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Introduction

This report details the decisions made by the Pathfinder Board and the outcomes to date from the

Coastal Change Pathfinder project in the Waveney area. It is also intended that these decisions and

outcomes might offer a potential model for other locations around the country that face similar

challenges.

Background

In 2009 the Department for Environment, Food and Rural Affairs (‘Defra’) announced funding to develop

and trial ideas for managing coastal change and the impacts of coastal change. Waveney District Council

(‘the Council’) in Partnership with Suffolk Coast Futures submitted a bid and in December 2009 became

one of 15 successful bidders receiving funding of £1.534m for projects in Corton, North of Lowestoft

and for Easton Bavents in the parish of Reydon, South of Lowestoft.

The objective of the Pathfinder Projects was to counteract coastal blight - the adverse effects which can

impact on communities, properties and businesses from coastal erosion or predicted erosion. Decreased

property values, a lack of access to mortgages and insurance availability, lower inward investment, and

loss of community, business and property are all features of coastal blight.

Pathfinders aimed to help by:

•  Supporting community engagement and adaptation planning in the area of coastal erosion. 

•  Supporting delivery of practical adaptation measures.

•  Building capacity within the community and the local authority.

•  Working with other Pathfinder projects from around the country sharing learning and

experiences. 

•  Providing information on the project outputs as evidence to Defra in order to inform future

development of policy and guidance.

1

Coastal Change Pathfinder Project in Corton and Easton Bavents, March 2014



Reasons for the selection of these 2 locations in the bid for Pathfinder funds

Corton

At Corton, the anticipated failure of the existing coastal defences

by 2030-2040 provided the opportunity to plan ahead,

empowering those at risk to take responsibility for adaptation. For

tourism businesses there was an opportunity to explore whether

relocation out of the at-risk zone can be built into business plans.

For the wider community Corton offered an opportunity to

consider measures that would deliver additional or improved

community infrastructure. This included exploring potential

approaches to improving beach access and associated facilities

Easton Bavents

Easton Bavents represented an example of the type of isolated or

small number of properties where it is not desirable due to the

impact on coastal process or economically viable to provide coast

protection. The issues seen at Easton Bavents were likely to be

typical of responses from other small communities finding

themselves vulnerable to erosion around the coast. This provided

an opportunity to design and test a model which others can use

elsewhere in Waveney and beyond. 

The Pathfinder Board was established and met for the first time in

March 2010. The membership included elected councillors from

the selected areas, coastal practitioners from relevant agencies

and authorities and senior management from the council. Project

support and advice was delivered by council officers and an

appointed Project Officer.
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Engaging with the community

In June 2010 Halcrow, an established design and

consultancy company, was commissioned to carry

out the communications, community engagement

and project launch activities in both locations.

With the Board, Halcrow facilitated the actions as

described below for property owners, residents

at risk and for the wider community. 

Corton 

The Project endeavoured to engage fully with the community of Corton. In addition to a launch event

a number of workshops took place, publicised by local press, radio, and leaflet drops at all properties

within the village. These events, during June and July 2010 included:

•  A drop-in day

•  A workshop for businesses and utilities

•  A Residents at Risk workshop 

•  A wider community workshop

There was also an unmanned exhibition at Lowestoft Library in September 2010. Two “Issues and

Options” events were held in late September 2010 and a study day in February 2011 involving

representatives elected at previous workshops

Despite limited attendance at these events there was successful interaction with those who did take

part and the groups worked to identify and prioritise various options. At the first workshop the top two

priorities were:

•  Improved local amenities

•  Improved beach access

At the second, the top three options were:

•  Stabilisation of the cliff top and drainage

•  Mechanical anchoring of the cliff top to prevent cliff slippages – very likely to be opposed

by Natural England in the area designated as a Site of Special Scientific Interest (SSSI)

•  Beach access 
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Easton Bavents

In Easton Bavents Pathfinder again endeavoured to engage fully with affected residents. A number of

events took place in June and July 2010: 

•  Residents at risk Workshop

•  Wider Community Workshop

•  Issues and options presentation

•  Issues and options exhibition

The property owners and others at Easton Bavents were kept well informed and they were willing to

participate. Options to provide assistance through relocation were raised as being important to owners

and were discussed and developed. Workshops were also organised, with limited success, for services

and utilities providers to alert them to the impacts of coastal erosion, to inform them of the risks and

to consider their roles and responsibilities. 

