
Annex I 
 

Environmental Impact Assessment 

Screening according to Schedule III of S.L. 549.46 

 

 

PA Reference no.:  PA/09606/19 

Project Title: To excavate site and construct basement garages, an office (Class 4A) at ground 
floor level and 64 units organised on 4 floors. 

Location:  Site at, Triq ta' Kassja, N/S off Triq il-Wardija, Triq il-Wardija, Qala. 

  

PA Reference no.:  PA/08669/19 

Project Title: Construction of basement garages and ground floor with a different layout 
from that approved in permission PA 911/19, and to sanction excavation of 
basement rock. 

Location:  Site at, Triq ta' Kassja, Qala 

  

PA Reference no.:  PA/08590/19 

Project Title: Construction of basement garages and ground floor with a different layout 
from that approved in permission PA 165/19, and to sanction excvation of 
basement rock. 

Location:  Site at, Triq ta' Kassja, Qala 

  

Screening date: May 2020 

_____________________________________________________________________ 

 

I. BACKGROUND 

1. Outline of Proposal 
 

1.1. The project involves the clearance of the site and development of a residential cluster of three 

adjoining buildings, proposed through four different phases, i.e. phase 1 (PA/00911/19; Amended 

by PA/08669/19, both approved), phase 2 (PA/00165/19; Amended by PA/08590/19, both 

approved) and phase 3 & 4 (PA/09606/19, the application in caption). In total, the project 

proposes 112 garages, 126 residential units and 1 office, with a total footprint of 6,331 m2
 and 

gross floor area of 25,820 m2 (see Table 1-2 and Figure 1). 

 

1.2. As indicated in the PDS, in view that planning permission for PA/08669/19 and PA/08590/19 has 

already been granted, the works for phase 1 and 2 have been initiated, whereby the existing 

structure has been demolished, and excavations carried out. 
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1.3. Part of the development will protrude beyond the development zone boundary, into 

undeveloped land ODZ (see figure 2-4 and 6).  

 

1.4. As shown in Figure 1 below, the project also includes phase 5, which entails landscaping 

works. 

 

 

Table 1: Overview of applications for the different phases of the project (Source: PDS) 

 

Table 2: Breakdown of different phases (Source: PDS) 

 

 

Figure 1: Areas assigned to different phases (Source: PDS) 
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Figure 2: Proposed block plan for PA/9606/19 (Source: EApps) (Development zone boundary 

indicated by red line) 

 

 

Figure 3: Proposed plan for PA/8590/19 (Source: EApps) (Development zone boundary indicated by 

red line) 
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Figure 4: Proposed plan for PA/8669/19 (Source: EApps) (Development zone boundary indicated by 

red line) 

 

2. Site context  
 

2.1. The proposal is located in Qala, close to the village centre, between Triq il-Wardija and Triq ta’ 

Kassja, and adjacent to an Urban Conservation Area (UCA) characterised by traditional Maltese 

houses and a network of narrow alleyways. The site itself is characterised by mostly undeveloped 

land, with the presence of rubble walls indicating past agricultural activity (see figure 5). 

 

2.2. The site falls within the Gozo Comino Local Plan (GCLP), and is predominantly within development 

zone (edges policies GZ-EDGE-1 and GZ-EDGE-2, however part of the development protrudes into 

ODZ (see figure 6). 
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Figure 5: Site Location (Source: PDS) 

 
Figure 6: Site boundaries (blue) in relation to the development zone boundary (red) (Source: PDS) 

 
 

3. Case history  

 
3.1. Despite ERA’s objection to the encroachment of the development beyond the development zone 

boundary, ERA’s concerns were disregarded and development permission for phases 1 

(PA/08669/19) and 2 (PA/08590/19) of this project was already granted. ERA is still of the opinion 

that such encroachment is unacceptable from an environmental point of view and is reiterating 

this concern in this assessment, which assesses the proposal including all its phases holistically. 

 

3.2. Adjacent to the site, another development application for a residential building was applied for 

by the same consortium of developers and approved, being PA/8647/18 (To construct 30 garages, 

1 car space, a Class 4A office, 53 residential units and a terraced house with a pool. Site at, Triq 

30 t'Ottubru c/w, Triq il-Wardija, Qala, Gozo). However, as indicated in the PDS, the site of the 

latter application will be separated from the applications under assessment by a road which is 

scheduled in the GCLP. Therefore, this application (PA/8647/19) is not included in the PDS under 

assessment. 

