Environmental Planning Statement

Comprehensive development of site B
as per approved Planning Policy for Ta’ Masrija Mellieha

To construct four apartment blocks to include in total
48 residential units and 48 basement garages, and a public area

Outline development for the
construction of maisonettes, apartments, penthouses and underlying garages

Appendix Six

Reviewers’ Comments and Consultants’ Responses

12 January 2010

ERISLI

consultants

Environmental and Resource Management
Spatial and Landscape Planning
Infrastructural Planning
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| PERIT CARMEL CACOF’ARDO 51, Triq Isouard Marsa HMR13

B.E.&A.,A&C.E. i e.mail: cacopardocarm@euroweb.net.mt
(Architect and Civil Endineer) Tel: 2123 4278, 9949 3903

Me 543/07/35

PA 1302/06, 1927/06, 2761/06

Director of Planning
Floriana |

spi E
31* August 2007

i
i Submissions on behalf of the Mellieha Local Council
rejative to proposals for development at Ta’ Masrija Mellieha
] (PA1302/06, PA1927/06, PA2761/06)
pursuant to the availability for public scrutiny of
an Environmental Planning Statement on behalf of the developers
‘ by ERSLI Consultants

i
RS

T
As instructed by the Mellieha Local Council T present these submissions for your

consideration.

The proposél for development submitted through the three separate applications
(indicated dbove) being considered comprehensively by MEPA aims at the
developmetiof a site having a total area of 30,874 square metres'. Consolidated
proposal provides for 462 residential units and 700 associated garages/parking spaces’
as follows :

Site B : 299 residential units (in 7 apartment blocks) and 382 lock-up garages
Site C.: 52 residential units (in 4 apartment blocks) and 83 car parking spaces
Site I 111 residential units (in 3 apartment blocks) and 235 car parking spaces

The proposal also includes integrated open spaces and a commercial area.

\ oE
Site is primarily bounded by Melliecha Bypass (Triq Wettinger) and Triq Ta’ Masrija.

The number, of proposed residences is within the parameters established by the
approved MEPA Policy for Ta’ Masrija Mellieha which establishes a target of around
500 residences’ for the site within and in conformity to the permissible heights in the
area. i :

The Environmental Planning Statement examining the development proposed for Site
B concludes that the expected market value on conclusion of the project will be

Lm37,545,000. This, it is stated, would generate profits of approximately

H
i
i Vat: Registration number: 1108 - 8914
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on the thilje sites which are being viewed comprehensively would lead to a project
having a 'két value of Lm58,013,000 and an estimated profit of Lm13,906,000 at

i ‘
Lm9, 000,2 Ofto the developers*. Interpolating these figures to the whole development
today’s property prices.

|
Analysing |the proposal, including the Environmental Planning Statement and 1its
appendicesi I point out that the proposal applying the Floor Area Ratio policy :

B
i

‘ 1. is set to develop the residential units into 14 residential blocks
\ |

which step up in height inwards from the direction of the Mellieha
""" bypass up to a maximum of 10 storeys above street level at Triq
| Ta’ Masrija,
2. will overshadow existing residences, particularly those at Triq Ta’
: Masrija and will block out their existing views,
E 3. will be a source of light pollution impacting (marginally) on the
4 nocturnal activity of fauna in the adjacent Natura 2000 site at
' ji | Wied il-Mizieb,
i

. 4. will break up the presently undisturbed skyline,
5. will add substantially to an already overloaded infrastructure, both
roads and services,
6. will as a result reduce the values of the existing residential
3 properties transferring this reduced value to an increased one for
E the new development and hence profiteering at the expense of
i current residents,
i ii i 7. will create a precedent both in Melliecha as well as other areas
l enjoying a view hence rendering them ripe for speculative
purposes.

5

The principle objection to the proposed development is the application of the Floor
Area Rati&) Policy as a result of which it would be possible to construct apartment
blocks ofjvarious heights up to 10 floors above street level bordering on Triq Ta’
Masrija Hiellieha. :

The mamier‘ in which it is being proposed to apply the said policy creates the
following!problems to residents, particularly those residing in Triq Ta’ Masrija :

; a) it will place their properties for a longer period in the shade,
i b) it will severely restrict their existing views and handover these to
‘2 the new development,
il ' ¢) it will reduce their privacy as the new development will overlook
: mi He onto existing residences,
as a result of which it will reduce the value of their properties by as yet an
undetermined amount.

iy 5 y > :
The above impacts would not occur if the development is carried out in accordance to
the cu:j'tly applicable height limitation to which existing residents conformed when
they c: rd out the development of their residences.
\ ! i

]
i
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It is ironicithat developers boast that they will be in a position to make use of green
energy * sgilar|power and natural light’. This same possibility will be excluded to most
of the existing residents as a result of the proposed development.

! 1

In view of]gthe above it is clear that the application of the Floor Area Ratio policy to
applications PA1302/06, PA1927/06, PA2761/06 will only serve to add value to the
proposed project generating speculative profits at the expense of existing residents.
Hence thigjpolicy should not be applied to the Ta’ Masrija development. If the project
is td be gérmitted it should conform to existing height limitations. It should only
proceed uffder the same rules and conditions which have been applied to the existing
developmeht..

Finally, it is to be noted that should MEPA agree to apply the FAR policy to the Ta’
Masrija development at Mellieha it would create a precedent which would not only
ruin Melljgha but will create havoc in the urban texture of all settlements in Malta

enjoying ‘[\new

Carmel C copardo BE&A, MSc(Staffs), AIEMA
Architect & Civil Engineer

i

E1
'l.:

o i ,
i

1 {Vide Environmental Planning Statement (EPS) : paragraph 1.2.1.1 page 24

2 jiVi{.ic EPS : Site B para 1.2.2 page 25, Site C para 1.2.3 page 26, Site D para 1.2.4 page 27
3 iVia‘ie Approved Planning Policy for Ta’ Masrija Mellicha. January 2006. page 14.

4 (Vide EPS para 1.1.3 at pages 23-24

5 ‘Vide EPS para 4.8.2.1 at page 276
i

te:
ase Ref:
CUment Status:

o0y

13-hay-zo0s
Pia 02761/06
Valid



