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1.0

Introduction

1.1

The earliest constructions in the study area which still exist today, St George’s Tower (1638),
dates back to the Order of St John who have also built extensive defences along the
coastline. Other major British military developments in the area took place from the mid
19th century to the early 20th century with the development of Spinola Battery and St
George’s Barracks. Other notable period buildings include Mercury House, Dragonara Palace
and Villa Rosa and its gardens. Urbanisation of the area initiated with the development of a
cluster of colonial style houses for British servicemen built by Dr Giuseppe Pace (hence the
name Paceville) in 1936. By the 1960s, Paceville developed into a sizeable residential area
with its own church, regulated by the ‘St Andrew’s and St George’s’ Government planning
scheme of 1967. The change into a major tourism zone started in the late 1960s with the
development of major hotels such as the Hilton and the Sheraton. By the late 1970s and
1980s, the area became characterised by mass entertainment and tourism uses and a
decline in the residential population. From the late 1990s onwards, Paceville has been
experiencing a steady flow of redevelopment projects of ‘old’ 1960s and 1970s complexes
which are slowly reshaping the urban fabric.

1.2

Today, Paceville is an important tourism, commercial and economic zone, that caters for
some of the most prestigious and important hotels in the Maltese Islands. However, its
rapid growth and deteriorating urban environment are impinging significantly on the
overall experience of its residents and visitors alike.

1.3

To address this undesirable situation and improve the quality of the area, the Government
has directed the Malta Environment and Planning Authority (MEPA) to initiate a Partial Local
Plan Review of the North Harbour Local Plan (2006) for Paceville. The review is intended to
seek to overhaul the environmental quality of Paceville and meet the modern requirements
of the tourist / leisure industry as well as the country’s economic and social expectations.
The Government specific objectives that shall guide the partial review of the North Harbours
Local Plan for Paceville, which have been published for public consultation in December
2015, are:
1.

2.
3.
4.
5.
6.
7.

Designate the area shown in the attached plan (Map 1 as the Paceville Business Hub
Urban Regeneration Priority Area in line with policies UO1.5 and UO3.4 of the SPED
with a priority for quality business-use development, particularly tourism;
Provide a general policy framework which shall encourage and guide investment by
the private and public sectors, both on land and at sea;
Identify and designate specific sites with opportunities for development and provide
a more detailed policy framework for each;
Provide a design strategy for tall buildings;
Identify shortfalls in infrastructure requirements and make proposals for their
provision and location where appropriate;
Protect and enhance important natural and cultural environmental assets;
Make proposals for the improvement of the use and design of the public realm.
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2.0

Scope

2.1

It is the Government’s policy to raise the potential for social and economic growth in the
core sectors. This position is set in the provisions of the ‘Strategic Plan for Environment and
Development 2015’ (SPED) which seek to promote measures that improve the quality of life
and well-being and which meet the country’s economic and social expectations.

2.2

One important strategic measure to achieve these aims is by developing a network of
economically dynamic urban hubs that satisfy the modern requirements of the tourist and
leisure industry.

2.3

General urban deterioration in the quality of the external environment as experienced in
Paceville is recognised by the ‘National Tourism Policy (2015 – 2020)’ as impinging
significantly on the overall experience of the visitors and that “the aesthetics and
environmental quality of tourism zones need to be improved through better landscaping and
a general greening of the environment, with a particular attention to detail and design”.

2.4

Government has anticipated in Measure 8.17 of the Budget 2016 Document that in the
immediate future the area of St George’s Bay will be attracting a significant concentration of
upscale development projects that require careful planning and coordination and is setting
up the St George’s Bay Regeneration Corporation and identifying key sites in its ownership
for redevelopment.

2.5

To reverse this decline and regenerate the area, Paceville and immediate surroundings are
being designated as the Paceville Business Hub Urban Regeneration Priority Area (refer to
Map 1) with particular focus on tourism oriented uses. The development of tall building
clusters in line with an area-specific design strategy will be encouraged. Tall buildings offer
the opportunity to shape a modern skyline and urban presence which is purpose oriented,
up-market, powerful and unique. This approach is central for Paceville to be transformed
into an attractive, safe, efficient and environmental friendly place where people live,
work, play and interact as required by the SPED.

2.6

To achieve this goal a new planning framework that promotes private sector investment
both on land and at a sea for innovative, quality projects is necessary for the area. This
strategy is conducive to economic development whilst sustaining improved urban
environment, complementing Government’s objectives for Sustainable Urban Development
(Priority Axis 6) of the OPI - Fostering a competitive and sustainable economy to meet our
challenges – 2014-2020.
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Map. 1 Proposed Paceville Urban Regeneration Priority Area (URPA)
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3.0

Vision

3.1

The long term goal for Paceville is to transform the area from a locality perceived for mass
tourism associated with low quality, three star urban environment, often with
concentrations of anti-social behaviour, into a high quality, accessible, managed business
hub where top-end business uses would seek to locate and the discerning visitor, both
local and foreign, both for short visits or longer stays, would enjoy.

3.2

This will be achieved through the encouragement and facilitation of large scale,
compatible urban regeneration projects oriented towards the generation of employment
with particular focus on tourism. Land for these projects will be identified and a positive
policy framework for development introduced to guide all stakeholders towards the vision
for Paceville expressed in this Plan.

3.3

A new urban skyline will be created through the development of a cluster of tall buildings
with iconic architecture, announcing the emergence of this business hub as a symbol of the
improved image of Paceville and the leap in quality Malta is aiming to achieve.

3.4

The public sector, with the support of the private sector, will commit towards significant
investment in improved and upgraded infrastructure, especially transport infrastructure,
and in the public realm co-ordinated by a management agency specifically set up for this
purpose.

