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Figure 1-6: All viewpoints – vpA to vpO 
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J Marsamxett 

K Mdina 

L Smart City (Ricasoli) 

M St. Julians (San Ġiljan) 

N University of Malta (Tal Qroqq) 

O Breakwater (Valletta) 

1.2.2.20 The locations of the views points are 

identified in Figure 1-6 (on page 24). 

More detailed information about the 

view-shed within which view points are 

located is provided in Appendix Three, 

which shows the locations and coordi-

nates of the viewpoints and baseline 

photographs taken from these vantage 

points.  

1.2.2.21 The Tigné peninsula is best seen from vp’s A, B, C, G, J, M, and N, that is from locations in the north of 

Valletta, in Marsamxett Harbour, Sliema, San Ġiljan, and Gżira. 

D/ Visual characteristics 

1.2.2.22 Visually, the Tigné landscape as seen in the above-mentioned baseline photographs, is made up of a 

number of elements, the more dominant of which include the following: 

 Fort Tigné and the extensive Tigné Point Development construction site, within which it is located, 

and which dominates the landscape by virtue of its scale and appearance. Related visual features 

comprise not only the site itself, but also tower cranes and construction vehicles.  

 Fort Cambridge, which at the time of writing is also subordinate to the Fort Cambridge project con-

struction site (see also Figure 1-7, above).  

 The 19th century barracks building within the Fort Cambridge project site. This building shall be re-

stored and used as part of the overall development. It provides a visually distinctive heritage fea-

ture. This building visible in the background of the image in Figure 1-7. 

 The Ix-Xatt ta’ Qui Si Sana road and promenade on the north side of the peninsula that separates 

the built fabric from the coast. There is also a makeshift parking area in this stretch, which is gener-

ally busy especially during office and commercial hours.  

 The Ix-Xatt ta’ Tigné road and promenade on the south side of the peninsula. In this area the most 

distinctive features are the Fortina Hotel Tower (Figure 0-11, on page 17) and the Parish Church 

(Figure 1-10, on page 27). 

 The beach-concessions area on the seafront, which includes a number of constructions (rooms and 

small buildings), together with small pools.  

 The sea itself, which forms a major component of the visual landscape, in particular as it provides a 

contrast to the dense urban fabric of the Sliema locality, thus also endowing a sense of space and 

openness.  

 Residential buildings which comprise the older town houses, with distinctive architectural styles in-

terspersed with newer constructions, particularly apartment blocks. There are also a number of 

apartment blocks constructed in more contemporary styles with respect to the older townhouses, 

but which appear to be older than the newer apartment blocks constructed in the past few years 

Figure 1-7: The Marsamxett side of the Valletta townscape  

source: http://upload.wikimedia.org/wikipedia/commons/6/63/Valletta_skyline.jpg



Page 26 of 39 

(see Section 1.1.2 on page 19 et seq). There also a number of tourism establishments in the area, 

together with dispersed commercial outlets. 

1.2.2.23 Together with the tip of the Valletta 

promontory, the Tigné peninsula de-

lineates the mouth of Marsamxetto 

Harbour (see Figure 0-2 on page 9). 

Valletta. The dominant landscape ele-

ments on the Marsamxetto side of Val-

letta, which contribute to the existing 

character of the southern townscape 

[which forms part of the demarcation of 

the harbour] include the bastions and 

the dome and spire of the Carmelite 

Church and the Anglican Cathedral re-

spectively, as shown in Figure 1-7.  

1.2.2.24 The widespread use of globigerina 

limestone blocks gives a relatively consistent appearance (from a distance) to the townscape, although 

individual buildings are characterised by a diversity of architectural languages and quality of architec-

tural design 

E/ Tigné urban landscape 

1.2.2.25 Several elements in the urban landscape are of a large scale, such as the Tigné Point Development 

(together with related features such as tower cranes), the barracks building, and apartment blocks.  

1.2.2.26 The landscape is considered of wide ranging diversity, in terms of elements present, ranging from the 

historic buildings and the older townhouses, to a variety the recently constructed apartment blocks. The 

latter appear to disturb the visual tranquillity of what used to be the typical streetscapes. This feature of 

the traditional streetscape had been brought about by both the architectural detailing, which was in 

vogue in the earlier years of the twentieth century, and the ratio between building heights and the width 

and length of the streets.  

