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Valuation:

HSBC UK Contact Centre, 22, Triq it-Torri, Swatar, Malta.

In arriving at the present valuation, I have had regard for the matters described in the
Valuation Report attached hereto, following inspection by myself or my appointed
delegate.

The property is freehold and leased to a Tenant so that, should it be sold, any purchaser
would acquire free possession thereof, subject to the terms of the lease agreement.

On the basis of the characteristics and conditions described in the Valuation Report, as
well as current market trends, I estimate the value of the interest of the property in
caption in its current state to be €11,650,000 (eleven million, six hundred and fifty
thousand Euro).

..............................................................
.............
...............
..
....
........
.............
David
d Felice
o.b.o.
o. AP Valletta Ltd.
o.

Encl:

Valuation Report
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17th May 2022
Our Ref: C00585.01_039_2022

Valuation Report
1. Client

Malta Properties Company plc.

2. Object of Valuation

HSBC UK Contact Centre, 22, Triq it-Torri, Swatar, Malta.

3. Proprietor

SWT Property Company Limited.

4. Compliance with
Valuation Standards

The valuation has been prepared in accordance with the
Kamra tal-Periti Valuation Standards for Accredited
Valuers (2012), which are largely based on the TEGOVA
Valuation Standards (2009). Any reference hereafter to the
“Valuation Standards” is to be inferred as a reference to
the afore-mentioned Standards published by the Kamra
tal-Periti. Such standards are considered to be an adequate
replacement for the standards and guidelines required to
be adopted by the MFSA namely the valuation standards
of the Royal Institute of Chartered Surveyors (RICS).

5. Capacity of Valuer

The undersigned has taken on this assignment as an
External Valuer as defined in the Valuation Standards.

6. Special Conditions

This report is confidential to the Client named above for
the specific purpose described below. It may be disclosed
to other professional advisors assisting the Client in
respect of that purpose, but the Client shall not disclose
the report to any other person. Neither the whole nor any
part of this report, or reference to it, may be included in
any published documents, circular or statement without
the prior written consent of the undersigned.
The undersigned is responsible only to the Client and any
other person making use of this valuation shall do so solely
at his or her risk.
The title of ownership has not been investigated and such
investigation was not within the scope of this valuation,
nor does it fall within the competence of the undersigned.
The considerations regarding title are as reported to the
undersigned by the Client, and any comments regarding
title are being made in order to make the Client aware of
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any potential issues that could affect the value or the
marketability of the property. The undersigned accepts no
liability in this regard.
The property value stated in the Valuation Certificate
refers to the immovable things – as defined in articles 308
through 311 of Chapter 16 of the Laws of Malta – of the
object of the valuation, with the exclusion of
telecommunications equipment and installations within or
attached to the property, even if they are so fixed thereto
as to render them immovable according to law.
7. Basis of Valuation

This report leads to an estimation of the "Market Value" of
the property, as defined in the European Council Directive
2006/48/EC, that is, "the estimated amount for which the
property should exchange on the date of valuation
between a willing buyer and a willing seller in an arm'slength transaction after proper marketing wherein the
parties had each acted knowledgeably, prudently and
without compulsion.”
Without prejudice to the foregoing, the price stated in this
valuation is deemed to be the best price at which the sale
of an interest in the property might reasonably be
expected to have been completed unconditionally for cash
consideration on the date of valuation, subject to the
following premises:
a.

a willing seller;

b.

prior to the date of valuation there had been a
reasonable period for the proper marketing of the
interest, for the negotiation and agreement of the
price and the terms of sale, and for the
completion of the sale. In this particular case, and
due to the high value of the property being
considered, this reasonable period could entail a
number of years, due to the restricted market for
this type of property;

c.

the state of the market, level of property values
and other relevant circumstances were, on the
date of exchange of contracts, the same as the
date of valuation;

d.

the absence of any additional bid by a purchaser
with a special interest in the acquisition of the
interest;

e.

a good title can be shown and the property is not
subject to any unusual or onerous restrictions,
encumbrances or outgoings;
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f.

the property is unaffected by any Statutory Notice
and neither the property nor its use, actual or
intended, gives rises to a contravention of any
Statutory Requirements;

g.

the property is free from latent defects and no
deleterious materials have been used in its
construction;

h.

only a visual inspection of the property was
carried out to establish the condition of repair
and, unless otherwise specifically stated herein,
and in that event only to the extent so specified,
no parts of the property which were covered,
unexposed or otherwise inaccessible to visual
inspection have been inspected, and no tests have
been made as to whether or not such parts are
free of defects, so that the valuation assumes that
a structural survey would reveal no major defects
involving substantial expenditure.

8. Date of Inspection

The property was inspected on the 1st December 2021 in
the presence of a representative of the Client.

9. Inspected by

Matthew Vella Critien, for and on behalf of AP Valletta
Ltd., as appointed delegate of the undersigned.

10. Purpose of Valuation

This valuation has been prepared in response to a request
by the Client to assess the market value of the property for
the purpose of a bond issue.

11. Description
Property Type:

The property consists of a corner office building fronting
on three roads. It comprises three floors of basement level
parking which are accessed through the back of the
property on Triq Ġużepp Xuereb and four overlying floors
of office space and ancillary facilities accessed through the
building’s main entrance on Triq it-Torri. The uppermost
floor of the building is receded from the façade on all
sides. The plan of the building is laid out on an L-shaped
footprint with an un-built portion of land, also belonging to
the property, located at the back of the site at the corner
of Triq Ġużeppa Psaila and Triq Ġużepp Xuereb.

Construction Type:

The building consists of a reinforced concrete structural
grid consisting of prestressed hollow core slabs (planki)
spanning onto reinforced concrete beams supported by
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reinforced concrete columns and, around the perimeter of
the building, on load bearing masonry walls.
12. Tenure

The property is freehold as indicated in the deed provided
by the Client (see Annex 5).

13. Occupation

At the time of inspection, the property was occupied by
HSBC Global Services (UK) Limited, hereinafter the Tenant.
The Lease Agreement is enclosed at Annex 6. The lease
commenced on the 1st May 2019, for a period of 5 (five)
years up to the 30th April 2024, hereinafter the Initial Term.
The Tenant has the right to renew the lease for an
additional period of 5 (five) years after the Initial Term,
hereinafter the Second Term, subject to the same terms
and conditions applicable to the Initial Term. The Tenant
further enjoys the right to extend the lease agreement for
an additional period of 5 (five) years after the Second
Term, hereinafter the Third Term, subject to the same
terms and conditions applicable to the Initial Term and the
Second Term, except for the amount of rent due, which is
to be agreed upon within three months from the
expiration of the Second Term. The rent due in the first
year was of €693,000, exclusive of VAT, revisable at the
end of each year to reflect the index of inflation as
published by the National Statistics Office (NSO) in the
month of September prior to the year in which it is to be
applied, provided that such increase shall not exceed the
maximum rate of 3.3% per annum. The rent is payable half
yearly in advance. The annual rent payable for the period
between 1st May 2022 and 30th April 2023, as indicated by
the Client, is €718,021, exclusive of VAT.

14. Age

Based on the date of issue of the planning permit for
construction, the property is assumed to be approximately
25 years old.

15. Location
Aspect:

The property lies on the edge of the built-up area of
Swatar overlooking Mater Dei Hospital.

Surroundings:

Surrounding properties consist mainly of a mix of offices
and residences. However, there are also a number of
shops and small eateries in the immediate vicinity, as well
as the Swatar Parish Church which is located nearby.
Mater Dei Hospital and the University of Malta are located
across the Birkirkara Bypass from the property under
review.
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Amenities:

The property is within walking distance of a number of
common amenities including snack bars and cafes, public
transport routes and banking facilities.

