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1 Introduction 
 

1.1 The Planning Authority is undertaking a Partial Local Plan Review of the North 

West Local Plan (2006), for a site known as Ta` Kalc in Dingli as indicated on 

Figure1 Dingli – Ta` Kalc Site Plan below.  

 

1.2 This Partial Review is required to reassess the current building height limitation for 

the site in the context of the rest of the building height limitations for the whole of 

Dingli, while maintaining a suitable transition zone between the development 

zone and the area outside the development zone.  

 

 

Figure 1: Dingli – Ta` Kalc Site Plan 
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2 Objectives  
 

2.1 The Planning Authority is revising the height limitation for an area in Dingli known 

as Ta' Kalc. This area had been included in the Development Zone by the 2006 

Rationalisation Exercise and was also subject to an approved planning control 

application (PC 85/07). The Planning Control application had established the 

zoning as terraced development with a building height of two floors plus three 

courses basement (12.30m). 

 

2.2 A proposed objective that guides the review was issued for public consultation. 

The proposed objective is: 

 
To increase the building height for the area whilst at the same time 

providing a transition with the ODZ. 

 

2.3 The objective was issued for an initial Phase 1 Objectives Public Consultation 

exercise held between the 7th December, 2018 and the 9th January, 2019. Two 

submissions, details of which are found in Appendix 2: Public Consultation 

Responses on Objectives of this report, were received. The submissions received 

were from Flimkien Ghal Ambjent Ahjar Committee (FAA) and the Environment 

and Resources Authority (ERA). 

2.4 The submissions received highlighted the following issues: 

• The current building height of two floors plus three courses basement 

already allows for a transition between the denser 3 floors plus semi 

basement and the ODZ. 

• At a conservative increase of 15.4m (3 floors without basement), the 

present transition would be lost. 

• The building height in question should not be increased as it would 

obliterate the transition between urban and rural areas. 

• This review will change planning constraints on privately owned land and 

an increase in the number of floors will only serve as a financial reward to 

private parties and not the general public. 

• This exercise will allow for further speculation of land. 
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• The consultation process is cosmetic as it is being held over the festive 

period. 

• The present height is already visible but can complement the surrounding 

countryside given its low-rise nature and built form. 

• Any increase will lead to the creation of 5 storey blank walls impinging on 

the natural visual amenity of the environs, detracting on the integrity of 

this Area of High Landscape Value.  

• The proposed changes are in breach of several provisions of SPED. 

• Part of the site does not constitute enough depth length necessary for 

adequate transitional change in height. The current height limitations 

should be retained for these parts. 

• An increase in building heights should take into consideration the rural 

context and rural landscape in order to minimize potential visual impacts 

on long distance views. 

• An increase in building height will result in activity intensification which 

may have impacts on the current infrastructure. 
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3 Site History 
 

3.1 Policy NWRS 2 – Development of Large Settlements close to the TPS, included in 

the public consultation draft North West Local Plan published in 2001, had 

identified the area under consideration as one of these settlements. The 

settlements that were identified by this policy were areas whose building typology 

and land uses did not distinguish them from the urban settlement within the 

boundary. It was also recommended that these areas be included within the 

settlement boundary at the next Structure Plan Review as their inclusion would 

not substantially increase the area of land released for development since these 

were largely built up. 

3.2  The area under consideration by this partial review was included in the 

Development Zone by the 2006 Rationalisation Exercise, as a site that was 

adopted from a draft local plan. 

3.3 In the late 2007, the then MEPA started the planning process of 36 sites, including 

this site, that were included in the Rationalisation Exercise. The majority of these 

sites were already predominantly built up. The scope of the planning control 

applications was to establish the zoning and building height limitation. The 

application for this site bore the number PC 85/07. 

3.4 During the MEPA board sitting of the 26th June 2009, PC85/07 was approved 

subject to the following conditions. 

• No semi basement allowed on this site. 

• Buildings fronting Triq San Pawl tal-Pitkal and Triq Wata do not have access 

from open culvert at the back of their property. 

• Shall not be subject to Floor Area Ratio planning considerations. 

• Maximum height limitation is 3 Floors + 3 courses basement (16.30m) 

3.5 On the 3rd August 2009, Minister referred back PC 85/07 for reprocessing in light of 

a letter sent on the 8th October of the previous year. This letter had referred back 

another 6 MEPA zoning PC applications concerning approved rationalisation sites 

for reprocessing. For all these planning control applications MEPA had approved 

a building height of 3 floors plus semi basement (17.50m). Five of these 
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applications had the building height changed to 2 floors plus semi basement 

(13.50m). 