1.2.2.27 The uneasy co-existence between the apartment block and the traditional street has become typical of 

the Sliema skyline, indeed of the skylines of several Maltese towns and villages, and has had a rela-

tively negative impact on the configuration of the urban landscape. This is often accentuated by the 

clutter of haphazardly organised roofs, 

poorly designed rooftop structures (e.g. 

washrooms), and evident afterthoughts 

such as the now ubiquitous water-tanks, 

external air conditioning units, and so 

on.  

F/ Geological, geomorphologic and 
hydrological characteristics 

1.2.2.28 The site, like the rest of the Tigné Penin-

sula, is comprised of Lower Globigerina 

Limestone. The geomorphologic expres-

sion of terrain has been extensively 

modified through human activity, and the 

only remaining natural outcrops are the 

Figure 1-8: Construction works at Fort Cambridge  

Source: http://www.fortcambridge.com/fort_cambridge/gallery.aspx?id=141708 

Figure 1-9: Ix-Xatt ta’ Qui Si Sana  
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ones directly on the seafront, although even here, substantial modifications have occurred in the beach 

concessions area, particularly through excavations for pools.  

G/ Ecological characteristics 

1.2.2.29 Due to the extent of anthropogenic activity in the area, there are practically no ecological assemblages 

of significant size occurring. Presently, vegetation is largely limited to opportunistic species colonising 

roadside verges and a number of planted tamarisk trees on the seafront.  

H/ Land cover, land use and settlement characteristics 

1.2.2.30 Land-use is dominated by anthropogenic elements, primarily through built-up areas, or areas which are 

presently being built-up. As noted above, a large part of the area is occupied by the Tigné Point Devel-

opment construction site, which will eventually house a relatively wide range of land uses including a 

commercial centre and substantial office facilities. Other parts of the area are predominantly residential 

in character and are made up of both terrace houses and apartment buildings. The area immediately 

on the seafront is occupied by a number of structures and constructions relating to the beach conces-

sions, which were granted for this zone.  

I/ Non-visual landscape 

1.2.2.31 The non-visual landscape is affected by the activity in the neighbouring Primary Town Centre of 

Sliema, as well as by construction activities presently underway. Comparatively, however, the area is 

relatively quiet, especially when compared to commercial districts just a few streets away. 

1.2.2.32 The non-visual landscape is also influenced by the coastal location, in particular in relation to the smell 

and feel of sea spray, particularly during rough weather.  

1.2.3 Landscape evaluation 

A/ Seasonal change 

1.2.3.1 Seasonal change in the landscape is largely anthropogenic in nature, given that much of the area is 

built-up. It may be reasonably expected that during summer months, the beach concessions area is 

busier and more active than during winter months, although this will no longer apply once activities in 

this area cease to operate. Other seasonal change may relate to natural variation, for example, relating 

to stormier weather and thus stormier seas in the winter months.  

B/ Degradation 

1.2.3.2 There are evident indicators of degrada-

tion in the landscape. In some locations, 

buildings appear tom have been aban-

doned or left to deteriorate (e.g. Figure 

1-1, on page 19). The above-mentioned 

cacophony of competing architectural 

languages, and in certain cases, the low 

quality of architectural design have also 

made their contribution towards the said 

degradation of the landscape. 

C/ Environmental vulnerability 

1.2.3.3 There was no evidence of vulnerability to 

environmental processes noted in the 

landscape. However, the coastal location 

suggests that the Site may be vulnerable 

Figure 1-10: Ix-Xatt ta’ Tigné  
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to long-term effects of changes in sea level relating to climate change. This is however not considered 

an issue of much significance. 

D/ Threats 

1.2.3.4 The primary threat noted in the area relates to landscape character, and particularly to the context of 

older townhouses. Such buildings appear to be increasingly replaced by newer constructions, resulting 

in a loss of the sense of place, which would have taken years to evolve.  

1.2.3.5 Indeed, the changes in the area appear to some extent to exemplify global driving forces of landscape 

change relating to intensification of specific or diverse land uses and the absence of architectural sensi-

tivity of many a contemporary development.  

E/ Potential for enhancement 

1.2.3.6 There is some potential for enhancement of the landscape, for example, along the promenades and 

other planned public spaces, although it must be borne in mind that the present landscape is necessar-

ily degraded to some extent by the construction activities that are underway.  

F/ Landscape value 

1.2.3.7 The present landscape was assessed subjectively on a scale of 1 (minimum) to 3 (maximum) as per 

the following criteria Justification for ratings given is provided. 

Fragility 
Rating: 2 

The landscape is considered of medium fragility. Although as an urban landscape it is relatively 
robust, the presence of elements (such as older townhouses) which are distinctive and appear to 
be under threat, render the landscape more fragile than in other urban areas, which lack such 
elements. Such fragility indeed emanates from a need to retain or enhance character whilst ac-
commodating change.  