16. Common Areas

The property does not share any facilities with third
parties. The party walls are assumed co-owned in equal
parts with the owners of the adjacent properties.

17. Accommodation

A land survey of the property under report was not carried
out and such survey was not within the scope of this
valuation. The areas indicated below were measured using
the Code of Measuring Practice in the Valuation Standards.
The areas indicated below are indicative only and were
calculated from the plans enclosed at Annex 4.
Area (m2 / no
Floor
Space use
of parking
spaces)
Level -3 Parking spaces
24 spaces
Gross Internal Area, GIA
≈ 1,105.75
Walls (incl internal walls)
≈ 102.55
Gross External Area, GEA
≈ 1,208.30
Level -2 Parking spaces
22 spaces
Gross Internal Area, GIA
≈ 1,088.55
Walls (incl internal walls)
≈96.00
Gross External Area, GEA
≈ 1,184.55
Level -1 Parking spaces
25 spaces
Gross Internal Area, GIA
≈ 1,018.75
Walls (incl internal walls)
≈ 97.70
Gross External Area, GEA
≈ 1,116.45
Ground Net Internal Area, NIA
≈ 885.40
Floor
Gross Internal Area, GIA
≈ 923.10
Level
Walls (incl internal walls)
≈ 97.10
Gross External Area, GEA
≈ 1,020.21
First
Net Internal Area, NIA
≈ 872.70
Floor
Gross Internal Area, GIA
≈ 954.60
Level
Walls (incl internal walls)
≈ 80.45
Gross External Area, GEA
≈ 1,035.05
Second Net Internal Area, NIA
≈ 821.80
Floor
Gross Internal Area, GIA
≈ 866.45
Level
Walls (incl internal walls)
≈ 81.40
Gross External Area, GEA
≈ 947.85
Third
Net Internal Area, NIA
≈ 535.40
Floor
Gross Internal Area, GIA
≈ 646.35
Level
Walls (incl internal walls)
≈ 41.70
Gross External Area, GEA
≈ 604.65
TOTAL Net Internal Area, NIA

≈ 3,115
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Floor

Space use

Area (m2 / no
of parking
spaces)

TOTAL Gross Internal Area, GIA

≈ 6,604

TOTAL Gross External Area, GEA

≈ 7,117

Outbuildings and External Areas
Space use
Level -3: Internal Yard
Level -1: Unbuilt area outside emergency
escape currently housing the generator
and fuel storage tank
Level -1: Area of site between the garage
entrances and the pavement on Triq
Ġużepp Xuereb
Level 0: Perimeter parapet on Triq itTorri and Triq Ġużeppa Psaila
Level 2: Terrace on Triq Ġużepp Xuereb
Level 3: Terrace on Triq Ġużepp Xuereb
Level 3: Terrace on Triq it-Torri
18. Local Authority

Area (m2)
≈ 12.00
≈ 195.22

≈ 59.00

≈ 149.30
≈ 80.29
≈ 63.90
≈ 216.58

Birkirkara Local Council.

19. The Site
Boundaries:

Site boundaries of the property are clearly defined by
party walls all round, with one part being defined by
frontage onto Triq it-Torri, another part defined by
frontage onto Triq Ġużeppa Psaila and a third part defined
by frontage onto Triq Ġużepp Xuereb.

Physical Characteristics:

The site is situated on sloping ground with no known
unusual characteristics. A ground investigation was not
carried out, and no details were provided by the Client as
to any such investigation carried out by the Client. This
report therefore assumes that any technical investigations
would not reveal any ground conditions that would have a
significant impact on the value of the property, including
but not limited to fissures, the presence of clay, and
ground contamination.
The property has a frontage of approximately 32m on Triq
it-Torri, approximately 42m on Triq Ġużeppa Psaila and
approximately 30m on Triq Ġużepp Xuereb. The total area
of the site in question is approximately 1,480m 2. This
includes the un-built portion of land at the corner between
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Triq Ġużeppa Psaila and Triq Ġużepp Xuereb. The footprint
of the building at ground floor level has a total area of
approximately 1,055m2.
Easements:

No signs of any easements were observed. The Client has
no knowledge of the existence of any easements or
burdens.

Hypothecs – Privileges:

As informed by the Client the Property is subject to the
following hypothecs
x

H14687/2020: General Hypothec on all the
property of SWT and Special Hypothec and Special
Privilege on the property granted by SWT in
favour of Lombard Bank Malta p.l.c. in warranty of
the loan of EUR6,500,000 granted by Lombard to
SWT by virtue of the deed in the Records of
Notary Pierre Attard of the 11/09/2020.

The Client did not inform of any other General Hypothecs
registered against the Proprietor and no other Special
Hypothecs and / or Special Privileges burdening the
property.
20. Roads

Triq it-Torri, Triq Ġużeppa Psaila and Triq Ġużepp Xuereb
are made up and surfaced with tar macadam, which is in a
good condition. Adjacent roads are also made up and
surfaced. The street and adjoining access roads have street
lighting installed.

21. Planning Considerations

The property falls under the requirements of the Central
Malta Local Plan (CMLP) published by the Malta
Environment and Planning Authority (MEPA). The planning
functions of the MEPA have been assumed by the Planning
Authority which was established in 2016.
The property is located within the limits of development of
Swatar. The front half of the site on Triq it-Torri lies within
a Commercial Area which is governed by Policies CG14 and
BK05 whilst the back part of the property on Triq Ġużepp
Xuereb sits within a Residential Area governed by Policy
CG07 (refer to Map BKM1 of the CMLP enclosed in Annex
3). The allowable building height for the area, established
in the Local Plan, is of 3 floors plus semi-basement (refer to
Map BKM4 of the CMLP enclosed in Annex 3) as further
defined in the Development Control Design Policy,
Guidance and Standards 2015 (DC15). Annex 2:
Interpretation of Height Limitation of DC15 defines the
maximum allowable height in metres for a building of 3
floors plus semi-basement to be 17.50m.
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Based on the drawings provided by the Client, the current
height of the building measured from the highest
pavement level is 14.35m which leaves a remaining 3.15m
of airspace which could be developed over and above the
existing building. It is noted that within the maximum
height limitation, any additional floor constructed shall
have a minimum clear internal height in accordance with
Sanitary Legislation. The addition of any floor space above
the current building height is subject to structural
considerations regarding the capacity of the building to
withstand additional loading.
The following applications for development permission
were traced on the website of the Planning Authority in
relation to the property under review:
x

PA/02115/95 – To erect basement parking, store,
supermarket and offices. (Approved, decision
published April 1996, permit expired)

x

PA/02347/97 – Amended application to plans.
(Withdrawn)

x

PA/06279/98 – Proposed sign. (Refused)

x

PA/02957/06 – To convert existing premises from
store to a call centre with minor internal and
external
alterations.
(Approved,
decision
published August 2006, permit expired)

x

PA/05958/06 – To install an ATM (to existing
office). (Approved, decision published August
2007, permit expired)

x

PA/03341/07 – To erect emergency escape
stairwell and internal alterations and extension.
(Withdrawn)

x

PA/05719/08 – To sanction emergency escape
staircase and construct an extension to existing
office building. (Approved, decision published April
2010, permit expired)

x

DN/02551/15 – Alterations to existing facade
(Approved, decision published February 2016,
permit expired)

x

PA/07225/19 – Internal and external alterations,
sanctioning of internal alterations and change in
utilisation of space at third floor and sanctioning
of shading structure on second floor terrace.
(Approved, decision published February 2020).