3.5

The environmental assets of unique cultural and natural importance, at a local and
European level, will continue to be protected for their own merits and also for their
contribution to the high quality and diversity of the character of the area.
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4.0

Current Situation

4.1

Overview

4.1.1

Paceville has experienced rapid building growth relating to the expansion of the tourism and
the domestic entertainment sectors since the 1970s. Many of the original two storey
terraced houses have now been redeveloped into ground floor bars, restaurants or other
entertainment uses, typically with overlying tourist accommodation. Today, the area along
the extensive coast in Paceville caters for some of the most prestigious and important hotels
in the Maltese Islands creating one of the island’s premier tourism and economic zones. In
1999 there were 6,226 tourist bed spaces in the area (North Harbours Local Plan quoting
NTOM figures). There are now 10,101 tourist bed spaces in the same area, which make up
around 25% of all bed spaces in Malta (MTA figures) and an increase of 62% on the 1999
figures in a period of sixteen years. Moreover currently there are 226 licensed catering,
drinking and entertainment outlets.

Population
4.1.2

The new residential complexes at Pender Gardens and Portomaso at the periphery of
Paceville are also creating quality dwellings and influx of people that are essential to provide
the necessary mix of uses that render major regeneration investments feasible and counter
the loss of residents experienced in the past. According to the 2006 North Harbours Local
Plan, the population of Paceville (excluding the villa area) was approximately 783 from
figures adapted from the 1998 Electoral Register.

4.1.3

An analysis of the National Statistics Office (NSO) population studies1 and the electoral
register, the population of Paceville above the age of 16 is currently around 1714 (1030
foreigners and 684 Maltese). An assumption was made that the demographics of the foreign
population in Paceville is largely similar to that residing in the north harbours area (as
specified by the NSO), for which detailed figures for the years 2001 to 2013 are available
from the NSO2. Thus the foreign population in Paceville was weighted against the data for
the north harbour area and plotted accordingly. Similarly, since no specific data for people
under 16 years of age residing in Paceville is available, whether for Maltese or foreign
citizens, an assumption was made that the percentage of this age cohort in relation to the
total population is similar to the demographic trends for the north harbour area. This
assumption has been partially validated when comparing the known population (from 16
years upwards) for Paceville with that of the north harbours region which is roughly
following the same demographic trend. Therefore, it is thought to be safe to assume that the
same reasoning applies for the foreign population although this cannot be validated as the
age cohorts of the foreign citizens from 16 years of age upwards is not known. Using the
above methodology, it is calculated that the current population in Paceville is currently 1939
(779 Maltese and 1160 foreigners).

4.1.4

Most of the population live in the gated communities of St George’s Park, Pender and
Portomaso, the villa area behind Villa Rosa and the streets around Triq il-Knisja. The latter is
the remnant community of that formed by those persons who moved into Paceville in the

1

https://nso.gov.mt/en/publicatons/Publications_by_Unit/Pages/C3-Population-and-Tourism-Statistics.aspx
https://nso.gov.mt/en/publicatons/Publications_by_Unit/Documents/C3_Population_and_Tourism_Statistics/Demographic_Review_201
3.pdf
2

7

early 1960s in the houses vacated by the departing British and the first apartment blocks
(see historical background). The figures below show that the Maltese population in Paceville
is a slightly more ageing one when compared to the Maltese population within the north
harbours.
4.1.5

The foreign population in the north harbours region which probably mirrors that in Paceville
indicates a sharp peak in the age cohorts between 21 to 35 years of age. Although the
overall numbers are much lower, a relatively similar peak trend in the Maltese population in
Paceville is also registered, which may signify the start of a new community of settlers in this
area. The 1160 foreign citizens living in Paceville constitute 87% of the total foreign
population in St Julian’s (total: 1341). It is also worthwhile to consider that the ratio of the
foreign population in St Julian’s in relation to the Maltese component is roughly double to
that encountered in the northern harbours region.

Development trends
4.1.6

An analysis of the dwellings development permits from 2007 to 2014 shows that 473 new
dwelling units were developed, which replaced 97 old dwellings units. This results in an
increase of 376 units to the dwelling stock within the identified Paceville URPA.
TOTAL NEW UNITS
OLD UNITS
NET INCREASE

473
97
376

Of the 473 dwelling units created in Paceville, the vast majority – 449 units are apartments.
7 are maisonettes, 1 terraced house, and 16 villas.
Apartments
Maisonettes
Terraced House
Villas
Total

449
7
1
16
473

This amount of dwelling units compared to 2,846 units created in Bugibba/Qawra and 1,758
units in M’Scala between 2007 - 2012 shows the comparatively low demand for residential
units in Paceville.
4.1.7

An analysis of the non-dwellings development permits from 2007 to 2014 shows that most
of the approved non-dwelling uses in terms of floorspace within the identified Paceville
URPA is for offices. On the other hand, the combined area of uses dedicated to leisure,
catering and beverage and tourism, uses that are fairly consonant to each other in a tourism
and leisure oriented area such as Paceville, is roughly the same as that dedicated to offices.

Leisure

Sqm

16,228

Office

Retail

Food &
drink

47,021

8,679

12,661

Tourism

18,200

No of
hotel
rooms

Other

535

4,018

In comparison, Bugibba/Qawra attracted 6,500 sq m of tourism and leisure development
whilst Marsascala attracted solely 370 sq m between 2007 - 2012.
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4.2

Policy Context

4.2.1

Strategic Plan for Environment and Development 2015 (SPED)
The ‘Strategic Plan for Environment and Development’ (SPED) seeks to promote measures
that “develop and generate economic growth based on competitive economic activities” in
order to improve the quality of life and well-being of the Maltese citizens. The SPED
highlights the development of a network of economically dynamic urban hubs as a way how
to achieve this overarching aim. This policy document emphasises the need to direct the
bulk of new jobs in the retail, office, tourism, cultural and leisure sectors to Business Hubs
(Policy UO 1.5) and sites that are derelict, in a state of abandonment, of poor quality or
include incompatible uses are regenerated through high quality development (Policy UO
3.4). More specifically, the SPED has identified Paceville as a Business Hub (refer to Map 2B
of SPED).

4.2.2

A Planning Policy Guide on the Use and Applicability of the Floor Area Ratio (FAR)
This guide designated the area of Paceville as a strategic location for tall buildings that would
support the establishment of a major employment node on the basis that it:
• has already been committed for such development;
• constitutes one of the main existing or planned office enclaves that is not a visually
prominent urban area;
• is located on relatively low lying land (below the 25m contour);
• has a limited impact on conservation areas and its settings and surroundings; and
• it is well served by public transport.

