
 

 

 

Environmental Impact Statement 
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Phase 1: PA 2470/16 - Demolition of existing dwellings and construction of 

phase one of comprehensive project including excavation and construction of 

underground parking & PA 6097/20 – Construction of phase 2 of 

comprehensive development (making use of FAR policy for tall buildings), 

following approval of PC 81/18, including 4 basement levels of parking 

facilities, Class 4B and Class 4D activities at lower levels -2 and -1, entrance 

lobbies at level 0, overlying Class 4A offices spread over 11 floors, Class 4D 

outlets and MEP services at mid-height, class 3B hotel spread over 2 floors 

and overlying serviced apartments ancillary to the said 3B spread over 12 

floors, ancillary uses and MEP services at the topmost levels. 
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Comments on the Environmental Impact Assessment (EIA)

PA/02470/16: Demolition of existing dwellings and construction of phase one of comprehensive project including excavation and construction of underground parking, site at: Triq Santu Wistin /, Triq
Sant Andrija, San Giljan, Malta, and

PA/06097/20: Construction of phase 2 of comprehensive development (making use of FAR policy for tall buildings), following approval of PC 81/18, including 4 basement levels of parking facilities, Class
4B and Class 4D activities at lower levels -2 and -1, entrance lobbies at level 0, overlying Class 4A offices spread over 11 floors, Class 4D outlets and MEP services at mid-height, class 3B hotel spread
over 2 floors and overlying serviced apartments ancillary to the said 3B spread over 12 floors, ancillary uses and MEP services at the topmost levels, site at: Harruba 1 & 2, Garages 5 & 6, Triq Santu
Wistin and 5, 9, 10, 11, Triq Elija Zammit, San Giljan

19th November 2021

1. ERA comments

A. Comments on the Coordinated Assessment Report

Ref
No

Section Page ERA comment (19/11/2021) Coordinator responses (03/12/2021) ERA responses (14/12/2021) Coordinator responses (16/12/2021)

1.

Table 2

56 In the EIA report, the impact significance for waste
generation during operation, is assessed as ‘contribution
to cumulative impact’. Provide the level of impact
significance rather than such description.

The ‘contribution to cumulative impact’ is
intended to describe the incremental
nature of the impact in terms of the
increased generation of
residential/commercial wastes. Impact
significance is deemed ‘low’ to conform
to the required definitions of significance.
See updated table in Annex 1.

Amendment noted.

2. 57 It is noted that the impact significance for emissions to air
– traffic is assessed as low and the EIA Report proposes
a green travel plan as a mitigation measure. However, the
residual impact is assessed as slight to moderate. Kindly
justify why the residual impact is higher following the
proposed mitigation measure.

This is a typographical error – the
residual impact after implementation of
the green travel plan is being changed to
low. See updated table in Annex 1.

Amendment noted.

3. 57 In the EIA Report, the impact for the operational noise
pollution is assessed as negligible, whereas, the residual
impact is assessed as low following the proposed
mitigation measure. Kindly clarify.

This is a typographical error – the
residual impact after mitigation is being
changed to negligible. See updated table
in Annex 1.

Amendment noted.

4. 58 Microclimate – Provide the impact significance for the
residual impact.

Text ‘unlikely, given that this is required
to ensure that detailed design and
function of building’ is being amended to
‘low, given that this is required to ensure
that detailed design and function of
building’ to conform to the required
definitions of significance. See updated
table in Annex 1.

Amendment noted.

5. 58 In the EIA report, the impact significance for shading is
assessed as ‘contribution to cumulative impact’, while the
residual impact is assessed as ‘n/a’ – Provide the level of
impact significance rather than such description.

Impact significance of shading is being
revised to ‘low to moderate’ to mirror
technical report. Residual impact is
considered negligible. See updated table
in Annex 1.

ERA notes the low to moderate impact
significance of shading on the
surrounding areas. However, in view that
no mitigation measures are proposed, it
is unclear why the residual impacts is
considered negligible. Kindly clarify.

This is a typographical error – the
residual impact is low to moderate.
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6. 58 In the EIA report, the impact significance for light pollution
is assessed as ‘contribution to cumulative impact’ –
Provide the level of impact significance rather than such
description

Impact significance for light pollution is
assessed as ‘low’ rather than
‘contribution to cumulative impact, to
conform to the required definitions of
significance. See updated table in Annex
1.

Amendment noted.

7. 58 The residual impact for light pollution is assessed as ‘low
given that this will consist in an increment over the current
scenario’. Kindly clarify such statement.

This statement refers to the fact that the
contribution of light pollution to the
surrounding areas will be a fraction of
that already arising from existing
development. See updated table in
Annex 1.

Clarification noted.

8. 58 Visual impact – the residual impact is assessed as ‘n/a’.
Provide the level of significance of the residual impact.

Residual impact post-mitigation is being
added. See updated table in Annex 1.

Residual impacts noted.

9. 59 Although the street names, from which the viewpoints
were taken, were provided, include the viewpoint number
for ease of reference.

Annex 1 has been updated with
viewpoint numbers.

Noted.

10. 59 The mitigation measure for the viewpoints is proposed as
‘project design’. Clarify further what project design
entails.

Project design elements that may
contribute to mitigation are features such
as colour of finish, or infrastructural
elements that serve to provide some
degree of mitigation to the visual impact.
This is described in the earlier section of
the EIA in the following terms: ‘the
proposed tower structure has an
irregularly shaped cross-section, as a
design feature intended to create visual
interest and optimise use of the available
developable area. The tower elevations
illustrate a tapering structure, which is
intended to be finished in exposed
concrete, cast in situ. The colour of the
structure is expected to be an extremely
pale grey, approaching a matt white non-
reflective finish. The tower apertures are
round or ovoid and of varying size,
distributed in a manner that correlates
with the internal uses, and in a manner
that is also intended to create visual
interest.’ Increased massing, a more
reflective or colourful finish would have
contributed to visual intrusion on the
landscape.

Clarification noted.

11. 59 Provide the impact significance of the residual impact for
all the viewpoints.

Residual impact post-mitigation is being
added. See updated table in Annex 1.

Addition noted.

12.176 113 -
115

Wherever the EIA Report refers to the viewpoints
(panoramic, long-distance etc.), kindly also provide their
viewpoint number.

Viewpoint numbers are provided as
footnotes to para 173, which should
read:

1 Panoramic viewpoints 7 to 12, from Gharghur (Top of
the World, Ghaxqet L-Ghajn), Valletta (Belvedere in Triq
Misrah Mallia), Kalkara (Triq Rinella, Kalkara Bay), Mdina
(Belvedere in Triq Villegaignon), Fort St. Angelo, Vittoriosa
& Gardjola Gardens, (Senglea)

Footnotes noted.



3

1 Townscapes & mid-range viewpoints 1 – 3, 5-6:
Ibragg (Triq Il-Fjorin, Victoria Gardens), Ta’ Giorni (Triq
Ta’ Giorni), Sliema (Tower Road), San Giljan (Triq
Dragunara), Pembroke (Martin Luther King Street)

1 Streetscape: view point 4 Oleander Street, C/W Ivo
Muscat Azzopardi Street, San Giljan

13.176 113 The EIA Report states that the impact for the panoramic
viewpoints is ‘absent’. Kindly clarify.

Para 176 read that: ‘176. Of the four
panoramic viewpoints considered, the
project is not visible from half the
viewpoints, and the impact is absent.
The other viewpoints range from
‘moderate to major’, to ‘minor to
moderate’, in significance.’ Impact is
absent from those viewpoints where the
proposed project would not be visible. As
indicated in the above test, impact is
otherwise for other viewpoints.

Clarification noted.

14.176 113 Note typo – image 1 should read image 7. Agreed that image 1 should read image
7.

Noted.

15.181 –
Microclimate
and shading

116 Kindly cross-reference relevant parts to Annex C. Para 181 should read as follows:
From: ‘Shading: the presence of the
proposed tower is expected to cast
shade on the areas surrounding the
projects (described in Appendix 4 on
Land Use). The extent of the shade cast
and the resulting impacts are described
and evaluated in the Solar Path study
included in Appendix 9’.
To: ‘Shading: the presence of the
proposed tower is expected to cast
shade on the areas surrounding the
projects (described in Appendix 4 on
Land Use). The extent of the shade cast
and the resulting impacts are described
and evaluated in the Solar Path study
included in Appendix 9 & Annex C.’

Noted, in view that Appendix 9 already
includes a more detailed description of
the sensitive receptors and the expected
impacts thereon.

16.171 –
Evaluation
of
cumulative
impacts

Pdf
page
111
(doc
page
103)

ERA has noted that since the
preparation of the photomontages for the
Landscape and Visual Amenity
assessment, changes have been made
to the DB City Centre development
(approved by the Planning Authority in
September 2021 by virtue of
PA/03807/17). In view that the latter
development was considered in the
evaluation of cumulative impacts, and
the photomontages visualise the
previous proposal, kindly provide an
evaluation on whether such changes to
the DB development affect the findings
of the assessment in subject.

The photomontages for the Landscape
and Visual Amenity assessment were
prepared before changes to the DB City
Centre were approved by the Planning
Authority in September 2021 by virtue of
PA/03807/17. The approved changes to
the DB City Centre project resulted in a
reduction in height of the tower from
circa 163m to 86m, and reduction in
height of the hotel from circa 98m to
71m, together with a reduction in
massing.

The DB City Centre (as original
proposal) visible in the following
viewpoints, where the following changes
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are now expected:

 VP1 - Triq Il-Fjorin, Victoria
Gardens L/O Ibragg, where it is
still expected to remain visible
despite the reduction;

 VP2 - Triq Ta’ Giorni, Ta’ Giorni
where it is expected to remain
visible behind the massing of
Pendergardens

 VP3 – Tower Road, Sliema
where it is still expected to
remain visible

 VP6 - Martin Luther King Street,
Pembroke where it is still
expected to remain visible (and
prominent)

 VP8 - Belvedere in Triq Misrah
Mallia, Valletta where the extent
of visibility is expected to be
greatly reduced

 VP10 - Mdina Belvedere in Triq
Il-Villegaignon, Mdina where the
extent of visibility is expected to
be reduced

In all cases, the proposed PX Tower
forms a cluster with other existing or
approved tower structures, where a
cumulative impact is documented in the
study.

