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Introduction

The Coastal Adaptation Supplementary Planning Document (SPD) has been prepared by a partnership
of East Suffolk Council, Great Yarmouth Borough Council, North Norfolk District Council, The Broads
Authority (The Broads), and the shared Coastal Partnership East team?®. The purpose of the SPD is to
provide guidance on the implementation of local plan policies along the coast from Holkham in Norfolk
to Landguard Point, Felixstowe in Suffolk. The SPD achieves this by providing guidance on:

e Development within the Coastal Change Management Area (CCMA);
e Rollback and relocation of development away from the CCMA;

e Enabling development; and

e (Case study examples of coastal adaptation best practice.

The SPD cannot:

e Conflict with planning policies nor can it prescribe that particular areas of land be developed
for particular uses; this is the role of the wider development plan (e.g. local plan and
neighbourhood plan) for each local planning authority;

e Create new, amend or revoke coastal management policies concerning the management of
each stretch of coast relevant to the SPD contained in Shoreline Management Plans;

e Address Nationally Significant Infrastructure Projects (NSIPs) — Large scale infrastructure
development that is not determined by local planning authorities but by HM Government;

e Address nationally permitted development rights — Development that does not require
planning permission by virtue of the Town and Country Planning (General Permitted
Development) (England) Order 2015, as amended; or

e Address wider support for or calls for compensation arising from properties and/or land at risk
of coastal change — with the exception of houses owned before 2009, where a Government
grant for surveys/demolition may be available.

The SPD does not:

e Address flood risk - Assessed through the use of site specific flood risk assessments relating to
local and national flood risk planning policies (see paragraphs 3.25-3.26 for more information).

An initial consultation was held between 4 September 2020 and 16 October 2020, and a formal
consultation on the draft SPD between 25 January and 8 March 2023. The responses received have
helped to prepare this document. The SPD is a material consideration in determining planning
applications, and supersedes the Waveney District Council Development and Coastal Change SPD

! Coastal Partnership East is the shared coastal management team of North Norfolk District Council, Great
Yarmouth Borough Council and East Suffolk Council

Page | 1
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(2013)? and the North Norfolk District Council Development and Coastal Erosion Development Control
Guidance (2009)3.

While this document provides useful guidance for a range of scenarios it will not be possible to address
the complexity of issues in every scenario. As with all coastal related development projects, early
engagement with the local planning authority and Coastal Partnership East will always be encouraged
to maximise opportunities and manage risks to life and property in a timely manner.

2 https://www.eastsuffolk.gov.uk/planning/planning-policy-and-local-plans/supplementary-planning-

documents/

3 https://www.north-norfolk.gov.uk/info/planning-policy/current-local-plan/coastal-erosion-development-

control-guidance/
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Figure 1 - The area to which the SPD applies
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Context: Homes, Businesses, Communities,
and Environment affected by Coastal Change

Before providing guidance relating to the implementation of coastal planning policies of the
Partnership’s Local Plans, it is important to set out the context within which the coastal planning policies
operate. This context chapter seeks to answer the following questions

e What are the coastal processes and geology affecting the coast?

e What are the economic, social, and environmental benefits enjoyed along the coast and how
are they affected by coastal change?

e How does climate change affect the coast?

What are the coastal processes and geology affecting the
coast?

The geology of this stretch of the Norfolk and Suffolk coast can be traced back to the Cretaceous Period,
with the oldest chalk dating to approximately 140 million years old. The underlying geology is today
covered by glacial sands, silts, clays and gravels deposited and shaped through the action of ice and
meltwater over the past 2 million years. Over the last 10,000 years following the last ice age, the sea
level has risen and the East Anglian coast, as is recognisable today, was formed.

The coast is prone to erosion through natural processes such as storms, surges and high levels of ground
water, resulting over thousands of years in continued changes to the coast. While these changes
predominantly lead to erosion of the coast, there are areas where accretion (gain of land through the
deposition of sediment) occurs, which can present a variety of challenges and opportunities for coastal
communities, and the environment. Coastal processes are natural processes driven by geology, tides,
weather and climate change that affect the coast in a variety of ways.

What are the economic, social, and environmental benefits
enjoyed along the coast and how are they affected by coastal
processes?

The rich and diverse Norfolk and Suffolk coast, offers a variety of opportunities, whether they benefit
the environment, communities, and/or businesses.

Large areas of the coast and inland coastal zone are covered by natural and historic environment
designations. These designations seek to maintain areas, buildings and structures for the significant
contribution they make in respect of natural beauty, heritage, geodiversity, special habitats, and
biodiversity, some of which are of national and international importance.

The historic, cultural, and natural qualities of the coast attract many visitors every year and are an
essential part of the successful local and regional economy. Other essential elements of the economy

Page | 4
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include agriculture, major ports and smaller harbours that sustain our maritime activities (from local
fishing to global trade) and the diverse and growing energy sector, as well as the infrastructure that
knits everything together. These benefits taken together make for an attractive place for leisure and

recreation, to do business, as well as to live.

Cromer Pier with theatre, refreshments and lifeboat station in rough seas.

Whilst erosion can cause risk to people and property, it is also an important natural coastal process.

Without erosion, vital sediment would not enter the coastal system from the cliffs, needed to form
beaches and other landforms which we value for multiple reasons, including recreation and natural
coastal risk management. Sediment generally moves from north to south along the shore, although this
can vary locally. Beaches are an important aspect of coastal risk management and a beach with high
levels of materials is essential for many of the coastal management structures whilst also providing
natural protection to cliffs. Slowing the movement of sediment through the use of coastal structures or
other interventions (e.g. beach replenishment) can help keep or restore beaches. However, coastal risk
management structures can also deprive downdrift sections of the coast of sediment, which leads to
increased wave impact on coastal structures and cliff erosion. Not only do the coastal processes affect
the benefits we take from the coast, but the ways in which we manage the coast also have a
fundamental impact on coastal processes.

It is clear that many of the benefits we enjoy along our coast are at risk from coastal change, and that
the effective management of our coast and adaptation to the effects of coastal change are of
fundamental importance to the continued sustainable enjoyment of our coast.

Page | 5
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How does climate change affect the coast?

The risks of climate change-enhanced coastal erosion are recognised in the UK Climate Change Risk
Assessment (2022)* the Government’s National Flood and Coastal Erosion Risk Management Policy
Statement (2020)°, the Environment Agency’s National Flood and Coastal Erosion Risk Management
Strategy (2020)%, and the Committee on Climate Change’s ‘Managing the Coast in a Changing Climate’
report (2018)’. These publications cite evidence of, and recent projections for a changing climate, and
coastal erosion implications.

Trends indicate accelerating sea-level rise, milder wetter winters, drier hotter summers, and an
increase in extreme weather events such as storm surges. The effects of climate change are likely to
accelerate rates of coastal erosion. There are particular implications for cliff instability as slips and
slumps can be caused by groundwater changes due to periods of extreme winter precipitation and
periods of drying. The resilience of risk management infrastructure, for example degradation through
storm surge damage, is also a key impact. The extreme and accelerating nature of climate change is
alsoincreasing the uncertainty about the accuracy of coastal change predictions, which emphasises the
importance of taking an appropriate approach to the application of climate change data.

windfarm in the background.

4 https://www.gov.uk/government/publications/uk-climate-change-risk-assessment-2022

> https://www.gov.uk/government/publications/flood-and-coastal-erosion-risk-management-policy-statement
& https://www.gov.uk/government/publications/national-flood-and-coastal-erosion-risk-management-strategy-
for-england--2

7 https://www.theccc.org.uk/publication/managing-the-coast-in-a-changing-climate/
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Coastal change is complex and there are many additional drivers and uncertainties in the system. These
include diverse geology and the interaction of risk management infrastructure with coastal processes
(i.e. interruptions in the natural process of sediment supply and movement along the coast). Alongside
uncertainties regarding the rates of climate change, predicting coastal change will become more
challenging.

Taken together these effects will continue to increase the pressure on coastal communities, natural
and historic environments, businesses and infrastructure in the following ways:

Increased risk to life.

e Increased risk to property.

e Increased pressures on coastal risk management measures.

e Increased risks to protected habitats and species.

e |ncreased risk of loss of land for recreational activities.

e Increased risk of loss of infrastructure.

e Increased risk of a reduction in economic activity.

e Increased risk of loss of heritage assets.

e Increased risk of loss of farmland.

e Increased costs of emergency response.

e Increased repair and maintenance of coastal risk management measures.
e Increased risk of saline intrusion, particularly in agricultural land, and sensitive habitats.

Understanding these complex coastal processes, the socio-economic and environmental benefits that
are provided by the coast, and the likely impacts of climate change are integral to devising the most
appropriate strategies for the continued long-term management of our coast. An outline of available
coastal management measures and policies is set out in the next chapter.

Page | 7
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Coastal Management Measures and Policies

Introduction

The fundamental principle of risk management and planning policy in coastal areas is that of Integrated
Coastal Zone Management (ICZM), which is a process that requires the adoption of a joined-up and
participative approach towards the planning and management of the many different elements in
coastal areas (land and marine). The partnership authorities have and continue to implement an ICZM
approach, as evidenced by the Norfolk and Suffolk Coastal Authorities Statement of Common Ground
for Coastal Zone Planning (Appendix 1). As coastal erosion risk management authorities, East Suffolk
Council, Great Yarmouth Borough Council, and North Norfolk District Council, are signatories to the
Coastal Concordat for England?.

This chapter provides an overview of coastal management and planning policy at the national, local and
neighbourhood scales. Appendix 2 (Organisation Roles & Responsibilities) seeks to support this chapter
and sets out the various roles, permissive powers and responsibilities of the key organisations that
engage in coastal management and planning.

8 https://www.gov.uk/government/publications/a-coastal-concordat-for-england
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Marine planning system

East Inshore &
Offshore Marine
Plans (2014)

UK Marine Policy
Statement
South East

Inshore Marine
Plan (2021)

Shoreline Management . . .
Plans 5-8 Intertidal zone (mean high to low spring water marks)

ESC Waveney
Local Plan (2019)

ESC Suffolk
Coastal Local
Plan (2020)

> GYBC Local Plan
Part 1 (2015)

Coastal

National Planning Policy Adaptation

Framework

SPD (2023)

3 GYBC Local Plan
Part 2 (2021)

Terrestrial (land based)
planning system

Figure 2: Flowchart showing the relationship between national and local coastal planning and planning related
documents’

National Policy and Guidance

The Government’s Flood and Coastal Erosion Risk Management Policy Statement!® sets out the long-
term ambition to create a nation more resilient to future flood and coastal erosion risk, reducing the
risk of harm to people, the environment and the economy. The Environment Agency’s Flood and Coastal
Erosion Risk Management Strategy®! provides a framework for guiding the operational activities and
decision making of practitioners supporting the direction set by government policy. The key objectives

° Once adopted, the emerging NNDC Local Plan will supersede the NNDC Core Strategy 2008

10 https://www.gov.uk/government/publications/flood-and-coastal-erosion-risk-management-policy-statement
1 hitps://www.gov.uk/government/publications/national-flood-and-coastal-erosion-risk-management-strategy-
for-england--2
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of both the Government’s Policy Statement and the Environment Agency’s Strategy are to ensure
existing and future places and infrastructure are resilient to coastal change and that everyone
understands the risks of coastal change, their responsibilities and how to take action. Clearly set out
within both documents is the importance of collaborative working to ensure the key policy objectives
are met.

The Environment Agency is a non-departmental public body with a wide range of responsibilities, which
includes taking a strategic overview of the management of coastal erosion. This strategic overview role
allows the Environment Agency to provide leadership for the management of coastal change including
where other risk management authorities have operational responsibilities, thereby helping to facilitate
a joined-up approach to tackling coastal erosion risk in a manner consistent with the principles of ICZM.

The ICZM approach is carried into the National Planning Policy Framework (NPPF)'?, which sets the
Government’s planning policies at the national level. Local Plans, which set the planning policies for
local planning authority areas, must be consistent with the policies set out in the NPPF. Thus, Local Plan
policies must be consistent with the Government’s ICZM approach.

The NPPF also sets out that Local Plans should manage the risks from development in areas at risk of
coastal change. To do this Coastal Change Management Areas (CCMA) should be identified within Local
Plans and inappropriate development within CCMA should be avoided. A CCMA is defined as an area
likely to be affected by physical change to the shoreline through erosion, coastal landslip, permanent
inundation or coastal accretion. This SPD covers areas at risk of erosion and coastal landslip.

The Planning Practice Guidance (PPG) for Flood Risk and Coastal Change®® provides guidance as to how
NPPF policy can be implemented through the preparation of land use plans (e.g. Local Plans and
Neighbourhood Plans) and the determination of planning applications.

The above documents are focussed on the terrestrial planning system, in other words land-based as
opposed to the marine-based planning system. The boundary between the two systems is between the
mean spring high and low water marks, creating an overlapping area where both the terrestrial and
marine planning systems operate. Marine planning'*is governed by the Government’s UK Marine Policy

Statement®®

and the Marine Management Organisation’s (MMO) Marine Plans. The Marine Policy
Statement provides the national framework for the preparation of Marine Plans and decision making
affecting the marine environment. Marine Plans provide detailed policy and spatial guidance for an area
and help ensure that decisions within a plan area contribute to delivery of UK, national and any area
specific policy objectives. The Marine Policy Statement and Marine Plans are managed in an integrated

and holistic way, in line with the principles of ICZM. The Marine Plans relevant to the SPD area are:

e East Inshore and Offshore Marine Plans (2014)*¢ — covering Flamborough Head to Felixstowe
e South East Inshore Marine Plan (2021)Y — covering Felixstowe to West of Dover

2National Planning Policy Framework - GOV.UK (www.gov.uk)

13 https://www.gov.uk/guidance/flood-risk-and-coastal-change

14 More information about UK marine planning is available here: Explore marine plans - GOV.UK (www.gov.uk)
B hitps://www.gov.uk/government/publications/uk-marine-policy-statement

16 East Marine Plans - GOV.UK (www.gov.uk)

7 The South East Marine Plan Documents - GOV.UK (www.gov.uk)
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A marine licence® may be required for any relevant developments which may impact the marine
environment, such as coastal risk management structures. Section 58 of the Marine and Coastal Access
Act 2009 requires local planning authorities to, in carrying out their authorisation and enforcement
functions, do so in accordance with the relevant Marine Plan/s unless material considerations indicate
otherwise.

The coast is home to a large number of natural and historic environment statutory and non-statutory
designations, from large scale Special Areas of Conservation to small listed buildings. These statutory
and non-statutory designations are often susceptible to coastal change which can result in loss of part
of or all of these assets, or conversely, can be an integral part of their designation as is the case with
geologically important cliff features. Natural England and Historic England have important statutory
roles in supporting the continued conservation of environmental designations and heritage assets,
respectively.

Local Policy

At the local level there are a range of documents that provide coastal planning and risk management
policy and guidance. Local Plans, Shoreline Management Plans, and Neighbourhood Plans are foremost
among these. Each of these documents are prepared in order to meet specific, often competing,
objectives. Objectives of Shoreline Management Plan policies are'®:

e Identify opportunities to maintain and improve the environment by managing the risks
from floods and coastal erosion;

e Identify the preferred policies for managing risks from floods and erosion over the next
century;

e Identify the consequences of putting the preferred policies into practice;

e Setout procedures for monitoring how effective these policies are;

e Inform stakeholders so that future land use, planning and development of the shoreline
takes account of the risks and the preferred policies;

e Discourage inappropriate development in areas where the flood and erosion risks are high;
and

e Meet international and national nature conservation legislation and aim to achieve the
biodiversity objectives.

Objectives of Local Plan and Neighbourhood Plan policies cover the following:

e To increase our resilience to coastal change, helping to protect households and the local
economy;

e To support healthy, safe, cohesive and active communities through improving health,
wellbeing and education opportunities for all;

18 Information concerning the need for a marine license for development is available here: Explore marine plans

- GOV.UK (www.gov.uk)
19

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/69206/pb1
1726-smpg-vol1-060308.pdf
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e To achieve diverse and prosperous economic growth;

e To enhance the vitality and viability of town centres and villages;

e To protect and enhance tourism and cultural facilities;

e To enhance and protect the natural, built and historic environment and provide accessible
green infrastructure and public open spaces;

e To achieve high quality design;

e To mitigate human impact on the environment and reduce contributions to climate
change;

e To deliver new homes; and

e Toimprove the quality and provision of all types of infrastructure.

