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1.1

This report describes the partial review of the Grand Harbour Local Plan (GHLP) approved in
2002 and the South Malta Local Plan (SMLP) approved in 2006 which is necessary to take
into account Government’s plans to consolidate and rationalize sports facilities in the
Maltese Islands, with particular focus on the Marsa Sports Centre and the Horse Racing
track and their environs.

1.2

The objectives of the review are:
•

To extend and upgrade the horseracing track to accommodate international flat and
trotter races with additional international standard equestrian facilities such as show
jumping and dressage. Investment in supporting parking facilities and improved
public access are also contemplated;

•

To upgrade all the existing sports facilities (including polo, rugby, football, baseball,
softball etc.) and add new facilities such as indoor archery and the identification of a
new pitch for cricket;

•

To extend the golf course towards the site currently occupied by the Government
farm at Ghammieri in order to promote the international dimension of this sport whilst
rendering it more accessible to a wider spectrum of Maltese society;

•

To consider limited, high quality commercial and tourism development which
integrates with the site context in order to sustain the economic viability of the sports
facilities. This development should not compromise the predominantly open space
character of the Marsa Sports Complex, should be of high quality and should
integrate with the existing environment rather than dominate it;

•

To facilitate access in general. To give particular attention to vehicular circulation and
parking plans for the area in consultation with ADT with some emphasis on the
stretch of road WA19 to EA21 part of the TEN-T network. In such cases, third party
interests should not be prejudiced;

•

To improve public access and informal recreational areas, especially in areas which
are currently underutilised. The new facilities could include bicycle, walking and
jogging lanes;

•

The development surrounding the Marsa Sports Complex, as shown in the annexed
MAP A, should be of high quality. It is not excluded that the evolution of the project
might take into consideration land immediately contiguous to the boundary of the site
as indicated in MAP A (as published with the objectives).

These objectives were published on the 15th November 2009 and representations were
invited from the public until the 24th of November. This first stage consultation generated a
total of 17 submissions which were taken into account in the drafting of the revised policies.
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1.3

The revisions were published for consultation on the 28th of October 2010 and a period of six
weeks, up to the 9th of December, was allowed for the submission of representations from
the public. Four submissions were received by the closing date of this second stage
consultation and a summary with MEPA responses is included as an appendix with this
report. The specific sites relevant to the public submissions are shown on Figure B. Only
minor amendments to the wording of revised policy GM15 have been carried out following
this second consultation.

1.4

The proposed revisions affect the following policies in the 2002 GHLP:
(i)

GT 01 – Road Hierarchy

(ii)

GT 02 – Junction Improvements

(iii)

GM 06 – Ta’ Ceppuna Access Road

(iv)

GM 09 – Changes to Bus Routes

(v)

GM 11 – Site of Scientific Importance

(vi)

GM 12 – Main Areas of Open Space

(vii)

GM 14 – The Horse Racing Track Area

(viii)

GM 15 – Marsa Park Development Area

the following maps in the GHLP:
(i)

Figure 06 – General Proposals Map

(i)

Figure 12 – Marsa Inset Map

(ii)

Figure 14 – Marsa Transport Strategy

(iii)

Figure 15 – Marsa Park Development Strategy

and the following maps in the SMLP:
(i)

LU2 – Luqa (Hal-Farrug\Ghammieri) Policy Map

(ii)

LU 8 – Luqa East Environmental Constraints Map

A new policy GM24 to guide the development of the Marsa Sports Complex has been
added. The draft new/revised policies are included in the following paragraphs and are
highlighted in bold text followed by the supporting justification. A policy map (Figure A) is
also attached with this report, the contents of which shall replace those in the maps quoted
above. All other parts of the 2002 GHLP and its 2007 revisions (text and maps) and the 2006
SMLP (text and maps) are proposed to remain unchanged.

Approved Document March 2011

4

'

'

2.1

Revisions to policy GT01 were necessary as the priorities for the improvement of the
arterial road network is not MEPA remit and should not be controlled by the Local Plan.

GT01

Road Hierarchy

A hierarchy of roads is indicated on the General Proposals Map and the Transport Diagrams for
specific areas. The classification of roads follows the system given in the Structure Plan (Structure
Plan Policies RDS1 and RDS2).
The hierarchy will be used to define roads in order of their importance for traffic circulation; as a
guide for road investment (new construction, maintenance, upgrading); traffic management
(including road marking), and the consideration of development applications. The arterial roads will
form the strategic highway network. The main elements will be:
Arterial Roads
Triq Dicembru 13, Triq Aldo Moro, Triq Il-Labour, Vjal Sir Paul Boffa, Triq Kordin, Vjal It-28 Ta’
April, South Harbour Link Road (Proposed), Vjal Kottoner.
District Distributor Roads
See area policies

Relevant
policies:
GT02,03,
GV04,05,GF04,05,
GM03,07,13,GI05,
GB04,05, GL05,
GG04, GK05, 06.

The Structure Plan emphasises the need to introduce a hierarchical road system to
channel traffic onto appropriate roads, thereby controlling the impact of traffic
elsewhere. Such a system is also important to assist in prioritising road construction,
repairs and traffic management, and in the assessment of development applications.

The arterial road system is intended to carry most longer distance and heavy traffic, providing links
between various parts of the Island. Street parking and direct frontage access will be kept to a
minimum, and a high priority will be given to road improvement and traffic management measures to
assist traffic flows.
The district distributors are important routes connecting the major residential and employment districts
of the Plan area to each other, and to the arterial routes. Heavy commercial traffic will be allowed on
most of these roads, but will not be encouraged where satisfactory alternative routes exist on the arterial
routes. Street parking and direct frontage access will be strictly regulated.

2.2

Policy GT02 (and the General Proposals Map) needs to be revised to bring it in line with
the revisions made to general policy GT01 and remove reference to the junctions on the
South Harbour Link Road.

GT02

Junction Improvements

The main traffic circulation system includes major junctions of national importance as part of the
arterial road network. The MEPA will encourage the respective implementation authorities to
upgrade existing junctions which are not coping with the volume of traffic using them. These are
indicated in the Inset maps as appropriate. Development permission will not be granted for
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development which might adversely affect these sites in order to safeguard junction redesign
requirements. This also applies to other sites earmarked for future transport infrastructural projects.
Policy GT01 emphasises the need to have a good road system in the Local Plan area, especially where these
have national significance. This policy complements the latter by indicating those areas which need to be
safeguarded so that junction improvement can take place.
It has to be emphasized here that although the need to improve the traffic circulatory system is stressed, this
has to be seen within the overall strategy as laid out in the Structure Plan to improve public transport. These
policies do not replace the overall policies and it must be underlined that road improvements have to take
place in parallel with improvements in the public transport service. Solving one aspect alone will not result
in solving the overall transport problem. An integrated approach is vital.

2.3

The revisions to policy GM06 were necessary to bring it in line with the provisions of the
new policy GM24 for the Marsa Sports Complex which envisages the potential to close this
road to through traffic, hence partly addressing the circulation issues and the conflicting
demands on transport by different users of the regenerated sports complex.

GM06

Ta’ Ceppuna Access Road

As part of the development of the Marsa Sports Complex proposed under policy GM24, MEPA will
favourably consider the downgrading of Ta’ Ceppuna Access Road as a vehicular access to the sports
facilities only with no through traffic allowed between Triq Aldo Moro and Qormi.

Relevant
policies:
GT04,09,
GM04, 11.

The Ta’ Ceppuna Access Road is the entry point to a variety of sports and social
facilities located at Ta’ Ceppuna, and is also a popular tree-lined lane for horse riders,
joggers and others.

The Local Plan supports the retention of these facilities in this location and moreover envisages the road
as an important link in a long distance footpath extending to Wied il-Kbir and beyond. However, the
road is sometimes used by drivers as a short cut, often causing a potentially dangerous situation. This
policy is intended to eliminate traffic problems.

2.4

Revisions to policy GM09 were necessary to allow consideration of other alternative
locations for the siting of the public transport interchange in line with the transportation
plans of Transport Malta.

GM09

Changes To Bus Routes

In order to promote improvements in public transport, and to facilitate better and safer access to both
residents and commuters, the MEPA will support:
• the re-routing of public transport through the centre of Marsa;
• the eventual development of a public transport interchange at Marsa in accordance with policy
COM 4 of the Structure Plan; and
• the introduction of special ‘race day’ minibus services from neighbouring areas to the horse
racing track, and any necessary bus parking facilities.

Currently, many bus routes serving the south and east of Malta follow Triq Nazzjonali but
do not enter Marsa itself, with the result that residents are usually faced with either a long,
GT05,06, GV07,
indirect walk or a short, dangerous crossing of the arterial road in order to catch a bus or
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Relevant
policies:

GF05,
GM05, 07,15,16,22.

to get home.

This situation is exacerbated by the change in level between Triq Nazzjonali and most parts of Marsa. It
is therefore considered appropriate to seek the re-routing of south and east bound buses through the
centre of Marsa, which is quite possible to achieve, and in the longer term, to press for the establishment
of a public transport interchange in this strategically significant area.

2.5

The revisions to policy GM11 were necessary to take into account the provisions of the
new policy GM24 for the Marsa Sports Complex which envisages major upgrading of the
sports facilities and supporting amenities. However, the environmental value of the site is
still acknowledged and any development must be carefully assessed for its impacts on the
hydrology, geomorphology and Quaternary paleontology of the site.

GM11

Site Of Scientific Importance

An area of geological importance has been identified as indicated on the Inset Map. Any works
proposed to be carried out on or in the vicinity of this area which require development permission
must be assessed in relation to their effect upon the geological significance of the site.

Relevant
policies:
GC01,02,06,
GE01,
GM06, 12, 14, 15.

2.6

The ‘Marsa Plain’ is one of only two examples in the Maltese Islands of an extensive
flood plain. It is of scientific significance in terms of hydrology, geomorphology and
Quaternary paleontology, and is classified as Level 2 under policy RCO 2 of the
Structure Plan. Any development applications will be examined against the scientific
importance of the site.

The revisions to policy GM12 were necessary to take into account the provisions of the
new policy GM24 for the Marsa Sports Complex which envisages a re-designed alignment
of Triq Dicembru 13. An area of land within the Marsa Park Development site and zoned
for recreation in the 2002 GHLP, will be designated as part of the Marsa Sports Complex
by this Review.

GM12

Main Areas Of Open Space

The lands on either side of Triq Nazzjonali in the vicinity of the centre of Marsa (except for the aged
persons’ home site); at the eastern end of Triq il-Kapuccini; and at Spencer Hill, as shown on the
Marsa Inset Map, are designated as Areas of Open Space. Development of these areas for any
purpose which is in conflict with their present use that is for the enjoyment by the general public for
outdoor recreation on a non-commercial basis will not be permitted.

Relevant
policies:
GE02,
GM11, 13, 15, 16.

Population densities in the Grand Harbour area are high, and areas of open space
available to the public for recreational purposes are limited. Although Ta’ Ceppuna
is close, and it is an intention of the Local Plan to make this area more accessible,
space within the built up area for quiet leisure enjoyment is still limited.

The aim here is both to safeguard existing and potential areas of open space, and to designate new areas
as appropriate. Once such areas have been identified and safeguarded, it will be important for the local
council and for the Environment Department to co-operate in ensuring that the development and
management of these areas is properly undertaken.
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2.7

The revisions to policy GM14 were necessary to take into account the provisions of the
new policy GM24 for the Marsa Sports Complex which enlarges the site for sports facilities
and supporting amenities. An area currently falling within the boundary of GM14 will be
designated as part of the Marsa Sports Complex by this Review. The provisions on horse
racing facilities as acceptable land uses north of the racing track are still deemed as
relevant to guide the development of this area, especially as it is already established for
these types of uses. However, it should be ensured that other uses, especially residential,
are compatible with the primary designation of the area.

GM14

Acceptable uses north of the Horse Racing Track Area

Horse racing related facilities (excluding Use Classes 12 to 16 of the Use Classes Order, 1994 as
amended) will generally be acceptable in the mixed use area immediately north of the stand, subject to
Structure Plan policies BEN 1, 2 and 3.

This policy relates to the area of land north of the existing grand stand of the racing track, bounded by
the Tad-Dwieli stretch of the Marsa-Hamrun by-pass and Triq Dicembru 13, forming part of a wider
zone of mixed use. The area already accommodates horse racing related facilities such as stables,
maintenance and repair of racing equipment, betting shops and some general retail outlets. This policy
supports this primary use and prohibits industrial uses, in principle. Other uses can be considered within
the overall objective of mixed use zone predominantly for horse racing related activities.

2.8

The revisions to policy GM15 were necessary to take into account the site boundary of the
new policy GM24 for the Marsa Sports Complex which envisages major upgrading of the
sports facilities and supporting amenities and the re-designed alignment of Triq Dicembru
13 by Transport Malta. Specific land allocations for recreation, peripheral landscaping and
a public transport interchange will be removed from policy GM15 by this Review, although
the policy requirement for a determinate amount of space for recreation and peripheral
landscaping will be retained.

GM15

Marsa Park Development

In accordance with Structure Plan Policy COM 4, a Marsa Park Opportunity Area is identified on
Inset Map, Figure 12. The Opportunity Area must include the following land uses:
a) Class 5 (Use Classes Order, 1994 as amended) offices provided the maximum floorspace does not
exceed 60,000m²;
b) Class 4 (Use Classes Order, 1994 as amended) showrooms (display and sale of bulky goods) only
provided the maximum floorspace does not exceed 20,000m², and provided the goods do not fall
within the following: pharmacy, butcher, grocer, bakery shop, stationery, ironmongery, giftware,
toys, clothes, shoes, videos, hair and beauty items, haberdashery, confectionery, florist, electronics,
spectacles);
c) Class 11 and 12 (Use Classes Order, 1994 as amended) light industry allocated for Small &
Medium Enterprises, provided the maximum floorspace does not exceed 16,000m² and Class 17
(Use Classes Order, 1994 as amended) warehousing provided the maximum floorspace does not
exceed 10,000m²;
d) a mix of Class 1 (Use Classes Order, 1994 as amended) dwellings aimed at addressing local needs
provided the maximum floorspace does not exceed 62,000m²;
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e) supporting leisure and recreational amenities to the main uses (office, retail and residential)
provided the floorspaces for these supporting amenities are proportionately reduced from the
thresholds stipulated in (a), (b) and (d) above;
f) a landscaped recreational area for public use of not less than 7% of the site area;
h) a peripheral landscaped zone (visual corridor) of not less than 13% of the site area as planning
gain.
The following criteria also apply:
1. The overall design of the development should reflect the importance of the main approach to
Valletta, especially long distance views and the conurbation from the airport and the South of the
Island. Consideration is to be given to the treatment of the visual corridor of the arterial road in
terms of planting and landscaping.
2. The Planning Authority requires the adoption of the Floor Area Ratio (FAR) as defined in
paragraph 1.7 of Development Control Policy and Design Guidelines 2000 (as subsequently
amended), for zones (a) to (d) indicated above, provided the criteria for the overall design
mentioned in (1) above are respected.
3. The development should also include the redesign and improvement of the highway network in
the proximity of the site.
4. The development should integrate with the town of Marsa and with the ‘Ta’ Ceppuna’ area
through formal pedestrian links.
5. An outline development application for the whole of the Opportunity Area indicating the phasing
of the project must be submitted to MEPA. The basic infrastructure facilities, such as the
upgrading of the highway network and the construction of car parks, must be taken in hand in a
phased manner in accordance with guidance from a Traffic Impact Statement (TIS) and a
Construction Management Plan approved by MEPA.