The degree of reduction in the DB City
centre varies through the different
viewpoints (and such variation is
expected to be reflected from all other
areas highlighted in the ZTV). Although
the overall cumulative impact is reduced
to a certain degree, this does not alter
the overall assessment of the impact
documented in the various viewpoints,
and the overall impact significance
remains unchanged.

B. Comments on the Non-Technical Summary

Ref
No

Section Page ERA comment Coordinator responses (03/12/2021) ERA responses

1. Title 1 The project title still refers to the previous one. Kindly amend. Project title should refer to:
Phase 1: PA 2470/16 - Demolition of existing
dwellings and construction of phase one of
comprehensive project including excavation and

Noted.
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construction of underground parking & PA 6097/20
– Construction of phase 2 of comprehensive
development (making use of FAR policy for tall
buildings), following approval of PC 81/18, including
4 basement levels of parking facilities, Class 4B and
Class 4D activities at lower levels -2 and -1, entrance
lobbies at level 0, overlying Class 4A offices spread
over 11 floors, Class 4D outlets and MEP services
at mid-height, class 3B hotel spread over 2 floors
and overlying serviced apartments ancillary to the
said 3B spread over 12 floors, ancillary uses and
MEP services at the topmost levels.

2. 1 3 PA6097/20 still refers to the old title. Kindly amend. Project title should refer to:
Phase 1: PA 2470/16 - Demolition of existing
dwellings and construction of phase one of
comprehensive project including excavation and
construction of underground parking & PA 6097/20
– Construction of phase 2 of comprehensive
development (making use of FAR policy for tall
buildings), following approval of PC 81/18, including
4 basement levels of parking facilities, Class 4B and
Class 4D activities at lower levels -2 and -1, entrance
lobbies at level 0, overlying Class 4A offices spread
over 11 floors, Class 4D outlets and MEP services
at mid-height, class 3B hotel spread over 2 floors
and overlying serviced apartments ancillary to the
said 3B spread over 12 floors, ancillary uses and
MEP services at the topmost levels.

Noted.

C. Comments on the Technical Appendices – Part 1

Ref
No

Section Page ERA comment Coordinator responses (03/12/2021) ERA responses Coordinator responses (16/12/2021)

1. Appendix
2

39 The signed declaration: identification of consultants and
contributors for Michael Potts is missing. Kindly include.

Included as Annex 2 Noted.

2. Appendix
3

58,
63 -
66

In some of the drawings illustrated, the development
configuration is not clear. Kindly amend with proper
labelling.

Included as Annex 3 – boundary is being
indicated with a red line

Noted.

3. Appendix
5

132 Section 1.1 – title for PA6097/20 still refers to the old
proposal. Kindly amend.

Title should read:
PA 6097/20 – Construction of phase 2 of
comprehensive development (making
use of FAR policy for tall buildings),
following approval of PC 81/18,
including 4 basement levels of parking
facilities, Class 4B and Class 4D
activities at lower levels -2 and -1,
entrance lobbies at level 0, overlying
Class 4A offices spread over 11 floors,
Class 4D outlets and MEP services at
mid-height, class 3B hotel spread over 2
floors and overlying serviced apartments
ancillary to the said 3B spread over 12
floors, ancillary uses and MEP services

Noted.
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at the topmost levels.
4. Appendix

6
195 Given that the results of the Air Quality Study show a

moderate impact on one of the sensitive receptors,
kindly submit a Green Travel Plan in line with Section 4:
Significance Criteria indent (g) of ERA’s Terms of
Reference for the Preparation of an Air Quality Study.

Submitted as Annex 5 to this document. Kindly clarify whether the introduction of
the Green Travel Plan is expected to
change the significance of the moderate
impact assessed for on one of the
sensitive receptors.

The implementation of measures arising
from the Green Travel Plan is expected
to result in reduced emissions from traffic
emanating from the proposed
development, as a result of the modal
shift attained. Overall impact significance
– including to sensitive receptors - is
consequently deemed low in the
coordinated assessment.

The improved air quality will result in low
PM10 values, improving air quality in the
surrounding area. The impact marked
moderate for the nearby sensitive
receptors will be reduced to slight in view
of this improvement.

D. Comments on the Technical Appendices – Part 2

Ref
No

Section Page ERA comment

1. ZTV and
Area of
Influence

10 In point 12, kindly include the range in which the viewpoints were taken
(e.g.: panoramic view, long, medium or short distance).

The list of viewpoints in point 12 is amended as
follows:

 Viewpoint 1 (VP1): Triq Il-Fjorin, Victoria
Gardens L/O Ibragg- townscape

 Viewpoint 2 (VP2): Triq Ta’ Giorni, Ta’ Giorni-
townscape

 Viewpoint 3 (VP3): Tower Road, Sliema-
townscape

 Viewpoint 4 (VP4): Oleander Street c/w Ivo
Muscat Azzopardi Street, St Julians -
streetscape

 Viewpoint 5 (VP5): Triq Dragunara, St Julians -
townscape

 Viewpoint 6 (VP6): Martin Luther King Street,
Pembroke - townscape

 Viewpoint 7 (VP7): Top of the World, Gharghur -
panoramic

 Viewpoint 8 (VP8): Belvedere in Triq Misrah
Mallia, Valletta - panoramic

 Viewpoint 9 (VP9): Triq Rinella, Kalkara Bay,
Kalkara - panoramic

 Viewpoint 10 (VP10): Mdina Belvedere in Triq Il-
Villegaignon, Mdina - panoramic

 Viewpoint 11 (VP 11): Fort St. Angelo, Vittoriosa
- panoramic

 Viewpoint 12 (VP 12): Gardjola Gardens
(Senglea) - panoramic

Amendment noted.
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2. ZTV and
Area of
Influence

11 -
16

In the maps provided, only the old viewpoints are showing. Kindly amend
to show the location of all the 12 viewpoints.

Kindly note that the viewpoints in the plans
referenced are those resulting from the ZTV
exercise. The other viewpoints are those arising
from specific requests made by the authorities, and
maps of these specific viewpoints are available in
Annex A.

Maps of specific viewpoints noted in Annex B to
Appendix Part 1.

3. Table 1 20 In Table 1 of the Appendices – Part 2, Viewpoints 11 and 12 are described
as ‘not visible from this location’. However, under the heading ‘visible’
they are both marked as ‘Yes’. Kindly clarify.

This typographic error is regretted, and is corrected
in Annex 4, as well as Annex 1 where the error was
carried over.

Noted.

4. Assessment
of impacts

24 Point 28 – identify the viewpoint numbers the text is referring to. There
are other instances in this section. In this regard, go through the section
and revise accordingly.

Points 28 & 29 of the report are being amended as
follows to introduce the requested clarification
(amendments underlined):

28. Of the six panoramic viewpoints
(viewpoints 6 – 12 inclusive) considered,
the project is not visible from four of the
viewpoints, and the impact is absent. The
significance ratings of the other viewpoints
are ‘moderate to major’, and ‘minor to
moderate’. This finding derives mainly from
the sensitivity of the landscapes in terms of
their value, both in terms of the intrinsic
elements, as well as the extent to which they
are enjoyed by the general public and
tourists. As may be discerned from the ZTV,
the impact on landscape is expected to vary
according to the peculiarities of terrain.
However:

 with respect to the long-distance views
from the Mdina belvedere (see image
1) which includes significant portions of
the north-eastern coast, and extends to
the southeast (with the proposed tower
at the centre point of the skyline in the
photomontage), the tower is an
additional detail on the skyline; and

 with respect to long distance views
from the south, impact from the Grand
Harbour is moderate, while it is absent
from Kalkara as the tower is not visible.
The impact is deemed moderate due to
the sensitivity of one of the landscape
elements i.e. the presence of Manoel
island, which is deemed a significant
cultural element.

Clarification noted. No further comments, on the
understanding that the four viewpoints as
referenced to in point 28, from which the project is
not visible, are viewpoints 7, 9, 11 and 12.
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29. Of the five mid-range landscape/townscape
viewpoints (viewpoints 1-3, 5-6 inclusive)
considered, the project is visible from all
viewpoints. The impact significance ranges
from ‘minor to moderate’ in three cases, to
‘moderate to major’, in significance. This
finding derives mainly from the scale of the
project as perceived from areas not distant
from the project. The ‘moderate to major’
ranking derives from the sensitivity of specific
landscape elements (natural and/or
agricultural) from particular viewpoints, as well
as the extent to which they are enjoyed by the
general public and tourists.

2. Consultees’ Comments on EIA Report (17/10/2021 – 16/11/2021)

A. Malta Resource Authority (Email dated 26th October 2021)

Comments
The MRA encourages the use of any excavated material, in so far as appropriate, as a resource and discourages the dumping of this material
and its treatment as waste. The MRA has no other comments in so far as the functions under its immediate remit.

However, if the proposed development includes excavation works that reach partially or totally within the saturated zone, then the developer
should submit an application in writing to the MRA including the details specified in regulation 5(1) of the Borehole drilling and excavation
works within the saturated zone regulations (SL423.32).

This assessment is based primarily on the documentation that was published on the weblink provided as on the date of the assessment. The
Authority made its assessment on a good faith basis and reserves the right to review its position and, or to take action against the authors of
the documentation and, or the applicant if information relevant to its assessment (particularly the prior use of the site where the development
is proposed) is 'buried' or concealed (including through the submission of documentation that is not text searchable).