Coastal processes make for a dynamic coast, and decisions made at one part of the coast can influence
coastal processes at other parts of the coast. It is therefore not always possible or desirable to meet all
of these objectives at every stretch of the coast and a balanced approach must be taken to ensure the

effective and sustainable management of the coast for all, both now and in the future.

Risk Management Structure/rock berm at Happisburgh with cliff erosion shown.

Shoreline Management Plans (SMP) provide coastal authorities with an opportunity to assess the risks
associated with coastal processes, the long-term implications for managing the coast, and set out the
coastal management policy for the short (up to 20 years), medium (20-50 years) and long (50-100 years)
term across each stretch of the coast. The eastern half of SMP5 (Hunstanton to Kelling Hard)?°, SMP6
(Kelling Hard to Lowestoft Ness)?!, SMP7 (Lowestoft Ness to Felixstowe Landguard Point)??, and the
northern most point of SMP8 (Landguard Point to Two Tree Island)?® cover the coastal area to which

20 Shoreline Management Plan 5 (Hunstanton to Kelling Hard)

21 Shoreline Management Plan 6 (Kelling Hard to Lowestoft Ness)
(
(

22 Shoreline Management Plan 7 (Lowestoft Ness to Felixstowe Landguard Point)
2 Shoreline Management Plan 8 (Landguard Point to Two Tree Island)

Page | 12


https://www.eastangliacoastalgroup.org/smp-5
https://www2.north-norfolk.gov.uk/smp6/index.html
http://www.suffolksmp2.org.uk/
https://www.eastangliacoastalgroup.org/smp-8

Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

this SPD relates. These SMPs form the evidence base for the identification of the CCMA within each of
the Partnership Authorities’ Local Plans, except the Broads, and are mapped on their respective Local
Plan Policies Maps®*. The three erosion risk areas (short, medium, and long term time periods) that
make up the CCMA, the geographical extent of each risk area and the description of the nature of the
risk in each area are detailed in the relevant SMP. This information will provide a valuable insight for
those seeking to understand the development options for a given area of land.

3.15 Local Plans set out a vision and a framework for the future development of the area, addressing needs
and opportunities in relation to housing, the economy, community facilities and infrastructure —as well
as a basis for conserving and enhancing the natural and historic environment, mitigating and adapting
to climate change, and achieving well designed and sustainable places. Local Plans are at the heart of
the planning system with a requirement in law for their planning policies to be accorded with by
planning applications unless material considerations indicate otherwise. For coastal planning, the
overarching objective for Local Plans is the same as that of the NPPF, to avoid inappropriate
development in vulnerable coastal areas and to facilitate relocation and replacement of assets at risk
of loss.

- S . e S Y

Eroded cliffs at East Runton showing old sea defences.

3.16 The partnership authorities each have their own Local Plans with their own coastal planning policies.
The partnership authorities’ adopted Local Plans are:

24 Suffolk Coastal Local Plan and Waveney Local Plan policies map:
https://eastsuffolk.maps.arcgis.com/apps/webappviewer/index.htm|?id=f6a98a5e2ddc4c209729cd8a180645b4
Great Yarmouth Local Plan policies map:
http://gybc.maps.arcgis.com/apps/webappviewer/index.html?id=ad21a10d70144a44949037739fe5acfd

North Norfolk Core Strategy policies map: https://www.north-norfolk.gov.uk/tasks/planning-policy/proposals-
map/

The Broads Local Plan policies map: https://www.broads-authority.gov.uk/planning/planning-
policies/development/policies-maps-final-adopted-versions
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e East Suffolk Council Suffolk Coastal Local Plan (adopted 2020)%
e Fast Suffolk Council Waveney Local Plan (adopted 2019)%®

e Great Yarmouth Local Plan Part 1 (adopted 2015)%’

e Great Yarmouth Local Plan Part 2 (adopted 2021)%

e North Norfolk Core Strategy (adopted 2008)%*

e The Broads Local Plan (adopted 2019)%*°

North Norfolk District Council is at an advanced stage with their emerging Local Plan, which when
adopted will supersede the above North Norfolk Core Strategy. The SPD is intended to also provide
guidance in relation to the emerging North Norfolk District Council Local Plan3!, which has reached an
advanced stage where weight can be given in accordance with paragraph 48 of the NPPF.

Neighbourhood Plans can be most easily understood as smaller scale Local Plans, usually undertaken
by parish councils and applying to their designated areas. Neighbourhood Plans must be in general
conformity with the strategic policies set out in the relevant Local Plan/s and must have regard to the
NPPF. The coastal management policies within our Local Plans are strategic policies, and therefore the
preparation of Neighbourhood Plans, where they seek to address coastal planning matters, should not
be in isolation but act to further support our ICZM approach. More information about neighbourhood
planning is available in Appendix 6 (Neighbourhood Plan Guidance) and on the relevant local planning
authority website®2.

Local Plan policies

This section highlights the key Local Plan policies addressing coastal planning matters within the
partnership authorities’ Local Plans.
The following policies identify the CCMA and the circumstances whereby development may be

acceptable within the CCMA:

e East Suffolk Council Suffolk Coastal Local Plan policy SCLP9.3 (Coastal Change Management
Area)

e East Suffolk Council Waveney Local Plan policy WLP8.25 (Coastal Change Management
Area)

e Great Yarmouth Local Plan Part 2 policy GSP4 (New Development in Coastal Change
Management Areas)

2 hitps://www.eastsuffolk.gov.uk/planning/planning-policy-and-local-plans/local-plans/
26 hitps://www.eastsuffolk.gov.uk/planning/planning-policy-and-local-plans/local-plans/
27 https://www.great-yarmouth.gov.uk/article/2489/Current-Local-Plan

28 hitps://www.great-yarmouth.gov.uk/article/2489/Current-Local-Plan

29 https://www.north-norfolk.gov.uk/tasks/planning-policy/core-strategy/

30 https://www.broads-authority.gov.uk/planning/planning-policies/development

31 https://www.north-norfolk.gov.uk/tasks/planning-policy/local-plan-new/

32 hitps://www.eastsuffolk.gov.uk/planning/neighbourhood-planning/
https://www.great-yarmouth.gov.uk/neighbourhood-planning
https://www.north-norfolk.gov.uk/tasks/planning-policy/neighbourhood-planning/
https://www.broads-authority.gov.uk/planning/planning-policies/neighbourhood-planning
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e North Norfolk Core Strategy policy EN11 (Coastal Erosion), the CCMA is referred to as the

Coastal Erosion Constraint Area.

While the Broads Local Plan does not identify a CCMA, policy SSCOAST (The Coast) provides a
framework whereby operational development in the coastal zone, as identified on the Broads Local
Plan policies map, will generally not be permitted unless in exceptional circumstances.

The above polices, except Broads Local Plan policy SSCOAST (The Coast), also require Coastal Erosion
Vulnerability Assessments (CEVA) to support relevant planning applications. North Norfolk Core
Strategy policy EN11 (Coastal Erosion) does not refer to CEVA by name but does require evidence of
the vulnerability of proposed development to coastal change to support planning applications.

The following policies support rollback and relocation of development at risk from coastal change:

e East Suffolk Council Suffolk Coastal Local Plan policy SCLP9.4 (Coastal Change Rollback or
Relocation)

e East Suffolk Council Waveney Local Plan policy WLP8.26 (Relocation and Replacement of
Development Affected by Coastal Erosion)

e Great Yarmouth Local Plan Part 2 policy E2 (Relocation from Coastal Change Management
Areas)

e North Norfolk Core Strategy policy EN12 (Relocation and Replacement of Development
Affected by Coastal Erosion Risk).

The Broads Local Plan does not contain a policy regarding rollback and relocation of development at
risk from coastal change as there is no development at risk from coastal change along The Broads
coast. However, the effects of coastal change on the estuary in the form of permanent inundation is
acknowledged and consideration must be given to this risk irrespective of the Local Plan policy context.

Flood risk

Flood risk and coastal erosion risk can be heavily interrelated; however, the focus of the SPD is on
existing and future development at risk of coastal erosion through the application of the above local
plan policies.

In addition to the NPPF, the partnership authorities’ local plans also contain flood risk policies which
address all sources of flooding, including from rivers and sea. Any proposed development at risk of
flooding from any source (e.g. sea, river, or other source) would need to be supported by a site-specific
flood risk assessment to help establish whether the development should be granted planning
permission. To avoid duplicating the assessment of flood risk, this SPD provides guidance on the
implementation of coastal planning policies and primarily the impact of coastal erosion on existing and
future development. No further guidance on flood risk matters is set out in the SPD.
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Development in the Coastal Change
Management Area

Introduction

This chapter provides guidance regarding the circumstances in which development may be appropriate
within the Coastal Change Management Area (CCMA) across the relevant local authorities®3. All coastal
development proposals should take account of the timeframe of erosion risk across the CCMA. The
primary purpose of the CCMA is to identify land that is likely to be vulnerable to coastal change now
and in the future across a 100 year timeframe. Incorporating the CCMA into Local Plans supports this
purpose with the objective of avoiding inappropriate development and guiding appropriate
development within the CCMA.

The collective Shoreline Management Plans (SMPs) for the coast covered by this SPD provide large-
scale assessment of the risks associated with coastal erosion and flooding. The SMPs set out the coastal
management policy for the short (up to 20 years), medium (20-50 years) and long (50-100 years) term
erosion risk areas. This policy framework addresses risks to people and the built and natural
environment with the intention of informing policy and planning decisions in a sustainable manner. As
such, the emerging and adopted Local Plans of the Local Authorities have used the relevant SMPs as
the evidence base to form the CCMA. While the SMP evidence supporting the erosion risk areas, and
therefore the CCMA, is robust, it is also important to note the following:

e The rate of coastal erosion (cliff recession rate) will rarely be steady or predictable. The SMP
erosion risk areas show the indicative overall extent of erosion for each epoch, but for example,
it would be wrong to infer that halfway through a particular epoch the erosion will extend to
half of the risk area.

e |n order to effectively manage the inherent unpredictability of coastal change, the following
buffer areas (risk zones) have been added to the evidenced erosion risk areas. Within these risk
zones a Coastal Erosion Vulnerability Assessment will often be required to support a relevant
planning application (as set out in Table 2) and demonstrate that the development will not
result in an increased risk to life or property.

o East Suffolk Council and Great Yarmouth Borough Council apply a 30 metre risk zone
landward of areas identified as a CCMA or Hold The Line (HTL) areas in order to ensure
that developments take account of the coastal erosion risk in the general vicinity.
Within HTL areas the 30 metre risk zone should be measured from the landward edge
of the risk management structure.

o North Norfolk District Council do not apply buffer areas to the CCMA within their
adopted Core Strategy. However, their emerging Local Plan applies a 30 metre risk zone

33 North Norfolk District Council’s existing Core Strategy Policies Map refers to a Coastal Erosion Constraint Area,
which is also informed by the relevant SMPs
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landward of HTL areas, which should be measured from the landward edge of the risk
management structure.

o Through the Suffolk Coastal Local Plan, East Suffolk Council applies a 60m risk zone to
the landward edge of risk management structures in areas of soft cliffs where
geological information indicates that risk management structures would likely be
adversely affected by development. Within the 60m buffer area/risk zone, Coastal
Partnership East should be consulted to consider whether a Coastal Erosion
Vulnerability Assessment should be undertaken.

The risk of coastal erosion, relates not only to the action of the sea on the cliff toe, but also to
the composition of the cliffs, where a high water content can also contribute to instability,
leaving them susceptible to slumping and landslides, irrespective of the nature of risk
management structures.

Erosion risk can also occur outside the CCMA, for example, from wave overtopping, which can
result in cliff erosion and risk to life and property, where risk management structures are
present.

The erosion risk areas are likely to be updated during the lifetime of this document and
consequently, the CCMA will shift to take account of updated, revised and adopted erosion risk
mapping, which takes into account likely climate change scenarios. Any updating of the CCMA
will need to be flexible enough to account for instances where new data reflects a greater or
lesser risk than previously documented.

What types of development can be appropriate in a CCMA

Each development proposal will have a different level of investment and a different intensity and

degree of use, meaning the potential increase of risk to property or life will vary. When referring to the

development matrix (Table 1) other considerations, such as the scale of development, its extent, and

permanence amongst other matters will be of particular relevance when considering the degree of

significance in terms of risk and consequently its appropriateness.

Essential infrastructure requiring a coastal location can be appropriate permanent development within

a CCMA provided there are clear plans to manage the impacts of coastal change on it and where it will

not have an adverse impact on rates of coastal change elsewhere.

The types of development this can include are:

essential transport infrastructure (including mass evacuation routes) which has to cross the
area at risk;

Essential existing or proposed utility infrastructure which is or has to be located in a risk area
for operational reasons, including electricity generating power stations, grid and primary
substations and water treatment works that need to remain operational in times of flood;
Coastal erosion risk management structures;

Wind turbine infrastructure.
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For other development the following criteria can be used as a basis for planning decisions on what may
be appropriate:

o  Within Short-term risk areas (up to 20 years time horizon) of the CCMA: only a limited range of
types of development directly linked to the coastal strip, such as beach huts, cafes/tea rooms,
car parks and sites used for holiday or short-let caravans and camping may be appropriate. All
would require time-limited planning permissions.

e  Within the medium (20 to 50-years) and long-term (50 to 100-years) risk areas of the CCMA: a
wider range of time-limited development, such as hotels, shops, office or leisure activities
requiring a coastal location and providing economic and social to the community benefits (the
PPG expects these benefits to be substantial)®**, may be appropriate.

e  Existing buildings, infrastructure and land-use subject to the relevant planning permission could
adapt and diversify to changing circumstances, where it reduces vulnerability, increases
resilience and raises funds to facilitate subsequent relocation.

e Permanent new residential development (including through change of use) will not be
appropriate within a CCMA.

East Suffolk Council, Great Yarmouth Borough Council and North Norfolk District Council have identified
CCMAs in their adopted and emerging Local Plans and mapped these on associated Policies Maps,
where the respective coastal planning policies set out the principle of development within the CCMAs.
An applicant should refer to the relevant:

o Policies Map in order to ascertain in which, if any, of the CCMA risk areas the proposed
development site is located;

e SMP to understand the erosion risk on the relevant stretch of coast; and
« Local Plan coastal policies to understand how a planning application would be assessed.

There are likely to be proposals that do not meet the national policy and guidance or local planning
policies, but that could provide new and innovative opportunities to manage the transition in the
coastal zone and deliver coastal, environmental and/or social benefits. This is discussed in more detail
in the following chapters, but it is imperative that any such proposals be discussed at the earliest
opportunity with the relevant Local Planning Authority and Coastal Partnership East.

Based on the relevant policies in the respective Local Plans, NPPF and PPG, Table 1 provides a high level
summary of the suitability of each development type listed in relation to the three SMP risk areas (short,
medium and long-term) that make up the CCMA.

It should be noted that if a site straddles the short and medium/ long term risk areas, the types of
development that may be considered appropriate will be different. For example, proposals to
reconfigure a holiday park could seek to locate camping vehicles, tents and touring caravans on land
within the short term risk area and modular type holiday accommodation, such as static mobile homes
and lodges, within the medium to long term risk areas.

34 Planning Practice Guidance Paragraph: 073 Reference ID: 7-073-20220825 Revision date: 25 08 2022
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Cliffs at Corton ©Environment Agency, 2011
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Short term Medium term Long term Notes
(up to 20 years) 3> |(20-50 years) (50-100 years)

Development Type

Permanent residential Not permitted within the
development, including CCMA.
replacement dwellings or change o See paragraphs 4.11 and 4.12
use to a permanent dwelling or more information.
Non-residential development IAssessment will take account
. Permanent non- of CEVA information,
residential development proposed use, and planning
e Intensification of use conditions are likely to be
e  Redevelopment or added. See paragraphs 4.13-
reconfiguration of 4.19 for more information.
existing uses
e  Replacement of
development affected by
coastal change
[Temporary development IAssessment will take account
of CEVA information and
time-limited conditions will be
added to a planning consent.
See paragraphs 4.20-4.24 for
more information.
Open land uses (i.e. no buildings) IAssessment will take account
of CEVA information and
time-limited conditions may
Yes Yes Yes be added to a planning
consent.
See paragraph 4.25 for more
information.
Changes of use (non-residential) Assessment will take account
of CEVA information and
time-limited conditions may
Possibly Possibly Possibly be added to a planning
consent.
See paragraphs 4.26 and 4.27
for more information.

