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1.1
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Introduction and Scope

Government has recently approved the industrial infrastructure enhancement programme and
the updating of the Planning Authority’s development regulations specific to Malta industrial Park
is amongst the measures identified to support the programme going forward successfully

specifically the revisian of the established building height limitations for MIP estates.

In this regard, Government directed the Planning Authority to prepare a partial review of the
South Malta Local Plan (SMLP) policy SMMR 1 which requires that buildings within the Marsa
Industrial Estate boundary do not exceed three floors {12 meters) and the Central Malta Local
Plan (CMLP) policy CG14, as amended by planning control application PCS7/10 of 2012, which
requires that within the MIP Estate (Area A) development would not in general exceed a height

of 14 meters.

The objectives of this Partial Review are to repeal the current numerical building height limitations
set by SMLP policy SMMR 1 and CMLP policy CG14 and introduce non-numeric, urban design
policies to guide the assessment of building heights in the Marsa Industrial Estate (Figure 1) and

MIP Estate in Imriehel {Figure 2).

Any reference in this document to Malta Industrial Parks (MIP) shall be construed to refer also to

INDIS Malta.
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Figure 2: L-Imriehel MIP Estate (Area A}
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3.2
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Proposed Objectives

The Authority has initiated the process to prepare a partial review of the South Malta Local Plan
policy SMMR 1 and the Central Malta Local Plan policy CG14, as amended by planning control
application PC57/10 of 2012, with the following objectives:

a. To repeal the building height limitation of three floors {12m) from the Marsa Industrial

Estate;

b. Torepealthe building height limitation of 14m from the Malta Industrial Parks Estate {Area

A) in Imriehel;

c. To introduce non-numeric, urban design policies to guide the assessment of building

heights in Marsa Industrial Estate and MIP Estate in Imriehel;

d. To amend any other provisions in policies SMMR 01 and CG 14 which run counter to

objectives (a} to {c) above.

Public Consultation on Objectives

This review follows the provisions of Section 53 of the Development Planning Act Vill of 2016.

In line with Section 53(2)(a), the objectives for this review, as set out by Government, have been
issued for a public consultation period of not less than three (3) weeks, whereby the general public
was invited to make presentations on these objectives. The public consultation was carried out

between the 9th October and the 30th October, 2020.

Public comments on the objectives have been presented to the Planning Authority through
thirteen (13) submissions as summarised in Appendix 1 Public Consultation Responses on

Objectives together with the response of the Planning Authority respectively.
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The submissions received mainly highlighted the following issues:

Changes to the height limitations are to be addressed comprehensively in relation to context
including site coverage and public open spaces, accessibility and transport, infrastructure and
other issues as relevant through a masterplan based on the necessary studies particutarly the
analysis of the current requirement for industrial uses. Whilst the need for any projected increase
in industrial floorspace can be met by the still remaining vacant land within designated industrial
areas, it is noted that the need for office floorspace is expected to change in the short-term future,
not least because of over-provision over recent years, but especially because of the lessons which

we are learning from the current pandemic as well as the benefits of work at home provisions.

A masterplan would also consider the building height in a holistic manner to ensure a smooth
transition along the skyline and long-distance views. It is recommended that the height of
buildings should only be stepped up from the existing height of buildings at the edge of the area
into consideration to moderately higher buildings at the centre of these sites, without resulting in
significant visual impact on surrounding low-lying areas and distant rural views. The height and
design of buildings should respect the surrounding settings, particularly protected heritage
features (Grade 1 Santa Maria Addolorata Cemetery and Grade 1 Turkish Cemetery in Marsa and
Grade 1 Wignacourt Aqueducts in Mriehel), so as to minimize visual impacts from abrupt high-
density development. Moreover, it must be ensured that no extensive blank party walls are

created by such increases in building heights.

