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Schedule of Planning Applications  Committee Date: 18 March 2014 
 
Reference: 06/13/0685/F 

Parish: Hopton on Sea 
Officer: D Minns 

Expiry Date: 08-04-2014 
 
Applicant: Bourne Leisure Limited 
 
Proposal: Proposed Coastal Protection Scheme 
 
Site:  Hopton Beach (Adj Hopton Holiday Village) Warren Road  
 
REPORT 
 
1. Background / History :- 
 
1.1 This is full planning application accompanied by an Environmental Statement 
to construct a coastal protection scheme at Hopton-on-Sea. Located approximately 
3.5km south of Great Yarmouth, Hopton Beach is situated between   Gorleston in the 
north and Corton in the south, near the border of Great Yarmouth  and Waveney 
Borough/District Councils.  
 
1.2 Members will be familiar with the fact that this was once a wide sandy beach 
which   has been  subject to significant erosion in recent years with the loss of much 
of the sand itself. As a consequence the historical coastal defences (comprising of a 
linear wooden revetment running along the beach and wooden groynes pointing out 
to sea) are being degraded and without the protection of the sandy beach they are  
Ineffective  at  protecting the low, soft cliff behind, which is now subject to more 
regular erosion by  the sea. The propose  of the scheme is to halt erosion of the cliff 
and protect Hopton Holiday Village which is located on the cliff immediately landward 
of the beach. 
 
1.3 Emergency works have been and continue to be installed to protect the base of 
the cliff. This protection comprises of large (2.5 to 6 tonne) rocks placed strategically 
along the beach. This protection however does not afford the cliff, or the Holiday 
Village, sufficient protection from the largest storm events and associated surges as 
the figure below shows. The proposed scheme will provide for long-term protection 
of the cliffs and the Holiday Village.  
 
1.4 It is predicted (who by) that if the currently experienced level of erosion is 
allowed to continue without any mitigation then the shoreline will relocate around 
50m to landward of present involving the loss of 147 caravan spaces over the next 
20 years.  
 
1.5 The severe coastal erosion experienced at the site is of concern on a number of 
levels, including: degradation of the coast’s recreational and visual attractiveness; 



 
Application Reference: 06/13/0685/F      Committee Date: 18 March 2014 

safety of beach users and of guests of Hopton Holiday Village; severance of beach 
access; economic impacts to local businesses in an area largely dependent on 
tourism; and long-term concerns over the threat to the village itself and associated 
infrastructure.  
 
1.6 The scheme will be entirely financed by applicant’s Bourne Leisure Limited (the 
owners of the holiday village) with no impact on the public purse. 
 
2.0 The Proposal 
 
2.1 The proposed scheme will comprise of the following elements. A 900m long rock 
revetment constructed at the base of the cliff immediately in front of Hopton Holiday 
Village. This structure will be comprised of 2.5 to 6 tonne granite-like rocks with a 
maximum structure height of up to 4.5m above beach level. The revetment will be 
approximately 12.5m wide 
 
2.2 Ten rock groynes will be constructed and tied-in to the linear rock revetment to 
form a single structure – with pedestrian access provided at the junctions. The 
groynes will be spaced at 100m intervals and will be 50m in length, jutting out in to 
the North Sea from the base  of the revetment.  Such spacing mimics the current 
dimensions of the existing wooden groynes. The groynes  will be constructed of 
similar sized armour rock to the revetment, imported from Scandinavia and each 
groyne will be 5.5 to 6.0m wide at its base. 
 
2.3 It is also proposed to establish a stockpile of rock armour outside of the two end 
groynes. These rocks will be used to provide localised protection (up to 100m either 
side of the end groynes) if monitoring identifies any localised erosion. 
 
2.4 It is anticipated the scheme will have a service life of 20 years. 
  
2.5 The construction phase is once the appropriate approvals have been obtained is 
considered by the applicants approximately 6months to complete and will be staged 
to minimise exposure risks between removal of the old and construction of the new 
defences. Normal working hours will be Monday to Friday 07:30 – 17:00 and 
Saturdays 08:00 – 1300 with no working on Sundays or Bank Holidays, unless there 
is an emergency.  
 
