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1.0  Introduction 

1.1 This Project Description Statement (PDS) has been prepared to serve as 

planning justification for the sanctioning of a small/medium enterprise 

facility producing sheet metal shutters and gates (Tracking Number: 

156635), submitted by Mr. J. Darmanin on behalf of Uskin Ltd. (herein 

referred as the applicant).  The information contained with regards to the 

company’s operations are based on communication with the applicant. 

1.2 The applicant intends to regularise any perceived irregulars and sanction 

an extension to an existing structure which served as a cement block-work 

factory (pre 1967).  This was information is based on applicant’s 

communication, however it is important to note that consulting MEPA’s 

aerial photos has revealed that the structures had already been in 

existence in 1967 (Appendix 1).  It seems the alleged extension occurred 

when the block work factory and local building contractor’s yard (known 

as Niksu), which had been operating in the immediate proximity of 

quarrying operations in the area, which by 1967, as depicted in the 

photos, have been already exhausted.  Subsequently, the site was 

transferred to the contractor’s children.  Since then the galvanised steel 

door facility had been operating and became a thriving business and an 

employment opportunity to the local community. 

1.3 The proposal intends to regularise any discrepancies in its existing 

situation in order to secure further opportunities to expand and tap into 

funding and product innovation.  This facility lies outside the limits of 

development of Żurrieq, along Triq il-Belt Valletta, along which a number 

of similar and larger developments exist.  These include a cement plant, 

fuel service station, marble factory, a cluster of SME developments and 

large woodworks factory and showroom.  All the land uses neighbouring 

the site are considered ‘obnoxious’ land uses which would not be 

desirable within residential areas. 

1.4 The document provides: 

 Details of the person wishing to carry out the development; 

 A description of the different project aspects and its general 

objectives; 

 An indication of the proposed project phasing; 

 Indication of the alternatives considered; 

 A description of the present and surrounding land uses together with 

a description their environmental characteristics; 

 Description of the services, water, foul water sewers, runoff water 

drainage and energy sources available on site; 
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 Estimates of the number of persons to be employed; 

 Indication of construction and waste management practices during 

construction and operation; 

 Proposed access arrangements, traffic impact and parking provision 

requirements; 

 Indication of the major environmental impacts likely to be generated 

by the project, including reference to cumulative impacts, proposals 

for mitigating the negative effects of the development. 

1.5 Where possible baseline investigations have been prepared in accordance 

with the subsidiary legislation and regulations with a view to mitigate the 

impacts of the proposed development and provide ample information to 

the assessment team, in order to assist the latter and enable them to 

have a good understanding of all aspects of the development.  

1.6 The development site and the study area considered in this study has 

been identified in Figure One.  It is anticipated that this document 

provides a basis for discussion, which may gradually evolve into detailed 

architectural, planning, environmental and engineering studies should the 

Planning and Environment Protection Directorates deems this necessary.  

The report strives to provide enough information to make sure that 

impacts generated are easily anticipated and further studies are not 

envisaged. 

1.7 The design and construction of the proposed development that covers 

about 620m2, are the responsibility of the Perit Colin Zammit (Maniera 

Group, Architects & Civil Engineers) (herein referred as Perit).  Copies of 

the drawings submitted by the architect are included in Appendix 2. 
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2.0  Applicants’  Details  

 

2.1 Uskin Ltd. was established in 1996, and is a family business which has 

more than 15 years’ experience in manufacturing of shutters, doors and 

gates.  Recently the applicants specialise in automation of doors and 

gates, importing ready made products for the local market.  The company 

has established itself as one of the leading players in the sector, 

employing 12 full time employees. 

2.2 The applicant has an experienced professional team that take clients 

order, manufacture bespoke design, deliver and install the products and 

specialise in automation for doors and gates and partners with 

multinational market leader in gate and doors automation technology. 

