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1. Introduction

This Development Brief is intended to provide the basic framework for any future
comprehensive development of the development brief area. Map 1 depicts the
regional context of the development brief area.

This document is placed within the current planning context of the Strategic Plan for the
Environment and Development (SPED), 2015, and the relevant Local Plan Policies from
the South Malia Local Plan {SMLP), 2006. A brief overview of the history of the site and its
immediate environs is also given to undersiand the phases of development which have
led to the cumrrent situation across the promontory. The document outlines the
characteristics of the precincts of the site and sets out several considerations through
which any development is to be guided, such as visual, transpori, infrastructural,
environmental and social impacts.

Figure 1 View of the Ex-Jerma Palace Hotel from the tip of the promontory



2. Objectives of the Development Brief

The Minister responsible for Planning requested the FPlanning Authority to prepare a
Development Brief for the now derelict Ex-Jerma Palace Hotel site and its surroundings.
The following are the objectives that were published for public consultation:

South Malta Local Plan (2006) area policy SMMS 15, the Marsascala Policy Maps MS1 and
MS2, and the Marsascala Building Heights Map MS 3, require any development proposals
on the ex-lerma Palace Hotel site to be subject to the submission of a Development Brief.

The objectives for the Development Brief are:

a} To designate the site shown in Map [as attached with objectives] as a

Comprehensive Planning Area for Regeneration of the Urban Coast;

b} To promote the development of a mix of land uses which shall include:

e Tourism accommodation which must include Class 3B (Use Classes Order
(SL552.15) hotel/s which shall never be smaller, in terms of Gross
Developable Floor space (GDF}, than the ex-Jerma Palace Hotel;

e Category A residential uses (Use Classes Order (SL552.15) which shall not
exceed 40% of the total allowable GDF;

o Category D commercial uses {Use Classes Order (SL552.15);

e Other uses which the Authority deems can coniribute to the regeneration
of this part of the urban coast;

c) To ensure that the overall development density does not exceed 100,000 sgm

GDF, excluding spaces for car parks and services, irespective of the position of
the floor space in relation to any sireet level;

d) To include an urban design framework providing guidelines on the site layout,

e)
f)

o}

architectural treatment, massing, colour, texture and materials of the buildings,
circulation, road access, parking and landscaping requirements:

Providing that a dimension for the maximum allowable building height in metres
and the maximum allowable site coverage with a clear indication of how these
two criteria are measured must be included;

To ensure that public access to the foreshore is protected and enhanced;

To introduce all the necessary mitigation measures aimed at reducing any
potential adverse impact from the development, particularly on scheduled
buildings and the natural coast;

To require a planning gain contribution for the benefit of the community of
Marsascala.

The form and content of the development Brief shall be in line with the requirements of
Article 51 of the Development Planning Act 2016 (Cap 552).



Map A

Ex Jerma Palace Hotel
- Site Development Brief
Inland Boundary

Seaward side to follow shoreline

Figure 2. Map A — Objectives Map

Public Consultation on Objectives

The public consultation on the objectives pertaining to the first schedule of floorspaces
took place between 18" October and 11t November 2019. The consultation generated
129 submissions of which two letters were forwarded separately by 21 and 74 individuals
respectively. There was also a pefition signed by 82 residents from Marsascala.
Additionally, the following entities also sent their submission:

e Marsascala Local Council

o Wirtiz-Zejtun

¢  Moviment Graffiti

¢ Futur Ambjent Wiehed

¢ Dini-Art Helwa

¢ Alternattiva Demokratika

s Malta Developers Association

e Environment and Resources Authority
¢ Kummissjoni Interdjocesana Ambjent



Issues of Public Concern
Development Brief Boundary

Several submissions noted that the site of the Development Brief published with these
objectives extends beyond the Development Brief area outlined by the SMLP poalicy
SMMS 15, as it includes both the foreshore surrounding the ex-hotel and St. Thomas tower.
The submissions request that both areas should be exciuded from this Development Brief
and that in no case should the existing public open spaces be used in the calculation of
the new project’s requirements of open space, but instead additional open space should
be created by this new project.

Land-use

Several submissions argued that the derelict structures should be demolished, and the
site rehabilitated to its original state as an informal public open space. Conversely, other
submissions were in favour of the redevelopment of the ex-Jerma Palace Hotel since it is
currently in a derelict state. Most of the submissions were however strongly against the
inclusion of residential development in this new project. It was claimed that the inclusion
of residential development goes against the grant of the site to Lafico Ltd. by the
Government of the day, which was for tourism purposes only.