4.2.3

Height Limitation Adjustment Policy for Hotels 2015
The Height Limitation Adjustment Policy for Hotels seeks to improve the competitiveness of
the tourism product, in such a way that will enrich the tourist experience through proper
environment protection and management. Hotels which qualify for extra floors as a result of
this policy are expected to provide high quality tourism accommodation, facilities and design
that will in turn make a positive contribution to the tourism industry, urban form, skyline
and which supports regeneration. Hotels which qualify for this policy have to be three star or
higher rated hotels that are located within the development zone, outside scheduled areas
and at the edge of the development zone adjacent to rural areas but excluding ridge edge
sites and urban conservation areas.

4.3

Character Appraisal

4.3.1

A study of the area has identified 11 distinctive areas within Paceville (refer to Map 2)
according to their character which is a composite of topography, development typology,
design and land uses. This diversity of character within such a small area reflects a general
lack of focus and difficulty in the achievement of a holistic planning approach for the area
that can promote further sustainable growth. The urban area has suffered deterioration
especially of the public realm that is analysed in further detail in the next section.
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The identified areas are:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.

Corinthia & Radisson Area;
Institute of Tourism Studies;
Villa Rosa and Cresta Quay;
Residential Priority Area;
Entertainment Core Area;
Entertainment Core Area (Terraced)
St George’s Park;
Westin Dragonara;
Portomaso;
Pender Gardens; and
Green and Public Open Spaces

The total area of the character appraisal is 878,000 sq m of which 688,000 sq m (78%) is land
and 190,000 sq m (22%) is sea space. Around 152,000 sq m (22%) of the land area is built-up.

Map. 2 Character Appraisal Map
4.3.2

The following is a description of each character area.
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Character Area 1: Corinthia & Radisson Site

Figure 1: Character Area 1

This area contains possibly the main
hotel resort zone on the Island with three
major coastal hotels, Corinthia San Gorg,
Corinthia Marina and Radisson Blue
Resort, and their grounds overlooking St.
George’s Bay, that were developed in the
1990s . The Corinthia San Gorg and the
Radisson Blue Resort are 5 star hotels
whilst the Corinthia Marina is 4 stars.
Other facilities within this resort area
include swimming pools, bathing and
beach facilities, tennis courts, car parking
facilities and landscaped areas. Plans to
redevelop the three hotels into a major
complex including a 6 Star hotel have
been announced after these hotels have
been brought under single ownership.

Furthermore, the Torri ta’ San Gorg is also located within the precincts of the Corinthia San
Gorg and the northern tip of the site includes part of a historical pistol range. The coastal
stretch along the whole of the site abuts the marine Special Area of Conservation while the
inner Northern boundary abuts the protected rocky foreshore.
The northern west area of the site is
characterised
by
the
recently
refurbished Pembroke Athleta Football
facilities and is contiguous to a formal
playing field, a terraced garden and a
car park.
The site is accessed by a local access
roads, Triq Emanuele Decelis linked to
the major arterial Regional Road, and
Triq Xatt San Gorg leading from the
promenade area.
Figure 2: Corinthia San Gorg

This character area has a total area of
104,000sq.m. Current developed area
amounts to 12,340 sq.m (12% of the
character area).
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Character Area 2: Institute of Tourism Studies Site
The Institute of Tourism Studies (ITS) which was established in 1987 is located within the two
remaining military barrack blocks of the once larger St George’s Barracks built in 1865. These
blocks used to form part of the larger Pembroke garrison town that used to house a large
part of the British military during their stay on the island. The site is surrounded by four
streets making the site a detached urban block. Plans to redevelop this site in public
ownership into a mixed use scheme have also been announced.

Figure 3: Character Area 2

The reception area of the school is
however a more modern building
that links the two older historical
buildings combined into the
present site used for educational
purposes.
Further
lateral
extensions were also constructed
on either side of these buildings in
order to adequately cater for the
needs
of
this
important
educational institute. Within the
site there is a sizeable car park
that services the institute’s
academic and administration staff
and visitors. Furthermore, tracts
of land are still undeveloped. The
public car park on the opposite
side of Triq Prof. Walter Ganado is
also included within the site
boundary.
Part
of
the
undeveloped area within the site
and the eastern extension of St
George’s Barracks are situated
above Harq Hamiem caves and its
buffer zone.
The elevation of the site and the
location of the historic building
and views onto it make it an
integral part the character of St.
George’s Bay.

Figure 4 : The ITS building

The site is accessed by a local
access roads, Triq Emanuele
Decelis linked to the major arterial
Regional Road, and Triq Xatt San
Gorg leading from the promenade
area.

This character area has a total area of 22,000sq.m. Current developed area amounts to
3,000sq.m (14% of the character area).
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Character Area 3: Villa Rosa and Cresta Quay
The site is mainly characterised by Villa Rosa and its mature gardens frequently used as a
reception venue which are located on top of a promontory overlooking St George’s Bay. The
southern periphery of the site fronting
the bay is characterised by tourism
development
including
accommodation, bars and restaurants.
This character area also includes Cresta
Quay, located on the right hand side of
St George’s Bay, which consists of a
beach club with restaurant and beach
facilities.

Figure 5

An integral part of this character area
is the public sandy beach of St.
George’s Bay which was created
through a beach replenishment
project. This beach has become a
major
visitor
attraction
and
synonymous with Paceville, adding to
the variety of facilities available. This
open space provides a sharp contrast
to the densely built-up and congested
environment in other character areas.

