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Environmental Impact Assessment 

Schedule III  

(Screening according to S.L. 549.46) 

 

ERA Reference no.:  EA 46/18 

PA Reference no.:  PA 2470/16 

Project Title:  Demolition of existing dwellings and construction of phase one of 
comprehensive project including excavation and construction of underground 
parking 

Location:  Site at, Triq Santu Wistin /, Triq Sant Andrija, San Giljan, Malta 

Screening date:  September 2018 

_____________________________________________________________________ 

 
1. Description of Proposal 
 
1.1 Outline of project/development 
 
The proposal seeks the complete demolition of three existing detached villas, garages and trees to 
excavate the site in preparation for the construction of a multi-storey commercial complex which will 
accommodate mixed use development over a height of 25 floors. The entire footprint of the site will be 
excavated to provide four levels of underground parking. The proposal will cover a total site area of 
3,422m² with a total gross floor area of 54,503.50m² and will include the following components: 
 

- Parking and storage at basement level;  
- Office spaces on the lower floors of the building; 
- Residential block to the west of the site above the offices; and  
- a hotel towards the east of the site spanning the entire height of the building. 

 
The Project Description Statement (PDS) requested by the ERA and submitted for the proposed 
development, states that the project will be executed in two phases which will be covered by two 
separate development applications. The application under review is for the initial phase of the 
development which includes the demolition of the existing structures and the excavation of four 
basement levels to be used for parking. Whilst the PDS does not give an indication of the time of 
submission of the development application for phase two of the project, the ERA has requested the 
applicant to provide details of the second phase of the development to carry out a holistic assessment 
of the overall implications of the proposed development in its totality. According to the information 
outlined in the PDS, the second phase of the project is still at a conceptual stage and therefore the 
designs provided are still being crystallised and are likely to be amended further; however, a breakdown 
of the land-uses being proposed has been provided as per Table 1 below, albeit values are being 
treated as provisional at this stage: 
 

Land Uses Gross Floor Area 
Offices (Class 4A) 12,833.5m2 
Retail (Class 4B) 3,148m2 
Residential (Class 1) 12,107.6m2 
Hotel 4,628m2 
Technical areas 24,941 m2 
Parking 15,274.7m2  

 
Table 1: Schedule of Land Uses. Source: PDS, 2018 
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Photo 1: Site area outlined in blue. Source: 2016, Google Earth 
 
 

 
 

Photo 2: View of site as existing from ‘Triq il-Med iterran’. Source: ERA site visit 
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Photo 3: Rear view of the site from ‘Triq is-Swieqi’. Source: ERA site visit. 
 
 

 
Figure 1: Diagram showing section through building. Source: PDS 
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Figure 2: Visual impression of the proposed high-rise build ing. Source: PDS 

 
 
1.2 Site description and related considerations 
 

The site earmarked for development is located in the commercial hub of Paceville, within the locality of 
St. Julians and is engulfed by a number of commercial units related to the Paceville touristic area, 
namely tourist apartments, hotels, clubs, retail and other leisure and recreation facilities. The site fronts 
the upper part of Triq Santu’ Wistin which divides the residential areas of Swieqi and St. Julian’s.   

There are no environmental constraints on site and none of the existing villas identified for removal are 
designated for their heritage value. 

Furthermore, the proposal is located within the development zone and c. 300m from Harq Hammiem 
valley and cave which are scheduled as Level 1 Area of Ecological Importance and Site of Scientific 
Importance through G.N 370/08 and a Level 1 Site of Scientific Importance respectively with a Level 4 
buffer zone. The entire valley system is also designated as a Special Area of Conservation through 
G.N. 223/2005. The Convent of St. Augustine and Sta. Rita Chapel, which are scheduled as a Grade 2 
building through G.N. 755/95 is located c. 120m to the north of the site and the Mercury House, also 
scheduled as a Grade 2 building through G.N. 839/06 is located c. 100m south east of the site.  
 
1.3 Site history  
 

This site has been the subject of the following development permit applications:  

• PA 6377/95 – To erect boundary walls to border off 3rd party property. Permit was granted.  
• PA 3521/96 – Change of use from residential into primary school (6 classrooms). Application 

was refused.  
• PA 5351/98- To construct garage at basement level. Application was withdrawn.  
• PA 4093/99- To erect boundary walls to border off third party property. Application was refused. 
• PA 2328/00- Demolition of existing houses and construction of six storey commercial/office 

development including public areas and underground parking. Application was withdrawn. 
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• PA 6149/07- To build 3 levels of underground parking, 4 levels of commercial premises and 3 
levels of offices on existing unused land. Application was withdrawn. 