St. Thomas Tower

Several submissions gave a brief history of the tower and highlighted its importance as a
coastal fortification in the South of Malta. It was noted that it is unfortunate that in the
early 1980s the coastal area right in front of the tower was built and thus obstructed
completely the sea views from the tower and the view of the tower from the sea. The
submissions noted that it is important that the visual link between the tower and the sea
is restored; and that no mitigation can resolve impacts from the proposed development
unless the proposed GDF is downscaled drastically. Furthermore, the tower is not to be
commercialized or put into private use, or form any part of, or extension to, any uses
approved within the ex-Jerma Palace Hotel site.

Gross Developable Floorspace

Many of the submissions questioned the increase of the GDF from 61,000 sgm to 100,000
sgm, noting that this will negatively impact the infrastructure and the Residential Priority
Areqa, will exacerbate traffic and parking problems, and lead to problems in the
residential area. Furthermore, the maximum volume of the proposed building should be
reduced drastically to allow for a low scale development not exceeding the height of
the existing building.
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Given the density and scale of the project, it was suggested that such a decision should
not be taken prior to the carrying out of independent assessments which include:

Social impact assessment

Visual impact assessment
Transport impact assessment
Health impact assessment
Environmental impact assessment

Building Height Limitations

It was highlighted that Marsascala is not one of the localities identified for high rise
buildings. Any proposal should instead be scaled down to 10 stories or less and preferably
not exceed the height of the St. Thomas Tower. High rise buildings will have a substantial
shadowing effect on nearby residential properties, depriving residents from sunshine and
having detrimental effects on solar infrastructure as solar water heaters and PV panels.

Access to Foreshore

This Development Brief was deemed as an ideal opportunity to implement the Public
Domain Act. It was also mentioned that public access to the foreshore should be
guaranteed and unencumbered.

Rezoning of the surrounding RPA

A submission requested that the villas and bungalows up to Triq i-Qaliet should be
rezoned to aresidential area with a building height of 22m. It was suggested that a more
holistic approach should to be taken through a Partial Review of the South Malta Local
Plan, mainly for Marsascala.

Revised development density

Taking note of the public representations on the Objectives of the Development Brief, an
overall development density of a maximum of 65,000sgm GDF was adopted as the
revised objective for the formulation of the development brief,



3. Policy Context

Strategic Plan for the Environment and Development (SPED)

The following paragraphs provide a description of the most relevant SPED policies:

Thematic Objective 1: To manage the available potential space and environmental
resources on land and sea sustainably to ensure that socio- economic development
needs are met whilst protecting the environment and limiting land take up within the
Rural Area by:

4, Identifying degraded areas within the Urban Area for integrated regeneration
particularly declining coastal resorts such as Marsascala, Qawra and Bugibba

Thematic Objective 8: To safeguard and enhance biodiversity, cultural heritage, geology
and geomorphology by

7. Controling activities which might have animpact on areas, buildings, structures, sites,
spaces and species with a general presumption against the demcalition of scheduled and
vernacular buildings

Objective TO1.4 requires the identification of degraded areas within the urban areas for
integrated regeneration, particularly regarding declining coastal resorts including
Marsascala. Additionally, TO 8 promotes the safeguarding and enhancing of culturat
heritage.

Coastal Objective 1: To pricritise uses that necessitate a location on the coastal zone
and marine area in a manner which minimises user conflicts, does not accelerate
coastal erosion, protects biodiversity, cultural heritage, landscapes and visual access 1o
them, public access and use and increases resilience to cimate change impacts by

1. Designating

a. a predominantly terrestrial urban coast to promote compatible urban coastal uses,
safeguard legitimate coastal uses and visual access from promenades, and
enhance public use of bathing areas,

The site is within the predominantly urban coast as per Map 2A of the SPED and is thus
regulated by coastal objective CO1. This objective requires the promotion of compatible
urban uses in predominantly terrestrial urban coastal areas, as well as safeguarding of
legitimate coastal uses, public and visual access, while enhancing public use of bathing
areas.




Urban Objective 3: To identify, protect and enhance the character and amenity of
distinct urban areas by

4. Identifying sites which are derelict, in a state of abandonment, of poor quality or
include incompatible uses and seek their upgrading through high quality
development

6. Establishing appropriate building heights and development densities

7. Protecting and greening open spaces which contribute towards the character and
amenity of urban areas, reduction of soil sealing and support biodiversity with a view
of developing ecological corridors

8. Retaining and seeking to upgrade existing sports facilities, public gardens,
playgrounds, promenades and other public open spaces in urban areas

Policy UC3.4 promotes the identification of derelict sites and seeks their upgrading
through high quality development. Policy UO 3.6 requires the establishment of
appropriate building heights and development densities. Policy UO 3.7 has the scope of
protecting and greening open spaces which contribute towards the character and
amenity of the urban areaq, while Policy UO3.8 promotes the upgrading of open space
amenity in urban areqs,

It is to be noted that the SPED did not change the provisions of the Structure Plan for the
Maitese Islands (1990) specifying the grading hierarchy for scheduled buildings. In fact,
paragraph 1.13 of the SPED indicates that the scheduling provisions indicated in policy
UCO7 of the 1990 Structure Plan shall apply until the adoption of the new Local Plans.