The property is currently not entirely compliant with the
permits issued prior to the latter permit listed above. It is
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also not fully compliant with the Access for All Guidelines
as well as with fire safety regulations (see Section 19
below). Planning application PA/07225/19 was submitted
to sanction various elements within the property that are
not compliant with the previous permits, and to address
the non-compliance with statutory requirements. The
approved permit and permit drawings are enclosed in
Annex 4.
Based on the inspection carried out, it appears that works
on ground floor level and first floor level have been carried
out. Works relating to the third floor have however not
been completed.
It is to be noted that there does not appear to be any
enforcement action on the property
22. Statutory considerations

Sanitary Legislation - There do not appear to be any
infringements of current Sanitary Legislation.
Access for All – A number of areas within the property do
not comply with current design guidelines on accessibility
for all. These include the design of the external ramp at the
corner of Triq it-Torri and Triq Guzeppa Psaila; inadequate
ramps connecting the lift lobbies at first and second floor
to the adjoining workspace; the absence of accessible
routes linking the interior of the building to each of the
three terraces and inadequate size and number of
accessible parking spaces within the garage.
It is noted that these matters are included to be addressed
and amended in the latest approved planning permit
(PA/07225/19) (refer to planning permit drawings enclosed
in Annex 4), but the approved works have not yet been
executed. Furthermore, reference is made to permit
condition no. 7 (refer to non-executable Decision Notice
enclosed in Annex 4) which states that Final Compliance
(Completion) Certification for the development will require
the developer to submit to the Planning Authority
clearance from the Commission for the Rights of Persons
with Disability (CRPD) verifying that the development fully
satisfies the accessibility standards and/or any conditions
imposed by the Commission in supporting document
PA/07225/19/80A.
Water reservoir – the presence of a water reservoir for the
storage and re-use of rainwater could not be verified on
site.
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23. Building Services

24. Components, Finishes
and Condition of Repair

This is not a condition report. A visual inspection has been
made of the readily accessible services. No tests have been
made.

Water Services
1st class water supply
1st class storage
2nd class water supply
Rainwater storage
Fire-fighting system
Soil water treatment
Soil water disposal

Description and Notes
Government mains
Water tanks
Not available
Not available
Available
Not available
Main sewer

Electrical/ELV services
Main power supply
Essential power supply
Alternative power supply
Intruder detection
Intruder alarm system
Fire detection system
Energy saving system

Description and Notes
3-phase off national grid
Generator
Not available
Available
Available
Available
Not available

Other services
Lifts
Air-conditioning system
Central heating
Under-floor heating
TV services
Telephone service

Description and Notes
Available
Available
Not available
Not available
Available
Available

This is not a condition report. No surveys or inspections
were made of unexposed or inaccessible parts of the
structure. The following were noted by visual inspection:
Various cracks and rusting steel beams were observed
during a previous inspection carried out on the 11th
February 2020. Since such inspection, works have been
undertaken to address such cracks, including strengthening
of the structure. It is recommended that the structure is
regularly monitored.
Finishes on the ground floor are of a good standard, and as
advised by the representative of the Proprietor, have
recently been updated to include fitted carpets on raised
flooring, natural stone in the reception area, soffit ceilings
with built-in light and air-conditioning systems, walls are
partially plastered and painted and partially covered in soft
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cladding. The bathrooms and shower rooms are well
finished and equipped with various accessories. The
kitchenettes are of good standard and equipped with a
variety of appliances. The canteen area situated on the
third floor has also recently been updated with finishes
being of a good standard and include tiled flooring, soffit
ceilings with built-in light and air-conditioning systems,
plastered and painted walls.
Finishes of the remaining floor levels are generally of an
average standard. These include a variety of flooring
finishes including raised flooring, ceramic tiles, laminate
timber flooring and marble, plastered and painted walls,
panelled suspended ceilings with integrated lighting and
services, aluminium external apertures and gypsum
partitioning.
25. Environmental
Considerations

The property has three main exposed façades. The front
façade faces North East, the side façade faces South East
and the back façade faces South West. Its roof is exposed
to solar gains throughout the day. The presence of any
roof insulation was not known on the date of inspection.
The property does not include any energy-saving aspects
that could be detected during the inspection carried out.
The presence of two solar water heaters at roof level was
recorded.

26. Valuation methodology

The market value of commercial property is calculated on
the basis of the income approach. In this valuation the
Discounted Cash Flow calculation has been applied. This
method is based on a yield during a period under review of
10 years. The yield is realised by making an investment on
the date of valuation in order to subsequently receive cash
flows during the period under review. The discount rate for
subject property is equal to 5.60% which is estimated on
the basis of the yield on long-term government bonds
(risk-free return), increased by a risk premium that
depends on the degree of risk of the property sector, the
investment risk of the immovable property itself and the
rate of inflation.
The cash flows consist of projected rental income less loss
of rental income, rental tax, rental costs for vacancy,
overdue maintenance, any renovation costs and a final
value at the end of the period under review. The operating
costs are deducted from the annual income. During the
period under review concerned, account is taken of
periodic price increases such as the indexation of the rent
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and cost increases. The expected market rent is likewise
subject to inflation. The final value is determined on the
basis of the cash flow and an expected exit yield in year 11.
The value of the airspace and the adjacent site have been
established by using the residual value method. The value
is based on the market value of the property upon
completion taking into account planning regulations,
future development possibilities, environmental factors,
economic outlook by comparison with similar properties
(comparative method) and a market rent-capitalisation
method The residual value is calculated by reducing this
market value upon completion by the aggregate building
costs (all-in construction costs), including associated costs,
interest rate losses, and profit and risk premium.
27. Impact of COVID-19

The outbreak of the Novel Coronavirus (COVID-19) was
declared by the World Health Organisation as a “Global
Pandemic” on 11 March 2020, and has impacted global
financial markets. By virtue of Legal Notice 115 of 2020,
and in accordance with Article 14 of the Public Health Act,
the Superintendent of Public Health declared that, with
effect from the 7 March 2020, a public health emergency
exists in Malta in terms of COVID-19. Travel restrictions
have been implemented by many countries, including
Malta, and many market operators were made to shut
down or restrict their operations in line with the relevant
legal instruments.
Market activity has been impacted in many sectors. In view
of the situation, Malta is currently experiencing an
uncertain and unpredictable real estate market. This has
led to valuation uncertainty which is not measurable,
because the only inputs and metrics available for the
valuation are likely to relate to the market before the
event occurred and the impact of the event on prices will
not be known until the market has stabilised.
This valuation is therefore reported on the basis of
‘valuation uncertainty’ as defined in the European
Valuation Standards 2016, and in line with the Kamra talPeriti Valuation Standards COVID-19 Guidance Note (May
2020). While the estimated value is considered to be the
best and most appropriate estimate based on the available
information, it is the opinion of the undersigned that less
certainty – and a higher degree of caution – should be
attached to this valuation than would normally be the
case.
Given the unknown future impact that COVID-19 might
have on the real estate market, it is recommended that the
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Client keeps the valuation of this property under frequent
review.
…………………………………
……
…
……
…
………
…………
…………
……
……
…
David
Davi
id Felice
Ltd.
o.b.o.
o.. AP Valletta Ltd
o

Annexes:
1. Site plan, 1:2500
2. Photographs
3. Extracts from Central Malta Local Plan
4. Planning permit and drawings of PA/07225/19
5. Title deed
6. Lease Agreement with HSBC Global Services (UK) Limited
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Site Plan, 1:2500

