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This document has been prepared in accordance with the scope of Adi 
Associates’ appointment with its client and is subject to the terms of 
that appointment.  It is addressed to and for the sole and confidential 
use and reliance of Adi Associates’ client.   
 
Adi Associates accepts no liability for any use of this document other 
than by its client and only for the purposes for which it was prepared 
and provided.  Except as provided for by legislation, no person other 
than the client may copy (in whole or in part) use or rely on the 
contents of this document, without the prior written permission of Adi 
Associates.  Any advice, opinions, or recommendations within this 
document should be read and relied upon only in the context of the 
document as a whole.  The contents of this document do not provide 
legal or tax advice or opinion. 
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PROJECT DESCRIPTION STATEMENT 

INTRODUCTION 

1. This Project Description Statement (PDS) describes a proposal by Bank of Valletta 
plc (BOV) to redevelop their premises in Santa Venera to increase office space and 
provide parking spaces on site, see Figure 1. 

2. The applicant is BOV, hereinafter referred to as ‘the Applicant’; the project is 
hereinafter referred to as ‘the Scheme’. 

LOCATION OF SCHEME SITE 

3. The Scheme site is located on Triq Il-Kbira San Ġużepp, corner with Triq Carini. 

BACKGROUND 

4. The Scheme site was originally a printing press.  This eventually became a bank 
building and is currently used as an archive and offices. 

5. Planning permission for the erection of an additional floor above the existing ground 
floor was granted in 2000 (PA/00305/00). 

CHARACTERISTICS OF THE SCHEME SITE 

6. The Scheme site is known as the BOV Wignacourt Centre.  It is currently being used 
as offices and to house the BOV’s archive, see Figure 2. 

7. The Scheme site covers an area of 2,675 m2 and has two floors and a basement.  The 
net office floor space accounts for 2,000 m2 and the net archive floor space accounts 
for another 1,200 m2.  

8. The part of the Scheme site facing Triq Il-Kbira San Ġużepp falls within Santa Venera’s 
Urban Conservation Area (UCA). 

9. The Scheme site includes an internal courtyard that accommodates 15 car parking 
spaces.  There are another 15 car parking spaces in the basement level which is 
accessed through the internal courtyard.  The internal courtyard is accessed through 
a gate on Triq Carini, whilst the basement level is accessed through an access on Triq 
il-Kukkanja. 

10. There are currently 130 persons working in the Centre. 
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Figure 1: Location of site 
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Figure 2: Images of the Scheme Site 

 
 

 
 

DESCRIPTION OF THE GENERAL CHARACTERISTICS 

Land Uses 

11. A detailed land use of the surrounding area was conducted in September 2020  (see 
Figures 3 and 4).  

12. The predominant land use in the area is residential.  In fact the Scheme is located in a 
Residential Area (as per Central Malta Local Plan, see Figure 5).  The residential 
units within the Urban Conservation Area tend to be townhouses.  The ground level 
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is characterised by garages or shops.  This type of dwelling is concentrated along Triq 

Il-Kbira San Ġużepp.  This concentration of older houses along this road reflects the 
linear morphology of Santa Venera.  Other old houses can be found to the north of 
the Scheme site, where the older part of Santa Venera is located.  The rest of the 
area is characterised by a mix of different types of dwellings ranging from apartments 
to terraced houses.  The south-western corner of the area of study includes a 
housing estate (along Triq Pietru Dacoutros).  The third party property abutting the 
Scheme site is a villa. 

13. The area of study includes a number of industrial and commercial premises too.  The 
edge of L-Imrieħel industrial estate is located in the south-western corner of the area 
of study.  The industrial premises include manufacturing companies and small-scale 
light industries such as mechanics.  There are also numerous retail outlets particularly 
shops that are ancillary to the light industry uses in the area. 