Uniqueness 
Rating: 3 

The landscape is considered somewhat unique, due to a distinctive combination of coastal loca-
tion, distinctive architecture and historical heritage (in the case of older townhouses, the fort and 
the barracks), and newer developments (such as the Tigné Point and Fort Cambridge develop-
ments).  

Typicality 
Rating: 3 

The landscape is typical of the Sliema locality, which was, in the past, characterised by the pres-
ence of townhouses such as the ones in the Qui Si Sana area.  

Naturalness 
Rating: 1 

Given that the area has been extensively modified by human activity, few natural elements remain 
(apart from parts of the coastline and the sea).  

Sensitivity to change 
Rating: 2 

The landscape is considered moderately sensitive to further change, primarily due to the distinc-
tive character relating to elements such as the forts, military barracks and older townhouses. Much 
depends on the nature of changes proposed.  
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Condition 
Rating: 2 

The landscape is considered to be in a moderately condition overall. At present, there is degrada-
tion relating to the construction activities, which are ongoing in the area. The above-mentioned 
competition between the architectural languages adopted in the newer buildings is another con-
tributor to the degradation of the Tigné peninsula.  

Scenic qualities 
Rating: 2 

The area has moderate scenic qualities, relating primarily to the historic buildings and to the views 
of the sea.  

Replaceability 
Rating: 1 

Due to factors outlined above, the landscape is not considered to be replaceable, because parts of 
it exhibit a number of unique characteristics and combinations of elements.  

Sense of place 
Rating: 2 

The landscape is somewhat distinctive, and has a sense of identity, relating primarily to the ele-
ments present in the landscape. The continued maintenance of this sense of place is very much 
tied to the maintenance of elements in the landscape such as the historic structures.  

Conservation interest 
Rating: 3 

For the reasons outlined above, the conservation interest of the landscape is considered high. Al-
though the landscape in its entirety may accommodate change, several elements in the landscape 
need to be conserved in order to retain the distinctive of character.  

G/ Values 

1.2.1 Based on the above description and considerations, and on the specific criteria identified in Table 1-1 

below, the landscape was also assessed in terms of value. Values may be described as the environ-

mental, social, or cultural benefits that are derived from various landscape resources.  

Table 1-1: Valuation criteria 

Value Criteria Scale 

Exceptional High importance and rarity.  
No or limited potential for substitution. 

International, national 

High High importance and rarity.  
Limited potential for substitution. 

National, regional, local 

Moderate Moderate importance and rarity.  
Limited potential for substitution. 

Regional, local 

Poor Low importance and rarity, with some re-
deeming features/scope for improvement. 

Local 

Very poor Low importance and rarity. Local 

1.2.2 The conclusion of the assessor is therefore that the landscape in question is of high value. This as-

sessment is in line with the conclusions reached in the Landscape Assessment Study of the Maltese Is-

lands issued in 2004 by the MEPA for public consultation. The study notes, in relation to the coastline 

of the area which includes Sliema and Valletta, that: 
The historic settlements and the military fortifications crown the harbours with an urban skyline of interna-
tional significance. The majestic fortifications provide a unique cultural experience in addition to the urban 
experience within the settlements. 
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chapter 2 
Assessment of Impacts on the Landscape and Visual Amenity 

2.1 Landscape and visual impacts 

2.1.1 Introduction 

2.1.1.1 Figure 1-5 above shows the viewshed, i.e. the ZVI, of the proposed development. As one would ex-

pect, the proposed development shall be visible from a substantial number of locations. One should 

keep in mind however that the ZVI was generated on the assumption that the receptor would be stand-

ing on the highest point of a specific location, such as roof tops. 

2.1.1.2 The actual assessment of landscape and visual impacts is based on photomontages of the proposed 

development, superimposed on base photographs taken from the viewpoints (vpA to vpO) identified in 

para 1.2.2.19 (on page 23), Figure 1-6 and Error! Reference source not found. (on pages 24 and 

Error! Bookmark not defined. respectively) 

2.1.2 Assessment of impacts upon landscape 

2.1.2.1 The assessment of impacts upon landscape refers to the baseline impact landscape observations de-

scribed above, together with a detailed study of the project description statement, as well as on consid-

eration of visual impacts. The derivation of significance is based on measures of sensitivity and magni-

tude.  

