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This document has been prepared in accordance with the scope of Adi 
Associates’ appointment with its client and is subject to the terms of 
that appointment.  It is addressed to and for the sole and confidential 
use and reliance of Adi Associates’ client.   
 
Adi Associates accepts no liability for any use of this document other than 
by its client and only for the purposes for which it was prepared and 
provided.  Except as provided for by legislation, no person other than the 
client may copy (in whole or in part) use or rely on the contents of this 
document, without the prior written permission of Adi Associates.  Any
advice, opinions, or recommendations within this document should be 
read and relied upon only in the context of the document as a whole. 
The contents of this document do not provide legal or tax advice or 
opinion. 
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INTRODUCTION 

1. This document describes a proposal for the construction of an office block with 
underlying car parking at Ta’ Gannara, Triq Dun Karm, c/w Triq il-Kan Karmenu 
Pirotta, in Birkirkara (see Figure 1).  The proposal is being taken forward in a Full 
Development Permit application submitted to the Planning Authority (PA) in 
December 2019 (under PA 04369/19).       

2. The applicant is JSDimech Ltd, hereinafter referred to as ‘the Applicant’; the project 
is hereinafter referred to as ‘the Scheme’. 

BACKGROUND 

3. In November 1998, permission was refused “To erect showroom/s, stores and offices 
over 2/3 floors above road level/s including parking space and storage at basement level/s” 
on the Scheme site (under PA 08220/94). 

4. In October 2017, enforcement action was taken for “Development out of alignment, 
consisting of: Excavation, brick wall, concrete columns and platform” on the Scheme site 
(EC 00202/17); the enforcement case is still pending.  

5. In June 2016, the Applicant submitted a Full Development Permit application on the 
Scheme site, “To remove existing columns stubs and excavate additional 18m in depth 
(Phase 1). This application will be followed by ongoing PA 4369/19 (Phase 2) consisting of 6 
storey office block (Class 4A) and underlying 127 car spaces” (PA 04895/16).  This 
application is pending a decision. 

ALTERNATIVE SITE SELECTION 

6. The Applicant did not consider any alternative sites for the Scheme.   
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Figure 1: Location of the Scheme Site 
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THE SCHEME 

LOCATION OF SCHEME SITE 

7. The Scheme site is located at Ta’ Gannara, fronting Triq Dun Karm (the Birkirkara 
By-pass) on its northern perimeter and Triq il-Kan. Karmenu Pirotta on its southern 
perimeter (see Figure 1 above).  The site lies within the Birkirkara Local Council 
administrative area, but on the boundary with the Iklin Local Council administrative 
area (Triq Dun Karm demarks the boundary between the two Council areas).   

8. The Scheme site lies on the edge of the Birkirkara Urban Area; the Development 
Zone boundary is on the northeast corner of the site.  The Iklin Urban Area is 
located to the north of the Scheme site, across Triq Dun Karm. 

CHARACTERISTICS OF THE SCHEME SITE 

9. The Scheme site occupies an area of approximately 1,095 m2.  Figure 2 shows the 
2016 aerial image of the Scheme site (extracted from the Planning Authority’s 
GeoServer); Figure 3 shows images of the site as it is currently.    

  10. The eastern portion of the Scheme site has been excavated and a floor slab has been 
laid and supporting columns constructed.  As mentioned, permission was refused in 
1998 “To erect showroom/s, stores and offices over 2/3 floors above road level/s including 
parking space and storage at basement level/s” (under PA 08220/94), and there is 
pending enforcement action for “Development out of alignment, consisting of: Excavation, 
brick wall, concrete columns and platform” (EC 00202/17); the enforcement case is still 
pending.  There is also a pending Full Development Permit application relating to this, 
under PA 04895/16 - “To remove existing columns stubs and excavate additional 18m in 
depth (Phase 1). This application will be followed by ongoing PA 4369/19 (Phase 2) 
consisting of 6 storey office block (Class 4A) and underlying 127 car spaces”.   