14. Agricultural areas are concentrated in the northern part of the area of study.  

15. The area of study includes the BOV Head Office and the BOV Premium Banking 
Centre. 

16. There are multiple community facilities within the Scheme’s area of study.  The area 
includes St Joseph Church and the St Joseph’s Home, the Conservatorio Vincenzo 
Bugeja Residential Homes, the Ministry for Environment, Climate Change and 
Planning and the adjacent Romeo Romano public garden, the National Agency against 
Drug and Alcohol Abuse (Aġenzija Sedqa), the former Istituto Tecnico Vincenzo 
Bugeja and the former Umberto Colosso Complex (which includes multiple 

government services including the Santa Venera Local Council and Aġenzija 
Żgħażagħ), St Michael School and Dar Ħanin Samaritan. 
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Figure 3: Land uses 
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Figure 4: Images of the Surrounding Land Uses  

   

Townhouses along Triq il-Kbira San Ġużepp Apartments in the area of study Agriculture 

   

BOV Head Office St Joseph Church Former Istituto Vincenzo Bugeja 
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Figure 5: Santa Venera Policy Map (Central Malta Local Plan) 

 

Note: Scheme site outlined in blue. 
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Geology and Hydrology 

17. The geological formation in the area of the Scheme site is the Lower Globigerina 
Limestone (Il-Franka), see Figure 6.  Middle Globigerina Limestone is located to the 
south of the Scheme site.   

18. Whilst the former formation is used for construction blocks, the latter formation has 
a marly nature and is too friable for construction purposes.  Nonetheless, the 
geology map shows that this formation is over 90 m away from the Scheme site.  

19. The Scheme site overlies the Mean Sea Level Aquifer.  There are no groundwater 
extraction boreholes in the area and there is no groundwater safeguard zone within 
the Scheme’s surroundings. 

 Cultural Heritage Designations 

20. There are ten scheduled cultural heritage features in the vicinity of the Scheme site, 
see Figure 7.  These are the following scheduled features: 

 Dwelling No. 66 (Grade 1 / Proposed Grade 2 – GN 731/94); 

 Turrett ta’ San Ġużepp (Grade 1 – GN 790/94); 

 Wignacourt Aqueduct (Grade 1 – GN 790/04); 

 Letter Boxes (PB4462, PB4456, PB4463, PB4567) (Grade 2 – GN 829/07); 

 Conservatorio Vincenzo Bugeja  (Grade 2 – GN 628/08); 

 Istituto Tecnico Bugeja (Grade 2 – GN 628/08); and 

 Palazzo Manoel (Casa Leone) (includes Romeo Romano garden) (Grade 1 – GN 
1082/09). 

21. The Aqueduct is the subject of a Conservation Order (CO 230/95 - Government 
Notice No. 13 of 2006) which identifies a 3 m wide buffer zone on each side of the 
monument and its ancillary structures (“such as water towers, fountains, reservoirs and 
underground conduits”). Within this buffer zone, “No new development shall be allowed 
except: a. For the restoration or conservation of the monument itself; b. permitted 
development as at the date of publication of this Conservation Order; and c. the 
maintenance of existing property as per provisions of the Development Notification Order as 
per Legal Notice 126/01 or subsequent amendments”.  The Scheme is just beyond the 3 
m buffer zone of the aqueduct, see Figure 8. 
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Figure 6: Geology map 
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Figure 7: Cultural heritage designations  
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Figure 8: The Scheme site and the Wignacourt Aqueduct  

 
 

THE SCHEME 

22. The Scheme proposes the demolition of the existing structure and the 
redevelopment of the site into a five storey building.  The redevelopment will include 
three basement levels that will be used for car parking and for archival space, see 
Appendix 1.  

23. The first two floors (ground floor and first floor) will cover the whole Scheme site 
footprint.  The second floor will be setback to limit visibility from the other side of 
the road.  Most of the third and fourth floors will be built beyond the UCA 
demarcation. 

24. Planters will be placed on the roof of the second floor.  This roof will also include a 
skylight to increase natural lighting in the building. 

25. The Scheme will result in the provision of 8,745 m2 of office space and 360 m2 of 
archival space.  The latter will be distributed across the three basement levels. 

26. The Scheme will provide a total of 211 car parking spaces including nine accessible 
for all spaces.  Access to the car park will be from Triq Carini.  The Scheme includes 
five bicycle racks to accommodate 10 bicycles.  These bicycle racks will be located at 
basement level -1. 