Possibly Possibly

Possibly Yes Yes

Extensions (including householder Assessment will take account
development) of CEVA information and in
pasally Ves Ves parﬂcular, the level of risk to
life and property.
See paragraphs 4.28 and 4.29
for more information.
Essential infrastructure and Assessment will take account
community uses Possibly Possibly Possibly of CEVA information.

See paragraphs 4.30and 4.31
for more information.

Development will be acceptable subject to other local plan policies and any material considerations. A
planning consent is likely to be subject to appropriate conditions/legal agreement
;Development will not be acceptable under any circumstances

Development may be acceptable subject to the findings of a CEVA. A planning consent is likely to be
subject to appropriate conditions/legal agreement

Table 1 Development Matrix summarising the suitability of each development type in relation to the three SMP
epochs (short, medium and long-term) that make up CCMA:s.

Yes

Possibly

35 The 20/20-50/100-year time frames will be measured from the date on which the Coastal Erosion
Vulnerability Assessment (CEVA) is completed.
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Permanent residential development

Each of the participating Local Planning Authorities, other than the Broads Authority, have adopted and
emerging local plan coastal policies that preclude planning permission for permanent new residential
development within the identified CCMAs. This also includes any proposals for replacement dwellings
and changes of use of other buildings to permanent residential accommodation. For further clarity, this
relates to all types of residential use, such as individual dwellings, sheltered housing, student
accommodation, hostels, shared housing for disabled people, nursing homes and care homes,
residential education and training centres.

If non-permanent residential development/use is being proposed, an applicant should refer to the
temporary and time-limited development/uses section.

Permanent non-residential development

Significant new build development of a permanent nature that is not associated with an existing
building and/or use, is unlikely to be appropriate within the CCMA, whatever its proposed use.
However, where there is clearly a benefit to the wider community arising from the proposed
development, for example, community infrastructure, then that will be a material consideration to be
balanced against the risk implications. Depending on the degree of risk, such development could be
considered as appropriate in the medium and long-term epochs, with the imposition of suitable
planning conditions so as to maintain the value to the community in perpetuity (or at least throughout
the lifetime of the development).

However, within the medium to long term risk areas, a wider range of time-limited development and
uses may be considered. This could include, but is not limited to, cafes, hotels, shops, offices or leisure
uses requiring a coastal location that have economic and social benefits to the local community.

Intensification of use (non-residential)

Intensification of the use of a building can increase the extent of risk to life, particularly where it is
occupied on a permanent basis, but it is unlikely to increase the magnitude of property at risk.
Intensification of use could be a means of improving the viability of a use, by securing greater
investment in the maintenance of a property, which will be important in helping to counterbalance the
degenerative effect of blight associated with coastal change. Proposals for intensification will frequently
not need planning permission, but where they do, they will need to be considered in light of the existing
risk.

For intensification of the use of properties within the risk zone associated with the first epoch (up to 20
years) to be appropriate, an applicant will need to demonstrate that any increase in risk to life can be
mitigated, for example through conditions or legal agreements. Beyond the first epoch, the principle of
the intensification of a non-residential use is likely to be acceptable in the context of the existing risk to
life, as the increase is likely to be minimal. The degree of control over the occupancy or use of the
property may be pertinent, for example, if the proposal involves increasing the occupancy (either
through the total number or extending the period of occupancy) of a building that is run or managed
as part of a wider business this could pose less of a risk than an independently occupied building.
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Redevelopment or reconfiguration of existing sites (non-residential)

An applicant with a proposal for redevelopment will be encouraged to consider relocation of the
development to a site beyond the CCMA. If relocation is not considered to be possible then
redevelopment will be considered in terms of the magnitude of property and life at risk. If the proposal
is substantially larger than the existing building (beyond any permitted development, which could be
exercised) or is designed so as to encourage more intensive use, then the relevant guidance relating to
extensions or intensification (as appropriate) would apply.

Replacement of development affected by coastal change (non-residential)

This requires that development is relocated to a site beyond the CCMA. However, there may be some
circumstances where the removal of development from a short-term risk zone and its replacement in
a longer-term risk zone would be an acceptable part of an adaptation plan, particularly if the relocated
uses would not increase the overall risk to life or property.

It is unlikely that the replacement of development in the short-term risk epoch with one in the same
risk epoch would ever be appropriate. However, there may be sites that span at least two of the risk
epochs, for example, a holiday park, which seeks to relocate caravans at most imminent risk (closest to
the cliff top) to a location further inland. Even if the new part of the site is within the CCMA the overall
risk would be the same (although its imminence would be reduced). Such adaptation is more flexible
to the changing circumstances of a coastal site, which can reduce vulnerability, increase resilience and
potentially raise funds to facilitate relocation. Such coastal roll back and adaptation forms of
development are discussed in more detail in Chapter 5.

Temporary development

Temporary development within a CCMA relates to development proposals that require a coastal
location and can be granted planning permission for a specific period of time in order to:

e reduce the risk to people and the development by taking account of the assessment of
vulnerability; and
e manage the removal of the development to minimise the impact on the community

and on the natural and historic environment.

Development that is temporary (whether by its nature or by limiting its planning consent) is unlikely to
constitute an increase in property or life at risk, provided it can be controlled in order to ensure its
removal or relocation prior to the erosion risk becoming imminent. Temporary development will often
be considered as an appropriate response to coastal change and can help facilitate ‘adaptation’ to
change. Also, as stated in the PPG®®, ‘The use of modular forms of construction can mean buildings can
be disassembled and reassembled in a new location as a way of minimising the cost of relocation.” Such
temporary uses include, but are not limited to, use of land for caravans, mobile homes, temporary

36 https://www.gov.uk/guidance/flood-risk-and-coastal-change - Paragraph: 074 Reference ID: 7-074-20220825
(Revision date: 25 08 2022)
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structures and land for open storage. In addition, some types of non-permanent residential
development could be acceptable.

The result of such temporary development could, however, (individually or cumulatively) give rise to
positive or negative impacts with regards to the character or viability of a settlement in the longer-term
and this would need to be balanced in relation to the longer-term sustainability of that community.

It is difficult to define the lifetime of specific developments here, as each will have different
characteristics, be located in a different part of a CCMA and potentially where a site spans across more
than one risk area. Applicants would be expected to justify why they have adopted a given lifetime for
the development when they are formulating their Coastal Erosion Vulnerability Assessment (CEVA) (see
CEVA section). Developers, the Local Planning Authority and the Environment Agency should aim to
agree what lifetime is acceptable, having regard to the anticipated impacts of coastal change taking
into account climate change. Where the lifetime of the development is prescribed by the time in which
coastal change is anticipated to impact on it, the lifetime of the development will be controlled by a
specific time-limited planning condition. Such a condition would require the review of the permission
in relation to rates of coastal change and ensure the removal of the development prior to the
anticipated impact of the coastal change. The condition would also be re-applied to a renewed planning
consent, where erosion has progressed at a lower rate than predicted.

The lifetime of a non-residential development depends on the characteristics of that development.
Applicants would be expected to justify why they have adopted a given lifetime for the development
when they are preparing a CEVA.

Open land uses

Open land uses (uses with no buildings) are likely to be appropriate within the CCMA and indeed may
be encouraged as part of the implementation of ‘rollback’ proposals and could provide benefits such

as biodiversity net gain or habitat creation or replacement.

Changes of use

Changing the use of a building can often be the best means of securing a beneficial use for a
development where its original use may no longer be viable (perhaps because of the risk of erosion, or
the blighting effect of the threat). This may in part be an appropriate form of adaptation in response to
coastal change. However, where planning permission is required, the proposed change of use could
give rise to an increase in the intensity of use and potentially, therefore, increase risk to life. Where the
latter is the case, a CEVA would need to demonstrate that the risk can be mitigated, which could then
be secured by means of conditions in order to limit the lifetime of the new use.

For example, the re-use of dwellings that could be used for other purposes would support coastal
change adaptation by removing the permanent residential status of the property at risk and granting a
time-limited change of use permission for an alternative lower risk use. This could also provide
householders with some financial assistance to help develop in an alternative location and in the short
term, would remove the burden of demolition and land restoration costs for householders. Potential
alternative uses will largely depend on the position of a dwelling within the CCMA, but could include
temporary use as holiday accommodation, community facilities or other time-limited commercial uses.
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Extensions (including householder development)

Extensions are frequently proposed within a CCMA in order for property owners to be able to meet
their changing needs. In areas exposed to coastal erosion risk, a property owner’s choices are likely to
be restricted by the limited life-expectancy of their building (or its suppressed value as a result of that)
making it more difficult to sell or raise funds. The benefit arising from a proposed extension will need
to be weighed against any increase in the size of the property or life put at risk and possibly the expected
life of the property.

For extensions to properties within the risk zone associated with the first epoch (up to 20 years risk
area), an applicant will need to provide information within a CEVA to demonstrate any likely increase
in vulnerability, with regards to risk to life and property. Beyond the first epoch it would seem
unreasonable to restrict extensions where, in the context of the existing risk to life and property, the
increase is minimal. The appropriate test is likely to be whether the proposed extension is clearly
subordinate to the existing property or building.

Essential infrastructure and community uses

Essential infrastructure and community uses that are fundamental to the normal functioning of a
settlement can be considered appropriate within the CCMA, where it can be demonstrated that there
is no other more suitable location that is feasible. Suitable conditions/legal agreements would be put
in place to secure removal of any structures at the appropriate time.

In all of the above cases, where planning permission is required, the appropriateness of a development
needs to be informed by a Coastal Erosion Vulnerability Assessment (CEVA), which should demonstrate
that a development would be safe over its planned lifetime and that it will not have an unacceptable
impact on coastal change. In addition, development proposals should demonstrate that they would
provide wider sustainability benefits that outweigh the predicted coastal change impact.

Coastal Erosion Vulnerability Assessment (CEVA)

The purpose of this section is to provide further detail and guidance on the need for and content of a
Coastal Erosion Vulnerability Assessment (CEVA). It is important to take a risk based approach to new
development in all areas at risk of coastal change. However, this needs to be balanced against the need
to help maintain the integrity of coastal communities and businesses. Therefore, it is recognised that
some forms of development or land use within the CCMA may be appropriate, providing the long-term
aims of supporting adaptation to coastal change can be achieved and it does not add to existing risks.

A Coastal Erosion Vulnerability Assessment (CEVA) will establish whether proposed new development
will be appropriate in a given location. The matrix below (Table 2) indicates which development
proposals would be expected to prepare a CEVA, the level of detail required in relation to different
types of development and in different locations. It is advised that applicants check with the relevant
local planning authority to ensure that a CEVA is required for the location of the proposed development
and if required, agree the scope of the CEVA with the shared Coastal Partnership East Team.
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As part of the planning process, the CEVA will be checked by the shared Coastal Partnership East Team
to ensure that it has been prepared to an appropriate level of detail and is objective in its findings. If
this is not the case, the applicant will be advised of where the CEVA needs improvement. On receipt of
a compliant CEVA, the shared Coastal Partnership East team will provide a formal response on the
application to the relevant planning team. To ensure the preparation of a complaint CEVA with the
submission of a planning application, applicants are advised to consider pre-application advice from the
relevant local planning authority.

The purpose of the CEVA is to ensure the applicant:

e isaware of and understands the relevant policies associated with coastal change;

e has demonstrated that the development (including any new and/or altered servicing
infrastructure) will be safe through its planned lifetime, without increasing risk to life or
property, or requiring new or improved coastal risk management measures;

e has demonstrated that the proposed development (including any new and/or altered
servicing infrastructure) will not increase the risk of coastal erosion elsewhere, for example
from increased groundwater and surface water run-off, resulting in cliff destabilisation.
Infiltration may therefore not be possible or desirable in all circumstances. Early
engagement with the Lead Local Flood Authority (Suffolk County Council*’ or Norfolk
County Council®®) and/or relevant surface water drainage expert will be necessary to
ensure surface water can be managed without increasing risk to life or property;

e has demonstrated that the development (including any new and/or altered servicing
infrastructure) will not impair the ability of communities and the natural environment to
adapt sustainably to the impacts of a changing climate;

e has considered the measures for managing the development (including any new and/or
altered servicing infrastructure) at the end of its planned lifetime, including any proposals
for the removal or relocation of the development before the site isimmediately threatened
by coastal change; and

e that decisions taken on investment are made with a full understanding of the risks and
uncertainties.

For practical reasons it is difficult to define the lifetime of development as each development will have
different characteristics. For guidance, new permanent residential development should be considered
for a minimum of 100 years, and non-residential development should be considered to have a lifetime
of at least 75 years®®. However, there is significant complexity and variety in the characteristics of non-
residential development and therefore 75 years should be the starting point for assessment rather than
a definitive figure. Applicants will be required to justify why they have adopted a given lifetime for the
development when they are formulating their CEVA, and must demonstrate that the risks have been
adequately assessed against the economic, social and environmental benefits of the development
within the CCMA.

37 https://www.suffolk.gov.uk/roads-and-transport/flooding-and-drainage

38 hitps://www.norfolk.gov.uk/rubbish-recycling-and-planning/flood-and-water-management
3% As evidenced at paragraph 006 of the Flood Risk and Coastal Change PPG:
https://www.gov.uk/guidance/flood-risk-and-coastal-change
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As a starting point, in attempting to justify a different design lifetime for a non-residential development
proposal than that of 75 years, the following non-exhaustive list should be considered:

e the proposed land use/s,

e whether the development would be permanent or temporary,

e the vulnerability to coastal erosion of the proposed development, and

e the ease and speed with which the proposed development could be moved, adapted or
demolished.

If the development proposal comprises a mix of uses or different characteristics that would warrant the
identification of multiple design lifetimes for elements of the overall development, the CEVA should
adopt the longest development lifetime. For example, if a development proposal comprised a mix of
permanent residential, retail and office uses, it may be considered that the development lifetime of the
retail and office elements would be less than that of the 100 year residential element, perhaps 75 years.
In this situation the CEVA should adopt the 100 year lifetime as the lifetime for the whole development
proposal. Alternatively, the CEVA could comprise a number of assessments, each evidencing a different
design lifetime for a specific element of the overall development.

The detail contained in the CEVA should be proportionate to the degree of risk and the scale, nature
and location of the proposed development. Reflecting the requirements of the relevant Local Plan
policies, the matrix below (Table 2) indicates which development proposals would be expected to be
supported by a CEVA, the level of detail that would be required in relation to different types of
development and in different locations.

The Broads has not identified a CCMA within its Local Plan due to their small stretch of coast and its
undeveloped nature. The Broads therefore does not feature in Table 2 CEVA matrix for development

types.
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Local Plan

Location on the [Permanent Non-

Coastal Local
Plan)

coast residential
East Suffolk  [Within CCMA
Council CCMA or Hold
(Suffolk The Line areas

+30m risk zone*®

60m risk zone
landward of
coastal risk
management
structures in
areas of soft

cliffs*t
East Suffolk  [Within CCMA
Council
(Waveney  [CCMA (includes
Local Plan)  |Hold The Line
areas) +30m risk
zone
Great Within CCMA
Yarmouth
Borough
(Cgrir;ct” CCMA (includes
Hold The Line
Yarmouth )
areas) +30m risk
Local Plan L one
Part 2)
North Norfolk|Within Coastal
District Erosion
Council Constraint Area
(North (CECA)*?
Norfolk Core
Strategy)
North Norfolk|within CCMA
District
Council 30m risk zone in
(emerging  |Hold The Line
Local Plan)  |areas

Table 2: Coastal Erosion Vulnerability Assessment matrix for development types. Note: Red colour = will not be
permitted, Amber colour = possibly acceptable and Level B CEVA required, Green colour = possibly acceptable and
Level A CEVA required.

40 The 30m risk zone, or buffer area, should be measured from the CCMA, or in Hold the Line areas from the
landward edge of coastal risk management structures.

41 policy SCLP9.3 (Coastal Change Management Area) of the Suffolk Coastal Local Plan requires consideration be
given to the preparation of a CEVA in areas of soft cliff located up to 60 metres landward of coastal defences

where known

geological information indicates that the capacity of coastal risk management structures are likely

to be adversely affected by development.
42 The North Norfolk Core Strategy identifies a Coastal Erosion Constraints Area (CECA) in policy EN11 (Coastal
Erosion) and on its policies map. The CECA functions in the same way a CCMA would.
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The different types of development identified in the above CEVA matrix are defined in the above
section, from paragraph 4.12. Where a type of development is not included in Table 2 above, advice
should be sought from the relevant planning authority.

Level A CEVA

A Level A CEVA would require an assessment of the risk to the development from coastal change over
its anticipated lifetime. It must take into account the relevant SMP policies and impacts upon coastal
management. The CEVA should also include a statement that accepts the risks and uncertainties
associated with development in areas susceptible to coastal change and that policies for coastal
management are also liable to change. A standard form is included in Appendix 3.