The traffic route which separates the
beach from the Villa Rosa grounds is
often congested and a potential hazard
for pedestrians and the outdoor dining
areas located on its fringes. The sea
area of the bay is heavily used by
bathers and pleasure craft in summer
and provides the setting for the
character areas on its perimeter. The
Figure 6
lower part of this character area is
accessed from Ix-Xatt ta’ San Gorg Promenade and Triq Santu Wistin whilst the upper part is
accessed from Sqaq Lourdes.
This character area has a total area of 51,000sq.m. Current developed area amounts to
5,000sq.m. (10% of the character area)

13

Character Area 4: Residential Priority Area
The 1967 planning scheme designated a
larger area as an area reserved for twostorey detached and semi-detached
houses. This zone has over the years
been built up to its full capacity but
recent developments to the east have
not retained the residential character
and urban morphology of the original
scheme. This area is defined by
properties having a frontage on Triq
Villa Rosa, Triq il-Liebru, Triq in-Nemes
and Sqaq Lourdes.
Similar to Villa Rosa, the environment of
this character area is markedly different
from that of Paceville and although
marred by a heavily trafficked dual
Figure 7
carriageway to the south, it provides a
relatively quiet residential environment
to the few residents still living there. Its proximity to the valley provides an added amenity
and a feeling of openness.
This area is accessed through the arterial Regional Road and Sqaq Lourdes and is considered
to be an entry point to the Paceville area.
This character area has a total area of 25,500sq.m. Current developed area amounts to
7,000 sq.m (27%).

Character Area 5: Entertainment Core Area
This area consists primarily of the
buildings fronting Triq Santu Wistin and
Triq Elija Zammit and Sqaq Lourdes
down to St George’s Bay. This zone is
predominantly a mixed use area with
land uses including hotels, the main one
being the Intercontinental Hotel,
cinemas, English language schools,
leisure facilities and a concentration of
bars, restaurants, clubs and commercial
facilities. Over the years the number of
entertainment facilities around the
St.Rita street area has increased
considerably making this area the
current focal point for entertainment.
St Augustine Convent and St Rita chapel
are also located in this area reinforcing
Figure 8
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the strong contrasts which make up
Paceville.
The area bound by Triq Elija Zammit and
Sant’ Andrija is includes Mercury House,
one of the few surviving 19th century
buildings in Paceville and which today
forms part of the Pender Gardens
complex. The Mercury area fronts Triq
San Gorg which has undergone a rapid
transformation from a predominantly
residential area to food and drink and
entertainment uses. The residential
component of the Pender Gardens
Complex is located on the other side of Triq Sant’ Andrija within a different character area.
The area is primarily characterised by commercial development and catering establishment,
offices and vacant space. The first Mercury House tower which houses the FIMbank is
already developed on this site at a height of 42m.
Figure 9

Access to this character area is through Paceville junction which is both the gateway to
Paceville and the point where most of the spill-over traffic enters Swieqi. The area is also
beset by through traffic requiring access to Westin Dragonara area and St George’s Park.
This character area has a total area of 64,000sq.m. Current developed area amounts to
29,500sq.m (45%).
Character Area 6: Entertainment Core (Terraced) Area

Figure 10

The area that started off as a residential
area comprising of fourteen terraced
blocks in the early 1950’s has
experienced an influx of other uses over
the years and now characterised by
what Paceville is more known for today
- bars, clubs, restaurants, hotels, self
catering accommodation, take-aways,
offices and taxi service providers, traffic
congestion, flashy lights and signage.
This area attracts a high footfall at night
with a large concentration of club goers
within the area and a considerable
number of people congregating on the
streets which are somewhat restricted
to traffic in the evening. The contrast
with day time is particularly telling with
entertainment outlets either closed or
being serviced with a relatively low
footfall related to the offices uses in the
area and a number of daytime retail

outlets.
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A number of the colonial terraced houses which formed the original urban nucleus of
Paceville are still extant, located in three short rows of buildings. These together with the
Paceville Church are protected for their cultural value.
This character area has a total area of
72,500sq.m. Current developed area
amounts to 41,500sq.m (57%).

Figure 11

Character Area 7 : St George’s Park
This character area is centrally located
and occupies one of the highest
terrains in the Paceville area
overlooking St. George’s Bay. It is
completely surrounded by roads
making it a detached block. The inner
core of St George’s Park is developed as
a gated community. It consists of 6
detached blocks of residential buildings
which represent one of the few
examples of tall buildings with respect
to their context. The remaining of the
site consists of two three star tourism
resorts with a variety of guest rooms,
self-catering apartments and pool
facilities.
Figure 12

The other periphery of the site fronting
Triq San Gorg, Trejqet id-Dragunara
and Triq Id-Dragunara includes a number of bars and catering establishments at ground floor
level. The frontage on Triq id-Dragunara includes a recently developed large office block
with a capacity of 800 employees.
This office block is in complete contrast
with its surroundings in that its
conspicuous design in glass makes it
stand out. Access to this area is through
Triq id-Dragunara leading from Triq
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Figure 13

Sant’Andrija right through the entertainment heart of Paceville.
This character area has a total area of 36,580sq.m. Current developed area amounts to
14,500sq.m (41%).

Character Area 8: Westin Dragonara Site
The site lies on a peninsula of land with the outer stretches of St. George’s Bay to the north
and the inlet of il-Qaliet to the south with a total length of rocky coastline of 1,583 m.
Development within the site of the
Westin Dragonara site started in the
1950’s. An extension to the hotel took
place in the following years. The exDragonara hotel was redeveloped in
the early 1990’s into a new low-lying 5
Star hotel which also includes two pool
areas, beach facilities, tennis courts and
onsite car parking facilities. Also within
the site boundary is the Dragonara
Casino and restaurant facilities that are
detached from the main hotel building
at the point of the peninsula.
Figure 14

Figure 15

Along the south east boundary of the
Westin Dragonara area there is a
vacant site covered by development
permission for a residential scheme that
had been excavated and is currently
used for car parking.
The Dragonara Palace which houses a
casino and another detached building
housing a restaurant and located along
the south eastern periphery of the site
are scheduled as Grade 1 buildings due
to their architectural importance. The
Western periphery of the site is bound
by the historical Spinola Dragonara
entrenchment and archway. The Westin
Dragonara peninsula abuts a Marine
Special Area of Conservation.
Access to the site is through Triq idDragunara which is has a circular route
either going through the entertainment
area (terraced) from Paceville junction
or along the coastal route.
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Figure 16

This character area has a total area of 77,000sq.m. Current developed area amounts to
13,240sq.m (17%).