2.6 However, it is recognised that the rock dumping from the barge is tidally 
dependant and some, infrequent working outside of these hours may be required in 
to the evening in front of Hopton Holiday Village (not residential properties), although 
no night time work is anticipated (e.g. 22:00 to 05:00). Any working outside of normal 
working hours will be agreed in advance with Councils Environmental Heath Officers.  
 
2.7 The historical, wooden defences will be removed using land based plant and the 
large rock deliveries from Scandinavia will be brought to the beach by flat topped 
barge where they will be deposited in ‘dump zones’ and moved in to location by plant 
operating on the beach. 
 
2.8The applicants propose that three site compounds will be established: in Potters 
Leisure Resort car park (workers car park, general storage and workshop); off Beach 
Road on the field owned by Potters Leisure Resort (storage, welfare facilities and 
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site office); and within Hopton Holiday Village itself (overnight plant parking). There 
may, on occasion, be the need to bring in smaller stone, terram and other similar 
materials and any such deliveries will be made to Potters Leisure Resort car park 
and transferred to the site compound using dumper trucks along Beach Road.  
 
2.8 All construction will be carried out in line with good industry practice and a 
Construction Environmental Management Plan (CEMP) will be prepared and 
approved prior to commencement of construction. 
 
2.9 Bourne Leisure has undertaken an Environmental Impact Assessment (EIA) for 
the scheme, to ensure that no unacceptable, adverse effects result to the 
environment or local residents. The EIA has been undertaken in line with the 
following two pieces of legislation, relevant to the planning application and marine 
works the  Town & Country Planning (Environmental Impact Assessment) 
Regulations (2011) and Marine Works (Environmental Impact Assessment) 
Regulations 2007 (as amended). 
 
A scoping report was agreed with the Borough Council to cover the following issues 
• Geology (construction phase);  
• Water quality (construction phase);  
• Sediment quality;  
• Marine ecology;  
• Fish and Fisheries (construction phase);  
• Ornithology;  
• Marine Navigation;  
• Terrestrial Ecology;  
• Traffic and Transport;  
• Noise and Vibration (Operational phase); and  
• Air Quality 
 
3. Consultations :- 
 
3.1 Hopton–on-Sea Parish Council: No objection to planning application 

06/13/0685/F and gives its full support to the proposals put forward.  
 
3.2  Notice/Neighbours: 43 emails/letters of support ( sample letters attached) 

Appendix 1 
4 letters raising concern/objection to the proposal( copies attached)Appendix 2 
 
3.3 Waveney District Council Coastal Management  – Overall, we are generally 
supportive of the proposed scheme as it will provide, without drain on the public 
purse, coastal protection to a significant tourism and leisure facility, together with a 
number of residential facilities.  However, we have a number of comments regarding 
the planning application which are outlined below:- 
 
3.4 In the current (2012) Shoreline Management Plan (SMP) the short term policy for 
Policy Unit 6.20 (PU6.20) is to Hold the Line by maintaining the existing coastal 
defences but not through enhancement or replacement of the defences which the 
proposed scheme clearly is.  The scheme is therefore not in accordance with the 
textual description of the SMP policy. 
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3.5 The application seeks to justify that the proposed scheme is in accordance with 
the SMP policy as it is not possible to extend the life of the existing coastal defences 
by maintenance alone due to their deteriorated condition.  In addition, the application 
states that the SMP policy is based on out of date information and data and indicates 
that the policy for PU6.20 is no longer viable. 

 
3.6 We would agree that the baseline has changed to that on which the SMP policy 
was formulated.  The revision to the SMP policy, if any, will be considered during the 
forthcoming development of the Gorleston to Lowestoft Coastal Strategy.  In the 
meantime, the applicant should seek to implement the policy change procedure for 
Policy Unit PU6.20 which is allowed for under the SMP.  We would strongly suggest 
that the determination of the application is deferred until this procedure has been 
substantially completed. 
 