Local Plan Policies

South Malta Local Plan {SMLP) general policy ‘SMSE 03 Building Heights’' identifies
Marsascala as a locality where medium-rise buildings can be considered. Policy ‘SMSE
04 Public Urban Open Spaces, Squares and Green Areas’ designates the coastal zone
which the Ex-Jerma Palace Hotel abuts as a green area whereby only low-key
environmental improvements or upgrading of permitted buildings that are already
present on site will be considered. Policy ‘SMCQ 05 Promote and safeguard public access
along the coast’ encourages the rehabilitation of the coastal stretch between Xghajra
and Marsascala. Additionally, it prohibits any development that would restrict public use
of the coast.

SMLP area policy ‘SMMS 13 $t. Thomas Tower’ encourages the use of the historical tower
as a cultural heritage attraction with ancillary visitor facilities, including a catering
operation. ‘SMMS 15 Development Brief for Jerma Palace Hotel Site’, requires the
submission of a Development Brief following the drawing up of terms of reference by the
Planning Authority. The primary focus for the development of the site is to be the provision
of tourism accommodation. Other uses which include residential and commercial




development may however aiso be considered. This is if they form part of
comprehensive development of the area which should include sufficient public urban
open space whilst also retaining access to the foreshore.

Map MS1 and MS2, the policy maps for Marsascala, zone the immediate surroundings of
the Ex-Jerma Palace Hotel site as a Residential Priority Area (RPA); while the area at the
back of the RPA is designated as a residential area {RA}. Map MS3, the Marsascala
building height map, indicates the part of the RPA area fronting the sea-front as a
bungalow area with a building height of 1 floor and semi-basement. The remaining area
of the RPA is designated as a villa area where a building height of 2 floors plus semi-
basement applies. The building height map does not indicate a specific building height
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Figure 4 Policy Map MS2

Figure 5 Policy Map MS3
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Supplementary Planning Guidance

The Height Limitation Adjustment Policy for Hotels, 2014, which aims fo provide guidance
on the design of hotels which exceed the building height limitation as designated in the
Local Plans, 2006, and the Planning Policy Guide on the Use and Applicability Use and
Applicability of the Floor Area Ratio (FAR), 2014, which sets out search areas for medium-
rise and tall buildings do not apply for this site due to the overall capping of the
development density by the objectives for the development brief and the coastal
location of the site.



4. Character Appraisal

Marsascala is a coastal town located on the eastern coast of Malta adjacent to Zabbar,
Xghajra and Zejtun. Marsascala has a fast-growing population of about 11,000 with a
relatively young population arising from increasing young families. The locality has been
associated with fishing and summer recreation in the past but is now a fully-fledged town
with a growing community that lives in the town all year round. Although the locality is
experiencing growth, parts of Marsascala are earmarked as an area for integrated
regeneration, particularly the declining coastal resort area following a downturn in the
hotel accommodation sector.

The town of Marsascala is predominantly residential and has grown rapidly over the last
three decades. The growth of this town was planned since the early 1960s as a result of
the designation of the town planning schemes. Marsascala was also a summer resort for
residents living in localities in the South of the Island, particularly attracting people from
adjacent localities. In addition, development grew steadily ever since more people set
up residence permanentiy in this seaside location. The urban morphology of Marsascala
has generally grown along the coast and the promontory between Marsascala Bay and
St. Thomass Bay.

The locality is thus mostly hemmed in between the coast and other surrounding
environmentally significant areas, including valleys and agricultural areas further inland
between Marsascala and Zejtun, Zabbar and Xghajra. The urban open spaces in
Marsascala are concentrated mostly along the waterfront promenade. Such spaces are
scarce within the residential areas which is densely built apart from the public garden
area adjacent to the church. The buiit environment of Marsascala consists of a range of
residential building forms ranging from bungalows, villas, terraced houses, maisonettes
and apartments.