Relevant
policies:
GN03,04,
GS05,06,07,10,
GT01,02,05,09,10,14,
GE02,06,
GC01,06,
GD06,07,09,10,
GV07,24,
GF15,
GM05, 09,11,12,13.

The area proposed as an ‘Opportunity Area’ is not used intensively and is partially
affected by road proposals or by existing roads. Incremental and sporadic development
has resulted in an inefficient layout of the space which is available. The three ‘farms’
which operate in this area are currently surrounded by busy arterial roads. A number
of garage workshops, storage buildings and yards exist; with about 12 houses on the
northern edge of the site facing Triq it-Tigrija. A furniture showroom is located
adjacent to Triq Aldo Moro. Several derelict areas are apparent.

The Structure Plan cites ‘Marsa Park’ as a general location for a ‘multi-use area in a woodland setting,
outside the existing peripheral roads.’ This policy interprets more fully and adds detail to the Structure
Plan proposal, aimed to positively enhance and upgrade the amenity of the area. The land use
allocations are shown in diagrammatic form on the Marsa Park Development Strategy map.
Offices
The Structure Plan attempts to match numbers of households and jobs according to locality, in an effort
to reduce travel demand and provide employment near where people are already living. It is envisaged
that some 1000 - 1250 new office jobs should be available in the ‘Marsa Park’ area.
Approximately 60,000m² of floorspace are allocated for office use. It is expected that the office
elements of the overall scheme will be grouped together on one part of the site, possibly in an internal
courtyard type of arrangement. It is required that the offices, should be located on the western part of the
site adjacent to the interchange, forming a peripheral barrier which visually protects the remainder of the
area; and acts as a focal point. Vehicular access directly off the arterial road should be investigated.
Showroom Uses
About 20,000m² of floorspace are allocated for showrooms. As the site could attract entrepreneurs
willing to invest in the larger type of retailing project, it is very important to prevent negative effects on
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existing Town Centres. Therefore, retail outlets (including those selling clothing, footwear and fashion
goods) which could pose a threat to these established town centres will not be permitted.
Warehouse / Industry Site
About 16,000m² of floorspace have been allocated for SME industrial uses and 10,000m floorspace for
warehousing, including a part which is currently occupied by a business concern. This area is on the
eastern edge of the site and can be accessed from Triq it-Tomba, making it unnecessary for commercial
traffic to enter the main part of the site. The proposal involves the utilisation of former highway land,
no longer required as such because of the proposed change in alignment of Triq Dicembru Tlettax. The
site is well located in terms of the arterial road network and the port, and is appropriate for these types of
use.
Residential
A noticeable trend, which the Structure and Local Plan are both seeking to reverse, is the loss of
residential population in the Grand Harbour area. Although heavy stress is laid upon improvement of
existing dwellings, opportunities should also be considered for the construction of new residential
accommodation within the defined Urban Development Boundary, to allow for loss of housing due to
reduced densities, clearance of old property, and change of use.
About 62,000m² of floorspace are designated for residential use. The residential use would be related to
other proposals for the future of existing housing at Albert Town, as a long term relocation site for
housing in that area, and to allow for general replacement of housing where clearance or improvement
of property has caused the overall housing total to be reduced.
Since the Local Plan looks ahead for 10 years, it is clear that the long term future of Albert Town as a
residential location is problematic. However, any serious proposals for eventual replacement of housing
will be dependent on the availability of alternative sites in the general area of Marsa.
Landscaping and Planting
The area boasts significant tree cover and the development will try to retain and augment these trees and
shrubs. It is expected that the entire site will be the subject of a landscaping plan, the object being to
provide shade and screening, and to help integrate the various components of the scheme. It should aim
for a planting scheme which runs internally through the site, and which adds to the ‘visual corridor’
through which Triq Dicembru Tlettax is expected to follow. A planting strip will therefore be required
along that edge of the site abutting the arterial road, and should contain large trees as well as appropriate
ground covering shrubs. Landscaping works will also be related to the pedestrian route network running
through the site.
Pedestrian Links to Other Areas
To ensure that development of this area is well integrated with the town of Marsa and with the Ta’
Ceppuna area, it is proposed that formal pedestrian links are established with these locations, including,
where necessary the provision of pedestrian bridges crossing Triq Dicembru Tlettax.

2.9

This new policy (GM24) was required to take forward the broad objectives of the Partial
Review of the Grand Harbour and South Malta Local Plans to extend and upgrade the
horseracing track; to upgrade all the existing sports facilities and add new facilities; and to
consider limited, high quality commercial and tourism development which integrates with the
site context in order to sustain the economic viability of the sports facilities.
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GM 24

The Marsa Sports Complex

The area of land shown on Figure A (Marsa Inset Map (Figure 12) in the Grand Harbour Local
Plan and Maps LU2 and LU8 in the South Malta Local Plan) is designated as the Marsa Sports
Complex to enable the provision of the necessary facilities to ensure the highest standards of
equestrian and international sports and enable competition in the international scenario of
sporting events.
MEPA may favourably consider development applications on the site shown on Figure A
following the approval of an environment and development brief for the whole area prepared
within the context of this policy. The Brief should include provisions on:
(i) The Land Use Framework
The land uses may include the following primary facilities, amongst other equestrian and sports
uses:
• international standard facilities for horse racing (trotter and flat) and equestrian
sports (polo, show jumping, dressage) with training areas and stables,
• golf and a golf academy,
• sports facilities for football, handball, softball, tennis, rugby, and cricket with
associated permanent and/or temporary spectator stands;
• an indoor archery complex;
• an indoor pool;
• a high performance training centre;
• cycling and jogging tracks
and may include other supporting facilities such as clubhouses, Class 4 retail outlets, Class 5
administrative offices, Class 6 food and drink outlets, Class 9c leisure and assembly (or similar
gaming and betting uses), a hotel and child care facilities.
It is essential that the distribution of land uses between primary and ancillary facilities, both in
terms of site coverage and floorspace, achieves the objective of the designation of the site as a
sports complex with a predominantly open space character.
(ii) Development Density
• the total built footprint (roofed over areas) does not exceed 60, 000sqm;
• the development density does not exceed 114,000sqm in gross developable floorspace
(GDF);
• the total gross developable floor space may be increased by an additional 10% over the
limits set above provided that the development achieves higher design and
sustainability standards than required by this policy and other local and international
standards normally adopted for such schemes to the satisfaction of MEPA and other
relevant regulatory agencies. The additional floor space may be used for any of the
primary or ancillary uses as defined by (i) above;
(iii) Transportation
• the plan provides adequate and safe access to, and within, the site for private vehicles,
public transport, pedestrians and person with disability to the satisfaction of MEPA,
Transport Malta and the National Commission for Persons with Disability, taking into
account the need to separate circulation routes for horses and other users. Alterations
to public roads within the site to accommodate the development need to be approved
by Transport Malta and designed as part of this scheme. Any proposal to severe the
existing Ta’ Ceppuna link road or Marsa Road needs to ensure that third party access
rights are safeguarded;
• car parking facilities for visitors, athletes and employees with the possibility for dual
use for a park and ride scheme are provided. The number of car parking spaces needs
to take into account the overall car parking provision in the area, especially public car
parks and/or park and ride and provision of public transport facilities;
• the plan provides adequate lorry and horse trailer parking facilities;
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(iv) Urban Design
• the design of the scheme (site layout, arrangement of buildings and uses, their
relationship to their surroundings, building volumes, massing and heights, hard and
soft landscaping, architectural design, colour and materials) respects the open
character of the area, minimizes visual impacts on short distance and strategic views
and the skyline and provides a pleasant overall experience to visitors and athletes
through quality architectural and landscape design. Preferably, no built structure
should be higher than 20m above mean sea level. A higher landmark building may
only be favourably considered if MEPA is convinced of its essential contribution to the
overall design strategy, that it relates well to existing and planned taller buildings in
the area and that it will enhance the image of the site and its surroundings;
(v) Environmental Sustainability
• the scheme adopts environmental sustainability features such as conservation of
energy and water, renewable energy generation and reduction of waste, and minimizes
impacts on hydrology, ecology (particularly the ecologically sensitive areas),
biodiversity (especially mature trees) and cultural heritage (especially buildings of
architectural merit, archaeological remains and the landscape);
(vi) Planning Gain
• an easily accessible public picnic area of not less than 7,000sqm and other public open
spaces, possibly in the form of a linear park, are included in the scheme;

(vii) Utilities
• a utilities plan which does not adversely affect the national storm water channel
running through the site or its links to the channels outside the site is provided.

The site, with an area of around 75.5 ha, currently accommodates, in its northern portion an equestrian
racing track with spectator facilities, polo and horse riding, owned by the Government and run by a
number of equestrian clubs, and is predominantly open with few built structures. The horse racing track
at Marsa is a very popular facility that draws large crowds on race days. A public car park is located at
the western perimeter and an area of agricultural land on the east. The area also includes hard surface
open courts used for basketball, netball and volleyball. The southern portion of the site, separated from
the northern side by Ta’ Ceppuna Road and a water channel, is also predominantly open but with a
stronger “green” feel. It currently accommodates an 18-hole golf course and outdoor sports facilities
such as tennis, cricket, and other facilities such as billiards, swimming pool and a fitness centre,
managed by the Marsa Sports and Country Club, an Athletics Stadium run by the Malta Amateur
Athletic Association and multipurpose pitches and courts predominantly used for football, rugby,
baseball and softball and archery managed by the Kunsill Malti g all-Isport. The southwestern portion
of land beyond Triq il-Marsa is predominantly agricultural land forming part of the Ghammieri
experimental farm. A hydrology/sanitary canal runs along Ta’ Ceppuna Road and continues towards the
sea through Marsa and links to the wider storm water run-off channels from Qormi, Siggiewi and
Zebbug. This canal and watercourses also have historical and ecological value. Archaeological remains
have also been found within the golf course area.
Access to the site is from Triq Aldo Moro, an arterial road, on the east, from a road leading onto Triq
Dicembru 13 on the north and from Triq l-Iljun on the west. The latter road is also used for kerb side
trailer parking. Ta’ Ceppuna Road traverses the site and links Triq Aldo Moro to Qormi and also serves
as the main access to other sports facilities. Triq il-Marsa and Triq L-Iljun follow the southern and
western perimeters of the site.
The site is surrounded by a mix of uses with a rather poor external environment including industrial,
commercial and stables to the north, the predominantly industrial and commercial area of Albert Town
to the east, the Marsa Industrial Estate and the Ghammieri experimental farm to the south, and another
industrial zone, including a shopping mall and the vacant Lowenbrau factory to the west. A residential
neighbourhood faces the proposed extension to the golf course.
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Although the landscaping belt helps to provide some visual buffer to Triq Dicembru 13 and Triq Aldo
Moro along the eastern perimeter of the site, noise disturbance from the considerable volumes of traffic
can be a cause for concern. The need for improved equestrian facilities, a golf academy, a high
performance training centre, improvement of facilities for cricket, accommodation for visiting
sportsmen, segregation between equestrian and golf, access and car parking, sewage overflows and
general maintenance are other issues which need to be addressed. As the site lies within a major flood
plain, impacts on hydrology and storm water and sewerage management should be a major consideration
in any development proposal.
MEPA and the Kunsill Malti ghall-Isport recognize the potential to create a holistic sports complex
offering facilities of international standard for equestrian and similar pursuits, golf, archery, rugby,
cricket and other sports together with other amenities for athletes which can become a major visitor
attraction for locals and foreigners alike. The policy provides the development parameters, such as a
diverse range of land uses, site coverage and development density, and design criteria, such as building
heights, which MEPA will adopt to prepare or evaluate a development brief for the site. It also identifies
those features of the site which due to their environmental value, need to be conserved. MEPA will
strive for excellence and high quality design and protect those features of the site which give it its
character – namely its openness, low density and park setting.
With a total site area of 75.5ha, the built footprint of 60,000sqm would result in an overall site coverage
of around 8%. The built footprint is measured along the external perimeter of the structure for all roofed
over areas (including internal courtyards). The gross developable floor space (GDF) is also measured
along the external perimeter of the structure at every level (including internal courtyards).
The built footprint (60,000sqm) and development density figures (114,000sqm GDF) were derived after
considering the objectives of greatly improving the standard of the sports and equestrian facilities,
widening the range of supporting uses and safeguarding the environmental qualities of the site. Although
the subdivision of the built footprint and GDF by land use has not been included in the policy to allow
more flexibility to the developer in the allocation of floor spaces, the proposed land use framework
should prioritise sports uses in respect of the main thrust of this policy. It is also expected that the bulk
of the floorspace for ancillary uses will be allocated for the Grand Stand of the revamped racing track
and a high quality hotel. The scale of other ancillary uses should also be well integrated within the
holistic land use framework and fully justified by the developer.
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3.1

'
Revisions to the South Malta Local Plan (2006) maps LU2 and LU8 were necessary due to
the designations in the plan on the land allocated for the extension of the golf course by
this Review. Map LU2 designates this site as part of the Ghammieri Experimental farm and
Map LU8 designates the site as an agricultural area subject to policy SMAG01. These
designations need to be removed as they would prejudice the objective of the Review to
extend the golf course towards the site currently occupied by the Government farm at
Ghammieri.

3.2

Other designations include a valley protection zone subject to policy SMCO07, an Area of
Ecological Importance subject to policy SMCO03 and part of the Aquifer Protection Zone
subject to policy SMCO08. This group of policies in the SMLP is, mostly, general in nature
and applicable to all the SMLP area, and thus there was no need to revise their wording.
Although the protective designations of a valley protection zone and an aquifer protection
zone will not appear in the revised plan, provisions in the new policy (GM24) for the site
seek to ensure that the issues related to water management are fully taken into account by
any future development proposal.

Approved Document March 2011
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4.1

+

"

In line with the requirements of the Strategic Environmental Assessment (SEA) Regulations,
2005 (L.N. 418 of 2005), an SEA is to be carried out on plans and programmes (as defined
by the same regulations) which are likely to have significant effects on the environment.
Regulation 3 (1) requires proponents of a plan or programme to notify the Competent
Authority of the intention to prepare such plan or programme before adoption. Notification of
this Review of the GHLP (2002) and the SMLP (2006) to the SEA Audit Team as the
Competent Authority was submitted on the 22nd October 2010.

