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This document has been prepared in accordance with the scope 
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terms of that appointment.  It is addressed to and for the sole and 
confidential use and reliance of Adi Associates’ client.   
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other than by its client and only for the purposes for which it was 
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rely on the contents of this document, without the prior written 
permission of Adi Associates.  Any advice, opinions, or 
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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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PROJECT DESCRIPTION STATEMENT 

INTRODUCTION 

1. This Project Description Statement describes a proposal for the “demolition of existing 

beach lido, excavation of basement level and reservoir, construction of new beach lido with 

pool and ancillary facilities, and two levels of class 4d outlets” (PA 01892/17).  The 

proposed development is located in Buġibba, San Pawl il-Baħar as shown in Figure 1. 

2. The project is proposed by Testa Catering Concepts Ltd, hereinafter referred to as 

‘the Applicant’; the project is hereinafter referred to as ‘the Scheme’, and the 

location of the project is hereinafter referred to as ‘the Scheme site’. 

BACKGROUND  

3. The 1968 Survey Sheets show that the Scheme site was already built over at that 

time.  The area of the concrete platform remained unchanged. 

4. The Scheme site was used by the Serena Beach Lido.  In 1996, an Enforcement 

Notice was issued against Lido for ‘refurbishing of existing restaurant without permit’ (EC 

00863/96).  The enforcement action was closed and the illegal development 

sanctioned through PA 02084/96 (To refurbish existing restaurant and leisure centre, 

to carry out internal alterations and display sign). 

5. The Scheme site subsequently became a McDonald’s outlet and was in use up to 

November 2015.  Eventually the McDonald’s outlet was relocated to new premises at 

Misraħ il-Bajja also in Buġibba and the Scheme site was closed.  The Scheme site is 

currently in a dilapidated and abandoned state as shown in Figure 2. 

OBJECTIVES OF THE SCHEME 

6. The Scheme will provide leisure and recreation amenities to patrons on this stretch 

of the Buġibba coastline, which is a main touristic area in the Maltese Islands. 

7. Furthermore, the site will make use and consolidate an existing building, which is 

currently in a derelict state. 

ALTERNATIVE SITE SELECTION  

8. As advised by the applicant, the site was considered for the construction of a new 

lido mainly because of its location.  Buġibba is a popular tourist destination and is 
particularly popular in the summer months.  Its proximity to the sea provides it with 

an ideal backdrop, whilst its urban context makes it easy to access and service. 

9. Furthermore, the location was considered because it was already used as a beach lido 

and restaurant. 

LOCATION OF SCHEME SITE 

10. As mentioned, the Scheme site is located along the shore at Buġibba, in San Pawl il-
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Baħar.  The Scheme site is situated between the Chef Eyes – Buġibba Boċċi Club / 
Zeta Kiosk and Tony’s Kiosk on its western side, and a lotto office, Minus One 

Lounge and Bayside on its eastern side. 

11. The Scheme site is based on an elevated concrete platform above the rocky 

foreshore.  It is bordered on the landward side (to the south) by Dawret il-Gżejjer 

(Islets Promenade). 
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Figure 1: Location of site 
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CHARACTERISTICS OF THE SCHEME SITE  

12. The Scheme site covers an area of 2,100 m2.  It consists of a derelict building on a 

concrete platform on the rocky shoreline.  The platform is approximately 3 m above 

the rocky shoreline (that is 5.21 m above sea level); see Figure 2 and Appendix 1.  

13. A few steps below the promenade level, there is a terrace with a 15 m2 room and a 

staircase to the structure at Level -1. 

14. Although the development is currently under street level, the approved maximum 

building height as per PA 02084/96 was 13.75 FFL (Finish Floor Level).  When the site 

was still operational, the terrace was covered in semi-permanent gazebo tents. 

15. In the North West Local Plan 2006, the Scheme site is identified as lying within the 

Foreshore within the Entertainment Priority Area (Policy NWSP 4); see Figure 3.  