Level B CEVA

A Level B CEVA is required for higher risk development and areas, as indicated in Table 2 above, and a
more detailed assessment will therefore be required.

It would need to consider the following:

e The proposed development location and significance in relation to other properties in the
adjacent area;

e The nature and scale of the proposed development;

e The predicted shoreline position in relation to the proposed development under current
SMP policy and also with No Active Intervention scenarios;

e The potential for and significance of intervention measures that are required to resist or
manage erosion in order to protect land, including the proposed development, from loss
during its design life;

e Where appropriate, the timescale for when the proposed development is expected to be
lost to the sea.

Development proposals within the CCMA will also need to:

e Consider land drainage and run-off issues, and

e Consider and identify measures for managing the development at the end of its planned
life, including proposals for the removal of the proposed development before the site is
immediately threatened by shoreline changes and how the construction materials are
reused. This will need to be secured by legal agreement (e.g. S106) or condition upon the
grant of planning permission.

Before undertaking a Level B CEVA it is advised that an applicant contacts the shared Coastal
Partnership East Team to discuss its scope and content. A standard form is included in Appendix 3
setting out essential requirements for the Level B CEVA, but this should be used as a guide only. Further
information or greater detail may be necessary for some types of development.
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Rollback and Relocation

Introduction

Across the SPD area there are a number of residential and commercial properties, as well as businesses,
and key infrastructure including roads and pathways, situated within the Coastal Change Management
Areas, and at risk from erosion. Coastal change can have a direct effect upon the health and wellbeing
and long-term sustainability of affected coastal communities, for example through the erosion and loss
of land, to the potential effects emanating from ‘blight’ and a reduced desire to invest in those
properties and the wider area.

In light of these effects upon coastal communities, national policy requires Local Plans to make
provision for development and infrastructure that needs to be relocated from Coastal Change
Management Areas. Planning Practice Guidance advises that either formally allocating land in a Local
Plan, or allowing for relocation where planning permission would normally be refused, are two ways in
which this could be achieved.

In response, each planning authority*® within the partnership area includes policies in their Local Plans
to help proactively rollback or relocate development in areas of risk to those areas further inland that
are deemed ‘safer’ in a timely fashion, before they are impacted by coastal erosion.

The relevant policies with respect to rollback and relocation from each Local Plan are set out below:

e FEast Suffolk Council Suffolk Coastal Local Plan policy SCLP9.4 (Coastal Change Rollback or
Relocation)

e East Suffolk Council Waveney Local Plan policy WLP8.26 (Relocation and Replacement of
Development Affected by Coastal Erosion)

e Great Yarmouth Local Plan Part 2 policy E2 (Relocation from Coastal Change Management
Areas)

e North Norfolk Core Strategy policy EN12 (Relocation and Replacement of Development
Affected by Coastal Erosion Risk) and policy CC6 (Coastal Change Adaptation) of the
emerging Local Plan.

This chapter provides further detail and guidance on the interpretation of the above policies, such as
how land or sites may be identified for rollback or relocation purposes; how such land may be acquired
or identified; and how land, which has been vacated, should be managed or utilised in the future to the
point at which it is eventually eroded.

Itis important to note that the Government does not offer compensation for properties lost as a result
of coastal change. Compensation is therefore not a matter which can be considered under planning
policy. Some government funding can be accessed to assist with demolition of residential properties
under a Coastal Assistance Grant, but only if they were purchased before 15 June 2009.

43 The Broads Local Plan does not include any policies relating to rollback and relocation
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Residential land-uses affected by coastal erosion

The timely relocation or rollback of residential dwellings (in other words, well before they are at
imminent risk of falling into the sea) is a key aim of the Local Plans, and is also in line with national
planning and Defra policy. For this reason, differing weight may be given to some planning policies to
help facilitate relocation.

When identifying alternative areas or land to enable sites to rollback or relocate residential properties
to, the Local Plans require those alternative areas to be compliant with a number of policy criteria.
Whilst some of these criteria are shared by each Local Plan there are some differences, which reflects
the nature and purpose of individual plans, and therefore greater interpretation on these matters are
explored further below.

General locational principles

The North Norfolk (EN12) and Great Yarmouth (E2) Local Plan policies are broadly similar in their
approach when guiding alternative areas or land to enable sites to rollback or relocate residential
properties to. These require sites to be within or adjacent to identified settlements, whilst outside
either the Coastal Change Management Area (Great Yarmouth Local Plan) or Coastal Erosion Constraint
Area (North Norfolk Local Plan). Whilst the terms ‘identified settlement’, ‘Coastal Change Management
Area’ and ‘Coastal Erosion Constraint Area’ are clearly defined within both Local Plans, the term
‘adjacent’ is not. In most circumstances the preference will be for development to share a land
boundary with an existing settlement — for example, adjacent to a settlement’s development
limits/boundaries — as this helps to maintain a more sustainable form of development and helps to
reduce the potential for isolated dwellings in the countryside.

Notwithstanding this preference, the term may also be more flexibly applied in order to take into
account the prevailing character or function of each settlement, and in circumstances where it is not
possible to share a land boundary e.g., where settlements do not have development limits/boundaries.

Similarly to the Great Yarmouth and North Norfolk Local Plans, the Waveney (WLP8.26) and Suffolk
Coastal (SCLP9.4) Local Plan policies also require relocated sites to be located outside of their respective
Coastal Change Management Area. Whilst there is no requirement for site’s to be ‘adjacent’ to
development limits/boundaries, the policies do permit relocation or rollback outside of settlement
boundaries*, but also requires those locations to exhibit a similar or improved level of sustainability
with respect to access and facilities as per the original dwelling.

In simple terms this means that in interpreting the policy, the applicant will need to clearly demonstrate
that the occupiers of the rollback or relocated dwelling will not be disadvantaged with respect to
accessing facilities (e.g. primary school, food shop, bus services, employment opportunities etc) than
the location the original dwellings was in; and where possible, demonstrate an improved level of access
to such facilities.

4 Equivalent term to development limits or development boundary

Page | 30



5.13

5.14

5.15

5.16

5.17

5.18

5.19

Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

Under all the Local Plans, there remains a strong preference for all sites to be able to access the nearest
settlements and facilities safely and where possible via non-motorised travel modes (cycling, walking)
to avoid car trips being necessary for even short journeys.

The locational principles of relocated properties also need to consider how it would relate to the local
landscape and townscape. Given that many potential relocation sites would be within the Norfolk Coast
AONB, Suffolk Coast and Heaths AONB, or potentially move development nearer to the Broads Area,
there will be particular sensitivities about the landscape impact of any relocated dwellings. Although
some limited relaxations to the application of Local Plan AONB policies may be necessary in the overall
planning balance to help facilitate relocations/rollbacks, for the public good, Local Plan policies on
landscape character and setting generally (as well as AONBs) must be considered appropriately.

Various other elements of the appropriateness of relocation sites should be considered too, particularly
including, but not necessarily limited to, the potential impact on listed buildings, conservations area,
flood risk, nature conservation, as well as the application of relevant neighbourhood planning policies.

Size of replacement/relocated properties

The Great Yarmouth and North Norfolk Local Plans generally expect relocated dwellings to be of a
comparable scale (i.e. “like for like”) to the dwelling that it is replacing. Whilst this is not a policy
requirement in the Waveney and Suffolk Coastal Local Plans or the emerging North Norfolk Local Plan,
clearly the size of any relocated dwellings will require a level of consideration in the planning balance,
alongside other landscape and design policies in order to minimise the risk of unnecessarily larger
homes impacting upon the undeveloped countryside.

In general it is recognised that there may be circumstances where greater flexibility in the scale of
relocated properties is needed, for example where this concerns matters of viability or improved
standards of living. Therefore, where Local Plans do require relocated dwellings to be of comparable
scale, applicants will be expected to provide clear justification in these circumstances in order for the
Local Planning Authority to appropriately balance the viability of the proposal, the needs of the owner
or community and the need to safeguard other interests, including the setting of the countryside.

Irrespective of the currently adopted Local Plans, permitted development (PD) rights are normally
available to increase the size of a house after it has been built (without express planning permission
needing to be applied for). However, if permitted development limits have already been reached or
exceeded by the original building now being replaced, no further permitted development will be
allowed for the replacement dwelling. Any planning consent will include a condition that will require a
planning application for any future extensions or outbuildings.

If the original dwelling has not already used its permitted development allowance, the new building
would be allowed to be designed and constructed to include the additional space that would normally
be permitted once the dwelling was occupied. In such cases, planning permission will be granted with
a condition that would prevent further extensions or outbuildings without the submission of a further
planning application —in other words, with the permitted development rights withdrawn.
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Commercial, community, business, infrastructure and
agricultural uses affected by coastal erosion

Identifying alternative areas or land

The relevant Local Plan policies are intended to aid coastal business owners and commercial operators
to make longer-term decisions about investment and growth. The value of retaining or protecting
existing businesses and their employees (and supply chain, as relevant) to local communities can be
considerable, in both economic and social terms. For obvious operational and business reasons,
however, it will not always be practicable to relocate some businesses to sites outside the Coastal
Change Management Area (for example, a tourism business that relies on its seaside location).

For this reason, some types of development will be permitted inside the CCMA (see Table 1 —
Development Matrix). Careful consideration of the precise risk in the particular area will need to be
undertaken through a Coastal Erosion Vulnerability Assessment (CEVA).

The phasing or timing of relocation can be critical to the success of any rollback scheme. For practical
and operational reasons, a relocation may have to be spread over an extended period of time (a caravan
site, for example). This can have implications for local communities as it could lead to a longer period
of construction (albeit perhaps at a lower level of intensity). At the same time it is recognised that an
extended period of time may be needed to help absorb the costs and potential loss of business income
before the new site is fully established.

Opportunities to relocate and redevelop within existing site boundaries may also be appropriate. This
could include moving buildings away from the cliff edge to vacant land; reconfiguration of the layout of
buildings within the site; reusing more vulnerable parts of the site for open land uses or other
temporary uses. Therefore, in the short-term risk area, proposals for temporary uses, open land uses,
some changes of use and small extensions may be acceptable. In both the medium and long-term risk
areas within the CCMA, where the CEVA demonstrates there will be no increased risk to property or
people as a result of the development, larger extensions, new buildings and some intensification of use
may be permitted. A balance will need to be made between the risk associated with retaining a coastal
location and the wider economic benefits for the operator and wider community. Proposals for
development that demonstrates that this is the case and that the longer-term coastal risk planning is
incorporated, will be supported.

Where relocation to a new site is necessary, this should normally be located where it is accessible (or
well-related®) to the community from which it was displaced. Though this will depend on the specific
type of use being relocated, this will normally mean no more than 2km away from the existing
community and with appropriate highway links for vehicular and non-vehicular traffic. It is recognised,
however, that the scale and type of particular businesses may necessitate further flexibility on
relocation sites, with decisions being made on a case-by-case basis.

As with residential developments, many potential relocation sites are likely to be within one of the
AONBs. Proposed relocation sites will therefore need to consider their potential landscape impacts, in

45 As per North Norfolk Local Plan Policy EN11
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line with the relevant Local Plan policies and the NPPF. It is recognised that, in some cases, the
relocation site may be in a less sensitive part of the AONB than the original site, so potentially reducing
the net level of harm to the AONB.

There are some sports grounds and courses which are located on the coast, such as football pitches.
Whilst some sports facilities are only for the benefit of their membership, almost all allow visitors and
some are available to the public (to hire, for example). Some coastal golf courses are at high risk, as
often they are on undefended stretches of the coast.

Golf courses often have a dual role, firstly as a local sporting, leisure and cultural facility — they often
have a restaurant, bar and function rooms — and secondly as an important tourist location for golfing
societies and golfing holidays. Therefore, it is important to retain golf courses where at all practicable.
It may sometimes be possible to create new holes inland to replace those under threat, depending on
land availability (and other considerations); this would be supported in principle. Some enabling
development might be considered necessary to support the creation of new holes and this is discussed
in Chapter 6.

New development should not hinder future realignment of the England Coast Path and should seek to
proactively provide future options for realignment of this path and other public access. Other public
access (e.g. rights-of-way) should also be considered, including safeguarding/improving existing and
relocating/creating new ones, as appropriate.

Where a business or commercial use does not rely on a coastal location as part of its overall business
plan, timely relocation to a site outside the CCMA would be supported. Short-term re-use of
buildings/land that become vacant may be suitable for alternative uses but will be subject to time-
limited planning conditions to manage risk.

To help businesses and commercial uses relocate to alternative sites outside the CCMA, there may be
support for the development of mixed-use schemes to assist the viability of new proposals. This could
take the form of new residential or retail developments but will be subject to applicants demonstrating
that the scheme will not be viable without the inclusion of other forms of development. Additionally,
‘enabling’ development if proven to be necessary will only be permitted on appropriate sites in
sustainable locations. This will depend on the specific purpose of the enabling development and
considered in the planning balance of other policies in the respective local plans. It would also be
expected that any enabling development would only be a small proportion of the new development
(see Chapter 6 — public benefits).

The loss of agricultural land to erosion is not compensated financially by the Government. However,
some permitted development rights for agricultural buildings and operations exist and these can be
used, as appropriate. Where (for example) a barn used to store machinery is at high risk of being lost
and it needs to be relocated/replaced elsewhere, in a location at lower risk, this would be given
favourable consideration.

Where infrastructure is proposed to be relocated, appropriate consideration should be given to
potential relocation alternatives. In some cases, there may be only one main option (perhaps for
operational reasons) but in most cases costs and environmental considerations will also be significant.
All opportunities to ‘climate-proof’ such relocations as much as possible (i.e. make them resilient to
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future climate change) should be taken. In all cases, the clear rationale for the proposed relocation
option/choice should be set out, with consideration of alternatives also detailed. Early discussions with
the relevant Local Planning Authority should take place, along with any other relevant bodies, such as
the Marine Management Organisation and the Environment Agency.

2011 2014
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Relocation of car park at Happisburgh (see case study for details)

Habitats affected by coastal erosion

Large areas of the coast which are most severely affected by coastal erosion are also of exceptional
importance with respect to rare, endangered or vulnerable natural habitats and species. In particular
the coast of North Norfolk, and smaller stretches around Winterton-on-Sea and between Kessingland
and Southwold include Special Protection Areas and Special Areas of Conservation. These are defined
as sites of highest international importance for birds, flora and fauna.

All of the respective local planning authorities across the SPD area have a statutory duty under the
Countryside and Rights of Way Act 2000 to protect these along with other nationally and internationally
designated sites.

However, it is not possible to protect all nationally/internationally important habitats and species from
the effects of coastal erosion. Natural ‘rollback’ of habitats is not always possible either (due to the
presence of built development, for example) — and there is no requirement to provide compensatory
habitat in this context. Identifying/safeguarding any potential habitat rollback land is not within the
scope of the SPD to secure/protect, but any such appropriate proposals would be strongly encouraged.
New/expanded saltwater marshes may be one such example; inter-tidal and wetland habitats are
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particularly rich and important in Norfolk and Suffolk, both for biodiversity and also, to some extent, as
erosion protection.

Development on residential rollback sites may provide opportunities to introduce biodiversity net gain,
such as the planting of trees, new heathland etc, which are important in their own right, but they also
help to provide greater public benefits to the local community and therefore will be encouraged
through proposals.

Remediation, demolition and treatment of existing sites and
their uses

The Local Plans generally expect that any dwellings or buildings that have been vacated on the existing
site, due to the imminent risk of coastal erosion, are demolished in their entirety, including all physical
remains and materials that form the foundations and services, if there is no agreed temporary use. This
is to ensure that no material is left on the site that could result in harm to anyone as a result of cliff fall
or environmental degradation. It also ensures that the appearance of the site is left clear and tidy as
much of the coast across the SPD area is exposed and set against a backdrop of visually sensitive
landscapes including AONBs. However, in many circumstances the removal of below ground structures
and services could hasten erosion and may not be safe to complete. Advice should be sought from the
Coastal Partnership East team and the local planning authority as to the level of removals required; if
removal of structures is not considered practicable, at least they should be made safe/de-connected
(or similar). Where materials or below ground structure remain, a monitoring and removal plan (from
the beach) may be needed.

Landowners will also be responsible for removing any other structures or vehicles from their land,
whether above or below ground, that are subsequently affected by coastal erosion.