Approved Document March 2011
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5.1

The Planning Directorate recommends to the MEPA Board the revisions to the Grand
Harbour Local Plan of 2002 (Marsa) and to the South Malta Local Plan of 2006 (Luqa)
indicated in this report which should then be forwarded to the Prime Minister for his final
endorsement.
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'
6.1

!
During its meeting in public of the 28th of January 2011, the MEPA Board endorsed the
revisions to the Grand Harbour Local Plan (2002) (Marsa) and to the South Malta Local Plan
(2006) (Luqa) indicated in this report.
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Appendix A

Grand Harbour Local Plan 2002
South Malta Local Plan 2006
(Revisions 2011)

Public Submissions on
Revisions

January 2011

Approved Document March 2011

18

Ref
GHMR-01

Respondent
Clayton Abdilla

Date
1/11/2010

Summary of Comments Received
MEPA Response
Mr Abdilla enquired whether the review of the The objectives of the Review were to facilitate
SMLP could be extended to other parts of the the upgrading of sports and equestrian
plan area.
facilities by designating an area of land as the
Marsa Sports Complex. The implementation
of these objectives necessitated revisions to
other policies as site allocations had to be
amended to accommodate different land
uses. It was not the intention of this Review to
consider wider development and planning
issues within the SMLP area.

GHMR-02

Perit Edward
Bencini obo Mr
David Camenzuli
of J & M Property
Ltd

7/12/2010

The company is the owner of a plot of land of
6,342sqm (site plan submitted) which the
proposed revisions will dismember into four
useless parts taken up for the construction of
the new highway, a landscape corridor, a
public open space and a narrow strip within
the Marsa Sports Ground.
Perit Bencini attached a road design prepared
by Transport Malta which would leave
4,980sqm of land undisturbed which can be
allocated as part of the Marsa Sports
Complex. The remaining 1,362sqm would
need to be expropriated with related
compensation costs.

The review to the GHLP policies GT01 and
GT02 and Figures 6, 12, 14 and 15 imply that
the road alignments shown on these maps
have now been removed as it has been
deemed that detailed road alignments should
not form part of the Local Plan.
The site owned by J & M Property Ltd is now
wholly within the boundary of the Marsa
Sports Complex and is not directly affected by
any road proposals in the Local Plan.
The specific use of this site will be determined
through the formulation of the Environment
and Development Brief, possibly by the
eventual developer of the site.

Perit Bencini commented that the road design

Approved Document March 2011
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by Transport Malta provides the optimal traffic
solution for Triq Aldo Moro and reduces
compensation costs.

GHMR-03

Perit Ruben
Vassallo obo
Mr Nazzareno
Vassallo

Approved Document March 2011

9/12/2010

Mr Nazzareno Vassallo represents the
CaterGroup owner of the site of the xLowenbrau factory in Marsa (site plan
submitted) which has an area of 19,000sqm
and is contiguous to the land identified for the
Marsa Sports Complex in the proposed
revisions to the GHLP and the SMLP.

The published objectives of the Review of the
GHLP/SMLP seek to achieve:

(i) the extension and upgrading of the
horseracing track
(ii) the upgrading of sports facilities
(iii) the extension of the golf course
(iv) limited commercial and tourism
Perit Vassallo referred to the objectives of the development to sustain the economic viability
Review which stated that additional land to of the sports facilities.
the site shown in the public notice for the
review could be considered. Therefore, Perit The main policy tool to achieve these
Vassallo is requesting the inclusion of the site objectives was the designation of an area of
of the x-Lowenbrau Factory in the area land as the Marsa Sports Complex. The
covered by the review to spearhead changes objective of considering the extension of the
to the current policy framework for the site.
site boundary needs to be read within this
context.
The CMLP policies QO08 and CG15 allocate
the site for Class 11 Light Industrial uses, For more land to be considered the extension
Class 12 General Industrial uses and Class must firstly serve to achieve the four
17 Storage and Distribution. Perit Vassallo is objectives quoted above and secondly it
requesting the addition of hotel, banqueting should be evident that these same objectives
halls and offices as acceptable uses for the cannot be achieved in a sustainable manner
site. The use of the FAR mechanism is also on the site designated by the Local Plan.
requested to support a gateway mixed use
scheme complimentary to the development The proposed uses are not aimed at widening
on the Marsa Sports Ground, the Pavi the range of sports facilities on the site but to
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increase the potential for industrial and
commercial development without any obvious
Concept drawings showing a 20 storey link to the sports complex itself.
business centre, retail areas, supermarket, a
function hall and a catering centre with The scale of the proposed uses cannot be
considered as “limited” or aimed at sustaining
storage were also submitted.
the economic viability of the sports facilities.
supermarket and other land in the vicinity.

GHMR-04

Perit Stephen
Farrugia obo Mr
Carmelo Cassar
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Undated letter
acknowledged
from
Chairman’s
Office on
312/2010

Mr Cassar is the owner of a plot of land
known as “Tal-Istabal” in Qormi measuring
approximately 9,600sqm (site plan submitted)
and is contiguous to the land identified for the
Marsa Sports Complex in the proposed
revisions to the GHLP and the SMLP.

The published objectives of the Review of the
GHLP/SMLP seek to achieve:

(i) the extension and upgrading of the
horseracing track
(ii) the upgrading of sports facilities
(iii) the extension of the golf course
Perit Farrugia referred to the objectives of the (iv) limited commercial and tourism
Review which stated that additional land to development to sustain the economic viability
the site shown in the public notice for the of the sports facilities.
review could be considered. Therefore, Perit
Farrugia is requesting the inclusion of the site The main policy tool to achieve these
in the area covered by the review to objectives was the designation of an area of
spearhead changes to the current policy land as the Marsa Sports Complex. The
framework for the site.
objective of considering the extension of the
site boundary needs to be read within this
The CMLP policy QO05 allocated the site as context.
a green space with underlying warehouses
with conditions to secure open views of the For more land to be considered the extension
Marsa Sports Ground. Perit Farrugia feels must firstly serve to achieve the four
that the site is strategically located in relation objectives quoted above and secondly it
to the Sports Complex and can function as a should be evident that these same objectives
gateway development which retains the thrust cannot be achieved in a sustainable manner
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of policy QO05 of having an open space at
the level of Triq Hal Qormi with the possibility
of belvederes to captalise on the view onto
the Marsa Sports Ground, retention of the old
building and prohibition of direct access from
Triq Hal Qormi. The use of the FAR
mechanism is requested to create the
gateway urban design for the site.

on the site designated by the Local Plan.
The proposed uses are not aimed at widening
the range of sports facilities on the site but to
increase the potential for industrial and
commercial development without any obvious
link to the sports complex itself.

The scale of the proposed uses cannot be
Concept drawings showing two mixed use considered as “limited” or aimed at sustaining
towers of 17 and 14 floors with another mixed the economic viability of the sports facilities.
use block of 4 floors were also submitted.
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1.0 Introduction
1.1

Government has directed the Authority to undertake a Partial Local Plan
Review of the Grand Harbour Local Plan, 2002, for the site shown in Figure 1
which is affected by Policy GM 15 (Marsa Park Development) and Policy
GM24 (Marsa Sports Complex). This review is required to update the
planning policy guidance for the area and to facilitate the development of
sites located within the Marsa Park site.

1.2

1.3

The Government objectives for this Partial Review are as follows:
•

to realign the boundaries of the areas covered by policies GM15 – Marsa
Park Development and GM24 – the Marsa Sports Complex to allow for
consideration for the alternatives of Triq Dicembru 13;

•

to re-evaluate the policy provisions in policy GM15 for the
comprehensive planning of the Marsa Park Development Site and for
the range and scale of the mix of land uses;

•

to propose site specific land use and building height designations for
different parcels of land within the Marsa Park development site.

These objectives were published for consultation between the 3rd July, 2015
and 23rd July, 2015. Five submissions were received by the closing date of
this public consultation stage and a summary with the Planning Directorate
responses are included as Appendix 2 to this report.

1.4

The second stage Public Consultation on the Draft Policy was held between
the 3rd June, 2016 and the 22nd July, 2016. Eight submissions were received
by the closing date of this public consultation exercise and a summary with
the Planning Directorate responses are included as Appendix 3 to this report.

1.5

This report documents the amendments affected by the Executive Council as
per meeting dated 31st October 2016. A third stage Public Consultation was
held on these amendments.

2

1.6

The third stage Public Consultation on the Revised Policy was held between
the 17th November, 2016 and the 11th January, 2017. Six submissions were
received by the closing date of this public consultation exercise and a
summary with the Planning Directorate responses are included as Appendix 4
to this report.

Figure 1: Site affected by the Partial Local Plan Review.
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2.0 Revisions
2.1

The changes to Policy GM15 and Map 1 are as follows:

i)

The Land Use Framework

At the end of the section insert a new paragraph to include:

Any redevelopment and/or extension of/on the existing development
should require adherence to the indicated alignment and the establishment
of 20% landscaping.

This seeks to ensure that all development sites contribute towards the
provision of landscaped areas.

ii)

Building Heights

Amend the last sentence of the second paragraph as follows:

Maximum building heights shall be measured above the highest level of any
existing or planned access road bordering the perimeter of the individual
block and shall include all levels of the buildings above this point. In the case
of sloping ground or streets, adequate terracing and set-backs may be
required to reduce the bulk of the building. No additional floorspace shall be
allowed above this maximum height. subject to the provisions of Section vii
Utilities Services.

This seeks to encourage the provision of communal utilities facilities and
should be read in conjunction with the amended Section (vii) Utilities
Services.

4

The reference to the Utilities Services section was deleted following the
Executive Council direction on 27th February, 2017 and agreed to by the
Minister on the 24th April, 2017.

iv)

Landscaping and Public Open Space

The first and second paragraphs should be amended as follows:

Development proposals on the sites allocated as landscaped areas as shown
on Map 1, shall only include landscaping schemes in line with the relevant
Guidelines on Trees, Shrubs and Plants for Planting & Landscaping in the
Maltese Islands (2002) aimed at improving their green appearance through
soft landscaping. In addition, an area of land of not less than 20 % of the
gross developable footprint of sub-areas A, C (except the area to the north
east already fully developed on separate small plots) and D, or part thereof,
shall also be allocated for landscaped open space in any design scheme. A
planting schedule and maintenance programme shall be a requirement for
the assessment of development proposals and shall form part of the
approved scheme.

In sub-areas C and D, a 6m setback is required from the alignment of Triq
Aldo Moro and Triq tat-Tromba to allow for landscaping and/or improved
vehicular access. The areas allocated for landscaping may be deducted from
the 20% landscaped area requirement above.

These amendments seek to encourage the increase in the provision of soft
landscaping.

vii)

Utilities Services

Amend the paragraph as follows:
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Infrastructural utility requirements such as power supply, water supply,
sewers (foul and storm-water, including reservoirs), and telecommunications
should be addressed through consultation with the relevant utility providers
and regulators. Services should preferably be located underground or in
internal spaces within the buildings and if located at roof level, their
screening should be an integral part of the architectural design of the
building, within the context of criteria (ii) and (iii) above, on Building Height
and Appearance. Space for communal utility facilities provision will be offset
in floorspace over and above the allowable height.

This seeks to encourage the provision of communal utility facilities.
The reference to ‘communal’ and ‘offset’ was deleted following the Executive
Council direction on 27th February, 2017 and agreed to by the Minister on the
24th April, 2017.

viii)

Planning Gain

Delete the last sentence of the paragraph as indicated below:
The developer/s of sub-area A and B shall be legally obliged to cover the full
expenses for the construction and maintenance of the ring road or service
road, additional internal road links and the junction intersections with Marsa
By-pass required by criterion (vi) on Transportation (access). Additional
contributions from all developers of the other sites may be required to other
planning funds to be utilized in accordance with the rules and procedures
governing the same funds and towards the provision of any necessary
infrastructure upgrades.

The removal of these additional contributions has been offset by the
requirement of the 20% landscaping.
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ix) Transport

Amend the following paragraph as follows:

Access: Adequate, safe vehicular and pedestrian access to and within the
sub-areas should be provided to the satisfaction of all responsible entities. A
peripheral ring road around sub-area A and a service road along part of subarea B, both of a minimum width of 8m, shall be reserved for the safe
intersection with the Marsa by-pass, through a single entry point and one
exit point for each respective ring road/service road. Apart from the
provisions for sub-areas A and B above, no direct vehicular access shall be
allowed on arterial and/or distributor roads. The ring road around sub-area
A is detailed out in Map 2 – Marsa Park Site Road Alignment, and shall be
built by Transport Malta at the expense of the developers prior to
commissioning of individual developments;

The requirement for the detailed ring road was approved by the Executive
Council direction on 27th February, 2017 and agreed to by the Minister
responsible for Planning on the 24th April, 2017.

Justification to Policy

The paragraph before last should be amended as follows:

The designated landscaped areas within the policy boundary are a
distinguishing feature and their scale makes them amenable to adding soft
landscaping a green feel to the area. It is important that they remain
undeveloped and this policy seeks to retain them and encourage their
enhancement. In addition, an area of land of not less than 20 % of the gross
developable footprint in the sub-areas which have potential for major
redevelopment or part thereof shall be allocated for landscaped open space.
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Appendix 1: Map 1

Correct the map key by transferring the ‘colour box’ pertaining to Zone A1 to
the Section Sites A, A1 and D. This ensures full consistency between the
policy and its map.
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3.0 Strategic Guidance
3.1.

This Partial Review is guided strategically by the ‘Strategic Plan for the
Environment and Development (SPED)’ which highlighted in Para 1.27 the
promotion of the socio-economic growth potential of key commercial
sectors. The SPED identifies Marsa Park as a Business Hub with the aim of
promoting the regeneration of the Marsa area which has experienced urban
decay. The area has the potential for regeneration and the improvement of
the general environment of the area. The anticipated commercial
development serves as an impetus to improving the quality of the area.

3.2

Para 2.18 mentions the Marsa Park as an area for predominantly commercial
development (offices/retail) related to market services and employment.

3.3

Furthermore, the following summarised SPED Policies are also relevant for
this area namely:
•

Policy UO 1.2 Designating the Grand Harbour Area as a strategic node
for integrated regeneration.

•

Policy UO 1.5 Guiding the distribution of new jobs towards Business
Hubs

•

Policy UO 1.6 Promoting the attractiveness of Business Hubs

•

Policy UO 3.4 Identifies sites that are of poor quality and seek their
upgrading through high quality development

•

Policy TO 12.7 Ensures that the transport network serving the Harbour
can accommodate their anticipated growth

3.4

The Marsa Park Development site was indicated as a Floor Area Ratio (FAR)
area, as one of the locations designated as strategically appropriate for tall
buildings as outlined in the ‘Planning Guide on the Use and Applicability of
the Floor Area Ratio (FAR) (May 2014)’.
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4.0 Amended Policy
4.1 Changes to Area Policy GM15
4.1.1 Amended Area Policy GM 15 Marsa Park Development now reads as follows:

Policy GM15 Marsa Park Development Area

The area indicated on Map 1 (amending the Marsa Map Figure 15 Marsa Inset Map)
in the Grand Harbour Local Plan, 2011) is designated as the Marsa Park
Development Area and Business Hub as identified by the SPED (2015) to enable the
establishment of a sustainable, multi-use and resource efficient urban employment
node, which shall create a quality business, enterprise and residential community
making a significant contribution to the regeneration of the Inner Harbour Area.