Any development within this area can be permitted provided: 

i. they are located within buildings/structures which are covered 

by development permission; 

ii. they will involve only very minor extensions and consolidation of 
existing buildings/structures covered by development permission; 

iii. the finished level of any new minor structure serving as an 

extension to an existing structure covered by development 

permission, will not exceed the height of any existing legal 

structure within the site, and is not to increase the solid 

structures on street frontage to ensure that views onto the bay 

across the site are not obstructed; 

iv. public access to the foreshore is not compromised; 

v. PA will seek planning gain from any development on this stretch 

of foreshore it is minded to approve, particularly securing public 

access to the foreshore. 

16. As described below, the Scheme will not rise above the maximum permitted height.  

The site will be consolidated particularly through the creation of Level -2.  Views 

onto the bay should be safeguarded through the use of white steel lightweight 

canopies over large parts of the promenade level. 

17. Currently, the staircases leading to the foreshore are closed off since the whole 

Scheme site is hoarded-off for safety and security reasons.  Once operational, the 

Scheme will maintain one of the accesses to the shoreline.  This entrance will be 

guarded by security personnel and will be open during the facility’s operating hours.  

The accesses to the shoreline from the service roads on both sides of the Scheme 

site will remain unaffected.
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Figure 2: Images of the Scheme site at present 
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Concrete platform above which the existing Scheme is built. The 

boat on the concrete platform indicates the location of the 

proposed pool area. 

Access to the rocky shoreline Concrete hoarding at promenade level 
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Figure 3: Buġibba and Qawra Policy Map (Red boundary around Scheme site) 
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DESCRIPTION OF THE GENERAL SURROUNDINGS 

18. A land use survey was carried out on the 10th January 2018.  The different land uses 

are shown and illustrated on Figure 4 and Figure 5, respectively.  

19. The area along the promenade is predominantly commercial and caters for both 

tourists and locals who visit the area for recreation and leisure.  There are a number 

of souvenir shops and numerous food and beverage outlets.  There is also a Boċċi 
club, a car park area (which in the summer is taken up by a bumper car 

establishment), and a tennis court.  There are two beach clubs with pool facilities to 

the east of the Scheme site. 

20. Misraħ il-Bajja is the central part of Buġibba.  The square faces the promenade and is 
surrounded by food and beverage outlets.  It is equipped with street furniture and is 

frequented by tourists and visitors particularly in the evenings and throughout the 

summer months. 

21. The landward streets are more residential, even though there are food and beverage 

outlets in these areas too.  These are characterised by two types of dwellings.  The 

older dwellings are typical second-home maisonettes, whereas the newer residences 

are apartment blocks.  Some apartments are the result of pocket development whilst 

others consist of large apartment blocks. 

22. The area of study includes a modern church dedicated to St Maximilian Kolbe. 

23. The western side of the area of study is dominated by berthing activities during the 

summer months.  The Buġibba breakwater protects small vessels from north-easterly 
waves and from swell.  It is also used as a quay for larger pleasure boats that provide 

cruise trips around the Maltese Islands.  Only few vessels were observed during the 

land use survey since this was undertaken in the winter months.  The landward part 

of the promenade rises above the street level and is characterised by modern 

landscaping. 

Geology 

24. The Buġibba rocky shoreline is characterised by Lower Coralline Limestone (Xlendi 

Member).  The Scheme site is on an existing developed footprint, which is located on 

a storey high concrete platform. 

25. The concrete platform and the infill material beneath it will be removed in order to 

construct the basement storage area, services areas, and the water reservoir at Level 

-2. 

Environmental and cultural designations 

26. The closest environmental designations to the Scheme site are “Iż-Żona fil-Baħar fil-
Grigal ta’ Malta” Special Area of Conservation – International Importance (GN 851 of 

2010) and “Il-Baħar ta’ madwar Għawdex” Special Protection Area (GN 1311 of 

2016), see Figure 6. 
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27. There are no scheduled cultural features in the vicinity of the Scheme site.  To the 

west of the Scheme site there are a number of salt pans and to the east of the 

Scheme site are the remains of a World War II pillbox.
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Figure 4: Land uses  
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Figure 5: Images of the area surrounding the Scheme site 
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Figure 6: Environmental designations 





 

 

 

 

 

17 

DESCRIPTION OF THE SCHEME 

28. The Scheme proposes the demolition of the existing structure and the consolidation 

of the Scheme site into a new beach lido with pool and ancillary facilities; see detailed 

plans in Appendix 2.   