11. The extreme western corner of the Scheme site forms part of an informal car park, 
which extends to, and overlooks, the roundabout.   

12. The remainder of the site is undeveloped.  The land is overgrown in parts and there 
is evidence of dumping, both of building debris and other material.   

13. The northern boundary of the Scheme site is delineated by Triq Dun Karm, with the 
exception of a small area on which there is a metal container.  This container appears 
to be unused and is in a bad state of repair (possibly also having been dumped on the 
site).       

14. In the Central Malta Local Plan, the western portion of the Scheme site is identified 
as a Green Area and the eastern portion of the site is identified as a Commercial 
Area; these zoning designations are separated by a schemed road (see Figure 4, 
which is the Birkirkara Area Policy Map extracted from the Local Plan).  POLICY 
CG 18 (Green Areas, Public Recreational Areas and Sports Areas) of the 
Local Plan advocates that planning permission will not be granted for development 
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resulting in the loss of Green Areas, except under the following circumstances: 

1. Public open space or sports areas, as applicable, of equivalent or greater area are 
provided in the same locality within the development zone; or, 

2. Its use is complementary to the function of the public open space or sports area 
where the development occurs and occupies only a part of the open space; or,  

3. The space has been re-zoned for community or other uses through other policies 
within this Local Plan. 

15. POLICY CG14 (Commercial Areas) of the Local Plan outlines the range of uses 
acceptable within commercial areas, including offices, but on the upper floors only, as 
well as retail (including supermarkets, showrooms and service retail), light industrial 
uses and residential development.   

CHARACTER OF THE AREA AROUND THE SCHEME SITE 

 Land Uses 

16. A detailed land use survey of the area surrounding the Scheme site was conducted in 
June 2020.  The land uses are illustrated in Figure 5 and Figure 6.   

17. The predominant land use in the area around the Scheme site is residential, generally 
terraced townhouses and apartment blocks.  The Birkirkara Urban Conservation 
Area with its denser, more historic townscape is to the east of the Scheme site.  The 
residential areas comprise a number of small commercial facilities serving a local need 
and generally located at street level.   

18. There are larger commercial businesses located overlooking Triq Dun Karm.  These 
include blocks wholly in commercial use, including a block occupied by Vodafone at 
ground floor with overlying offices which also has a frontage onto Triq il-Kan. 
Karmenu Pirotta, and a block overlooking the roundabout on the corner of Triq il-
Kan. Karmenu Pirotta and Triq Ganu, with Portugues Dry Cleaners at ground floor 
and overlying offices.  There are also a private clinic in the area (St Anne’s).          

19. The Iklin Parish Church and Parish Centre are located north of Triq Dun Karm.  This 
area also includes a concentration of local shops and recreation facilities (including a 
children’s playground). 

20. Being on the edge of the Development Zone, there is a relatively significant area of 
agricultural land, including land under cultivation, in close proximity to the Scheme 
site.  The land immediately adjoining the Scheme site to the east is currently under 
cultivation.   

21. An area at the junction of Triq Dun Karm with Triq Hal-Gharghur is being used for 
the storage of scrap and heavy vehicles. 
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Geology and Hydrology 

22. The geological formation in the area of the Scheme site is the Lower Globigerina 
Limestone, (Il-Franka) – see Figure 7.  The Scheme site overlies the Mean Sea Level 
Aquifer (see Figure 8). 

Natural and Cultural Heritage 

23. There are no natural heritage designations in the area around the Scheme site and no 
cultural heritage designations in the immediate vicinity of the site.  The nearest 
scheduled cultural heritage feature is the Grade 1 scheduled Il-Mithna ta' Ganu, which 
is located approximately 412 m (plan distance) to the southwest of the Scheme site 
(see Figure 9).   