The revision of building heights within Industrial Estates should also include provisions for the
implementation of adequate green infrastructure and public open spaces and could also provide
an opportunity to tie consents for increases in building heights with obligations relating to the

installation of extensive PV panels on the roofs of buildings within these sites.
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Current Strategic and Local Planning Policy Framework

South Malta Local Plan, 2006

South Malta Local Plan (SMLP) general policy SMCM 08 identifies the Marsa industrial area
affected by this review and identifies the acceptable land uses within this estate. Area Policy
SMMR 01, updates the Marsa Industrial Estate boundary as per Policy Map MR1 (figure 3) and
allows for the development of an additional storey above ground floor level subject that the
building does not exceed three floors {12 meters), in order to increase the floorspace for industrial

purposes and a more efficient use of land as follows:

SMMR 01 Boundary Limits of Marsa Industrial Estate

The Limits of the Marsa Industrial Estate boundary are defined by the Temporary Provision
Schemes, 1988. Amendment to the boundary is being recommended as indicated in the Marsa
Industrial Estate Policy Map MR 1, to exclude an area which is considered of very good quality

irrigated agricultural land.

The changes to the Limits to Development boundary of this area will only be formalized after

the Structure Plan Review in line with SET 8.

Within this boundary the MEPA will anly permit industrial and industrial related uses, including

warehousing and storage.

In order to increase floorspace for industrial purposes and the efficient use of land, an additional
storey above groundfloor level will be permitted where appropriate, however buildings should
not exceed three floors {12 metres). The vertical height and bulk of buildings should have no
adverse visual impact and measures to introduce landscaping within the site and other site
management measures will be encouraged, particularly along Trig G. Garibaldi and along Trig

il-Marsa.



The MEPA will seek to identify additional land for industrial use to make up for the land being
proposed for exclusion. In the event of its failure to compensate for this land and Malta
Industrial Park’s new emerging requirements, MEPA will consider the gradual reinstatement of
this land for industrial development on the basis of individual applications subject to the
preparation of an Environmental Impact Assessment which would include a cost/benefit

analysis.

31.4.1 The site being excluded covers a land area of approximately 61,700 m2 and is considered
as being good quality irrigated agricultural land. An application (PA 7505/94) was submitted in
1994 for the construction of a new factory for the General Soft Drinks Ltd. This application was
recommended for refusal but then withdrawn by the applicant. The expropriation process for part
of the site has been terminated in February 1997 by Government Notice No. 119. The MEPA will
seek, together with the relevant authorities, to provide for such a shortfall in other designated
areas, not necessarily within this Plan. However, should this not be possible in the short term,
expansion of the existing estate, due to emerging economic factors, onto the site being excluded
may be considered provided an EJA is carried out to determine the impacts relating to the

proposed expansion. A cost/benefit analysis should also form part of the EIA.

31.4.2 Additional industrial floorspace can be provided for existing industries by allowing an
additional floor above the ground floor level, where appropriate, provided that the two floors are

not exceeded.
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4.2

Central Malta Local Plan as amended by PC57/10 in 2012

Central Malta Local Plan Area (CMLP) Paolicy BK 04 Mriehel Industrial Area identifies that the
Mriehel Industrial Area is designated as an industrial, warehousing, and commercial zone where
development is permitted in accordance with the provisions of Policies CG14 and CG15 subject to
the designations indicated in the Mriehel Industrial Area Policy Map. Policies BK 04 and CG 14
have been amended twice: in March 2009 through PC62/07 and PCO7/08, and the second time in
January 2012 by PC57/10. The current prevailing Policy BK 04 as amended by PC57/10 is as

follows:

Policy BK04 Mriehel Industrial Area

Mriehel Industrial Area is designated as an industrial, warehousing, and commercial zone as
indicated in Area Policy Map BKM2 {as amended in PC57/10). MEPA may permit the
development of land in the Mriehel Industrial Area in accordance with the designations

indicated in the Area Policy Map BKM2 (as amended in PC 57/10) for the following land uses;

1. MIP Estate and adjoining sites (Area A in PC 57/10); for the development of Industrial Uses
as specified in Policy CG15 and Commercial Uses as specified in Policy CG14 {as amended in

PC57/10);

2. SME Park; for the development of Industrial Uses as specified in Policy CG15;

3. Commercial Areas; for the development of land uses as specified in Policy CG14 {as amended

in PC 57/10);

4. Industrial and Commercial Area (Area B in PC 57/10); for the development of land uses as

specified in Policies CG14 (as amended in PC 57/10) and CG15;

5. Mixed Use Areas without Residential Units; for the development of land uses as specified in

Policy Q004 (as amended by PC 62/07 and PC 7/08);

11



6. MIP Estate Low Impact industrial and Commercial Areas (Area A in PC 57/10); for the
development of Industrial Uses as specified in Policy CG15 and Cammercial Uses as specified in
Policy CG14 (as amended in PC 57/10), provided that these do not create unnecessary impact

which is not desirable to the neighbouring properties; and

7. A site for the provision of Waste Management Civic Amenity facilities and for an Electricity

Substation.