Development of the Settlement Pattern

An assessment of aerial photography from 1957 (Figure é) to the present has been carried
out. The earliest photos show small scaie ribbon development along inner Marsascala
Bay. The eastern periphery of Marsascala was undeveloped, except for $t Thomas Tower.
The development intensified along the inner harbour as shown in the photographs from
1967 {Figure 6], while the first bungalows and villas started being developed in the area
to the north of the tower. By 1978 (Figure 7), much of the perimeter of the St Thomas
promontory had been developed with the same typologies, incorporating the tower
within an area of low-density development.

13



Figure 2 1957 cerial photographs (top) and 1967 aerial photographs (bottom) of
Marsascala Bay and promontory
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Figure 3 1978 aerial photograph

Major changes to the promontory happened in the years between 1978 (Figure 7) and
1988 [Figure 8), during which, much of the promontory was developed as a residential
areq with streets running parallel and perpendicular to the coast. It was at this time that
the Ex-Jerma Palace Hotel started being built, as can be seen in the 1978 aerial
photograph, and subsequently inaugurated in 1982,

Prior to the late 1980s, access to Marsascala was from Trig Haz-Zabbar and Trig id-Dahla
ta' San Tumas through Zabbar and Zejtun respectively. The 1988 aerial photo shows the
new bypass - Triq Sant’ Antnin. The urban area was by 1988 contiguous with that along
the inner harbour area. Aerial photos also show the now operational Jerma Palace Hotel
at the tip of the promontory. Intensification of development continued with more
terraced development within the inner parts of the promoniory, as seen on the 1994, 2004
and 2016 aerial photographs. In recent years, older properties have been redeveloped
in line with the latest planning policy, usuadlly into higher density apartment blocks.



Figure 10 2004 aerial photograph Figure 11 2014 aerial photograph

Tenure

The Government Property Department of the Lands Authority has provided information
on the portions of the site in Government ownership {Figure 12). St Thomas Tower and its
immediate precincts, including the ditch, are Government Property leased to the
Superintendent of Cultural Heritage. The glacis of the tower, to its north and south, are
marked as not being in Government ownership, as Streets/Open Areas which have never
been acquired. The road between §t Thomas Tower and the Ex-Jerma Palace Hotel is
Government Property acquired for road formation and areas to the east of the road is
also Government Property with Ownership of the Perpetual Directum. Other areas
outside the above-mentioned areas, including the majority of the hotel and the entirety
of the foreshore are within private ownership.

16
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Figure 12 Tenure Map compiled by the Government Property Department

Character Areas

Following the description of the settlement pattern over time, this appraisal identifies the
key features and attributes of the character areas within and surrounding the site of the
Development Brief as shown on Map 2.

These include the:

e Ex-Jerma Palace Hotel

e Foreshore

e St Thomas Tower

e Low Density Residential Area
e Residential Area

The following paragraphs provide a brief description of these five distinct character
areqs.
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The ex-Jerma Palace Hotel

The former 4-star hotel {Figure 13} is built on the coastal area of Marsascaola in an area
known as il-Hamrija. The Libyan Foreign Investment Company built the hotel in 1982 and
the Corinthia Hotel International managed the hotel until it was closed in 2007. The ex-
hotel now lies in a dilapidated state.

The road level in front of the hotel stands at 7.8m above sea level. The hotel has two five-
storey wings which consisted of the hotel rooms and which overlook the northern and
southern coast of the headland and the historical coastal St. Thomas Tower. Joining these
two wings is a three-storey building that formerly housed the reception, bar/lounge area
and ancillary hotel offices, and a one-storey building that accommodated an indoor
pool, gym and arestaurant. Attached to the northern wing is another one storey building
that accommodated the main restaurant for guests and a hall. Additionally, the hotel
had extensive landscaped open grounds, an outdoor pool area with surrounding deck
areq, a tennis court and a small open-air amphitheatre.

The site of the former hotel has a total area of 17,600 sam of which 8,200 sgm is unbuilt,
landscaping or open-air facilities. The remaining 8,700 sqm are built over a building
height varying between one, three and five floors {maximum height of 25.5m above
mean sea leve! (Refer to Map 3). The fotal floorspace of the hotel and ancillary built
facilities is approximately 30,000 sgm.

18



Figure 13 A view of the hotel in the vicinity of St Thomas Tower (overleaf) and showing

Zongor point in the background (top), with the hotel from within the site in its
dilapidated state (bottom)
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Foreshore

The land side of the coastal zone (Figure 14) surrounding the ex-hotel development
consists of tow-lying rocky coast with an extensive network of rocky pools and salt pans
which are disused and have been eroded over time. The coastal zone rises from a mean
height of 1.15m above sea level Closer to the foreshore, to 3m within the precinct of the
ex-hotel's tennis courts. The seaward side of this rocky coast is designated as part of the
coastal water body MIC106 - Ix-Xaghjra sa Wied iI-Ghajn as per the 2nd Water
Catchment Management Plan for the Malta Water Catchment District 2015 - 2021.

