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12t September 2019

Hon. Alex Muscat

Chairperson

Standing Committee on the Environment and Development Planning
House of Representatives

Valletta

Dear Hon. Muscat,
Re: 2019 Partial Review of the Ta’ Qali Action Plan (2006)

in terms of Article S3(b}{iii) of the Development Planning Act {2016), the Executive Council of the
Planning Authority has commenced the process of public consultation of the 2019 Partial Review
of the Ta’ Qali Action Plan [2006).

The Standing Committee may wish to draw up a report on this public consultation of the 2019
Partial Review of the Ta’ Qali Action Plan (2006) within the consultation period that is ending on
Friday 25" October 2019, as indicated in the same article.

Regards,

Dr. Anita Giordimaina LL.D
Executive-Council Secretary
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1.0

1.1

1.2

1.3

1.6

Introduction

This 2019 Partial Review of the Ta' Qali Action Plan (2006) is necessary to
carry forward Government's request to amend the Plan's Policies NWTQ32,
NWTQ33 and the maps that relate to the area depicted in Figure 1. This area
is being referred to in this Review as the Ta' Qali Commercial Area.

The Action Plan Revision is required to address changes that have taken place
and to update the planning parameters of the area, including the zoning,
building heights and road alignment. The Revision is intended to upgrade this
area from a primarily industrial site with related impacts, to a predominantly
commercial area more compatible with the surrounding recreational uses.

The proposed revisions will affect Policy NWTQ32 and Policy NWTQ33 in the
2006 version of the Ta’ Qali Action Plan:

{i) NWTQ 32 — Industry and Storage

{ii) NWTQ 33 — Service Parking

and the following maps:

{i) Map 3 — Existing Land Use
{ii) Map 5 — Palicy Map

{iii) Map 6 — Strategy Map

{iv) Map 9 - Revisions Map

(v) Map 10 — Building Heights

The draft revised Policy NWTQ32 and Policy NWTQ33 are included in the
following Section 5.0. Map A (Policy & Building Height Map} is attached to this
document. The respective revisions shall also replace the part of the Maps 3,
5 6, 9 and 10 which relate to this area. All other parts of the existing 2006 Ta’
Qali Action Plan (lext and maps) are proposed to remain unchanged by this
2019 Revision and will remain applicable as per Ta' Qali Action Plan, 2006 and
the subsequent 2012 Revisions.
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2.2

Proposed Objectives

Government objectives of the review as published were:

a) To designate the site currently covered by policy NWTQ 32 of the Ta' Qali
Action Plan inlo a Commercial Area,

b} To ensure that the designation of policy NWTQ 33 as a parking area is
retained and a requirement for landscaping included;

c) To replace the currently allowable land uses with those allowed by
Category D of the Use Classes Order (SL552.15) and prohibit any further
intensification of the current uses;

d) To formulate a development framework which seeks to mitigate any
adverse impacts from the re-designation of the site provided that the
overall height of buildings shall not exceed 17.5m and shall be terraced to
lhe heights of Llhe existing embassy for buildings located on the perimeter
of the site facing the same embassy. Upper recess shall also be taken inlo
consideration when planning lhe opposite side facing Mdina. In this area
{facing Mdina), heights of buildings contiguous/first in line to the ODZ area
shall be kept as stipulated in the Ta' Qali Action Plan 2000 policies with a
stepping effect to 17.5m;

e) To amend or delete all other provision in the current policies which are
deemed to run counter to the overall objectives set out in (a) to {c) above;

f) Additional blank party walls are not accepted.

Following public submissions during the consultation on the Government
Objectives, the Executive Council and Minister acceded to public requests to
include the following uses or allow intensification thereof, in conjunction to the
Category D uses previously listed:

= Article 4 (s) supermarkets;

s Category B: Class 2A (c) medical clinic, Ciass 2C education;

s Category F: Class 6A storage and distribution.

as these additional uses were deemed compatible with the long-term goal of
creating a commercial area on this site.
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Site and Context

The site of the 2019 Ta' Qali Action Plan Review lies to the west of the
Diplomatic Mission Site, forming a conliguous urban zone with the locality of
Attard; and thus, with the Principal Urban Area as defined in the SPED, 2015
{Strategic Plan for the Environment and Development).

Immediately to the north of the site, Ta’ Qali National Park is a designated
National Recreation Centre. To the south, east and west the site is surrounded
by agricultural land forming pant of the Area of High Landscape Value that
extends towards the historic hilltop town of Mdina.