Annex 2
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Extracts from Central Malta Local Plan

Location of property under report

Location of property under report

Annex 4
Planning permit and drawings of PA/07225/19

PA/07225/19 - 124a - Valid, Available To Public - Carlo Tabone - on behalf of AP Valletta - 30/11/2021

HSBC Bank Malta plc Attn:Mr James Grech (obo HSBC Bank Malta
plc)
Application Number:
Application Type:
Date Received:
Approved Documents:

124a

Date: 18 February 2020
Our Ref: PA/07225/19

PA/07225/19
Full development permission
20 August 2019
PA 7225/19/1A/38J/38K/51B/51C/51D/51E/51F/51G/51H/51I/51J and
Supporting Document
PA 7225/19/41A/41B - Engineer's Report
PA 7225/19/80A - Accessibility Audit Report
PA 7225/19/76A - Water Services Corporation

Location:
Proposal:

HSBC Contact Centre, Triq it-Torri c/w Triq Guzeppa Psaila c/w, Triq
Guzeppi Xuereb ix-Xudi, Is-Swatar, Birkirkara
Internal and external alterations, sanctioning of internal alterations
and change in utilisation of space at third floor and sanctioning of
shading structure on second floor terrace.

Development Planning Act, 2016
Full Development Permission
The Planning Authority hereby grants development permission in accordance with the application and
documents described above, subject to the following conditions:
1

a) This development permission is valid for a period of FIVE YEARS from the date of
publication of the decision in the press but will cease to be valid if the development is not
completed by the end of this validity period.
b) This permission relates only to the development as specifically indicated on the
approved drawings. This permission does not sanction any other illegal development that
may exist on the site.
c) A Commencement Notice is to be submitted to the Planning Authority, by the perit on
behalf of the applicant, at least FIVE DAYS prior to the date of commencement of works
or utilisation of the permission. Failure to submit the Commencement Notice (with all
fields correctly completed) or failure to submit it within the required timeframe shall
invalidate the Notice and shall result in the imposition of fines according to Schedule D of
Legal Notice 277 of 2012, or its amendments, or its replacements. In addition, if the
applicant fails to submit the Commencement Notice or the Commencement Notice
submitted is invalid, the relative permission shall be considered as never having
been utilised - Article 72(4) of the Development Planning Act (2016).
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d) Copies of all approved drawings and documents shall be available for inspection on site
by Planning Authority officers at all reasonable times.
e) The development shall be carried out in complete accordance with the approved
drawings, documents and conditions of this permission. Where a matter is not specified,
then the conditions of this permission and of Development Control Design Policy,
Guidance and Standards 2015 shall apply.
f) Before any part of the development hereby permitted commences, the enclosed green
copy of this development permission shall be displayed on the site. This must be
mounted on a notice board, suitably protected from the weather and located not more
than 2 metres above ground level at a point on the site boundary where it is clearly visible
and can be easily read from the street. The copy of the permission must be maintained in
a good condition and it shall remain displayed on the site until the works are completed.
g) All building works shall be erected in accordance with the official alignment and
official/existing finished road levels as set out on site by the Planning Authority’s Land
Surveyor. A Setting Out Request must be submitted to the Land Survey Unit of the
Planning Authority, prior to the commencement of works on site, when the setting out of
the alignment and levels is required.
h) It is the responsibility of the permit holder to ensure that development is carried out in
accordance with the provisions of the Environmental Management Construction Site
Regulations, Legal Notice 295 of 2007 (or subsequent amendments). Any hoarding shall
be erected in accordance with Schedule 2 of the same Regulations.
i No steps, ramps or street furniture are to be constructed on or encroached onto the
public pavement or road.
j) Any doors and windows, the lower edge of which is less than 2m above road level, and
any gates shall not open outwards onto a public pavement or road.

k) Air conditioning units shall not be located on the facades of the building which are
visible from the street or a public space.
l) There shall be no service pipes, cables or wires visible on the front elevation or on any
other elevations of the building which are visible from the street or public space.
2

The approved premises shall be used as indicated on the approved drawings or as limited
by any condition of this permission. If a change of use is permitted through the
Development Planning (Use Classes) Order, 2014 (or its subsequent amendments), and it
is not restricted by a condition of this permission, approval from the Commission for the
Rights of Persons with Disability may still be required. Reference needs to be made to PA
Circular 3/10 (with the exception of Appendix A), PA Circular 2/14 and their subsequent
amendments.

3

No approval is hereby granted for the display of any sign or advertisement. This must be
subject of a separate application.
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4

The communal parking area shall only be used for the parking of vehicles and shall be
kept available at all times for staff, other visitors, and customers. The parking area shall
be adequately lit and sign-posted, and the parking bays properly demarcated in
accordance with the standards set out in the Development Control Design Policy,
Guidance and Standards 2015. The use of the parking area for storage, industrial, or
commercial activity is prohibited.

5

a) The façade(s) of the building shall be constructed in local un-rendered and unpainted
stone, except where other materials/finishes are indicated on the approved drawings.
b) All the apertures and balconies located on the façade(s) of the building shall not be in
gold, silver or bronze aluminium.
c) The ‘solid part’ of the boundary wall in the front garden shall not be higher then 1.4
metres above the external finished road level. Where the road is sloping, the wall shall be
stepped accordingly. Any pillars or gateposts shall not exceed a height of 2.25 metres.
d) The height of the services on the roof of the building shall not extend beyond the
approved height of the uppermost parapet wall.

6

The conditions imposed and enforced by the Water Services Corporation are at
supporting document PA 7225/19/76A. The architect/applicant is required to contact the
Water Services Corporation, throughout the implementation of the development hereby
approved, to ensure conformity with the imposed conditions. A copy of the relative
correspondence issued by the Water Services Corporation shall be submitted to the
Planning Authority accordingly.

7

The development hereby permitted shall be subject to Final Compliance (Completion)
Certification, verifying that the development has been carried out in full accordance with
the approved drawings, documents and conditions imposed in this development
permission, except where such conditions are enforced by other entities. Prior to the issue
of any compliance certificate on any part of this development, the applicant shall submit to
the Planning Authority, in relation to that part of the building:
·

clearance from the Commission for the Rights of Persons with Disability verifying that
the development fully satisfies the accessibility standards and/or any conditions
imposed by the Commission in supporting document PA 7225/19/80A.

·certification from a qualified engineer confirming that the development fully satisfies the
requirements specified in supporting document PA 7225/19/41A/41B.
8