2.1.2.2 Sensitivity is defined as the vulnerability to change in landscape character, defined as the distinctive 

combination of elements and characteristics that endow the area with a particular identity. In this case, 

the sensitivity of the landscape is considered moderate, both during the construction phase and during 

the operational phase. The urban fabric is quite robust, but the presence of distinctive elements, render 

the landscape also somewhat vulnerable to change.  

2.1.2.3 Magnitude is defined as the extent of change to landscape character resulting from the proposed de-

velopment. Although there is an element of continuity with existing developments in the area, the scale 

of the proposed development is considered as a contributor to a high magnitude of impact.  

2.1.2.4 Significance of impacts on the landscape is therefore established as high, both during construction and 

operational stages.  

A/ Assessment of landscape sensitivity and impact magnitude 

2.1.2.5 Table 2-1 below outlines the criteria used for assessing the sensitivity of landscapes and the magnitude 

of impacts upon landscape: 

Table 2-1: Criteria for assessment of landscape sensitivity and magnitude of impacts  

Type of landscape Level of Sensitivity Magnitude 

Landscape of particularly distinc-
tive character, with the latter being 
susceptible to change following 
small changes.  

High. Noticeable changes in landscape 
over an extensive area ranging to 
a very intensive change over a lim-
ited area. 

Landscape of moderately valued 
characteristics, reasonably tolerant 
of changes.  

Moderate. Moderate changes on a localised 
scale. 
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Table 2-1: Criteria for assessment of landscape sensitivity and magnitude of impacts  

Type of landscape Level of Sensitivity Magnitude 

A relatively unimportant landscape, 
the nature of which is potentially 
tolerant of substantial change.  

Low. Slight change in any components. 

 

B/ Significance of impacts upon landscape 

2.1.2.6 The two variables discussed above, namely sensitivity of landscapes and magnitude of impacts, were 

used to derive a measure of significance, as per Table 2-2 below. 

Table 2-2: Significance of impacts upon landscape – derivation 

Significance Sensitivity Magnitude 

High High High 

High Moderate 

Moderate High 

Moderate High Low 

Moderate Moderate 

Low High 

Low Moderate Low 

Low Moderate 

Low Low 
 

C/ Photomontages of the proposed development 

2.1.2.7 The attention of the reader should be drawn to the fact that the project under consideration is a modifi-

cation of an already approved development. For this reason, the assessment has to be made with ref-

erence to the differences between what was approved in 1999 and the proposed changes. 

2.1.2.8 For this reason, Perit Pace has produced two sets of photomontages.  

 The first one in Appendix Four assesses the project as approved in 1999 (1999-scheme) with the 

existing landscape (Predicted View as per Outline Permit).  

 The second, in Appendix Five compares in separate images per sheet the 1999-scheme, if built as 

approved (Predicted View as per Outline Permit), with the proposed developments (Predicted 

View).  

In all cases, the images include the approved Fort Cambridge Development. 

2.1.2.9 It is therefore important for the above-mentioned sets of photomontages to be read simultaneously. 

The analyses of each of the photomontages are discussed in the following sub-sections. 

Viewpoint vpA 
From the open sea to the east of the Site 

2.1.2.10 The view from vpA concerns the large-scale and extensive Sliema front, and hinterland areas. In its 

present state, the view appears to have three distinct components:  

 the older urban mass to the left of the view, where the skyline is dominated by churches in Valletta,  

 the newer urban mass to the right of the view, which appears to be comprised primarily of apart-

ment blocks; and  

 the central part of the view, which is currently dominated by the Fortina tower but which is also 

characterized by evident construction activities.  
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2.1.2.11 The changes in the landscape resulting from the Tigné Point Development and the Fort Cambridge 

apartment blocks appear to relate primarily to the central component of the view. The most substantial 

impact on the existing landscape appears to emanate from the Tigné Point Development, due to the 

mass and spatial extent of the fabric. When compared with the 1999-scheme, the proposed develop-

ment appears to be slightly denser from this angle, probably due to the presence of higher buildings. 

2.1.2.12 The sensitivity of the area was considered to be on the low side, largely due to the presence of the 

1999-scheme and the Fort Cambridge Development. The significance of the impacts is considered   

moderate to high when compared to the existing landscape and moderate when the approved devel-

opments, namely the 1999-scheme and the Fort Cambridge Development, are given regard to. 

Viewpoint vpB 
Valletta (Triq l-Assedju l-Kbir) 

2.1.2.13 This view shows an intensely urbanised area. Visually, four components dominate the present visual 

scene: 

 the Fort Cambridge Development (assumed to have been completed); 

 the southern section of the Tigné Point Development,  

 the Fortina tower, and  

 the sprawl of relatively lower-lying apartments on the inner segments of the promontory.  