Mriehel industrial Area is an important and strategically located industrial zone catering
particularly for the industrial needs of the Central localities and those within close vicinity to the
Inner Harbour Area. Mriehel is partly in private ownership and partly managed by the MIP, and
has some parcels of Government and ex-Church land. The industrial zone is approximately
454,400 sgm. in area, including internal roads and public spaces, and is situated between Mriehel

Bypass and Triq I-lmdina.

The developed areas contain a wide range of uses including factories, retail, showrooms, offices,
warehousing and small and medium sized industries. Mriehel has, as do most private industrial
areas, problems of land fragmentation with parcels of land belonging to different owners as well
as a number of derelict sites lacking landscaping and infrastructure. Dumping of waste including
industrial waste and fly-tipping of rubbish are evident all over the estate, but especially in the still

undeveloped spaces.

The area was designated in the Structure Plan (Policy IND 2) for the development of
manufacturing industry. However, data for Mriehel indicates that between 1993- 1997, only 34%
of permits were granted wholly or in part for industrial developments, whilst 45% were for
warehousing and retail warehousing projects and 21% were for retail and office developments
{SPU Data, May 2000). Substantial areas (approximately 66% of all permits between 1993-1997}

have therefore been taken over by non-industrial uses.

The existing problems experienced at Mriehel are likely to intensify if the remaining land within

these areas is developed solely in accordance with the TPS {1988). Furthermore, tenants may be

12



discouraged from locating at Mriehel if current problems persist. However, it is still possible to
further develop this industrial area in an organised manner. Therefore, the aim of this policy is to
clearly define the development requirements of all proposals on remaining undeveloped
industrial sites through appropriate zaning, including the development of commaercial uses where
appropriate. Areas designated as mixed use areas are intended to act as buffer areas between
existing residential areas and the industrial zones of Mriehel. In addition, where the MIP Estate
directly adjoins a residential area, new industrial and commercial activities at this interface may
only be considered by PA provided that these do not create unnecessary impact which is not

desirable to the neighbouring properties.

As part of the Government Waste Management Strategy, a site at Mriehel has been designated
for a Civic Amenity Site to serve a number of central localities that are at present not catered for.
In addition, this Amenity Site will also serve the existing Industrial Area thereby resolving

problems of waste management in the area.

This Partial Review refers to MIP Estate and adjoining sites Area A in PC57/10 as indicated in Map
PC57/10/01 of PC57/10 of 2012 (Figure 4) and Policy Map BKM 2 as amended by PC57/0 of 2012
{figure 5). In terms of policy BK 04, MIP Estate and adjoining sites (Area A in PC 57/10} are
designated for the development of Industrial Uses as specified in Policy CG15 and Commercial
Uses as specified in Policy CG14 (as amended in PC57/10). Building height provisions were also
included in Policy CG14 through its amendment by PC57/10 in 2012 as follows:

Policy CG14 Commercial Areas

MEPA will permit the development of Commercial land uses within the designated Commercial

Areas listed below and as indicated in the relevant Area Policy Maps.

Location Area Policy Map
Trig in-Naxxar and Triqg Wied Hal-Balzan, Balzan BZM1
"'T-l"iq il-Wied ta’ |-Imsida, Birkirkara BKM1

13



(however the properties located above the level of Triq G. F, Agius |
De Soldanis are designated as Residential Priority Areas in ;

accordance with Policy CG08) '

Triq in-ﬁ:aixar, Birkirkara WIS ' BKM1
Triq Dun Karm, Birkirkara ':_li('Ml
_ﬁla Salvu Psaila, Birkirkara = | BKM1
Mriehel, Birkirkara | BKM2 (as amended by
Map PC 57/10/2)
' Blata |-Bajda, Hamrun HAM1
Triq il-Kappilan Mifsud, Hamrun HAM1