This, and any other response in writing by the MRA to the application submitted for consultation or to any other documentation, should not in
any way be deemed as approving or endorsing the application in any form or of condoning any matter that falls beyond the MRA’s immediate
remit as established under the Malta Resources Authority Act and as in force on the date of the relevant response. In particular, you are
reminded that with the coming into force of the Act No. XXV of 2015 establishing the Regulator for Energy and Water Services, the Water
Policy Framework Regulations and the Protection of Groundwater against Pollution and Deterioration Regulations have been excluded from
the remit of Malta Resources Authority and as such the MRA has no authority to take a position on matters regulated by these regulations or
indeed any other matter that does not fall within its remit. While this response may be published, any response by the MRA may not be publicly
used or mentioned as a general or partial approval by the MRA of the matter referred to for consultation.

The applicant has taken note of the Borehole drilling and excavation
works within the saturated zone regulations (SL423.32), and the
required application will be filed with the competent authority.

B. Superintendence of Cultural Heritage (Email dated 10th November 2021)

Comments
Review of results identified in the Environment Impact Assessment
The Superintendence has assessed the data gathered and compiled in the technical reports entitled Environmental Impact Statement Non-
Technical Summary, Coordinated Assessment, Technical Appendices – Part 1 and Technical Appendices – Part 2 (Revised EIA Report –
Final Version).

The comments made by the Superintendence of Cultural Heritage are
noted.

The author of the EIA reiterates the recommendation for
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Proposal
As specified by the architect, the proposal includes the “Construction of phase 2 of comprehensive development (making use of FAR policy
for tall buildings), following approval of PC 81/18, including 4 basement levels of parking facilities, Class 4B and Class 4D activities at lower
levels -2 and -1, entrance lobbies at level 0, overlying Class 4A offices spread over 11 floors, Class 4D outlets and MEP services at mid-
height, class 3B hotel spread over 2 floors and overlying serviced apartments ancillary to the said 3B spread over 12 floors, ancillary uses and
MEP services at the topmost levels.”
Drawings and descriptions within the EIA indicate that the development will consist of a tower of 33 levels, with a further 6 levels underground,
having a total overall height of just over 151 metres above mean sea level.

Cultural Heritage Context
The Superintendence reiterates its awareness of the very intensive development which has taken place within the San Giljan and greater
Paceville area since the 1960s. Nevertheless, surviving cultural heritage assets remain, ranging from traditional houses, significant military
and historical telecommunications structures and the Dragonara Palace complex. As such, this office reiterates its concerns on the cumulative
impact that intensive commercial and residential development (including tall buildings) can have on the preservation and legibility of cultural
heritage assets. 2 of 2

Furthermore, this office again draws attention to the archaeological potential which exists within the area, evidenced by reports of cart-ruts
within the Westin Dragonara grounds and historical reports that the bay and hill above it were part of the Turkish encampment during the
Great Siege.

Report on Cultural Heritage
The Superintendence notes the significant improvement in the section on cultural heritage, which now includes and lists (albeit briefly) the
scheduled properties within the proposed development’s immediate surroundings, namely: Mercury House, The Cold War Underground
Communication Centre and the Monks’ Convent of St. Augustine and the St. Rita Chapel.
The Superintendence again notes that there is no reference to the buildings as existing on site, though a number of these may date even to
the interwar years. Similarly, there is no reference to wartime shelters that may be present within the site. Nevertheless, the Superintendence
notes that the site is already subject to ongoing application PA/02470/16 for the demolition of the structures, which the Superintendence in
response to Planning Authority consultation, had deemed to be lacking in cultural heritage value.

Report on Visual Impact
The Superintendence notes newly submitted photomontages taken from Fort St. Angelo and the Senglea Gardjola (Viewpoints 10 and 11
respectively). These photomontages (including Viewpoint 9 taken from Rinella in Kalkara) indicate that the proposed development will have
no evident visual impact on the existing skyline of Valletta.

Conclusion and Recommendations
The Superintendence notes the improvements carried out on the section on cultural heritage of this EIA. With regards to highlighted cultural
features, the study has concluded that these heritage assets are not within the direct area of influence of the development and will not be
impacted. Furthermore, the study rightly notes that several scheduled properties have already been subject to approved developments. The
Superintendence takes cognisance of these conclusions and acknowledges that the predominant impact will be the cumulative contribution
to residential and commercial development of the area in question.
With regards to the visual impact, the Superintendence takes note of the study’s conclusion that the proposed development should not pose
a significant threat to the historical skyline of Valletta. This office acknowledges the submitted photomontages, with specific reference to
Rinella, Kalkara (Viewpoint 9), Fort St. Angelo (Viewpoint 10) and the Senglea Gardjola (Viewpoint 11) and notes that the visual impact will
not be significant.

Considering the above, the Superintendence acknowledges the findings of this EIA and is in agreement with its assessment.

archaeological monitoring to evaluate the potential for finds that may
be of interest from the cultural heritage perspective.

C. Din l-Art Helwa (Email dated 16th November 2021)

Comments
1. Adverse Visual Impact

Din l-Art Helwa is seriously concerned about the resultant adverse visual impact of the proposal, particularly on mid to long range views, due

1. Adverse Visual Impact

The potential for impact on mid to long range views, is noted as part
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to the proposed tower's exaggerated height.

The proposed mitigation being limited to tapering is not sufficient to address this issue. It should also be noted that the visuals provided are
insufficient since the developments shown do not reflect the actual situation.

Din l-Art Helwa is not opposed to the development of a tall building but insists that acceptance of tall buildings in principle should not equate
to acceptance of all tall buildings proposed irrespective of the impact of its height on the surroundings.

2. Increased congestion, Cumulative Impact

Din l-Art Helwa is seriously concerned about the cumulative impact of the proposed development and other approved and potential
developments in the vicinity of the site. This is especially due to the increase in development density being proposed through several of
these applications (in part due to the application of the Hotel Height Adjustment Policy) which is leading to development that is well in
excess of the gross floor area considered and provisioned for in the Local Plans. This is causing an immense strain on existing infrastructure
that is detrimentally impacting current and future residents of this locality.

Problems related to existing traffic congestion and poor air quality will only exasperate further through the continued acceptance of such
major developments without due consideration being given to a holistic plan for the area.

Din l-Art Helwa trusts that the above will be duly considered by the Authority and reflect in its decision.

of the EIA findings, which are a consequence of the nature of tower
structures.

The proposed mitigation also includes the adoption of an earth colour,
besides a tapering structure. Reflective surfaces are also avoided as
far as possible to mitigate visual intrusion.

With reference to the comment namely " It should also be noted that
the visuals provided are insufficient since the developments shown do
not reflect the actual situation." it must be clarified and emphasized
that the photomontages have been constructed scientifically, diligently
and prepared in accordance with the Planning Authority's "Best
Practice Guide - Visual Simulations 2015" and also as per method
statement submitted and approved by ERA.

2. Increased congestion, Cumulative Impact

The cumulative impact of the proposed development and other
approved and potential developments in the vicinity of the site is
noted. The structure is designed to be self-sufficient in terms of
parking requirements, and a Green Travel Plan is proposed to
mitigate against increases in traffic and the consequent impacts on air
quality.
Issues with existing traffic congestion and poor air quality are
addressed through various policy requirements, and the development
of additional policy guidance will necessarily address existing
development also. In this regard, any requirements addressing traffic
congestion

D. Environmental Health Directorate (Email dated 17th November 2021)

Comments

With reference to environmental impact assessment dated October 2021 regarding subject indicated in caption, reference is to be made to
comments submitted by the EHD, in April 2021, attached for easy references. Furthermore, this Directorate would like also to add the
following comments/recommendations regarding this proposal:

1. With references to the comment submitted by the applicant in document 2021 July PA 2470_16 & PA 6097_20 EIA public consultation
review, all wastewater is do drain in a gully in the open air. Hence it is against the sanitary laws and regulation that gullies are placed in a
closed space.

2. Sewage tanks situated in level -6 are to be connected to the generator so they continue to operate during power cuts without cause any
nuisance.

3. Rainwater is to be treated with a biocide prior being used for flushing apparatus and washing of outdoor floor areas.

4. All the necessary mitigation measures mentioned in the EIA are to be adopted to prevent any undesirable nuisance to the area of influences
and the general public.

5. During the construction phase, monitoring of runoff water is important, especially during rainy days, as this may result in the transportation
of building material to the official bathing site.

Comments from the Environmental Health Directorate are noted, and
will be taken on board during the formulation of the detailed
mechanical and engineering plans, and during construction site
management, as required by the Construction Site Regulations
SL552.09.
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6. Noise emissions during the operation phase, should be minimised and monitored so they do not exceed the noise level of 32-42dBA, to
nearest bedroom at night. If said levels are exceed for a long period of time these may cause adverse effects to human health as defined by
WHO guidelines.

3. Comments received from the public (17/10/2021 – 16/11/2021)

Individual Date
received

Comment received

Individual 1 18/0/2021 in the document has been highlighted the impact on the air quality impact.
how is it going to be monitored the potential issue?

in the area where works are going to be carried out there is high population density.

Impacts on air quality are expected to arise from the construction
phase in terms of construction dust, and the contribution to the
existing impact arising from traffic.

In this regard, it is envisaged that air quality from the construction
phase be included into the Construction Management plans, where
attention is required to manage dusts arising from vehicles and plant
used on site. The focus here should be on prevention, with inspection
of equipment and activities of personnel, to ensure that no pluming of
dusts are caused by use of equipment without adequate capture of
dusts, and movement of heavy vehicles does not result in dispersion
of dust offsite.