Public access was prohibited while the hotel was operational, as can be evidenced by
a high boundary wali on the foreshore at either side of the hotel, between the hotel
building and the sea. Once the hotel was no longer in operation, public access was
allowed but restricted in later years due fo public safety concerns related to the derelict
state of the hotel buildings.

Figure 14 The tip of the promontory from the edge of the site (top) and a view of |-
Munxar from the site (bottom}
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St. Thomas Tower

St. Thomas Tower {Figure 15) was built in 1614 by Grand Master Alof de Wighacourt to
protect the southern harbours from potential attacks. It is built on spurs of land between
the port of Marsascala and St Thomas Bay. The tower rises to g height of 23m above
mean sea level, 15.3m above street level fronting the hotel site and 11m from the open
space on the landward side. it was built as a fortification with thick walls and four
pentagonal bastioned turrets projecting outwards on each corner. The tower's entrance
was through a vaulted doorway with a wooden drawbridge. The tower is surrounded by
d rock-hewn ditch. On the ex-hotel side of the tower, there is also a battery which is also
surrounded by a ditch.

The tower has been scheduled as a Grade 1 building of architectural importance since
1995. It is leased to the Superintendent of Cultural Heritage and in 2008, the tower was
transferred to the heritage foundation Fondazzjoni Wirt Artna who has cleared debris and
accretions. The Restoration Directorate has since undertaken restoration works of the
external fabric of the fort. The battery's gun platform was also restored, and its parapet
and embrasures were rebuilt to a contemporary design. The Pianning Authority granted
permission for the rehabilitation and restoration of tower's internal and external fabric in
August 2016. This includes the creation of a multi- sensory museum, audio-visual rooms,
installation of panoramic lift, ditch rehabilitation and roof top viewing platform. Works
related to this permit have not commenced to date.

It is to be noted that the development of the ex-Jerma Palace Hotel in 1982 effectively
blocked the view of the tower to the sea and thus eradicated its coastal context, which
was inherent to its raison d’etre as a coastal fortification.

Figure 15 St Thomas Tower with the Ex-Jerma Palace Hotel in the background
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Low Density Residential Area

Inland to the hotel, adjacent to St Thomas Tower is a low-density residential area
designated as a Residential Priority Area (RPA) (Figure 16} whereby only residential uses
are permitted. This RPA in Marsascala is designated for bungalow, vila and terraced
development. The low-lying bungalows are located on the seaward frontage of the RPA.
These consist of detached bungalows built on plots of land with a minimum area of
1000sgm, built up to a maximum site coverage of 40% of the total site area, a maximum
height of one floor (4.75m) and with a minimum site curtilage of 3m. The villa area lies at
the back of the bungalow area and consists detached or semi-detached villas built on
plots of land with a minimum area of 500sqm, built up to a maximum site coverage of
40% of the total site area, a maximum height of two floor with semi basement (8.5m) and
with @ minimum site curtilage of 3m. The RPA terraced housing area consists of part of
two blocks, one located between Triq i-Katakombi and Trig Likama and the second
block located between Tria Likama, Trig i-Katakombi and Trig De Rohan. These part
blocks are zoned for teraced development with a building height of 3 ficors plus
basement (16.30m).

22
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Residential Area

The residential area (RA] (Figure 17) abutting the RPA primarily consists of two storey
terraced residential development. The South Malta Local Plan allows for a building
height of three floors plus semi basement {17.50m), which is slowly changing the
character of the area through increased residential densities and significantly higher
buildings than those in parts of the RA which are still two stories high. Due to the
incremental development of small plots, the difference in height limitations is resulting in
large areas of blank walls dominating the streetscapes.

Figure 17 Views of the Residential Area
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5. Constraints

Environmental Protection

The terrestrial part of the low-lying coast is proposed to be scheduled as an Area of
Ecological Importance and Site of Scientific Importance by SMLP General Policy 'SMCO
03 Protection of AEls and $SIs’. The coastal water body MTC106 - ‘Ix-Xaghjra sa Wied Ii-
Ghajn’, is also home to Posidonia meadows as identified in the Posidonia Baseline Survey
2003 in the area around the promontory. According to the European Union's Water
Framework Directive, Mdlta is to achieve and maintain Good Ecological Status in such
coastal water bodies. The foreshore is low-lying and therefore vulnerable to future
impacts of cimate change through sea level change. In addition, the coastal perimeter
is designated as part of the public domain by Act XXV of 2016, subject to private rights
and subject to restrictions implied through its designation under any plan regulating
development planning. In view of the requirements of policies SPED policy COla and
SMLP policies SMCQOO05 and SMMSI15, public access as well as its use must be
safeguarded.