3.7 The proposed works must be decommissioned after 20 years.  This may be 
altered during the SMP revision process.  We would be able to conditionally agree to 
the life of the proposed works being greater than 20 years subject to:- 
 
- compliance with a future SMP policy revision that the life of the proposed works 
must not be extended, or 
- if the forthcoming strategy rules against such an extension of the life of the 
proposed works, or 
- if the works are shown to have a deleterious effect of WDC’s coastal frontage 
and/or defences. 
 
3.8 The existing and proposed emergency rock works, which we consider at a 
stretch are “maintenance of the existing defences” should be able to provide the 
required protection until the action in 3 above has been implemented.  It should be 
noted that we were not formally consulted during the consenting process for the 
emergency works either under the Coast Protection Act or by the MMO. 
 
3.9 Consent for the proposed scheme will be required under Section 16 of the Coast 
Protection Act.  Details of this have been omitted from the EIA.  We await to be 
formally consulted as part of the consenting process under the Act. 
 
3.10  We would agree that the longshore drift along the frontage in recent years has 
generally been south to north.  However, historically there has been  substantial 
quantities of sediment moving in the opposite direction.  The change in direction 
occurred before the Outer Harbour was constructed.  We consider that it is feasible, 
not hypothetical, that the longshore drift will revert to north to south during the 
lifetime of the proposed works.  How is the 200m length assigned to the potential 
zone affected south of the southern limit of the proposed scheme determined? 
 
3.11 We agree that a monitoring system needs to be included as a condition of the 
application determination.  Any deleterious effect on WDC’s coastal frontage and/or 
defences as a result of the proposed scheme which is identified from the monitoring 
would then need to be rectified at the applicant’s expense.( Attached to this report is 
a response from Dr Barber on behalf of the applicants Appendix 3).The relevant 
extracts relating to the Hopton area from the Shoreline Management Plan (appendix 
4)  
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3.12 Great Yarmouth Port Company Ltd – In summary, our review identifies that 
the    risk of direct impact to GYPC’s operations from the scheme  is insignificant but 
there is a requirement for clarity over the detail Monitoring Agreement that Bourne 
Leisure are presuming will be part of the permit conditions for the works. With an 
appropriate Agreement and the relevant stakeholders being signatories to the 
Agreement, potential concerns that we raised in the Scoping Response regarding 
the shoreline erosion between the Hopton Scheme and Gorleston can be managed 
avoiding the risk of misinterpretation of the impacts of the two schemes. ( Full 
comments attached (Appendix 5) In addition also attached is a response to these 
comments from Dr Barber on behalf of the applicants. Appendix 6) 
 
3.13Ramblers Association – We would request that Hopton Footpath 2a is kept 
open during any works, but as we can see from the current presumably emergency 
works, safety considerations may require temporary closure at times. We have also 
informed the Natural England personnel concerned with coastal access routes 
 
3.14Natural England: No  objection does not consider that that this application 
poses any likely or significant risk to those features of the natural environment for 
which would other wise provide a more detailed consultation response and does not 
wish to make specific comment on the details of the consultation.   
 
3.15Hopton Coastal Action Group – We wish to give full support to Bourne 
Leisure’s proposed sea defences. This will safeguard business’s jobs and homes in 
our village for many years to come. Hopton is and always will be a holiday result and 
puts into the local economy upwards of £42m per annum and provides anything  
upwards of 1,000 jobs. Villagers are extremely grateful for Bourne Leisure’s 
commitment  
 
3.16 Footpaths Officer- Footpath No.2a – The proposed scheme is adjacent to         
the public right of way but does not appear to affect it. The footpath must not be 
obstructed during construction works. 
  
3.17 Norfolk County Highways: requires further information on traffic movement 
and vehicle compounds –  further   responses to be reported. 
 