The demolition of a building may require planning permission or ‘prior approval’ from the local planning
authority beforehand, therefore advice should be sought from the relevant local planning authority
before any demolition work is carried out.

As discussed in the previous chapter, the re-use of existing dwellings for either temporary residential
or alternative lower-risk uses (until coastal erosion forces permanent abandonment) may be
appropriate and may help to provide households or businesses with some financial assistance to fund
the costs of bringing forward alternative rollback sites or help meet the cost of remediating existing
sites.

Other grants or financial assistance measures become occasionally available which can also help fund
the cost of demolition or remediation, therefore applicants are advised to contact Coastal Partnership
East for more information.

Irrespective of the grant or funding model used, planning permissions granted for time-limited uses
must include conditions tied to a Section 106 Agreement setting out the future site management and
demolition requirements at an agreed date.

Page | 35



5.43

5.44

5.45

5.46

5.47

5.48

Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

There is a requirement through the Local Plans that once cleared, existing sites should be put into a use
that is either beneficial for the local community or which can be appropriately adapted to the
anticipated change, for example open space or agricultural uses. Whilst each future use will be
determined on their individual merits, proposals which help to restore or create habitat will be
particularly welcomed. Sites might be able to be transferred to the relevant local authority or parish
council, but this would be dependent on private negotiations (on matters like costs and liabilities).

Acquisition of land for relocation and rollback

There is no single preferred approach when seeking to acquire sites for relocation or rollback purposes
as this will ultimately be dependent upon the individual circumstances of the development and/or the
business use in question.

In some circumstances local planning authorities may be able to help facilitate developments through
a joint venture with the local community, as was the case in the relocation of 9 properties at
Happisburgh (see the case study in Appendix 4 for more details). However, such a model remains a
developing area and therefore the Local Planning Authorities encourage engagement from and with
applicants at an early stage.

Applicants may also wish to consider other ‘longer-term’ routes to establish areas for potential rollback.
This could include promoting land for rollback use by working with the local planning authority or parish
council during the preparation of their respective Local Plans and Neighbourhood Plans.

Coastal Partnerships East (CPE) secured significant funding from Defra as part of the Flood and Coastal
Resilience Innovation Programme?® (FCRIP), which is running from 2022-2027. CPE will be working with
four communities in Norfolk and Suffolk, plus four additional ‘twin’ locations, to deliver adaptation and
resilience options which will be applicable more widely. This will include planning, engagement,
technical financial and policy tools to support coastal transition.

North Norfolk District Council has been selected to deliver the Coastal Transition Accelerator
Programme®’ (CTAP) which will seek to work with communities, and business in developing Transition
Plans and practical actions to seek to prepare for coastal change. This programme will be delivered
between 2022-2027 and will help shape future government support.

46 Resilient Coasts - Great Yarmouth and East Suffolk | Engage Environment Agency (engagementhg.com)
47 North Norfolk Coastal Transition Accelerator Programme (CTAP) | Engage Environment Agency
(engagementhqg.com)
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‘Enabling’ Development

Introduction

This chapter focuses on the circumstances when and how ‘enabling development’ may be considered
appropriate/necessary to help support/enable coastal adaptation/rollback measures and proposals.

What is ‘enabling’ development?

‘Enabling” development is development that may ordinarily be contrary to certain planning policies of
the relevant Local Plan (and/or the NPPF) but would secure a particular public benefit or benefits which
may be considered to outweigh the disbenefits or harms from departing from policy. Normally it is
development which is asserted to be needed to generate additional money to help fund the main
development or works.

For example (and in a different context), in bringing forward an “exception” site for affordable housing
outside a settlement boundary, it is sometimes asserted that a number of additional “market” housing
units are necessary to ensure that the scheme is financially viable and thus deliverable. In this context,
the market housing units constitute the ‘enabling” development —they are contrary to planning policy,
but may be concluded to be necessary to ‘enable’ the “exception” site to go ahead, and so bringing its
benefits.

In addition to affordable housing, other kinds of development for which enabling development may be
sought include (but are not necessarily limited to) new/extended/relocated commercial buildings,
historic buildings or sporting facilities. The relocation/rollback of properties and businesses from at-risk
coastal areas can also sometimes generate requests for enabling development.

Enabling development and coastal adaptation/rollback

In exceptional circumstance there may be a need for enabling development to facilitate the relocation
of properties (such as residential and commercial but also holiday accommodation) at risk from erosion.
The cost of relocating properties to alternative sites may, in some cases, need financial support for the
purchase of land, building costs and associated development costs to ensure that such a proposal is
financially viable and thus deliverable; enabling development may have a role in ensuring the viability
of proposals.

Enabling development could also potentially help fund and facilitate rollback of natural habitats at risk
from coastal change.

In relation to the Local Plans and their policies on rollback/relocation, only the Great Yarmouth Local
Plan (Policy E2) makes specific reference to enabling development and how any such cases would be
assessed. Therefore, if a particular proposal makes an appropriate case for enabling development it
would be in conformity with Policy E2. The other four Local Plans do not mention enabling development
specifically in their rollback/relocation policies, although some may in supporting text. However, it is
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recognised that enabling development can sometimes be an important element to facilitating the
longer-term sustainability of coastal communities. Any proposal considering utilising such an approach
should use this SPD guidance and seek further clarification from the relevant local planning authority.

It is not possible for every potential enabling scenario to be covered in this SPD, but the example
scenarios given below indicate the key principles.

Example scenarios for enabling development

Enabling development can come in many different forms; the key is to demonstrate the public good of
the substantive development outweigh(s) the disbenefits of departing from planning policy. The main
scenarios that could involve potential enabling development most relevant to this Coastal Adaptation
SPD are:

e Relocation of at-risk properties and/or businesses to areas of lesser risk of coastal erosion.
The development of the ‘new’ site and changes to/demolition of the ‘old’ site may need to
be part-funded by enabling development;

e Provision of coastal risk management structures to protect at risk properties and
businesses, funded by enabling development elsewhere;

e Rollback or creation of natural habitats (e.g. creation or expansion of salt marsh), funded
by enabling development elsewhere.

Public benefit(s)

Explicit in the consideration of enabling development is that there must be a public benefit or benefits
flowing from the whole proposal to provide such a justification. In any planning application this/these
will need to be set out, and for that reason, it is considered vital that pre-application advice be sought
on particular proposals so that early advice can be received from the relevant local planning authority
because every case will, inevitably, be different. The kind of public benefits that may be able to be
considered (on a case-by-case basis) are one or more of the following:

Relocating residential dwellings

It is obviously important that people live in appropriate accommodation, and when a dwelling is lost or
can no longer safely exist in its current location due to coastal erosion, the occupants may need to be
re-housed on a temporary basis in emergency accommodation (potentially at a cost to the public purse)
and/or on a permanent basis (if eligible for affordable housing). Whilst those in market housing would
normally be expected to find their own alternative accommodation if not eligible for affordable housing,
it is, unfortunately, the norm for home insurance to not cover coastal erosion events.

Therefore, the timely relocation/rollback of dwellings can help avoid or reduce these kind of financial
losses (as well as the enormous stress and uncertainties associated with losing a house to erosion). This
example is considered a public benefit as there are benefits to maintaining communities and housing
stock through the wider effect to the local area and local economy as well as saving costly demolition
of the property at a later stage, when it is an emergency situation.
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A good example of rollback is the provision of seven plots in an allocated site in Reydon, East Suffolk
(Land west of Copperwheat Avenue, WLP6.1). This allocation — which received planning permission in
2022/3 —is for approximately 220 dwellings, and seven plots must be made available for the relocation
of properties at risk of (or already lost to) coastal erosion. This is discussed in more detail as a case study
in Appendix 4.

Relocating tourism accommodation and facilities

Coastal tourism is a hugely important part of the economy of North Norfolk, Great Yarmouth and East
Suffolk, including the Broads. There are many caravan and camping sites and thousands of holiday
homes available to rent, contributing hundreds of millions of pounds to the local economy through
direct and indirect spending, on meals out, visiting tourism sites etc. Whilst such businesses tend to be
privately-owned, they are also a vital source of employment, again both directly (caravan site staff,
cleaners etc) and indirectly (from spending in local restaurants and tourism sites, and suppliers of good
and services to the sites etc). Allowing the continued use of such sites through rollback/relocation can
therefore potentially retain considerable public benefits.

In a similar way to tourist accommodation, coastal facilities specifically geared towards tourism, like
amusement arcades and crazy golf courses, or catering to a mixed tourism and local market, like
amusement parks and golf courses, generate considerable economic benefits, both directly (from
employment) and indirectly (from wider spending). Such facilities can also constitute part of the wider
tourism “offer” (of facilities and attractions) of an area. Whilst the direct public benefits may seem less
immediately obvious than for, say, caravan parks, they often still exist. Several examples of where
caravan and camping parks have been ‘rolled back’ are included in the case studies (see Appendix 4).

Relocating business premises

Business premises (offices, factories, industrial units etc) can sometimes be located in the CCMA,
sometimes by accident but sometimes by design. As with tourism facilities, although likely to be largely
privately-owned businesses, they contribute to the local economy and therefore a case may be able to
be made for ‘enabling’ development to facilitate their relocation/rollback.

Relocating other types of use/development

Other types of businesses/activities can also seek to roll back or relocate. As an example, there are a
number of sports grounds and courses which are located along the coast, such as football pitches. As
detailed in Chapter 5, some golf courses are at particular risk from erosion and as the creation of new
(replacement) holes and/or clubhouse buildings can be expensive, some enabling development may be
considered necessary. Where this is the case, there should be early discussions with the relevant local
planning authority about the specifics of the situation, potential ‘solutions’ and the scale, nature and
timing of any enabling development options. Given the location of such courses in one of the Areas of
Outstanding Natural Beauty, particular attention will need to be paid to the landscape impacts of the
proposal itself, plus any enabling development.
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Relocating infrastructure

It would normally be expected that infrastructure providers would cover the costs of any
relocation/rollback themselves (for example, the recent Anglian Water relocation inland of sewerage
pipes running from Lowestoft to Corton). However, some other infrastructure owners or providers may
not have the ability to do this and for them, some enabling development may be considered necessary.
Any such proposals would be considered on a case-by-case basis, with the significance of the
infrastructure, implications if that infrastructure was damaged or lost, the cost or the rollback and
various options/sites for rollback all needing to be considered.

Rollback or creation of natural habitats

Some coastal habitats are being lost to ‘coastal squeeze’ (where they are eroding but cannot roll back
naturally, due to the presence of built development or other factors). There can obviously be public
benefits to (re)creating such habitats, including potentially erosion protection (such as salt marshes),
tourism (bird-watching, walking etc) and wider biodiversity benefits. If such a proposal was suggested,
then the clear public benefits would need to be set out, along with a mechanism for how much enabling
development was required and how the enabling funds would be spent on the habitat (re)creation,
including (as appropriate) any longer-term maintenance requirements.

Enabling development to implement coastal risk management
structures

Communities or businesses may seek to support the implementation of coastal risk management
measures along a stretch of coast in order to increase the resilience of properties or assets that are
facing or are going to face the impacts of coastal change. In some circumstances to assist with funding
these coastal risk management structures, it may be possible to generate funding through enabling
development. For example, a residential development outside of the erosion risk zone may be able to
generate funds to contribute towards temporary defences in that community. Each circumstance and
location will be different and as such early engagement with the planning team and Coastal Partnership
East would be required.

Any such measures/proposals would need to be in line with the relevant Shoreline Management Plan
policy for that particular location, alongside relevant Local Plan policy considerations.

The public benefit of using enabling risk management measures, including structures to increase
resilience of properties will be similar to those set out above.

Any such proposals would need to go through the usual planning process and consider and address
such issues as impact on protected sites and any potential to make flooding and erosion worse
elsewhere along the coast.
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Lifespan of the proposed development

When considering schemes that involve or propose enabling development, the Local Planning
Authorities will need to understand the lifespan of the proposed enabling development and
measures/structures that are to be put in place. Is the proposed enabling development or
measures/structures to be permanent or temporary for example? The lifespan of the public benefit
associated with the enabling development and related measures/structures could then be understood.

New temporary development that only has a short-term temporary public benefit will not usually be
acceptable in justifying enabling development.

Any enabling development put in place will need to be of a form and location that is safe from coastal
change for its lifetime. The risk zones as discussed in Chapter 4 will be of relevance.

The Coastal Erosion Vulnerability Assessment (CEVA), as discussed in Chapter 4, will also be required.

Viability and enabling development

Any proposal for enabling development must be accompanied by an open-book Viability Appraisal,
which must detail the following, as well as be in line with the relevant local planning authority’s
approach to viability:
e The total estimated cost of demolishing/removing existing development, if appropriate (and
returning the site to an acceptable condition, if appropriate)
e The estimated value of the current site afterwards (which may include continued temporary
use)
e The cost of constructing a replacement dwelling/building/complex/facility, which must include
(as appropriate):
o The total estimated cost of acquiring the land/plot (including any loan
interest/mortgage payments)
o The total estimated cost of constructing the development (building and servicing
costs)
e The estimated value of the new/relocated development after completion
e Anoverall assessment of the viability of the relocation/rollback (values minus costs)
e |f there is an asserted shortfall in finances to deliver a viable relocation/rollback, a clear
statement of how much the estimated shortfall is and the assumptions behind this
e Inthe event of a shortfall, the net value of the enabling development proposed to help finance
the relocation. Allowing for an appropriate margin for flexibilities and uncertainties with costs
and values, the enabling development sought should not (in scale, size and value) be
substantially greater than is required to fund the relocation/rollback.

The proceeds of any enabling development will be required, through a S106 legal agreement (or other
legal arrangement) to contribute any necessary ‘gap’ funding to enable the development to go ahead.

Any Local Plan policies and guidance relating to viability assessments must be followed.
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Applicants should be aware that the Local Planning Authorities may use appropriate external expertise

when necessary to assess viability appraisals. The independent review shall be carried out entirely at

the applicant’s expense.

Enabling development and legal agreements

To avoid enabling development being carried out without the public benefits being achieved (i.e. the

relocation/rollback does not happen), a planning obligation will need to be agreed, which will set out

how and when the relevant works will have to be carried out.

Key considerations

As well as the potential public benefits, it will be important to consider other impacts, both positive and

negative, of the proposal:
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The enabling development is usually expected to be on the same site of the scheme which
it is funding. However, this may not always be possible or there may be wider benefits in
locating the enabling development elsewhere. The suitability and appropriateness of
locating the enabling development elsewhere will be judged on a case-by-case basis. In all
cases however, the enabling development will be linked through a legal agreement(s)
and/or planning conditions to the scheme it is cross-funding.

Where enabling development is proposed to fund new coastal risk management measures
the design of any risk management measures should consider all impacts on the natural
beauty of the AONBs and on the Broads, SPA, SAC, Ramsar, SSSls, and other relevant
designations.

Other local plan policies and adopted SPDs/guides and shoreline management plans will
also be of relevance. It is important to note that just because the proposal is for enabling
development and the aspects addressed in this section of the SPD may be met, there may
be other planning reasons to refuse a scheme. Any departures from policy will be weighed
up against the benefits that the enabling development bring.

The planning history of the site and any previous use of enabling development will be a
consideration.

It would also be expected that the viability appraisal produced to accompany applications
for enabling development will show that the amount of enabling development proposed is
justified.

In order to sustain coastal communities, the relocated development and any enabling
development should be well-related to the community it was displaced from, where
practicable.
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Appendix 1 — Norfolk and Suffolk Coastal
Authorities Statement of Common Ground
Coastal Zone Planning (September 2018)

This statement of common ground is between:

e Borough Council of King’s Lynn & West Norfolk
e North Norfolk District Council

e Great Yarmouth Borough Council

e Suffolk Coastal District Council

e Waveney District Council

e The Broads Authority

The purpose of this statement is to set out an agreed approach to coastal planning in relation to:

e Demonstrating compliance with the “Duty to Cooperate”;

e Agreeing shared aims for the management of the coast;

e Maintaining and develop a shared evidence base; and

e Recognising the importance of cross-boundary issues in relation to coastal management.

Background

The risk of coastal flooding and vulnerability to erosion along the coast does not respect local planning
authority boundaries, and therefore coastal change needs to be considered across a wide geography.
There are significant potential benefits to joint working across administrative and professional
disciplines in addressing the issues of coastal planning.

A strategic approach to coastal land use and marine planning can benefit from the sharing of both issues
and solutions, and inform planning practice. This is particularly the case in light of the similarity and
commonality of coastal issues across the signatory planning authorities, the planning duty to cooperate,
and the opportunity to build on the benefits of the existing joint Coastal Authority approach such as
Coastal Partnership East.