RESOURCES 

Raw Materials 

27. The main raw materials estimated to be used in the construction of the Scheme are 
shown in Table 1.  

PA/02728/20 - 75a - Valid - Anna Lucia Cantafaro - on behalf of Environment and Resources Authority - 05/11/2020

75a

Page 16 of 40



 
 

 

12 

Table 1: Estimated Raw Materials for Construction 

Materials  Quantity  

Concrete  6500 m3 

Steel  260 tonnes 

Torba  2000 m3  

Tiles  12000 m2 

Glass  300 m2 

 

Energy 

28. A substation will be located at basement level -1. 

29. Since the application is still at outline permission stage it is not clear at this stage for 
which office function the building is going to be used for. 

30. Electricity consumption for the land uses currently occupying the Scheme site in 2019 
was 203 MWh annually. 

31. Energy efficiency measures will be mainly related to minimising energy consumption 
for heating / cooling.  A skylight will be located on the roof of the second floor and 
the planters will provide a cooling effect by absorbing heat and reducing the building’s 
carbon footprint.  The skylight will be made of double-glazed aluminium or PVC. 

32. The Applicant will also consider installing solar panels on top of the Scheme’s roof 
however this will depend on permit conditions. 

Water 

33. Since the Scheme site is currently operational it is connected to the mains water 
supply.  The estimated consumption of fresh water for the Scheme site in 2019 was 
1,024 m3.  Annual water consumption for the Scheme will be estimated at a later 
stage once the operational function of the building will be determined. 

34. Rainwater from the roofs of the buildings will be collected in a reservoir located 
beneath basement level 3, with a total capacity of 795 m3. 

EMISSIONS AND WASTE MANAGEMENT 

Construction Phase 

35. The construction phase comprises the demolition, excavation and construction of the 
proposed development. 

36. The demolition stage will include the stripping of the building fittings and fixtures, in 
preparation for demolition.  Fittings, including doors, windows, electrical equipment, 
etc., will be removed and will be segregated according to their constituent materials 
(wood, aluminium, metal, plastic, glass, etc). 

37. The reinforced concrete slabs will be broken and removed with the appropriate 
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machinery.  Subsequently the supporting walls will be removed.   

38. Demolition works will account for an estimated total of 10,000 m3.  Demolition 
waste will include a mixture of concrete, bricks, tiles and ceramics, and will be 
disposed of at a licensed facility. 

39. Excavation works will generate approximately 28,250 m3 of bedrock (Lower 
Globigerina Limestone) which will not be reused on site and will be disposed of at a 
licensed facility.  The excavation works will reach a depth of 10.2 m below street 
level.  Excavation for the reservoir will be at an extra 2.5 m depth from Basement -3.  

40. There will be relatively little waste generated from the construction phase itself 
(estimated 500 m3). In addition, there may be steel and aluminium off cuts, residue 
inert building material (like broken concrete blocks), and residue timber, as well as 
domestic waste generated by the workers.  When the mechanical, electrical and 
finishing works begin, other wastes will likely include plastic conduit, copper wires 
covered in plastic, off cuts of steel supporting rods and cable trays, ceramic tiles, 
paper and plastic bags for materials, aluminium off cuts, broken glass items, and 
gypsum soffit ceiling parts. 

Operational Phase 

41. The only types of wastes that will be produced during the operation of the Scheme 
will be municipal waste. 

Wastewater  

42. As mentioned, rainwater from the roof of the building will be collected in an 
underground reservoir.  The collected water will be used as second class water for 
fire-fighting purposes as well as for toilets and bathrooms. 

43. Sanitary waste from toilets will be discharged directly to the sewer. 

Emissions to Air 

44. The construction processes are expected to generate minor dust emissions (both 
total suspended particulates and PM10), which are temporary and can also be 
mitigated to some extent.  

45. The Scheme will result in an increase in the number of employees working in the 
Centre, hence it is expected that there will be an increase in traffic on Triq Il-Kbira 

San Ġużepp.  It has been estimated that the Scheme will generate a total of 626 trips 
that is an additional 419 trips from the trips generated by the existing development, 
see Appendix 2.  Green transport issues will be identified in the Transport Impact 
Assessment that is being prepared for the Scheme.  This will also address measures 
to contain the expected increase in private cars attracted by the Scheme. 

Noise and Vibration 

46. The increase in traffic will also result in increased noise emissions, especially on Triq 
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Il-Kbira San Ġużepp. 