An early issue identified by the community was the possibility that their homes could be lost to erosion before

the conclusion of the Pathfinder Project and before the adoption of planning policy allowing relocation. A key

task the Pathfinder Board undertook in response to this issue was to ask for Counsel’s opinion on the possibility

of protecting the residential use rights of the land should the house be lost to erosion, hence allowing relocation

at a later date. Counsel’s opinion clarified that this was not possible but a similar outcome could be achieved

if the Council wrote to affected property owners stating that in making any decisions on a planning application

the Council would treat owners who had lost a house no differently than if their house still existed. The letters

would give a form of ‘legitimate expectation’. Following this advice the Head of Planning wrote to all affected

property owners in Easton Bavents in accordance with the advice. Also in response to this issue, the Council

made clear in its Development and Coastal Change Supplementary Planning Document that any dwelling that

existed on the 25th June 2010 would be eligible to be replaced under the relocation planning policy. 

At Easton Bavents a key task was an investigation into the potential methodology of the rollback of

properties that were most vulnerable. In June of 2011 the property consultancy, Pellings LLP, was

commissioned to work on the process with the Board, officers and owners. Their key task was to identify

and investigate potential sites for relocation.

Each owner was met individually and invited to attend workshops to discuss potential sites. Six local

sites were identified by the property owners and priority themes identified to assess these. Pellings

made initial contact with landowners of potentially suitable sites to investigate their willingness to

consider selling land. A number of meetings also took place with the local planning authority and

Highways authorities to secure their advice and opinion. 

During discussions with landowners of potential sites for relocation, it became apparent that one was

willing to give the Project land free, in return for planning permission for a house of their own on land

that would not, under usual circumstances, get planning permission for residential development. The

suggestion was similar to the principle of ‘enabling development’ where a development contrary to
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planning policy is granted planning permission to deliver another planning benefit which could not

otherwise be achieved. To be certain of the lawfulness of this approach the Pathfinder Board again

employed Counsel’s advice. The advice was that in this case the approach was unlikely to be lawful.

More detail on enabling development can be found in Appendix 3. 

Three of the six sites originally identified for potential relocation were considered to be most favourable in

terms of both suitability to the property owners affected and meeting, in principle, local planning policy

requirements. This included the site at Rissemere Lane East where the "enabling development" type of

approach had been considered and rejected. Further discussion with potential vendors of sites showed that

one, as well as requiring an initial payment for the land, would want to impose an overage or reclaim clause

based on future disposal value of properties. This was not deemed to be acceptable by the relocating owners.

The agents of another landowner failed to respond positively to negotiations and as a result no further progress

could be made. The remaining site, at Rissemere Lane East, consequently became the focus for the potential

relocation.

In August 2012 the Board launched a consultation on the proposal to relocate 9 properties to Rissemere

Lane East, Reydon. This generated considerable interest within the local community and resistance to

the proposed relocation site. There were also concerns about processes that Pathfinder had gone

through, including the nature and timing of the consultation, potential site selection, levels of support

to owners, entitlement and eligibility issues. 

As a direct result of the issues raised the Board urgently facilitated

an additional stakeholder workshop in November 2012 to further

discuss and consider how to collectively tackle the issues and

concerns. This was well attended by property owners, Reydon Parish

Councillors and a range of concerned and interested members of

the wider Reydon and Easton Bavents community, as well as Board

members, and Council and Environment Agency officers. 

Following the wider stakeholder workshop the Board decided

that it needed to review the progress and proposed direction of

the project. The Board also wished to work more directly with

the wider community in order to capitalise upon and benefit from their continuing interest, concerns

and engagement. As a result, these groups and individuals, had a vital and valuable influence on the

revised decisions and outcomes of the project providing through attendance at and involvement in Board

meetings and frequent contact through other channels, important information, advice and local opinion. 

As a result of this support and following careful and detailed consideration the Board announced in

November 2013 the decisions that it was ‘minded to’ make in the document - Coastal Change Pathfinder

in Easton Bavents and Reydon - and sought from the stakeholders any enquiries or suggested omissions

before meeting again in December to review the feedback and ratify its decisions. 
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The workshop was a real step

forward for everyone concerned

in my view. It was held in a very

positive atmosphere and while

there was robust debate, I do

feel we have made a real step

forward in improving

understanding on all sides ..