Air quality from traffic is expected to be subsumed in the regular air
traffic monitoring carried out, where the cumulative load from existing
traffic is already measured regularly.
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Annex 1 – Updated Table of Assessment of Impacts



Impact Type

Specific 

intervention 

leading to impact

Project phase 

(construction/ 

operation/ 

decommissioning) 

Receptor type 

Sensitivity & 

resilience toward 

impact 

Direct/ 

Indirect/ 

Cumulative

Beneficial/ 

Adverse
Severity

Physical / 

geographic extent 

of impact 

Short-/medium-

/ long-term 

Temporary 

(indicate 

duration)/ 

Permanent 

Reversible 

(indicate ease of 

reversibility) / 

Irreversible

Land use
Use of the land for 

proposed project
All Land use Sensitive Direct Beneficial High Project site Long-term Permanent

Reversible if 

redeveloped
Inevitable High

Project design 

increasing efficient 

use of space.

Negligible

Public access

creation of a 

public open space 

permeable to 

pedestrian traffic

Operation Public access Sensitive Direct Beneficial High Project site Long-term Permanent
Reversible only if 

redeveloped
Inevitable High

Project design 

facilitating public 

access.

Negligible

Biodiversity

dispersal of alien 

species currently 

used as 

landscaping

Construction

dispersal of 

invasive alien 

species on site

High sensitivty, 

low resilience
Direct Beneficial high Project site

Long-term 

contribution to 

eradication of 

alien species

Permanent Irrevesible Inevitable Low
Eradication of 

species on site
Low

Impact on 

geological 

features

excavation and 

construction 

processes

Construction Geology on site
High sensitivty, 

low resilience
Direct Adverse Low Project site Long-term Permanent Irrevesible Inevitable Low

Vibration control 

measures in CMP
Negligible

Vibration 

monitoring

Contamination of 

storm waters with 

excavation dust

excavation and 

construction; 

release of 

stormwaters 

containing dust

Construction

Stormwaters in 

Triq Santu Wistin 

and the sea

High sensitivity, 

resilient once 

impact is removed

Direct Adverse High

Triq Santu Wistin 

and the sea if 

stormwaters are 

not properly 

managed

short-term

Duration of 

excavation and 

construction 

phase, if 

mitigation fails 

and a spill results

Reversible over 

the long-term

Unlikely given 

adequate 

mitigation, and 

containment of 

stormwaters on 

site

Low

Adherence to 

Construction Site 

Regulations 

SL552.09

Low

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Contamination of 

land from HGV

excavation and 

construction 

vehicles leaking oil

Construction
Immediate 

proximity of site

Limited sensitivity, 

and resilient
Direct Adverse Low Project site short-term

Duration of 

excavation and 

construction 

phase

Reversible on use 

of spill kits

Unlikely given 

proper vehicle 

maintenance

Low

Maintenance of 

vehicles; spill kit on 

site

Low

Ground 

contamination

Spillage of fuel 

from generator or 

leakage from 

vehicle

Operation Project site
Limited sensitivity, 

resilient
Direct Adverse Low Project site

Short-term given 

cleanup
Temporary

Reversible on use 

of spill kits

Unlikely given 

bunding of fuel 

storage and 

impermeable 

surfaces

Low

Bunding of fuel 

storage and spill 

kits kept on site

Low

Discharges to 

water - 

stormwaters

Contribution to 

runoff to road
Operation

Storm waters in 

Triq Santu Wistin

High sensitivity, 

resilient once 

impact is removed

Cumulative Adverse Low to moderate
Triq Santu Wistin 

and the sea 
long term

duration of rain 

episodes

Unlikely to be 

reversible
Inevitable Low to moderate

Water storage 

reservoir
Low

Waste generation - 

inert wastes

excavation and 

construction off-

cuts/debris

Construction
 quarry void space 

for backfill

High sensitivity, 

receptor not 

resilient

Direct Adverse high Quarry void space long-term Permanent
Unlikely to be 

reversible

Remote given 

commitment to 

recycling

Low
Maximise reuse of 

material on site
Low

Use of permtted 

facilities for 

backfill as per  

Subsidiary 

Legislation 549.50 

and Subsidiary 

Legislation 549.63

Waste generation - 

other wastes

Construction 

offcuts and debris
Construction

ability to divert 

from landfill

Limited sensitivity, 

not resilient
Direct Adverse medium Disposal facilities long-term Permanent

Unlikely to be 

reversible

Inevitable 

generation of non-

recyclables

Low given 

predicted limited 

amounts

Provision of 

facilities to 

segregate 

recyclables

Low

Consider waste 

managmeent 

within 

construction 

management plan 

details

Waste generation

Generation of 

wastes from 

residences, offices 

and commercial

Operation

waste facilities for 

disposal and 

recycling

Limited sensitivity, 

resilient
Cumulative Adverse Low Waste facilities Long-term Permanent Irreversible Inevitable Low

Provision of 

facilities to 

segregate 

recyclables and 

other waste 

streams

Low Waste Regulations

Proposed 

mitigation 

measures 

Residual 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Other 

requirements 

(monitoring, 

authorisations, 

etc.

Overall 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Table 2: assessment of environmental impacts and risks

 Impact Type and Source Impact Receptor Effect and Scale
Probability of 

Impact occurring 

(Inevitable, Likely, 

Unlikely, Remote, 

Uncertain



Impact Type

Specific 

intervention 

leading to impact

Project phase 

(construction/ 

operation/ 

decommissioning) 

Receptor type 

Sensitivity & 

resilience toward 

impact 

Direct/ 

Indirect/ 

Cumulative

Beneficial/ 

Adverse
Severity

Physical / 

geographic extent 

of impact 

Short-/medium-

/ long-term 

Temporary 

(indicate 

duration)/ 

Permanent 

Reversible 

(indicate ease of 

reversibility) / 

Irreversible

Emissions to air - 

dust

excavation and 

construction 

processes 

involving dust 

generation 

through 

excavation; also 

cutting, drilling, 

and grinding 

Construction

Surrounding land 

uses, (residences, 

offices, 

hospitality)

Sensitive, resilient 

once impact is 

removed

Direct Adverse High

Mainly the 

immediate 

surroundings, but 

depends on wind 

transport

short-term

Duration of 

excavation and 

construction 

phase

Reversible once 

mitigation 

measures are 

applied correctly

Unlikely given 

adequate 

mitigation

Low

Adherence to 

Construction Site 

Regulations 

SL552.09

Low

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Emissions to air - 

traffic

Emissions from 

trtaffic
all

Surrounding land 

uses, (residences, 

offices, 

hospitality)

Sensitive, resilient 

once impact is 

removed

Direct Adverse High

Mainly the 

immediate 

surroundings, but 

depends on wind 

transport

short to medium 

term (until fleet is 

electrified)

Permanent until 

fleet is electrified

Reversible only 

once fleet is 

electrified

Inevitable Low

Green transport 

plan;

Encouraging 

pedestrianisation 

through 

improvement of 

the street 

environment and 

urban fabric;

a safer pedestrian 

link facilitating 

access to public 

transport stops;

Cycle racks, and 

end of journey 

facilities such as 

changing rooms; 

Promotion of 

pedestrian links 

and routes to the 

neighbouring areas

Low

Noise pollution

excavation and 

construction 

equipment

Construction

Surrounding land 

uses, (residences, 

offices, 

hospitality)

High sensitivity, 

resilient once 

impact is removed

High sensitivity, 

resilient once 

impact is removed

Adverse Moderate

Mainly the 

immediate 

surroundings, but 

also affected by 

wind transport

short-term

Duration of 

excavation and 

construction 

phase, if 

mitigation fails 

Reversible

Unlikely given 

adequate 

mitigation

Low

Adherence to 

Construction Site 

Regulations 

SL552.09

Low

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Noise pollution Site operations Operation

Surrounding land 

uses, (residences, 

offices, 

hospitality)

High sensitivity, 

resilient once 

impact is removed

High sensitivity, 

resilient once 

impact is removed

Neutral Negligible

Mainly the 

immediate 

surroundings

long-term Permanent Reversible Remote Negligible
Good 

neighbourliness
Negligible

Noise pollution Site operations Site operations

Surrounding land 

uses, (residences, 

offices, 

hospitality)

High sensitivity, 

resilient once 

impact is removed

High sensitivity, 

resilient once 

impact is removed

Adverse Moderate

Mainly the 

immediate 

surroundings, but 

also affected by 

wind transport

short-term

Duration of 

excavation and 

construction 

phase, if 

mitigation fails 

Reversible Remote Moderate

Onsite 

management as 

per CMP (see 

section F)

Negligible

Vibration
excavation and 

construction

excavation and 

construction

Surrounding land 

uses, (residences, 

offices, 

hospitality)

High sensitivity, 

resilient once 

impact is removed

High sensitivity, 

resilient once 

impact is removed

Adverse Moderate

Mainly the 

immediate 

surroundings, but 

also affected by 

wind transport

short-term

Duration of 

excavation and 

construction 

phase, if 

mitigation fails 

Reversible Remote Moderate

Onsite 

management as 

per CMP (see 

section F)

Negligible

 Impact Type and Source Impact Receptor Effect and Scale

Probability of 

Impact occurring 

(Inevitable, Likely, 

Unlikely, Remote, 

Uncertain

Overall 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Proposed 

mitigation 

measures 

Residual 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Other 

requirements 

(monitoring, 

authorisations, 

etc.