2.3 Further detail on the company profile is provided at 

www.uskinmalta.com.  An outline of the process undertaken is also 

provided here. 
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3.0  The Proposal  

3.1 Indeed, the sanctioning being considered is an extension of what used to 

be a cement block work factory, when the area was characterised by 

active quarrying activity along Triq il-Belt Valletta, and which since have 

been gradually restored to agriculture.  The ‘evolution’ of the factory into 

a business that produces garage doors/shutters and gates, is considered 

to be an improvement in terms of environmental impact.  The applicant 

has an experienced professional team that take clients order, 

manufacture bespoke design, deliver and install the products and 

specialise in automation for doors and gates and partners with 

multinational market leader in gate and doors automation technology. 

3.2 It should be emphasised that from aerial photos it is clear to see that the 

footprint of the development predates 1967 and should be considered 

legal.  It has been indeed established that pre 1967 structures are always 

considered as legal, irrespective of where they are located.  Such 

structures should show on the 1967 aerial photos which is the case and as 

such falling within the parameters and provisions of PA circular PA 2/99. 

3.3 There is a borehole in the vicinity of the development as indicted in the 

Local Plan (ZU 5).  In accordance with policy SMCO 08 - Groundwater 

Resources Protection and Water Quality, the development is already 

connected to the public sewer system and has a provision (reservoir) for 

the collection of run-off water from roofs.  Packaging waste 

(plastic/wood/paper) is already collected by authorised third party 

collectors, as are steel off cuts from the manufacturing of sheet metal 

products, which is the core business of the proposal. 

3.4 Where possible all opportunities to landscape the area will be exploited to 

mitigate any perceived visual impact of the development.  The proposal 

also includes parking provision in accordance with established parking 

standards.  

3.5 The development site measures some 620m2 as seen in Figure One.  The 

site lies along Triq il-Belt Valletta (through which it is accessed), outside 

the limits of development, in an area which was used for soft stone 

quarrying activities, most of which have since been restored to 

agriculture, accommodate plant yards and SME units. 

3.6 Established in 1996, the development is made up of a workshop and 

storage of raw materials, an open yard, and assembly area, a small office 

and sanitary facilities.  Built on one floor the facility also has a parking 

area for visitor and employees. 

3.7 The project being sanctioned1 can best be described by making reference 

to the Perit’s drawings. 

                                                             
1 We believe that the word “sanction” in this document indicates the applicant’s wish to regularise the 

development, taking into account that the structures pre date 1967 and should are always considered as legal, 
irrespective of where they are located.  Such structures show on the 1967 aerial photos and the author strongly 
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3.8 Planting within the site will be in accordance to the Guidelines on Trees, 

Shrubs and Plants for Planting and Landscaping in the Maltese Islands 

(2002). 

3.9 All paved areas will have a layer appropriate membranes and sealed 

concrete to make them impermeable to any liquids.  The paved areas will 

reduce the dust dispersion from passing vehicles and be more practical in 

wet weather, avoiding mud to be transported outside the site. 

3.10 The objective is to achieve a functional area which is finished to high 

standards, makes efficient use of space and respects the environment. 

3.11 The proposal is believed to have improved the area in general, through 

the general management of the site, especially in terms controlled access 

and waste management procedures that should not be underestimated. 

ECONOMIC OBJECTIVES 

3.12 In terms of economic objectives, the sanctioning of the proposal is 

intended regularise the position of the development in order to sustain 

the growth of the company, as reiterated in this report.  Eventual 

sanctioning will allow this successful business undertaking to carry out the 

                                                                                                                                           
believes that the development should be issued with a Pre 1967 Development Certificate as per parameters and 
provisions of PA circular PA 2/99.  

 

necessary upgrading, and facilitate the application to loans and access to 

grants and financing. 

PROJECT FEASIBILITY 

3.13 The applicants have shown to possess business acumen and 

understanding of the market, so much so that they have rapidly 

developed in one of the leading firms in the their sector and hence in the 

local market.  The proposed sanctioning of the extension is a relatively 

small development in terms of nature and scale.  Given the established 

demand for the firm’s products, the proposed undertaking on site are 

believed to be financially feasible and there are no foreseen difficulties in 

securing a steady supply and demand for the products and services 

offered. 