Development proposals on the sub-areas A, A1, B, C and D, shown on the respective
Marsa Map 1, shall be subject to the following criteria:

i.

The Land Use Framework

Overall, the land uses may include any one, or a combination of the following
primary functions:

On sub-areas A, A1 and D
•

Offices

•

Retail

•

Light Industry

On sub-area B
•

Offices

10

•

Retail

•

A mix of size and type of dwellings

On sub-area C
•

Offices

•

Retail

•

General and Light Industry

•

Storage and Distribution

Provided that in sub-areas C and D, development shall not have a direct
frontage and vehicular access onto Triq Aldo Moro.

All sub-areas indicated above may include also a range of ancillary land uses
such as food and drink outlets, assembly and leisure and child care facilities
and other compatible uses. The distribution of floor spaces for both primary
and ancillary land uses on individual sites should not compromise the
objectives set out in the first paragraph of this policy.

Any redevelopment and/or extension of/on the existing development should
require adherence to the indicated alignment and the establishment of 20%
landscaping.

ii.

Building Height

The maximum overall height of buildings within the five sub-areas shall not
exceed 22 metres.

Maximum building heights shall be measured above the highest level of any
existing or planned access road bordering the perimeter of the individual
block and shall include all levels of the buildings above this point. In the case
of sloping ground or streets, adequate terracing and set-backs may be
required to reduce the bulk of the building. No additional floorspace shall be
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allowed above this maximum height subject to the provisions of Section vii
Utilities Services.

The allowable number of levels within the overall building height of 22m shall
be interpreted in line with the provisions of Development Control Design
Policy, Guidance and Standards, 2015.

The FAR mechanism can be applied to the site in line with the provisions of
the ‘Planning Guide on the Use and Applicability of the Floor Area Ratio (FAR)
(May 2014).

iii.

Appearance

Innovative design approaches which enhance the quality of the buildings and
the spaces between them will be encouraged. Particular attention must be
afforded to the design of the facades of the buildings on Triq Aldo Moro
within sub-area C and D and the buildings of sub-area A onto Triq Dicembru
Tlettax in view of the prominent visual location of these roads. The texture,
colour and materials of the buildings shall contribute to the attractiveness of
the appearance, character and image of the Marsa Park Development Area
and its surroundings.

iv.

Landscaping and Public Open Space

Development proposals on the sites allocated as landscaped areas as shown
on Map 1, shall only include landscaping schemes in line with the relevant
Guidelines on Trees, Shrubs and Plants for Planting & Landscaping in the
Maltese Islands (2002) aimed at improving their green appearance through
soft landscaping. In addition, an area of land of not less than 20 % of the gross
developable footprint shall also be allocated for landscaped open space in any
design scheme. A planting schedule and maintenance programme shall be a
requirement for the assessment of development proposals and shall form part
of the approved scheme.
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In sub-areas C and D, a 6m setback is required from the alignment of Triq Aldo
Moro and Triq tat-Tromba to allow for landscaping and/or improved vehicular
access.

v.

Environmental Sustainability

Proposed buildings shall adopt environmental sustainability features including
conservation of energy and water, design integrated renewable energy
generation, measures to reduce trip generation and reduction of waste.

vi.

Transportation

The development proposals shall be required to satisfy all of the technical and
policy standards for junction capacities, parking, road safety and traffic
circulation and may also be subject to a Traffic Impact Assessment (TIA), as
necessary. The developer would also need to demonstrate that the public
transport network has sufficient spare capacity to accommodate the
anticipated additional growth in travel by public transport generated by the
development. The assessment of other traffic related impacts such as noise,
air quality and Greenhouse Gas (GHG) emissions may also be required.

The following additional criteria shall also apply:
• Road Network: Since this plan is based on the layout of the current road
network, an area of land on the western flank of sub-area A shall be reserved
for the upgrading of the road network. This area is indicatively shown on Map
1.
• Access: Adequate, safe vehicular and pedestrian access to and within the
sub-areas should be provided to the satisfaction of all responsible entities. A
peripheral ring road around sub-area A and a service road along part of subarea B, both of a minimum width of 8m, shall be reserved for the safe
intersection with the Marsa by-pass, through a single entry point and one exit
point for each respective ring road/service road. Apart from the provisions for
sub-areas A and B above, no direct vehicular access shall be allowed on
arterial and/or distributor roads The ring road around sub-area A is detailed
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out in Map 2 – Marsa Park Site Road Alignment, and shall be built by
Transport Malta at the expense of the developers prior to commissioning of
individual developments.
• Car Parking: on-site car parking facilities for residents, employees and
visitors shall be provided taking into account the established car-parking
standards for the relative development type, the overall car parking provision
in the surroundings (especially the availability of on-street parking, public car
parks and/or park and ride facilities) and the provision of public transport.
Payment in lieu of on-site car parking facilities may be considered provided
the funds go towards addressing the transport impacts resulting from the
development. Payment shall not be favourably considered in lieu of car
parking required for any residential component of the scheme;
• Green Modes: design and construction of new roads shall be required to
provide priority measures to improve the safety and attractiveness of these
green modes.

vii. Utilities Services
Infrastructural utility requirements such as power supply, water supply,
sewers (foul and storm-water, including reservoirs), and telecommunications
should be addressed through consultation with the relevant utility providers
and regulators. Services should preferably be located underground or in
internal spaces within the buildings and if located at roof level, their screening
should be an integral part of the architectural design of the building, within
the context of criteria (ii) and (iii) above, on Building Height and Appearance.

viii. Planning Gain
The developer/s of sub-area A and B shall be legally obliged to cover the full
expenses for the construction and maintenance of the ring road or service
road, additional internal road links and the junction intersections with Marsa
By-pass required by criterion (vi) on Transportation (access).

The Marsa Park Development Area, with an area slightly larger than 10 ha, is not used
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efficiently, and significant amounts of land and buildings lie vacant or derelict
awaiting regeneration. Although the predominant use is industrial in nature, other
uses include a few shops and showrooms, small offices, residential and also horse
stables and livestock farms. The high traffic volumes on the arterial and distributor
road network and resulting associated impacts on noise and air quality are the other
dominant characteristic of the area leading to urban decay.

The existing road network, Triq Diċembru 13 and Triq Aldo Moro along the southern
perimeter and Triq it-Tigrija, Triq is-Salib tal-Marsa and Triq tat-Tromba along the
northern and eastern perimeters, besides providing direct access to the land within
the boundary of the Marsa Park Development Area as designated by this policy, subdivides the site into five separate parcels with independent access from each other A,
A1, B, C and D. Some road junctions are currently poorly designed, direct accesses to
properties can be a major traffic hazard and lack of on-site parking compels
employees and visitors to park on the streets, often creating congestion.
The site is surrounded by mixed use areas with varying degrees of environmental
quality. The north-western boundary faces a 1970s housing estate having reasonable
residential amenity while the northern area on Triq it-Tiġrija and Triq is-Salib talMarsa is dominated by industrial and warehousing development mixed with
residential units, shops and a branch of a local bank. These uses are accommodated in
a mix of one, two and three storey buildings dating from the earlier half of the
twentieth century to more recent buildings from the 2000s. Parking problems and
on-street un/loading activities are most acute on this stretch of road. The Open
Centre for migrants is located on the eastern area beyond Triq tat-Tromba, separated
from the Marsa Park by the hydrology/sanitary canal proposed for scheduling due to
its historical importance. The southern perimeter has a more open character
including the sports pitches at the Marsa Sports Complex and the golf course and
outdoor sports facilities of the Marsa Sports and Country Club.
The environmental problems of the area generated by the heavy increase in traffic
flows through the main traffic arteries combined with the incremental intensification
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of the incompatible mix of uses, insensitive interventions on the existing fabric and a
degree of urban decline and abandonment make the need for a strong injection of
investment more urgent. The potential of the site for development, mainly emerging
from its strategic location and land supply, have long been recognized since the
beginning of the 1990s. Previous policy direction, including the Grand Harbour Local
Plan (2002), had provided the planning and development policy framework for this
area but the implementation mechanism to take this framework forward was not put
in place and required further considerations. This revised policy is intended to
introduce more flexibility in the development of the Marsa Park Development Area
but still guide future projects towards the provision of sustainable business
developments within the Business hub. This policy seeks to ensure an adequate level
of co-ordination between different proposals by dividing the site into five distinct subareas (A, A1, B, C and D), on the basic assumption that the alignments of the existing
roads shall not be drastically changed but providing for road widening where this is
essential for the efficient operation and servicing of the area through ring roads and
service roads where required.

The range of acceptable uses has been guided by the core objectives of the Business
hub as a primary development area and employment node, creating a location for a
significant number of jobs supported by ancillary facilities and open space. There is a
strong element of flexibility to the developer in the choice of scale and range of land
uses which may eventually be developed on the separate sub-areas, especially the
range of ancillary uses, but always within the overall development density parameters
established in the policy.

The Marsa Park Development Area although located strategically and providing an
important element in the availability of commercial hub space contains a number of
limitations that need to be addressed. These limitations are mainly related to:
•

a very complex and busy transport network and junction component that
serves the north/central to south connectivity of the Island and includes the
major link to the Airport whose unhindered continued use is of paramount
importance;
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•

an existing road and block layout that is highly compromised through existing
permitted developments and multi-ownerships that do not permit major
changes to the overall urban design of the area;

•

the visually prominent streetscape of the Marsa Park area along Triq Dicembru
13 and Triq Aldo Moro and the evident lack of landscaped space and poor
quality design of existing development in this area; and

•

the need to balance out a mix of uses including an existing element of
residential use.

These limitations are taken into account in the planning consideration of Marsa Park
area and appropriate development heights, and site coverage are being established,
whereby a building height of 22m (DC2015) is zoned with the possible application of
the Floor Area Ratio. These development parameters have the potential to generate
around 225,000 sqm of developable floorspace (GDF) within the whole of Marsa Park
which implies a slight increase over the allocation in the 2002 Local Plan. These
density levels are balanced with the provision of adequate open space (landscaping
provision) to ascertain an overall sustainable quality of new development in view of
the requirements of SPED Policies UO 3.3 and UO 3.6.

The designated landscaped areas within the policy boundary are a distinguishing
feature and their scale makes them amenable to adding soft landscaping to the area.
It is important that they remain undeveloped and this policy seeks to retain them and
encourage their enhancement. In addition, an area of land of not less than 20 % of
the gross developable footprint shall be allocated for landscaped open space.
The provision of adequate infrastructure and car parking is vital to a successful
development. The scale of these projects makes it even more fundamental, that the
capacity of the existing networks to accommodate the increase in demand is
determined as early as possible through the appropriate studies in the development
application planning stage with the responsible agencies and any shortfalls rectified.
Transport Malta have already indicated that an area of land is required for the
upgrading of the arterial road network and this has been integrated and reserved in
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the policy along with requirements for possible road widening in Areas C and D.
Contributions from the developers towards infrastructure are also a requirement of
the policy. However, contribution in-lieu of car parking is only being permitted
provided the proposal does not include a residential component, to avoid situations
where residents’ vehicles are parked on the streets.
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5.0

Conclusion

5.1

The Planning Directorate referred the submissions received during the 3rd
stage public consultation and respective responses for consideration by the
Executive Council.

5.2

The responses were approved by the Executive Council at its meeting on the
27th February, 2017 and referred the Final Draft to the Minister who
endorsed the following recommendations:

1. “The ring road shall be designed as part of this Local Plan review and built
by Transport Malta at the expense of the developers prior to
commissioning of individual developments”.
2. Deletion of policy clauses referring to ‘communal’ and ‘offset’.

5.3

The Planning Directorate has prepared the detailed alignments for the ring
road as shown in Map 2 - Marsa Park Site Road Alignment which supersedes
the indicative road layout for the ring road shown in Map 1 - Marsa Park
Development and affected the changes to the clauses referring to the
deletion of ‘communal’ and ‘offset’ as detailed out in Section 2.

5.4

The revised Partial Local Plan Review was referred back to the Minister for
final endorsement. The Minister endorsed the revised Partial Local Plan
Review on the 3rd December, 2018.
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APPENDIX 1:
Marsa Park Development Map 1 and Marsa Park Site Road Alignment Map 2
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APPENDIX 2: Public Consultation Submissions Phase 1

Grand Harbour Local Plan 2002 as amended in 2011 (Revisions 2015)

Public Submissions on
Objectives for Partial Review

1

Ref
GHMP/15 Obj 1

Respondent
Mr Kurt Grima
Obo
Bezzina Brothers
Limited

Date
22-7-15

Summary of Comments Received
Response
We have vested interest in the subject matter The detailed policy will be issued for public
consultation at a later stage.
of the Partial Review of the Grand Harbour
Local Plan (Marsa).
Can you kindly send us further details and
relevant documents for our perusal.

GHMP/15 –
Obj 2

Perit David Xuereb
Obo
George Pisani,
Victor Bezzina, Salv.
Bezzina & Sons
Limited, Mr Angelo
Xuereb, AX
Holdings, Baron
Gino Trapani Galea
Feriol

22-7-15

May we also kindly ask you to extend, the
date by a week within which our submissions,
if any, are to be submitted
The principle of retaining or otherwise the
Industrial and warehousing uses are
comprehensive
approach,
landscaping,
incompatible uses. Social uses should be
respective land uses and building heights will
allowed.
feature in the revised policy for the area.
Building heights should not be stipulated in
policy but FAR principle should apply
Built floorspace and volume should not be
stipulated by policy but FAR principle should
apply
High quality landscaped open space should
screen the development from the arterial
road network

GHMP/15 –
Obj 3

Perit Edwin Mintoff
Obo Baron Trapani
Galea, Lewis
Camenzuli & Son
Limited

22-7-15

A holistic approach for the Opportunity Area
albeit ideal is not considered to be realistic
and rational.
Different property owners are allowed to
develop their property separately and are not
be subject to any overall conditions or
policies. This would ensure that the area can
start to be redeveloped into a high quality
development.

The principle of retaining or otherwise the
comprehensive
approach,
landscaping,
respective land uses and building heights will
feature in the revised policy for the area.
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The objective to realign the boundaries of the
areas covered by policies GM15 and GM 24 to
allow for the consideration of
alternatives for the alignment of Triq
Dicembru 13”, does not change the property
boundaries and frontages of the different
land parcels of clients.
Policy should allow for a more flexible
development of the area. The existing policy
limits the development of different land uses
through defined maximum floor space for
each land use.
Client’s properties should be zoned for Retail
and Offices land uses with supporting leisure
and catering amenities, with a height
designation of 9 floors.
FAR policy should apply to the site.

GHMP/15 –
Obj 4

Perit Edwin Mintoff
Obo
J & M Property
Limited

23-7-15

GHMP/15 –
Obj 5

Perit Alexander
Bezzina

23-7-15

The transport interchange which was
removed through the Partial Review of 2011
will not be reintroduced since park and ride
facilities are already in operation in Marsa.
Site owned by clients should be included
within the boundary where policy GM 15
applies. It should be zoned for retail and
offices and supporting leisure and catering
uses. It should have a building height of 9
floors.
Bezzina factory premises command a
strategic location in terms of display and

Amendments to boundary followed in the
2011 Partial Review are being retained.