Character Area 9: Portomaso Site

Figure 17

Portomaso has developed over a site
that was once partially occupied by
Spinola Battery before the construction
of the former Hilton hotel in 1967, and
which
has
been
subsequently
redeveloped later in the 1990s. The
current development includes a 5 Star
hotel with a 23 storey office tower, a
marina with a public promenade
bordered by exclusive residential
development with pool facilities and a
tennis court, commercial outlets, bars
and restaurants, underground car
parking, block housing offices, a casino
and other commercial facilities. Further
residential development is currently
under way on the last remaining vacant
plot within the complex.

The Portomaso area is bisected by the
historical Spinola Dragonara Entrenchment. Protected freshwater wetlands are located on
the northern coastal area of this site which also fronts a Marine Special Area of
Conservation.
Access to Portomaso is either through Triq San Gorg or Triq Dragonara/Triq il-Knisja. In view
of the large Portomaso parking area, a high number of cars go through these roads for
parking.
This character area has a total area of 123,000sq.m. Current developed area amounts to
22,500sq.m (18%).
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Figure 18

Character Area 10: Pender Place
The ‘Pender Place and Mercury House
Development Brief’ allocates the site of
Pender
Place
for
residential
development,
consisting of ten
independent residential blocks around a
central open space and a number of
detached villas located at the South
West periphery of the site. This has all
the characteristics of a gated
community with retail outlets fronting
Triq San Andrija.
This character area has a total area of
29565sq.m. Current developed area
amounts to 25757sq.m.
Figure 19

Figure 20

Character Area 11: Green / Public Open Spaces/Public realm
Protected, green and public open
spaces amount to about 28% of the
total land area falling within the
designated Paceville URPA. However
most of this space is at the periphery of
the designated area. It is mostly made
up of the valley of Harq Hammiem and
the protected foreshore along the
coast. Areas of public open space are
very limited within the densely urban
nature of Paceville and again they are
mostly at the periphery of the URPA.
These consist essentially of the
historical gardens at Villa Rosa (not
public) and at the back of Palazzo
Figure 21
Spinola, a stretch of open land between
the entrenchment wall and Cresta Quay
and the formal garden and playground between the Pembroke housing blocks and St
19

George’s Hotel. The coastline forms an important area of open space and, although there is
only one sandy (reclaimed) beach, St George’s Bay, the majority of the rocky coastline is
accessible to all and used for recreational purposes. Restrictions on public access to parts of
the coast have been introduced over time. Other than the above there are few areas which
can be considered as public realm, with the accesses pedestrianised in the evening possibly
acting as the sole examples.
Harq Hammiem Valley System

Figure 22

Wied
Ħarq
Ħammiem
which
geologically forms part of a wider valley
system is scheduled for its ecological
conservation interest. This space
provides a much needed and limited
open space and breaks up the existing
urban sprawl between the localities of
Paceville, Swieqi and Pembroke. The
upper reaches of this valley include
parcels of cultivated arable agricultural
land, as well as an artificial water canal.
Underlying this valley at the lower end
are the important scheduled caves of
Ghar Harq Hammiem which is the only
known example from the Maltese

Islands of a fully submerged terrestrial cavern.
Palazzo Spinola Gardens
Palazzo Spinola Gardens is a scheduled
public garden located at the back of
Palazzo Spinola and overlooked by the
back elevation of this palace. This once
formal palace garden was open to
public for a number of years during
which it suffered extensive damage and
was thus upgraded. This garden is
strategically located, central and acts as
an important public activity and
pedestrian movement node within the
wider public realm of Paceville.
Figure 23

Open Area between Cresta Quay and
Westin Dragonara
This area which was used in the past as
an informal car park is wedged between
Triq id-Dragunara and the northern
extent of the scheduled historical
Spinola Entrenchment. Development of
this site into an underground carpark
with a public garden at street level is
expected.

20

Figure 24

4.4

Environmental Assets

4.4.1

Cultural Heritage within the designated Paceville URPA includes:
• The prehistoric cart ruts at Wied Harq Hammiem are Grade B scheduled archaeological
features.
• The Torri ta’ San Gorg (1638), a scheduled Grade 1 historical building, is located within
the precincts of the Radisson Blu Resort. This tower built by Grandmaster Lascaris formed
part of wider coastal fortification network including entrenchments.
• The back garden of Palazzo Spinola, today restored as a modern public garden, is a
scheduled Grade 2 feature of historical importance.
• The Spinola Entrenchment (17th century) which runs along most of the eastern coast of
Paceville is scheduled as a Grade 2 historical structure. A late 19th century archway built
within this entrenchment to serve as gateway to the Dragonara Palace and estate is also
scheduled on its own architectural merits as a Grade 2 building.
• The two blocks of the St George’s Barracks (1857), which today form part of the Institute
of Tourism Studies, are scheduled Grade 2 buildings due to their architectural and
historical importance. St George’s Barracks are still surmounted by elaborate sculptures
displaying the Victorian Royal Arms of United Kingdom and those of Lieut-General Sir
John Gaspard LeMarchant, (1803-1874), governor of Malta, from 1858 to 1864.
• Villa Rosa which was built by Maltese architect Antonio Vassallo in the late 19th century is
a scheduled Grade 1 building of architectural importance. It is located on top of a
promontory overlooking its extensive neo-classical landscaped gardens with mature trees
and the bay. The southern periphery of the site fronting the bay is characterised by
tourism development including accommodation, bars and restaurants.
• Within the vicinity of Villa Rosa are Moynihan House and the CoE Vicarge which are in a
derelict state.
• The Dragonara Palace and other ancillary detached buildings dating to the late 19th
century are Grade 1 scheduled buildings of architectural importance. Today the palace is
a casino forming part of the Westin Dragonara.
• Mercury House, a scheduled Grade 2 building of historical importance, was an elegant
Victorian two storey building raised on a podium. The layout and design was a fine
example of offices conceived by the British Services and later used as the headquarters
for “Cables and Wireless”, the direct ancestor to today’s Go plc. It was used by the British
Forces as a signalling station up till 1964. Considerable parts of the building have been
demolished as part of the regeneration project.
•

St Augustine Convent and St Rita Chapel (Grade 2 scheduled building of architectural
importance) were built by the Maltese architect Guzeppi Cachia Caruana in 1927 and
renovated after the war according to the plans of architect Edwin England Sant Fournier.
The old colonial terraced buildings along Triq il-Wilga, Triq id-Dragunara and Triq il-Knisja
built by Dr Guzeppe Pace in 1936 to service British military personnel and which form the
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first urban nucleus of Paceville are Grade 1 scheduled buildings of architectural
importance. The nearby Paceville Church (20th century) is a Grade 1 scheduled building
of architectural importance;
4.4.2