47. Vibration is expected during the excavation of the Scheme site. 

CONSTRUCTION TIMING 

48. It is expected that the Scheme will be developed in 30 months from the granting of 
the full development permission assuming no unforeseen delays.  This includes all the 
project phases: site clearance, demolition, excavation, construction and finishing. 

CONSTRUCTION MACHINERY 

49. Table 2 shows the machinery envisaged to be used in the construction of the 
Scheme. 

Table 2: Construction Machinery 

Stage Construction Machinery 

Demolition 
Mechanical shovels 

Excavators 

Tipper trucks 

Excavation 

Brick cutting machine 

Cranes 

Concrete pump 

Rock saw 

Finishing 
Hi-ups 

Cranes 

 

EMPLOYMENT 

50. The existing BOV Wignacourt Centre currently employs 130 persons, whilst the 
Head Office and the Premium Banking Centre that are located in the vicinity of the 
Scheme employ 676 and 110, respectively. 

51. Since the Applicant has not taken a decision on which operations will be relocated to 
the redeveloped Centre, it is not clear how many people will be working from the 
Scheme site. 

POTENTIAL ENVIRONMENTAL IMPACTS 

52. Environmental impacts can be negative as well as positive and their assessment is 
important so as to better define the effects that a development may have on its 
receiving environment.  At this stage in the process, a preliminary list of 
environmental impacts can be identified. 

53. The significant impacts arising from the Scheme are considered to be: 

 Impacts on geology and geomorphology, from site excavation. 

The Scheme involves the excavation of approximately, 28,250 m3 of material 
(primarily rock).  None of the excavated material is to be reused in the new building.  
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Impacts on landscape and visual amenity, arising from the construction and 
operation of the Scheme.   

The Scheme will modify the appearance and character of Scheme site as it is 
currently.  The Scheme currently consists of a ground floor and a first floor.  The 

side of the development facing Triq Il-Kbira San Ġużepp falls within the UCA.  In 
order to reduce the impact on the streetscape, the second floor to the fourth floor 
are receded.  This will screen and reduce their visibility. 

 Traffic impacts, both during construction (including heavy-vehicle traffic) and during 
the operation of the Scheme.   

A Transport Impact Assessment (TIA) will determine the increase in traffic generated 
by the site.  The Applicant will also identify green transport issues and will propose 
measures to reduce private car use by employees in travelling to and from the 
Scheme.  Potential impacts from construction traffic could be mitigated through the 
implementation of a construction traffic management plan as part of the Construction 
Management Plan (CMP). 

 Impacts on air quality, arising from the construction and the operation of the 
Scheme. 

It is expected that there will be some dust generated during the construction of the 
Scheme.  The potential impacts are likely to be short term, temporary and localised, 
and, with proper adherence to the current construction site regulations, dust impacts 
during construction could be limited.  Nevertheless, there are residential sensitive 
receptors abutting the Scheme site.  It has been estimated that the Scheme will result 
in an additional traffic of 419 trips.  The additional traffic generated by the Scheme 
will result in increased emissions of primarily of NO2 and PM10 especially on Triq Il-

Kbira San Ġużepp.  

 Noise and vibration impacts, arising from the construction and operation of the 
Scheme. 

The construction phase will result in an increase in noise and vibration.  This will be 
temporary and localised. 

There will also be increased traffic noise as a result of the Scheme, with impacts on 
the noise climate in the area around the site, both during construction and 
operations. 

 Waste impacts, arising from the construction and operation of the Scheme.   

It is expected that the construction phase will generate mostly inert and non-
hazardous wastes, which will be reused, recycled or disposed of at authorised waste 
management facilities, in accordance with regulations.  During operation, the Scheme 
will generate only municipal waste and in relatively small quantities.      
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 Impacts on energy and water resources, arising from the operation of the 
Scheme.   

Although the Scheme will incorporate some passive design measures to reduce 
energy consumption and will reuse of rainwater, some impacts on energy and water 
resources are likely given the scale of the development and the intensity of use on 
the site.   

 Impacts arising from construction activities, in relation to noise, vibration, 
dust, and surface water management.   