Impact Type

Specific 

intervention 

leading to impact

Project phase 

(construction/ 

operation/ 

decommissioning) 

Receptor type 

Sensitivity & 

resilience toward 

impact 

Direct/ 

Indirect/ 

Cumulative

Beneficial/ 

Adverse
Severity

Physical / 

geographic extent 

of impact 

Short-/medium-

/ long-term 

Temporary 

(indicate 

duration)/ 

Permanent 

Reversible 

(indicate ease of 

reversibility) / 

Irreversible

Microclimate

Aspects of final 

design creating 

airflow that 

disturbs intended 

use of 

surrounding space

Operation
Surrounding open 

areas

Sensitive, resilient 

on mitigation
Direct Adverse Expected low

Surrounding open 

areas
Long-term Permanent

Reversible on 

inclusion of 

mitigation

Uncertain Low

Wind study on final 

structure to define 

structural 

engineering 

requirements, and 

to identify  

mitigation of 

required e.g. 

baffles, canopy 

Low, given that 

this is required to 

ensure that 

detailed design 

and function of 

building 

To be considered  

in development 

permit process for 

the tower 

structure

Shading

Presence of built 

structure casting 

shade

Operation
Area identified in 

solar path study
Sensitive Direct Adverse

Low to moderate, 

depending on 

duration of 

shadow

Area reached by 

shadow
Long-term Permanent Irreversible Inevitable Low to Moderate n/a Low to Moderate

To be considered  

in development 

permit process for 

the tower 

structure

Light pollution Lighting design Operation

Viewpoints as per 

Zone of Visual 

Impact

Sensitive Cumulative Adverse Low
Zone of Visual 

Impact
Long-term Permanent Irreversible Inevitable Low

Appropriate 

lighting to mitigate 

contribution to 

skyglow, glare

Low given that 

this will consist in 

an increment over 

the current 

scenario

Visual impact
Presence of built 

structure
All

Townscape/landsc

ape viewpoints as 

per Zone of Visual 

Impact

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Visual impact
Presence of built 

structure
All

Streetscapes: 

Viewpoints as per 

Zone of Visual 

Impact

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Proposed 

mitigation 

measures 

Residual 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Other 

requirements 

(monitoring, 

authorisations, 

etc.

 Impact Type and Source Impact Receptor Effect and Scale
Probability of 

Impact occurring 

(Inevitable, Likely, 

Unlikely, Remote, 

Uncertain

Overall 

impact 

significance (High, 

Moderate, Low or 

Negligible)



Impact Type

Specific 

intervention 

leading to impact

Project phase 

(construction/ 

operation/ 

decommissioning) 

Receptor type 

Sensitivity & 

resilience toward 

impact 

Direct/ 

Indirect/ 

Cumulative

Beneficial/ 

Adverse
Severity

Physical / 

geographic extent 

of impact 

Short-/medium-

/ long-term 

Temporary 

(indicate 

duration)/ 

Permanent 

Reversible 

(indicate ease of 

reversibility) / 

Irreversible

Viewpoint 1: Triq 

Il-Fjorin, Victoria 

Gardens L/O 

Ibragg

Presence of built 

structure
All

Townscape of 

traditional 

agriculture in the 

foreground, the 

urban fabric of San 

Glijan in the 

background, with 

the sea in the far 

distance. Mercury 

Towers, Pender 

Gardens and the 

Hilton tower 

impinge on the 

skyline. 

Sensitivity: Medium 

given foreground

Medium 

sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Moderate to 

major, depending 

on landscape 

character and 

extent of visibility

Project design

Moderate to 

major, depending 

on landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 2: Triq 

Ta’ Giorni, Ta’ 

Giorni

Presence of built 

structure
All

Townscape of San 

Giljan, dominated 

by dense urban 

massing, with the 

Mercury tower and 

Pender Gardens on 

the skyline.

Church tower 

almost concealed by 

urban massing.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 3: 

Tower Road, 

Sliema

Presence of built 

structure
All

Townscape: 

Strategic view from 

Sliema promenade, 

with the seascape in 

the foreground 

allowing open 

views, and dense 

urban massing in 

the background, 

including the Hilton 

& Mercury towers 

on the skyline.

No significant 

cultural elements in 

line of sight.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

 Impact Type and Source Impact Receptor Effect and Scale Probability of 

Impact occurring 

(Inevitable, Likely, 

Unlikely, Remote, 

Uncertain

Overall 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Residual 

impact 

significance (High, 

Moderate, Low or 

Negligible)

Other 

requirements 

(monitoring, 

authorisations, 

etc.

Proposed 

mitigation 

measures 



Viewpoint 4: 

Oleander Street 

C/W Ivo Muscat 

Azzopardi Street, 

St Julians

Presence of built 

structure
All

Streetscape in San 

Giljan, dominated 

by typical urban 

fabric including 

Pender Gardens.

No significant 

cultural elements in 

line of sight.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 5: Triq 

Dragunara, St 

Julians

Presence of built 

structure
All

Townscape of San 

Giljan, dominated 

by dense urban 

massing, with the 

Mercury tower in 

the background.

No significant 

cultural elements in 

line of sight.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 6: 

Martin Luther King 

Street, Pembroke

Presence of built 

structure
All

Lansdscape with 

rocky steppe and 

garigue in the 

foreground; urban 

fabric of Pembroke 

and San Giljan 

(Hilton & Mercury 

towers) dominate 

the skyline. 

No significant 

cultural elements in 

line of sight.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Moderate to 

major, depending 

on landscape 

character and 

extent of visibility

Project design

Moderate to 

major, depending 

on landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 7: Top 

of the World, 

Ghaxqet L-Ghajn, 

Gharghur

Presence of built 

structure
All

Panoramic view 

from the Gharghur 

ridgetop, with the 

following landscape 

elements:

- rocky garigue and 

steppe in the 

foreground

- urban areas.

Cultural elements 

include the walls 

and other structures 

contiguous with 

Fort Madliena 

further north.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped
Negligible Project design Negligible

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513



Virewpoint 8: 

Belvedere in Triq 

Misrah Mallia, 

Valletta

Presence of built 

structure
All

Panoramic view of 

Marsamxett 

harbour, with 

Manoel Island in the 

foreground. The 

seascape allows 

open views, while 

the landscape is 

dominated by the 

dense urban 

massing of the Gzira-

Sliema area. 

Manoel Island 

constitutes a 

significant cultural 

element, as are 

views of church 

spires.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 9: Triq 

Rinella, Kalkara 

Bay, Kalkara

Presence of built 

structure
All

Panoramic view of 

the Valletta bastions 

and skyline, and 

coastal seascape.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped
Negligible Project design Negligible

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 10: 

Mdina Belvedere 

in Triq Il-

Villegaignon, 

Mdina

Presence of built 

structure
All

Panoramic view, 

with traditional 

agriculture 

dominating the 

foreground. Distant 

views are 

dominated by urban 

development, with 

the main 

conurbation around 

the harbour areas 

to the south-east, 

and the urban mass 

of Mosta and 

Naxxar to the west, 

separated by some 

limited open spaces. 

Cultural elements 

such as churches 

can be 

distinguished, but 

tend to be 

subsumed within 

the urban fabric.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Project design

Low to moderate, 

depending on 

landscape 

character and 

extent of visibility

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513



Viewpoint 11: Fort 

St. Angelo, 

Vittoriosa

Presence of built 

structure
All

Panoramic view of 

the iconic Valletta 

skyline and urban 

fabric. The 

foregroudn in 

dominated by the 

marine seascape.

Cultural elements 

such as 

fortifications and 

churches can be 

distinguished, and 

are an integral part 

of the visual 

interest.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped
Negligible Project design Negligible

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513

Viewpoint 12: 

Gardjola Gardens 

(Senglea)

Presence of built 

structure
All

Panoramic view of 

the iconic Valletta 

skyline and urban 

fabric. The 

foregroudn in 

dominated by the 

marine seascape.

Cultural elements 

such as 

fortifications and 

churches can be 

distinguished, and 

are an integral part 

of the visual 

interest.

High sensitivity, 

receptor not 

resilient

Direct Adverse high
Zone of Visual 

Impact
long-term Permanent

Reversible only if 

redeveloped

Reversible only if 

redeveloped
Negligible Project design Negligible

Consents 

emanating from 

the Development 

Planning Act Cap 

552, Building 

Regulation Act

Cap. 513
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Annex 2 - Declaration
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Annex 3 – Plans
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Annex 4 – Table on Viewpoints



Viewpoint Location Landscape Character Baseline conditions Receptors
Visible 

(Y/N)

Description of extent 

of effect of proposed 

tower on landscape

Magnitude of Effect
Effect on visual 

amenity

Signficance of impact 

on visual amenity
Impact Signficance

Cumulative Impact with 

other towers

1

Triq Il-Fjorin, 

Victoria 

Gardens L/O 

Ibragg

Landscape of traditional agriculture in the foreground, the 

urban fabric of San Glijan in the background, with the sea 

in the far distance. Mercury Towers, Pender Gardens and 

the Hilton tower impinge on the skyline. 

Sensitivity: Medium given foreground

Typical townscape, frequented by 

general public and tourists. Y

Upper two thirds of 

the proposed tower 

visible behind the St. 

Julians urban 

massing; close 

proximity

High

A substantial 

addition to a 

townscape 

dominated by 

modern urban 

massing of limited 

visual amenity

Moderate to major 

significance

Moderate to major 

significance

Forms a cluster with the 

existing Pender gardens 

and Hilton & Mercury 

Towers, and eventually 

with the DB Tower .

2
Triq Ta’ Giorni, 

Ta’ Giorni

Townscape of San Giljan, dominated by dense urban 

massing, with the Mercury tower and Pender Gardens on 

the skyline.

Church tower almost concealed by urban massing.

Sensitivity: Low given dominant urban context

Typical townscape, frequented by 

general public and tourists.
Y

Upper two thirds of 

the proposed tower 

vsible behind the St. 

Julians urban 

massing; close 

proximity

High

A substantial 

addition to a 

townscape 

dominated by 

modern urban 

massing of limited 

visual amenity

Minor to moderate 

significance

Minor to moderate 

significance

Forms a cluster with the 

existing Pender gardens, 

DB Tower and the 

Mercury Tower.

3
Tower Road, 

Sliema

Townscape: Strategic view from Sliema promenade, with 

the seascape in the foreground allowing open views, and 

dense urban massing in the background, including the 

Hilton & Mercury towers on the skyline.

No significant cultural elements in line of sight.

Sensitivity: Low given dominant urban context

Typical coastal view, that is 

constantly in use (general public & 

tourists). 