Environmental assets and natural heritage within the designated Paceville URPA includes:
• The Marine Protected Area (Special Area of Conservation of International Importance Marine, EU Natura 2000 network) at St George’s Bay in the vicinity of Paceville is an
important marine habitat dominated by Posidonia oceanica meadows.
• Wied Ħarq Ħammiem and underlying caverns are a Special Area of Conservation (site of
National Importance), a Level 1 Scheduled Site of Geological and Geomorphological
Importance and a Level 1 scheduled Site of Ecological Importance protected by a Level 4
buffer zone. This valley is rich in flora, fauna and geology, and provides the primary open
space in a predominantly urban area and which breaks up the urban sprawl. The upper
reaches of this valley include parcels of cultivated arable agricultural land, as well as an
artificial water canal (located on the headwaters), which transports water-runoff from
the urban area to the lower part of the system.
• The large cave, Ghar Harq Hammiem, which underlies the lower reaches of the Harq
Hammiem valley consists of a karst feature in the Lower Coralline Limestone made up of
two chambers on different levels. Its fully submerged lower chamber provides the only
known example from the Maltese Islands of a fully submerged terrestrial cavern. The
cave seems to have a plentiful supply of fresh water presumably from the Mean Sea Level
Aquifer. The cave is of significant importance in Karst hydrogeology, and possibly
Quaternary palaeontology.
• The freshwater wetlands located on the north eastern coast of Portomaso are a Level 1
scheduled Site of Scientific Importance protected by a Level 4 buffer zone. This consists of
a pool of brackish water, which was once marshland, and is home to a yet unnamed
endemic plant.
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• The rocky foreshore at Pembroke is a Grade 3 Area of Ecological Importance. Moreover,
most of the foreshore in Paceville is protected by the Local Plan and the SPED.

Map. 3 Paceville Cultural Heritage and Environment Constraint
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5.0

Issues and Challenges

5.1

Need to accommodate further growth

5.1.1

The area has been identified as a business hub in the Strategic Plan for Environment and
Development of 2015. This implies that the area has been earmarked to accommodate
further socio-economic growth. This is coupled by the fact that the context within which
Malta’s prime tourist resorts are located has been underdeveloped and has not been
achieved to its full potential. The vision outlined in section 3 requires that further growth is
enabled. This would allow the area to be revitalised and given a fresh impetus with a focus
on tourism; business and residential uses. The scale of growth which can be accommodated
depends on a range of factors including demand, infrastructure provision and the
environmental carrying capacity.

5.2

Transport and related infrastructure

5.2.1

Paceville has a nationwide catchment with most people arriving by private cars. According
to MEPA’s current car parking standards, the designated Paceville URPA requires some
15,000 car parking spaces of which only about 7,850 are actually catered for in off-street car
parking schemes. The rest have to compete aggressively for any on-street parking within
Paceville. A significant proportion of these cars end up spilling over in the nearby residential
zones of Swieqi, St Julian’s and Pembroke, creating significant problems of noise and antisocial behaviour to their residents, since the current road infrastructure in Paceville cannot
accommodate all these cars.

5.2.2

This situation is putting pressure on the existing transport infrastructure that needs to be
addressed by alternative transport solutions that are ideally addressed by a comprehensive
transport strategy. This could take into account the possibility of a rapid transit system, a
new public transport approach, a network of strategically located park and ride systems, a
system of underground road network and mass parking schemes as well as sea transport
measures (predominantly during the busier summer season). Such an approach would
better sustain the anticipated additional development in Paceville. Best practice planning
advocates the location of increased development densities directly linked to mass transport
hubs.

5.2.3

Furthermore, in view of the increased development, high dependence on private cars and
intensive traffic generation experienced within Paceville, the public realm has been
seriously compromised. This can be ameliorated by adopting measures that partially
restricts vehicular movement by increasing pedestrian priority zones linking important
nodes.

5.3

Other Utility Infrastructure

5.3.1

The envisaged increase in the urban capacity will necessitate further studies on the carrying
capacities of the major utilities including water and electricity supply, sewerage capacity
and communications and broadband.

5.4

Natural and Cultural Heritage

5.4.1

The various cultural and natural heritage features in Paceville are positive assets that
increase the value and prestige of the area. The careful integration of the cultural heritage

with new development and the public realm, the conservation of the cultural heritage and
natural environment, and ensuring public accessibility to the coast is paramount for the
success of the sustainable regeneration of Paceville.
5.4.2

There is particular scope for the valorisation of the scheduled colonial houses in the area of
Merkanti Suite and their integration with new development. This area has the potential to
be transformed into a major public realm node where the heritage provides a unique
setting whilst accomodating quality development. Likewise, particular attention is to be
given to the integration of heritage buildings such as St George’s Tower and St George’s
Barracks that are located in the middle of major complexes.

5.4.3

In line with the objectives of the National Tourism Policy (2015 – 2020), projects for beach
and coastal development that assist in the reaching of these objectives will be encouraged.
The protection of designated Marine Protected Area will be prioritized and any
interventions in protected areas will be subject to detailed assessment. Restrictions,
limitations and prohibitions will apply where necessary, in line with the importance
Government is giving to Protecting Our Environment - Investing in Natural and Cultural
Assets (Priority Axis 5) of the OPI - Fostering a competitive and sustainable economy to meet
our challenges – 2014-2020.

5.5

Local and Strategic Views

5.5.1

The Planning Policy Guide on the Use and Applicability of the Floor Area Ratio (FAR), 2014
designates the whole of Paceville as strategic location for tall buildings. Such buildings can
have a visual impact on important local and long distance views unless carefully sited and
planned.
Important local views that merit consideration to be preserved include:
• St George’s Barracks from the bay and Cresta Quay area;
• Dragonara Palace from Sliema area; and
• Villa Rosa as seen from the bay
Likewise, important strategic / long-distance views that need to be taken into account are:
• Villa Rosa when being approached from Regional Road;
• Paceville from the White Rocks area; and
• Paceville skyline from Valletta and across the harbours.