This issue is a transport related matter which
is not the competence of the PA.

3

Obo
Bezzina Brothers
Limited

showroom facilities. The proposed
downgrading of Aldo Moro Road and the
realignment of 13th December Avenue will
mean planning blight in terms of business.
These are not really required since the
current road network copes well and only
requires minor modifications.

The principle of retaining or otherwise the
comprehensive
approach,
landscaping,
respective land uses and building heights will
feature in the revised policy for the area.

The land uses currently advocated with the
possibility of other mixed uses should be
retained/allowed by the new policy.
Medium/high rise development should be
allowed.
Owners’ site should be excluded from a
comprehensive planning policy.
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APPENDIX 3: Public Consultation Submissions Phase 2

Grand Harbour Local Plan 2002 as amended in 2011 (Revisions 2015)

Public Submissions for Partial
Review
Phase 2

5

Ref
MPPH2001

Respondent
Perit Charles
Buhagiar,
MED Design
Associates
Ltd.

Date
09/06/2016

Summary of Comments Received
MPPH2 – 001: “Whilst we have no comments to make to policy GM15
we would like to take this opportunity to request that:
1. the boundaries of the local plan are extended to include the
site located between Qormi Road and Triq it-Tigrija as shown
in the attached site plan. I would like to draw your attention
that the site is already permitted for development as per PC
15/09. According to this permit this site is zoned as a
retirement complex, sports facilities as well as parking
facilities. Thus policy GM01 is not applicable to this site.
2. we would like to request that the use of this site be changed to
commercial use (large retail space over 500 square meters)
and office space (Permitted uses 2a, 2c, 4a, 4c, 4d, 3c).
3. The building height limitation should be that as for the
adjoining areas i.e. three floors plus semi basement measured
from upper road level (Qormi Road).
4. The floor area ratio policy should be applicable to this site.
5. The alignment of the roads should permit road widening as
may be requested by Transport Malta.
6. The site is subject to archaeological investigation prior to start
of works.”

Response
The submission does not relate
to the Marsa Park Development
Area but to a site between Triq
Hal Qormi and Triq it-Tigrija
that is outside the boundary of
the Marsa Park Development
Area and therefore outside the
scope of this partial review
exercise.

Marsa Park - Phase 2\MPPH 2-001_2.pdf – 4 maps

MPPH2002

Mr Sean
Sciberras

17/07/2016

MPPH2 – 002: “An additional part of Zone A should be left as buffer
for a potential upgrade of the roundabout connecting Aldo Moro with
Dicembru 13 especially in view of the Transport policy with is still
being drafted.

Comment noted.

The proposed policy refers to the FAR policy but the result could be
conflicts with rules stated in the two policies. There should be a
sentence explaining how the requirements of the FAR policy
supersede the requirements of this policy document when buildings

The 20% requirement is over
and above any requirements of
the FAR policy.
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are planned
ed u
using the FAR policy. In particular I noticed the following:
The minimum
um requirement of 20% seems to be in conflict with the
50% requirem
irement of the FAR policy

The FAR polic
policy is also clear on parking that high rises should cater for
all their parki
arking requirements. This policy should be that buildings
built usingg FA
FAR will have to cater for all the parking requirements in
accordance
ce w
with that policy”

MPPH2003

Mr Kurt
Grima,
Commercial
Manager,
Bezzina Bros.
Ltd

20/07/2016

Parking
Par
requirements
are
assessed
ass
in detail at the
Development
Dev
Planning
Application
App
stage. Moreover,
Part
Par (vi) Transportation of the
proposed
pro
policy clearly defines
parking
par
requirements need to
be met.

MPPH2 – 00
003 “We refer to the subject in caption. Kindly note that
our factory
ry aand office premises lies within this proposed local plan
and as such
uch w
we have a direct interest in this proposal.
While wee ap
appreciate the recommended planning improvements to
the locall are
area,
which impro
provements should enhance the overall environment and
uses of the
he aarea, we have the following concerns which we would like
to bring to yo
your attention with a view to address such concerns from
your end:
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1. It appears that the area being reserved for road network
upgrading/landscaping
encroaches directly on the area taken up by our existing showroom.
Furthermore on page 9 of the partial review states ‘In sub-area C and
D. a 6m setback is required from the alignment of Triq Aldo Moro and
Triq tat-Tromba to allow for
landscaping/ or improved vehicular access’. You appreciate that
latter mentioned areas carry the most commercial and market value
and as such, these recommendations are unacceptable on our part.

2. It is being stated that ‘in sub-areas C and D development shall not
have a direct frontage and vehicular access onto Triq Aldo Moro.’ We
feel that this is very restrictive and in our opinion such a condition
should not be imposed at this stage.
Naturally any proposals regarding the above matter will need to be
discussed and approved by your goodselves (PA).

3. Section viii. Planning Gain states ‘Additional contributions from all
developers of the other sites may be requires to other planning funds

The 6m setback is required for
reasons
of
environmental
improvement,
network
upgrading and/or for road
safety.
In
case
of
redevelopment therefore there
is a need to incorporate this
setback in parts facing the Triq
Aldo Moro arterial road. It is
noted that this requirement is
only being recommended on
this side of the property only. It
is also highlighted that the
gross developable floorspace
has not been reduced but
increased by this Partial Review
to promote higher quality
development.

A direct frontage and vehicular
access onto Triq Aldo Moro
would require a much wider
setback for efficient access and
safety
similar
to
the
commercial properties further
south that operate onto a fully
fledged service road.
Comment noted. Amendment
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to be utilised …’ We are of the opinion that the fees which are paid in has been followed to this
connection with the issuance of development permits which include, affect.
payments towards infrastructure, roads, sewers etc. should cover the
costs for any infrastructural upgrades for the area.”

MPPH2004

Perit
Nicolette
Micallef, QP
Management
obo Corinthia
Holdings,
Bezzina Group
& AX Holdings

21/07/2016

MPPH2 – 004: “FAR policy:
1. for the purpose of calculating the FAR, the site area shall
include such areas allocated to the peripheral ring road
(minimum 8m) and any such area that fall within the current
confines of the existing land plot areas, prior to the
endorsement of this Partial Review of the Grand Harbour
Local Plan of 2002.

These aspects are addressed at
the development application
stage once an application
contemplating the use of the
FAR
is
submitted
for
redevelopment of site.

2. according to the DC 2015, the maximum allowable height in
metres with semi-basement is 22m for 4 floors (plus 1
receded floor). The FAR policy 2014, section 4 definition of tall
buildings quotes ‘…a building is considered tall if it is higher
than 10 floors’ implying that the allowable maximum height
should be of 25m which is five (5) floors (plus 1 receded
floor). In accordance with the designated location being
strategically appropriate for tall buildings as outlined in the
‘Planning guide on the Use and Applicability of the Floor Area
Ratio (FAR) (May 2014)’, we recommend consistency and
hence maximum allowable height in meters with semibasement for this site should be 25m.

The Local Plan allocates a
building height limitation of
22m as a density and urban
design measure and is not
related to the definition of a tall
building in the FAR policy.

Landscaping and Public Open Space:
3. The draft policy stipulates that an area of land of not less
than 20% of the gross developable footprint of sub-area A, or
part thereof, shall be allocated for landscaped open space in

The 20% landscaped area
requirement applies for all
sites.
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any design scheme. With reference to sub-area A, similar to
sub-areas C and D, the peripheral ring road (minimum 8m) for
buffer zones and/or improved vehicular access and any such
area that falls within the current confines of the existing area
prior to the endorsement of this Partial Review, should be
deducted from the 20% landscaped area requirement.”
MPPH2005

Dr Edwin
Mintoff obo
Gino Trapani
Galea Feriol

21/07/2016

MPPH2 – 005: “I write on behalf of my client, Baron Trapani Galea,
who is the owner of the property indicated in DRG 002. Public
Consultation Draft Map 1 indicates that part of the client’s site within
the development zone is being zoned as a Peripheral Ring Road. This
consists of a considerable proportion of the site area and due to the
big loss in the developable site area, it reduces the viability of the
project considerably. The client does not exclude taking legal actions
in order to receive some form of compensation for this loss.

The peripheral ring road is
required for access to the new
development and for safety. It
should be noted that the gross
developable floorspace has
been increased by this Partial
Review to promote higher
quality development and to
regenerate the Marsa Park area

A compromise may be reached if an increase in the height limit is
given as a compensation for the loss of developable footprint. This
would also allow for the design of a landmark building at a prominent
site of the Marsa Park development.”

MPPH2006

Dr Edwin
Mintoff obo
Trapani Galea
Estates, Lewis
Camenzuli &
Son Ltd.

21/07/2016

MPPH2 – 006 “Re: Partial Review of the Grand Harbour Local Plan of
2002 – Marsa Park Site (Policy GM15): Public Consultation Draft
I write on behalf of my clients: Trapani Galea Estates; Lewis
Camenzuli & Son Ltd who are the owners of the property indicated in
DRG 001.
It is being requested that the height limitation is revised to increase
the development area in order to offset the area lost through the
Peripheral Ring Road as well as the 20% landscaped open space
requirement for Site A.”

It is highlighted that the gross
developable floorspace has
been increased by this Partial
Review to promote higher
quality development and to
regenerate the Marsa Park
area. Further concessions in
respect of the peripheral road
and the 20% open space
requirements
are
not
recommended as these are
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required to achieve an overall
sustainable development of the
area. Similarly changes to the
height limitation from that set
by the review are not
recommended. It should be
noted that the current local
plan already requires the
provision of landscaped areas
and hence there has been no
additonal
increase
in
requirements.
MPPH2007

Ms Tara
Cassar,
Environment
Officer obo
Flimkien ghal
Ambjent
Ahjar

22/07/2016

MPPH2 – 007: “FAA’s comments regarding:
Marsa Park Site (Policy GM15) Public Consultation Draft- May 2016
In order to ensure the sustainability, longevity and ultimately the
appeal of the area to investors, the policy must create distinct green
boundaries beyond the 20% landscaped open spaces listed in
Amended Policy 4.1.1 (iv) ‘Landscaping and Public Open Spaces’.
Actual green design would not just promote proven sustainable
design methods but would actually set up a distinct infrastructural
framework to ensure them. ‘Landscaped open space’ does not
guarantee soft-landscaping and if uncontrolled will likely result in an
increase of paved floor area, thereby reducing the site’s soil coverage
without even providing a sufficient water catchment plan to ensure
that the scarce resource of fresh water is not lost to overflow into the
nearby sea - as has been the case in the past that only served to add
to the bleak situation we are in today.

Furthermore, the site’s proximity to Triq Aldo Moro entails that all
efforts to reduce air pollution are put into place. This artillery road is

The 20% open space is being
recommended to promote a
higher quality development and
so as not to create restricted
developable areas especially in
the smaller more restricted
zones. Furthermore, the policy
does not impede from the 20%
or part thereof being planned
as a green belt through design.
Regarding the water catchment
plan the policy requires that
infrastructural
utility
requirements
should
be
addressed through consultation
with the relevant utility
providers and regulators and
any shortfalls rectified including
water.
The site is currently an air
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the main connection between all North-South bound commutes, and
forms part of the Ten-T Network. The introduction of a green belt
(that would form part of a holistic vision of the site) would therefore
not only benefit the health and quality of lives’ of residences and
future employees, but would increase the appeal and
competitiveness of the area to reputable business’s and therefore
encourage the successful regeneration of the site.

In article 2.4(b) the policy states as an objective “to amend policy GM
15 Marsa Park Development to delete the requirement for the
comprehensive development of the area as it is deemed to be the
main stumbling block for the attraction of investment in the site.” If it
is believed that the comprehensive plan of 2011 deterred from the
appeal of the site, the remedy should not be to replace the policy
with vague unstructured alternatives, but to carry out further studies
that could evaluate which policies were perhaps lax and devise a
better more thought-out proposal with a clear vision of how to
create the much needed urban regeneration of Marsa.
Without a coherent plan, devised by the authority, the policy is
encouraging piecemeal construction that can only negate from the
policy’s claim to promote sustainability. This model of ‘urban design’
has proven time and time again that without clear structured
guidance the site’s potential is lost, as infrastructural changes are
always introduced as an afterthought rather than serving as the
foundation for a fruitful regeneration project.”
MPPH2008

Ms Claire
Cordina Borg,
Senior Officer,
National
Affairs, ERA

22/07/2016

1. General comments
1.2 These comments are provided without prejudice to ERA’s review
at project stage when more detailed environmental assessment will
be required. Depending on their nature and their scale, these
proposals may also require different types of environmental
assessments, including an Environmental Impact Assessments (EIA)

quality hotspot. The scope of
the policy is to promote high
quality development which in
tandem with measures in the
National Transport Strategy and
the Air Quality Plan, lead to a
considerable improvement in
the air quality.

The
policy
requiring
comprehensive development
has been in place since 2002
and this has not allowed for the
materialisation of the creation
of a quality hub in this location.
It is believed that Marsa Park
has the potential to spearhead
the regeneration of the Marsa
Area. The policy sets clear
provisions in terms of land
uses, open space, transport
requirements and building
heights and is deemed to
satisfy the creation of a quality
hub without the need for
comprehensive development.
1.2 Comment noted. ERA is also
consulted at project stage
including for EA requirements
depending on nature and scale
of proposals.
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screening procedure of projects in terms of the EIA Regulations, 2007
(S.L. 504.79).
2. Environmental issues
2.1 ERA’s environmental concerns are as follows:
· The site in question is located at the periphery of the highly
urbanised conurbation of Malta and opposite to the relatively lowlying Marsa sports grounds. The proposed height of 22m and the
reduction of the ‘Residential Area’ to accommodate for ‘Offices,
Retail and Light industry’ would result in further intensification of
development in this area which is already subject to significant traffic
flows and related congestion. Such development intensification could
result in a substantial increase in vehicular traffic flows, thereby also
increasing risks of traffic-related environmental impacts relating to
pollution and pressures for further land take up to extend, upgrade
or construct new infrastructure.

· ERA notes that an area on Draft Map 1 is being proposed as an ‘Area
Reserved for Road Network Upgrading’ as opposed to the current
Local Plan designation ‘Peripheral Landscaping’. It is recommended
that sufficient land should be allocated for public open green space in

2.1 BHs are retained as for the
existing adjacent commercial
area in Marsa and as per
approved DC2015. Regarding
intensification, considering that
the area is designated as a
business hub by the SPED 2015,
is strategically located and has
been
designated
for
development since the GHLP
(2002) this constitutes planned
development which has been in
the pipeline since the 1990s.
The current allocation for
residential development is not
deemed an appropriate landuse for the business hub.
The policy boundaries are
clearly defined and the upgrade
in utilities needs to take place
within these confines. Even if
additional land was to be
required, the context of the site
is already urbanised.