The site is accessed directly from Vjal L-Istadjum Nazzjonali and Trig L-ldwart.
The site itself contains a mix of land uses from retail warehouses, industrial
plants, open storage, parking/services areas and areas related to the logistics
industry. There is also a car parking area zoned directly to the north of the site.

The Ta' Qali Action Plan {2006) subsidiary plan had designated this area
predominantly for Industry with commercial and storage land uses as per Maps
3, 5, 6 and 9 of the plan.

Figure 1 Aerial photograph with superimposed site boundary
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Strategic and Action Plan Guidance

In line with Thematic Objective 1 of the SPED which seeks to manage
available potential space sustainably with the scope of promoting socio-
economic development, the revisions aim to promote socio-economic
development in the area in line with cumrently non-deleterious uses. The
boundary of the Partial Review (Figure 1) will not depart from the land
previously zoned for industry, storage and parking, thereby limiting land take-
up within the rural area, as specified in this Objective.

Thematic Objective 8 requires the minimisation and mitigation of the impact
on cultural heritage landscapes. The Partial Review requires development to
mitigate any possible impact on such landscapes through the increase in
building heights being proposed; making the requiremenl for views and vistas
analysis on potential impacts on the iconic skyline, of utmost imporiance in the
development permit application process.

Urban Objective 1 safeguards identified Enterprise Hubs for core economic
development sectors. The current industrial and storage area is considered to
be incompatible with the contiguous Ta' Qali National Park. To this extent the
shift to a commercial area is considered favourable to ensure compatibility of
use,

The redevelopment of previous industrial enterprises into commercial entities
will provide the opportunity for the development of energy-efficient buildings, in
line with Urban Objective 4. These new establishments must conform to
current regulations and will therefore serve to mitigate the impact on energy
resources.



5.0 Proposed Revisions

5.1 Policy NWTQ 32 is being replaced by the following amended Policy NWTQ 32
Ta' Qali Commercial Area.

NWTQ 32 Ta' Qali Commercial
Area

The site indicated on Policy Map A is designated as the Ta' Qali Commercial
Area. Development applications in the Ta’ Qali Commercial Area shall comply
with the provisions of this policy and shall contribute towards the creation
of a quality commercial destination through sustainable architectural and
urban design with adequate infrastructure provision.

Acceptable Land Uses:

The following land-uses falling within the Use Classes Order (SL552.15) will
be considered favourably:

a. Article 4 (s) supermarkets;

b. Category B: Class 2A (c) medical clinic, Class 2C education;

¢. Category D: Class 4A offices, Class 4B retail, Class 4C and Class 4D
food and drink; and

d. Category F: Class 6A storage and distribution

The intensification of existing uses which do not fall within the list identified
by this policy will not be permitted.

Urban Design
Building Heights

Development on the perimeter of the Policy Area facing the ODZ shall have a
facade height of 8m. Development on the perimeter of the Policy Area facing
the embassy and the carpark shall have a facade height of 11m.

The overall height for all the Policy Area shall be 17.5m and shall be subject
to a Visual Impact Assessment in relation to the impact of the building profile
resulting from these height limitations on views to and from the Mdina
promontory, the Area of High Landscape Value and the embassy site.
Mitigation measures identified in these assessments may require limitations
on the provisions of this policy in terms of allowable heights of buildings.

Site layout and architectural treatment



Site fragmentation which inhibits a balance between built up development
and high-quality open spaces will not be supported since any scheme within
the Policy Area is to be in keeping with the open-space amenities found in
the National Park adjacent to the site.

Built elements are to generate interest in the massing and architectural
treatment of projects within the site. Blank party walls arising from new
development shall not be permitted and facades are to be treated
innovatively both in form and in the application of materials. Details of any
buildings within the commercial area, such as signage and lighting, are not
to create visual elements which are not in keeping with the Area of High
Landscape Value surrounding the site; and are to feature in the Visual Impact
Assessment for the development.

Landscaping

A landscape buffer, consisting of green belt and a perimeter road, with a
minimum width of 13m is to be incorporated along the southern and western
perimeter of the Policy Area in order to mitigate the visual impact of any
development abutting the Outside Development Zone and the view of such
development from Mdina. Such mitigation is not to be limited to this buffer
and other measures such as green walls and green roofs are encouraged.
To this end, a hard and soft landscaping scheme is to be submitted and
approved as part of development applications and must include a
programme for implementation and maintenance of the scheme.