Y

About the upper half 

of the tower visible 

behind the San Giljan 

urban massing; close 

proximity

High

A visible addition to a 

townscape 

dominated by 

modern urban 

massing of limited 

visual amenity

Minor to moderate 

significance

Minor to moderate 

significance

Forms a cluster with the 

existing Hilton Tower, 

the Mercury Tower.

4

Oleander Street 

C/W Ivo Muscat 

Azzopardi 

Street, St 

Julians

Streetscape in San Giljan, dominated by typical urban 

fabric including Pender Gardens.

No significant cultural elements in line of sight.

Sensitivity: Low given dominant urban context

Typical streetscape that is 

constantly in use (general public & 

tourists). 

Y

Most of the project 

visible behind the St. 

Julians urban area; 

close proximity

High

A substantial 

addition to a 

streetscape 

dominated by 

modern urban 

massing of limited 

visual amenity

Minor to moderate 

significance

Minor to moderate 

significance

Appears in immediate 

proximity to Pender 

gardens

5
Triq Dragunara, 

St Julians

Townscape of San Giljan, dominated by dense urban 

massing, with the Mercury tower in the background.

No significant cultural elements in line of sight.

Sensitivity: Low given dominant urban context

Typical coastal view, that is 

constantly in use (general public & 

tourists). 
Y

Upper part of the 

tower visible behind 

the St. Julians urban 

massing; close 

proximity.

Medium

A visible addition to a 

townscape 

dominated by 

modern urban 

massing of limited 

visual amenity

Minor to moderate 

significance

Minor to moderate 

significance

Appears in immediate 

proximity to Mercury 

Tower

Table 1: description and assessment of viewpoints and landscapes



6

Martin Luther 

King Street, 

Pembroke

Lansdscape with rocky steppe and garigue in the 

foreground; urban fabric of Pembroke and San Giljan 

(Hilton & Mercury towers) dominate the skyline. 

No significant cultural elements in line of sight.

Sensitivity: Medium given foreground

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

Y

Circa two thirds of 

the project visible 

behind the Pembroke 

urban area

High

A substantial 

additional detail is 

added to the urban 

massing.

Moderate to major 

significance

Moderate to major 

significance

Forms a cluster with the 

existing Hilton Tower, 

the DB tower and the 

Mercury Tower.



Viewpoint Location Landscape Character Baseline conditions Receptors
Visible 

(Y/N)

Description of extent 

of effect of proposed 

tower on landscape

Magnitude of Effect
Effect on visual 

amenity

Signficance of impact 

on visual amenity
Impact Signficance

Cumulative Impact with 

other towers

7

Top of the 

World, Ghaxqet 

L-Ghajn, 

Gharghur

Panoramic view from the Gharghur ridgetop, with the 

following landscape elements:

- rocky garigue and steppe in the foreground

- urban areas associated with Bahar ic-Caghaq and 

Madliena on the ridge, which conceals the harbours urban 

fabric from view.

Cultural elements include the walls and other structures 

contiguous with Fort Madliena further north.

Sensitivity: High given panoramic views and sensitive 

elements in the foreground

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

N
Not visible from this 

location
Absent None Not significant Not significant

Not visible from this 

location

8

Belvedere in 

Triq Misrah 

Mallia, Valletta

Panoramic view of Marsamxett harbour, with Manoel 

Island in the foreground. The seascape allows open views, 

while the landscape is dominated by the dense urban 

massing of the Gzira-Sliema area. 

Manoel Island constitutes a significant cultural element, as 

are views of church spires.

Sensitivity: High given panoramic views and sensitive 

elements of cultural heritage

Strategic view from a location that 

is constantly in use (general public 

& tourists). 
Y

Circa half of the 

project visible in the 

distance, behind the 

Sliema urban 

massing.

Medium

An additional detail is 

visible on the skyline 

behind the Sliema 

urban massing.

Moderate 

significance

Moderate 

significance

Forms a cluster with the 

existing Hilton Tower, 

the DB tower and the 

Mercury Tower.

9

Triq Rinella, 

Kalkara Bay, 

Kalkara

Panoramic view of the Valletta bastions and skyline, and 

coastal seascape.

Sensitivity: High given panoramic views and sensitive 

elements of cultural heritage

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

N
Not visible from this 

viewpoint
Absent None Not significant Not significant

Towers in the Sliema 

area are visible over the 

Valletta skyline from this 

viewpoint; towers from 

the St. Julians area are 

not visible.



Viewpoint Location Landscape Character Baseline conditions Receptors
Visible 

(Y/N)

Description of extent 

of effect of proposed 

tower on landscape

Magnitude of Effect
Effect on visual 

amenity

Signficance of impact 

on visual amenity
Impact Signficance

Cumulative Impact with 

other towers

10

Mdina 

Belvedere in 

Triq Il-

Villegaignon, 

Mdina

Panoramic view, with traditional agriculture dominating 

the foreground. Distant views are dominated by urban 

development, with the main conurbation around the 

harbour areas to the south-east, and the urban mass of 

Mosta and Naxxar to the west, separated by some limited 

open spaces. 

Specific elements: main features are the trees forming part 

of the  Ta Qali complex and along main road. Other 

elements include sports facilities, and the quarry in Naxxar, 

and the Hilton tower along the skyline.

Cultural elements such as churches can be distinguished, 

but tend to be subsumed within the urban fabric.

Sensitivity: High given panoramic views and sensitive 

elements in the foreground

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

Sensitivity: High

Significance: High

Y

Circa half of the 

project discernable 

against the skyline of 

long-distance view

Low

An addiitonal detail is 

visible on the 

skyline/sea

Minor to moderate 

significance

Minor to moderate 

significance

Forms a cluster with the 

existing Hilton Tower, 

the DB tower and the 

Mercury Tower.

11
Fort St. Angelo, 

Vittoriosa

Panoramic view of the iconic Valletta skyline and urban 

fabric. The foregroudn in dominated by the marine 

seascape.

Cultural elements such as fortifications and churches can 

be distinguished, and are an integral part of the visual 

interest.

Sensitivity: High given panoramic views and sensitive 

elements

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

Sensitivity: High

Significance: High

N
Not visible from this 

location
Absent None Not significant Not significant

Not visible from this 

location

12

Gardjola 

Gardens 

(Senglea)

Panoramic view of the iconic Valletta skyline and urban 

fabric. The foregroudn in dominated by the marine 

seascape.

Cultural elements such as fortifications and churches can 

be distinguished, and are an integral part of the visual 

interest.

Sensitivity: High given panoramic views and sensitive 

elements 

Strategic view from a location that 

is constantly in use (general public 

& tourists). 

Sensitivity: High

Significance: High

N
Not visible from this 

location
Absent None Not significant Not significant

Not visible from this 

location
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Annex 5 – Green Travel Plan
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PA6097/20 Hotel/serviced apartments and Class 4A offices                                              Green Travel Plan 

 

 

B J O R N  B O N E LL O   MARCH 2021 

1.0 INTRODUCTION  

1.1 This report follows a Transport Impact Assessment (TIA) which has been 
prepared on behalf of Mr. P. Xuereb (referred to herein as the ‘Applicant’).  It 
accompanies a Full Development Planning Application (PA6097/20 - following 
Phase 1 - PA2470/16) at a site in Triq Santu Wistin, San Ġiljan, Malta.  Phase 
Two includes the construction of commercial offices, serviced apartments, hotel 
and luxury apartments (2), with ancillary facilities and basement car parking levels 
(Table 1). 

1.2 In terms of scale and nature as will be exhaustively explained in the following 
sections of this report, the proposed development will follow the same principles 
applied to many recently approved developments in the area, reflecting both the 
existing planning policy framework and an evident market demand which favours 
employment, and tourist development in the area with ancillary amenities.  The 
area has progressively become the focus of Malta’s tourist and entertainment 
industry.  Since the 1980s it attracted a lot of development, particularly in recent 
years when revisions of the height limitations, the interpretation of said heights 
and the Floor Area Ratio policy, offered developers an enabling policy framework 
that allows for more flexibility in the locality.  

1.3 The design and supervision of the construction works of the proposed project are 
the responsibility of Perit Christian Spiteri (Perit).  

1.4 The hotel and serviced apartments will be operated together.  The apartments will 
be professionally run by the hotel management, and have full use of ancillary 
facilities, guest services and maintenance teams. 

1.5 Serviced apartments offer facilities much like a traditional hotel but with added 
space, convenience and privacy, which is normally afforded in one’s own home.  
Most online booking sites have long offered serviced apartments, alongside 
regular hotel rooms. Serviced apartments offer much more than just the physical 
dimensions of an apartment.  Originally intended for business travellers, they have 
become increasingly popular with many leisure travellers, who are f inding that 
serviced apartments are available and offer a credible and cost-effective 
alternative.  They are especially economical for longer stays and for group and 
family travel.  Like a hotel, one can shorten, extend or cancel a stay with minimum 
notice.  They provide the ideal flexible solution for business travellers that know 
roughly how long they need to stay, but might need to pack their bags and leave 
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on a moment’s notice, or keep extending week by week for those protracted 
projects. 

1.6 This combination is thought to encompass the strategy of high-quality variety of 
tourist products, within the most popular tourist area in the country, owning to the 
immediate proximity to most amenities. 

1.7 Towels, ben linen, Wi-Fi and TV subscriptions, regular house-keeping and an on-
call maintenance team are all taken care of and included in one simple nightly or 
monthly rate. 

1.8 The proposed development is very similar in scale and nature to others being 
proposed and constructed in the area. 

1.9 In line with The Local Plan (2006), this GTP (NHTR07: Green Transport Plans, 
NHTR14: Car Parks; NHTR15: Commuted Parking Payment Scheme), seeks to 
promote initiatives that seek to reduce the reliance on the private car, particularly 
single occupancy, encourage public transport use (NHTR02: Strategic Bus 
Corridors; NHTR03: Public Transport Priority Measures; NHTR04: Park and Ride; 
NHTR08: Long Term Public Transport, NHTR08: Long Term Public Transport), 
facilitate the introduction of Resident Parking Zones by providing opportunities to 
better manage the existing on-street (NHTR16: Resident Parking Zones, 
NHTR17: Short-Stay Parking), upgrade existing tourist accommodation, and 
encourage a greater diversity of tourist attractions and improve and enhance 
public access/enjoyment of the coast (NHTR05: Promotion of 
Walkways/Cycleways). 