! Triq il-Kbira, I-ia-rﬁfun; Commercial land uses at ground floor level | HAM1

' only, with residential units on upper floors

r:i'_riq in-Naxxar, tklin IKM1

| Trig il-Kostituzzjoni, Mosta MOM1

i Triq I-imdina, Qormi QoM1

Trig is-Sebh, Qormi Qom1
Wda and Triq il-Masgar, Qormi | aom1
Trig Salvu Psaila and Triq il-Kappilan Mifsud, Santa Venera SVM1
m&l ta’ I-lmsida, Santa Venera Svm1

Trig il-Kbira, Santa Venera; Commercial land uses at ground floor | SVM1

level only, with residential units on upper floors

Triq is-Sebh, Santa Venera | svm1

The following is a list of acceptable land-uses {(new uses, extensions to existing uses, and change

of uses}) within all frontages located within the designated Commercial Areas.

i, Class 1 (Use Classes Order, 1994), dwelling units on upper floors. However dwelling units
will not be allowed in the Commercial Areas designated in Mriehel (Birkirkara), in Triq is-
Sebh (Qormi) and in Triq isSebh {Santa Venera). In addition, new residential development
directly above warehousing will not be permitted in the Commercial Area designated at

Triq tal-Bajjada {Qormi) and at Trig il-Masgar (Qormi). Dwelling units will be allowed at

14



1.

vi,

vii.

ground floor level in the Commercial Areas designated in Triq il-Kbira (Santa Venera) and

in Triq il-Kbira {Hamrun).

Class 4, {Use Classes Qrder, 1994), small shops only provided that:

The small shops (of any nature} are not to exceed a total floor area of 50sqm each, and
canvenience shops are not to exceed a total floor area of 755qgm each;

They comply with all the provisions of paras. 1.4.16 to 1.4.18 of the Retail Planning
Guidelines {2003); and

They comply with any relevant section of the DC 2005 {design, access, amenity, etc.),

Supermarkets, provided that they comply with all the relevant provisions of Policy CG17,

Showrooms provided that they comply with the relevant provisions of MEPA's Retail

Planning Guidelines (2003),

Class 5 (Use Classes Order, 1994) offices on upper floors only.

Class 6 (a) {Use Classes Order, 1994) Sale of hot and cold food and drink for consumption

on or off the premises.

Class 11 (Use Classes Order, 1994), business and light industry are allowed provided that;
The gross floor area of the premises does not exceed 50 sqm {including storage of materials
and/or finished products). Class 11 uses on the sites located in the designated Commercial
Area at Mriehel {Birkirkara) as indicated in Map BKM2 (as amended by Map PC 57/10/2),
and at Triqg is-Sebh {Qormi) as indicated in Map QOM1 will not be limited by the 50 sqm
threshold;

For sites located at Triq is-5ebh, Qormi the necessary clearances from ADT are obtained;
and
MEPA is to be fully satisfied that the development does not create unnecessary impact

which is not desirable to the neighbouring properties.



viii. Class 17 {Use Classes Order, 1994) storage facilities only provided that the gross floor area
does not exceed 75 sqm. However, Storage and Distribution facilities of any size will be
considered in the designated part of the Commercial Areas at Mriehel (Birkirkara), at Triq
tal-Bajjada {Qormi}, at Triq il-Masgar (Qormi} and at Triq is-Sebh (Qormi) provided that for
sites located at Triq is-Sebh {Qormi) the necessary clearances from ADT are obtained. In
addition, the development of warehouses directly beneath residential units will not be

permitted in the designated Commercial Areas.

ix. Taxi Business or for the hire of motor vehicles.

X. The Sale of fuel for motor vehicles. However the sale of motor fuel will not be permitted in

the Commercial Areas designated at Triq tal-Bajjada (Qormi) and at Triq il-Masgar {(Qormi).

xi. The sale or display of motor vehicles.

Xii. The cleaning of clothes in venues where articles are brought by the public.

In granting permission for the above-listed uses, MEPA is to be satisfied that the design of the
commercial development shall enhance the existing streetscapes. With regard to
advertisements on buildings, these are either to be integrated with the design of the building
fabric, or are to be placed in specific locations earmarked as advertising space within the

Commercial Area.