2.1.2.14 On the basis of the photomontages, it is evident that the Fort Cambridge Development will, as it were, 

be taking over the Tigné Peninsula skyline as seen from this angle. When seen together, the three ma-

jor developments in the area will form a cluster of high-rises which shall have a radical effect on the 

character of the area. The traditional setting of Sliema, which has been declining over the past 30 

years, will have gone through the final makeover.  

2.1.2.15 The sensitivity of the area was considered low, for the reason that, in its present state, there is little of 

value in the landscape, and it is potentially tolerant of substantial change. It should be noted, however, 

that in the past, prior to other large-scale developments in the area, the sensitivity of the area to such 

projects may have been considered moderate.  

2.1.2.16 However, the character of the area has changed substantially in recent years, and the present judg-

ment is being made on the basis of the visual scene as moulded by the approved, but yet unbuilt, de-

velopments. The significance of the impact is considered to be on the low side, as the proposed devel-

opment will not challenge the dominance of the Fort Cambridge and the Tigné Point apartment blocks. 

Viewpoint vpC 
Il-Fortizza (Għar id-Dud) 

2.1.2.17 This view also shows an intensely developed urban fabric, in which the approved 1999-scheme and the 

Fort Cambridge apartment blocks play a major role. It is evident that the impact of these developments 

[as approved] is of high significance. However, after assuming that these developments form part of the 

existing landscape, the significance of the impact of the proposed modifications appear to be moderate. 

2.1.2.18 It should be noted that the sensitivity of the area was considered low, for the reason that, in its present 

state, there is little of value in the landscape, and it is potentially tolerant of substantial change.  

Viewpoint vpD 
Kalkara 

2.1.2.19 This view shows a relatively minor change in the visual scene. The impacts of the high-rise develop-

ment from this point appear to be mitigated by the effects of distance and perspective, which render the 

higher buildings in Sliema (further away) on a visual par with lower buildings closer to the viewpoint. 
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The impact is also mitigated by the rather dense and cluttered nature of the view at present. The main 

visual effect of the proposed development appears to be in relation to the church which partly conceals 

the highest building in both the 1999-scheme and the proposed development.  

2.1.2.20 The view from this angle shows an area of moderate sensitivity, due to the visual distinctiveness af-

forded by coastal fortifications, which as noted above, are also of value in relation to the urban heritage 

of the Maltese Islands. The area is, however, reasonably tolerant of change, as the urban character is 

quite robust. The magnitude of impact of the proposed modifications on the existing landscape is there-

fore considered moderate. When comparisons are made with the 1999-scheme, one can conclude that 

the significance of the impacts should be of no significance. 

Viewpoint vpE 
Bighi  

2.1.2.21 This view illustrates that the 1999-scheme would result in a substantial change in the skyline seen from 

this locality. At present, the view from Bighi is of a landscape where horizontal lines are most dominant, 

and where the main elements breaking the skyline are churches in Valletta. This is especially the case 

towards the outer extremities of the Valletta peninsula, and at present, of the Tigné promontory which 

lies behind it.  

2.1.2.22 The area is considered to be of moderate sensitivity, as it is visually distinctive, with valued characteris-

tics relating to the urban heritage of the Maltese Islands. It is also, however, reasonably tolerant of 

change.  

2.1.2.23 The 1999-scheme appears to be in disrupting the horizontal visual continuity of this area; for this rea-

son, its impact on the landscape would be expected to be moderate. On the other hand, assuming that 

the Fort Cambridge Development and 1999-scheme form part of the existing skyline, the significance of 

the impact of the modifications under review would be low to moderate. 

Viewpoint vpF 
Birgu 

2.1.2.24 Both the 1999-scheme and the proposed modifications will not be seen from this vantage point. 

Viewpoint vpG 
Manoel Island (bridge) 

2.1.2.25 The current view from Manoel Island is of a dense urban conglomeration in Sliema. The Fortina tower 

presently juts out noticeably, being the only existing high-rise in the area. On the basis of the photo-

montages, it is evident that the Fort Cambridge Development will dominate the Tigné Peninsula skyline 

when seen from this angle. When seen together, the Fort Cambridge and Tigné Point developments 

will form a dense cluster which shall have a radical effect on the character of the area. As is noted 

above, the traditional setting of Sliema, which has been declining over the past 30 years, will have 

gone through the final makeover.  