The National Planning Policy Framework (NPPF) states that in coastal areas, local planning authorities
should apply Integrated Coastal Zone Management (ICZM) across Local Authority and land/sea
boundaries, ensuring integration of the terrestrial and marine planning regimes. ICZM is a process
which requires the adoption of a joined-up and participative approach towards the planning and
management of the many different elements in coastal areas (land and marine). The recognised key
principles which should guide all partners in implementing an integrated approach to the management
of coastal areas are:

e Alongterm view
e A broad holistic approach
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o Adaptive management

e Working with natural processes

e Supporting and involving all relevant administrative bodies

e Using a combination of instruments

e Participatory planning

o Reflecting local characteristics
Within the development planning system, local planning authorities should reduce risk from coastal
change by; avoiding inappropriate development in vulnerable areas or adding to the impact of physical
changes to the coast, as set out in the NPPF. Any area likely to be affected by physical changes to the
coast should be identified as a Coastal Change Management Area.

The Flood and Coastal Change Planning Practice Guidance also identifies that land can be formally
allocated through local plans for the relocation of both development and habitat affected by coastal
change.

Note: Physical change to the coast can be (but is not limited to) erosion, coastal land slip, permanent
inundation or coastal accretion.

Shared Aims

e Aholistic and “whole coast” approach will be taken, recognising coastal change is an inevitable
part of a dynamic coast. A naturally functioning coastline is desirable in principle, but may not
appropriate in every location.

e The signatory Authorities will consider the value of aligning policy approaches.

e To have regard to the well-being of communities affected by coastal change and minimise
blight.

e To protect the coastal environment, including nature conservation designations and
biodiversity.

e Toworkwith local businesses and the wider economy to maximise productive use of properties
and facilities for as long as they can be safely and practicably utilised to promote investment,
viability and vitality of the area.

e Adopt a balanced risk-based approach towards new development in Coastal Change
Management Areas, in order to not increase risk, while at the same time to facilitating affected
communities” adaption to coastal change.

e To promote innovative approaches such as techniques that enable anticipatory coastal
adaptation, removal of affected structures and property rollback or relocation.

Agreed Approach

The signatory authorities agree to work together on coastal planning issues to:
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Implement the principles of Integrated Coastal Zone Management;

Develop shared understanding of coastal processes and the development planning implications
of these;

Share experience, best practice (including planning policies) and ideas for innovation;

Use the adopted Shoreline Management Plans as a basis for development planning, recognising
that defined areas may change in future and giving appropriate regard to emerging replacement
Shoreline Management Plans, updated predictions of the impact of climate change or other
relevant evidence;

Acknowledge the importance of coastal communities and their economies, and foster their
resilience, innovation and vitality;

Recognise the need to relocate or protect infrastructure likely to be adversely affected by
coastal change;

Note the need for strategic policies on coastal change, in order to guide neighbourhood
planning.

Encourage development which is consistent with anticipated coastal change and its
management, and facilitates adaptation by affected communities and industries.

Consider adopting policies to facilitate rollback and/or relocation, potentially including local plan
site allocations or facilitating ‘enabling” development;

Consider adopting policies which require the use of risk assessments to demonstrate that a
development on the coast will be safe for its planned lifetime, without increasing risk to life or
property, or requiring new or improved coastal defences; and

Consider adopting policies that seek to ensure that new or replacement coast protection
schemes are consistent with the relevant Shoreline Management Plan and minimise adverse
impact on the environment or elsewhere on the coast.

This Statement of Common Ground has been endorsed by the following:

@W%

Cllr. lan Devereux

Cabinet member for Environment

Borough Council of Kings Lynn and West Norfolk
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Cti\é\cﬁ Cow.

ClIr. Hilary Cox
Cabinet member for Coastal Management North Norfolk District Council

Cllr. Carl Smith

Chairman, Environment Committee Great Yarmouth Borough Council

VA

Cllr. Richard Blunt
Cabinet member for Development

Borough Council of Kings Lynn and West Norfolk

SRR
Pane 8% an.

Cllr. Susan Arnold
Cabinet member for Planning North Norfolk District Council

SZ>

Cllr. Graham Plant
Leader and Chair, Policy & Resource Committee Great Yarmouth Borough Council

o 1o

Clir. Andy Smith
Cabinet member for Coastal Management Suffolk Coastal District Council
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NIRAY

Cllr. Tony Fryatt
Cabinet member for Planning Suffolk Coastal District Council

DUWER

A Rl b 5

Cllr. David Ritchie
Cabinet member for Planning and Coastal Management Waveney District Council

. O Cad

Melanie Vigo di Gallidoro Chairman, Planning Committee Broads Authority

S o7k He
=

Haydn Thirtle
Chair, Broads Authority

Endorsed by the Environment Agency Mark Johnson, Regional Coastal Manager
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Appendix 2 — Organisation Roles & Responsibilities

Management Authority /
Coast Protection Authority

Organisation Scale Role Responsibilities

Anglian Eastern Regional Regional Regional Flood and Coastal Established by the Environment Agency (EA), the AERFCC has the purposes of:

Flood and Coastal Committee - ensuring there are coherent plans for identifying, communicating and managing flood and coastal erosion

Committee (AERFCC) risks across the catchment area and shoreline,
- promoting efficient, targeted and risk based investments in flood and coastal erosion risk management that
optimises value for money and benefits for local authorities, and
- providing a link between risk management authorities, and other relevant bodies to engender mutual
understanding of flood and coastal erosion in the Anglian Eastern region.

Broads Authority Local Local Planning Authority Prepare Local Plans and Supplementary Planning Documents, support the preparation of Neighbourhood Plans,
and determine planning applications.

Coastal Partnership East Regional Coastal Partnership CPE is a coastal management team comprised of the partner local authorities of ESC, GYBC and NNDC, whose

(CPE) role it is to carry out the permissive powers, not duties, of the local authorities as Risk Management

CPE is not an organisation Authorities/Coast Protection Authorities. CPE therefore as coastal LAs has permissive powers to manage the

but a shared team across coast through constructing and consenting new coastal/erosion risk management measures, monitoring

East Suffolk Council (ESC), changes or repairing and maintaining existing structures. The team also work with the EA, other statutory

Great Yarmouth Borough bodies, AERFCC and EACG to monitor and oversee Shoreline Management Plan policies.

Council (GYBC) and North

Norfolk District Council

(NNDC)

Department for National Government Department DEFRA provides the lead policy role for coastal erosion risk management.

Environment, Food and

Rural Affairs (DEFRA)

Department for Levelling National Government Department DLUHC provides the lead policy role in coastal erosion planning.

Up, Housing and

Communities (DLUHC)

East Anglian Coastal Group Regional Coastal Partnership Coastal Groups are comprised principally of coastal management officers from district councils, statutory

(EACG) bodies and the EA, with the role of overseeing the preparation and implementation of SMPs, guiding
government policy via consultation responses and sharing information and coastal management best practice
at the regional and national levels.

East Suffolk Council (ESC) Local Coastal Erosion Risk As a coastal erosion Risk Management Authority and lead authority for SMP7, ESC has responsibilities to

prepare, implement and monitor SMPs in conjunction with other organisations, deliver coastal erosion risk
management activities, work alongside the EA to develop and maintain coastal erosion risk information.
CPE, as the coastal management team for ESC, GYBC, and NNDC, undertake these coastal management
responsibilities and permissive powers.

Page | 48




Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

Organisation Scale Role Responsibilities
Local Planning Authority Prepare Local Plans and Supplementary Planning Documents, support the preparation of Neighbourhood Plans,
and determine planning applications.
Environment Agency (EA) National Executive non-departmental | The EA is responsible to the Secretary of State for Food, Environment, and Rural Affairs (DEFRA) in England, and
public body as the responsible body for the strategic overview of flood and coastal erosion risk management plays a central
Risk Management Authority role in delivering the environmental priorities of central government. The EA provides a leading and/or
supervisory role in the preparation of Shoreline Management Plans. The EA has a strategic overview role for
coastal change and provides and maintains flood and coastal risk management structures across large parts of
the country.
Statutory Consultee on plan The EA is a statutory consultee on the preparation of Local Plans, Neighbourhood Plans, Supplementary
and decision making Planning Documents and planning applications.
Great Yarmouth Borough Local Coastal Erosion Risk As a coastal erosion Risk Management Authority, GYBC has responsibilities to prepare, implement and monitor
Council (GYBC) Management Authority / SMPs in conjunction with other organisations, deliver coastal erosion risk management activities, work
Coast Protection Authority alongside the EA to develop and maintain coastal erosion risk information.
CPE, as the coastal management team for ESC, GYBC, and NNDC, undertake these coastal management
responsibilities and permissive powers.
Local Planning Authority Prepare Local Plans and Supplementary Planning Documents, support the preparation of Neighbourhood Plans,
and determine planning applications.
Historic England National Non-departmental public Maintains an advisory role on heritage conservation, for which there are a large number of listed buildings,
body conservation areas, scheduled monuments, and other heritage designations along the Norfolk and Suffolk
coast.
HM Government National HM Government of the Creation of legislation and policy governing the operation of organisations and their roles and responsibilities
United Kingdom on the coast.
Local Government National A special interest group of Aims to establish improved governance, management and community well-being to ensure the UK has the best
Association Coastal Issues the national membership managed coast in Europe. The group is comprised of elected members and officers from coastal Local
and Special Interest Group body for local authorities in Authorities.
(Coastal SIG) England and Wales
Marine Management National Non-departmental public Responsible for the preparation of Marine Plans and licensing of marine activities, to ensure marine activities
Organisation body such as fishing and the construction of wind farms and ports below the mean high water mark protect the
marine environment and coastal communities now and in the future.
The East Inshore, East Offshore, and South East Inshore Marine Plans, alongside the UK Marine Policy
Statement provide the marine planning framework for the Norfolk and Suffolk coast.
Natural England National Non-departmental public Maintains an advisory role on nature conservation, for which there are a large number of nature conservation
body designations along the Norfolk and Suffolk coast.
Norfolk County Council Regional Lead Local Flood Authority While NCC maintains responsibilities in respect of their status as the Local Highways Authority, Education

(NCC)

Authority, and Minerals and Waste Authority, it is their Lead Local Flood Authority responsibilities that are most
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Organisation Scale Role Responsibilities
relevant to this SPD. As the lead local flood authority NCC has the lead operational role in managing the risk of
flooding from surface water and groundwater.
North Norfolk District Local Coastal Erosion Risk As a coastal erosion Risk Management Authority and lead authority for SMP6, NNDC has responsibilities to
Council (NNDC) Management Authority / prepare, implement and monitor SMPs in conjunction with other organisations, deliver coastal erosion risk
Coast Protection Authority management activities, work alongside the EA to develop and maintain coastal erosion risk information.
CPE, as the coastal management team for ESC, GYBC, and NNDC, undertake these coastal management
responsibilities and permissive powers.
Local Planning Authority Prepare Local Plans and Supplementary Planning Documents, support the preparation of Neighbourhood Plans,
and determine planning applications.
Suffolk County Council (SCC) | Regional Lead Local Flood Authority While SCC maintains responsibilities in respect of their status as the Local Highways Authority, Education

Authority, and Minerals and Waste Authority, it is their Lead Local Flood Authority responsibilities that are most
relevant to this SPD. As the lead local flood authority SCC has the lead operational role in managing the risk of
flooding from surface water and groundwater.
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Appendix 3 — Coastal Erosion Vulnerability
Assessment (CEVA) Template

Level A CEVA Template

1. Name:

6. Relevant Shoreline Management Plan (SMP), please tick one (or more):

e SMP5 - Hunstanton to Kelling Hard

e SMP 6 - Kelling to Lowestoft Ness

e SMP 7 - Lowestoft Ness to Landguard Point
e SMP8 - Essex and South Suffolk

7. SMP Policy Unit covering the development frontage: ........ccoooeeieeieeiiciicceececee e

8. Risk Band, please tick as applicable to site:

e 20vyears
e 5SQ0vyears
e 100vyears

e 30mrisk zone
e 30-60m risk zone

9. Development category, please tick one:

e New non-residential development

e Temporary buildings, caravans and land uses
e Extension to existing development

e Modification of existing development

e Other
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Statement:

| understand that in addition to the information contained in the SMP the following uncertainties are
identified:

e Future sea erosion trends and rates are not able to be predicted with certainty hence forecasts of
future shoreline positions are shown as indicative bands of risk at 20, 50 and 100 year intervals.

e Where future policies are based upon the provision and maintenance of structures to resist erosion
pressure, it is not possible to guarantee that funding will be available to deliver this objective.

e |tis possible that where the provision and maintenance of risk management structures is required
to sustain a development over its design life, a contribution toward the cost of structure
management may be sought from beneficiaries (including owners/occupiers of properties
protected by the structures).

e Policies are reviewed and updated at regular intervals and may be changed to something less
favourable than indicated at present.

| confirm that the development proposal is made with a full understanding and acceptance of the
risks associated with coastal change contained in the relevant parts of the SMP and also the
uncertainties listed above.

10. Signed by the @pPPlCANT: (..o ettt e e r e e

L. P INTEA NI e e ettt e e ettt ettt et saesae vt et e et en e e s

[ D F- L PRSP
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Level B CEVA Template
* NB Before this assessment is carried out the advice of the shared Coastal Partnership East Team
must be sought

6. Relevant Shoreline Management Plan (SMP), please tick one (or more):
SMP5 - Hunstanton to Kelling Hard

e SMP 6 - Kelling to Lowestoft Ness

e SMP 7 - Lowestoft Ness to Landguard Point

e SMP8 - Essex and South Suffolk

7. SMP Policy Unit covering the development fronNtage: ..ot e

8. Risk Band, please tick as applicable:

e 20vyears
e 50vyears
e 100 vyears

e 30m risk zone
e 30-60m risk zone

9. Development category, please tick one:

e New residential development

e New non-residential development

e Temporary buildings, caravans and land uses
e Extension to existing development

e Modification to existing development

e Other

Statement

Please provide detailed answers to the following:

10. What is the nature and scale of the proposed development?
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.
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What impact will the location of the development have for other properties in the adjacent
area?

Provide details of the predicted shoreline position in relation to the proposed development.
When is the proposed development expected to be lost to the sea?

Provide details of measures required to protect the proposed development from loss during
its design life. How will the development be safe through its planned lifetime, without
increasing risk to life or property, or requiring new or improved coastal risk management
structures?

How will the development enhance the ability of communities and the natural environment
to adapt sustainably to the impacts of a changing climate?

Demonstrate that the development will not affect the stability of the coast or exacerbate the
rate of shoreline change.

Demonstrate that the development will not cause cliff destabilisation caused by the presence
of groundwater in or close to the cliff face due to land drainage and run-off issues.

Where appropriate provide evidence of wider sustainability benefits that outweigh the
impact of coastal change.

Signed DY the @PPIICANT: ettt ettt ettt e eae e

PEINTEA NAME: ettt et ettt et e et ea e enes

[ LT PRI

Page | 54



Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

Appendix 4 — Case Studies

8.

0.

Broadland Sands Holiday Park, Corton, Suffolk

Beach Road Car Park and Ramp replacement, Happisburgh, Norfolk

Beach Road residential property replacement, Happisburgh, Norfolk

Land West of Little Marl, Trimingham, Norfolk

Easton Lane Easton Bavents, Reydon, Southwold, Suffolk

Land west of Copperwheat Avenue, Reydon, Suffolk

Seamarge Hotel, Overstrand, Norfolk

Wood Hill Holiday Park, East Runton, Norfolk

Manor Caravan Park, Happisburgh, Norfolk

10. Corton Pathfinder Scheme, Suffolk
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Broadland Sands Holiday Park Corton, Suffolk

Planning Reference: DC/19/ 2949/ COU
Proposal: Use of land for the stationing of static holiday caravans, construction of footway/cycle
way, church parking area and associated works

Date of Application: 2019 | Date of Permission: 2022

Link to application: https://publicaccess.eastsuffolk.gov.uk/online-
lications/applicationDetails.do?keyVal=PV7DI8QXLIDO0&activeTab=summar

\ 4
-l

)]
¥ SV caravans

1 b
' 3
™SV 77t

Imagery ©2023 CNES / Airbus, Getmapping pic, Infoterra Ltd & Bluesky. Maxar Technologies, Map data 2023
Summary
Tourism use but with community benefits including parking for church and public cycle/footpath,
which is designed to be rolled back as the cliff erodes.
There was a potential impact to the surrounding landscape and the setting of the Grade | listed
church. To address this and following an earlier refusal there was a reduction in caravans and an
increase in green spaces and planting.