Conditions imposed and enforced by other entities
A. Where construction activity is involved:
(a) the applicant shall:
(i)
Appoint a Project Supervisor for the Design Stage and a Project Supervisor
for the Construction Stage and any such appointment shall be terminated, changed or
renewed as necessary. The same person may be appointed to act as project supervisor
for both the design and construction stage, if that person is competent to undertake the
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(ii) Keep a health and safety file prepared by the Project Supervisor for the Design
Stage.
(b)
When the construction works related to this application are scheduled to last
longer than thirty working days and on which more than twenty workers are occupied
simultaneously, or on which the volume of work is scheduled to exceed five hundred
person-days, the project supervisor shall communicate a prior notice to the
Occupational Health and Safety Authority (OHSA) at least four calendar weeks
before commencement of works.
(c)
The Project Supervisor for the Design Stage shall draw up a health and safety
plan which sets out the occupational health and safety rules applicable to the construction
activities concerned, outlining the measures to ensure cooperation between different
contractors and shall also include specific measures concerning occupational risks that
may be present at this site.
B. Where the development concerns a change of use to a place of work, the applicant
shall obtain a Perit’s declaration that the building conforms to the requirements of LN 44
of 2002.
C. Where the development concerns a place of work:
The applicant shall:
(i)
obtain a Perit’s declaration that the necessary requirements arising out of LN 44 of
2002 have been included in the plans and drawings; and
(ii) obtain a Perit’s declaration that the building conforms to the requirements of LN 44
of 2002.
D. The development is to strictly adhere to the ‘Design Guidelines on fire safety for
buildings in Malta’ to ensure that all Fire Safety measures and provisions are addressed
as indicated in the Design Guidelines on Fire Safety for Buildings in Malta, published by
the DCID in 2004, (or other relevant standard, provided it is approved by the Civil
Protection Department), Policies, and the Laws and Regulations of Malta.
E. Prior to laying of water and wastewater services in the road, the development shall
comply with the requirements of Legal Notice 29/10 Part III (Roads in inhabited Areas)
Clause 12.
F. In the event of an accidental discovery in the course of approved works, any cultural
heritage feature discovered should not be damaged or disturbed and the Superintendence
is to be immediately informed of such discovery. Any cultural heritage features discovered
are to be investigated, evaluated and protected in line with the Cultural Heritage Act 2019
(CAP 445). The discovery of cultural heritage features may require the amendment of
approved plans.
In terms of Article 72(3) of the Development Planning Act, 2016, the execution and validity of this
permission is automatically temporarily suspended and no works as approved by the said
development permission may commence before the lapse of the time period established in Article 13
of the Environment and Planning Review Tribunal Act and subsequently will remain so suspended if
the Tribunal so decides in accordance with the Environment and Planning Review Tribunal Act.
PA/07225/19
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Where the approved drawings and/or documents are dimensioned, then the declared dimensions
shall prevail over the actual size as depicted on the approved drawings and/or documents.
Developers are advised to check the invert level to the sewer main with the Water Services
Corporation as they would have to make their own arrangements where a gravity service connection
is not possible. In these cases, the architect has to indicate the solutions envisaged and to indicate on
the plan what needs to be carried out and obtain approval from WSC. Developers are further
reminded that connection of storm water into main sewers is not allowed.
If the declaration of ownership, as contained in the application form, is determined as incorrect by a
Court of Law, then the said Court of Law can declare this development permission as null and void.
This development permission does not remove or replace the need to obtain the consent of the
land/building owner to this development before it is carried out. Furthermore, it does not imply that
consent will necessarily be forthcoming nor does it bind the land/building owner to agree to this
development. Where the land/building is owned or administered by the Government of Malta a
specific clearance and agreement must be obtained for this development from the Land and/or Estate
Management Departments.
This development permission is granted saving third party rights. This permission does not exonerate
the applicant from obtaining any other necessary permission, license, clearance or approval required
from any Government department, local council, agency or authority, as required by any law or
regulation.
This development permit does not authorise any storage of substances listed in Occupational Health
and Safety Authority Act (Cap. 424) - Control of Major Accident Hazards Regulations, 2003, as
amended, in quantities that would render this site an establishment within scope of these regulations.
The storage and handling of said substances may require a new or amended development
permission in line with current policies and regulations.
For any non-residential uses hereby being approved, prior to commencement of any works on site or
any eventual permitted change of use, the applicant shall be required to contact the Environment and
Resources Authority to obtain any necessary operational permit or registration. This requirement
does not apply to Class 2B, 2C, 4A and 4B uses as listed in the Development Planning (Use Classes)
Order 2014, or its subsequent amendments.

This decision is being published on 26 February 2020.

Lorna Vella
Secretary Planning Commission
Within Development Scheme
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Right for reconsideration
Where applicable, you have a right to submit a request for reconsideration to the Authority in terms of
regulation 14 of Legal Notice 162 of 2016.
Right for appeal
You have a right to submit an appeal, against the decision, to the Environment and Planning Review
Tribunal in terms of Article 13 of the Environment and Planning Review Tribunal Act, 2016.
Time limits
Requests for reconsideration or appeals must be made within 30 days from the publication of the
decision notification in the local press as required by regulation 14(1) of Legal Notice 162 of 2016.
Fees to submit a request for reconsideration or appeal
In either case, there is a fee to be paid which should accompany the request for reconsideration or
the appeal. The fees are as follows:
For reconsideration - 3% of the Development Permit Fee paid in respect of the original application,
subject to a minimum of €69.88.
For appeal - 5% of DPF (Development Permit Fee) paid in respect of the original application, subject
to a minimum of €150 + €50 administrative fee (LN 112 of 2016).
Submission of request for reconsideration or appeal
With regards to requests for reconsideration, Form PA 4/16 must be used for submission. All fields
of the Form must be filled in as appropriate. Requests for reconsideration can only be submitted
electronically.
With regards to appeals, as required by Article 13 of the Environment and Planning Review Tribunal
Act, 2016, the submission must include the detailed grounds for appeal and the requests being made
by the appellant. Appeals must be submitted physically at the offices of the Environment and
Planning Review Tribunal, St. Francis Ditch, Floriana.

PA/07225/19
Page 6 of 7

Print Date: 06/03/2020

PA/07225/19 - 124a - Valid, Available To Public - Carlo Tabone - on behalf of AP Valletta - 30/11/2021

Important Notice

124a

In view of the provisions of Article 72(4) of the
Development
Planning
Act
(2016),
a
Commencement Notice is to be submitted to the
Planning Authority, by the perit on behalf of the
applicant, at least FIVE DAYS prior to the date of
commencement of works or utilisation of the
permission. Failure to submit the Commencement
Notice (with all fields correctly completed) or failure
to submit it within the required timeframe shall
invalidate the Notice and shall result in the
imposition of fines according to Schedule D of
Legal Notice 277 of 2012, or its amendments, or its
replacements. In addition, if the applicant fails to
submit the Commencement Notice or the
Commencement Notice submitted is invalid, the
relative permission shall be considered as never
having been utilised.
-PADCN-
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Ramps revised, refuge areas added
Dimensions added to escape routes and rooms, spot levels added. Ramp added to back terrace. Door to office space shifted
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Commission for
the Rights of Persons with
Disability
G5 Offices,
Psaila Street, Birkirkara

helpdesk@crpd.org.mt
www.crpd.org.mt

ACCESSIBILTY AUDIT REPORT
Date
07 January 2020
Reference
07225/19
Proposal Location
HSBC Contact Centre, Triq it-Torri c/w Triq Guzeppa Psaila c/w, Triq Guzeppi
Xuereb ix-Xudi, Is-Swatar, Birkirkara
Proposal Description
Internal and external alterations, sanctioning of internal alterations and change in
utilisation of space at third floor and sanctioning of shading structure on second
floor terrace.
Documents Submitted for Vetting
1a-51j
CRPD Decision
No objection
General Conditions
The no objection endorsement of the proposed development is on condition that all
the building elements (structural, finishes and services) featured in the
development shall conform to all the recommendations included in the Access for
All Design Guidelines (2011) and other relevant guidelines published by CRPD and
which are available on the CRPD website (www.crpd.org.mt). Where applicable,
the applicant’s attention is drawn to recommended dimensions of elements such as
door openings, accessible toilets and lifts where attention should be paid to ensure
that structural dimensions take into account the tolerances required for wall tiling,
door jambs, etc. and that lift shafts are large enough to accommodate lift cabins
that conform to the said Guidelines.
Disclaimer
With respect to issues concerning Access for All, there is no objection to the issue
of development permission for the proposed development as far as could be
ascertained from the submitted drawings and subject to the conditions included in
this report and the relevant standards as set in the Access for All Design
Guidelines. It is the applicant’s ultimate responsibility to ensure that the
proposed development shall conform to the Access for All Design Guidelines and
any approval given herewith does not exonerate the applicant from adhering fully
to all the recommendations set in the said guidelines, notwithstanding the
contents of this report. Recourse to the submitted drawings listed above shall not
exonerate the applicant from fully adhering to the Access for All Design
19kn22801
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Guidelines. The Commission reserves the right to inspect the property in question
and to check that the above conditions are respected, in accordance with and in
conformity to the Equal Opportunities Act 2000 (Cap413).