Cllr David Ritchie, 

Chair of the Pathfinder Board

”

“

http://www.waveney.gov.uk/site/scripts/download_info.php?fileID=4329
http://www.waveney.gov.uk/site/scripts/download_info.php?fileID=4329


Outcomes from the Pathfinder Project at Corton

Cliff top stabilisation scheme

At Corton the top layer of the cliff is constituted of very sandy material above a non porous clay layer

between 3-5 metres below the surface. Over the years there have been frequent occasions when this

top layer has become unstable because of the retention of surface water. This has caused cliff slippages

which have affected the properties and businesses in the area. 

Pathfinder funded extensive investigation and surveys

followed by the design work to develop a drainage scheme

to prevent cliff slippages caused by this saturation The design

used a lateral drain which collects the water in this soft layer

and takes it to boreholes drilled through the clay layer . These

allow the water to drain away below the clay in a natural way.

Working in collaboration with a consortium of local business, and employing a local contractor

Pathfinder funded the installation of the £355K scheme stretching almost 1 kilometre from end to end

and passing through the land owned by four key holiday businesses. The Project was completed within

budget in spite of the construction taking place over a very wet winter to minimise the affects on holiday

businesses operations. The increased confidence resulting from the installation has resulted in over

£5m of private investment by local businesses on improving facilities for tourism safeguarding both jobs

and infrastructure. The local businesses have taken on responsibility for monitoring and maintenance

of the drainage system.
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Gunton Warren

The Warren, also known as the Denes, is an important

County wildlife site and public recreation area

approximately 400 metres south of the village. Through

the project Suffolk Wildlife Trust and Waveney District

Council negotiated a 10 year management agreement

funded by the scheme. In this previously neglected area,

over the period, the Trust will undertake improvements

and reinstate valuable heath and grass land, removing

invasive species and safeguarding flora and fauna in the

area. Already their local warden along with other Trust

colleagues has organised well-attended community and educational events and a thriving group of local

volunteers has become established. The work will also, provide improved information and signage and

the plans include improving access to the reserve and beach especially for people with disabilities with

the construction of a new walkway funded by Pathfinder. 

The Suffolk Police Service described parts of the Denes as “a public sex environment” (PSE) and it also

suffered from anti social behaviours such as fire setting and fly tipping. Pathfinder coordinated and paid

for the installation and monitoring of 2 new CCTV cameras, along with a transmitter. One camera was

been placed at the Dip farm Car park and one adjacent to Tramps Alley, the ravine leading down to the

beach at this point.

The CCTV cameras have proved to be a way of improving safety and security. Suffolk Police Service

confirmed that Issues around the PSE have decreased during the daytime and the cutting back and

opening of the land has caused this impact, along with the cameras.

Pathfinder invested in a number of improvements on and around the beach area to support local

fisherman and other users accessing the beach via Tramps Alley including:

•  Installation of a grit bin near the steepest section for

use in icy conditions

•  Rebuilding the concrete ramp which leads down to

the beach at the southern end of the prom from the

bottom of the alley

•  Careful re-profiling the shingle bank on the beach

after storm events to enable launching 

Dip Farm is a parking and amenity area which links the access to the beach and Corton Woods. This

facility is a key link between Corton Woods and the Denes. It had little investment historically and was

not an integral part of the connectivity of the area. Pathfinder funded a safer pedestrian crossing point,

opened up the entrance to the car park to make it more ‘visitor friendly’ and also improvements to

landscaping through tree removal and replanting. 
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Corton Woods

Corton Woods, located immediately between the village and Denes, are also designated as a local nature

reserve. The Corton Woods Group, a band of enthusiastic volunteers, have worked for over 12 years to

improve wildlife and natural habitats, as well as the pathways through the woods and general levels of

safety. Pathfinder provided the funds to install a fence along the boundary with a busy road. This

provided a safer environment for users of the woods, wildlife and motorists. This has enabled greater

use of this village facility to be made by local schools who now have the reassurance of a safer

environment Additionally the design allowed local planted species to grow and encase the fencing to

give a natural looking boundary. Pathfinder has also funded the provision of updated signs and

information boards to “way mark” the routes through the woods between the village and Gunton

Warren and access to the beach.

Corton Pavilion

Pathfinder agreed to fund improvements to

the Pavilion on the village playing field. The

development will provide new toilet facilities

for sports teams, the public, and pupils from

the primary school who use the field for sports

lessons. With the loss of access to the beach in

front of the village the playing field is used

more than ever for outdoor school events. 

