operator, in accordance with the relevant regulations. 

CONSTRUCTION 

51. The estimated duration of the construction phase of the Scheme is envisaged to be 

30 months.  This compares with the 21 months construction phase envisaged for the 

development approved for the site under PA 00026/10.  The construction will be 

carried out concurrently across the site.  Following demolition and site clearance, the 

construction is expected to be timed as outlined on Table 3; notably, in the case of 

the development approved under PA 00026/10, the piling and excavation stage 

together was envisaged to take three months.  
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Table 3: Estimated Construction Timing 

Phase 
Duration 

(months) 
Start  Finish  

Piling 2 Year 1 Quarter 1 Year 1 Quarter 1 

Excavations 2 Year 1 Quarter 2 Year 1 Quarter 2 

Foundations 3.5 Year 1 Quarter 2 Year 1 Quarter 3 

Construction 11 Year 1 Quarter 2 Year 2 Quarter 4 

- Basements 4 Year 1 Quarter 1 Year 1 Quarter 4 

- Level 0 & 1 4 Year 1 Quarter 3 Year 2 Quarter 1 

- South Tower 6.5 Year 1 Quarter 3 Year 2 Quarter 2 

- West Tower 8.5 Year 1 Quarter 3 Year 2 Quarter 3 

- South Tower 6.5 Year 2 Quarter 1 Year 2 Quarter 4 

- East Tower 6.5 Year 2 Quarter 1 Year 2 Quarter 4 

Mechanical & electrical works 11 Year 2 Quarter 1 Year 3 Quarter 2 

- Level 0 & 1 4 Year 2 Quarter 1 Year 2 Quarter 3 

- Public areas in towers 6.5 Year 2 Quarter 3 Year 3 Quarter 2 

Glazed facade works 5.5 Year 2 Quarter 2 Year 3 Quarter 1 

Finishing works 7.5 Year 2 Quarter 3 Year 3 Quarter 3 

 

MACHINERY 

52. The machinery that will likely be required during construction of the Scheme will 

comprise the following, as described in Table 4.  

Table 4: Construction Machinery 

Plant / machinery Numbers  

Tower cranes 4 (in total, in place throughout construction) 

Mechanical Excavators 8 

Chain Shovels 4 

Piling Driller 2  

Concrete Pumping Machine 2 

Mobiles Cranes 4 

Dumpers 6  

Construction Trucks As needed (will come and go from site on a daily basis) 

Ready Mix Trucks As needed (will come and go from site on a daily basis) 

Compressors 6  

Bob Cats 6  
 

EMPLOYMENT POPULATION 

53. The Scheme is expected to employ up to 420 personnel during the construction 

stage - 20 during the excavation phase; 160 during the construction phase; and 240 

during the finishes phase.   
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54. When the Scheme comes into operation, it is envisaged that there will be 

approximately 2,769 persons employed at the complex, as outlined in Table 5. 

Table 5: Estimated Employment 

Land Use Estimated Employment (persons) 

Office accommodation 2,661 

Retail (Class 4B) 11 

Food & Beverage 39 

Gymnasium / Day Care Centre 12 

Supermarket 25 

Showroom 5 

Parking 6 

Maintenance 10 

Total 2,769 
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POTENTIAL ENVIRONMENTAL IMPACTS 

55. Environmental impacts can be both 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.  In order for the environmental impacts of a project to be 

properly defined and analysed, an EIA process will normally need to be undertaken, 

complete with an identification of impacts, the determination of their significance, a 

comparison with the baseline conditions, and consideration of alternatives.  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 

potentially significant.   

56. In considering the potential environmental impacts of the Scheme, it is relevant to 

take account of the fact that the Scheme Site is already committed in part for a multi-

storey commercial development, through the Full Development Permit granted 

under PA 00026/10.  Hence, the following consideration of the potentially significant 

environmental impacts takes account of the additional impacts arising as a result of 

the new development option for the site, that is, in the main, the excavation of the 

northern portion of the site, and the increase in the scale of the development, both 

through the extension of the site and the increase in the height of the development.     

57. The potential impacts of the Scheme are considered to be: 

 Impacts on the geo-environment, from the excavation of the northern portion of 
the site   

o The Scheme envisages the excavation of five basement levels on 

the northern portion of the site; the development already 

approved under PA 00026/10 envisaged the excavation of five 

basement levels on the southern portion of the site 

(approximately 65,516 m3 of excavated material).  The scale of 

the additional excavation is still considerable (to the scale of 

approximately 77,484 m3).  Having said this, it is expected that 

the excavated material will not comprise good quality rock.  It is 

unlikely therefore that the impact on mineral resources and the 

geo-environment will be significant. 