Heritage Scheduling

3t. Thomas Tower and the surrounding ditch (Figure 18) is afforded Grade 1 scheduling
due to its architectural and cultural value, with a proposed buffer zone around the tower.
The listing is referenced in G.N. 0729 of 1995 as per Section 46 of the Development
Planning Act, 1992.

[ SE e S e

Figure 18 St Thomas Tower from within the precincts of the Ex-Jerma Hotel
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6. Land Designations

The site entitled Development Brief Area shown in Map 1 is designated as a
Comprehensive Planning Area for Regeneration of the Urban Coast, incorporating four
distinct Zones - A, B, C and D. On the basis of the character appraisal, policy context
and environmental constraints, the Comprehensive Planning Area is subdivided as
depicted in Map 4 and shown hereunder:

Table 1: Zoning of the Development Brief Area
Ione Primary Land Designation Land Area % of total
(sqm) brief area

A Developable site area which  shall 17,700 33%
accommodate new uses and buildings

B Protected foreshore which  shall  be 18,600 35%
safeguarded for public access and use

C Scheduled building and its setting which shall 13,700 26%
be safeguarded for public use

D Public streets which shall ensure access to 2,900 5%
private property outside the brief area
Total 52,900 100%
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/. Urban Design Framework

Allowable mix and scale of land uses

The objectives of the development brief have already set out the mix of land uses i.e.
tourism, residential, commercial and other uses which the Authority deems can
contribute to the regeneration of this part of the urban coast. The strategic policy
direction for Marsascala does not encourage major employment growth and therefore
the site is not suitable for large scale office development. Similarly, Marsascala is not
identified as a locality which should accommodate large scale retail activities. On the
other hand, the South Malta Local Plan promotes the site for major tourism development
which supports the strategic direction to regenerate Marsascala for high quality tourism
development.

The Development Brief has a determining role in establishing the scale of uses as
thresholds were set in a flexible manner by the objectives. The revised schedule of
floorspaces indicates a maximum allowable GDF of 65, 000sqm, excluding parking and
services, irrespective of the position of the floor space in relation to any street level, with
a maximum floorspace for the residential use of 26,000sqm. The average floorspace of a
residential unit shall be 150sgm. Since the predominant use is to be tourism-related,
33.000sgm is envisaged for tourism and ancillary uses which may include conference
facilities, swimming pools, gyms and health clubs. The remaining 6,000sgm can be
dllocated to commercial development, with 4,200sgm food and drink, and 1,800sgm
retail.

For the purpose of this policy, the gross developable floor area (GDF) is the total area
which is internal and roofed over, including wall thickness (or in the case of party walls
measured up to half the width of such walls) and also includes internal, completely
enclosed, unroofed spaces. Service areas and parking areas are excluded from the GDF.
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Table 2: GDF/Land-use for Ex-Jerma Palace Hotel, Marsascala (Zone A)

Land-use GDF

Tourism - including ancillary facilities, excluding parking and services 33,000sgm

Residential - excluding parking and services 26,000sam
Commercial - Food and Drink, excluding parking and services 4,200sgm
Commercial - Retail, excluding parking and services 1,800sgm

Total | 65,000sgm

Massing and Built Volumes

The objectives require the inclusion of dimensions for the maximum allowable building
height in metres and the maximum cllowable site coverage with a clear indication of
how these two criteria are measured. Based on the land designations and mix and scale
of uses, two policy provisions can be envisaged. Storey heights of 3.23m for residential
development and 3.03m for non-residential development were considered as per PA
Circular 1/17; where the higher of these two values was used in the height calculations
for the scenarios below.

A base-point below which any development will be limited to services and parking and
hence not included within the 65,000sgm GDF, has been set at 3m above sea level
(x:461,674.094 y:3,968,818.500 2:3.000) shown by the green mark in Figure 19. The street
level is taken from a point between $t Thomas Tower and the Ex-Jerma Palace hotel site,
set at 7.8m above mean sea level (x:461,528,250 y:3,968,832.000 z:7.800) shown by the
yellow mark in Figure 19 and on Map 5.

Figure 19 Height profiles showing the lowest level of the hotel (green}, stireet level (yellow)
(Source: htip://www.um.edu.mt/projects/cloudisle)
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A building not exceeding 32m above mean sea level may be considered, where such a
development would rise to a height of 9m above St Thomas Tower. The incorporation of
a podium level is encouraged, whereby this will be entirely beneath the level of the road
at 7.8m above mean sea level. Any development above the podium level shall have a
maximum site coverage of 52%.