Cortons village hall was given over to be used by the Primary school which required more space. In an

effort to restore a similar facility to the community the Playing Field Committee is working improve and

maintain alternative facilities and services and sought Pathfinder assistance. With Pathfinder help the

Committee will also produce information signs providing background the history of the village, the

impacts of being a coastal community. These will also sign post the way to the nearby Corton Woods,

the paths there, and provide continuous guided links through to the beach.

Corton School Project

Pathfinder supported the delivery of several school

study days with children in years 3,4,5 at Corton

Primary School. These were designed to help children

better understand erosion and its effects on their local

community. The children took part in practical

experiments and undertook visits around the village to

consider the impacts. They designed and made clay

tiles to illustrate their findings which form a permanent

art installation displayed on the school wall.
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The Committee wishes to express their sincere,

and very grateful thanks to the Pathfinder

Board and Jo McCallum, for all their help and

assistance in securing funding for our new toilet

block. Without their invaluable help we would

not have been able to achieve our goal ..

Anne Shreeve,

Corton Playing Field Committee 

”

“



Corton Village Promenade

The ‘Prom’ path is situated on the sea wall at the base of 20m high cliffs immediately in front of the

village. Access is gained either by one of two sets of steps or at the end of a beach. Whilst not easy to

access, consultation with the local tourism businesses and community identified that retaining access

to the prom was of significant value. The Board approved the use of Pathfinder funds to contribute to

clearance of the prom path after it was blocked by a cliff fall in 2011 and has committed further funds,

as part of a joint funding package, to do so again following another slippage which took place in the

winter of 2012/13. It is anticipated that this work together with the cliff top stabilisation scheme will

enable this important community asset to be kept open for the foreseeable future. 

Broadland Sands

North of the village the sea defences have failed. The cliff is not affected by surface water saturation in

the same way as in front of the village where the drainage scheme was implemented but the foot (or toe)

of the cliff is frequently damaged by tide and storms which result in loss of land. The Pathfinder Board

agreed to support the owners of the Broadland Sands holiday camp with the cost of installation of a safety

fence to keep guests and passing walkers away from the vulnerable cliff edge. The scheme has also assisted

with alterations to the positioning of the fence to allow for subsequent losses but it has been agreed that

the future maintenance of the fence for public safety will be the company’s responsibility.

Removal of redundant beach defences

In the initial proposal to Defra a significant sum was identified towards the possible removal of redundant

failed sea defences to improve community amenity beach provision. The feed back from the community

workshops at the start of the project was this was not a priority and therefore not pursued. 

Additional work will be undertaken by the undertaken by Waveney District Coastal Management Team

on the Gorleston to Lowestoft Coastal Strategy which covers the Corton frontage. This work will look at

the predicted long term changes in this area, the implications on the coastal communities and working

with these communities propose actions to manage the sea defences. Any remaining balance of funding

from Pathfinder will be utilised to contribute towards the costs of implementing this work. 
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Outcomes from the Pathfinder Project at Easton Bavents

The Board recognised that those affected by erosion needed particular support to prevent blight and

the assets affected becoming worthless or a liability. Therefore there were 2 strands to the work.

1) Supporting planning policy.

2) Practical help.

The work at Easton Bavents has been directly supported by the Districts Planning Policy and

Development Management teams. The benefit of this integrated approach is that whilst managing the

issues faced by the owners of this vulnerable community the learning has contributed in a significant

way to the development of planning policy and in particular to the formulation of the Planning and

Coastal Change Supplementary Planning Document SPD that is now adopted Council policy.

The conclusion of this part of Pathfinder has been significantly supported by two draft (now adopted)

planning policies.

DM07 Relocation and Replacement of Development Affected by Coastal Erosion - permits proposals

for the relocation and replacement of community facilities, commercial and business uses that are

considered important to coastal communities affected by coastal erosion. 

DM22 Housing Development in the Countryside - allows for development in the countryside in

exceptional circumstances where it is the only way to address a particular need. Coastal erosion is one

of these circumstances. 

The Supplementary Planning Document sets out the type of development that will be appropriate in areas

identified as being vulnerable to coastal erosion. It also now sets out the approach to relocation of properties. 
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The work of the Pathfinder Project has helped in the development of the DM policies and the SPD

particularly regarding coastal management, formulating practical steps to address the issues of coastal

blight and where possible maintain the property stock of the area. 