3.18 Environment Agency: No objection 
 
3.19 Environmental Health: No objection subject to conditions (see attached 
Appendix 7)   
 
3.20 Norfolk Historic Environment Service: No objection subject to imposition of 

archaeological condition 
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3.21 Marine Management Organisation – Please can you inform the applicant 
that they may require a licence under the Marine and Coastal Act (2009)  
 
4. Policy :- 
 
4.1  Planning Policy 
 
The National Planning Policy Framework(NPPF) sets out the Governments planning 
policies. The principles of sustainable development underpin the NPPF and its 
associated technical guidance with the three pillars of sustainable development 
(environment, social and economic) viewed as the golden thread running through.  
 
The document in ‘Meeting the challenge of climate change, flooding and coastal 
change’ in (Paragraphs  93 to 108). 
 
(Paragraph 93) states that planning plays a key role in minimising vulnerability and 
providing resilience to the impacts of climate change (Para 94) and (reiterated Para 
99) states that local planning authorities adopt proactive strategies to mitigate and 
adapt to climate change, taking full account of flood risk, coastal change and water 
supply demands and considerations.   
 
(Para 105) states that in coastal areas, local panning authorities  should  take 
account of the UK Marine Policy Statement and marine plans and apply Integrated 
Coastal Zone management across local authority and land/sea boundaries, ensuring 
integration of the terrestrial and marine planning regimes.   
 
(Para 106) states that local planning authorities should identify as a Coastal Change  
Management Area any area likely to be affected by physical changes to the  
coast, and at (Para 107) when  assessing applications, authorities should consider 
development in a Coastal Change Management Area appropriate where it is 
demonstrated that: 
● it will be safe over its planned lifetime and will not have an unacceptable  
impact on coastal change; 
● the character of the coast including designations is not compromised;  
● the development provides wider sustainability benefits; and 
● the development does not hinder the creation and maintenance of a  
continuous signed and managed route around the coast.     
   
 
5.0 Marine Planning and East In Shore Marine Plan  
 
The Marine and Coastal Access (2009)  established  a legislative basis for a system 
of marine planning in England. The aim of the system is to achieve sustainable 
development in the marine area. The  Uk Marine Policy Statement 2011 provides the 
overarching policy framework and a number of geographically based plans will 
translate the Marine Policy Statement into detailed policy and guidance for particular 
areas.  Parts of the Statement relevant and with specific ref  to here states that   
coastal erosion risk management if not managed properly, may result in direct 
effects on the coastline, seabed marine ecology, heritage assets and biodiversity. 
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2.6.8.3 states that indirect changes to the coastline and seabed might also arise as a 
result in response to some of these direct changes. This could lead to localised or 
more widespread coastal erosion or accretion and changes to offshore features such 
as submerged banks and ridges. Interruption or changes to the supply of sediment 
due to infrastructure has the potential to affect physical habitats along the coast or in 
estuaries. 
 
2.6.8.4 states  when developing Marine Plans marine plan authorities should liaise 
with terrestrial planning authorities, drawing on Shoreline Management Plans and 
equivalent plans where available. It further states Marine plan authorities should be 
satisfied that activities and developments will themselves be resilient to risks of 
coastal change and flooding and will not have an unacceptable impact on coastal 
change. A precautionary and risk-based approach, in accordance with the 
sustainable development policies of the UK Administrations, should be taken in 
terms of understanding emerging evidence on coastal processes. 
 
2.6.8.5 Marine plan authorities should consider existing terrestrial planning and 
management policies for coastal development under which inappropriate 
development should be avoided in areas of highest vulnerability to coastal change 
and flooding. Development will need to be safe over its planned lifetime and not 
cause or exacerbate flood and coastal erosion risk elsewhere.  
 
2.6.8.6 Marine plan authorities should not consider development which may affect 
areas at high risk and probability of coastal change unless the impacts upon it can 
be managed. Marine plan authorities should seek to minimise and mitigate any 
geomorphological changes that an activity or development will have on coastal 
processes, including sediment movement. 
 