In addition to the uses listed above, for those sites located within Areas A and B in Mriehel as
indicated in Area Policy Map BKM2 {as amended in PC57/10) the uses stipulated in policy CG 15
may also be considered as acceptable. Land-uses falling outside those stipulated in policies
CG14 and CG 15 will not be considered favourably within Areas A and B, unless there are
overriding reasons to locate such uses within these areas. Development within these designated

areas in Mriehel should conform to the following criteria;

1. Development should generally respect the predominant height of nearby buildings and

would not in general be allowed to exceed a height of 14 m;

16



2. Development that overlies the route of the underground sewerage gallery is to be to the

satisfaction of MEPA and the Water Services Corporation;

3. For sites exceeding 25,000 sq. m where comprehensive development is contemplated the
development of compatible Class 8 (a) {Use Classes Order, 1994) Child Care, Class 9 (Use
Classes Order, 1994) Assembly and Leisure, Large Scale Retail Outlets and Conference

Facilities may be considered by MEPA; and

4. In cases where comprehensive development of sites having an area exceeding 25,000 sq.m

is contemplated, MEPA may consider a building that is higher than 14m provided that:

a) The development follows best practice in terms of environmentally sustainable design,
neighbour compatibility, construction, and operational management;

b} The architectural design of the building is of exceptionally high quality;

c) The development satisfactorily addresses short and long-distance visual impacts;

d) The development incorporates a significant and well-designed public open space; and

e) The project will not constitute over-development.

Showrooms are defined as premises primarily used to display goods for sale where little direct
(over the counter) retail sale is intended. Showrooms normally display a specialist range of bulky,
non-food goods, such as: white goods; furniture; motor vehicles; household items, hardware and
bathroom fittings. This type of retailing is expanding rapidly along certain arterial routes in the
plan area, but these may create an undesirable form of urbanisation if not strictly controlled. So
as to ensure that the plan’s objectives towards sustainable transport patterns are not
compromised, the plan designates limited commercial areas in specific locations. Office
development, and in a number of cases residential development on the upper floors of
showrooms, are considered to be compatible uses and are therefore normally permitted by
MEPA, Other limited compatible uses are also considered as acceptable in these designated areas.
In addition, Light Industry and Storage and Distribution Facilities with no size threshold are
considered by MEPA in the designated Commercial Area at Mriehe!l and at Triq is-Sebh in Qormi

since these areas was previously zoned in the TPS (1988) for industry. However, given the existing

17



traffic situation at Triq is-Sebh, further development of industrial and warehousing uses in this
street are subject to clearances from the ADT. The use of land within Sites A and B in Mriehel for
commercial and financial activities, apart from the already permitted industrial uses, will ensure
a more efficient use of land in terms of employment generation. This more efficient use of land
that is designated for employment generating uses follows two of the three goals of the Structure

Plan.

18
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Figure 5: Mriehel Industrial Area Policy Map



4.4

Strategic Plan for the Environment and Development, 2015

Subsequent to the Local Plans, the Strategic Plan for Environment and Development (SPED) came
into force in 2015. The SPED sets out the strategic policy and thematic objectives for the Maltese
Islands, and are therefore pivotal for consideration in this Local Plan review. SPED Map 2B (figure
6) confirms the Marsa and Mriehel Industrial Areas as Enterprise Hubs to support economic

growth as indicated by Urban Objective 1.5 which directs towards:

‘Guiding the distribution of new jobs so that the bulk is located in identified Business Hubs
predominantly for retail, office, tourism, culture and leisure uses and in identified Enterprise
Hubs predominantly for the core economic development sectors’,

To support the above strategy, Urban Objective 1.6 guides towards:

‘Promoting the attractiveness of Business and Enterprise Hubs for the location of new jobs.’

21
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4.5

5.0

5.1

Major Accident Hazards and Hazardous Substances, 2020

As the SEVESO Easygas site is located within the boundary of the Marsa industrial estate, the
policy constraints listed in this supplementary planning policy guidance Major Accident Hazards

and Hozardous Substances, 2020 are applicable to this estate, unless this facility is re-located.