The Pathfinder Board made the following decisions regarding eligibility for assistance, the level of

assistance and how this would be applied to owners participating in the scheme.

The geographical area covered by Pathfinder

The original area included in the Pathfinder bid included 9 properties at Easton Bavents vulnerable to

short and medium term loss due to erosion.

When reviewing this issue the Board decided that the geographical area included in the original bid to

Defra was still appropriate and that the properties which had been considered so far should remain

under consideration but subject to further criteria set out below. 

What type of property to include

The Board decided to include only properties which complied with the Council’s Development

Management policies (DM22 and DM07) and the Supplementary Planning Document (‘SPD’) on

Development and Coastal Change. 

A particular point clarified was that all eligible properties were to be permanent buildings – based on

the definition within the SPD. The adoption of this definition led to the exclusion of some properties

originally considered within the Pathfinder scheme as they could not be classed as permanent buildings. 

One further property previously considered was more accurately identified as an agricultural building

and was excluded. This building, whilst used on occasions by artists, could potentially be relocated by

the owners in any case to another part of their own land. Whilst they would have to comply with

planning requirements they are limited due to the agricultural classification.

The Board considered a range of aspects of ownership and their potential effect on eligibility of

properties for the scheme including:

•  The date on which a property was purchased

•  The original purchase price

•  Whether a property was a first or second home

•  Ownership of other land in the district

The Board decided that eligibility for inclusion would be based on property type and not these other

factors. Pathfinders aimed to alleviate blight and where possible maintain the property stock and to

apply these other criteria would not be beneficial. However it was agreed that a) the date of purchase

and b) ownership of other suitable land were appropriate factors to consider when determining levels

of any potential benefit.
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Does every eligible owner receive the same

benefit option? 

The Board decided that the level of benefit would be

based on specific criteria. 

•  Whether or not the property was purchased

prior to the Shoreline Management Plan of

1998 (SMP1). Use of land already owned in

the District

Shoreline Management Plan of 1998 (SMP1)

The SMP1 developed policies on how the shoreline should be managed in the future including the

approach to be taken in dealing with erosion. In 1998 the policy adopted for this section of the coastline

was “retreat the existing line”. The Board considered that those owning property before 1998 might

have an expectation of coastal defences being maintained or constructed but conversely anyone who

purchased property after that time could have no such expectation, plus they are likely to have paid a

lower purchase price as a result of the explicit statement of this policy.

Use of own land for relocation

The Board agreed with the principle of encouraging those with suitable land elsewhere in the district

to use it for relocation and adopted the approach of encouraging owners with other land in the area to

consider using it. This could bring the advantage of reducing the number of properties requiring sites

for relocation around the Reydon area, reducing the difficulties in finding such potential suitable sites. 

It should be noted that suitable land was classed as being beyond the 100 year “erosion line” plus 30m

in line with planning policy and the boundary of the Coastal Change Management Area in the most

recent Kelling Hard to Lowestoft Ness SMP2 document and which could in principle achieve planning

permission.

The Board agreed that there would be no compulsion to use existing land and no loss of eligibility should

owners choose not to. They identified reasonable incentives for making this happen. 

•  For Easton Bavents Ltd specifically a one-off contribution towards the upgrade of the

access road in the event that the land owner at this location used its own land for the

relocation of its properties. Maximum figure of £5k based on 50% of the estimated costs

for improvement to a 200m stretch of the lane.

•  Additionally those owners using their own land to relocate and who owned their property

prior to 1998 were offered a more flexible capital contribution as set out in item 5 below.
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Assistance offered to pre 98 owners

The Board offered to those who owned or purchased property in Easton Bavents before 1998 (ref SMP1)

a package of support as below. This is in addition to the rights they may receive through the Council’s

Development Management Policy 22 (DM22).

a) A Capital contribution of up to £15K per plot for use for: 

•  Purchase of a relocation plot of land 

and / or 

•  Construction costs of a replacement property

The cost of affordable housing land was used as a basis for calculating this figure. Whilst there is not a

fixed sum allocated to this type of land the price in the Waveney area is usually in a range of £10-15K

a plot. The Board chose a maximum figure, which reflects the high value of land in the Reydon area.

The Board recognised that individual owners may choose to pay more themselves to obtain a plot and

this funding could be used as a contribution towards such larger costs. 