Circulation and road access

The traffic levels that are expected to be generated from the development alone are
high in Triq is-Salini, and the forecast is that there will be a high volume generated in Trig
i-Qaliet, especially between Trig i-Migbha and Triq i-Magsab, where traffic entering the
development meets traffic exiting the development. The links between junctions seem
to be reaching capacity - this is not considering the amount of natural traffic increase
that will occur over the years due to the increase of smail and medium scale projects
which will occur in Marsascaia and the southern part of Zabbar. These road links can
only be improved by drastic action taken on them, such as the removal of on-sireet
parking. Nevertheless, the two ends of the Marsascala Bypass have already been
committed with direct access onto the main road and therefore cannot be widened.
The promenade in Marsascala will also see a high increase in traffic, with the likelihood
that this pedestrian-friendly area becomes congested for long periods in the afternoons.

In the immediate precincts of St Thomas Tower, a public open space constituting the
immediate setting of the tower as shown in Map 4, contiguous with the open spaces
within the site of the Ex-Jerma Palace is to be created supported by possible re-routing
of traffic from Triq is-Salini towards and from the site. Traffic may be re-routed from Triq is-
Salini to Dawret it-Torri along the northern aspect of the tower towards Trig Wignacourt,
Trig i-Katakombi, Trig de Rohan and then towards Dawret it-Torri along the southern
aspect of the tower and then along Triq ir-Ridott. Access to the development on the site
must not cause severance within the site but must retain continuous pedestrian access
from St Thomas Tower to the other newly created open spaces within the site.

Capacity of utility infrastructure

Assessments would need fo be required to calculate in detail the carrying capacity of
the existing infrastructure and the projected increase in load, to determine the necessary
infrastructure changes in the area. Such infrastructure includes provision of electricity,
water, drainage utility, waste management, roads and communications. Preliminary
assessment by utility providers have indicated the following requirements:
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Electricity

Enemalta have indicated that the development will require the installation of new high
voltage cables and a number of substations within the developments, utilities which any
proposal must cater for and incorporate.

Water supply and wastewater

Water Services Corporation (WSC) have indicated that the development will also require
the upgrading of the wastewater Pumping Station, with the possibility of moving it to
another location to cater for the new loads. The rising main and pumps would also
require upgrading. With regards to water supply, a dedicated main will need to be
installed accordingly.

&
Figure 20 Proposal for new rising main to cater for additional load (Source: WSC)

Any required infrastructural upgrades or new infrastructural developments will be
undertaken at the expense of the developer, this including all permit application
processes, site work and installation as necessary.
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Design Guidance by zone

Ex-Jerma Palace Hotel (Zone A)
Site layout, massing and scale, architectural treatment

The site layout should seek to create a series of building blocks lying on a podium
embracing a central plaza, interspersed by landscaped public open spaces allowing
permeability and public access through and around the site and re-introducing visual
access towards the water from the plaza and a strong visual link between the historic
tower and the sea. The primary goal of the design should be to achieve the right balance
between landscaping and opening the site for public access and public use through
reduced site coverage and the necessary increase of the height of buildings above the
level of the tower.

The architectural treatment and urban design of the development is to be of the highest
quality and is to take into account the prominence of the development in the landscape,
especially when seen from well-known views at Zongor Point and il-Ponta tal-Munxar.
Elements such as colour, texture and materials of the buildings can be used innovatively
in this regard. Use of podium floors and terracing of development is encouraged, with
tapering down towards the eastern perimeter of the site being the preferred option. The
design of the development can incorporate gardens above the podium floors to create
a series of interconnected public open spaces.

Parking and services are to be integrated within the building envelope and within the
maximum allowable building height in relation to St Thomas Tower: and are to be
screened from view both from land and from sea. Use of indigenous soft landscaping is
encouraged, and its design is to mitigate the effect of the developrment using green roofs
and green walls. Light pollution from the development is to be restricted particulary with
respect to the adjacent Residential Priority Area and nearby Residential Area and the
coastal and marine environment,

Design of residential, commercial and tourism areas

Ease of access to residential units is to be considered, both from outside the site and
within it, with respect to the other uses being incorporated. Also, the privacy of residents
is fo be respected in relation to views to and from adjacent units or units with apertures
facing each other.