The draft East Inshore Marine Plan (MMO 2013) consultation commenced on July 16 
2013 by  the Marine Management Organisation. The East Inshore Marine Plan Area 
includes the coastline stretching from Flamborough Head to Felixstowe, extending 
from mean high water out to 12 nautical miles, including inland areas such as the 
Broads and other waters subject to tidal influence, and covers an area of 6,000 
square kilometres. The aim of marine plans is to help ensure the sustainable 
development of the marine area. Marine plans will contribute to economic growth in a 
way that benefits society whilst respecting the needs of local communities and 
protecting the marine ecosystem.  
  
(Paras 190 to Para195) discusses coastal change management that during the 
preparation of an application for development, there is significant value in looking at 
these SMPs to ensure the activity does not increase the risk of coastal erosion or 
flooding stating at (Para 193) ‘compatibilty and intergration with these plans is 
paramount to managing the risk of coastal erosion and flood risk’ . This approach is 
consistent with the Marine Policy statement and the approach advocated in the 
NNPF. 
 
The East Inshore area includes part of the scheme at  Hopton and would come 
under new Marine planning regime depending on the timeframe. Irrespective of the 
time framework for the designation a licence for and approval of the works will be 
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required from the MMO and the application has been published stating as much in 
local papers in Suffolk and Norfolk.         
 
The marine plans come into effect once they are adopted by the Secretary of State  
and published; until that point the draft plans are a ‘relevant consideration’. The 
MCAA requires that all public authorities taking authorisation or enforcement 
decisions, must to do so in accordance with marine policy documents (marine plans 
and the Marine Policy Statement) unless relevant considerations indicate otherwise. 
Where a relevant decision is not taken in accordance with the marine plans, the 
public authority must state its reasons. 
 
6.0 Great Yarmouth Local Plan 2001 saved policy INF16 states: 
 
When considering applications for new development in coastal areas where there 
are no significant environmental or landscape conservation considerations, but which 
may be in an area susceptible to marine erosion and associated land instability as 
shown on the proposals map, the Council will require the application to  demonstrate 
conclusively that:  

a) there would be no significant risk that the proposal would be adversely 
affected by marine erosion or land instability within its lifetime; or, 

b) the proposed development would be capable of withstanding the effects of 
any anticipated erosion/instability or would be protected from here.                 

 
Emerging Core Strategy (Regulation 19) 
Sept 2013 . Adoption of the emerging Core Strategy is not envisaged to the summer 
of this year however NNPF states that decision makers from the day of publication  
of (NNPF) decision-takers may also give weight to relevant policies in emerging 
plans according to: 
● the stage of preparation of the emerging plan (the more advanced the  
preparation, the greater the weight that may be given); 
● the extent to which there are unresolved objections to relevant policies  
(the less significant the unresolved objections, the greater the weight that  
may be given); and 
● the degree of consistency of the relevant policies in the emerging plan to  
the policies in this Framework (the closer the policies in the emerging plan  
to the policies in the Framework, the greater the weight that may be given) 
 
Policy CS13 – Protecting areas at risk of flooding or coastal erosion states  
the risk of flooding and coastal change is expected to increase with climate change. 
This presents a challenge for property business owners and service provides in 
susceptible areas. It goes onto state that the Council will ensure a practical and 
sustainable approach to flood risk and coastal protection.  
 
 
7.0.Assessment  
 
7.1 In the main there is little overall objection in the statutory consultees responses 
to this application. Local support is weighed heavily in favour of the proposal which 
continues the emergency works already undertaken to reinforce the coastline and is 
anticipated to give some 20 years protection to the coast as identified above.  
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 7.2 Operational details in as far as they amount to onshore activities associated with 
the works are in the main considered to be minimal and the Environmental Health is 
satisfied that subject to the conditions of hours of working there should be little 
disturbance to local residents during unsociable  hours. 
 
7.3 In terms of highway movements apart from those identified above these are  
anticipated to be minimal with the heavy duty rock being transported to the site by 
water and not road.  
 
7.4 On the technical side there are comprehensive responses to the proposals  from 
the Great Yarmouth Port Authority Ltd experts which states that the impact upon the 
port operations is insignificant but questions some aspects of the proposal on a point 
of detail - which the applicant has responded to – including comments on the 
monitoring agreement  and stakeholders party to the agreement.   
 