5.6

Urban Deterioration

5.6.1

The public realm has suffered significantly over the years through haphazard piecemeal
developments and a lack of holistic planning approach. With the exception of Spinola Palace
Gardens, the streets are the only notable open spaces in the urban centre. However,
pedestrians have to compete with the heavy traffic and parked vehicles. Furthermore the
pedestrian access to the coast and bay is rather poor.

5.6.2

A strategy that prioritises the safeguarding and enhancement of the public realm is key to
the success of the regeneration of Paceville. Main public space nodes are to be identified,
rehabilitated where necessary, and linked to form an enjoyable experience of Paceville.
There is also scope for the creation of innovative urban open spaces that will offer a new and
distinct experience that complements the anticipated iconic architecture that is to
characterise the emergence of Paceville as a business hub. Tall buildings also offer the
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possibility of enhancing the public realm when they are appropriately located, designed and
planned. The public realm is to be co-ordinated by a management agency specifically set up
for this purpose. This will ensure timely intervention, standardisation and a holistic approach
to its upkeep.

5.7

Spill-over Impacts

5.7.1

Currently the inadequecies of Paceville’s transport infrastructure and systems are spilling
over to the adjacent areas namely Swieqi, Pembroke and St Julians which are mainly
residential in character and subsequently are resulting in a decline in the quality of life of the
residents of these localities. The effects range from parking, traffic congestion, littering, antisocial behaviour and vandalism.

5.8

Inadequate Policy Framework

5.8.1

The North Harbours Local Plan (2006) Paceville Policies require revision to cater for a more
simplified, succint and focused planning policy framework that can better address the
current and future needs of the locality and intended development potential of the area in
line with:
• the Government policy for the area as a major development and growth area,
• the Strategic Plan for the Environment and Development (SPED, 2015) and
• the requirements of the Floor Area Policy that guides Paceville as a tall building area.

5.8.2

The Local Plan had followed a situation that attempted to quickly address a dynamic and fast
changing urban area facing conflicting issues that required urgent solutions. The Plan tried to
resolve the requirements of multiple and fragmented land uses, often conflicting such as
residential and entertianment uses, multi-ownership and a wide stakeholder segment with
varied interests. The Plan also lacked a defined long term strategy for the whole area with
the exception of the Hotel Resort Zones that prioritised the major hotels along the coast as a
prime tourism zone.

5.8.3

This situation led to a very wide array of policies including about 18 General Policies and 14
Area Policies for an area of 0.6 sq. Km. It resulted also in Zoning Maps for Paceville with a
number of overlapping zoning boundaries with common areas being earmarked for multiple
land uses which led to issues of policy interpretation and difficulty in achieving strategic
focus. This also implied a lacking comprehensive approach for the area with development
being addressed piecemeal rather than within its broader context. The lack of a strategic
approach and its likely affect on the general area evolved into cases of disorganised growth
especially in the entertainment and leisure sector. This situation was also further
compounded by the fact that the growth was not related to a major overhaul of the
transport system and its modernisation, but relied on the secondary choices based on road
and junction network improvements and park and ride systems that unfortunately still
promote widespread private car use with its impacts on the urban area. Such measures
although satisfying temporarily short term improvement and urban functionality cannot
acquire the momentum needed to cater for the essential benefits that can be achieved
when increased major growth in urban densities is directly linked to major upgrading of the
transport systems through alternative transport networks and hubs that provide for fast
moving, mass mobility required by modern global urban areas.
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5.8.4

The current policy framework approved in 2006 therefore addressed issues that relate to an
older and more local Paceville. This Paceville was based on a fast paced changing urban area
that was mostly characterised by a then declining urban resident population that had
reached the low ebb of approximately 700 persons and a growing entertainment area and
tourism zone. Whilst the tourism zone catered efficiently for the tourist market within the
Hotel Resort Zones with some of the best upper class hotels on the island, the entertainment
area varied in offer eventually introducing lower quality establishments that deteriorated
the quality of the area and opened the doorway to instances of issues of unsocial behaviour
and urban degradation. This deterioration further continued with the opening of low class
hotels looking for a quick profit that attract even further degration.

5.8.5

The emerging vision for Paceville on the other hand is one where residency is once again
growing in specific newly developed gated areas. These areas have introduced not just
economic growth but also a younger and more international diverse population. The
emerging urban area is required to provide for economic growth and sustainable
development leading to a modernised urban reality with greater employment creation. This
implies that Paceville now faces a far broader perspective from the Local Plan ‘localised’
viewpoint to a more global growth potential. This long term goal for Paceville can transform
the area from a locality perceived for mass tourism associated with low quality into a high
quality, up market, accessible, managed business hub where top-end business uses would
seek to locate and the visitor, both local and foreign, enjoy. Such a change has already been
initiated through existing major projects and should be further positively sustained.

5.8.6

To achieve, encourage and facilitate this approach increased large scale, compatible urban
regeneration projects are required to be promoted and followed. The current dated and
fragmented policy framework falls short of delivery in this respect and does not cater for,
possibly even impedes, growth oriented developments. This is in fact reflected in the current
urban capacity for the area. Whilst the total developable site area within the designated
Paceville URPA amounts to 263,000sqm with a potential urban capacity of 1,250,000sqm,
the total built-up footprint amounts to 152,000sqm with a current built-up floorspace of
785,000sqm. However, studies of the current built-up in Paceville indicate that further
development under the present policies is difficult to realise with the existing urban fabric as
the bulk of the unbuilt footprint can only become available through comprehensive
redevelopment of whole urban blocks.

5.8.7

There are also limitations on further growth in the current policies. For example whilst the
Resort Zone Policy precludes any further lateral extensions to the existing major hotels in
Paceville, the policy regulating heights in Paceville requires that the heights of the existing
buildings are maintained.These two policies are calling for a status quo which no longer
serves the area or the country in general. Furthermore, these and other policies that
regulate height limitations in Paceville are superceded by other more recent policy
documents that permit further floors to established hotels as well as the designation of
Paceville as ideal for tall buildings under the FAR mechanism.