24. The Local Plan identifies two archaeological features located to the northwest of the 
Scheme site – a site containing Pleistocene-era building remains with a Class A level 
of protection and a Roman Tomb with a Class B level of protection.  The former is 
located approximately 330 m (plan distance) from the Scheme site; the buffer zone to 
this feature comes to within approximately 230 m (plan distance) of the site.  The 
Local Plan also identifies a Punic Silo Pit (Class E level of protection) located to the 
southwest of the Scheme site; the buffer zone to this feature comes to within 
approximately 317 m (plan distance) of the Scheme site. 
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Figure 2: Aerial View of the Scheme Site (extracted from the 2016 aerial image on the PA’s GeoServer) 
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Figure 3: Images of the Scheme Site 

   

View of the northern boundary of the Scheme site, along             
Triq Dun Karm 

View of the southern boundary of the Scheme site, along             
Triq il-Kan. Karmenu Pirotta 

View of the eastern portion of the Scheme site (looking northeast) 

   

View of the eastern portion of the Scheme site (looking southeast) View of the western portion of the Scheme site (looking southwest) View across the Scheme site (looking northwest) 
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Figure 4: Birkirkara Area Policy Map (extracted from the Central Malta Local Plan)  

 

*Scheme site outlined in red 

PA/04895/16 - 89a - Valid - Anna Lucia Cantafaro - on behalf of Environment and Resources Authority - 09/07/2020

89a

Page 15 of 54



 

 

9 

Figure 5: Surrounding Land Uses 
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Figure 6: Images of the Surrounding Land Uses 

   

Residential development 

   

Commercial block on Triq il-Kan. Karmenu Pirotta Commercial block on Triq Dun Karm 
Commercial block on Triq il-Kan. Karmenu Pirotta, c/w         

Triq Ganu 
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Iklin Parish Church and Pastoral Centre Iklin Local Centre Children’s Playground 

   

Agricultural land 
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Figure 7: Geology of the Area 
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Figure 8: Hydrology of the Area 
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Figure 9: Cultural Heritage Features 
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DESCRIPTION OF THE SCHEME 

25. The Scheme involves the construction of an office block, comprising approximately 
3,270 m2 of office accommodation over six floors, as well as six levels of basement 
car parking, with a total parking complement of 122 spaces.   

26. There is a change in level within the site, where Triq il-Kan. Karmenu Pirotta is 
approximately 3.30 m lower than Triq Dun Karm.  The layout plans at street level on 
Triq Dun Karm and Triq il-Kan. Karmenu Pirotta are shown in Figures 10 and 11, 
respectively.  The elevations and sections drawings are shown in Figures 12 to 15.  
The remaining floor plan drawings are included in Appendix 1.    

27. The Scheme will have a footprint of approximately 808 m2 and a Gross Floor Area 
(GFA)1 of approximately 12,186 m2.  The block will have an overall height of 
approximately 21.25 m on Triq Dun Karm; the overall height on Triq il-Kan. 
Karmenu Pirotta will be approximately 17.95 m.  The uppermost level of the block 
will be set back from the façade on both streets, as well as from the western corner 
on the block.  The building line will also be set back on both streets.   

28. Access to the car park will be from Triq il-Kan. Karmenu Pirotta, on the southern 
perimeter of the site (see Figures 10 and 12).  There will be a single ingress / egress 
point.   

RESOURCES 

Raw Materials 

29. The main raw materials to be used in the construction of the Scheme, and their 
estimated volumes, are shown in Table 1.  The building will be construed in shell, 
with the core and offices being finished once the accommodation has been let. 

Table 1: Estimated Raw Materials for Construction 

Materials Volume  

Concrete  4,000 m3 

Steel 600 t 

Glass 1,300 m2 

 

 

                                            
 
 
1 The figure for GFA is ‘the total combined area of all the floors, as measured externally (without any 
deduction of internal yards, the spaces overlying them or the thickness of internal or external walls) and 
includes all cellars, basements and roofs’, as required by Regulation 1 of the EIA Regulations, 2017 (S.L. 