•  This package was also offered to owners who opted to use their own land providing a

contribution towards construction costs. This was an incentive for them to do so, and

potentially limiting the number of properties to be relocated elsewhere in the district.

Note: In this area the cost of existing development land would be prohibitively expense for this project.

The use of land that would not have otherwise been available for development provides the double

benefit of a) the ability to purchase land at reasonable price for the purchaser and b) the ability to

realise a value for this land that would not have otherwise been the case for the vendor as this value is

significantly above current agricultural value. 

b) A non capital contribution of up to £10k per plot for professional fees. 

To include fees for site finding, acquisition, outline planning permission, architects, land searches, and

legal conveyance.

This sum was determined through market investigation and felt to obtain the right balance between

supporting those who are being affected by coastal change and also to Pathfinder funds.

Where an owner has more than one property, and to recognise the potential economies of scale

attainable for owners when incurring such fees for multiple properties, a formula of 100% (£10K) for

plot 1 and then 30% (£3K) for each additional plot was agreed. 

Owners could decide if applicable, on the split in the use of capital funds between land purchase and

construction. Funds would not be transferable between capital and non capital.
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The information obtained by Pellings LLP when investigating site availability with land owners would

be made available to all affected owners together with individual advice from the Council’s planning

department.

Note: It was agreed that should a property be bequeathed after 1998 following the death of an owner

then it would still be eligible to the pre 1998 package. However if the property was sold then it would

be eligible only for the Post 98 assistance package.

Assistance offered to Post 98 owners

The Board offered to those who purchased property in Easton Bavents after 1998 a package of support

of a value that would allow them to achieve outline planning permission and help with professional

services (as with pre 1998 owners).

•  Non capital contribution up to £10k per plot for professional fees (including site finding,

acquisition, obtaining outline planning permission and legal) and identifying funding

sources

The information obtained by Pellings LLP when investigating site availability with land owners would

be made available to all affected owners together with individual advice from the Council’s planning

department.

Again it should be noted that Post 98 owners are also able to benefit from the Development

Management Policy 22 (DM22) allowing for development in the countryside in exceptional

circumstances where it is the only way to address a particular need.

Demolition costs

The Board offered funding for reasonable demolition costs for properties at imminent risk of loss due

to erosion if this is required to supplement funds from the Environment Agency’s (EA) Coastal Erosion

Assistance Grant scheme.

The Board reviewed how to define ‘at imminent risk’ and in the case of the weak cliffs of Easton Bavents

adopted the definition as being where the walls of the property are within 10m of the cliff edge. Other

locations elsewhere may require a different definition depending on the nature and fragility of the cliff.

Assistance with application and processing would be provided by the Council. Such funding would need

to be agreed before the end of the Pathfinder project and incurred within 10 years of the date of the

project closure on the 28th of March 2014.

£9K was already allocated for demolition of 2 properties via the EA Coastal Erosion Assistance Grant

Scheme (CEAGS). This was done in 2010 and with the properties closer to the edge demolition was

considered likely to be more difficult and expensive. Costs would have also risen due to inflation and
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increased landfill charges (‘skip tax’). The EA may provide additional funding but this it is not guaranteed.

Estimates for demolition services led the Board to allow for a contingency of an additional £6K covering

for the total cost of demolition of both these properties.

Discussions with the EA identified that CEAGS does not apply to properties sold after the 15th of June

2009. This date is a barrier inhibiting the development of coastal adaptation. However, further discussion

with Defra and the EA has identified possible flexibility regarding the date. Since the property nearest

to the cliff edge, and therefore most vulnerable to erosion, was sold in February of 2014, the Board

agreed to underwrite these costs if the issue can not be resolved.

Demolition assistance would not be available after a property is lost to erosion - for example the

significant costs involved with recovery of materials from cliff face, beach or seashore. In this case

owners or their representatives should be aware that the Council would seek reimbursement for costs

that they, the Council, incur in the clearance of any such materials. This was designed to ensure safe

and responsible management of vulnerable coastal properties.

Demolition of other properties being replaced under the scheme

Owners of properties which are not at imminent risk, who have received or been offered Pathfinder

assistance, may be able to retain properties for a period if they have further usefulness. Planning advice

is available from the Council on the options and potential liabilities e.g. Community Infrastructure Levy.

This is a decision which the owners make and is not within the Pathfinder remit. Pathfinder would not

pay demolition costs for properties that are not at imminent risk. However when they are vulnerable

they should apply to the EA Coastal Erosion Assistance Grant Scheme (or what ever scheme is

appropriate at the time).