3.14 The business plan is based on a similar solid model adopted since 

founding the company and one which has been very successfully 

implemented.  The financial feasibility has also been discussed at length 

with the company’s financial advisors. 

3.15 Again we stress the point exhaustively laid out earlier that from aerial 

photos it is clear to see that the footprint of the development predates 

1967 and should be considered legal.  It has been indeed established that 
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pre 1967 structures are always considered as legal, irrespective of where 

they are located. 

SOCIAL OBJECTIVES 

3.16 As is indicated above the existing operation on site already creates 

employment opportunities of the local community.  The sanctioning of 

the extension to will help bring about stability and stimulate more 

enhancements and product diversification. 

3.17 The company already employs about 12 full time employees, which result 

in even wider ranging benefits to the local economy.  
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4.0  Project Phasing  

4.1 Given that this is a sanctioning proposal no phasing is contemplated, 

however, there are a number of possible improvements that will be 

carried out in one single phase.  This phase will include the paving of the 

impermeable areas. 

4.2 The fact that the applicant will carry out all the works necessary on site, 

the quality and timely completion of the project is almost certain.  Works 

shall be such as to minimise the disruption to existing activities and 

maintain high environmental and safety standards. 

4.3 Clearly, commencement of works shall depend on the date of issue of the 

full development permission from MEPA.  It is estimated that the works 

will be completed in about 1 month, which would include site clearance, 

construction and finishing works. 
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5.0  Alternatives  

5.1 When choosing the site, much depends on the availability sites for sale, in 

the private sector.  The proposal constitutes the sanctioning of an 

extension to an existing development and therefore no other alternatives 

have been considered.  Moreover, the term to sanction is used loosely in 

the opinion of the author as the development predates 1967 and should 

be considered legal.  It has been indeed established that pre 1967 

structures are always considered as legal, irrespective of where they are 

located. 

5.2 The site is in close proximity to the arterial road network and at an 

adequate distance from sensitive receptors, making the perceived 

negative externalities hardly noticeable.   

5.3 The scheme prepared by the Perit has been formulated on the basis that 

the plant would satisfy the needs of the applicants but also mitigate 

potential impacts through design.  The submitted plans (Appendix 2) 

reflect the optimum considered following discussions with applicant, 

design team and consultants and the provision of alternative 

arrangements is therefore not seen relevant to this project. 
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6.0 Surrounding land uses  

6.1 The development site lies in the northern periphery of Żurrieq local 

council boundary (Figure One), along Triq il-Belt Valletta, which has been 

recently reconstructed. 

6.2 Given the past presence of quarrying operations, the presence of plant 

yards and industrial developments along the said road, contributed to the 

restoration of the said quarries and gave an after use to the land in 

question. 

6.3 A site investigation was carried to gather information on land cover and 

the related ecological characteristics of the site and its environs.  It was 

confirmed that within the site, vegetation is sparse. 

6.4 Most of the study area is characterised by agricultural land and therefore 

the landscape is largely influenced by human action.  Along the verges of 

the arterial road, ground cover typical of disturbed habitats 

(ruderals/opportunistic species) and passage of Heavy Goods Vehicles 

(HGVs).  Amongst the vegetation noted along the verges are Fennel 

(Foeniculum vulgare), Perennial Wall Rocket (Diplotaxis tenuifolia), Wild 

Carrot (Daucus carota) and Shrub Tobacco (Nicotiana glauca). 

6.5 These species, have a short life cycle, propagate readily, and are the first 

to colonise disturbed or vacated ground and displace local, indigenous 

species. 
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7.0  Utilities  

7.1 The site is connected to the existing power grid, water supply and 

telephone networks, which are already available in the area. 

7.2 Water for irrigation and second class uses will be provided by grey water 

harvested of storm water and grey water from the development site. 
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8.0 Employment  

8.1 The existing operations already employ 12 full time employees within the 

company.  As a result of the sanctioning there may also be the 

opportunities for increased employment opportunities in the nearby 

localities. 