Amended Policies for Public Consultation

South Malta Local Plan, 2006

Policy SMMR 01 Boundary Limits of Marsa Industrial Estate is being amended as follows:

Note: Amendments include defeted text indicated in strikeout and replacement text in highlight.

SMMR 01 Boundary Limits of Marsa Industrial Estate

The Limits of the Marsa Industrial Estate boundary are indicated in the Marsa Industrial Estate
Policy Map MR1, Within this boundary the Planning Authority will only permit industrial and

industrial related uses, including warehousing and storage.
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The following urban design parameters are to be taken into consideration as guidance for the

assessment of building heights|

ii.

fii.

vii.

wviiil.

the operational needs of the proposed/fexisting industrial use, including any
requirement for plant or machinery which needs abnormal floorspace or height for its

installation or operation;

the degree to which the overall height of the building can be reduced by construction

below ground level;

adequate development densities to ensure quality development and any other relevant
planning considerations including safeguards on existing utilities, services and
infrastructure,

the topography of the site and of the area surrounding the site;

the relationship of the development to any sites and/or buildings whose amenity should

be protected, in particular the setting of scheduled sites and/or monuments;

the prominence of the development in the wider landscape, and in particular the impact

of the building on the skyline when seen from outside the site areaj

the general massing and design of the building in relation to its urban design context
such that the development follows best practice in terms of environmentally
sustainable design, neighbour compatibility, construction and operational

management;

na blank party walls are to be created;

24



5.2

The MERA PA will seek to identify additional land for industrial use to make up for the fand
being proposed for exclusion. In the event of its failure to compensate for this land and Malta
Industrial Park’s new emerging requirements, MEPA PA will consider the gradual reinstatement
of this land for industrial development on the basis of individual applications subject to the
preparation of an Environmental Impact Assessment which would include a cost/benefit

analysis.

31.4.1 The site being excluded covers a land area of approximately 61,700 m2 and is considered
as being good quality irrigated agricultural land. An application {PA 7505/94} was submitted in
1994 for the construction of a new factory for the General Soft Drinks Ltd. This application was
recommended for refusal but then withdrawn by the applicant. The expropriation process for part
of the site has been terminated in February 1997 by Government Notice No. 119, The PA will seek,
together with the relevant authorities, to provide for such a shortfall in other designated areas,
not necessarily within this Plan. However, should this not be possible in the short term, expansion
of the existing estate, due to emerging economic factors, onto the site being excluded may be
considered provided an EIA is carried out to determine the impacts relating to the proposed

expansion. A cost/benefit analysis should also form part of the EIA.

31.4.2 Additional industrial floorspace can be provided for industries by-alewingan—additional

exceeded through a context based approach to the assessment of building heights, provided that

the above-mentioned urban design parameters are addressed.

Central Malta Local Plan as amended by PC57/10 in 2012

Policy CG14 Commercial Areas is being amended as follows:

Note: Amendments include deleted text indicated in strikeout and replacement text in highlight.

Policy CG14 Commercial Areas



MERA The Planning Authority will permit the development of Commercial land uses within the

designated Commercial Areas listed below and as indicated in the relevant Area Policy Maps.

Mriehel, Birkirkara

Location Area Policy Map
Triq in-Naxxar and Triq Wied Hal-Baizan, Balzan BZM1
Triq il-Wied ta’ I-imsida, Birkirkara BKM1
{however the properties located above the level of Trig G. F. Agius
De Soldanis are designated as Residential Priority Areas in
accordance with Policy CGO8)
ma_r, Birkitkara _ BKM1
-:I:;'iq Dun Karm, Birkirkara BKM1
Ws_é-lmi’.;aila, Birkirkara i BKM1

BKM2 (as amended by

Trig il-Wied ta’ I-lmsida, Santa Venera

Map PC 57/10/2)

'B_I::lt-;l“-é_a_j-da, Hamrun HAM1

Triq il-Kappilan Mifsud, Hamrun 3 HAM1 wl
mﬁéhrun; Commercial land uses at ground floor level | HAM1

only, with residential units on upper floors

Trig in-Naxxar, lklin IKM1

Trig ii-KoSiituzzjoni, Mosta MomM1

Trig l-imdina, Qormi QOI_Vll

Triq is-Sebh, Qormi '“'QC')MI

Triq tal-Bajjada and Triq il-Masgar, Qormi Qomi RN |

Trig Salvu Psaila and T}iq il-Kappilan Mifsud, Santa Venera SVvM1

Trig il-Kbira, Santa Venera; Commercial land uses at ground floor

level only, with residential units on upper floors

S5VM1

SVM1

Triq is-Sebh, Santa Venera

5vml

The following is a list of acceptable land-uses {new uses, extensions to existing uses, and change

of uses) within all frontages located within the designated Commercial Areas.