Community Infrastructure Levy (CIL)

CIL is the way in which the Council collects financial contributions from developers to help pay for new

and improved infrastructure. CIL was introduced in the Waveney District in August 2013. 

One property was demolished before the introduction of CIL and the owners, by waiting to participate

in the Pathfinder project, had been put in a position where they could not avoid liability for CIL as

building a property now will be classed as a new development rather than a replacement. Other owners

can avoid such liability by demolishing the properties they are replacing. 

The Board agreed to meet the CIL costs incurred under this specific circumstance. The reimbursement

will be calculated based on the original floor space of the demolished property or on the floor space of

the new one, whichever is the lower.

This entitlement can pass on to a new owner should the current owner sell the property. If

redevelopment is not completed within 10 years of the formal acceptance of Pathfinder support this

assistance will be withdrawn.

15

Coastal Change Pathfinder Project in Corton and Easton Bavents, March 2014



Criteria for legal proof of ownership

The agreed criterion was that the Council’s legal team were to be satisfied as to legal ownership of the

property. This was done by provision of documents, records and information proving ownership to the

satisfaction of the team. 

Payment mechanism

Pathfinder funds will be paid on proof of expenditure by the provision of documentation acceptable to

the Council within 5 years from the date of acceptance of a formal offer. The Board agreed that this

period can be extended by up to a further 5 years. To request this an owner must apply to the council

within the initial 5 year period. The assistance being offered will only be given once per property, it

cannot be claimed again if a property changes hands. All capital and non capital funds are assigned only

to owners or their legally appointed representatives and for the uses specified. 

The pre 98 offer is not transferable to other parties other than in the instance of an inheritance on the

death of an owner. If an individual owner, owning corporate body, or their legal representative sells an

eligible property the level of assistance on offer from Pathfinder will convert to that applicable to Post

98 owners. 
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Key Points

The preceding decisions resulted in a number of changes from the earlier direction Pathfinder was

taking which are worth highlighting

1. Pathfinder would not be purchasing any land

For a considerable period the Board considered using scheme funds to purchase land for relocation

although this was not in the original bid. Ultimately the Board decided that the Pathfinder scheme would

not do so but would, as described above, provide support to eligible owners to assist them in doing so.

This meant that individual owners could make their own decisions regarding suitability, size, cost and

location of a site or sites based on their own requirements and resources - with Pathfinder assistance

if taken. The information obtained by Pellings LLP and the Pathfinder Project when investigating site

availability with land owners would be made available to owners together with advice from the Council’s

planning department.

2. Pathfinder would not apply a reclaim mechanism for any scheme funds

‘Reclaim’ is the term used to describe an arrangement where owners who get Pathfinder help are

required to pay a sum back should they sell their replacement land or property. In particular where

there was significant individual capital gain. The Board considered this and at one stage decided to

apply a reclaim, although the details were not finalised. Ultimately the Board decided not to apply a

reclaim mechanism. At the earlier stages of the project it may have been appropriate when land

purchase was still under consideration. The decision not to take this route has made "Reclaim"

unnecessary.

3. The location of new sites would be considered anywhere within the Waveney district

When still considering potential relocation sites the Board took into account a number of factors.

•  Acceptability to the owners relocating

•  Likely suitability in planning terms – including use of DM22

•  Potential availability for sale

•  Affordability in terms of the Pathfinder budget

Following the consultation and workshop the views and opinions of the wider community on sites

selection also became an important influencing factor. The Board also adopted the approach, in

preference that site(s) in Reydon would be sought and site(s) outside Reydon would only be considered

if no suitable site(s) were found in the parish.

With the financial packages agreed these became decision for individual owners. It should be noted

that the assistance offered through the Pathfinder scheme applied to relocation in the whole of the

Waveney district and the policies DM22 and DM07 apply across the entire district as well.
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Lessons Learned

Overall the Pathfinder Project can be regarded as being very successful. Although as with any innovative

project some areas were less successful than others. The Board considered that it is important to learn

from and share the results of the project.

The Board worked hard to listen to feedback and to adapt and improve the engagement and outcomes

as the Project has progressed.

In January 2014 Board members and supporting officers carried out an informal review exercise to

record their opinions on achievements and lessons learned and the outcomes are summarised below.