2.1.2.26 The area is considered to be of low sensitivity to the development, as it is tolerant of substantial 

change, particularly where such change is of the same urban character. The significance of the impact 

of the proposed modifications will be low to insignificant, when it is assumed that the 1999-scheme and 

the Fort Cambridge Development are constituents of the existing landscape. 

Viewpoint vpH 
Fort St. Angelo 

2.1.2.27 Both the 1999-scheme and the proposed modifications will not be seen from this vantage point. 
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Viewpoint vpI 
Birgu (Kalkara side) 

2.1.2.28 Both the 1999-scheme and the proposed modifications will not be seen from this vantage point. 

Viewpoint vpJ 
Marsamxett 

2.1.2.29 The view from this angle shows an intensely urbanized area. Visually, four components dominate the 

present visual scene: 

 the Fort Cambridge Development (assumed to have been completed); 

 the southern section of the Tigné Point Development,  

 the Fortina tower, and  

 the sprawl of relatively lower-lying apartments on the inner segments of the promontory.  

2.1.2.30 Interestingly, the dominant component in this view is the Fortina Tower, followed by the Tigné Point 

Development (both the 1999-scheme and the proposed modifications), and then the Fort Cambridge 

Development. As is noted above, when seen together, these three developments will form a cluster of 

high-rises which shall have a radical effect on the character of the area. The traditional setting of 

Sliema, which has been declining over the past 30 years, will have gone through the final makeover.  

2.1.2.31 The sensitivity of the area was considered low, for the reason that, in its present state, there is little of 

value in the landscape, and it is potentially tolerant of substantial change. It should be noted, however, 

that in the past, prior to other large-scale developments in the area, the sensitivity of the area to such 

projects may have been considered of little significance.  

2.1.2.32 However, the character of the area has changed substantially in recent years, and the present judg-

ment is being made on the basis of the visual scene as moulded by the approved, but yet unbuilt, de-

velopments. The magnitude and therefore the significance of the impact of the modifications in ques-

tion is considered low. 

Viewpoint vpK 
Mdina 

2.1.2.33 This is the only long-distance view of the peninsula. Both the Tigné Point Development (1999-scheme 

and proposed modifications) and Fort Cambridge Development are not so discernible from this dis-

tance, although their effect on the existing skyline is visible.  

2.1.2.34 From this angle, the area is considered to be of low sensitivity, given the existing urban fabric and the 

presence of other high-rise buildings. The significance of the impact on the existing landscape would 

be on the moderate side. When the modifications in question are compared to the approved develop-

ments, the significance of the impact would be low. 

Viewpoint vpL 
Smart City 

2.1.2.35 The view of the existing skyline is of a landscape where horizontal lines are most dominant, and where 

the main elements breaking the skyline are churches in Valletta. This is especially the case towards the 

outer extremities of the Valletta peninsula, and at present, of the Tigné promontory which lies behind it.  

2.1.2.36 The area is considered to be of moderate sensitivity, as it is visually distinctive, with valued characteris-

tics relating to the urban heritage of the Maltese Islands. It is also, however, reasonably tolerant of 

change. The significance of the impact of the proposed development on the existing landscape would 

be on the high side. However, when the modifications in question are compared to the approved devel-

opments, the magnitude of the impact on the landscape is considered low to insignificant. 
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Viewpoint vpM 
San Ġiljan 

2.1.2.37 The baseline image was taken from high grounds close to Regional Road. The shabby skyline in the 

foreground tends to distract the observer and it is not so easy for one to consider both the Fort Cam-

bridge and Tigné Point Developments as having an impact on the landscape.  

2.1.2.38 The area is considered to be of low sensitivity, given the existing urban fabric and the presence of other 

high-rise buildings. When the modifications in question are compared to the approved developments, 

the magnitude of the impact on the landscape is considered low to insignificant. 

Viewpoint vpN 
University of Malta (Tal Qroqq)  

2.1.2.39 The change in the landscape and visual scene from this will be evident, but not jarring. This is due to 

the continuity in texture and form of the proposed development, in relation to existing adjacent devel-

opments. As is noted above, when seen together, Fortina Tower, the Fort Cambridge Development, 

and the Tigné Point Development will form a cluster of high-rises which shall have a radical effect on 

the character of the area. The traditional setting of Sliema, which has been declining over the past 30 

years, will have gone through the final makeover.  

2.1.2.40 The area is considered to be of low sensitivity, given the existing urban fabric and the presence of other 

high-rise buildings. However, the magnitude of impacts on the existing landscape is high, due to the 

mass, density and extent of the proposed development. This being said, when the modifications in 

question are compared to the approved developments, the magnitude of the impact on the landscape 

is considered low to insignificant. 