3.6 The reason given for reprocessing was that the Cabinet memo guiding the 

rationalization exercise required that for these sites the planning of rationalisation 

sites needed to respect the surrounding areas. Thus, Government advised that 

the building height of these sites reflects the existing building height of the 

surrounding areas and that there should be no increase in building height. 

3.7 On the 21st January 2010, MEPA Board approved PC87/15 subject to the following 

conditions: 

i. Site is zoned for terraced residential development subject to conditions in 

Policy NWUS 3 in the NWLP 

ii. Maximum height limitation is 2 Floors + 3 courses basement (12.30m) 

iii. No semi basement allowed on this site. 

iv. Buildings fronting Triq San Pawl tal-Pitkal and Triq Wata do not have access 

from open culvert at the back of their property. 

v. Shall not be subject to Floor Area Ratio planning considerations. 

vi. Detailed development proposals shall be subject to legal third party rights, 

including those related to access through or to the site. 

3.8 The Minister endorsed MEPA’s approval on the 8th March 2010. 
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4 Recommendation 
 

4.1 The current review is proposing a stepping down of the building heights from 

17.50m to 15.40m and further decrease to 12.30m for frontages at the back of the 

site facing the ODZ. Additionally, for heights of the building facades facing the 

ODZ a height of 12.30m with a setback of not less than 3 m from the alignment of 

the floor below is applicable. Additionally the green buffer of 3m is being 

retained. This will clarify the ambiguity which may have been created by map 

PC85/07/18b on the applicable zoning parameters for this stretch of land. The 

treatment of the elevations facing the ODZ is also required.  

4.2 The proposed change in building height is being recommended subject to the 

following conditions: 

i. Site is zoned for terraced residential development subject to conditions in 

Policy NWUS 3 in the NWLP. 

ii. The maximum allowable height of buildings of 17.50m and 15.40m as 
shown on Map A and shall be interpreted in terms of the applicable 
policies, guidelines and standards in the Development Control Design 
Policy, Guidance and Standards, 2015 (DC15). In addition, for heights of 
the building facades facing the ODZ a height of 12.30m with a setback of 
not less than 3 m from the alignment is applicable. 

iii. Elevations fronting the ODZ should be treated. 

iv. A 3m green buffer from the elevation fronting the ODZ is required. 

Additionally, boundary or dividing wall within the green buffer zone shall 

not exceed a height of 1.2m and shall be constructed in random rubble 

wall. 

v. Buildings with frontage on Triq San Pawl and Triq tal-Watta do not have 

access from an open culvert at the back of the property. 

vi. Site shall not be subject to the provisions in document; A Planning Policy 

Guide on the Use of the Applicability of the Floor Area Ratio (FAR). 

vii. Detailed development proposals shall be subject to third party rights, 

including those related to access through or to the site. 
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5 Public Consultation 
 

5.1 The Planning Authority invites individuals and organizations to send their 

representations pertaining to the Partial Review of the North West Local Plan 

(2006) Dingli – Ta` Kalc, Public Consultation Draft.  

 

Representations are to be made in writing to the: 

 

The Director of Planning,  

Planning Authority, 

Partial Review of the North West Local Plan - Dingli – Ta` Kalc,  

P.O. Box 200, Marsa GPO 01 

 

or on the email nwlp.takalc@pa.org.mt  

 

Submissions related to this review may be sent to the Planning Authority by the 

16th September 2019. 
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Ref  Name/Company Date Comments Received Remarks 

NWTK001 Perit Tara Cassar 
obo Flimkien Ghal 
Ambjent Ahjar 
Committee(FAA) 

19/12/18 
Flimkien Ghal Ambjent Ahjar (FAA) is making the following 
representations regarding the above. 
 
The scope of this exercise is to increase the permissible 

height for the area in question from the present 

maximum height of two floors plus three courses 

basement (12.30m) as had been established in 

PC/85/07. The Authority is claiming that despite an 

increase in height, a transition with adjacent ODZ land 

would somehow be provided. 

 

FAA maintains that the Authority’s very aim and the 

whole purpose of this exercise is contradictory in nature 

and effectively flawed from the onset. Reasons explain 

this are being provided below. 

 

A. The surrounding blocks closer towards the 

center of Dingli that make up the urban area 

are designated at 3 Floors plus semi-basement 

– Note extract of Local Plan Map 69 below. 