1.10 Once the proposed development is in operation, the Green Transport Plan (GTP) 
coordinator will formulate a tailor made package of measures to discourage staff, 
and in some cases visitors, from commuting by car, and encouraging them to use 
more environmentally friendly and sustainable.  The preparation of the GTP will 
require an understanding of the travel patterns of staff members and patrons, 
through the undertaking of staff travel survey and other initiatives, and will 
implement attractive transport alternatives which employees/visitors are prepared 
to use. 

1.11 The proposed site is ideally located to ensure that the perceived barriers to using 
public transport are removed, as the immediate proximity of the site to important 
public transport hubs and amenities, and the provision of end-of-journey facilities 
make sustainable modes of travel easier to access and use. 
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1.12 The underground parking is believed to be a strategic resource for the whole 
locality, to serve the town centre and commercial areas, where this is very limited.  
Such a resource, will positively contribute to traffic management in the locality, 
enable removal of same on-street parking in favour of environmental 
improvements, better circulation, wider and better pedestrian footways and 
increased road capacity, while retaining vehicular accessibility to the locality.  As 
the Local Plan suggests, promoting an overall regime of parking restraint with 
provision of paying car park, would be a cost effective financial and 
environmentally initiative that in turn encourages modal shift towards modes of 
transport such as walking or bus. 

1.13 The proposed development will have a footprint of circa 890m2.  A breakdown of 
floorspace is given in Table 1 below: 

 

  



PA6097/20 Hotel/serviced apartments and Class 4A offices                                              Green Travel Plan 

 

 

B J O R N  B O N E LL O   MARCH 2021 

Table 1: - Proposed Land Use 

Level Type No. 

Level -6 Parking Spaces 70 car parking spaces 

Level -5 Parking Spaces 70 car parking spaces 

Level -4 Parking Spaces 70 car parking spaces 

Level -3 Parking Spaces 
58 car parking spaces (refuse area, ancillary 

storage areas) 

Level -2 Hotel Storage Space, Ancillary Admin Offices and Catering Establishment  
Class 4B 280m2; Class 4D 230m2; Ancillary 

Storage 470 m2 

Level -1 
Hotel Storage Space, Ancillary Admin Offices and Catering Establishment.  

Grand Entrance 

Class 4B 330m2; Class 4D 218m2; Ancillary 

Storage 380 m2 

Level 0 Podium Podium 

Level Intermediate 
Multipurpose Room (Ancillary to Hotel); Auditorium (Ancillary to Hotel) 

Hotel Lobby and Restaurant/Bar; Cleaner’s Quarters 
 

Level 1 Offices 720m2 Office floorspace 

Level 2 Offices 710m2 Office floorspace 

Level 3 Offices 690m2 Office floorspace 

Level 4 Offices 680m2 Office floorspace 

Level 5 Offices 660m2 Office floorspace 

Level 6 Offices 650m2 Office floorspace 

Level 7 Offices 650m2 Office floorspace 

Level 8 Offices 640m2 Office floorspace 

Level 9 Offices 620m2 Office floorspace 

Level 10 Offices 610m2 Office floorspace 

Level 11 Offices 600m2 Office floorspace 

Level 12 Hotel Restaurant/Bar and Lounge  470m2 commercial floorspace 

Level 13 Hotel Restaurant 210m2 commercial floorspace 

 



PA6097/20 Hotel/serviced apartments and Class 4A offices                                              Green Travel Plan 

 

 

B J O R N  B O N E LL O   MARCH 2021 

Level 14-16 Mechanical, Electrical and Plumbing1   

Level 18-17 Guest rooms 12 

Level 19-28 Serviced Apartments2  56 

Level 29-30 Duplex Residential Dwelling 1 dwelling 

   

Total  

1 dwelling unit (duplex)- at penthouse level 

56 serviced apartments 

12 guest suites 

7,230m2 of office space 

Ancillary hotel restaurants and facilities 

268 car parking spaces 

Source: Perit Christian Spiteri 

1.14 The overall aim of the GTP is to reduce the number of single occupancy car 
journeys to, from and for work by employees, even though the nature and 
contextual realities of the site are conducive towards this.  

  

 
1 MEP stands for Mechanical, Electrical, and Plumbing. These are the three aspects linked to every building project that includes design, and construction 

and deals with the setup, functioning, and maintenance of the three major elements of a building project. MEP Engineering is an integral part of a building 
project. 
2 Serviced apartments offer facilities much like a traditional hotel but with added space, convenience and privacy like at one’s home.  Most online booking 

sites have long offered serviced apartments, alongside regular hotel rooms. Serviced apartments offer much more than just the physical dimensions of an 
apartment.  Originally intended for business travellers, more and more leisure travellers are finding that serviced apartments are available and offer a 

credible and cost-effective alternative.  They are especially economical for longer stays and for group and family travel. 
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2.0 PROPOSED DEVELOPMENT  

2.1 The site is very well served by public transport along Triq Gort/Sant Andrija, and 
stops exist in the immediate vicinity of the development.  Patronage is very high, 
so much so that in these areas, capacity is more of a pressing problem than 
encouraging commuters to us public transport. 

2.2 Data from the Nation Statistics Office (NSO)  3 shows that between the years 2011 
and 2017, the highest population growth rates were registered in the localities of 
St. Paul’s Bay, Msida, St. Julian’s, Tas-Sliema, Swieqi and Gżira, with Swieqi 
registering the highest Maltese population growth rate, followed by St. Julian’s, of 
which Paceville is a part.  Particularly relevant to this study is the fact that 
according to NSO, the percentage of foreigners to the total population of each 
locality for the year 2017, in the localities of Msida, Gżira, Tas-Sliema and St. 
Julian’s accounted to more than 25 per cent (25%) of total population.  Foreigners 
are more reliant on alternative modes of transport and most walk, cycle and use 
public transport for their commuting needs.  Trends in the hospitality industry 
show a very strong presence of foreign nationals amongst the employees, a trend 
that is expected to persist in future years. 

2.3 Walking is quite popular in the area, with the continuous promenade linking St. 

Julian’s, Sliema, Gżira and Msida, being heavily trafficked by pedestrians at all 

times of day, predominately for leisure and wellness purposes. 

2.4 As indicated in Census data4, 56% (circa 25,690) of those over 15 years of age 

residing in the North Harbour region5, work within the same region.  This offers a 

unique opportunity to encourage alternative modes of transport, as most localities 

within this region can be easily accessed on foot, by bicycle, electric scooter, and 

bus, being relatively flat and with very few challenging slopes.   The GTP 

coordinator will make sure that these trends are reflected in the travel patterns of 

those using the development, to actively pursue the achievement of the 

established targets. 

2.5 Traditionally, many residing in Birkirkara, Ħamrun, Sta. Venera, Msida and San 

Ġwann, walked to each of the mentioned localities for most of their commuting 

needs and errands.  Suffice to say that the locality of Msieraħ (San Ġwann) 

 
3 Regional Statistics MALTA, 2019 edition, National Statistics Office, 2019 
4 Census of Population and Housing 2011, Final Report Table 65, National Statistics Office, 2014 
5 Northern Harbour as per NSO definition:  Birkirkara, Gżira, Ħal Qormi, Ħamrun, Msida, Pembroke, San Ġwann, Santa Venera, St 
Julian's, Swieqi, Ta' Xbiex, Tal‐Pietà, Tas‐Sliema 
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constituted from parts of Birkirkara and St Julian's and is shown as separate 

locality only in 1967.  Likewise, there is little distinction between the localities of 

Msida, Gżira, Sliema and St. Julian’s.  All these localities have a continuous 

pedestrian links, and while some do not use the waterfront promenade for 

commuting, the promenade is a highly popular recreational walking track enjoyed 

by thousands during the day. 

2.6 Many of these walking paths have been abandoned due to the advent of the car, 

and subsequent generations may not be aware of the multitude of walking links.  

In recent months, new signage was installed in the towns (Msida, Gżira, Birkirkara 

and San Ġwann) bordering the university to inform pedestrians and cyclists how 

long they can expect to take to reach the campus. 

2.7 The GTP coordinator will make sure that such resources are well promoted and 

given the visibility they deserve, as they are invaluable for the success of the 

GTP.  Care will be given to emulate initiatives such as the 'active travel signage', 

which consisted of information poles on walking and cycling distances from the 

university to surrounding localities and vice versa.  The project was being funded 

by the H2020 Civitas Destination Project and was spearheaded by the Institute 

for Climate Change and Sustainable Development (ICCSD) following research by 

two doctorate researchers in conjunction with the University Green Travel Plan 

Coordinator6. 

2.8 Advances in technology have also helped in this regard.  This is reinforced by the 

fact that calculating journey times during peak times (Figure 3 7), considering idle 

time stuck in vehicle traffic and cruising to find parking, and comparing this with 

the time taken to walk or cycle the route, including the inherent health benefits 

from walking and cycling, may encourage some to shift to sustainable modes of 

travel. 

2.9 The development will have provisions for the parking of bicycles and end of 

journey facilities, to facilitate the use of such modes of travel. 