 
3.3. Furthermore, the site is also subject to an approved Development Notification Order DN/0116/18 

for the restoration of rubble walls around the site at, Triq il-Wardija, Qala, Gozo. 
 

 

4. Screening Criteria  

4.1 EIA Screening  

(citations refer to S.L. 549.46, except where otherwise specified): 
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Following initial screening, ERA considered that the various phases, including the adjacent 

development through  PA/08647/18 (as mentioned in section 3.2 above) were to be assessed 

holistically, in view that they were deemed interlinked to each other. Within the scope of the 

Environmental Impact Assessment Regulations (S.L. 549.46), the proposed development was 

therefore qualified for further screening through Schedule I, Category II, Section 7.1.2.1ii (Projects 

which have a gross floor area of 30,000sqm or more), and a PDS was requested accordingly. However, 

following the submission of the PDS, which included the afore-mentioned clarification regarding 

PA/08647/18 (refer to section 3.2), the assessment was limited to the development applications 

covering phase 1 to 4. Nevertheless, the proposal was still screened in terms of the EIA Regulations, 

as this was deemed fit by the Authority, in accordance with Regulation 10(3) of the aforementioned 

regulations. 

 

5. Documents used for screening 
 

a. Project Description Statement (PDS), referred directly to ERA by the Architect on 29 April 2020. 
b. Plans, Site Plans, Sections etc. [PA/00911/19; PA/08669/19; PA/00165/19; PA/08590/19; 

PA/09606/19] 

 

 

II. ASSESSMENT OF PROPOSAL  

6. Overall Assessment 
 

6.1. The project proponent failed to satisfactorily address the ERA concerns that had been outlined in 

the correspondences for phase 1, 2 and 3-4 at documents PA/08669/19 – 69a, PA/08590/19 – 

67a, and PA/09606/19 -63a respectively, in which ERA had stated that the encroachment onto 

ODZ land is objectionable and all development should be limited within the development zone. 

 

6.2. With respect to phase 1 and 2, whilst the building envelope itself is within the development zone 

boundary and only the terraces/garden are protruding beyond, the shifting of garages to a 

basement level and the subsequent infilling of the ground floor level with apartments has led to 

the ‘necessity’ to increase the excavated footprint and thus encroachment ODZ, in order to allow 

for natural light to reach the apartments at ground floor and for the construction of a pathway 

connecting the buildings of all four phases. Such concerning interventions are a fait accompli in 

view that the interventions for phase 1 and 2 have already been approved and the excavations 

have been carried out (see figure 7). 

 

6.3. With respect to the phase 3-4; not just the terraces/garden, but the proposed building itself will 

encroach onto ODZ land, with the construction of the said terraces at ground level and a pathway 

at the back of the site pushing the encroachment even further. 

 

6.4. In ERA’s opinion, such encroachment needs to be avoided by amending the massing of the 

development and slightly reducing the building footprint in case of phase 3-4. Therefore, ERA is 

reiterating its concerns regarding such ODZ encroachment, which is considered unacceptable 

from an environmental point of view. 
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Figure 7: Proposed section for PA/08669/19 – showing the deviations from the previous 

approved application on site PA/00911/19 (Source: PA/08669/19 on the EApps platform) 

 

 

7. Assessment of Impacts and Ancillary Considerations 

(in terms of Schedule III of the EIA Regulations, S.L. 549.46) 

Land use 

7.1. Given that the site currently consists of mostly undeveloped land with natural vegetation and 

some abandoned agricultural land, the proposed construction of the three buildings will lead to 

a change in use from mostly recreational and/or agricultural to residential and commercial. As 

already mentioned above, ERA notes that the site falls predominantly within the development 

zone and the development is in line with the specifications outlined in the Gozo Comino Local 

Plan (edges policies GZ-EDGE-1 and GZ-EDGE-2 of the GCLP), however part of the development 

protrudes onto ODZ land. Whilst the envisaged change in land use within the development zone 

is not of significant concern, the proposed change in land use beyond the development zone 

boundary is considered unacceptable to ERA. 