Viewpoint vpO 
Breakwater (Valletta) 

2.1.2.41 The view from this angle is dominated by the 1999-scheme of the Tigné Point Development, although 

the Fort Cambridge Development does make its presence felt. The Paceville skyline in the background 

projects an image of Sliema as a highly urbanised area with little room for memories of its recent past. 

2.1.2.42 The area is considered to be of low sensitivity, given the existing urban fabric and the presence of other 

high-rise buildings. When the modifications in question are compared to the approved developments, 

that is the 1999-scheme and the Fort Cambridge apartment blocks, the impact on the landscape is 

considered low significance. 

2.1.3 Summary of likely impacts 

2.1.3.1 The following table presents a summary of the impacts described. This summary can be read in con-

junction with Appendix Five to this Report. 

Table 2-3: Summary of likely impacts on the landscape 

View point Outline description of impact Level of significance 

Open sea The most substantial impact on the 
existing landscape appears to emanate 
from the Tigné Point Development, due to 
the mass and spatial extent of the fabric. 

Moderate when the development is 
compared to the 1999-scheme, given the 
absence of the western tower. 
Moderate when one takes into 
consideration the presence of the recently 
approved Fort Cambridge development 
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Table 2-3: Summary of likely impacts on the landscape 

View point Outline description of impact Level of significance 

Valletta 
Triq l-Assedju l-Kbir 

The proposed development is to an extent 
overshadowed by the Fort Cambridge 
development. 

Low, as the proposed development will not 
effectively challenge the dominance of the 
Fort Cambridge apartment blocks 

Għar id-Dud 
‘Il-Fortizza’ 

The proposed development is overshad-
owed by recently approved developments.

Moderate, as the proposed development 
will not challenge the impact of the re-
cently approved developments. 

Kalkara Relatively minor change in the landscape Insignificant 

Bighi Substantial change in the skyline caused 
by the 1999-scheme of which the pro-
posed development is intended to form 
part. 

Low to moderate 

Birgu No impact  

Manoel Island 
bridge 

The proposed development will be over-
shadowed by the dominant Fort Cam-
bridge development 

Low to in significant 

Fort St Angelo No impact  

Birgu  
Kalkara side No impact 

 

Marsamxett The proposed development will appear as 
an integral part of the 1999-scheme 

Low 

Mdina Although the Fort Cambridge and Tigné 
Point development cluster are rather dis-
tant their impact on the landscape, includ-
ing that of the proposed development is 
visible. 

Low 

Smart City The proposed development together with 
the approved ones [on the Tigné penin-
sula] do not appear to compete so effec-
tively with the Valletta skyline. 

Low to insignificant 

San Ġiljan The proposed development together with 
the approved ones [on the Tigné penin-
sula] are not so discernible against the ex-
isting landscape. 

Low to insignificant 

University of Malta The proposed development together with 
the approved ones [on the Tigné penin-
sula] are not so discernible against the ex-
isting landscape. 

Low to insignificant 

Breakwater 
Valletta 

The proposed development is partially 
hidden by the 1999-scheme. 

Low  

2.2 Assessment of visual impacts 

2.2.1 Visual receptors 

2.2.1.1 A number of potential receptors of visual effects were identified, and their sensitivity to the changes re-

sulting from the proposed development was assessed. Sensitivity is defined as the vulnerability of the 

receptor to change, and is based on the nature of the receptor and on its ability to accommodate 

change without adverse impacts. The sensitivity of a visual receptor is derived from the viewer’s famili-

arity with the scene, the activity or occupation that brings them into contact with the view and the nature 

of the view, whether full or glimpsed, near or distant. Three ratings were considered in this assessment, 

namely high, moderate and low. High sensitivity indicates a very low capacity to accommodate the pro-

posed change without adverse impacts. Moderate sensitivity indicates that the receptor is less vulner-
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able to change but still has a limited capacity to accommodate the proposed change without adverse 

impacts. Low sensitivity indicates that the receptor can accommodate the proposed change without 

significant adverse impacts. 

2.2.1.2 The magnitude of visual impacts of the proposed development on the identified receptors was as-

sessed, based on the following criteria: 

Table 2-4: Criteria for assessment of magnitude of visual impacts 

Magnitude criteria Magnitude 

Large proportion of viewers affected and/or major changes in the view. High. 

Many viewers affected and/or moderate changes in the view.  Moderate. 

Few viewers affected or minor changes in the view.  Low. 
 