Dr Joseph Spiteri
Accessibility Consultant Architect

19kn22801
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Elekonsult Limited

Fire Safety, Ventilation and Light Report
HSBC Swatar
Ground Floor re-Development
PA / 007225/19

________________________________________________________________________
25, Triq F. Vidal
Ibrag
Swieqi SWQ2470
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17th October 2019

Architecture Project
4, Sappers Street
Valletta VLT1320

Reference: HSBC Call Centre - Swatar
Re-Development of the existing Ground Floor level

Subject:

Fire Safety, Ventilation and Light Report, revision C

Further to your request we are attaching the requested Fire Safety, Ventilation and light
report in conjunction with the above referenced PA application.

Yours faithfully

Ing. Martin C. Pizzuto
Warrant no: 238
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1 Fire Safety Report
1.1 Objective
This is a “concept report” and therefore does not contain any detailed designs and / or
technical information about the fire engineering systems and concepts being proposed. Its
purpose is to determine the guidelines and principles, based on the current standards,
guidelines and codes of practice that need to be adopted to ensure a reasonable standard of
fire safety, both for the occupants as well as for the emergency services, who may be
called out in the case of a fire alarm.
It should be emphasised that the proposed level of safety can only be ensured if the
measures indicated are properly implemented and those responsible for the day to day
management of the building given the necessary training. Appropriate management
procedures, training and familiarisation with the systems in place must also be ensured.
Such familiarisation, procedures and training do not form part of the scope of this report.
Any additional requirements as might be requested by the owner’ s insurers, if applicable,
are specifically excluded at this stage. In the event that such requests, specific or other are
made then these are to be indicated to the author for further review and comment.

1.2 Reference documents
This document is generally based on the requirements as set out in “Design Guidelines on
Fire Safety for Buildings in Malta”, published by the Building Construction Industry
Department (BCID), and “Approved Document B, Fire Safety, building other than
dwellings” published by the Communities and Local Government of the United Kingdom.
In addition reference is also made to the requirements of the following:
BS9999 - Code of practice for fire safety in the design, management and use of buildings
BS5306 - Part 3 Fire extinguishing installations and equipment on premises
BS 5839 - Part 1 Fire detection and Alarm systems for Buildings
BS 5266 - Part 1 Emergency Lighting
BS 5499 – Part 1 Fire safety signs, notices and graphic symbols, Specification for fire
Safety signs
OHSA Act XXV11 and legal notices with particular attention to;
General Provisions for Health and Safety at Work Places Regulations, LN36 of 2003.
Work Place Minimum Health and Safety Requirements regulation, LN 44 of 2002.
Work Place Provision of Health and, or Safety Signs LN 45 of 2002.
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1.3 Drawing reference:
Plan and elevations drawings were supplied by Architecture Project.
The list of drawings supplied is as follows:
Drawing No

Drawing Title

Revision

1-00
1-01
1-02
1-03
1-04
1-05
1-06
2-07/08/09/10
3/11

Proposed level -3
Proposed level -2
Proposed level -1
Proposed level GF
Proposed level 1
Proposed level 2
Proposed level 3
Sections and Elevations

a
a
a
a
a
a
00
00

The drawings relating to this report are 1-03 and the kitchen area of 1-06. All other areas
are existing and do not form part of this development and therefore this report.
Therefore drawings 1-03 and part of 1-06 (kitchen) were reviewed and form the basis of
this report in terms of fire safety requirements.

1.4 Purpose group
In accordance with the Design Guidelines on Fire Safety for Buildings in Malta (BICC),
the classification of the purpose group for this development is classified as group 3.

1.5 Site description, usage, occupancy and fire risk
The site where the proposed development will take place consists of the ground floor level
of an already existing and functional building consisting of four above ground levels
(including the site in question) and a three story underground car park.
The site will be used exclusively as an office with a number of enclosed meeting rooms,
training rooms and a large open plan office.
Occupancy at ground floor level is estimated 140 staff.
Occupants are considered to be awake and familiar with the building, therefore with
particular reference to the risk assessment procedure in Tables 2 and 3 of BS9999, the
office areas shall be classified as class A1.
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1.6 Means of escape
1.6.1 Escape routes
Based on an occupancy level of not more than 140 persons, the minimum number of
escape routes required for this building is two, this requirement is satisfied by the
proposed layout
The building is also equipped with two separate staircases.

1.6.2 Minimum travel distances
Dual travel distance for class A1 –

65m

In accordance with BS999, these distances are increased by 15% due to the use of an L1
type automatic fire detection system. This brings the two way travel distance to 75 meters
respectively.
This requirement is adequately satisfied throughout the entire floor.
Notwithstanding escape routes should be pre-defined and distinctively marked with
adequate signage as per the requirements of BS5499: part1 and on both levels be
appropriately illuminated at all times and equipped with appropriate self-contained
emergency lighting to BS5266: part1. They should at all times be kept free from clutter
and other obstacles.

1.6.3 Width of escape routes and exits
In accordance with table C.04 of the Design Guideline the minimum escape route and
exits should not be less than 850mm.
No door or path, in or on the way to, an escape route should be less than 800mm in
minimum clear opening width. Where double doors are provided with the width of one of
the leaves should be not less than 800mm. All doors leading to protected lobbies and
stairways, shall not be less than 850mm in minimum clear opening width.
Owing to the limited number of occupants further analysis on this item is not required.
The width of a corridor should be not less than the calculated width of any door leading to
it or 1,200mm (1,000mm no wheelchair users), whichever is the greater. The absolute
minimum width of stairs for downward movement is 1,000mm and 1,200mm for upward
movement.

1.6.4 Vertical escape routes
In general the vertical means of escape are as follows:
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.
.

Central protected staircase core
External terraces and roofs that can serve as a refuge area

1.6.5 Horizontal Escape Routes
No door or path, in or on the way to, an escape route shall be less than 800mm in
minimum clear opening width. Where double doors are provided the width of one of the
leaves shall not be less than 800mm. All doors leading to protected lobbies and stairways,
shall not be less than 850mm in minimum clear opening width. Owing to the limited
number of occupants further analysis on this item is not required as the proposed escape
routes satisfy this requirement.
The width of a corridor should be not less than the calculated width of any door leading to
it or 1,200mm (1,000mm no wheelchair users), whichever is the greater. The absolute
minimum width of stairs for downward movement is 1,000mm and 1,200mm for upward
movement. For fire fighting stairs, the minimum clear stairs width is 1,100mm.
The horizontal escape route and exits have been found to satisfy these conditions.
The following are some additional requirements to those already existing as above:
.
.
.

.
.
.