549.46).  
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Figure 10: Layout Plan at street level on Triq Dun Karm  
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Figure 11: Layout Plan at street level on Triq il-Kan. Karmenu Pirotta 
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Figure 12: Scheme Elevations (1) 
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Figure 13: Scheme Elevations (2) 
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Figure 14: Scheme Sections (1) 
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Figure 15: Scheme Sections (2) 
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Energy  

30. The Scheme will be connected to the mains electricity supply.  The annual electricity 
consumption is envisaged to be in the range of approximately 900 MWh.  It is 
intended that the building envelope will be insulated, and U-glazing will be used on 
the façades.  

Water 

31. The Scheme will be connected to the mains water supply. The daily consumption of 
mains water is expected to be approximately 20 m3.  Clean rainwater from the roof 
of the building will be collected in an underground reservoir having a capacity of 
approximately 250 m3.  The collected water will be used for fire-fighting purposes, as 
well as for the landscaping at the front of the Scheme, and for washing.   

CONSTRUCTION  

Construction Timing 

32. The estimated duration of the construction phase of the Scheme is envisaged to be 
between approximately 18 months.  Site clearance and excavation of the site is 
envisaged to be undertaken within two months. 

Construction Machinery 

33. Table 2 shows the machinery and plant envisaged to be used in the construction of 
the Scheme: 

Table 2: Construction Machinery / Plant  

Demolition 

Mechanical shovels 

Excavators 

Tipper trucks 

Excavation 

Brick cutting machine 

Cranes 

Concrete pump 

Finishing 
Hi-ups 

Cranes 
 

EMPLOYMENT 

34. The Scheme is expected to employ a maximum of 20 persons during the 
construction.  When it comes into operation, it is envisaged that there will be 
between approximately 200 - 250 persons working on the site.     
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EMISSIONS AND WASTE 

Construction Waste 

35. The types of waste likely to be produced during the construction of the Scheme, and 
their estimated volumes, are shown in Table 3.  Waste generated during 
construction will primarily consist of excavation waste; it is envisaged that there will 
be approximately 1,500 m3 of rock (Lower Globigerina Limestone Member).  There 
is no intention to reuse the excavated material on site.  The rock will be 
appropriately disposed of in accordance with the current regulations.  The 
Department of Agriculture will be consulted as to where the soil to be removed 
from the site should be deposited.    

36. There will be relatively little waste generated from the construction itself.  In 
addition, there may be steel and aluminium off cuts, residue inert building material 
(like broken concrete blocks), and residue timber, as well as domestic waste 
generated by the workers.  When the mechanical, electrical and finishing works 
begin, other wastes will likely include plastic conduit, copper wires covered in plastic, 
off cuts of steel supporting rods and cable trays, ceramic tiles, paper and plastic bags 
for materials, aluminium off cuts, broken glass items, and gypsum soffit ceiling parts. 

Operational Phase 

37. The only types of wastes that will be produced during the operation of the Scheme 
will be municipal waste.    

Wastewater  

38. As mentioned, rainwater from the roof of the building will be collected in an 
underground reservoir).  The collected water will be used for fire-fighting purposes, 
as well as for the landscaping at the front of the Scheme, and for washing.   

39. Sanitary waste from toilets will be discharged directly to the sewer. 

Emissions to Air 

40. The construction processes are expected to generate minor dust emissions (both 
total suspended particulates and PM10), which are temporary and can also be 
mitigated to some extent. 

41. The Applicant has prepared a Transport Impact Assessment (TIA), including two 
Addenda (July 2019 and February and April 2020) and a Green Transport Plan (GTP) 
(April 2020) for the Scheme.  The TIA concluded that “the additional traffic as a cause 
of the proposed development and its effect on the key links and junctions shall be minimal 
to moderate. The additional traffic of the proposed development shall mainly have the most 
noticeable effect on the residential roads / links which currently do not experience high 
amounts of traffic per hour, especially Triq il-Kan. Karmenu Pirotta and Triq il-Karmnu”.   