8.2 Current on-site operating hours are from 0700 to 1530.  The site never 

operates during hours of darkness.  
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9.0 Construction & Waste  

CONSTRUCTION PHASE 

9.1 As proposed, construction will be minimal.  Any construction vehicles, 

during the construction phase, can be accommodated on site, which 

satisfies the minimum geometrical standards for adequate vehicle 

circulation, particular to enter and exit the site in a forward gear.  During 

this construction traffic will access and exit the site through Triq il-Belt 

Valletta. 

9.2 There is ample space on site to make sure that the works are undertaken 

without disrupting operations and posing a danger to on site personnel.  

The scale of the development is considered relatively minor.  All practical 

measures shall be applied to reduce waste as much as possible, for 

obvious financial and environment protection considerations. 

9.3 Despite the small scale of the development careful consideration of the 

Best Practicable Environmental Options (BPEO) has been made.  The BPEO 

has been introduced and defined by the Royal Commission on 

Environmental Pollution as “the option that provides the most benefits or 

the least damage to the environment, as a whole, at acceptable cost, in 

the long term as well as the short term”. 

9.4 The focus in this case was on the waste hierarchy, hence identifying 

targets for the preference for waste management routes, with reduction 

at source being preferred to re-use, and re-use preferred to recovery via 

recycling.  It is understood that disposal is the least preferred option, 

nevertheless it is recognised that that there may be circumstances with 

respect to financial costs, environmental impact and practicability which 

may result in the choice of these options at odds with the hierarchy.  

Furthermore, in practice, since not all wastes can follow the mentioned 

routes at the top of the hierarchy and some residual wastes must be 

disposed at landfill and other authorised sites. 

9.5 Notwithstanding the environmental benefits and new legislation in this 

regard, circumstances are such that unnecessary dumping of waste has 

important pecuniary considerations that influence the outcome and 

economic feasibility projects and should not be underestimated. 

9.6 Once completed, the paved area will be rendered impermeable through 

the application of concrete sealing, membrane that are appositely used 

for these applications to eliminate all possibility of leaching and therefore 

curtailing the adverse environmental impacts associated with such 

occurrence and in line with the sensitivity of the area. 

9.7 All paved areas will be connected to an oil/water separator system where 

water will be filtered, collected in the reservoir and recycled for use as 

second class water within the development and irrigation.  These filters 

are able to remove any motor oils, fuels, fuel oils, hydraulic fluids, 
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immiscible machining oils, lube oil, transmission fluid, vegetable based 

oils, crude and other petroleum based derivatives, amongst others.  Such 

filters may be custom made to the oil/fuel specific gravity, droplet size, 

removal desired and other parameters.  It is however important to note 

that vehicular traffic within the site will be minimal and there will be no 

spent oils, batteries and other chemical wastes.  Chemicals (silicon 

sealers, etc.) are used in small quantities on the client’s site, during the 

instalment of the products at the client’s site. 

9.8 Where appropriate bunded receptacles which shall be collected by an 

approved/licensed third party waste carrier and 

treated/recycled/disposed of in an authorised facility be placed on site. 

9.9 The reservoir indicated in the plans (Appendix 2) is intended to collect all 

the water run off at the site.  This important resource shall be used for the 

landscaping scheme and other uses requiring second class water. 

9.10 Construction works will, in accordance with the provisions of the 

Environmental Management Construction Site Regulations (Legal Notice 

295/2007), be carried out in a manner that causes the least nuisance by 

ensuring that the provisions included under Schedule I, II, III and IV of the 

Environmental Management Construction Site Regulations (Legal Notice 

295/2007) are adhered to. 

9.11 All on-site personnel will be made aware of the health and safety 

requirements.  Site safety information will be disseminated and best 

practice routines employed throughout the period of construction.  The 

office has all the necessary first aid equipment in case of emergencies, 

together with emergency telephone numbers.  Hand held fire 

extinguishers, sand buckets and spill kits will be installed at strategic 

areas. 

9.12 There will be no demolition works and it is therefore expected that waste 

quantities will be contained.  Very little waste will be generated during 

construction and finishing phases, since unused materials, such as tiles, 

can usually be returned to the respective suppliers. 

