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Comments on the Environmental Impact Assessment (EIA) 
(received by ERA during review of the revised EIA Report) 

 
Consultation period from 28th March 2021 until 28th April 2021 

 
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, following approval of PC 81/18 
(making use of FAR policy for tall buildings), including CLASS 4B and class 4D activities at street and 
levels -1 and -2, overlying Class 4A offices spread over 11 floors, class 4D outlets and MEP services 
at mid-height, overlying Class 1 residential units spread over 14 floors, site at: Harruba 1 & 2, Garages 
5 & 6, Triq Santu Wistin and 5, 9, 10, 11, Triq Elija Zammit, San Giljan. 

 

1. Government entities 
 

A. Malta Resources Authority (email dated 26 October 2021) 
 

Comments EIA Coordinator response 

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 

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. 
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mentioned as a general or partial approval by the MRA of the 
matter referred to for consultation. 
 

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

 

Comments EIA Coordinator response 

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).  
 
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 

The comments made by the 
Superintendence of Cultural 
Heritage are noted. 
 
The author of the EIA reiterates 
the recommendation for 
archaeological monitoring to 
evaluate the potential for finds 
that may be of interest from the 
cultural heritage perspective. 
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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. 

 
C. Environmental Health Directorate (email dated 17 November 2021) 

 

Comments EIA Coordinator response 

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.  

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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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.  
 
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.  
 

 

2. eNGOs 

 

A. Din l-Art Helwa (email dated 16 November 2021) 

Comments EIA Coordinator response 

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 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 

1. Adverse Visual Impact 
 
The potential for impact on mid to long range 
views, is noted as part 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 
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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. 

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 
 
 

 
3. Member of the public (email dated 18 October 2021) 

Comments EIA Coordinator response 

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. 
 

 