42. As mentioned, all traffic will enter and leave the Scheme on Triq il-Kan. Karmenu 
Pirotta.  Where there is a one-way traffic flow currently in operation, traffic will 

PA/04895/16 - 89a - Valid - Anna Lucia Cantafaro - on behalf of Environment and Resources Authority - 09/07/2020

89a

Page 30 of 54



 

 

24 

approach Triq il-Kan. Karmenu Pirotta from Triq il-Karmnu and leave by travelling 
west along Triq il-Kan. Karmenu Pirotta towards the roundabout.  The sensitive 
receptors most likely to be affected by the traffic generated by the Scheme are the 
residential properties on Triq il-Kan. Karmenu Pirotta and Triq il-Karmnu.  The TIA 
predicts that as a result of the Scheme there will be a 53% increase in the network 
traffic flow on Triq il-Karmnu during the weekday morning peak and a 38% increase 
in the network traffic flow on Triq il-Kan. Karmenu Pirotta during the weekday 
evening peak.  The additional traffic will result in increased emissions, of primarily of 
NO2 and PM10.   

43. The GTP identifies short to medium-term measures (3 – 6 months) to reduce private 
car use, including the setting up of management measures to promote the use of 
public transport, walking and cycling, and to implement a group transport service, 
car-pooling service and tele-working and flexible hours.  Longer-term measures (2 – 
4 years) include discussions with Transport Malta (TM) and Infrastructure Malta (IM) 
to develop safer routes for cyclists and pedestrians. 

Noise and Vibration 

44. The increase in traffic will also result in increased noise emissions, especially on Triq 
il-Kan. Karmenu Pirotta and Triq il-Karmnu.       

45. There will be limited vibration during the operation of the Scheme. 
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Table 3: Construction Waste 

 

                                            
 
 
2 In accordance with EU Regulation 1357/2014, HP codes only apply when the waste is hazardous. 

Phase Type of Waste EWC Code HP Code2 Estimated Quantity Final Disposal / Re-use 

Site clearance / 
excavation 

Vegetation (garden waste) 20 02 01 - minimal Malta North Waste Treatment Plant 

Soil 17 05 04 - minimal 
Reused off site, as directed by the Department of 
Agriculture  

Rock 01 01 02 - 
1,500 m3 

Reused off-site or disposal for recycling at licensed inert 
facility Rock (gravel / torba)  17 05 04 - 

Construction / 
finishing 

Concrete (brick cut-offs) 17 01 01 - 

minimal 

Used as backfill at a licensed inert facility Bricks 17 01 02 - 

Tiles and ceramics 17 01 03 - 

Metal (rebar cut-offs) 17 04 05 - Sold as scrap metal 

Plastic (packaging waste) 15 01 02 - Malta North Waste Treatment Plant 

All construction 
phases 

Municipal wastes 
(produced by construction 
workers) - paper and 
cardboard; glass; 
biodegradable kitchen and 
canteen waste 

20 01 01 
20 01 02 
20 01 08 

- minimal 
Malta North Waste Treatment Plant / Ghallis non-
hazardous landfill 
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POTENTIAL ENVIRONMENTAL IMPACTS 

46. Environmental impacts can be negative as well as positive and their assessment is 
important so as to better define the effects that a development may have on its 
receiving environment.  The determination of the magnitude and significance of the 
impacts is normally identified and assessed through the Environmental Impact 
Assessment (EIA) process.  At this stage in the process, a preliminary list of 
environmental impacts can be identified.   

47. The significant impacts arising from the Scheme are considered to be: 

 Impacts on geology and geomorphology, from site excavation.     

The Scheme involves the excavation of approximately 1,500 m3 of material (primarily 
rock).  None of the excavated material is to be reused in the new build.       

 Impacts on landscape and visual amenity, arising from the construction and 
operation of the Scheme   

The Scheme will result in significant modification to the appearance and character of 
Scheme site as it is currently, where the site is currently predominantly open and 
undeveloped.  Hence, the Scheme will have implications for the landscape character 
and visual amenity of the area.   