2.10 With the significant increase in foreign nationals residing in this region, most of 

whom do not have access to a private car, walking has proven to be a viable mode 

 
6 New signs will tell how long it takes to walk or cycle to the university, https://timesofmalta.com/articles/view/new-signs-will-tell-how-long-
it-takes-to-walk-or-cycle-to-the.772085?fbclid=IwAR3uk3jV0DANHlWUrvzbJJyGbgSZK4gP-azeJEpsxTO5glQp85tC_plIvKg, Time of 
Malta, 19th February 2020 
7 Route was done on foot, cycled and driven, for 4 times in each mode.  The journey runs carried out by car, involved the use of arterial 
and distributor roads, and only used local roads when strictly. 

https://timesofmalta.com/articles/view/new-signs-will-tell-how-long-it-takes-to-walk-or-cycle-to-the.772085?fbclid=IwAR3uk3jV0DANHlWUrvzbJJyGbgSZK4gP-azeJEpsxTO5glQp85tC_plIvKg
https://timesofmalta.com/articles/view/new-signs-will-tell-how-long-it-takes-to-walk-or-cycle-to-the.772085?fbclid=IwAR3uk3jV0DANHlWUrvzbJJyGbgSZK4gP-azeJEpsxTO5glQp85tC_plIvKg
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of travel.  Several bike sharing stations exist in the area, including San Ġwann 

and Sliema. 

2.11 Recent employee surveys of third party sites confirmed that of those using their 

car to work, most of which in single occupancy (84%), 47% think it is the quickest 

way to work, 23% have other commitments before and after work, 10% said they 

have no alternatives and 8% drive their car as it is the most reliable mode.  

Interestingly, 35% of all commuting journeys to work are between 5 to 10km, and 

24% are more than 10km. 

2.12 While some respondents to these surveys, continue to resist modal shift, 56% of 

all employees showed a preference for teleworking/remote working, and 33% for 

organised company transport, 24% for carpooling and 11% would use public 

transport. 

2.13 The GTP coordinator will conduct similar studies and focus on these trends to 

draw meaningful information and devise a plan to tackle private car dependence 

and encouraging modal shift, which as stated earlier is made simpler by the 

contextual realities of this region. 
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3.0 ALTERNATIVE MODES OF TRANSPORT  

3.1 There is an opportunity to introduce long-term strategies to reduce employees’ 

dependence on private cars for their journey to work to other land uses.  All practical 

efforts will be made to take advantage of recently announced government initiatives8 

and grants, and formulate plans to help employees make sustainable choices about 

travel options.  Initiatives will include the improvement of pedestrian footway around 

the precincts of the site, and organised transport and pecuniary incentives for public 

transport users.   

3.2 Considering the most commonly cited standard for walking distance being at least 

400m, although the relationship between distance and willingness to walk may be 

arbitrary, and influenced by the frequency and availability of public transport 

alternatives.  With public transport routes running reliable and frequent services, in 

proximity of the site as indicated, we strongly believe that public transport is an 

attractive and concrete alternative to car use.   

  

 
8 In order to incentivise the use of alternative green means of transport while, at the same time, encouraging physical exercise and a healthier lifestyle the 

Minister for Finance has set up a fund to cover the expenditure incurred by local councils and enterprises to install bicycle racks and ancillary facilities. 
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4.0 OBJECTIVES  

4.1 The applicant will seek to ensure that the proposal contributes to sustainable 

development and sustainable transport objectives to a greater degree than would arise 

simply from the nature of the site and its location.  The Travel Plan is part of the 

applicant’s strategy to achieve this.  

4.2 The Green Travel Plan is an important means to improve the sustainability of business 

operations, particularly in terms of environment performance. 

4.3 The scale and nature of the development is not such that it would give raise to concern, 

yet the GTP will represent the first step towards a rationalisation of the transport needs 

of the applicant’s business.  The GTP will: 

• reduce the need for travel; 

• promote and encourage the use of sustainable modes of transport - 

walking, cycling and public transport - and to minimise reliance on the 

private car; 

• understand how people travel to and from the site; 

• improve the quality of travel information available to tenants and their 

staff and visitors; 

• develop initiatives in partnership with other properties the applicant 

may operate in the area  

• reduce need for car parking and alleviate pressure on on-street 

parking; 

• reduce vehicle trips to and from the site, resulting in a reduction in the 

associated impacts of traffic (noise, air quality and congestion); 

• reduction in travel expenses and stress; 

• provide a healthier lifestyle from adopting alternative travel habits; 

• improve the environment for cyclists and pedestrians; 

• increase public transport patronage; and 

• provide options to people without access to a car to commute to and 

from work. 

4.4 As suggested earlier, at this stage, there are a lot of variables onto which the GTP has 

to rely on, some of which may not be apparent at the time of writing.  Once, the staff is 

employed and training starts, this document will develop, in accordance with the 

changing circumstances of the development and the surrounding environment. 
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4.5 The applicant will be in a position to identify a suitable person to take on the role of 

Sustainable Travel Coordinator and set up a coordination committee to push forth the 

thrust of Green Transport initiatives through the applicant’s group of companies, 

through regular meetings, monitoring, marketing and dissemination of information 

amongst staff on this and other developments.  The applicant will ensure that staff and 

visitors are encouraged to come forward with their own suggestions that may be 

incorporated into the GTP as it develops, through consultation with the GTP 

coordinator. 

4.6 This will help to achieve many benefits including reduction in congestion and journey 

times and improved health of employees.  The Travel Plan recognises the need to 

maintain a balance between objectives whilst still being adaptable to meet varying 

priorities over time.  
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5.0 TARGETS 

5.1 The success of the GTP will depend upon the co-operation, participation and 

action of future employees, office and hotel management teams, the 

applicant’s commitment, and the competence of the GTP coordinator.  GTP 

coordinator will take an active role in coordinating and help promoting area 

wide initiatives. 

5.2 Once the development is underway, the applicant will appoint/ nominate a 

Travel Coordinator to lead the Green Travel Plan.  The Travel coordinator will 

work with others (including competent authorities) to deliver the objectives of 

the Travel Plan.  He/she will encourage participation in and commitment to 

the Travel Plan from site operators and work in partnership to deliver the 

Travel Plan initiatives.  The Travel Plan Coordinator will be available to assist 

in disseminating information to their own staff, visitors and other building 

users. 

5.3 The Travel Coordinator will have an important role in marketing the Travel 

Plan and recommending what marketing techniques will be used in the future, 

particularly to assist employees engaged with other aspects of the 

development (commercial/retail/residential). 

5.4 Although premature in setting out the GTP targets without realistically 

knowing any baseline information, it is assumed that this will be similar to that 

amongst the employees of the many office businesses in the area. 

5.5 In the TIA, in the interest of a sound analysis, a conservative stance was taken 

towards modal split in favour of public transport and walking, of at least 20%. 

5.6 It is expected that through annual monitoring and review of the overall 
strategy, this will increase to at least 50% in 5 years after the office block 
is operating, with benefits being brought to other development aspects 
that are not included within this plan. 
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6.0 ROLLING OUT SUSTAINABLE TRAVEL INITIATIVES 

6.1 All practical efforts will be made to take advantage of recently announced 

government initiatives and grants, and formulate plans to help employees 

make sustainable choices about travel options.  These may include interest-

free loans for bicycle and safety equipment, provisions for pedestrian and 

cyclists’ comfort made, through facilities such as lockers for the storage of 

personal items, showers, changing rooms and bicycle parking. 

6.2 Other initiatives will include organised transport service and pecuniary 

incentives for public transport users and cyclists.   

6.3 The GTP coordinator will set up and maintain web pages providing up to date 

transport information about the office block and any travel statistics and 

initiatives available to staff members and visitors.  The web site will provide 

links to real time news, timetable and transport operator host sites. The GTP 

coordinator will work with occupiers to incorporate their information 

requirements and help provide ready access, for example via the internet. 

6.4 Employees, visitors and others can access travel information, for example 

transport timetables and cycle maps.  The GTP coordinator will prepare 

leaflet(s) and other material, to distribute to staff and visitors providing some 

of the information offered through the internet site / web pages. 

6.5 The coordinator will actively promote walking and cycling as an alternative to 

car use, initiatives to reduce the need to travel, and liaise with competent 

authorities and NGOs, to keep up with latest developments and initiatives.  

The coordinator will prepare a local walking map, as part of the marketing 

strategy.  The map will provide visitors with guidance on the best way of 

travelling to, from the site on foot. The map would also benefit others who find 

walking around difficult, for example some elderly persons and the physically 

disabled. 

6.6 The GTP takes a realistic and responsible attitude to vehicle use and 

recognises that there are people and types of trips for which there is no 

realistic alternative to the car or other form of vehicle.  The role of the 

coordinator will be that of encourage these people to switch to lower emission 

vehicles or alternative fuel vehicles, for example electric, hydrogen or LPG, 

and raising awareness of grants for converting vehicles.  There may also be 
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the possibility of providing recharging points for electric vehicles within the 

development and provide the infrastructure to easily expand this network in 

the future.  The coordinator will also provide information on the availability of 

alternative fuel supplies (for example LPG, charging stations) at local filling 

stations or on-street charging stations. 

6.7 The coordinator will also liaise with providers of services and deliveries to 

implement a sustainable coordinated servicing strategy.   

6.8 The GTP will also be in a unique position to influence the behaviour and 

choices made by other businesses controlled by the applicant and to help 

them implement new initiatives, for example through the provision of 

information and shared experience. 
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7.0 MONITORING 

7.1 Regular monitoring will be carried out, to confirm the effectiveness of the 

Travel Plan and to provide up to date travel pattern data.  The Travel Co-

ordinator will be responsible for coordinating the scope of any monitoring 

requirements; organising monitoring events; and sharing the results to all 

relevant parties.  Monitoring is likely to include: 

• Monitoring the travel behaviour of staff, and other partnering 

companies; 

• Review of existing data sources (for example pedestrian footfall 

counts, car park usage, automatic traffic counts); 

• Data collection for specific user groups, for example visitor surveys 

(which may include quantitative and attitudinal surveys); and 

• Specialist surveys focused on a particular measure, for example travel 

diaries for a sample of staff and web-based surveys of staff. 

7.2 The Travel Plan will be updated regularly, informed by the monitoring results 

and other information. 
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