 

7.2. With respect to phase 5 of the project (see figure 1), no significant impacts in terms of land use 

are envisaged as long as no interventions are carried out within this area over and above what 

has been approved for Development Notification Order DN/0116/18 (restoration of rubble walls 

around the site). 
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Natural and Cultural Heritage  

7.3. In view that the development of phase 1 and 2 is already ongoing, all previously present 

vegetation has already been removed, however none of the trees within these sites was 

protected through the Trees and Woodlands Protection Regulations (S.L. 549.123) 

 

7.4. The PDS states that a spill-over effect has been observed from the said construction activities 

onto the site subject to phase 3 and 4 of the project, which is subject to the pending planning 

permit application PA/09606/19. Whilst such spill-over should be strictly avoided as it may affect 

existing vegetation and such interventions have not yet been approved, ERA notes that none of 

the trees present on site is protected through the aforementioned regulations (S.L. 549.123). 

 

7.5. Whilst there are no cultural heritage features present on site or within the immediate 

surroundings, the site is immediately adjacent to the UCA of Qala, characterised by traditional 

Maltese houses and narrow alleyways. The proposed development may affect such traditional 

character due to its dominant massing and design. 

 

Landscape and Visual Amenity 

7.6. Given that the development is located on the edge of the development zone and on sloping 

terrain, the sizeable development will have relative unobstructed long-distance views and will 

therefore not be screened from the coastal area. However, when noting that the height of the 

development is in line with the specifications set out in the GCLP and that the said coastal area is 

not protected, such impact is not considered significant as long as the development design 

reflects the traditional character of the locality and that blank walls are blended with green walls, 

as proposed in the PDS, in order to reduce any visual impact. 

 

Air Quality 

7.7. During the excavation and construction phases, the proposal is envisaged to generate airborne 

dust and emissions. However, such impacts are not envisaged to be significant given that these 

will be short term and temporary, and can be sufficiently mitigated through the appropriate 

environmental measures and provisions of the aforementioned Regulations (S.L. 552.09).  

 

7.8. In terms of operations, ERA requires further details on the expected increase in traffic flows, 

provided in Annual Average Daily Traffic (AADT). Following the submission of such details, ERA 

will be in a position to determine whether any additional investigations are required. 

 

Noise and vibrations 

7.9. Noise and vibrations during excavation and construction phases are not expected to be 

significant, given that these will be temporary and short-term, subject to the proper management 

and adoption of measures outlined in the aforementioned Regulations (S.L. 552.09). 

 

7.10. With respect to the implications of potential noise generation from increased operational 

traffic, traffic counts data is required in order to determine whether any additional investigations 

are required in terms of operational noise impacts. 
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Screening Outcome 

ERA had already stated in its previous correspondences for phase 1 (PA/08669/19 – 69a), phase 2 

(PA/08590/19 – 67a) and phases 3-4 (PA/09606/19 -63a) that the encroachment onto ODZ land is 

objectionable and all development should be limited within the development zone. 

 

Whilst the proposed development is not deemed to require an EIA as per the EIA Regulations, 2017 

(S.L. 549.46), the proposed development per se would still leave the above-mentioned environmental 

concern unresolved. In this regard, ERA objects to the said development as currently presented. 

Should the applicant wish to proceed, the proposal for phases 3 and 4 is to be amended to address 

ERA’s concerns accordingly.  In addition, the below further requirements are to be provided to ERA, 

in order to determine whether any targeted investigations are required. 

 

8. Further requirements 

Air Quality 

8.1. The expected increase in traffic flows in Annual Average Daily Traffic (AADT). 

 

Noise and Vibrations 

8.2. The current actual peak hourly traffic flows (existing traffic situation at the scheme site) and the 

predicted peak hourly traffic flows once the scheme is operational, for all the roads surrounding 

the development. 

 

III. ERA CONCLUSION AND RECOMMENDED WAY FORWARD 

The environmental assessment, supported by the EIA screening, have concluded and reiterated that 

the main environmental concern relates to the encroachment of the development beyond the 

development zone boundary, whereby such encroachment onto ODZ land is objectionable. 

In order for ERA to consider the proposal further, the proposal is to be amended to strictly avoid any 

encroachment beyond the development zone boundary. 

ERA also requires that no form of interventions, including construction of pools, hard surfacing and 

formal landscaping, are carried out within the area identified as phase 5 in the PDS, other than 

restoration of rubble walls around the site. 

 

 

 

Screening Disclaimer 
The above screening results, the ensuing conclusions and recommendations are without prejudice to any required 
changes or updates should the development proposal be eventually modified or should the 
information/assumptions provided turn out to be incorrect. Any deviations of the proposal from this submission 
would need to be re-assessed and the merits of this screening would need to be re-opened.  