5.8.8

Major developments are in the national interest and generate added employment potential
with particular focus on tourism. Thereby the direction by Government to MEPA to partially
review the Paceville policy framework is a vital prerequisite to this strategic focus for the
area.

5.8.9

On a more technical level, following the designation of Paceville as a tall building area, the
locality also requires a design guidance that provides for the creation of a new urban skyline
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resulting from planned development of tall buildings within this business hub. This will give
Paceville an improved image of a high quality urban realm upgrading the quality of tourism
economy for Malta. Planned development of tall buildings however implies a regulated
development following a strategic holistic scenario and not individual unsynchronised
growth based solely on ownership criteria. Major new development has also to provide the
much needed incentivisation and funding required to upgrade, modernise and even possibly
revolutionise transport and infrastructure for Paceville as well as the experiencing of the
cultural and natural assets located within the area.
5.8.10 In view of the above, a more comprehensive policy framework is required which:
• guides new development in Paceville according to the vision for this area to permit
further economic growth,
• simplify and focus the current valid policies for the area by consolidating and
integrate them with the new policy framework.
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6.0

Issues of Public Concern

6.1

In 2013, the MEPA launched a public consultation exercise with the scope of identifying any
shortcomings that exist in the current local plans and to propose innovative ideas and
recommend new land-use purposes which can positively be considered during the
compilation of the new proposed local plan. 31 submissions were received on sites which fall
within the Paceville URPA. Most of the submissions related to either changes in zoning to
allow more development typologies, increase in development heights and removal of
conditions in the current local plan policies. A relatively small number of submissions raised
the issues of safeguarding residential areas, maintaining current zoning and improving the
public realm. This dichotomy was confirmed during the public consultation carried out in
January 2016 on the Objectives for the Paceville Business Hub Urban Regeneration Priority
Area which generated a similar number of submissions (25).
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7.0

Way Forward

7.1

Urban Growth

7.1.1

A high growth strategy is the preferred option for the area to achieve its potential. This
seeks to achieve a significant increase in floorspace (from the 1.25 million square metres
urban capacity identified in paragraph 5.86 to 1.95 million square metres) across the URPA
by focusing on strategic sites to achieve their realistic potential for growth rather than
allowing for an increase in density over the whole URPA. Map 4 identifies the location of the
strategic sites which would accommodate the increase of 55% over the urban capacity.

Map 4: Location of Strategic Sites

7.1.2

The table below identifies the current demand for floorspace on each of the strategic sites.
These figures represent the total demand for floorspace which may include replacement
and/or addition to existing floorspace within each site.
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Site
Ref

Description
of site

Total Site
Area

Requested
floorspace (GDF)
(sqm) (to the
nearest 1,000 sq m)
215,000

Requested floorspace by landuse
(sqm)

1

Corinthia

(sqm)
104,000

2

ITS

22,000

142,000

Residential
Hotel
Retail
Casino
Offices
Conference Centre

50,981
51,550
25,024
3,364
8,253
2,995

3

Villa Rosa

44,500

111,000

Residential
Serviced Apart.
Hotel
Office
Retail

77,633
10,915
10,747
5,255
6,376

4

St. George’s
Park

36,580

363,000

Hotel

33,000

Residential
Hotel
Retail
Offices

Residential
Offices
5

Westin
Dragonara

77,000

54,000

Hotel
Merkanti Suite

6

Portomaso

24,360

122,000

Hotel

7

Mercury

29,565

87,000

Residential
Retail
Offices
Hotel

8

Business
Centre 1

2, 710

22, 000

Hotel
Amenities
Office

9

Business
Centre 2

1,952

8,000

128,723
50,545
14,292
21,443

115,000
115,000
6,900
47,000
122,000
26,400
11,700
44,400
4,500
8,000
2,000
12, 000

Residential +hotel

5550

Language School
Retail
Indoor karting

723
723
723
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7.1.3

This high growth strategy will be implemented whilst protecting and managing the natural
and cultural resources and maintaining and enhancing environmental quality.

7.1.4

The predominant land uses for the URPA are expected to be tourism, offices and residential.
Moreover, the approach would allow for a holistic approach to the problems of Paceville by
creating a policy regime that tackles the current issues and achieve the objectives set out by
Government in achieving a quality, managed and accessible business hub as specified in
section 1.3 and described in the vision for the area in section 3.1.

7.2

Objectives for an Integrated Transport Strategy

7.2.1

A high growth approach would make transport infrastructure investments more viable and
economically feasible since the users and therefore the carrying capacity of the area is very
high. For this growth scenario to be successful the transport strategy for the area has to
have the impetus to implement a modal shift. The public will be the greatest beneficiary of
this strategy as it will make commuting to the URPA less stressful and more efficient as it will
eliminate spill-over parking in the nearby residential towns to the obvious benefit of their
residents. Central to the success of the regeneration of Paceville is the removal of private
vehicles from the street network which will drastically reduce pollution in the area,
transforming the single most important open space within the urban core into a nonconflicting, breathable, attractive public space in line with the Government objectives and
the related vision in section 3.4. It is only then that the public realm can have receive the
crucial investment and management to create the necessary environment that gels the
URPA into a distinctive urban space.

7.2.2

The integrated transport strategy (ITS) should support the transformation of the area from a
locality perceived for mass tourism associated with low quality, three star urban
environment, often with concentrations of anti-social behaviour, into a high quality,
accessible, managed business hub where top-end business uses would seek to locate and
the discerning visitor, both local and foreign, both for short visits or longer stays, would
enjoy. This will be achieved through the encouragement and facilitation of large scale,
compatible urban regeneration projects oriented towards the generation of employment
with particular focus on tourism. This should be supported by a high quality public realm.

7.2.3

The preferred option should seek to provide the most efficient and cost effective transport
mode that would meet the domestic, work and leisure transport needs of its users while
ensuring that all aspects of relevant environmental issues are addressed.

7.2.4

The ITS should seek to minimise air pollution and green house gas emissions, produce as less
noise as possible, and as less waste as possible, shall use alternative energy and technology,
shall not damage water systems, shall protect from soil erosion, and shall take into
consideration protected areas and cultural heritage.
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