Transport

Redevelopment is to provide for the continuation of the incomplete road
within the southern boundary of Policy Area perimeter (Triq |-ldwart) towards
the western boundary of the Policy Area perimeter, incorporated within the
landscape buffer. This will be part of a ring-road around the Policy Area,
facilitating ease of access for service providers and visitors alike. This road
is to connect to the parking area specified by Policy NWTQ 33 and any road
widening to accommodate the road should be strictly within the policy area
boundary. Adequate access and off-street parking shall be provided in
accordance with the applicable parking standards.



Sustainability

The introduction of Green Infrastructure measures is strongly encouraged to
improve the environmental sustainability on the site. Such measures are to
be intrinsic to any built redevelopment as well as incorporated into the open
spaces within the site. Essentially, they are to take into consideration the
surrounding ambience of the site, particularly the ODZ areas and the Ta’ Qali
National Park. Environmental sustainability is also to be addressed in the
design and function of redevelopments. Matters such as the use of
sustainable building materials, design which allows for passive
environmental control and the integration of carbon-reduction measures
during daily use of the buildings are to be favourably considered.

Planning Gain

A planning gain contribution of Euro 25 per sqm of new gross developable
floorspace (GDF) permitted within the Policy Area is to be made towards the
provision or upgrading of recreational facilities and other environmental
initiatives within the Ta’ Qali National Park.

The Policy Area has been assessed for compatibility of use vis-a-vis both adjacent
land-uses as well as the uses in the wider area of the Ta' Qali National Park. The
re-zoning of the Policy Area to predominantly commercial land uses, seeks to
address this factor by reducing the impacts of existing industrial activity and also
to rehabilitate the area, whilst attracting users to Ta' Qali, thus providing incentives
far the wider regeneration of the area. To this end, development proposals in line
with commercial zoning such as supermarkets, medical clinics, education-related
uses, offices, retail outlets, food and drink establishments, and storage and
distribution establishments will be supporied.

The principle of stepping down of building heights towards the perimeter of the
policy boundary is being followed in view of the proximity lo the Diplomatic Mission
site to the east and also in view of site's location surrounded by an Area of High
Landscape Value to the north, south and west. This is also important to protect
views to and from Mdina, a significant landmark and skyline in the Maltese urban
landscape. The development history of the site revealed that there are a number
of permitted structures which exceed the height limitations stipulated by this policy.
The building heights shall apply only to new development and for the re-
development of the structures which currently exceed the height limitations.

The urban design of the site and architectural treatment of buildings within it are to
consider a landscaped buffer between the site and the adjacent Outside
Development Zone, which could serve as a visual mitigation of any development
as well as an amenity to visitors to the area. The urban design within the site should
ensure a balance in terms of built up to open space ratio and 1o this extent a

piecemeal approach to the redevelopment of the site will not be favourably
considered.



The installation of green walls and roofs will also be favourably considered since
these would greatly mitigate against visual impacts as seen from Mdina. Together
with other measures to increase the environmental sustainability of the site, the
provision of measures to screen light pollution and reduce surface water runoff are
considered necessary to mitigate significant deleterious impacts otherwise caused.

Transport considerations include the continuation of the schemed road (Trig |-
Idwart) to provide ease of access to any redevelopments as well as to improve
traffic flows along the site. This road is to provide for pedestrian access along its
entire length and measures to facilitate the use of sustainable modes of transport
such as bicycles will be favourably considered.

5.2  Policy NWTQ 33 proposing service parking is being replaced by the following
amended Policy NWTQ 33 Parking.

NWTQ 33 Parking

The area covered by this policy is to be reserved for organised car parking and
access for vehicles associated with the adjacent commercial uses, improved by
means of a soft landscaping scheme to mitigate the appearance and amenity on
the site. No new development will be permitted in the area identified for this
parking in Policy Map A.

The parking area is to be retained as a supporting amenity site for the Commercial
Area outlined by the Policy Area NWTQ 32. Since the two areas are physically
contiguous, it is considered aptimal for the site to be allocated as parking amenity and
for other transport related requirements including amenily for sustainable modes of
transport, such as public transport and bicycles, amongst others, The area is to be
screened with adequate indigenous soft landscaping.

10
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6.2

6.3

7.0

7.1

7.2

Public Consultation

The original Objectives wers published on the 239 November 2018 and
representations from the public were invited until the 14" December 2018. The
first stage consultation generated a total of 10 submissions which were
considered in the drafting of the revised policies. Submissions with PA
respanses are included in Appendix 1.