Fig 1 – Extract of Map 69 with site in question outlined 

in red  

 

The site subject to the review was 
included in the Rationalisation Exercise of 
2006.  

A stepping down of the building heights 
from 17.50m to 15.40m and further 

decrease to 12.30m frontages at the 
back of the site facing the ODZ. 
Additionally, for heights of the building 
facades facing the ODZ a height of 
12.30m with a setback of not less than 3 
m from the alignment of the floor below 

is applicable. 

 

Additionally the green buffer of 3m is 
being retained. This will clarify the 
ambiguity which may have been 
created by map PC85/07/18b on the 

applicable zoning parameters for this 
stretch of land. The treatment of the 
elevations facing the ODZ is also 
required. 
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Ref  Name/Company Date Comments Received Remarks 

The present designation of ‘two floors plus 

three course basement’ for the site as 

established under PC/00085/17 allows for a 

transition between the denser urban center 

towards Triq Misrah is-Sufara (at 3 floors = semi-

basement) and the ODZ countryside leading 

to the spectacular protected coast of the 

Dingli Cliffs. 

 
A photo-survey illustrating this has been 

provided below, showing views along Triq San 

Pawl tal-Pitkal towards Dingli center and views 

along Triq San Pawl tal-Pitkal towards Dingli’s 

rural area. 
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Ref  Name/Company Date Comments Received Remarks 

 

Fig 2 – Photosurvey – Views towards Dingli Center 
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Ref  Name/Company Date Comments Received Remarks 

Fig 3 – Photosurvey – Views towards Rural area 



14 

 

Ref  Name/Company Date Comments Received Remarks 

Given that the surrounding building zones 

are designated at ‘3 floors plus semi- 

basement’, increasing the current height of 

the Ta Kalc area would imply that the site and 

surroundings would likely be at the same 

height (2+1=3) 

 

Even at the more conservative increased 

height of 15.4m as established from ‘3 floors 

without basement’ designation, the present 

transition that exists along Triq San Pawl tal- 

Pitkal would be completely lost. 

 

A visual representation explaining this has 
been provided – note Fig 4 below 
 

 

Fig 4 – Schematic comparison between existing transition 

and proposed transition as would result from increase in 

building height  

 

It is imperative that the building height in 

question is not increased given that 
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Ref  Name/Company Date Comments Received Remarks 

allowance of anything above that which 

can be considered under today’s policy 

constraints would obliterate the transition 

from urban to rural having a negative 

impact on the character and visual 

amenity of the rural environs that should 

be safeguarded by this Authority. 

B. Furthermore, the entire scope of this exercise 

is deemed questionable when one notes 

that it pertains to changes to planning 

constraints entirely on privately owned land. 

These proposed changes will effectively 

enable further development through 

increased floor space that will be obtained 

through an increase in permissible height. 

Such an increase will only serve to act as a 

financial reward for those who own this land 

private land. It cannot be considered to 

benefit the general public in any way. 

 
FAA therefore questions why the Planning 

Authority has been instructed to carry out an 

exercise which will allow further speculation 

of land through an amendment to Local 

Plan parameters through this process and 

not through a Planning Control Application 

as is the process generally adopted, given 

that it is only private parties that will benefits 

from this change. In this way the Planning 

Control application process is being 

bypassed entirely. The consultation process 

is becoming ever more cosmetic with the 
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Ref  Name/Company Date Comments Received Remarks 

consultation period being held over the 

festive period. 

 

The cumulative effect of these many “partial 

reviews” is adding up – when it is not 

necessary. The fragmented and piecemeal 

approach being adopted is giving rise to a 

situation where increased density 

(everywhere – not just in designated zones) 

is escaping holistic assessment. 

 

C. It is only in the interest of the owners of the 

private land to increase the density of this 

development such that apartment blocks 

can be built and hence the value of the land 

increases exponentially due to increased 

floor space. 

 

D. At the present height, FAA maintains that 

the development is already visible but can 

complement the surrounding countryside 

given its low-rise nature and built form 

relating with the rural context. 