A variety of commercial typologies below podium level is encouraged, especially in
relation to the provision of amenities to the residential areas within and outside the
development. Ancillary services to the commercial units are to be provided e.g. sanitary
facilities for staff and visitors, staff facilities such as canteens, changing rooms and so on.
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Within the hotel, international standard anciliary uses are be provided, such as
conference facilities, sports facilities and recreational facilities. Parking and vehicuiar
access standards are also to be adhered to; and the entire development is to conform
to Access for All guidelines.

Environmental considerations

Environmentally sustainable measures are to be incorporated in the development,
including but not restricted to indoor temperature control, recycling of wastewater, use
of passive systems through environmental design and installation of renewable energy
infrastructure.

The impact on the existing infrastructure must be mitigated by upgrades as necessary,
considering the effects of the use-intensification on urban stormwater runoff, potable
water provision, solid waste management and disposal, electricity provision,
telecommunications and so on. Upgrades to the infrasiructure are to be an integral part
of the design and are to have no adverse impact on §t Thomas Tower, the surrounding
residential area or the foreshore.

The opportunity to consider how to incorporate Green Infrastructure in the overall design
of the project can contribute to achieve the aims of environmental sustainability. In
addition, there should be no adverse environmental impact on the foreshore and
surrounding sea during the construction phase or the operational phase of the
development including the avoidance of light pollution onto these areas. Specification
is to be made for the use or disposal of construction waste arising from site clearance
and excavation.

Foreshore (Zone B)

Development is not to encroach upon the foreshore but is to be restricted strictly to the
extents of the ex-hotel in Zone A as per Maps 2, 3 and 4. Uninterrupted public access
across the site to the foreshore is to be provided through adequate public pathways
within the site, while leaving the foreshore in its natural state with no development
whatsoever in this area. The stretch of foreshore within Zone B must link directly to the
foreshore outside the site, without inhibition to public access whatsoever. The
development shall not prejudice the designation of an Area of Ecological Importance
and Special Area of Scientific Importance on the site. The provisions of Policies SMSE 04,
SMCO 03 and SMCO 05 in the South Malta Local Plan shall continue to apply.
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$t Thomas Tower (Grade 1) (Zone C)

Creation of view corridors to and from St Thomas Tower from other promontories around
the site, as well as from the sea shall be a primary consideration of the design.
Environmentally, the performance of the development and its immediate context is not
to adversely affect St Thomas Tower e.g. through wind tunnelling effects.

. the Superintendent for Cultural Heritage shall issue terms of reference for the restoration
of the internal and external fabric of the tower, towards its future public use; and the
rehabilitation of the ditch and the glacis utilising the monetary contribution as planning
gain from the development. The glacis {open space within this zone) shail be
rehabilitated and made accessible to the public. The placement and type of any soft
landscaping should frame the views of the historic tower without dominating its distinct
features and profiles.

The diversion of the public road between the Tower and the Ex-Jerma Palace Hotel to
create a continuous public open space extending from the glacis towards the foreshore,
complementing the creation of the view coridor by forming pedestrian routes through
the site is a requirement of the brief. The stretch of Dawret it-Torri to the west of the site
directly in front of the main entrance to the Tower is also to form part of this public open
space by being designated as a pedestrian priority area with vehicular access permitted
only to existing properties along this space.

The provisions of Policy SMMS13 in the South Malta Local Plan shall continue to apply.

Planning Gain

A contribution of Euro25 per sgm of GDF is also to be made to the Development Planning
Fund as planning gain. The funds shall be allocated towards the costs of the restoration
of St Thomas Tower, internally and externally; including the rehabilitation of the ditch and
the glacis.

The developer is also to fund the rehabilitation of the foreshore, including the removal of
all concrete accretions.
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8. Submission Requirements

Submissions are to comply with the provisions of Schedule 1 and any other relevant
provisions within the Development Planning (Procedure for Applications and their
Determination) Regulations, 2016 - LN 162/16.

It is compulsory that a single development application shall cover the whole of the
development brief area and would include the submission of the following
information:

« Project Description Statement to enable the screening of the project in accordance
with the Environmental Impact Assessment Regulations of 2007 (LN 412/} 7):

e Visual Impact Assessment {unless required as part of an EIA);

« Conservation Management Plan regarding the restoration and rehabilitation of the
foreshore;

e Restoration Method Statement for the restoration and rehabilitation of St. Thomas
Tower and its glacis;

e Traffic Impact Statement;
« Construction Management Plan; and

« Utilities Plan including means of incorporating Green Infrastructure.

These studies are without prejudice to any further studies or information which may be
required for compliance with other plans, policies and regulations of the Planning
Authority or any other requirement by another Government agency.
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Appendices

Appendix A: Maps pertaining to the Development Brief
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