26



iii,

vi.

vii.

Class 1 {Use Classes Order, 1984 2014), dwelling units on upper floors. However dwelling
units will not be allowed in the Commercial Areas designated in Mriehel {Birkirkara), in
Trig is-Sebh (Qormi) and in Triq isSebh (Santa Venera). In addition, new residential
development directly above warehousing will not be permitted in the Commercial Area
designated at Triq tal-Bajjada (Qormi) and at Triq il-Masgar (Qormi). Dwelling units will
be allowed at ground floor level in the Commercial Areas designated in Trig il-Kbira

{Santa Venera) and in Triq il-Kbira (Hamrun).

Class 4§, (Use Classes Order, 1994 2014), small shops only provided that:

The small shops (of any nature) are not to exceed a total floor area of 50sgm each, and
convenience shops are not to exceed a total floor area of 75sqm each;

They comply with all the provisions of paras. 1.4.16 to 1.4.18 of the Retail Planning
Guidelines (2003); and

They comply with any relevant section of the B&-2005 DC2015 (design, access, amenity,

etc.}.

Supermarkets, provided that they comply with all the relevant provisions of Policy

CG17,

Showrooms provided that they comply with the relevant provisions of MERA PA’s Retail
Planning Guidelines (2003).

Class § 4A {Use Classes Order, 1984 2014) offices on upper floors only.

Class-& Classes 4C and 40 (Use Classes Order, 1994 2014) Sale of hot and cold food and

drink for consumption on or off the premises.

Class 11 5A (Use Classes Order, 1994 2014), business and light industry are allowed
provided that:

The gross floor area of the premises does not exceed 50 sgm (including storage of
materials and/or finished products). Class 31 E uses on the sites located in the

designated Commercial Area at Mriehel {Birkirkara) as indicated in Map BKM2 (as

27



viii.

xi.

amended by Map PC 57/10/2), and at Trig is-Sebh (Qormi) as indicated in Map QOM1
will not be limited by the 50 sqm threshold;

For sites located at Triq is-5ebh, Qormi the necessary clearances from ABT Transport
Malta are obtained; and

MERA The Planning Authority is to be fully satisfied that the development does not

create unnecessary impact which is not desirable to the neighbouring properties.

Class 12 BA (Use Classes Order, 1894 2014) storage facilities only provided that the gross
floor area does not exceed 75 sqm. Howaever, Storage and Distribution facilities of any
size will be considered in the designated part of the Commercial Areas at Mriehel
{Birkirkara), at Triq tal-Bajjada {Qormi), at Triq il-Masgar {Qormi) and at Triq is-Sebh
{Qormi) provided that for sites located at Triq is-Sebh {Qormi) the necessary clearances
from ADT Transport Malta are obtained. In addition, the development of warehouses
directly beneath residential units will not be permitted in the designated Commercial

Areas.

Taxi Business or for the hire of motor vehicles. The Sale of fuel for motor vehicles.
However the sale of motor fuel will not be permitted in the Commercial Areas
designated at Triq tal-Bajjada {Qormi}) and at Triq il-Masgar (Qormi).

The sale or display of motor vehicles.

The cleaning of clothes in venues where articles are brought by the public,

In granting permission for the above-listed uses, MERA the Planning Authority is to be satisfied

that the design of the commercial development shall enhance the existing streetscapes. With

regard to advertisements on buildings, these are either to be integrated with the design of the

building fabric or are to be placed in specific locations earmarked as advertising space within

the Commercial Area.