7.5 Waveney District Councils coastal engineers have set out the context of the  
Shoreline Mangement Plan  and how it relates to this scheme. It is clear in 
procedural terms that the scheme - which does not involve the public purse-  has 
support including an acknowledgement that the baseline  data has changed to that 
on which the SMP policy was formulated. However it is suggested by Waveney that 
the application is deferred pending a revision to  the SMP policy, if any, to be 
considered during the forthcoming development of the Gorleston to Lowestoft 
Coastal Strategy.  In the meantime, the applicant should seek to implement the 
policy change procedure for Policy Unit PU6.20 which is allowed for under the SMP.   
          
7.6 In  this respect and to give an overall of the scheme the views of the GYBC 
Coastal Manager are set out below and set out the officer view and recommedations 
for these proposals.  
 
7.7The following comments relate to the proposal by Bourne Leisure Ltd. to 
construct sea defence structures to protect their site at Hopton. 
This area of coastline has been the subject of erosion for many years and the 
existing defences have, in places, reached the end of their serviceable life. 
 
7.8 The proposal can be divided into two parts for coastal engineering purposes; the 
first is the Rock Revetment.  This is to be constructed along the base of the soft cliffs 
and set above mean high water.  This is intended to provide protection to the toe of 
the cliffs and control the existing erosion caused by the wave action during adverse 
storm or surge conditions.  As this part of the defence would normally be out of the 
sea it should not impede the coastal processes.  With the use of rock, there will be a 
reduction in the effect of reflected wave as compared to that of the existing defence 
structures which will help to encourage the retention of the beach. 
 
7.9 The second part of the proposal is to construct ten number rock fishtail groynes 
50m long and at 100m spacing along the length of the area covered by the rock 
revetment.  These rock groynes do not project seaward as far as the existing timber 
and steel groynes, and they will be spaced closer together than the existing.  The 
existing groynes along this section are considered to be in a poor condition and it is 
proposed that they are removed following the installation of the rock gorynes.  
Similarly the existing timber revetment will be removed as the work progresses. 
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7.10 Having studied the technical report submitted by Bourne Leisure and the 
response from HR Wallingford it is understood that it is not possible to determine 
exactly the effects this scheme will have on the adjacent areas.  Given that the 
proposed groynes are not as intrusive as the existing field it is not envisaged that 
there will be any significant detrimental effect to the coastal processes.    
 
7.11It is intended to have in place a monitoring agreement and an agreed action plan 
with trigger levels to enable all concern to understand any changes, should they 
occur, to the coastal processes and respond appropriately.   From the Bourne 
Leisure report the areas that may be affected are those immediately to the north and 
south of the proposed scheme location.  HR Wallingford considers that there may be 
some effect further afield than this, but the degree of influence is not quantified.  It is 
intended to include the neighbouring authority (Waveney District Council) in the 
monitoring agreement and any other relevant authority or agency with a direct 
interest in this area. 
 
7.12 The Shoreline Management Plan (SMP) policy for this area states “hold the 
line” up to year 2025 and then “managed realignment”.  Following consultation with 
the SMP delivery group it is proposed to review this policy within the current 
Gorleston to Lowestoft Strategy Review and to take account of the more recent 
information.  It is not thought that the proposed works will present an obstacle to the 
objective of the SMP, which is to provide a sustainable coastline for this area. 
 
7.13 In conclusion It is recognised that these works will help the sustainability of the 
Bourne Leisure site, provide stability to the remaining defence structures and help 
alleviate the concerns of the local community. 
 
With the proviso of an agreed monitoring agreement, action plan and trigger levels it 
is recommended that these coastal works be approved under section 16 of the Coast 
Protection Act 1949. 
 
 
8.0 RECOMMENDATION :-  
 
8.1  APPROVE subject to the conditions outlined above. 
 
 
         Background Papers and full list of residents comments available on planning 

file 06/13/0685/F  and Council website. 
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