Page | 56


https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=PV7DI8QXLID00&activeTab=summary
https://publicaccess.eastsuffolk.gov.uk/online-applications/applicationDetails.do?keyVal=PV7DI8QXLID00&activeTab=summary

Coastal Adaptation Supplementary Planning Document | September 2023
Broads Authority | East Suffolk Council | Great Yarmouth Borough Council | North Norfolk District Council

Details

The existing holiday caravans are very close to the cliff edge due to erosion. Earlier consent was
given for smaller rollback scheme within the existing holiday park, but a larger area is needed to
accommodate future rollback and growth. To accommodate this the site needs to (partially)
relocate to a site to southwest on the western side of the Coast Road and adjoining Stirrups Lane.
The scheme includes public walking and cycle ways and provision of parking for the church and
green spaces with landscaping.

Consent by SCC Highways to reduce the speed limit from 60mph to 30mph to allow for safe
crossing to the main site and for the safety of pedestrians and cyclist and users of the car park.

[——

erzyoe |-

Steeple Fields, Broadland Sangd:
lllustrative Site Layout 1:1,250 @/
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e ) ]
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e Suses Trves. Wecaenes

Total Lodges Proposed = 159 no. units

Phase 1 Total = 64 no. units
47n0. 40ft x 14%t Lodges
17n0. 40ft x 20t Lodges

Phase 2 Total = 95 no. units
75n0. 40ft x 14ft Lodges i \
19n0. 40ft x 20ft Lodges o - o

Reflections

e Abalance needed to be found in relation to the impact on the setting of the grade | listed
church and the economic benefits of the loss of a significant part of the site to coastal
erosion.

e Early engagement with Historic England was needed to address earlier issues which
resulted in a refused application for a larger number of vans over a larger area.

e |norder to address these concerns, the overall number of caravans was reduced, and the
boundary pulled away from the south along with an increase in green spaces and increased
planting.

e The church car park remained in the same location.
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A number of highways agencies were included (SCC Highways, NCC Highways and Highways
England) at the pre-application stage. This was due to the main access being via Hopton in
Norfolk the North via the A47 or from Corton (Suffolk).

The speed limit was also agreed by SCC to be reduced from 60mph to 30mph as there will
be changes to the entrance and a crossing for pedestrians to access the main site along
with potential increase in cyclists along the improved shared footway.
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Beach Road Car Park, Happisburgh, Norfolk

Planning Reference: PF/11/01/69
Proposal: Car Park and Ramp replacement
Date of Application: 2011 | Date of Permission: 2011
Link to application: https://idoxpa.north-norfolk.gov.uk/online-
lications/applicationDetails.do?activeTab=summary&keyVal=2ZZT68 LNMS935

-

_DC Suesiy ternatony (0 B Getrmagong P ‘ Bluegiey mternationsl (09 & Cetrapoeg P

Summary
As old car park at imminent risk of erosion, new car park developed. No permanent materials used
in new car park, designed to be taken up as and when it becomes necessary. Ramp cut into cliff, as
ramp erodes away, new ramp is cut into cliff.
Details
The application was for the relocation of the existing community car park and a Beach Access Ramp,
which was designed to be rolled back as the cliff erodes.
The ramp was cut into cliff with no permanent materials being used and the car park materials can
be moved/retreated when necessary.
Reflections
e The infrastructure needed to be in the risk zone, if planning in the future, consider
including longer term relocated access point/rollback location for the car park site in the
original application to enable this to be clear and in place when it is required in the future.
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Beach Road, Happisburgh, Norfolk

Planning Reference: PM/16/0428

Proposal: Residential property replacement
Date of Application: 2016 | Date of Permission: 2016
Link to application: https://idoxpa.north-norfolk.gov.uk/online-
lications/applicationDetails.do?activeTab=documents&keyVal=ZZZT68LNMS298

© Bluesky international Ltd. & Getmapping Pic

Summary

Using government funding, nine properties at short-term (20 years) risk of erosion were purchased
by North Norfolk District Council and demolished. These nine properties of equivalent size gained
consent on land within the parish but outside the coastal risk zone. The land remained in the
ownership of a third party and a legal agreement was arranged between the applicant (NNDC) and
the landowner. The land with consent was then sold and developed independently. Consequently,
NNDC recouped a third of their costs.

Details

Nine residential properties located within the twenty-year risk zone were purchased by North
Norfolk District Council in 2011 under voluntary agreement. The rollback opportunity under local
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planning policy was secured by letter of agreement before the properties were demolished and the
sites cleared and incorporated into wider clifftop open space. Sub-surface foundations and services
were left in situ to minimise disturbance to the cliff. An assessment was completed as to where the
relocated residential properties could be located. Although the policy allowed for properties to be
located at other settlements within the district, it was agreed to seek to retain them within the
parish from which they originated, to continue to maintain the viability of the village. Options were
explored for a number of sites using viability assessments similar to one used to allocate
development sites for local plans. The site was selected as preferred based on these criteria and a
willing landowner. A legal agreement was established between the developer (NNDC) and the
landowner to secure the rollback opportunity and commercial relationship between the two
parties. A planning application was prepared and submitted. As with many local developments,
there was a mixed response from the local community. These included calls for properties to be
affordable homes, rather than open-market dwellings. Planning policy allows for like for like
replacement and part of this trial was to understand how cost-viable such an approach would be.
The land with planning consent was sold on the open market to a property developer and was
subsequently constructed. This was one of the first examples of residential property
relocation/rollback, with the purchase of the original properties, associated costs, documents for
planning applications, legal agreement, and final profit share on the sale of the development site,
approximately one third of NNDC’s outlay was recouped.

Reflections

e May be more effective to facilitate owners using their own EN12 opportunity.

e Local Authorities are open to detailed scrutiny in commercial developments, which can be
challenging where this may not always chime with wider corporate priorities and
aspirations, e.g. social housing provision.

e [tis not an easy task to identify suitable development sites where the landowner is willing
to sell or come to an arrangement. In this case the developer (NNDC) was fortunate.

e Using the purchase criteria and redevelopment methodology, in this case study, is not cost
neutral to the developer (NNDC).

e There was significant local pressure to see at risk properties removed and residents able to
relocate, however, there was less appetite for redevelopment in the local area.
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Land West of Little Marl, Trimingham, Norfolk

Planning Reference: PF/21/2182

Proposal: construction and siting of caravan and garage

Date of Application: 2021 | Date of Permission: 2021
Link to application: https://idoxpa.north-norfolk.gov.uk/online-
applications/applicationDetails.do?activeTab=summary&keyVal=QXPQOHLNJHJO0
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Summary

This site is expected to be lost to erosion in 2025-2055 epoch (epoch 2). The applicant had historic
permission to build an additional bricks-and-mortar house, however they instead, applied to place a
caravan and garage on the site. It was considered that this was a preferable type of home, given the
risk of erosion.

Details

The applicant had an historic permission to build two bungalows on land within Epoch 2 (indicative
erosion up to 2055). One bungalow had been built in 1991, so the permission for the whole scheme
remained extant. As an alternative to the second bungalow, the landowner sought permission to
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station a caravan on the land and erect a garage instead. Due to the potential loss of land by the
impact of coastal erosion, this was seen as a pragmatic approach to the threat of erosion, in line
with the preference for adaptation on the coast, given that the caravan would be movable at a
future date when it became at risk. After liaising with CPE colleagues, the garage was reduced from
double to a single non-permanent wooden garage.
Reflections

e |tis advantageous to be open to seek more appropriate solutions for historic live consents.
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Easton Lane Easton Bavents, Reydon, Southwold, Suffolk

Planning Reference: DC/15/2428/DEM

Proposal: Demolition of a pair of semi-detached houses

Date of Application: 2015 | Date of Permission: 2015

Link to application https://publicaccess.eastsuffolk.gov.uk/online-
lications/applicationDetails.do?activeTab=externalDocuments&keyVal=NPU1CIQX06000

Google
g _ '

imagery ©2023 CNES / Airbus, Getmapping pic, Infoterra Lid & Bluesky, Maxar Technologies, Map data ©2023

Summary

Loss of two semi-detached houses however, rollback opportunities were available on the site
allocation in the Waveney Local Plan (policy WLP6.1 Land West of Copperwheat Avenue, Reydon) in
the form of 7 plots made available to households whose homes are to be lost to the sea.

Details

The properties were affected by coastal erosion and were extremely close to the cliff edge. Coastal
management team was involved in the process, and this was funded by central government in
relation to the pathfinder project. Demolition was considered essential. Relocation sites were
addressed within the Reydon Neighbourhood Plan, but no specific sites were allocated.

Reflections

e Residential needs to be considered where there are coastal problems — can be addressed
within Neighbourhood Plans.

e Reydon Neighbourhood Plan has addressed this via paragraph 7.4 RPC Action 5: Support
and Protection For Property at Risk From Flooding or Erosion: In support of this
Neighbourhood Plan, the Parish Council will support appropriate planning proposals as may
be developed in the future for the relocation of properties at risk from erosion at Easton
Bavents and any proposals made in the context of the Shoreline Management Plan to
protect housing in areas vulnerable to future flooding.
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Land west of Copperwheat Avenue, Reydon, Suffolk

Planning Reference: DC/19/1141/0UT

Proposal: Outline Application- Development of up to 220 dwellings with associated open space
Date of Application: 2019 | Date of Permission: 2021

Link to planning application: https://publicaccess.eastsuffolk.gov.uk/online-

agglications[advacedSearch Results.do?aﬁon—ﬁrstPage
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Aerial image of Reydon [source: © Mike Page, 2010

Summary

A 220-dwelling allocation (Policy WLP6.1) was made in the Waveney Local Plan for a site in Reydon.
Seven plots are made available for the relocation of properties under threat (or already lost) from
coastal erosion.

Details

An allocation of 220 dwellings (WLP6.1) was made in the Waveney Local Plan, including seven plots
for the relocation of dwellings either already lost, or under threat, from coastal erosion.

The plots have been included to assist particularly with the loss of (and threatened loss of)
dwellings at nearby Easton Bavents. If the plots are not taken up within five years of the rest of the
development being completed, the plots will revert to affordable housing.

The planning application was submitted in 2019 and a resolution to grant permission was reached
at the Planning Committee in March 2020 (subject to the completion of a S106 legal agreement)
The Reydon Neighbourhood Plan (RNP) was formally ‘made’ in May 2021 and so has full weight in
the decision-making process from that date. As the permission had not been issued at that point, it
had to return to the Planning Committee for re-determination.

One key policy in the RNP (RNP4) requires a planning condition to restrict the use of new open
market housing to “principal residences” (i.e. not second or holiday homes).
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Reflections

e The location of the site adjacent to the Suffolk Coast and Heaths AONB required some
sensitive landscaping proposals. Securing the 7 rollback plots as part of the allocation (and
permission) was key to assisting with tackling the effects of coastal erosion in the local area.

e It remains to be seen whether the plots will be taken up by those who have lost (or will
lose) their properties to erosion, but they have the opportunity. The principle having been
achieved; it is conceivable that future Local Plans could repeat this process on other sites.
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Seamarge Hotel, Overstrand, Norfolk

Planning Reference: PF/21/23/77

Proposal: Erection of seven moveable lodges in hotel grounds

Date of Application: 2021 | Date of Permission: 2022

Link to application: https://idoxpa.north-norfolk.gov.uk/online-

lications/a IicationDetaiIs.do?activeT=summar &keyVal=QYTB32LNJUBOO
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Summary

There was an historic permission for two storey bricks-and-mortar extension to rear of the hotel
which is within the Epoch 2 area (indicative erosion up to 2055).

Applied for permission to site seven movable lodges in grounds instead of historic permission, and
this was seen as a pragmatic approach to the risk of coastal erosion and in line with an adaptation
approach.
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Details

The hotel sits within Epoch 2 (indicative erosion up to 2055). Applicant already had planning
permission to build a two storey bricks-and-mortar extension to the rear. Instead, applied for
permission to place seven movable lodges in the grounds. This was seen as a preferable approach,
due to the risk of coastal erosion; with the limited lifespan of the extension, it would not have been
economically viable to build it. However, unlike a bricks-and-mortar extension, the lodges could be
moved at the appropriate time. This approach was welcomed as pragmatic, in line with a move
towards adaptation.

Reflections
Flexibility necessary to accommodate business needs and deliver practical solution to historic
permission.
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Wood Hill Holiday Park, East Runton, Norfolk

Planning Reference: PF/22/0351

Proposal: Rollback of caravans

Date of Application: 2022 | Date of Permission: 2022
Link to application: https://idoxpa.north-norfolk.gov.uk/online-

applications/applicationDetails.do?keyVal=R739MZLN03000&activeTab=summary
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Planning

e Coastal footpath

Summary

The submitted application was for a hybrid rollback scheme, with some caravans being moved to
the landward side of coastal site, and others being moved inland to a second site.

The application included well-researched supporting documents, including Coastal Erosion
Vulnerability Assessment and Flood Risk and Drainage Assessment, and enabling development was
also used as part of this application.

Details

The applicant's aim was to rollback the caravans and other facilities out of the 2105 epoch over
three stages, beginning in 2022 and ending in 2055. This was to be done in two ways. Firstly, some
caravans would be moved to the most landward edge of the site, into land which is currently used
for touring plots. Secondly, some caravans would be moved to another site, Kelling Heath, several
miles away. In total, the number of caravans in the site closest to the cliff would reduce from 64 to
40, with none of these being in the indicative erosion epochs (up to 2105) by the end of phase 3.
This application showed considerable forward planning, considering impacts such as water run-off,
landscape.

The applicant’s consultants approached CPE beforehand to discuss the wider proposal, including
how to remove redundant infrastructure. Several well-researched supporting documents were
provided as part of the application, including, but not limited to, a Coastal Erosion Vulnerability
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Assessment and a Flood Risk and Drainage Assessment. The CEVA identifies coastal erosion risks
and how the proposed scheme will seek to mitigate these.

Total number of caravans increased from 64 on the site at Wood Hill to 40 on the Wood Hill site
and 40 at Kelling Heath in order to ensure development was financially viable.
The only question that arose in this application was whether the Kelling Heath part of the rollback
conformed to Policy EN12, which requires the new development to be in a location which is well
related to the community from which it was displaced.
Reflections

e Good use of assessment of coastal risk developed and utilised.

e Some enabling development.

e Long term considered planning with early engagement with the coastal and planning teams

developed a high quality and well considered proposal.
e Monitoring and future removal of below ground infrastructure included.
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Manor Caravan Park, Happisburgh, Norfolk

Planning Reference: PF/14/0120

Proposal: Formation of caravan park to provide pitches for 134 static caravans, 60 touring caravans
and camping area with office/warden accommodation and amenity building

Date of Application: 2014 | Date of Permission: 2015

Link to application: https://idoxpa.north-norfolk.gov.uk/online-
applications/applicationDetails.do?activeTab=docu nts&ke Val=ZZZT68LNMS541

®© Bluesky International Ltd. & Getmapping Plc. '

Summary

The Caravan Park is located in the short-term risk zone. However, as part of Pathfinder project,
North Norfolk District Council liaised with the caravan park to help them find a suitable site for the
caravans to move to.
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After the caravans and infrastructure was removed, the site was used as cliff-top grassland,
providing a buffer between the village and the sea.