In addition to the uses listed above, for those sites located within Areas A and B in Mriehel as

indicated in Area Policy Map BKM2 (as amended in PC57/10) the uses stipulated in policy CG 15
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may also be considered as acceptable. Land-uses falling outside those stipulated in policies
€G14 and CG 15 will not be considered favourably within Areas A and B, unless there are
overriding reasons to locate such uses within these areas. Development within these designated

areas in Mriehel should conform to the following criteria;

i a) Within Area A, the following urban design parameters are to be taken intd

consideration as guidance for the assessment of building heights]

i the operational needs of the proposed/existing industrial use, including
any requirement for plant or machinery which needs abnormal floorspace or

height for its installation or operation;

il the degree to which the overall height of the building can be reduced

by construction below ground level;

(11 adequate development densities to ensure quality development and
any other relevant planning considerations including safeguard on existing

utilities, services and infrastructure,

v, the topography of the site and of the area surrounding the site]

V. the relationship of the development to any sites andfor buildings
whose amenity should be protected, in particular the setting of scheduled sites

and/or monuments as well as the residential context.

vi. the prominence of the development in the wider landscape, and in
particular the impact of the building on the skyline when seen from outside the

site area]

vii. the general massing and design of the bullding in relation to its urban

design context such that the development follows best practice in terms of
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environmentally sustainable design, neighbour compatibility, construction and

operational management;

vili.  no blank party walls are to be created;

b) Development within Area B ishould generally respect the predominant height of

nearby buildings and would not in general be allowed to exceed a height of 14 m;

Development that overlies the route of the underground sewerage gallery is to be to

the satisfaction of MERA the Planning Authority and the Water Services Corporation;

For sites exceeding 25,000 sq. m where comprehensive development is contemplated
the development of compatible Class 8 2€ (a) (Use Classes Order, 1984 2014) Child Care,
Class 8 3C {Use Classes Order, 1994 2014) Assembly and Leisure, Large Scale Retail
Outlets and Conference Facilities may be considered by MERA the Planning Authority;

and

In cases within Area A and Area B where comprehensive development of sites having
an area exceeding 25,000sq.m is contemplated, MERA the Planning Authority may
consider a building that is higher than 24m would have been achieved by applying the
provisions of criterion 1 above provided that:

The development follows best practice in terms of environmentally sustainable design,
neighbour compatibility, construction, and operational management;

The architectural design of the building is of exceptionally high quality;

The development satisfactorily addresses short and long-distance visual impacts;

The development incorporates a significant and well-designed public open space; and

The project will not constitute over-development.

Showrooms are defined as premises primarily used to display goods for sale where little direct

{over the counter) retail sale is intended. Showrooms normally display a specialist range of bulky,

non-food goods, such as: white goods; furniture; motor vehicles; household items, hardware and

bathroom fittings. This type of retailing is expanding rapidly along certain arterial routes in the
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6.0

6.1

plan area, but these may create an undesirable form of urbanisation if not strictly controlled. So
as to ensure that the plan’s objectives towards sustainable transport patterns are not
compromised, the plan designates limited commercial areas in specific tocations. Office
development, and in a number of cases residential development on the upper floors of
showrooms, are considered to be compatible uses and are therefore normally permitted by MERA
the PA. Other limited compatible uses are also considered as acceptable in these designated areas.
In addition, Light Industry and Storage and Distribution Facilities with no size threshold are
considered by MEPA the PA in the designated Commercial Area at Mriehel and at Triq is-Sebh in
Qormi since these areas was previously zoned in the TPS {1988) for industry. However, given the
existing traffic situation at Triq is-Sebh, further development of industrial and warehousing uses
in this street are subject to clearances from the-ADT Transport Malta. The use of land within Sites
A and B in Mriehel for commercial and financial activities, apart from the already permitted
industrial uses, will ensure a more efficient use of land in terms of employment generation. This
more efficient use of land that is designated for employment generating uses follows twe-efthe

three—goals—ef-theStructure—Plan the objectives of the Strategic Plan for Environment and

Development.
Way Forward
The Planning Directorate recommends the Executive Council to endorse this Partial Local Plan

Review of the South Malta Local Plan (Marsa Industrial Area} and Central Malta Local Plan

{imriehel Industrial Area}, for the publishing of a six-week public consultation period.
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