The potential impacts arising from dust emissions during construction are identified 
above.  Any noise and vibration emissions arising during the construction of the 
Scheme are also likely to be short term and temporary as explained above.  
Nevertheless, as mentioned, there are residential sensitive receptors in close 
proximity to the site.  Again, with proper adherence to the current construction site 
regulations, and with the appropriate mitigation measures in place, these impacts 
could be limited.  Measures for mitigating the impact from construction activities, 
including water run-off, will be addressed in the Construction Management Plan 
(CMP).    

 Impacts on cultural heritage, arising from the construction of the Scheme. 

The Grade 1 scheduled Wignacourt Aqueduct runs along the side of the Scheme site 

fronting Triq Il-Kbira San Ġużepp.  The Scheme does not encroach within the buffer 
zone of the aqueduct as designated in CO 230/95 (Government Notice No. 13 of 
2006), and there will be no works to the structure of the aqueduct.  Nevertheless, 
since the Scheme will include excavation works, it is important that the impacts of 
the Scheme, including vibration impacts during construction, are carefully considered 
in advance of works, in order to gauge the precise nature of any potential impacts.  It 
is also important that vibration impacts during the construction are carefully assessed 
and monitored.  

MITIGATION PROPOSALS 

54. Preliminary potential mitigation measures associated with the identified impacts 
arising from the Scheme include: 

 Careful consideration of traffic, both during construction and following the 
coming into operation of the Scheme, including through the inclusion of measures 
addressing construction traffic arrangements and the putting in place of measures 
to reduce the volume of private car traffic to / from the site during operation; 

 Ensuring the adoption of best practice environmental measures throughout the 
construction, including through the preparation of a Construction Management 
Plan addressing measures for mitigating noise, vibration, and dust impacts on air 
quality from the construction works (including construction traffic), as well as 
managing surface water, and the putting in place of appropriate operational 
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monitoring regimes, and having regard to Legal Notice 295 of 2007, the 
Environmental Management Construction Site Regulations (S.L. 552.09);  

 Compliance with all relevant waste management regulations, including for 
contaminated / hazardous wastes, and the adoption of best practice in relation to 
waste management; and 

 Assessment of all the potential impacts, including vibration impacts during 
construction, on the Grade 1 scheduled Wignacourt Aqueduct, having regard to 
the buffer zone for the monument identified in CO 230/95 (Government Notice 
No. 13 of 2006), and the impact on the structural integrity and visual setting of 
this Grade 1 scheduled structure. 
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Appendix 1: Plans, Elevations, Section and 3D Views 
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Our ref: BOV002 
PA ref: PA/02728/20 
 
 
6th October 2020 
 
 
 
Environmental Assessment Unit 
Environment and Resources Authority 
Hexagon House,  
Spencer Hill, Marsa,  
MRS 1441 
 
 
 
Dear Ms Azzopardi, 
 
Subject:  PA/02728/20: 
  Redevelopment of BOV Wignacourt Centre 

 Triq il-Kbira San Ġużepp / Triq Carini, Santa Venera 
 

1. Adi Associates was commissioned by Bank of Valletta plc to estimate the Annual Average 
Daily Traffic (AADT) in response to a letter by the Environment and Resources Authority 
(ERA), dated the 28th May 2020, that asked to: 

… submit the current traffic flows and the projected increase in traffic flows in Annual Average 
Daily Traffic (AADT) taking into consideration all the development interventions on site. This 
information is to be incorporated in the PDS. 

DESCRIPTION OF THE EXISTING DEVELOPMENT 

2. The proposed development (hereinafter referred to as the Scheme) is located on Triq San 

Ġużepp corner with Triq Carini, see Figure 1.  It is known as the BOV Wignacourt Centre. 

3. The Scheme site covers an area of 2,675 m2 and currently has two floors and a basement.  
The net office floor space accounts for 2,000 m2 and the net archive floor space accounts for 
another 1,200 m2. 

4. It includes an internal courtyard that accommodates 15 car parking spaces.  There are 
another 15 car parking spaces in the basement level which is accessed through the internal 
courtyard.  The internal courtyard is accessed through a gate on Triq Carini. 