9.13 Finishing will be undertaken in tandem with the construction phase. 

9.14 Any waste will be collected, separated at source and temporarily stored in 

skips to be disposed of or reused accordingly.  

9.15 About 2 tonnes of building materials including concrete, bricks, plastic, 

membranes and asphalt would be required to complete the finishing of 

the development.  This would require about 2 HGV trips over the rest of 

the construction/finishing period. 

9.16 A concrete mixer truck and a concrete pump would be employed to layout 

paved areas, while an asphalt paver and a road roller would suffice to 

pave the rest of the yard. 

9.17 Constant monitoring of works during this phase will ensure that works are 

carried out in conformity to best practice methodologies and in line with 
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Environmental Management Construction Site Regulations, 2007 (L.N. 295 

of 2007) to protect the surroundings.  Vehicular access will be restricted 

to areas where these are needed and care will be taken to make sure that 

any oil or fuel leakages are detected immediately and remedial action 

promptly taken.  This will greatly minimise any possible leaching or 

contamination. 

9.18 Spill kits will be kept on site and will be used to tackle the very limited and 

negligible chances of accidental spillages from vehicles on site (EWC 13 02 

04* - mineral based chlorinated, engine, gear and lubricating oils, 13 02 

05* - non mineral based chlorinated engine, gear and lubricating oils, 13 

02 06* - synthetic engine, gear and lubricating oils, 13 02 07* -readily 

biodegradable engine, gear and lubricating oils, 13 02 08* - other engine, 

gear and lubricating oils, 13 07 01* - fuel oil and diesel, 13 07 02* - petrol, 

13 07 03 -other fuels including mixtures). 

9.19 The quantities of these hazardous liquids are negligible, so much so that 

even if in the remote circumstance that these are not timely detected 

there is no real possibility that leaching occurs. 

9.20 Noise levels shall be within acceptable levels in accordance with BS 5228: 

Part 1: 1984: Noise Control on Construction and Open Sites – Code of 

Practice for Basic Information and Procedure for Noise Control.  In line 

with existing legislation in order to reduce noise emissions from 

construction machinery, all equipment will be provided with effective 

silencers and noise-suppression devices as prescribed by law. 

9.21 All barriers, lighting and signs will be provided to aid traffic management 

within the site and ensure that Health and Safety protocols are 

maintained at all times and to prevent unauthorised access on site.  Signs 

and mentioned provisions shall be regularly checked, adequately 

maintained and updated as necessary. 

9.22 Sanitary facilities already exist on site and will be used for construction 

workers during the site works. 

9.23 Although it is not anticipated to pose any noticeable impacts, this report 

attempts to draw an estimation of the possible wastes during 

construction below giving some detail of the different waste streams 

anticipated): 

 Concrete (EWC 17 01 01): <0.1t (recovered/reutilised with the plant); 

 Wood (EWC 17 02 01):  <0.05t (shuttering is reused, negligible  

  quantities and sold to third parties); 

 Bituminous Mixtures (EWC 17 03 01*): <0.05t (will be stored in  

    apposite containers and disposed of 

     appropriately) 

 Bituminous Mixtures (EWC 17 03 02): <0.02t 

 Plastic (EWC 17 02 03 ): <0.01t  (Sheeting will be made to measure 

     and only negligible lengths of off cuts may 
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     result); 

 Iron and Steel (EWC 17 04 05): approx. <0.01t (sold to waste brokers for  

  export and subsequent recycling); 

 Cables (EWC 17 04 11): <0.01t (most of which will be reused)  

 Others (EWC 17 09 04): Negligible  

9.24 All of the waste will be either reused/recycled or sold off to third parties 

(authorised waste brokers) for eventual export for recovery and recycling.  

Only a very negligible amount will be disposed of in authorised facilities. 

FI NI SH IN G P HA SE  

9.25 The final phase of the project will be the finishing of the development.  All 

measures discussed in the previous sections to reduce waste and dispose 

of it appropriately will clearly be applied during this phase as well.  By now 

protocols will be well established and clear to all site personnel. 