 

E. Any increase will lead to the creation of 5 

storey blank walls impinging on the natural 

visual amenity of the environs, detracting on 

the integrity of this Area of High Landscape 

Value. As such, any increases to the current 

height are being deemed excessive and 

unnecessary. 
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Ref  Name/Company Date Comments Received Remarks 

Fig 5 - Images show high visibility of site on periphery of 

AHLV  

 

F. FAA underlines the fact that the proposed 

changes are in breach of several provisions 

of SPED, namely: 

1. Breach of Rural Objective 4 regarding the 

importance of enhancing the positive 

qualities of landscape in a strategic open 

gap: 

Rural Objective 4: To protect and enhance 

the positive qualities of the landscape and 

the traditional components of the rural 

landscape by 

2. Promoting integrated countryside 

management 

1. Carrying out a reappraisal of designated 
areas 

2. Identifying and classifying a hierarchy of 

landscapes to: 

a. protect the most sensitive landscapes of 
cultural importance and natural beauty ; 

b. promote rehabilitation initiatives towards 
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Ref  Name/Company Date Comments Received Remarks 

the enhancement of the degraded 

landscapes 

c. guide the control of location and design of 

development within the landscape; and 

3. Carrying out a reappraisal of strategic 

open gaps identified in subsidiary plans to 

prevent coalescence of urban 

development and identifying further areas 

for designation 

 

We trust the above will be noted by the competent 

Authority and reflect in the final approved review. 

 

NWTK002 Ms. Gabriella Maria 

Dalmas obo 
Environment and 
Resources Authority 
(ERA) 

09/01/2019 
The Environment and Resources Authority (ERA) 

welcomes the opportunity to comment on the revision 
of local planning policy for an area in Dingli known as 
Ta’ Kalc, and is putting forward its comments and 
recommendations. 
 
The area in question is located within the 

Development Zone through the 2006 Rationalisation 
Exercise. ERA notes that the site was also subject to an 
approved planning control application that 
established the zoning as terraced development with 
a building height of 12.30m, and that the objective is 

now aiming to increase the building height limitation 
for the area whilst at the same time providing a 
transition with the Out of Development Zone (ODZ). 
 
It is noted that part of the site under consideration 
does not constitute enough depth length necessary 

for adequate transitional change in height. This could 
present some difficulties in the design of the back 
elevations of these units which overlook the ODZ. It is 
therefore recommended that those units which do not 
have enough depth adequate for transitional 
stepping down onto the ODZ retain the current height 

A stepping down of the building 

heights from 17.50m to 15.40m and 
further decrease to 12.30m frontages 
at the back of the site facing the ODZ. 
Additionally, for heights of the building 
facades facing the ODZ a height of 
12.30m with a setback of not less than 3 

m from the alignment of the floor 
below is applicable. This will clarify the 
ambiguity which may have been 
created by map PC85/07/18b on the 
applicable zoning parameters for this 

stretch of land. The treatment of the 
elevations facing the ODZ is also 
required. 

The detailed design and construction 
materials are beyond the scope of this 
exercise and would eventually be 

addressed during the assessment of the 
development application through the 
application of the Development 
Control Design Policy Guidance and 
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Ref  Name/Company Date Comments Received Remarks 

limitation. Furthermore, any additional building heights 
should take into consideration the rural context and 
rural landscape in order to minimize potential visual 
impacts on long distance views and the rural 
character. The policy should include specific 

requirements for treatment of back elevations 
overlooking the ODZ side. Additionally, boundary walls 
at the edge-of-scheme, should be constructed in 
traditional random rubble (sejjiegħ), avoiding ashlar 
walls and walls faced/clad in rubble. The height of 
edge-of-scheme walls should not be visually dominant 

in the surrounding rural landscape.  
 
ERA notes that any potential increase in the building 
height will also result in activity intensification which 
may have impacts on the current infrastructure and 
hence may result in further indirect environmental 

impacts. The policy should therefore also address 
these issues. 
 
In this regard, services and ancillary infrastructure 
(including water, electricity, sewerage, runoff 

management and telecommunications) should be 
located underground without overhead wiring, poles, 
above-ground pipework, etc. This should also apply for 
eventual replacement of existing overhead wiring and 
poles, with underground cabling. Furthermore, any 
infrastructure damaged accidentally in the course of 

works should be immediately repaired to the required 
specifications in order to prevent environmental 
impacts. In the event of environmental impacts, the 
works that caused such impacts shall cease with 
immediate effect, adequate and effective mitigation 
measures will need to be put in place to prevent 

further impacts on the environment, while the 
accident should be reported immediately to the 
respective competent authorities and entities. 
 
ERA looks forward towards additional consultations on 

Standards (2015). 
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the revision of this policy, and remains available to 
meet for further discussion or any clarification if 
required, through: national.affairs.era@era.org.mt 

 