29. The proposed development will result in the demolition of the existing structure, 

which is in a dilapidated state.  An additional floor will be located at Level -2.  This 

floor will be used as a storage facility and for the Scheme’s services.  The main area 

will cover 922 m2 and will be used for the storage of deckchairs, outside table and 

chairs.  This level will include the pool and its pump room, two reservoirs (74.5 m3 

and 186.3 m3) and a plant / services area. 

30. Level -1 will include the new main structure that comprises the indoor restaurant 

(178 m2), the lounge area (184 m2), a lobby area, the kitchen and different store 

rooms, toilets and staff changing rooms, a security area and a refuse room.  The 

beach club lido will have a maximum seating capacity of 250 covers.  This area will be 

extended westwards and will incorporate the area, which is currently dedicated to a 

U-shaped staircase and ramp.   

31. The pool will include a pool lift to ensure that it is accessible to all.  In accordance 

with the requirements of North West Local Plan Policy NWSP 4, the development 

will not preclude access to the shoreline as one of the stairs leading to the foreshore 

will be open during operating hours. 

32. The terrace on the promenade will be extended over the area which is currently 

occupied by the staircase / ramp area.  On the terrace area, there will be two 

permanent structures: a 28 m2 catering facility with an accessible toilet and a lobby 

area with staircase and lift to Level -1.  These will replace the existing 15 m2 room.  

The rest will be used as an outdoor restaurant in order not to obstruct the views of 

the bay form the promenade.  This area will be covered by a white steel lightweight 

canopy supported by yellow steel columns. 

33. Part of the footprint of the terrace will be landscaped and made available to the 

public. 

Access 

34. The Scheme site will be accessed from the Buġibba promenade, along Dawret il-

Gżejjer. 

Services 

35. All the utility services required to accommodate the Scheme (mains water, sewerage, 

and electricity) are readily available.   

Operating Times 

36. The Scheme will operate daily from 09:00 to 24:00. 
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RESOURCES 

Energy 

37. All energy utilised on site during operation will be obtained from the main electricity 

supply.  

38. The design of the Scheme took into account passive-design principles.  The canopy at 

the terrace level will result in shading at this level, which is also the roof of Level -1.  

This will result in a reduction in incident solar radiation and a reduction in the 

amount of energy required to cool the structure in the summer months.  

Furthermore, the canopy will allow natural ventilation to cool the area naturally.  

39. The thermal mass of the building provided by the concrete also helps to retain heat 

in the winter months. 

40. The Scheme will also have a stand-by generator at Level -2. 

Water and Sewage 

41. The Scheme will be connected to the water mains.   

42. The pool will use both seawater that will be extracted from a borehole and passed 
through a salt water chlorination system, and also fresh water that would be 

provided by mobile bowsers. 

43. The borehole and the discharge will be located in the pool pump room. 

44. The Scheme will include two reservoirs that will be used for the swimming pool, 

toilets and landscaping. 

45. The Scheme will be linked to the main sewer.  Any overflow and discharge from the 

pool will be collected by floor drains and will be connected directly or indirectly to 

the main sewer. 

Raw Materials 

46. Table 1 provides estimates of the raw materials required for the construction of the 

Scheme. 

Table 1: Estimated Volumes of Raw Materials 

Raw material Estimated amounts (m2) 

Concrete 2,248 m3 

Hollow Concrete Blocks 2,248 m3 

Steel Mesh 2,165 m3 

Steel Rebar 54 tonnes 

 

Waste Management 

47. This section describes the waste generation at the different stages of the Scheme.  

Table 2 presents the details of the expected wastes from the demolition, excavation, 
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and construction phases as presented in the Construction Management Plan.  The 

waste separation area will be located on the terrace in front of the existing building.  

The exact location can be seen from the Construction Management Layout Plan in 

Appendix 3. 

Demolition Phase 

48. This phase will start with the site clearing and the separation of different waste 
streams: glass, wood, aluminium, steel, masonry and concrete.  The materials will be 

grouped and sent to the designated areas.  The electricity supply and the other 

services will be deviated and demolition works commenced. 