9.26 Although an indication of the quantities of potential waste generated 

during this phase may be estimated, when considering that most of the 

unused material can be returned, reused elsewhere or stored for future 

maintenance the waste disposed of will be negligible. 
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OPERATIONAL PHASE 

9.27 During the operational stage of the development, it is anticipated that 

there will be some degree of municipal waste, owing to the employees on 

site and water runoff from precipitation.  Again one must stress that the 

drive to reduce, reuse, recycle and recover will not be relinquished during 

the operational stages of the development for obvious pecuniary 

considerations.  As a consequence, the generation of waste will be 

minimised as much as possible.  There will be very little change from the 

protocols already in place. 

9.28 Municipal waste shall be collected in the conventional manner, and 

disposed of appropriately through a third party contractor or taken to an 

authorised facility. 

9.29 As mentioned earlier in this brief report, surface water runoff will be 

filtered and later collected and conserved in the reservoir.  This water will 

be reused on site for a number of applications requiring second class 

water and irrigation. 

9.30 Although no chemicals and hazardous liquids are kept on site, spill kits will 

be strategically placed on site. 

9.31 All wastes associated with the plant operations may be varied, however 

this will be collected separately in apposite containers that are clearly 

labelled and stored until they are collected by a licensed waste carrier.  

These ‘bins’ will be within the site precincts as they need to be protected 

from the climatic elements and will be adequately bunded and ventilated, 

as appropriate. 

MONITORING 

9.32 Monitoring of waste management practices will be conducted by the 

Project Management Team in general adherence to Environmental 

Management Construction Site Regulations 2007, which set out best 

practice requirements for development sites.  

9.33 The scope of this report is not to reiterate the contents of the current 

legislation but to indicate the way forward and make sure that practices 

follow best practice.  The prime objective of such regulations, namely the 

Environmental Management Construction Site Regulations, is to limit 

environmental degradation through appropriate construction 

management practices in order to cause least nuisance to neighbours, 

minimising risk to workers and safeguarding private and public property. 

9.34 These regulations apply to all the phases of the construction.  The 

Schedules within the Regulations provide requirements for reducing 

nuisance to neighbouring developments through: erection of a site notice 

containing details of the owner, site manager, architect, and contractor;   
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10.0 Access Arrangements  

10.1 The site is and will continue to be accessed through Triq il-Belt Valletta.  

The existing access arrangements will remain largely unchanged.  It is 

noted that the parking needs of the development are adequately met 

with the current arrangement.  The proposal does not warrant alternative 

arrangements in terms of transport. 

10.2 Traffic surveys for peak periods have recorded less than 5 vehicles per 

hour (vph) to and from the site.  This is considered insignificant and will 

not result in any noticeable impact to the neighbouring road network.  

The scale of the development is such that it does not require a Traffic 

Impact Assessment (TIA).  
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11.0 Potential Impacts  

11.1 Although the proposal being considered is the sanctioning of an extension 

to an existing development, it would only be considered favourably if it 

does not give rise to overriding adverse impacts.  May the reader be 

reminded that from aerial photos it is clear to see that the footprint of the 

development predates 1967 and should be considered legal.  It has been 

indeed established that pre 1967 structures are always considered as 

legal, irrespective of where they are located.  Such structures should show 

on the 1967 aerial photos, which is the case and as such falling within the 

parameters and provisions of PA circular PA 2/99. 

11.2 This report will look into these various potential negative externalities 

that may exist and where appropriate, suggests adequate mitigation 

measures to address such impacts.  Impacts of agricultural land, flora and 

fauna and social impacts arising through noise, vibration and visual 

intrusion have been considered in this report. 

 

 

NATURE CONSERVATION AND LAND TAKE UP 

11.3 The proposed extension to an existing undertaking was part of a cement 

block factory and therefore no previously undeveloped land has been 

taken up. 

11.4 No special geological features have been noted in the area.  The site is not 

within an Area of High Landscape Value and only visible from limited spots 

in close proximity.  In order to protect the rural landscape and night skies, 

the applicants will ensure that the development does not give rise to light 

pollution as only the minimum security lighting will be lit during the night.  