Exit routes shall be adequately defined, distinctively marked with adequate signs (see
BS 5499 part 1), powered by emergency supply.
Exit routes shall include artificial lighting, which shall still illuminate the route when
the main electrical supply fails. (See BS 5266 Part 1)
A fully automatic fire detection and alarm system, classified for the protection of life
(class L1) and for the protection of property (class P1), is required to give early
warning of fire. The fire detection system shall be complete with an autodialler. The
autodialler is being recommended particularly if a fire develops while the premises
are not occupied, such as could be the case at night.
Any doors on escape routes should be readily operable from the inside (without the
use of key) through panic handles and preferably be hung open in the direction of
escape.
Fire doors on the escape routes are required to be FD60 (automatic self-closing with
an integrity of 60 minute).
For security it is accepted to use locks on final exit doors when the building is empty
only, however in this case the emphasis for safe use of these locks is placed on good
management procedures.

.

1.7 Fire Compartments
Fire spread inside a building shall be restricted by dividing it into separate compartments
by fire resistant walls or floors. The objective is to prevent rapid fire spread which could
trap the occupants, and to reduce the possibility of the fire becoming large.
The compartments shall;
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a) subdivide a building to limit the compartment size
b) separate non ancillary commodities
c) enclose a place of special fire hazard
The structure, load bearing walls, roofs, external walls, shafts and stairs shall be made of
either concrete or limestone. Since both materials have a fire resistance performance of
more than 120 minutes, table 23, BS 9999:2017 is satisfied. The fire resistance of slabs
shall be as a minimum be equal to the highest fire compartment of any the walls
surrounding the area above or below the slab.
From table 28 BS 9999:2017, the maximum dimensions of compartments depending on
the building height can be deduced.
Additional fire compartment should be contained for the following ancillary
accommodation as per table 29, BS 9999:2017 and other areas, namely storage, plant
rooms, electrical rooms, stairways, service shafts, lift shafts, linen rooms etc.
The maximum pipe diameters from table 31 BS 9999:2017, shall be considered when
installing any through a compartment wall or floor. Adequate means of fire stopping
whenever services shall pass through a fire compartment shall be provided.

1.8 Internal fire spread
1.8.1 Structures
In accordance with table A2 of the Design Guideline, the minimum periods of fire
resistance for all structural elements shall be not less than:
Group 2b

Basement
<10m deep
Above ground
<18m

60 minutes
60 minutes

All internal walls in masonry and/or gypsum shall be required to comply with the standard
required for fire compartmentation and shall also have a minimum fire period of fire
resistance of 60 minutes.

1.8.2 Linings
Walls and ceiling finishes shall meet the Class O classification by reference to the method
specified in BS476: Part 7 1987.
Furnishings including suspended ceilings where applicable shall be of limited
combustibility so as not to have a significant potential in the propagation of fire.
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1.8.3 Fire doors
Fire doors shall be designed and rated in accordance to EN1634 parts 1, 2, and 3. Fire
doors shall be designed in accordance to the schedule shown in the attached drawing. All
fire doors shall be of the self-closing type and shall include an automatic self-closing
device. In fire doors where vision panels are necessary the vision panel shall have the
same fire rating of the door and shall in no way diminish the performance of the door.
Vision panels are required in two-way swing doors and where fire doors divide escape
corridors.
The automatic operation of any access controlled fire doors shall be discussed with the fire
engineer.

1.8.4 Fire stopping
All openings in slabs and compartments should be protected to provide at least the same
period of fire resistance as the compartment structure. Any opening in a fire rated wall or
slab (for example ducts, pipes and electrical wires) should be sealed with approved fire
stopping materials to BS476-22 and fire dampers in the case of ducts. Adequate fire
stopping should also be used to seal any gaps between compartment walls and slabs.

1.8.5 External fire spread
The external envelope of the building shall not provide a medium for fire spread and in
this respect, all materials used in the construction of the external envelope, including the
roof, are to be materials of limited combustibility as per table A1 of the BCID guide.
All load bearing elements shall have a fire resistance of not less than 90 minutes.

1.9 Fire detection and alarm systems
1.9.1 Fire control panel
The site shall be included into the already existing Fire Detection and Alarm system. The
fire detection system is to be designed in accordance with BS 5839 – Part 1 Fire
Detection and Alarm Systems for Buildings, and shall be classified for the protection of
life (class L1) and for the protection of property (class P1).
For this application the alarm system shall comprise a digital, addressable fire alarm panel
with automatic addressable smoke, heat or other fire detectors as necessary, manual break
glass call points and audible / visual alarm units. It is also recommended that the fire
alarm panel be equipped with an automatic dialler unit, which can raise a fire alarm
through the GSM mobile network or other.
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•
•
•
•
•
•
•

Audible and optical alarms to be released
Any magnetic-held, fire rated doors that are normally held open shall be released
Lifts shall automatically travel to ground floor level (as main evacuation level) stop
and open their doors
The main fire alarm panel as well as any repeat alarm units will identify the location
of detection of fire
Any access-controlled doors on the associated escape route shall be automatically
released
A direct link to the police department and the fire brigade shall be initiated
Any external fire access doors shall be released

It is further recommended that the main fire alarm panel be located in an area, which is
continuously occupied and monitored. The detection system shall also be extended to all
auxiliary storage areas.
In the absence of specially trained technical staff the user is also advised to undertake a
preventive maintenance contract with a specialist fire engineering contracting company to
carry out periodic maintenance and testing of the installed alarm system.

1.9.2 Portable fire extinguishers
First-aid, fire-fighting equipment should be provided in accordance with BS5306-0,
BS5306; part1 and BS5306: part3. It should be of a type appropriate for the risks and for
the occupants of the building, and placed in locations where it can be readily deployed in
case of fire. Portable fire extinguishers should be selected and installed in accordance
with BS5306: part8. Classification of the different types of fire extinguishers can be
referred to in BS EN 3 in order that specific types of fire extinguishers can cater for the
mixed occupancy in case of fire.

1.10 Fire brigade access and facilities
This development may be considered as a low rise building without any deep basements.
Therefore requirements for access to the fire service personnel will be met by a
combination of the normal means of escape and provision of vehicle access to facilitate
ladder access to the upper storeys.
Fire access stairs and fire fighting lifts are not required.

1.11 Fire safety plan and training
To minimise the risk to people in case of fire, it is essential that all staff receive adequate
fire safety training appropriate to their role. Training should be on going and must include
periodic refresher training.

Page 9 of 20

41a

PA/07225/19 - 41a - Valid, Supporting Document, Planning Commission – Within Development Scheme - Approved - Vanessa
Farrugia (Perit) - 20/02/2020

The fire safety emergency plan should outline clear instructions for all staff on their duties
and responsibilities during a fire condition. Fire marshals should be appointed and fire
drills should be periodically carried out.
Assembly points should be clearly identified. Rooms shall be equipped with an updated
copy of the fire safety emergency plan and a drawing showing the nearest emergency
escape route to the assembly points.
Smoking should not be allowed in areas where it is illegal to smoke. It is recommended to
restrict smoking within the building as much as is technically possible.
The need of good housekeeping particularly in emergency escape routes, which should at
all times be kept free of any obstacles and stores is emphasised.

1.12 Management of site and training of personnel
Management shall play an active role in the prevention of fire by:
.
.
.
.
.
.
.