2.2.1.3 The criteria of sensitivity and magnitude were used to derive a measure of significance, as shown be-

low: 

Table 2-5: Significance of visual effects – derivation 

Significance Sensitivity Magnitude 

High High High 

High Moderate 

Moderate High 

Moderate High Low 

Moderate Moderate 

Low High 

Low Moderate Low 

Low Moderate 

Low Low 
 

2.2.2 Potential receptors 

2.2.2.1 Potential receptors of visual effects include the following: 

 Residents of Sliema – Qui Si Sana and Tigné: Residents of Sliema, particularly the ones who live in 

areas closer to the site, may be affected by the change in the visual scene. This is especially the 

case for residents of the Qui Si Sana – Tigné stretch. Due to the proximity of the development site 

and the potential effect on amenity, the sensitivity of these receptors is considered high. The mag-

nitude of impact is also considered high, as major changes in the visual scene can be expected. 

The significance of the visual impact on residents on Qui Si Sana and Tigné is therefore high.  

 Other residents of Sliema: Due to the scale of the proposed development, it may reasonably be ex-

pected that the change in the visual scene will also apply to residents who live further away from 

the development site within the locality of Sliema. However, their sensitivity is considered low, as 

the view of the development will likely be intermittent and a less integral component of their daily 

life. The mitigating effects of other high-rise developments in the area should also be borne in mind. 

The magnitude of impact is, nevertheless, considered high, as it will lead to major changes in the 

visual scene. The significance of the visual impact on other Sliema residents is therefore consid-

ered moderate.  

 Residents of the Valletta coastline: The view of the Tigné peninsula is a prominent component of 

the visual scene to which several Valletta residents are exposed, particularly those who live on the 

Marsamxett waterfront. They are therefore highly sensitive to any changes in the view, particularly 

where these are of large magnitude. The impact is therefore considered to be of high magnitude.  
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 Residents of other areas of the Maltese Islands, from where the development will be visible: Given 

the high-rise nature of the development, it will be visible from many areas of the Maltese Islands, 

and all people affected by the change in the visual scene may thus be considered to be receptors 

of visual effects. Their sensitivity is, however, considered low their relatively low frequency expo-

sure to the view. The magnitude of impact is considered moderate, as despite the large scale of the 

development, there will also be mitigating effects of distance. The significance of the impact is 

therefore considered moderate.  

 People who casually frequent the Sliema and Valletta coastlines, and neighbouring areas such as 

Manoel Island: Several individuals regularly frequent the commercial and recreational hubs of 

Sliema and Valletta, as well as neighbouring areas, for a variety of purposes. All of these individu-

als may be expected to be affected by a change in the visual scene, although due to their relatively 

infrequent exposure to such changes, their sensitivity is considered low. The magnitude of the im-

pact is, however, high, and based on criteria outlined above, the significance of the impact is, there-

fore, considered moderate.  

2.3 Nature of visual impacts and impacts on the landscape 

2.3.1 The nature of the impacts discussed above, on both the visual scene and the landscape, will depend to 

a considerable degree on individual perceptions. It is not within the scope of this landscape assess-

ment to pass judgment on the desirability of this development, or otherwise, particularly bearing in mind 

the European Landscape Convention definition of landscape as “… an area of land, as perceived by 

people”.  

2.3.2 The observations made in the above sections are intended to assist decision-makers in assessing 

likely changes in landscape character and visual amenity. It is the recommendation of this EIA Coordi-

nator that, should a study of perceptual reactions to the likely landscape and visual changes be desir-

able, this should be addressed through the consideration of the views expressed by members of the 

public through the opportunities offered by the Maltese Planning System for public consultation. 

2.4 Conclusion 

2.4.1 It is also submitted that in the event that the MEPA consider the proposed modifications worthy of ap-

proval, the Applicant be informed that the quality of the architectural design should be of a standard 

that reflects the level of significance that is attributed to the Grand and Marsamxett Harbours in the 

Landscape Assessment Study of the Maltese Islands.  
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  In http://www.mepa.org.mt/Planning/factbk/Briefs/Fort_cambridge/existingsitmap3.pdf  
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  In http://www.mepa.org.mt/Planning/factbk/Briefs/Fort_cambridge/policymap4.pdf 

  In http://www.mepa.org.mt/Planning/factbk/Briefs/Fort_cambridge/buildingheightsmap5.pdf 

  In http://www.mepa.org.mt/Planning/factbk/Briefs/Fort_cambridge/transportmap6.pdf 

  In http://www.mepa.org.mt/Planning/factbk/Briefs/Fort_cambridge/public_consultation/Responses_Document_(FCDB).pdf  
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