Care will be taken in the choice of luminaries to minimise glare and at the 

same time prevent the waste of energy. 

11.5 This proposal will ensure that the site area is completely restored into a 

modern organised plant, which will exploit all opportunities for 

landscaping and augmenting indigenous trees in the area. 

POTENTIAL SPILLAGE OF FUEL, SPENT OILS 
AND BATTERIES 

11.6 There are no storage tanks on site or chemical storage and the only 

possibility of fuel and/or oil spillages will only result from the vehicles 

visiting the site, with no chance of leaching.  Notwithstanding, spill kits 

will be kept on site and will be used to tackle the very limited chances of 
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accidental spillages on site.  The subsequent charged absorbent blankets 

will be disposed of in an authorised waste disposal facility. 

11.7 The nature of the business is such that no hazardous chemicals or 

substances are kept on site with no possibility of leaching into the ground.  

Increasingly, imported goods are also readymade which reduces the need 

to customise products and cutting them into shape.  Moreover, due to the 

proximity of the borehole, as explained earlier, the floor of these areas 

will be covered with an epoxy liner or similar to make it impermeable and 

therefore, potential spills will be tackled and cleaned without even the 

danger of even the remotest leaching danger.  It is reiterated that there is 

no real chance of contamination, considering the nature of the business 

and the precautions taken to make the impermeable concrete flooring. 

AIR QUALITY 

11.8 Unlike most of the neighbouring sites (ready-mix concrete plant and fuel 

service station), the proposal will not generate any emissions, vapours or 

particulates. 

11.9 It must be said that dust from this area is intrinsic to past quarrying 

operations and surrounding restored agricultural land.  Given the nature 

of the business proposed extension and development itself will not have 

any noticeable adverse impact. 

11.10 In addition paving of previously unpaved areas will also address any dust 

emissions arising from the passage of vehicles.   

11.11 Traffic flows in and out of the development during the busiest times of 

the day are less than 10 vehicle trips per hour and therefore in terms of 

air quality, monitoring of Benzene N02 and PM10, relative to baseline data 

from Triq il-Belt Valletta, it is evident that traffic emissions from the 

company’s fleet have no net impact on local air quality, through increase 

in traffic, dust or particulate deposition and other. 
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NOISE AND VIBRATION 

11.12 A reconnaissance of the site and surrounding area was conducted to 

understand and measure the ambient noise environment and 

contributory noise sources.  The site is very far from any sensitive 

receptors. 

11.13 The ambient noise in the immediate vicinity is influenced by traffic 

associated with traffic along Triq il-Belt Valletta which is the major source 

of noise in the area. 

11.14 The proposed operations occurring on site do not produce noise levels 

that are heard from outside the site.  The noise emissions are most likely 

be produced from sheet metal cutting machinery and other cutting and 

puncturing equipment.  This equipment is only be audible from within the 

site and will not constitute a noticeable impact. 

11.15 All equipment will be kept in good state of repair, fitted with appropriate 

acoustic suppression equipment and serviced regularly to minimise noise 

emissions, not only to minimise noise on site, but also to conform to the 

Environmental Management Construction Site Regulations, 2007 (L.N. 295 

of 2007). 

11.16 Again the nature of the business is not such that it requires prolonged 

cutting processes, with most of the drilling and fixing operations that may 

result in noise, happening at the client’s site during installation of the 

products. 

VISUAL IMPACT AND LANDSCAPE  

11.17 The objectives of landscape assessment are to evaluate the present 

landscape and to identify and evaluate anticipated positive and negative 

externalities from the proposed development.  The main sources of visual 

impact arising from such a development stem the external walls of the 

facility, only slightly mitigated by the trees along Triq il-Belt Valletta. 

11.18 All possibilities for the planting of indigenous tree species will be exploited 

and maintained.  This could include compensatory planting along the Triq 

il-Belt Valletta, where it fronts the site.  It is believed that once 

established these trees could also act as an acoustic screen to further 

reduce the noise generated from the road. 