5. There are currently 130 persons working in the Centre. 

PA/02728/20 - 75a - Valid - Anna Lucia Cantafaro - on behalf of Environment and Resources Authority - 05/11/2020

75a

Page 36 of 40



 

2 
 

DESCRIPTION OF THE PROPOSED SCHEME 

6. The Scheme proposes the demolition of the existing structure and the redevelopment of 
the site into a five storey building with three basement levels that will be used for car 
parking and for archival space.  It will result in the provision of 8,745 m2 of office space and 
360 m2 of archival space.   

7. The Scheme will provide a total of 211 car parking spaces including nine accessible for all 
spaces.  Access to the car park will be from Triq Carini.  There are also five bicycle racks 
that will be located at basement level -1. 

8. The changes in archival area were not taken into account as this was considered as ancillary 
to the office space. 

AADT 

9. The Annual Average Daily Traffic (AADT) is the total traffic that passes along a road 
throughout a year, divided by 365 days.  It is an average value that includes weekdays, 
weekends, holiday periods, Christmas peaks, etc.  In this regard, land use specific trip 
generation rates are similar since they are derived from surveys undertaken during normal 
conditions on an average day. 

10. The trip rates used for the existing development are based on surveys undertaken at a small 
office that match the employee density of the current office building.  On the other hand, 
trip rates used for the Scheme are based on surveys undertaken at a number of large offices 
across the Maltese Islands over the past few years.  Since the Scheme is still at an Outline 
Development Permit phase and the Applicant has not yet decided which functions of its 
operations will be assigned to this building, these trip rates are considered relevant since 
they are based on a mix of different types of offices.  The surveyed offices include the Gasan 

Centre in Mrieħel, the Portomaso Tower, the Kappara Business Centre, the Marina 
Business Centre in Ta’ Xbiex, and the Cornerstone Business Centre in Mosta1. 

11. It is assumed that the Scheme (offices) will mainly operate from Monday to Friday hence the 
trips presented in the table below relate to a typical weekday. 

Current Situation 

12. The hourly estimates for the current building on site are shown below.  The current AADT 
for the existing development has been estimated to be of 207 vehicles. 

 

  

                                            
1 Office trip rates are based on Gross Rentable Area of each respective site, provided by Clients or extracted from 
plans. 
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Table 1: Estimated hourly trips for the existing office space 

Time IN OUT Total 
05:00 0 0 0 
06:00 15 0 15 
07:00 53 8 61 
08:00 23 0 23 
09:00 8 0 8 
10:00 8 23 31 
11:00 0 8 8 
12:00 23 15 38 
13:00 15 0 15 
14:00 0 15 15 
15:00 0 8 8 
16:00 0 31 31 
17:00 0 37 37 
18:00 0 0 0 
19:00 0 0 0 
20:00 0 0 0 
21:00 0 0 0 
Total 145 145 290 

 

((290 vehicles x 5 days) + (0 vehicles x 1 day) 
+ (0 vehicles x 1 day)) / 7 days = 207 vehicles 

 

Projected Situation 

13. The hourly estimates for the Scheme are shown below.  The AADT for the proposed 
development has been estimated to be 626 vehicles. 

Table 2: Estimated hourly trips for the Scheme 

Time IN OUT Total 
05:00 0 0 0 
06:00 11 0 11 
07:00 80 10 90 
08:00 144 9 153 
09:00 56 48 104 
10:00 22 29 51 
11:00 15 18 33 
12:00 22 31 53 
13:00 40 31 71 
14:00 17 21 38 
15:00 19 17 36 
16:00 5 66 71 
17:00 6 114 120 
18:00 1 37 38 
19:00 0 7 7 
20:00 0 2 2 
Total 438 438 876 

 

((876 vehicles x 5 days) + (0 vehicles x 1 day) 
+ (0 vehicles x 1 day)) / 7 days = 626 vehicles 
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CONCLUSION 

14. It has been estimated that the existing development generates 207 trips AADT whilst the 
Scheme (PA 02728/20) is expected to generate 626 trips AADT.  Hence the Scheme will 
result in an additional 419 trips AADT.   

15. I trust that the above is to the satisfaction of the ERA.  Should you require further details, 
please do not hesitate to contact the undersigned. 

 

Kind regards, 

 

 
 
 
Andrea Pace 
Adi Associates Environmental Consultants Ltd 
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Figure 1: Location of site 
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