.
.
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Restricting smoking in all areas.
Ensure good housekeeping particularly inside the store and plant areas where
minimum amount of items to be stored is recommended.
Management shall also have to ensure that maintenance and testing procedures are
kept in place so as to ensure that the fire systems within the building will in fact
respond in case of fire. The latter requirement can easily be integrated in fire drills.
Furthermore all site personnel shall be required to attend training courses at the Civil
Protection Department on the proper use of the on- site fire fighting equipment.
The employer shall take all necessary measures to ensure that all fire fighting
equipment at the workplace is subjected to a suitable system of maintenance to the
satisfaction of the Civil Protection Department.
The employer shall ensure that fire drills are carried out as often as indicated by the
Civil Protection Department. In any case fire drills shall be carried out at least once
every six months, and a record kept of these drills.
The employer shall take all the necessary steps to provide and maintain suitable and
sufficient emergency routes and exits so that in the event of danger, all building
occupants can evacuate the building and all parts thereof as quickly and as safely as
possible.
The employer shall ensure that all emergency routes and exits are kept clear at all
times.
The employer shall designate personnel who shall be responsible for the
implementation of the measures required for fire-fighting and for the evacuation of
the visitors. The names of the persons thus designated shall be entered into a register,
with the register being maintained and amended as necessary by the employer.
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2 Ventilation
2.1 Objective
This is a “concept report” and therefore does not contain any detailed designs or
technical information about the systems and concepts being proposed. Its purpose is to
determine the ventilation systems, which need to be incorporated to ensure a correct level
of ventilation in accordance with present legislation, guidelines and accepted practice.

2.2 International standards and codes of practice
The following minimum air changes per hour (ACH) guidelines are being recommended:
Kitchens
Toilets
Lobby
Offices
Meeting rooms
Car park

15/30 ACH
6/8 ACH
4/6 ACH
4 ACH
4/6 ACH
6/10 ACH

Particular local legislation and / or particular CIBSE standards or requirements for
particular areas or processes shall take precedence over the above rates.

2.3 Reference documents
Building Regulations Approved Doc E – Environmental Aspects – 2000
CIBSE Guide A – Environmental Design
CIBSE B2 / B3 - Ventilation & Airconditioning
Specification for Kitchen ventilation Systems – DW172
HSBC – Corporate Design Guide

2.4 Offices and meeting rooms
In accordance with the HSBC design guide a fresh air allocation of 8 – 12 litres/per
person will be allowed for throughout the entire ground floor. This is the same standard
in use throughout the whole building.
This will be achieved by mechanical means via a number of fan assisted, heat recovery
units.
The heat recovery units will introduce tempered fresh air into the various open plan and
enclosed offices or meeting rooms as well as circulation and breakout areas. The heat
recovery units have the added advantage of recovering energy from the extract air being
purged thereby ensuring an overall efficient operation of the air-conditioning and
ventilation systems in use.
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Air-conditioning via the use of a number of VRF systems shall be used throughout the
ground floor space and in all offices, both those enclosed and open plan, meeting rooms,
breakout areas and circulation areas.

2.5 Toilets
All toilets including those equipped with fenestration shall be mechanically ventilated to
achieve a minimum of six air changes per hour. The extraction system shall be of the
automatic type operable via a presence detection system and shall operate via an off-delay
timer that shall be programmed to allow the necessary air changes required.

2.6 Kitchen (level 3)
The kitchen facility at third floor level shall be equipped with an industrial grade, ducted
kitchen canopy complete with a coarse filtration system, grease separator and trap, as well
as a variable-speed extract fan. The extract system shall also include a proprietary,
industry standard, roof-mounted, packaged, centralised air-handling unit.
The latter packaged unit shall consist of a suitably rated motor driven fan, a washable,
metal prefilter for coarse particle control, a replaceable bag-filter for fine suspended
particle filtration an electrostatic filter and activated carbon filter for odour control.
The packaged unit shall be a proprietary system specifically designed for the control of
odours and suspended particulate matter that may be generated during the cooking
process in commercial kitchens. It shall be particularly intended for use in commercial
kitchens to filter and deodorize the flue gases collected by the canopy prior to venting to
atmosphere.
The size of the ventilation system shall be such that it will achieve the minimum required
15 air-changes per hour.
The fan shall be manually operated, on demand.
The extract flue shall be located in such a manner as not to cause a nuisance to third
parties. Irrespective the kitchen extract flue shall be installed in accordance with the
requirements of the MEPA Development Control Design Policy, Guidance and Standards
2015, in particular part 5, section 5.5.2.
The extract system shall be interfaced with the existing fire detection system to ensure
that it is switched off in the event of a fire alarm condition.
The system shall also be equipped with an automatic fire suppression system and fire /
smoke damper.
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2.7 Basement Car Park
The development includes a three level basement, open plan, car park each of
approximately 1000m2. Access to the basement car park is via an enclosed staircase and
lift for pedestrians and via a ramp for vehicles.
The basement space has a large internal shaft on all levels.
Owing to its size mecanical ventilation, in accordance with the requirements of section
B2 of the CIBSE guide 2001, is mandatory.
The ventilation system is intended to protect the building users from the harmful effects
of toxic emissions from vehicle exhausts. The proposed system ensures a constant safe
minimum residual concentration of carbon monoxide throughout the space.
In order to achieve this, a number of extract fans have been installed on all three floors.
The fans operate via a number of carbon monoxide sensors installed on each level.
When the CO sensor detects a carbon monoxide level above the threshold safety level the
fans will be switched on to achieve 6 air-changes per hour. Once normal CO levels are
again reached the fans are switched off. In the event of a fire alarm the fans will be
switched on at 10 air-changes for smoke purging. Each level is also equipped with a
number of large-sectioned supply grilles to allow the replacement fresh air to enter the
area.
This system ensures suitable cross ventilation through the basement levels.
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3 Light
Standard reference documents:

CIBSE Lighting Guide LG7 – Offices & Industrial
spaces
CIBSE Lighting Guide LG9 – Communal Residential
Buildings
HSBC corporate design guide.

Recommended targets:
Corridors
Staircases
Entrances / Exits
Stores (depending on application)
Toilets
Offices
Kitchens
Cafeteria
Enclosed car parks
Car park ramps

100 lux
100 lux
200 lux
200 lux
100 lux
500 lux
300-500 lux
300 lux
75 lux
250 lux

Although there is ample fenestration on all facades which may provide sufficient natural
daylight infiltration, the high target lighting levels required in the various spaces may not
always be satisfied by infiltration only.
Therefore in order to achieve a constant and uniform lighting level throughout the space a
permanent, electrically operated, artificial lighting system that will provide the above
minimum, safe circulating and operating lighting levels throughout the various spaces
will be necessary. This will also allow the space to be used both during the day and night
time conditions.
The designated fire escape route shall also be equipped an emergency lighting system as
described earlier in this report.
Although there is some natural daylight infiltration into the car park through the large
shaft, the area is still equipped with an electrically operated, artificial lighting system that
will provides the specified safe lighting levels. The system operates via an automatic
presence detection system.
Additional lighting levels may be required for special task lighting as dictated by the
industrial process.
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4 Conclusion
The undersigned is of the understanding that if the recommendations outlined in the Fire
Safety report, both conceptual and specific, are implemented, there will be the necessary
features in place to provide an adequate level of both life safety for the occupants and any
emergency services personnel who may have to attend to an emergency situation.
As for the lighting and ventilation systems described above, I confirm and certify that when
complete and if the above recommendations are implemented in full as outlined in the
foregoing paragraphs, then this building will have adequate levels of daytime lighting and
artificial lighting as well as a suitable natural ventilation system and unobstructed air
infiltration. In view it is my conclusion that all the building complies with the requirements
of legal notice 227:16 and is fit for the intended application.

5 Disclaimer
The author of this report reserves the right to review the content of this report if there is a
drawing change different to that stated in the drawing register or if the applicant installs any
equipment other than that specifically mentioned in this report or it is noted that any
information given to the surveyor during the survey is found to be inaccurate.
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