11.19 The site area does not fall within an area of Area of High Landscape Value.  

The assessment was carried out through desktop studies and site 

inspections and evaluated in terms of its landscape and visual 

characteristics, sensitive receptors and overall value.  There is a broad 

spectrum of aspects that need to be examined in order to complete such 

assessment, which involves the understanding between the relationship 

of the different elements that make up the landscape and how the 
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proposed development blends or otherwise within this context, together 

with a consideration of how the proposed extension and the existing 

business operation, will impact on the sensitive receptors (those looking 

towards the site), relating to the actual or perceived visible changes of the 

character and quality of the landscape. 

11.20 It is important to note however, that the perceived visual impact is very 

much a subjective matter given that in this particular location due to the 

number of similar developments and high boundary walls along Triq il-Belt 

Valletta. 

11.21 An impact would be considered insignificant when there would be no or 

little change, such that would not be noticeable or perceived (low value).  

This would likely be much localised, would not ‘overspill’ beyond the site 

boundaries and as such would be small in its scale.  This is exactly the case 

in the extension being considered for sanction given that it has been there 

for more than two decades. 

11.22 Conversely, an impact is considered to be of minor significance when this 

would, although still having a very limited scale, be noticed from outside 

the site boundary (moderate value).  Should these be negative impacts, 

such impacts are likely to be easily attenuated through mitigation 

measures such as planting. 

11.23 In the circumstance where the change in the landscape is dramatic and/or 

be so significant that it would impinge on distance views of the area, such 

impact is considered to be of major significance.  Such impact would have 

a high intrinsic value as it would not be considered one of a temporary 

nature but one which is likely to endure the test of time. 

11.24 As outline earlier, the assessment carried out was based on site 

observations and photographic evidence from the points from vantage 

points to establish the baseline and have an understanding of the features 

and aspects that make up the landscape.  It should be said that the site is 

only visible from the immediate proximity of the site.   

11.25 The sensitive receptors determined during the course of assessment 

clearly included the points from which motorists, tourists, locals would be 

most likely to look out. 

11.26 The development site can only be visible from the road given the exposed 

wall.  As previously observed, views of the site from publicly accessible 

places are very limited.  It is evident that the development will not have 

any noticeable impact and will still be hidden from view, especially once 

the proposed landscaping of the site is established and tree specimens 

mature.   

11.27 Given that this is applicant seeks to sanction an extension that has been 

built over two decades ago, there will be no change in landscape.    
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12.0  Summary  

12.1 The report has done through the main aspects of the development and 

examined the possible impacts of the latter.  The purpose of this last 

section of the report is to provide a summary of the key aspects of the 

development, the potential impacts on its surroundings. 

12.2 The applicant has an experienced professional team that take clients 

order, manufacture bespoke design, deliver and install the products and 

specialise in automation for doors and gates and partners with 

multinational market leader in gate and doors automation technology. 

12.3 It was clearly established that the proposed extension being sanctioned 

does not have any noticeable impacts on its surroundings.  It should be 

emphasised that from aerial photos it is clear to see that the footprint of 

the development predates 1967 and should be considered legal.  It has 

been indeed established that pre 1967 structures are always considered 

as legal, irrespective of where they are located.  Such structures should 

show on the 1967 aerial photos which is the case and as such falling 

within the parameters and provisions of PA circular PA 2/99. 

12.4 The rendering of the site impermeable is the most significant intervention 

that needs to be done to make sure that any doubts will be reconciled.  As 

explained exhaustively in the report, the scale and nature of the business 

is such that there is no possibilities of leaching, yet the close proximity to 

the borehole identified in the local plan, envisages that such precautions 

are taken. 

12.5 Landscaping opportunities are to be exploited whenever these exist.  

Working methods will be employed during the construction and 

operations phases of the development to make sure that any direct or 

indirect adverse impacts are kept to a minimum. 

12.6 As have been seen in this report, the development will not have any 

impact on ecology, agriculture, cultural heritage, landscape, amongst 

others.  All impacts are clearly identified and we believe that these are 

adequately addressed and anticipated.  Consequently, we believe that 

there will be no need of further studies in this regard, especially given an 

understanding of the site and its context.  
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