Excavation Phase 

49. After having cleared the site from the existing structure and the loose material, the 

contractor will cut a trench around the perimeter of the area that will be excavated 

and general excavation would commence.  The excavated material will be directly 

loaded to the trucks in order to maintain site cleanliness, ensure environmental 

protection and limit any nuisance to neighbouring activities and users to a minimum.  

It has been estimated that the excavated material will be approximately 5,400 m3.  

Measures will be taken to ensure that no excavated material ends up in the sea. 

Construction Phase 

50. There is likely to be small quantities of waste generated during the construction of 

the Scheme.  The only construction waste will be in the form of cut-offs from the 

hollow concrete blocks and packaging wastes.   

Table 2: Details of waste expected to be generated 

Type of waste Approximate 

quantities 

Hazardous or 

non-hazardous 

EWC Code Waste 

disposal site 

HCB Bricks 400 m3 Non-hazardous 17 01 02 Wasteserv 

Tiles and ceramics 335 m2 Non-hazardous 17 01 03 Wasteserv 

Concrete 750 m3 Non-hazardous 17 01 01 Wasteserv 

Wood 21 doors Non-hazardous 17 02 01 Wasteserv 

Aluminium 12 apertures Non-hazardous 17 04 02 Wasteserv 

Iron and steel 30,000 kg Non-hazardous 17 04 05 Wasteserv 

Gypsum 460 m2 Non-hazardous 17 08 02 Wasteserv 

Operational Phase 

51. The principal wastes during operation will be generated from the restaurant.  These 

will include organic waste, cardboard, plastic, glass, and general municipal waste.  

These waste streams will be separated and disposed of by licensed waste contractors 

engaged by the operator, in accordance with the relevant regulations.   

52. The Scheme will have two kitchens, which will have two separate grease traps to 

intercept any oils and fats from cooking.  

53. Wastes will be stored in the refuse room, which is located at Level -1.  Food waste 

will be kept separate from the other waste streams. 
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EMPLOYMENT 

54. It is expected that there will be approximately 15 employees at any one time during 

the demolition, excavation and construction phases. 

55. Once operational, it is foreseen that the beach lido will employ a total of 25 persons 

on a full-time basis and another 15 persons on a part-time basis.   

PROJECT TIMING 

56. The estimated duration of the demolition, excavation, and construction phases of the 

Scheme are envisaged to take 21 weeks. 

57. The works will be divided into six phases, which will include some overlaps, see 

Table 3. 

Table 3: Project timing 

Phase Start 
Duration 

(weeks) 

Mobilisation, demolition and 

carting away of material  

End of January 

2018 

2 weeks 

Excavation and carting away of 

material 

February 2018 4 weeks 

Construction of Levels -2, -1 and 

0 

Mid-February 

2018 

13 weeks 

M&E Installations Levels -2, -1 

and 0 

March 2018 7 weeks 

Finishes (Final Fit) Levels -2, -1 

and 0 

Mid-March 2018 6 weeks 

Landscaping works, 

commissioning and testing 

Mid-April 2018 5 weeks 

MACHINERY 

58. The machinery envisaged to be used during the demolition and excavation works will 

include three delivery trucks, one trencher, and one excavator.  At construction 

stage one tower crane and two ready mix trucks will be used.  Two delivery vans will 

be on site at any one time and a one delivery trailer will also be used. 

POTENTIAL ENVIRONMENTAL IMPACTS 

59. Environmental impacts can be both negative as well as positive and their assessment 

is important so as to better define the effects that a proposal may have on its 

receiving environment.  In order for the environmental impacts of a project to be 

properly defined and analysed, an EIA process will normally need to be undertaken, 

complete with an identification of impacts, the determination of their significance, a 

comparison with the baseline condition, and consideration of alternatives.  The need 
for an EIA is, however, dependent on the screening of the likely impacts of the 

proposed development. 