On ‘peripheral landscaping’
there is no reason why through
appropriate design part of the
20% required open space
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the immediate area, including proposals for the implementation of
suitable soft landscaping, as a replacement for the loss of the current
designated peripheral landscaping zone. This open space should
remain accessible to the public and be maintained to ensure that the
public continues to benefit from this space in the long-term. It is
important to ensure that the provision of open green space and soft
landscaping is effective and commensurate to the extent of
development proposed at this site in order to reduce adverse
impacts. In particular, ERA recommends that the creation of open
green spaces should also seek to enhance and improve urban
biodiversity in line with the National Environment Policy and the
National Biodiversity Strategy and Action Plan.

cannot
be
planned
as
peripheral landscaping. Policy
amended
to
reflect
requirement
for
‘soft
landscaping’.

· Development should also have all necessary facilities in place for the
storage and reuse of rainwater runoff as well as separate drainage
systems for dealing with contaminated runoff (e.g. from car parks).
The policy clearly states that
· It should also be ensured that the drainage system and
requirements for infrastructure,
infrastructure in the affected area is adequate to serve the additional open space, parking and
demand of any proposed development and therefore prevent risks of utilities including water and
sewer overflows during heavy rain falls. This is important since the
waste
management
are
land in question is located almost at sea level.
adhered to at the development
planning application stage
· Any development should dedicate sufficient space to provide
during the assessment of
adequate waste management facilities on site (e.g. for waste
proposals.
separation) to facilitate recycling and eliminate/reduce littering. In
order to make the new development greener and encourage the
circular economy, any historical waste which is still in good condition Reuse
and
recyling
of
e.g. franka slabs etc should be reused within the new development.
construction and demolition
All these proposals should be in line with the Waste Management
waste is assessed at the
Plan for the Maltese Islands 2014-2020 particularly with section
development
application
3.8.5 on Urban Design for Waste Management
project stage.
· Considering that the scale of the site is significant, opportunities for
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the re-use and recycling of construction and demolition (C&D) waste
should be explored in order to minimise the amount of C&D waste
requiring disposal.
· A comprehensive replanning and rationalisation of infrastructure
within the area of influence of the site (e.g. centralisation and
undergrounding of water, electricity and telecommunications
infrastructure) should also be considered as part of the design of
proposed developments and ancillary infrastructure and open/green
spaces.

A comprehensive replanning of
infrastructure within the area is
not the remit of the Planning
Authority but the relevant
utility services providers and
regulators who are consultees
within the process.

3 Other Matters:
3. Other matters
· ERA also recommends the inclusion of the following text as part of
page 10

Comment noted regarding light
industries. Similar to other
requirements for licenses and
permits, environmental permits
section V: ‘Light industries may require registration or an
are
also
a
statutory
environmental permit with the Environment and Resources Authority requirement and hence there is
(ERA). Hence prospective operators are to contact ERA accordingly in no need to include this text.
order to integrate sustainability and mitigatory measures directly in
the project design, including issues related to air emissions and waste
management.’
The impacts on the traffic
network result from the GDF
· Furthermore before embarking upon high rise projects in Marsa,
and not from tall buildings.
one would have to analyse the overall effect on the traffic network,
given that the area is already subject to heavy traffic flows. Any
disturbance to the flow in Marsa is likely to effect the whole road
network with ensuing impacts on the levels of air pollution.
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Ref
Name/Company
MPPH3 Perit Simone
- 001
Vella Lenicker –
Kamra tal-Periti

Date
11/01/2017

Comments Received
Attached please find the comments by the
Kamra tal-Periti regarding the Partial Review of
the Grand Harbour Local Plan of 2002 regarding
the Marsa Park Site.

Remarks

The manner in which this area of Marsa has been
chosen for a Partial Review, and the piecemeal
approach in which these Partial Reviews are being
carried out, does not foster good planning. Instead
of having a national strategy for planning, the
Authority seems to be taking different approaches to
different areas, for example by carrying out a Local
Plan Review for the Marsa Park Site, while on the
other hand taking the approach of a Development
Framework / Masterplan for the Paceville Area. It is
not clear what criteria are being considered to
determine the approach for each locality.
It was reported in the press this week that the
overall review of the Local Plans is not likely to take
place before the next General Election. However, in
truth, the Planning Authority is undergoing several
Local Plan Reviews which are being carried out in a
piecemeal fashion. This is unacceptable, and clarity
should be provided. The Kamra tal-Periti strongly
advises the Planning Authority to refrain from this
mode of “planning”.

Since the introduction of the new planning system in
1992, there have been four reviews of the legislative
framework, which have all included changes to the
plan making process. As from the legislative changes
of 2001, the need to address the local plan review
process has been felt.

In addition it must be noted that the published
draft states that “the SPED identifies Marsa Park
as a Business Hub with the aim of promoting the
regeneration of the Marsa area which has
experienced urban decay. The area has the
potential for regeneration and the improvement
of the general environment of the area. The

Amendments were introduced to enable minor
modifications to local plans at any time, while major
modifications not more frequent than two years
prior to the previous change. This provision was
further amended in 2010, to specify that the time
limit applies only to the reviewed parts and not to
the rest of the local plan. The possibility of partial
reviews to local plans was retained even in the new
Planning Act of 2016. This chronological account
reveals that keeping development plans binding for
an extended period of time without the possibility of
reviews has always created a problem to the
legislator. This is understandable especially when
one considers that planning is not static but it is a
dynamic tool to address emerging minor issues as
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Ref

Name/Company

Date

Comments Received
anticipated commercial development serves as
an impetus to improving the quality of the
area.”
Even according to SPED, the development of the
Marsa Park site should be linked to the regeneration
of Marsa, the town itself, and should therefore not
be treated in isolation. Marsa has suffered for
several decades from an evident lack of planning. Its
land side borders consist primarily of large main
arterial roads designed solely for the efficient
passage of vehicles. It is evident that these roads
isolate the town from, rather than connecting it to,
the surrounding territory. This has led to the
degradation of Marsa’s urban environment, to the
proliferation of undesirable uses and to the lack of
attractiveness of the Town for residential purposes.
This trend needs to be reversed.
The proposed Local Plan Review shows no evidence
that the proposed type and scale of commercial
development may lead to the reversal of Marsa’s
fortunes, nor does it outline how the Marsa
community may eventually benefit from any
development envisaged. No measures are included
in the plan to support and strengthen the local
community, and provide for their needs. Nothing in
the proposal will make Marsa any more attractive as
a residential town once again. Measures to shield
the community from the effects of the traffic are
also ill-considered or inadequate.
The Planning Authority should be responsible for a
comprehensive plan which ought to include
community needs, road transport re-alignment,
environment improvement and flooding mitigation
measures. These should be integral components of
any planning proposal for the future regeneration of
Marsa and the Marsa Park. It is the Planning

Remarks
efficiently as possible. Issues which could not have
been foreseen during the preparation of the original
plan.
Within this discussion of partial reviews, one needs
to distinguish between amendments of strategic
significance with wide implications and minor issues
affecting a restricted area. While it is important that
the former type are not carried out frequently, the
latter detailed type reviews may still be carried out
when necessary, since the planning policy
framework within which these reviews are prepared,
i.e. the general strategy in the local plan and the
strategy in the SPED, would not be prejudiced.
Therefore the minor amendments which have been
carried out over the past years do not constitute
piecemeal planning as they are still aimed at
achieving the wider goals and objectives set in the
higher level plans. Spatial Planning is a dynamic
process and partial reviews are necessary to ensure
that policies are kept updated throughout their
lifetime.
The scope behind the partial review of GM 15 is to
kickstart the socio-economic regeneration of Marsa
which is also linked to other initiatives currently
underway, such as the Maritime Hub and the Marsa
Power Station. Development in this partial review is
required throughout the policy framework to
provide an improvement in the quality of the area
through high quality development.
The road network is the subject to changes which
have been catered for in the proposed plan. The
overall effects of transportation and car use/road
severance do not just relate to Marsa but to
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Ref

Name/Company

Date

Comments Received
Authority’s duty to include improvements in these
aspects, to carrying out the necessary studies with
the authorities concerned and integrate them into
the plan. The problems cannot be left in the hands
of the developers of the separate parcels of land.
Tackling the major infrastructural, social and
structural problems which affect the site should
precede any proposals for the redevelopment of the
Marsa Park site. This is the hallmark of good
planning. The Marsa Park review should not be
released until long term solutions for these issues
are sought and taken on board.

Remarks
numerous localities that cater for high activity and
therefore cannot be attributed to this particular
locality. The resolution of these national
transportation issues therefore are tackled within
the National Transport Strategy and not this specific
partial review.
The proposed regeneration of Marsa Park is in line
with the SPED and includes requirements to address
the matters at hand including the road transport realignment requirements whereby the plan reserves
land specifically for this purpose.

The junction between Triq Dicembru Tlettax and Triq
Aldo Moro is a no man’s land, and should have no
place in a regenerated Marsa town. The entrance to
Marsa from the south needs to be restudied as part
of this process, and the southern edge of the town,
so poor yet so prominent, should be re-planned. The
current termination of Marsa’s main street in what is
nothing but a complex traffic junction is a major part
of the issues that Marsa faces. Other issues include
the lack of access to the waters of the harbour, poor
quality of the urban environment, lack of public
open leisure space and the haphazard juxtaposition
of often incompatible uses all of which lead to
degraded properties within the town.
Marsa’s main street has been severely downgraded,
sadly denying Marsa its proud heritage and status
within the grand harbour area. Terminating the
street in a series of tall commercial developments
will do little to help upgrade it. This should be one of
the principle drivers of the Marsa Park review, if it is
to achieve its goals for the regeneration of Marsa
Town.

The land that currently includes the junction has
been reserved as is and its future upgrading has not
been prejudiced. It is reiterated that issues of
severance due not just relate to this area but to all
high activity areas along the main transportaion
networks. Certain issues mentioned such as the
access to the waters of the harbour do not relate
directly to the Marsa park area but to the planning
of other Marsa areas such as the Menqa area. It is
noted that Marsa Park is physically disconnected
from the Marsa coast.

A solution should be sought for the connection

Comment noted. The recommendations for

The regeneration of Marsa Park from its existing
state to a fully fledged working Business Hub is
intended to improve the attractiveness of Marsa as a
locality for regeneration and not diminish it.
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Name/Company

Date

Comments Received
between Triq Dicembru Tlettax and Triq Aldo
Moro (and possibly the roads themselves) to be
shifted above or below grade. The potential for
Marsa of this move is too significant for the
possibility to be completely ignored by the
Planning Authority. The Review must be seen in
the light of SPED, which envisages a drive to
regenerate Marsa. Failure to do so would render
the SPED a useless document not worth the
paper it is written on, and would render the
Review process entirely futile since it fails to
achieve the objectives of the SPED.

Remarks
transport are better addressed in the National
Transport Strategy. The SPED had earmarked the
Marsa Park as a Business Hub and for Marsa for
regeneration specifically to achieve the desired
upgrading and change within the locality.

The Review process should therefore not take the
Local Plan’s current proposals as a status quo, but
should be taken as an opportunity to propose
serious relevant and effective solutions to help
Marsa’s complete regeneration.
Specific comments:
(1) The policy as drafted states that all proposals will
be required to maintain a 20% “landscaped open
space”. This is acceptable and desirable, in principle,
for small- and medium-scale developments,
although there needs to be clarity on how such open
space should be set out. Is it to be publicly
accessible? Can it be confined to the back yards of
the individual developments? The policy is not all
clear in this regard. The 20% landscaping
requirement must be qualified further, including the
requirement that it is to be publicly accessible
and/or located on the street-side of the
development in order to improve the amenity of the
area. It has to be kept in mind that maintaining a
20% landscaped open space, is effectively promoting
80% site coverage, whereas even in small scale
developments, conventional limits on site coverage

It should be noted that the effective landscaped
open space has increased from 13%to 20% and this
does not include the envisaged road improvements.
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Name/Company

Date

Comments Received
vary between 40% and 60%. Why is the site
coverage limit being raised to such a high level?
(2) It is not clear how the 20% soft landscaping
requirement would be applied if an application is
submitted under the FAR rules. Which one would
override? The 20% of the Local Plan or the 50% of
the FAR? The Local Plan bears greater legal weight
than the FAR. In accordance with the discussion
within the Parliamentary Committee held on the
12th December 2016, it was understood that the
developable floor-space should be calculated on the
basis of the site area less the 20% imposed by the
policy, and the development was then to provide an
additional 50% of the remaining site area as open
space. For the avoidance of any misinterpretation,
the Kamra insists that this is clearly stated in the
revised Local Plan.
(3) Furthermore, it must be clarified in the Local Plan
text that the open space should be calculated on the
basis of the site area excluding any parts of the site
that need to be taken up as road area in accordance
with the alignment requirements.
(4) Furthermore, and notwithstanding the above
comments, it is unacceptable that the Local Plan
does not specify a skyline policy (similar to what was
proposed in the Paceville Development Framework).
This area lies on the outskirts of Valletta, and
without a suitable skyline policy we run the risk of
mega high-rise projects being proposed for the area,
without any means to effectively control their height
and their resultant impact on the Grand Harbour
area.
(5) The policy is proposing that “Infrastructural utility
requirements such as power supply, water supply,
sewers (foul and storm-water, including reservoirs),
and telecommunications should be addressed

Remarks
The 20% requirement is over and above any
requirements of the FAR policy.

Noted

The provisions of the FAR policy apply.