 Waste impacts, in relation primarily to excavation waste  

o The Scheme will generate relatively substantial excavation waste, 

as mentioned; however, it is notable that MEPA has already 

considered and agreed to the generation of approximately 46% 

(65,516 m3) of material from the site, in the development already 

approved under PA 00026/10.  Owing to its clay content, there is 
limited potential for the excavated rock to be reused, either on 

or off-site.  The rock will be dumped or recycled at a licensed 

facility, as appropriate.  The topsoil removed will be transported 

to a site approved by the Department of Agriculture.   
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 Impacts from emissions to air, from construction activities (dust arising from the 

excavation of the northern portion of the site, and noise and vibrations arising from the 

increased construction activity on the extended site), and from operational traffic 

(emissions arising from the additional car parking provision)   

o The potential dust impacts from the further excavation will be 

short-term and temporary.  Notably, the Scheme envisages an 

increase in the piling / excavation stage of only one month from 

that envisaged for the development already approved under PA 

00026/14.  Furthermore, and given the location of the site within 

the Mrieħel Industrial Area, there are no close residential 

sensitive receptors (the nearest residential property is located 

approximately 85 m from the site – on Sqaq il-Għadam, to the 
northeast).  Nevertheless, disturbance to those working and 

visiting in the vicinity of the site should be minimised during the 

construction of the Scheme, and the potential impacts from dust 

will be addressed in the Construction Management Plan (CMP) 

and through environmental monitoring during construction.  

Notably, the applicant is also seeking LEED certification (Gold 

Standard), which will require the putting in place of environmental 

controls prior, during and post-construction.   

o The Scheme envisages an increase in the car parking provision 

from that envisaged for the development approved under PA 

00026/10, to the scale of 543 additional parking spaces.  This 

approximately 110% increase in parking provision, albeit on an 
extended site, potentially has implications for emissions to air in 

respect of traffic generation in and around the area.   

 Noise impacts, from construction activities (from the excavation of the northern 

portion of the site, and construction of a larger-scale development), from operational 

traffic (arising from the additional car parking provision), and from other operational 

activity (plant and general activity within the development, arising from the increased 

scale and intensity of use) 

o Having regard to the development already approved for the site 

under PA 00026/10, it is envisaged that the Scheme will extend 

the overall construction period by approximately nine months, 

and the piling / excavation stage by only one month, as 

mentioned.  Hence, noise impacts from piling / excavation as a 

result of the Scheme will not be significantly increased.  Again, the 

potential noise impacts from construction will be short-term and 

temporary, but noise disturbance to those working and visiting in 

the vicinity of the site should be minimised during the 

construction of the Scheme, and the potential impacts from noise 

will be addressed in the CMP. The applicant’s obligations in 
respect of LEED certification will also serve to minimise 
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disturbance.       

o Operationally, again, where the Scheme envisages an approximate 

110% increase in car parking provision, this has potential 

implications for operational traffic noise.  Furthermore, the 

increase in the scale of the development, and in the intensity of 

use on the site, also has potential implications in respect of noise 

arising from other operational activities (plant and general 

activity).  This is less likely to be a problem given the 

development context (there are no close residential sensitive 

receptors).   Nevertheless, disturbance to those working in the 

vicinity of the site should be minimised during the operation of 

the Scheme.    

 Vibration impacts, from the excavation of the northern portion of the site     

o It is unlikely that the further excavation will have significant 
vibration impacts.  As mentioned, having regard to the 

development already approved for the site under PA 00026/10, it 

is envisaged that the Scheme will extend the piling / excavation 

stage by only one month.  Furthermore, the potential vibration 

impacts from construction will be short-term and temporary.  

Nevertheless, the potential impacts from vibration will be 

addressed in the CMP, and the applicant’s obligations in respect 

of LEED certification will also serve to minimise disturbance from 

vibration. 

 Landscape and visual amenity impacts, from the increased scale, and particularly 

the increased height, of the development   

o The Scheme is considerably different aboveground to the 

development approved under PA 00026/10.  The significant 

increase in height (from 5 storeys to a range of 14, 16, 18, and 20 

storeys) has potential implications for landscape and visual 

amenity, including long distance views in all directions.         

 Building performance, in relation to the wind microclimate and shadowing effects   

o Given its height, the Scheme could potentially have implications 

for wind circulation around the complex and the wind 

microclimate of the surrounding streets.  The high-rise 

development could also have potential overshadowing 

implications in relation to the surrounding development. 

MITIGATION PROPOSALS 

58. Potential mitigation measures will include: 

 Ensuring the adoption of best practice environmental measures throughout 

construction; 
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 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 design and massing of the development in order to 
ensure that it will not negatively impact on the wind microclimate or 

unacceptably overshadow and otherwise reduce daylight penetration into existing 

properties in the vicinity.   

 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.   
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Appendix 1: 

Detailed Scheme Drawings



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 
 



 

 

 

 

 

 

 



 

 

 

 

 

 

 