 Traffic impacts, both during construction (including heavy-vehicle traffic) and during 
the operation of the Scheme.   

The Transport Impact Assessment (TIA) predicts that as a result of the Scheme there 
be a 53% increase in the network traffic flow on Triq il-Karmnu during the weekday 
morning peak and a 38% increase in the network traffic flow on Triq il-Kan. Karmenu 
Pirotta during the weekday evening peak.  The Applicant has prepared a Green 
Travel Plan aimed at reducing private car use by employees in travelling to and from 
the Scheme.  Potential impacts from construction traffic could be mitigated through 
the implementation of a construction traffic management plan as part of the 
Construction Management Plan (CMP).   

 Impacts on air quality, arising from the construction and the operation of the 
Scheme. 

It is expected that there will be some dust generated during the construction of the 
Scheme.  The potential impacts are likely to be short term, temporary and localised, 
and, with proper adherence to the current construction site regulations, dust impacts 
during construction could be limited.  Nevertheless, there are residential sensitive 
receptors immediately overlooking the site on Triq il-Kan. Karmenu Pirotta (located 
approximately 13 m from the site boundary).  The additional traffic generated by the 
Scheme will result in increased emissions of primarily of NO2 and PM10, especially on 
Triq il-Karmnu and Triq il-Kan. Karmenu Pirotta. 
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 Noise impacts, arising from the operation of the Scheme.   

There will also be increased traffic noise as a result of the Scheme, with impacts on 
the noise climate in the area around the site, especially on Triq il-Karmnu and Triq il-
Kan Karmenu Pirotta. 

 Waste impacts, arising from the construction and operation of the Scheme.   

It is expected that the construction phase will generate mostly inert and non-
hazardous wastes, which will be reused, recycled or disposed of at authorised waste 
management facilities, in accordance with regulations.  During operation, the Scheme 
will generate only municipal waste and in relatively small quantities.     

 Impacts on energy and water resources, arising from the operation of the 
Scheme.   

Although the Scheme will incorporate some passive design measures to reduce 
energy consumption and involve the reuse of rainwater, some impacts on energy and 
water resources are likely given the scale of the development and the intensity of use 
on the site.   

 Impacts arising from construction activities, in relation to noise, vibration, 
dust, and surface water management.   

The potential impacts arising from dust emissions during construction are identified 
above.  Any noise and vibration emissions arising during the construction of the 
Scheme are also likely to be short term and temporary.  Nevertheless, as mentioned, 
there are residential sensitive receptors in close proximity to the site, on Triq il-Kan. 
Karmenu Pirotta.  Again, with proper adherence to the current construction site 
regulations, and with the appropriate mitigation measures in place, these impacts 
could be limited.  Measures for mitigating the impact from construction activities, 
including water run-off, will be addressed in the Construction Management Plan 
(CMP).    

MITIGATION PROPOSALS 

48. Preliminary potential mitigation measures associated with the identified impacts 
arising from the Scheme include: 

 Careful consideration of traffic, both during construction and following the 
coming into operation of the Scheme, including through the inclusion of measures 
addressing construction traffic arrangements and the putting in place of measures 
to reduce the volume of private car traffic to / from the site during operation; 

 Ensuring the adoption of best practice environmental measures throughout the 
construction, including through the preparation of a Construction Management 
Plan addressing measures for mitigating noise, vibration, and dust impacts on air 
quality from the construction works (including construction traffic), as well as 
managing surface water, and the putting in place of appropriate operational 
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monitoring regimes, and having regard to Legal Notice 295 of 2007, the 
Environmental Management Construction Site Regulations (S.L. 552.09); and  

 Compliance with all relevant waste management regulations, including for 
contaminated / hazardous wastes, and the adoption of best practice in relation to 
waste management.  
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Appendix 1: Scheme Drawings 
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