60. A preliminary list of potential environmental impacts of the Scheme can be identified.  
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The list identifies only those impacts that may be significant.  The level of significance 

would need to be assessed as part of an EIA if the screening exercise concludes that 

one is required.  The potential impacts of the Scheme are considered to be: 

 Impacts on the geo-environment 

o The Scheme will involve the excavation of a new basement level at Level -

2.  The existing concrete platform is composed of concrete and the space 

beneath consists of inert infill material.  Excavation will consist of the 

removal of this material.  If rock excavation is necessary, it will be minimal. 

 Impacts on landscape and visual amenity 

o The Scheme site is located on the seaward side of the Buġibba 
promenade.  The Scheme site is currently abandoned and dilapidated and 

constitutes an eyesore.  The promenade level will be organised to 

safeguard the views of the bay from the promenade.  

 Impacts on the marine environment 

o The Scheme site is in close proximity to the sea, which is designated as a 

Special Area of Conservation – International Importance and as a Special 

Protection Area.  The site is also located on the rocky foreshore, 

however, the site has been built over for several years and the footprint of 

the proposed development does not extend outwards from that already 

built. 

o A Construction Management Plan has been prepared to ensure that no 

surface runoff from the Scheme site will end up into the sea during the 

demolition, excavation, and construction phases.  Physical barriers will also 

be set up to ensure that no demolition or excavation material ends up in 

the sea. 

 Impacts arising from demolition, excavation, construction activities, in 

relation to noise, vibration, dust, and surface water management 

o These potential impacts arising during demolition, excavation, and 

construction are likely to be short term and temporary; however, care 

must be taken to avoid impacts on the rocky foreshore and the marine 

environment. 

 Traffic impacts, both during construction (including heavy-vehicle traffic) and during 

the operation of the Scheme 

o The potential impacts arising from construction traffic emissions and other 

related disturbances are again likely to be short-term and temporary. 

o Measures for mitigating the impact from construction traffic are addressed 

in the Construction Management Plan.  These measures include 
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prohibiting the stopping of construction-related vehicles and machinery on 

Dawret il-Gżejjer, use of the service road, installation of signage, and the 

adoption of a ‘just-in-time’ approach. 

 Impacts on air quality 

o In addition to the above-mentioned dust pollution as a result of the 

construction phase, additional traffic attracted to the area could also 

impact the quality of the air. 

 Impacts on energy and water resources 

o Although the Scheme has been designed to take account of passive-design 

principles, with attention to sustainable energy consumption, as well as to 

water conservation and sustainable water consumption, impacts on 

resources are still likely. 

 Impacts from waste, generated during both the construction and operational phases 

of the Scheme. 

o As mentioned, the Scheme will generate demolition and excavation waste.  

It is uncertain whether the excavated material can be reused. 

o Waste will also be generated during the operational phase. 

MITIGATION PROPOSALS 

61. Preliminary potential mitigation measures associated with the identified impacts 

include: 

 Careful consideration of the access arrangements for all vehicular traffic, both 

during construction and following the coming into operation of the Scheme, in 

the interests of traffic and pedestrian amenity and safety; 

 Careful consideration of plant species to be used in any landscaping works to 

avoid disturbance of adjacent natural areas through the escape of cultivars; 

 Careful consideration of lighting at the Scheme to minimise disturbance to 

seabirds; 

 Ensuring the adoption of best practice environmental measures throughout 
construction.  No dirty run-off will be allowed to enter the sea.  Physical 

impermeable barriers will be placed on site in order to stop sea water 

contamination and to contain any demolition and excavation material; 

 Ensuring compliance with waste management regulations and the adoption of best 

practice in relation to operational waste management; and 

 Measures for mitigating noise, vibration, and impacts on air quality from the 

construction works through implementation of the Construction Management 
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Plan.  Trucks carrying materials will be covered in suitable PVC or equivalent 

dust-proof sheeting.  Trucks will not be overloaded and they will be sprinkled to 

keep waste material damp.  Trucks will also be wheel-washed before leaving the 

Scheme site.



 

 

 

 

 

 

 

 

 

Appendix 1: 

Existing Plans, Sections and Elevations 

  



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

Appendix 2: 

Proposed Plans, Sections and Elevations 

  



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 

  



 

 

 

 

 

 

 

 

 

Appendix 3: 

Construction Management Layout Plan 





 

 

 

 

 

 

 