Details

Manor Caravan Park was primarily within the 2025 indicative coastal risk zone (epoch 1) of the
shoreline management plan (SMP). Over a number of years, a significant number of static holiday
home plots and land had been lost. A temporary consent had been granted to move the most at
risk holiday homes onto an adjacent touring area. The holiday park had been identified by the local
community as a key asset for the economic vibrancy of the village, with visitors supporting the local
public house, shop, post office, etc. As such, NNDC’s liaison with the village confirmed there was a
desire to ensure the holiday park remained well-connected with the existing village and facilities.
North Norfolk District Council provided a business grant to Manor Farm Holiday Park to investigate
options to relocate away from the coastal erosion risk zone. These funds were used to complete a
site viability assessment including if they may be available. This included landscape visibility
assessment as the core part of the village is a conservation area and has a number of listed
buildings. Park owner used this information to identify a preferred site by which a private
agreement was agreed with the landowner, prior to the submission and application. Although the
wider community had expressed a desire for the holiday park to remain in close association with
the village, there were a number of objections to the proposed position of the new site. The
planning committee refused the application based on the landscape impacts. On appeal by the
applicant the application was approved. The new site was prepared, and all assets associated with
the holiday park were moved. The original cliff-top site was cleared and remains open cliff-top
grassland, providing a buffer between the village and the sea. The site is no longer traditional cliff-
top park, with regular rows of holiday homes, it has more landscaped layout including hedges,
along with additional planting to improve biodiversity and the visual appearance of the area.
Reflections

e Even with significant pre-application work, it does not guarantee a smooth ride with the
decision-making process.

e There are challenges across competing constraints and needs when it comes to relocation
and reprovision of assets at risk of coastal erosion.

e Where there are perceived landscaping impacts, balance needs to be struck with local
economic and community needs and the balance of landscape improvements with asset
removal from the coast must be considered.

e Where there is a need and a desire, it is possible to relocate whole businesses to make
them sustainable and to reduce erosion risk into the future.
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Corton Pathfinder Scheme, Suffolk

Planning Reference: N/A

Proposal: N/A

Date of Application: N/A | Date of Permission: N/A

Link to application: N/A

-

Acricd photoprophy reprodaod with bisd permiivon of Mde Poge www mie-poge.co uk

Summary

Pathfinder projects for Corton and Easton Bavents were awarded £1.5m funding by Defra (in 2010-
2014) to develop and trial ideas for managing coastal change and the impacts of coastal change.
Corton is a significant tourism destination, with a number of caravan parks on the cliff top at risk
from erosion and cliff failure and stabilisation of the top of Corton cliffs was a key aim and the
reopening of Corton Promenade was also facilitated. Along with this there was an installation of a
new fence at Broadland Sands Holiday Park to keep visitors away from the cliff edge.

Further work about the impact of coastal erosion and the future management of sea defences is
ongoing.

Details

Public consultation identified clifftop stability, access to the beach and improved local amenities as
major priorities for the local community and four local tourism businesses (caravan parks).
Following this, the Pathfinder funded clifftop survey work and the design and installation of various
drains across a 1 km section, which helped reduce the risk of the top of the cliffs from becoming
waterlogged and unstable. The cost of the scheme was £355,000.

Pathfinder funding was also used to fund the clearance of Corton Promenade, a path which runs
along the bottom of Corton cliffs, which was closed following cliff falls in 2011 and 2012/13. This
path was identified as a popular tourist route and a valuable local asset. Clearance work, together
with the clifftop stabilisation work, will keep the facility open for the foreseeable future.

Pathfinder funding was used to pay for a fence in front of the Broadland Sands Holiday Park, to keep
visitors away from the vulnerable cliff edge. The fence can be moved to take account of future
coastal retreat. This was in response to the failure of sea defences at the base of the cliff.
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Further work was undertaken to understand long-term coastal change in the area, the impact this
will have on local communities and working with them to manage coastal erosion risk management
structures.

Reflections

e The drainage work has been generally effective in reducing clifftop instability. The increased
confidence resulting from the installation has resulted in over £5m investment to improve
tourism facilities, safeguarding jobs and infrastructure. The local businesses have taken on
responsibility for monitoring and maintenance of the drainage system.

e Being flexible and adapting projects as circumstances changed was important.

e The project benefited from engagement with local communities, businesses and
organisations, although was not as successful as had been hoped at engaging members of
the community that considered the risks of coastal change to them to be low.

Report on the Corton Pathfinder project can be viewed here:
https://www.coasteast.org.uk/assets/img/1414286.pdf
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Appendix 5 — Example Conditions

Temporary Planning Permission
Condition: The use hereby permitted shall be discontinued on or before [].

Reason: Coastal erosion is predicted to affect the site within a period of [ ] years and to allow the local
planning authority the opportunity to reassess the suitability of the use with regard to the progress of
cliff erosion.

Condition: The development hereby permitted shall be for a maximum period of [ ] years from the
date of this permission, after which time the structure shall be removed and the land reinstated to its
former condition to the satisfaction of the local planning authority.

Reason: Having regard to the non-permanent nature of the structure and predicted shoreline
position as a result of ongoing coastal erosion.

Condition: The use hereby permitted shall be carried out only by [ ] and shall be for a limited period
being the period of [ ] years from the date of this permission, or the period during which the premises
are occupied by [ ] whichever is the shorter.

Reason: Having regard to the special circumstances put forward by the applicant and predicted
shoreline position as a result of ongoing cliff erosion.

Condition: On [ ] the use hereby permitted shall be discontinued and the land shall be reinstated to
its former condition to the satisfaction of the local planning authority at or before this date.

Reason: Having regard to the progress of cliff erosion, risks to people associated with falling debris
and appearance of the locality.

Condition: Where coastal erosion occurs such that any of the [holiday lodges/equivalent] hereby
permitted are situated within [X] metres of the cliff edge (measured as the shortest distance from the
top of the cliff edge to the nearest point of the base of any [holiday lodge/equivalent] hereby
permitted) then:

a) The use of the affected [holiday lodge(s)/equivalent] shall cease; AND

b) The [holiday lodge(s)/equivalent] now lying within [X] metres of the cliff edge shall be
removed from the site by the site owner within [3 months] of the [holiday
lodge(s)/equivalent] first becoming within [X] metres of the cliff edge; AND

¢) Within [3 months] of any [holiday lodge/equivalent] being removed, any associated areas
of hardstanding shall be demolished and removed and the site shall be restored to grass in
accordance with a scheme of works to be first submitted to and approved in writing by the
Local Planning Authority.

The site owner shall notify the Local Planning Authority in writing within [14] days of any [holiday
lodge/equivalent] hereby permitted becoming situated within [X] metres of the cliff edge.

Reason: Having regard to the progress of cliff erosion, risks to people and property associated with
falling debris and appearance of the locality, and to ensure the site is appropriately restored in
relation to character and appearance of the area.
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Surface Water Drainage

Condition: Details of surface water drainage, in connection with the development hereby approved,
shall be submitted to, and approved by, the local planning authority before any works on the site
commences. The drainage works shall be constructed in accordance with the approved plans.

Reason: To ensure satisfactory drainage of the site and prevent cliff destabilisation.

Relocated Dwellings

Condition: The proposed dwelling shall contain a floor space not exceeding the floor space of the
dwelling being replaced ([ ] square metres).

Reason: To ensure that the new dwelling provides a like-for-like replacement to meet the needs of
the current occupants and in accordance with Policy [ ].

Condition: The proposed dwelling shall contain a floor area not exceeding the floor area of the
dwelling being replaced ([ ] square metres) plus any permitted development allowance (at an
allowance permitted on the date that the planning application was submitted) that has not already
been used by the original dwelling.

Reason: To ensure that the new dwelling provides a replacement dwelling to meet the needs of the
current occupants and in accordance with Policy [ ].

Condition: Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) Order 2015 no building or structure permitted by Classes A (extensions or
alterations), B (changes to the roof) or E (buildings or enclosures within the curtilage of the house) of
Schedule 2 Part 1 of the Order shall be erected without the submission of a formal planning
application and the granting of planning permission by the local planning authority.

Reason: To prevent further increases in the size of replacement dwelling in the countryside and to
secure a properly planned development.

Relocated Development

Condition: The land on which development is to be relocated away from shall be cleared of buildings
and structures. The restoration of the land shall be in accordance with a strategy that shall be
submitted to and approved in writing prior to commencement of the re-location development, and
the restoration works shall be completed in full prior to first use or occupation of the new/relocated
development.

Reason: To ensure that land on which development has been relocated away from is appropriately
remediated and cleared in the interests of safety and character and appearance.

Change of Use

Condition: The [building/land] shall be used only for [ ] and for no other purpose whatsoever,
(including any other purpose in Class [ ] of the Schedule to the Town and Country Planning (Use
Classes) Order 1987 (as amended)) or in any provision equivalent to that Class in a statutory
instrument revoking and re-enacting that Order with or without modification.
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Reason: To retain control of the type of development that will be permitted in areas at risk of coastal
erosion and enable consideration as to whether other uses in the Use Class would be satisfactory in
this area.
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Appendix 6 — Neighbourhood Plan Guidance

The purpose of this guidance is to support communities seeking to address coastal planning matters
within a Neighbourhood Plan. Community groups considering undertaking a neighbourhood plan are
encouraged to engage with their local planning authority to discuss planning related issues and
potential ways in which a neighbourhood plan could help to resolve such issues. The following sources
provide guidance and information about Neighbourhood Planning more broadly:

- National Planning Practice Guidance for Neighbourhood Planning*®
- Locality guidance for neighbourhood planning*®

- Local planning authority guidance (East Suffolk Council®®, Great Yarmouth Borough
Council’, North Norfolk District Council’?, and The Broads®?)

Neighbourhood plans are important planning documents that local community groups can prepare for
their local areas (usually a parish). Neighbourhood plans can address and write policies concerning a
wide range of planning matters important to the community. Once ‘made’ (adopted), neighbourhood
plans become part of the development plan and sit alongside the relevant Local Plan/s, receiving
statutory status in the determination of planning applications.

Neighbourhood Plans must:
e Create policies that address the (re)development of land;

e Create policies that would be in general conformity with the strategic policies of the relevant
Local Plan;

e Create policies that would be within their neighbourhood area. In the context of coastal
planning, the terrestrial and marine planning regimes meet and overlap between the mean low
and high water spring tides;

The Local Plans contain strategic planning policies that address coastal planning matters, including
relocation and rollback. If considering preparing coastal planning policies, it is important that
community groups fully consider and understand the content of such Local Plan policies, avoid
duplication and add value to these policies; the relevant Local Authority can advise on this. Within the
above framework, Neighbourhood Plans can potentially consider coastal planning matters in a number
of ways, including the following:

e Allocate land for (re)development in less vulnerable locations, providing plots to residents and
businesses at greatest risk (for guidance on rollback and relocation, see chapter 5). If such plots
were developed as self or custom build dwellings, they would benefit from Community

48 https://www.gov.uk/guidance/neighbourhood-planning--2

42 https://neighbourhoodplanning.org/

50 https://www.eastsuffolk.gov.uk/planning/neighbourhood-planning/

51 https://www.great-yarmouth.gov.uk/neighbourhood-planning

52 https://www.north-norfolk.gov.uk/tasks/planning-policy/neighbourhood-planning/

53 https://www.broads-authority.gov.uk/planning/planning-policies/neighbourhood-planning
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Infrastructure Levy (CIL)** exemption where applicable, which would support the viability of
relocation.

o Allocate land for (re)development in less vulnerable locations to help fund the introduction and
maintenance of coastal risk management structures.

e Develop a vision, derived from community engagement, to help identify opportunities for
activities on the coast within the CCMA. The vision could help to identify and support changes
of use to uses less vulnerable to coastal change, potentially including both temporary and
permanent development opportunities on the coast, as well as opportunities to support habitat
creation, rollback and relocation.

The implementation of coastal planning policies, such as rollback and relocation, can require significant
funds, especially where demolition is required.

54 Community Infrastructure Levy (CIL) is a charge levied on development, specified in the relevant local
planning authority’s charging schedule, to help fund infrastructure to support development. East Suffolk Council
charges CIL: https://www.eastsuffolk.gov.uk/planning/developer-contributions/community-infrastructure-levy/.
However, Great Yarmouth Borough Council, North Norfolk District Council and The Broads do not charge CIL.
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Appendix 7 — Glossary

A

Area of Outstanding Natural Beauty (AONB)
Land protected by the Countryside and Rights of Way Act 2000 to conserve and enhance its natural
beauty.

C
Coastal accretion
When land is gained through the deposition of sediment, as a result of coastal processes.

Coastal adaptation
The process of managing the negative impacts of coastal change, in a way that makes individuals,
communities or systems better suited to their environment.

Coastal change
Changes to the coast as a result of coastal processes and human interventions on the coast.

Coastal Change Management Area (CCMA)
An area identified in plans (usually the Local Plan) as likely to be affected by physical change to the
shoreline through erosion, coastal landslip, permanent inundation or coastal accretion.

Coastal erosion
An effect of natural coastal processes whereby material is eroded from cliff/beach.

Coastal processes
Natural coastal processes driven by geology, tides, weather and climate change.

Conservation area
Land protected by the Planning (Listed Buildings and Conservation Areas) Act 1990 to preserve or
enhance the character and appearance of its special architectural or historic interest.

Climate change
Changes to the climate as a result of human activities, most commonly associated with the
unsustainable burning of fossil fuels.

D

Development plan
The collection of land use documents (e.g. Local Plans, Neighbourhood Plans) that planning
applications must be accorded with unless material considerations indicate otherwise.
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E

Enabling development

Development contrary to planning policy, but which would secure a particular public benefit/s that
would warrant departing from policy. It usually concerns development that would financially support
development which would otherwise be unviable.

Erosion risk areas

Areas identified in a SMP as likely to be at risk from coastal erosion and flooding in the short (0-20
years), medium (20-50 years) and long (50-100 years) term, which form the evidence base for the
CCMA.

G

Geodiversity
The variety of rocks, fossils, minerals, natural processes, landforms, soils and waters which underlie
and determine the character of our landscape and environment.

H

Heritage asset

A building, monument, site, place, area or landscape identified as having a degree of significance
meriting consideration in planning decisions, because of its heritage interest. It includes designated
heritage assets and assets identified by the local planning authority (including local listing).

Highway authority
An organisation responsible for public roads, as set out in the Highways Act (as amended) 1980.

Integrated Coastal Zone Management (ICZM)
A dynamic, multidisciplinary, holistic and iterative process to promote sustainable management of the
coast.

L
Lead Local Flood Authority

A county council or unitary authority that leads in managing local flood risk (i.e. risks of flooding from
surface water, ground water and ordinary watercourses).

Local plan
A land use plan prepared by the local planning authority containing planning policies against which
planning applications are determined.
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Local planning authority
The public authority whose duty it is to carry out specific planning functions (e.g. prepare the local
plan, determine planning applications) for a particular area.

Listed building
A building identified for its special architectural or historic interest.

M

Marine plan
A plan prepared by a marine plan authority that sets policies for and in connection with the
sustainable development of the relevant marine plan area.

N

Neighbourhood plan
A'land use plan prepared by a local community group containing planning policies against which
planning applications are determined.

P

Planning history
The collection of historic planning permissions and/or enforcement action on an area of land.

Permanent inundation

An area that is flooded by water from the sea on a regular enough frequency to prevent it being
permanently habitable.

R

Ramsar site

A wetland of international importance, designated under the 1971 Ramsar Convention.

Relocation
The relocation of development from a site at risk from coastal change to a site of much lesser risk.
Similar to ‘rollback.

Risk management structure
Structures designed to reduce the impact of coastal processes on an area along the coast.

Rollback
The movement of development from a site at risk from coastal change to a site of much lesser risk,
usually in relatively close proximity to the previous site. Similar to ‘relocation’.
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S

Section 106 agreement (S106)
A legal agreement requiring specified planning obligations to mitigate the impacts of development,
entered into under section 106 of the Town and Country Planning Act 1990.

Shoreline Management Plan (SMP)
A strategy for managing flood and erosion risk for a particular stretch of coast, over short, medium
and long-term periods.

Special Area of Conservation
An area of land designated under the Conservation of Habitat and Species Regulations 2017 (as
amended) for its contribution to conserving habitats and species.

Special Protection Area
An area of land designated under the Conservation of Habitats and Species Regulations 2017 (as
amended) for its contribution to conserving birds.

Supplementary planning document (SPD)
A document that adds further detail to the policies in the local plan and operates as a material
consideration in the determination of planning applications.

T

The Partnership

The group of organisations preparing the Coastal Adaptation SPD (East Suffolk Council, Great
Yarmouth Borough Council, North Norfolk District Council, The Broads Authority, and the shared
Coastal Partnership East team).
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East Suffolk Council

Planning Policy and Delivery Team
Riverside

4 Canning Road

Lowestoft

NR33 OEQ

Planning Policy and Delivery
Team

01502 523029 / 01394 444557
planningpolicy@eastsuffolk.gov.uk

The Broads Authority
Yare House

62-64 Thorpe Road
Norwich

NR1 1RY

Planning Policy Team
01603 756050
planningpolicy@broads-authority.gov.uk

North Norfolk District Council
Holt Road

Cromer

NR27 9EN

Planning Policy Team
01263 516318
Planning.policy@north-norfolk.gov.uk

Great Yarmouth Borough Council
Town Hall

Hall Plain

Great Yarmouth

NR30 2QF

Strategic Planning
01493 846270
localplan@great-yarmouth.gov.uk

This document is available in alternative formats and in different languages on request. If you need
support or assistance to help you read and/or understand this
document, please contact the Council using one of the methods above.

www.eastsuffolk.gov.uk/planning