Comment noted and taken under consideration. It is
recommended that the policy provisions relevant to
communal infrastructure facilities and the
corresponding offset are deleted from the policy
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Name/Company

Date

Comments Received
through consultation with the relevant utility
providers and regulators. Services should preferably
be located underground or in internal spaces within
the buildings and if located at roof level, their
screening should be an integral part of the
architectural design of the building, within the
context of criteria (ii) and (iii) above, on building
Height and Appearance. Space for communal utility
facilities provision will be offset in floorspace over
and above the allowable height.”
This requires some clarification. It is being
understood that the intent of this requirement is
that if, for example, an applicant provides for a
communal power distribution cabinet or a garbage
collection point within the building, the floorspace
occupied by this can be added to the maximum GFA
as usable floorspace. The Kamra is of the opinion
that the benefits of this proposal seem to far
outweigh the perceived “losses” being suffered by
the developer by providing common garbage
collection points. In truth, providing a common
garbage point, as an example, is already
advantageous to the developer in terms of space, as
compared to providing a number of garbage
collection points. We therefore fail to see why the
developer ought to be compensated for doing what
is, in any case, sensible even to him.
In addition, the following clarifications are
requested:
- Define "communal"... a substation serving more
than one development might be considered as
common, but scarcely communal; and if it is only
serving one specific development would this qualify
it as "communal";
- There needs to be more clarity as to what is
understood by the term “communal” as against

Remarks
framework.
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Name/Company

Date

Comments Received

Remarks

“common”? Should there be some form of notarial
agreement submitted to the Authority to prove that
such areas will be in fact “communal”?
- The Plan should clearly exclude utility areas which
are located underground from being offset by
above-ground GFA.
- A cap should be introduced, as there is the risk that
areas are labelled as utility areas simply to qualify
for increased floorspace, but then, in reality, or over
time, revert to use as commercial spaces, thus
undermining the purpose. The cap could be in the
form of a % of overall floorspace or a quantitative
measure in sqm.
- Clarify that this is for utilities only (i.e. reception
areas, lift and stairwells, common toilets, shafts, etc
are excluded). Definitely reservoirs should be
excluded at all costs as these have huge volumes and
are a legal requirement. It would not be amiss to
clearly define the term “utilities”.
- The phrase “space … shall be offset in floorspace
over and above the allowable height” must be
clearly defined. Good planning should not be about
compensation – if a skyline is being defined by the
policy, then that skyline should not be breached in
order to give the developer some perceived
advantage for providing utility area which, often
times, are required by law, policy of regulation.
Furthermore, this is creating an uneven playing field
across the country since, to our knowledge, this is
the only area within Malta where this compensatory
approach is being promulgated. We are convinced
that this proposal is not a good one.
(6) The policy does not seem to address flooding
The FAR Policy Guidance is applicable.
issues, which are prevalent in the area. It is
The completed National Flood Relief project
suggested that these are addressed in the policy,
included Marsa.
through, for example, a clear reference to the legal

24

Ref

Name/Company

Date

Comments Received
obligation to provide adequately sized reservoirs and
to the utilisation of the water collected in such
reservoirs in accordance with the provisions of
Technical Guidance F.
(7) The reference to statements such as promotion
of "urban employment" is rather useless, given that
urban employment implies urban areas, which in
turn implies the creation of communities. This
results, then, in a lack of clarity of how "ancillary
land uses" will be promoted.
(8) The section on "environmental sustainability" is
rather insipid. The requirements set out in this
section are merely a reflection of what is already
required under the various legislative provisions and
other policies. If we are to take environmental
sustainability seriously, this section should be
further elaborated on and clear requirements
established.
(9) The paragraph on “Appearance” states that
“Innovative design approaches which enhance the
quality of the buildings and the spaces between
them will be encouraged”. This is acceptable in
principle, however the term “innovative” is widely
open to interpretation, and there is no structure in
place to determine what is innovative and what is
not. It is suggested that the term “innovative design”
is replaced with “quality-driven design”

MPPH3 Dr Edwin Mintoff
– 002
obo Trapani
Galea Estates &
Lewis Camenzuli
& Son Ltd

11/01/2017

Remarks

Marsa Park is a Business Hub located within the
Principle Urban Area and the Grand Harbour Area. It
is intended to act as a magnet for investment
opportunities sustaining employment coupled with
complimentary land uses which will improve the
quality of life in area earmarked for regeneration.
Environmental sustainability is permeated
throughout the policy e.g. creation of green open
space and green modes of transport.

Innovative design includes quality driven design
considerations.

Attached please find our submission for the
Partial Review of the Grand Harbour Local Plan
(Marsa Development Site).

Re: Partial Review of the Grand Harbour Local
Plan of 2002 – Marsa Park Site (Policy GM15)
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Name/Company

Date

Comments Received
Revised Draft:
Public Consultation
I write on behalf of my clients:
 Trapani Galea Estates
 Lewis Camenzuli & Son Ltd.
who are the owners of the property indicated in
DRG 001.
Whilst in general we are in agreement with the
proposed Marsa park Site (Policy GM15) Revised
Draft, the
following amendments are being proposed:
 It is being requested that the level and
position of the proposed ring road are kept
flexible. This would
allow a change of road alignment if is deemed
to be beneficial in both the site-specific and
holistic
contexts.
 It is being requested that the developable area
of the ring road can be included in the Floor
Area Ratio
(FAR) Calculation.
 The proposed policy changes to Building
heights makes reference to “the provision of
communal
utility facilities” (p. 4). It is being requested to
clarify whether car parking be considered as
communal
utility facilities.
Do not hesitate to contact us if you require any
further information or clarifications.

Remarks

The ring road is an important requirement that
needs to follow the indicated alignment. This is
recommended to be prepared by the Planning
Authority prior to the final approval of this plan.
A flexible approach to ring road alignments is not
deemed appropriate.

The developable area of the ring road is not to be
included in the FAR Calculation.

This provision is being recommended for deletion in
view that the benefits derived from the provision of
the required infrastructure far outweigh the cost.
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Name/Company

MPPH3 Dr Edwin Mintoff
- 003
obo Baron
Trapani Galea

Date

Comments Received

11/01/2017

Attached please find our submission for the
Partial Review of the Grand Harbour Local Plan
(Marsa Development Site).
Re: Partial Review of the Grand Harbour Local
Plan of 2002 – Marsa Park Site (Policy GM15)
Revised Draft:
Public Consultation
I write on behalf of my client, Baron Trapani
Galea, who is the owner of the property
indicated in DRG 001.
Whilst in general we are in agreement with the
proposed Marsa park Site (Policy GM15) Revised
Draft, the
following amendments are being proposed:
 It is being requested that the level and
position of the proposed ring road are kept
flexible. This would
allow a change of road alignment if is deemed
to be beneficial in both the site-specific and
holistic
contexts.
 It is being requested that the developable area
of the ring road can be included in the Floor
Area Ratio
(FAR) Calculation.
 The proposed policy changes to Building
heights makes reference to “the provision of
communal utility facilities” (p. 4). It is being
requested to clarify whether car parking be
considered as communal
utility facilities.

Remarks

The ring road is an important requirement that
needs to follow the indicated alignment. This is
recommended to be prepared by the Planning
Authority prior to the final approval of this plan.
A flexible approach to ring road alignments is not
deemed appropriate.

The developable area of the ring road is not to be
included in the FAR Calculation.

This provision is being recommended for deletion in
view that the benefits derived from the provision of
the required infrastructure far outweigh the cost.
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Name/Company

MPPH3 Dr Edwin Mintoff
– 004
obo Corinthia
Group

Date

11/01/2017

Comments Received
Do not hesitate to contact us if you require any
further information or clarifications.
Attached please find our submission for the
Partial Review of the Grand Harbour Local Plan
(Marsa Development Site).
Kindly acknowledge receipt of this submission.
Re: Partial Review of the Grand Harbour Local
Plan of 2002 – Marsa Park Site (Policy GM15)
Revised Draft:
Public Consultation
I write on behalf of our clients, Corinthia Palace
Hotel Company Limited, who are the owner of
the property indicated in DRG 001.
Whilst in general we are in agreement with the
proposed Marsa park Site (Policy GM15) Revised
Draft, the following amendments are being
proposed:
 It is being requested that the level and
position of the proposed ring road are kept
flexible. This would allow a change of road
alignment if is deemed to be beneficial in both
the site-specific and holistic
contexts.
 It is being requested that the developable area
of the ring road can be included in the Floor
Area Ratio (FAR) Calculation.
 The proposed policy changes to Building
heights makes reference to “the provision of
communal utility facilities” (p. 4). It is being
requested to clarify whether car parking be
considered as communal
utility facilities.
Do not hesitate to contact us if you require any

Remarks

The ring road is an important requirement that
needs to follow the indicated alignment. This is
recommended to be prepared by the Planning
Authority prior to the final approval of this plan.
A flexible approach to ring road alignments is not
deemed appropriate.

The developable area of the ring road is not to be
included in the FAR Calculation.
This provision is being recommended for deletion in
view that the benefits derived from the provision of
the required infrastructure far outweigh the cost.
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Name/Company

MPPH3 Mr Alexander
– 005
Bonanno –
Environment
Resources
Authority

Date
11/01/2017

Comments Received
further information or clarifications.”
Re. ERA feedback on Revised Draft - Partial
Review of GHLP (GM 15 - Marsa Park)

The Environment & Resources Authority (ERA)
welcomes the opportunity to comment on the
Revised draft of the Partial Review of the Grand
Harbour Local Plan of 2002, Marsa Development
Site, (Policy GM 15).
ERA is again re-emphasizing some of its
earlier comments provided during the first draft
public consultation draft, together with other
observations on the replies prepared by the
Authority on feedback provided by ERA during the
prior consultation exercise, as published in the
Public Submissions for Partial Review Phase 2
section, and is presenting the following attachment
for consideration in the public consultation stage.
We look forward towards further consultations, and
available to meet for further discussion or any
clarification, if required, through:
national.affairs.era@era.org.mt
Attachment: “
ERA feedback on the Revised Draft of the Partial
Review of the Grand Harbour Local Plan of 2002
Marsa Park Site (Policy GM 15)
2nd Phase Public Consultation Revised Draft
11th January 2016
1. General comments
1.1 ERA welcomes the opportunity to comment on
the second phase consultation on the revised draft
of the Partial Review of the Grand Harbour Local
Plan of 2002, Marsa Park Site (Policy GM 15).

Remarks

Noted.
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Name/Company

Date

Comments Received
1.2 The Local Plan review may need to be screened
through an SEA procedure in line with the SEA
Regulations of 2010, in order to identify, assess in
detail and address any likely significant impacts,
including cumulative and synergistic impacts, on the
environment at an early stage. ERA recommends
that the plan review also covers other possible major
developments in the wider area, to ensure that the
planning of the area is carried out holistically and
comprehensively. It is recommended that this
matter is discussed directly with the SEA Focal Point,
as the competent Authority for SEA in Malta.
1.3 ERA is reiterating a number of comments
provided during the first public consultation draft,
together with other observations on the replies
prepared by the Authority on feedback provided by
ERA during the prior consultation exercise, as
published in the Public Submissions for Partial
Review Phase 2 section.
2. Environmental issues
2.1 ERA’s review of the proposed amendment to
policy GM 15 is focussing on the information
provided by the draft policy. ERA will be able to
provide more in-depth feedback once detailed
development applications are submitted. The
following are ERA’s environmental comments, as
follows:
2.1.1 Proposals at this site should be evaluated in
the context of the existing situation in the wider
area (e.g. suitability of the road network, entry and
exit points, capacity of existing infrastructure, the
potential to upgrade or improve such situation to
accommodate further development); and other
future plans for major developments in the
surrounding areas.

Remarks
The screening for the SEA will take place once the
policy is finalised.

Noted.

ERA is also consulted at project development
application stage including for EA requirements
depending on nature and scale of proposals.

Marsa Park has the potential to spearhead the
regeneration of the Marsa Area and is strategically
designated as a Business Hub. The policy sets clear
provisions in terms of land uses, open space,
transport requirements and building heights
required and is deemed to satisfy the creation of a
quality hub.
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Date

Comments Received
2.1.2 With respect to ERA’s previous comments, ref.
MPPH2-008, point 2.1 (Building height), it is noted
that the GHLP (2002), in particular Figure 13,
indicate the area adjacent to the Marsa Park Site
with a maximum building height of 3 storeys. ERA
acknowledges that considering the site’s strategic
location area and its designation as a business hub
by the SPED 2015, an increase in height is being
solicited. It is however noted, that such stance may
increase the developable floorspace. Such
development intensification could result in tangible
environmental impacts, including an increase in
vehicular traffic flows, thereby also increasing risks
of traffic-related environmental impacts relating to
pollution. It is therefore highly recommended that
detailed evaluations of each proposal are considered
thoroughly during each individual development
application process.
2.1.3 In addition to above, it is noted that the
proposed reduction in the residential component
entails the identification of another site for the long
term relocation of residential housing from Albert
Town. Reference is made to original policy in GHLP,
(2002), Policy GM15, which states:
“The residential use would be related to other
proposals for the future of existing housing at Albert
Town, as a long term relocation site for housing in
that area, and to allow for general replacement of
housing where clearance or improvement of property
has caused the overall housing total to be reduced.
Since the Local Plan looks ahead for 10 years, it is
clear that the long term future of Albert Town as a
residential location is problematic. However, any
serious proposals for eventual replacement of
housing will be dependent on the availability of

Remarks
Noted. It is iterated that BHs are retained as for the
existing adjacent commercial area in Marsa and as
per approved DC2015. Development proposals are
requried as per Section (vi) Transportation to satisfy
all of the technical and policy standard
requirements. They also need to demonstrate that
the public transport network has sufficient capacity
to accommodate additional growth and may also be
subject to a Traffic Impact Assessment (TIA). The
assessment of other traffic related impacts such as
noise, air quality and Greenhouse gas (GHG)
emissions may also be required.

This policy consideration has been reviewed. The
policy in effect considered the eventual replacement
of housing being dependent on the availability of
alternative sites in the general area of Marsa.
Considering that the Marsa Park area is designated
primarily as a Business Hub the land uses associated
with this Hub function are prioritised in this area.
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Comments Received
alternative sites in the general area of Marsa.”
No reference is made in the new policy about any
intended change in such strategy. Clarification is
therefore required as to whether there is a change in
strategy on the proposed relocation of residential
units from the Albert Town Industrial area.
2.1.4 Re same ref. MPPH2-008, point 2.1 (Peripheral
Landscaping), it is noted that the planned
realignment of the arterial road (Triq Diċembru
Tlettax), at Marsa is still pending. The determination
of the road alignment can eventually affect the
internal layout of the Marsa Site, apart from changes
to access points between the site and the arterial
road. Map 1 of the final draft document indicate a
number of sub divided landscaped areas, all
surrounded by roads. ERA acknowledges that the
policy is quite stringent on the requirement for 20%
landscaping, and is highly in favour of the proposal.
It is emphasised that such planning parameter
should not be in any way compromised during any
future development application process of any site
within the area covered by the policy.
2.1.5 Re ref. MPPH2-008, point 3 (Environmental
Perimtting), ERA reiterates the request to include
the said paragraph. This is required in order to preempt any operational issues which may require
infrastructural development prior to the operator
requesting development consent from the Planning
Authority.

2.1.7 ERA also reiterates its comment on air quality
vis-a-vis traffic generation, considering that the
change in traffic flows is dependent upon changes in

Remarks

It should be noted that the effective landscaped
open space has increased from 13% to 20% and this
does not include the envisaged road improvements.
The requirement also includes the need for a
planting schedule and maintenance programme in
the development proposal assessment stage.

Section (vii) Utilities Services requires that such
matters be addressed though consultation with the
relevant utility providers and regulators. These
consultations are required to advise on said
requirements prior development consent from the
Planning Authority. It is reiterated that similar to
other requirements for licenses and permits,
environmental permits are also a statutory
requirement and hence there is no need to include
this text.
The assessment of other traffic related impacts such
as noise, air quality and Greenhouse gas (GHG)
emissions may also be required in line with Section
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land use activity (from a mix of activities to
predominantly commercial development
(offices/retail)), and possibly due to the increase in
developable floor space. Thereby, the impact on air
quality needs to be extensively assessed.
3. Conclusion
3.1 ERA looks forward towards additional
consultations on this partial review and remains
available to meet for further discussion, or any
clarification if required, through:
national.affairs.era@era.org.mt

The Standing
Committee on
the Environment
and
Development
Planning

Remarks
(vi) Transportation.

Noted.