• PA 171/08 – Demolition of existing garages and construction of parking spaces, shops and 
apartments. Permit was granted.  

• PC 15/12 – Interpretation of North Harbours Local Plan Policy NHPV 12 on plan. Proposal 
deals mainly with delineation of front gardens/building lines and removal of an unnamed cul-
de-sac from scheme. This PC application has altered the configuration of the previous cul-de-
sac.  

 

2. EIA-relevant history  
 
2.1 Relevant EIA/screening criteria: (citations refer to EIA Regulations, 2017 (S.L 549.46), except 

where otherwise specified):   
 
The proposed development falls under Schedule I, Category II, Section 7.1.2.1 (Projects which have:  
(ii) a gross floor area of 30,000m² or (iii) a gross floor area of 10,000m² or more for commercial use, 
including shops, shopping centres, offices or other business.) of the Environmental Impact Assessment 
Regulations, 2017 (S.L. 549.46). 

2.2 Documents used for screening: 

1. ERA consultation replies dated 13th April 2018 and 11th June 2018 (PA 2470/16/113a/129a).  
2. Project Description Statement (PDS), referred to ERA on 4th July 2018 (PA 2470/16/143b). 
3. Revised PDS and Waste Management Plan, referred to ERA on 25th July 2018 (PA 

2470/16/153c) 
4. PDS Addendum, referred to ERA on 23rd August 2018 (PA 2470/16/158a). 
5. Annual Average Daily Traffic (AADT) referred to ERA on 23rd August 2018 (PA 2470/16/158b) 

 

3. EIA Screening (citations refer to S.L. 549.46, exce pt where otherwise specified)  
 

3.1 Whilst the PDS does not thoroughly address the design, construction and operation of the 
building  due to the fact that the second phase of the development is still being conceptualised,   
the project is likely to give rise to a number of potential impacts including storm water runoff 
patterns, geotechnical considerations in view of proposed underground excavations and traffic 
management amongst other considerations which need to be investigated further. 

3.2 The proposal will consume remnant patches of undeveloped land present between existing, 
detached villas. In addition, whilst the proposal will contribute to the intensification of the 
predominant commercial use characterising the area as the existing residential use will be 
replaced by commercial activity, no significant impacts are envisaged by the proposed 
development on the present land uses on or around the location of the site as the area is 
extensively developed by similar large-scale urban development projects. On the other hand, 
the expected intensification of uses and the envisaged increase in traffic flows in the area is 
likely to affect the air quality of the densely populated areas of Swieqi and St. Julians. In fact, 
the AADT study determined that during operation, the proposal will generate over 1000 AADT 
(Annual Average Daily Traffic) to and from the site. Moreover, road traffic induced noise 
emissions during operation are expected to increase from the existing baseline. Consequently, 
in view that implications on air quality and traffic-related issues need to be assessed further. 

3.3 From the information provided in the PDS, the excavation phase is expected to generate the 
most voluminous waste stream amounting to 57,410 m3. Considering the current scenario with 
respect to waste management, such volumes would put further pressures on the void space 
available for backfilling. In this context, it is recommended that the applicant evaluates all the 
options available for the management of such waste material.  

3.4 The proposed development is expected to have potential significant impacts on the landscape 
and visual amenity of the area, including long-distance views given the site context and location. 
The proposed height and massing of the complex could potentially have implications on the 
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building’s impact on the wind climate within the complex at street level and near the site, and 
short-distance streetscape views. In the absence of an approved, holistic masterplan for the 
Paceville, St. Julian’s area, these impacts are further compounded by similar, ad hoc 
development applications for high-rise buildings for which cumulative impacts on traffic flows, 
air quality, and landscape and visual amenity are also unknown.  

 

4. Conclusion 

4.1 Screening Conclusion and recommended way forward 

Based on the information provided in the PDS and the associated EIA screening, the development may 
potentially have significant effects on the environment which would need to be addressed through the 
preparation of an EIA as per Schedule I, Category II, Section 7.1.2.1 of the EIA Regulations, 2017.  

 

Screening Disclaimer 

The above screening results, the ensuing conclusions and recommendations are without prejudice to 
any required changes or updates should the development proposal be eventually modified or should 
the information/assumptions provided turn out to be incorrect. Any deviations of the proposal from this 
submission would need to be re-assessed and the merits of this screening would need to be re-opened.  

 