The issues mentioned in the submissions referred to:

a) Zoning of commercial uses outside the urban area is in breach of the
sequential approach and will cause demand for further industrial land;

b} Increase in height is detrimental within a site abuiting an Area of High
Landscape Value, conversely increase is favoured in view of investments
made and existing height of the Embassy buildings;

c) Long distance views from Mdina and the visual amenity from the National
Park are to be protected through adequate massing and design;

d) Landscaping provision, light pollution screening and surface water runoff
are to be comprehensively designed and provided for,;

e) Provision of cycling infrastructure, public transport and upgrading of
junctions is required due to proposed uses and height increase;

f) Industrial and storage uses should not be stymied by not allowing for
intensification;

g) Inclusion of further uses to be considered, namely Classes 2A, 2C, 3A, 3C,
5A; Category F and sections of Article 4; and

h) The Action Plan Review should be extended to the area west of the policy
site to justify operational management and transport measures,

Following consideration of the submissions, changes to the published policy
objectives were carried out as detailed in Section 2.0 above.

Way Forward

The Executive Council approves the 2019 Partial Review of the Ta' Qali Action
Plan (2006} as described in this report and the related maps for a public
consultation period of 6 weeks.

The Planning Authority invites individuals and organizations to send their
representations periaining to the 2019 Partial Review of the Ta' Qali Action
Plan (2006), Public Consultation Draft. Representations are to be made in
writing to

The Director of Planning,
Planning Authority,

2019 Partial Review of the Ta’ Qali Action Plan (2006)
P.0. Box 200, Marsa GPO 01

or on the emall nwip.taqali@pa.org.mt

11



Submissions related to this review may be sent to the Planning Authority by
Friday 25" October 2019

12
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Appendix 2

Ta’ Qali Action Plan 2006 Existing Policy Framework

NWTQ 32

Industry and Storage

Within Policy Area NWTQ 32 of the Action Plan, permission will only be given for
development proposals falling within Class 11 Business and Light Industry, Class
12, General Industrial, and Class 17 Storage and Distribution, as defined by the
Development Planning (Use Classes) Order 1994, subject to the following criteria:-

13.16

13.17

vi.

Priority will be given to new development that is a “non conforming” use
(industrial) currently existing within the National Recreation Centre
which has been identified for relocation;

Adequate access and off-street parking is provided in accordance with
Structure Plan Explanatory Memorandum Guidelines.

iii. The proposal would not result in a significant build up of traffic, causing

congestion within the Action Plan area and on the access road serving
it;

Noise and visual intrusion on neighbouring zones and other areas is
minimised;

The development does not exceed a height of 8 metres; and

A landscape scheme is submitted and approved to mitigate the visual
impact of the existing development, together with a programme for
implementation and maintenance.

Existing commercial/industrial development will be contained in order to safeguard
land for the optimisation of Ta’ Qali for recreational developments and to safeguard
the scenic value of the landscape.

In order to mitigate the visual intrusion of the existing industrial development in the
countryside, the existing boundary walling to the north, western and southern
boundaries shall be reduced to 7 courses high. A strip of land not less than 7
metres in width, within the boundary of the site, shall be landscaped adjacent o
the boundary to include shrubs and indigenous trees.  The erection of new
buildings will be restricted to a height of 8 metres.
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NWTQ 33 Service Parking

No new development will be permitted within Policy Area NWTQ 33. The zone will
be safeguarded to provide organised car parking and turning facilities for vehicles
associated with adjacent uses. The area should be enhanced through the removal
of stored materials and a landscaping scheme to improve its general appearance.

13.18

13.19

The area lying to the north of policy areas NWTQ 28 and NWTQ 32 is used as a
parking area by employees and works vehicles including storage of materials
associated with the land uses in these two policy areas. There is no regular parking
structure with vehicles of all descriptions and size parked randomly. Unorganised
parking and traffic circulation presents dangers in this area which when combined
with poorly designed boundary fencing and walls using visually obtrusive materials,
gives the area a poor visual amenity. Landscaping is needed to lessen the impact
of such problems.

Policy Area NWTQ 33 will be zoned for car parking associated with land uses in
Policy Areas NWTQ 28 and NWTQ 32. Parking will be organised and the area will
incorporate Planning Authority standards defined in the Explanatory Memorandum
ensuring adequate space is available for the safe manoeuvring and parking of
vehicles within this zone. Access from this zone to the local access road will be via
a single point designated in such a way as to ensure the passage of two way traffic,
without conflicting with traffic using the nearby roundabout or the road network.
The Planning Authority will as part of the proposed Landscape Master Plan, make
specific reference for the need for the landscaping of this car parking area in order
to reduce the visual impact of parked vehicles, boundary fences and walls.
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Map 6 - Ta' Qali Action Plan Strategy
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Appendix 3

Ta’ Qali Action Plan 2019 Revisions - Policy Map A
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