18th January
2017

1. Ikun hemm definizzjoni ċara ta’ “communal
utility facilities” li tkun tgħid hekk:
“Communal utility facilities are facilities
which serve the purpose of a number of
developments within the site boundary in
the Marsa Park Site area as defined by Policy
GM15. These utility requirements are:
Power supply, water supply, sewers,
telecommunications and waste.”; u
2. L-ewwel sentenza ta’ paragrafu (vii) - Utilities
Services, għandha tiġi taqra hekk:
“Infrastructural utility requirements such as
power supply, water supply, sewers (foul and
storm-water, including reservoirs),
telecommunications and waste should be

Comment noted and taken under consideration. It is
recommended that the policy provisions relevant to
communal infrastructure facilities and the
corresponding offset are deleted from the policy
framework.
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Ref

Name/Company

Date

Comments Received
addressed through consultation with the
relevant utility providers.”, u eżatt wara din
is-sentenza għandha tidħol din is-sentenza:
“The Planning Authority shall ensure that
adequate storm water facilities, including
reservoirs, shall be in place and shall be
certified by the same Authority.”

Remarks
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SEA SCREENING

Partial Review of the Grand Harbour Local Plan (2002)
Marsa Park Site
Part A – Plan/Programme (PP) and Responsible Authority
Title of PP: Partial Review of the Grand Harbour Local Plan (2002) Marsa Park Site
Policy GM15
Responsible Authority: Planning Authority
Contact Person: Joseph Gauci
Position: Unit Manager – Strategic Planning, Planning Directorate
Contact Address: St. Francis Ravelin, Floriana
Contact Phone Number: 22901578
Contact email: joseph.gauci@pa.org.mt
Date: 25th January, 2018

Part B – Key Facts
Responsible Authority: Planning Authority
Title of PP: Partial Review of the Grand Harbour Local Plan (2002) Marsa Park Site
Policy GM15
Purpose of PP: The Government’s Objectives of this Partial Local Plan Review are
as follows:
a)
b)
c)

To realign the boundaries of the areas covered by Policies GM15 – Marsa Park
Development and GM24 – the Marsa Sports Complex to allow for consideration
for the alternatives of Triq Dicembru 13;
To re-evaluate the policy provisions in Policy GM15 for the comprehensive
planning of the Marsa Park Development Site and for the range and scale of the
mix of land uses;
To propose site specific land use and building height designations for different
parcels of land within the Marsa Park Development Site.

Is the PP the result of legislative, regulatory or administrative provisions?
Explain.
Yes. This Partial Local Plan Review results from the Development Planning Act of
2016 which sets out the procedures to be followed when an approved Local Plan is
being prepared, amended or updated.

Period covered by PP: n/a
Envisaged Frequency of Updates: The Partial Review may be monitored and
reviewed on a regular basis.
Area covered by PP (ideally also attach map): The Marsa Park Site covered by
Policy GM15 and as approved in the Grand Harbour Local Plan (2002) has an area
slightly larger than 10 ha consisting of a strategically located commercial area within
the Development Zone. see attached Map 1 Marsa Park Development and Map 2
Marsa Park Site Road Alignment.
Summary of PP content: The Partial Review sets out the development parameters
for the Review area. The review amends the boundaries of the Grand Harbour Local
Plan Local Plan Policy (2002) Policies GM15 – Marsa Park Development and GM24
– the Marsa Sports Complex and the provisions of Policy GM15.
The existing Policy GM15 Marsa Park Development was identified as an ‘Opportunity
Area’ in Figure 12 Marsa in the GHLP (2002) predominantly for the comprehensive
development of commercial and light industrial land uses but also included some
residential development, leisure and recreational uses supporting the main uses, a
public transport interchange, landscaped recreational area for public use and a
peripheral landscaped visual corridor. The policy had also specified, through criteria,
the importance of the overall design of development due to this area constituting a
main approach to Valletta. The Policy also identified the area as an FAR zone, the
need for redesign or improvement to the road network, the integration with the town
of Marsa through formal pedestrian links and the need for an outline development
application to indicate the phasing of development.
The Partial Review has amended Policy GM15 and has retained the same planning
parameters including , land uses, building height including the applicability of the
FAR, a marginal increase in developable floorspaces and other requirements for the
road network and soft landscaping with tree planting as planning gain and the
retention of the visual corridor and quality design parameters. The main changes of
this Partial Review are
i)
the deletion of the comprehensive development since this impeded the
development of this potential strategic area for the last 28 years since its
first designation in the previous ‘Structure Plan for the Maltese Islands
(1990)’ and its confirmation in the Strategic Plan for Environment and
Development (2015)
ii)
the designation for development of a site (D) of around 3,500 sq m And
iii)
removal of the Transport Interchange Hub since this was located in
another site within Marsa.
Overall the scale and type of development have not varied from those of the original
local plan policy. Furthermore the provisions of soft landscaping have been
increased. If the FAR is applied, the 20% landscaping is a requirement over and
above the 50% open space required through the FAR. The Amended Policy GM15
also includes provisions for environmentally sustainable development within buildings
covering guidance on appearance and design quality, landscaping and public open
space, conservation of energy and water, design integrated renewable energy
generation, measures for trip regeneration and reduction of waste as requirements
for development.

Strategically, the Partial Review follows the Strategic Plan for the Environment and
Development (SPED, 2015) that identifies the Marsa Park Site as a Business Hub
with the aim of promoting the regeneration of the Marsa Area within the Grand
Harbour Area (GHA) regeneration.

Part C – SEA Criteria
SEA Criterion

Is the PP subject to preparation
and/or adoption by a national,
regional or local authority

Yes/No
(no other
answer except
Yes/No)
Yes

OR
prepared by an authority for
adoption through a legislative
procedure by Parliament or
Government
(Regulation 3)
Is the PP required by legislative,
regulatory or
administrative
provisions?
(Regulation 3)
Is the PP prepared for
agriculture, forestry, fisheries,
energy,
industry,
transport,
waste
management,
water
management,
telecommunications,
tourism,
town and country planning or
land use

Yes

Yes

The Partial Local Plan Review
follows the procedure delineated
by Article 53 of the Development
Planning Act, 2016 (Cap 552).

The policy guidance falls under
the provision of Article 48 of the
Development Planning
Act,
2016 (Cap 552).
Town and country planning and
land use.

The nature and type of
individual development cannot
be determined at this stage and
would still be subjected to
screening
on
potential
significant
environmental
impacts to determine whether an
EIA is required and also
transport impact assessments
as may be required at the
project development application
stage on a case by case basis.

AND
does it set a framework for
future development consent of
projects in Annexes I and II to
the EIA Directive?
(Regulation 4(2)(a))

Will the PP, in view of its likely
effect on sites, require an
assessment under Articles 6 or

Explanation

No

The Partial Review area is
presently
an
industrialised
and/or underutilised dilapidated

SEA Criterion

7 of the Habitats Directive?
(Regulation 4(2)(b))
Does the PP determine the use
of small areas at local level

Yes/No
(no other
answer except
Yes/No)

Yes

OR
is it a minor modification of a PP
subject to Regulation 4(2)(a)
(Regulation 4(3))

Explanation

site. It does not include nor is it
in
proximity
to
such
environmentally sensitive areas.
Yes. The Marsa Park Site with
an area of around 10 ha
constitutes less than 4% of all of
the Marsa locality area of 2.75
sq kms.

Does the PP set the framework
for future development consent
of projects (not just projects in
Annexes to the EIA Directive)?
(Regulation 4(4))

Yes

The Partial Review sets out
broad development criteria on
the basis of which development
proposals can be assessed.

Is the PP likely to have a
significant
effect
on
the
environment?
(Regulation 4(5))

No

The site is located within the
Principle Urban Area which as
designated by the SPED to
accommodates
major
employment,
social
and
residential needs. Furthermore
the Partial Review covers a
strategically
designated
Business Hub in accordance
with the SPED (2015) which was
itself subject to a full Strategic
Environment
Assessment
(SEA).
The
anticipated
commercial development is thus
planned development.
The site is already committed
with
existing
uses
and
supporting
infrastructure
compatible with the proposed
land uses in the Partial Review.
.
No features or designations of
natural
environmental
importance are located within
the Partial Review area. The
adjacent Marsa Sports Ground
which is designated as a Bird
Sanctuary for the purpose of
regulating bird trapping and
hunting, is not likely to be
significantly affected by the

SEA Criterion

Yes/No
(no other
answer except
Yes/No)

Explanation

Partial Review.
The policy in this Partial Review
is not expected to give rise to
significant
environmental
impacts..

Is the PP’s sole purpose to
serve national defence or civil
emergency

No

OR
is it co-financed by structural
funds or EAGGF programmes
2000 to 2006/7

No

OR
Is it a financial or budget PP?

No

Part D – Likely Significance of Effects on the Environment
Responsible Authority: Planning Authority
Title of PP: Partial Review of the Grand Harbour Local Plan (2002) Marsa Park Site
Policy GM15
Criteria for determining the
likely significance of effects
on the environment

the degree to which the PP sets
a framework for
projects and other activities,
either with regard to the
location, nature, size and
operating conditions or by
allocating resources

Likely to have
significant
environmental
effects?
Yes/No
(no other
answer except
Yes/No)
No

the degree to which the PP
influences other plans and
programmes including those in
a hierarchy

No

the relevance of the PP for the
integration of environmental
considerations in particular with
a view to promoting sustainable
development

No

Summary of significant
environmental effects
(negative and positive)

The Partial Review Policy GM15
sets out the broad planning
guidelines for development of
the site. The policy identified
the land uses predominantly for
commercial, general and light
industrial land uses, storage and
distribution but also including
some residential development,
landscaped
areas
and
a
peripheral landscaped visual
corridor, building heights and
road alignments that guide the
type, size and location of future
development in this area.
The Partial Review is an
amendment to the Grand
Harbour Local Plan (2002) and
the relevant site within the
Marsa Inset Map Figure 12
within the Subsidiary Plans and
Policies hierarchy as per Articles
48 and 53 of the DPA 2016. It is
conforming with the SPED
(2015) and the designation of
the area as a predominantly
commercial area designated as
a Business Hub.
The Partial Local Plan Review
includes
specific
detailed
parameters set to integrate
policy
requirements
for
achieving
environmental
sustainable
development;
through the regeneration of the
area. Such measures include
the integration of landscaping
requirements
and
access
improvements with regeneration

and the provision of quality
design and appearance, energy,
water and waste requirements
including renewable energy
provision and green modes into
the area to be regenerated. The
identified
land
uses
are
designed to support these
sustainability objectives leading
to a more efficient use of the
area. The Review will lead to a
more sustainable use of existing
underutilised urban resources
and brownfield sites that are
currently subject to urban decay
and in need for regeneration
whilst upgrading the area to the
status of the planned Business
Hub
environmental problems
relevant to the PP

No

The area is in the midst of a
major transport hub. It is the
subject of issues related to air
quality, noise and transport.
National transport and air quality
and
noise
improvement
strategies are geared to address
these issues faced within most
of the major road network in
Malta and particularly within this
area that include in this Partial
Review measures that support
the
introduction
of
green
transport modes. The nature
and
type
of
individual
development is still subject to
screening
on
potential
significant
environmental
impacts to determine whether an
EIA, and transport impact
assessment are required at the
project development application
stage on a case by case basis.

the relevance of the PP for the
implementation of Community
legislation on the environment
(e.g. PPs linked to waste
management or water
protection

No

The scope of the PP has no
direct
relevance
to
the
implementation of Community
legislation on the environment
apart
from
the
likelihood
changes in air pollution from
traffic in the general area that is
being addressed through the air
quality/noise strategies.

the probability, duration,
frequency and reversibility of
the effects

No

No environmentally significant
effect has been identified
considering that this is a
planned commercial Business
Hub. Again the change to air
pollution is being addressed
through the national transport
strategy.

the cumulative nature of the
effects

No

No
significant
cumulative
environmental
impacts
are
expected as a result of this
Review.

the transboundary nature of the
effects
the risks to human health or the
environment (e.g. due to
accidents)
the magnitude and spatial
extent of the effects
(geographical area
and size of the population likely
to be affected)

No

Not applicable

No

Not applicable.

No

The magnitude and spatial
extent is anticipated and not
likely to be of concern as the site
is an already committed area
with existing development. . The
changes from the original GM 15
of policy are not anticipated to
have a significant increase in air
and noise quality. This is
because
the
increase
in
floorspace is minimal and the
shift
from
industrial
to
commercial
floorspace
is
considered to actually decrease
the impact. The requirements
for sustainable development
requirements
in
the
development
planning
application stage will also lead
to improvements in water,
energy and waste management
in the area.

the value and vulnerability of
the area likely to be affected
due to:
(i) special natural
characteristics or cultural
heritage;
(ii) exceeded environmental
quality standards or limit values
(iii) intensive land-use

No

The proposal does not impinge
on
areas
of
natural
environmental significance. In
effect the protection of the
adjacent Marsa sports ground
as a green area helps to counter
balance the issues of air quality
and noise resulting from the
road network use. Furthermore
the requirements for 20% soft

landscaping as planning gain in
the new development will further
reduce the intensive use of land
leading to amelioration in the
urban environment.
the effects on areas or
landscapes which have a
recognised
national, Community or
international protection status

No

Areas
of
environmental
significance are not part of the
Review area.

Part E – Summary of Environmental Effects
The Partial Local Plan Review covers a specific currently dilapidated area of Marsa
planned as a Business Hub where the nature of the land uses is broadly already set
by the SPED (2015) and where utilities infrastructure are already provided. The site
is already subject to strategic direction covering its land use, the applicability of the
Floor Area Ratio (FAR) and other planning parameters that are required to upgrade
the quality of the planned Business Hub. The area currently contains evident urban
decay and underutilised and brownfield sites which present concerns to the quality of
the environment in Marsa. The planned regeneration is intended to positively
upgrade and ameliorate the environment.
The Review area directly excludes environmentally sensitive areas and the proposed
revisions are unlikely to generate significant environmental impacts.
The type and nature of operations to be developed as a result of the Policy review
will be fully determined at the project stage, where screening under the provisions of
the EIA Regulations and Transport Assessment requirements will still need to be
undertaken and relevant potential environmental effects determined.
Overall, the changes from the original Policy GM15 are not anticipated to have a
significant increase in air and noise quality. This is because the increase in
floorspace is minimal and the shift from industrial to the less impacting and high
quality commercial floorspace is considered to actually decrease the impact.

Part F – Screening Outcome
Screening is required under the Strategic Environmental Assessment Regulations,
2010 (Legal Notice 497 of 2010). It is our view that:
An SEA is required because the PP falls under the scope of Regulation 4(3)
of the Regulations and is likely to have significant environmental effects

An SEA is required because the PP falls under the scope of Regulation 4(4)
of the Regulations and is likely to have significant environmental effects
X

An SEA is not required because the PP is unlikely to have significant
environmental effects.

Joseph Scalpello
Name of Officer responsible for the Screening Report

Signature of Officer responsible for the Screening Report

Planning Authority
Name of Responsible Authority

13th February, 2018
Date
Notes to Responsible Authorities:
1. The SEA Focal Point cannot provide any feedback to incomplete Screening Templates
2. All responsible authorities should provide the SEA Focal Point with an original signed copy of
each Screening Template prepared
3. All responsible authorities should provide the SEA Focal Point with a copy of the public
notification which is obligatory under Regulation 4(7) of the Strategic Environmental
Assessment Regulations, 2010.

APPENDIX 1:
Marsa Park Development Map1

Marsa Park Site Road Alignment Map 2