The intention is to circulate this to the wider stakeholders in order to gather their contributions as well

before reporting to Defra.

Corton

What went well? 

•  Engagement with key local business, organisations and residents – although in some cases

with smaller numbers than hoped

•  Commissioning and delivery of the Drainage scheme – working with a consortium of local

businesses

•  Installation of CCTV with all of its associated benefits of improving the environment for the

wider community

•  Working with the Corton Woods and Pavilion groups to tailor assistance to their

circumstances and needs

•  Collaborating with Suffolk Wildlife Trust to set up and agree a lease and a management

plan for Gunton Warren – it will show multiple benefits involving the local community and

volunteers

•  Adapting – across the range of topics in Corton and using a pragmatic approach to

changing proposals as the project developed

What did not go well? 

•  Obtaining the wider engagement of the community beyond those likely to be affected in

the short term. Not as many people as wanted/expected attended the workshops

•  There seemed to be a lack of concern or understanding about the threat and

consequences of erosion. It was seen as a longer term risk

•  Initial projects aims were over complex e.g. Potential plans for development at Dip Farm

site
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Lessons learned?

•  Community engagement – could be improved by working with local organisations

•  The relative lack of engagement within the village compared to other locations meant that

it took more time to find the right people to work with

Easton Bavents

What went well? 

•  Establishment of a well structured and practical approach for supporting people affected

by coastal change

•  Providing opportunities for people who were vulnerable to losing their properties prior to

the conclusion of the project and adoption of planning policy through the letter of

legitimate expectation and the SPD

•  Production of the “minded to” document Coastal Change Pathfinder in Easton Bavents and

Reydon which clarified the Boards thinking for the wider community

•  The extent and level Community engagement

•  There was broad support for the cause of affected owners at Easton Bavents by the wider

community

•  Providing a model of how relocation can occur

•  The organisation of, participation in, and outputs from the November 2012 Workshop –

well-attended, lively, honest and informative

•  The consequent involvement of wider stakeholders – both individuals and groups

•  The sale of the most easterly and vulnerable property on Easton Lane in January 2014 to a

new owner which was a clear illustration that the Pathfinder assistance available and the

benefits of the Pathfinder influenced DM policies have achieved the objective of mitigating

coastal blight

What did not go well? 

•  Wider community engagement – initially – the Project focussed on the property owners

and did not give enough consideration to other stake holders in the areas which were

considered as potential relocation sites

•  Looking at the owners in Easton Bavents as a “community” and trying to produce a “one size

fits all” result – this also resulted in debate and disagreement from some stakeholders over

the use of the term community

•  The clear and early identification of eligibility criteria

•  Checking details of individuals eligibility once criteria were agreed. The Board did not

initially appreciate the complexity of issues contained in that area

•  The November 2012 public meeting as part of Reydon Parish Council meeting – although a

clear example of a community engaging and communicating this was for some a hostile

even bruising experience
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•  The consultation process on Pathfinders original proposal – in terms of communication,

wider stakeholder engagement, processes, timing, information

•  Press coverage appeared to be skewed to one perspective – Pathfinder information was

sought, provided but at times not included in the final articles

•  The Board felt at times that they were reacting to events rather than leading the project

Lessons learned?

•  Tailor proposals to the specific needs of the location

•  Understand the eligibility, interests and credentials of individuals early on

•  Be clear of the geographical scope and properties at the start

•  Establish and manage the relationship with the Press better

•  Aim for absolute clarity on objectives – for example is the aim compensation or enabling

•  Such a Project will always face challenges both from organisations and individuals, so

anticipate and plan for the work this entails

•  Be aware of the power of a small number of people to absorb time and resources

•  You will need to consider all relocation models

•  It is important to engage with the wider community but objections will only arise when a

site is identified which directly affects certain residents, who will then attempt to galvanise

the wider community

•  There is a need to develop awareness of “Enabling development” but also to understand

and explain why it might not apply. See Appendix 3 for more details

The Project Overall

What went well?

•  The flexible nature of the project, being a pilot enabled us to review progress and feedback and adapt. 

•  The Project achieved more than what was proposed in the original bid

•  The Project achieved more but has remained within the original budget

•  The work of the Pathfinder Project has helped in the development of the districts

Development Management (DM) policies and the Supplementary Planning Document

feeding in ideas and information particularly regarding coastal management, formulating

practical steps to address the issues of coastal blight and where possible maintain the

property stock of the area

•  As a result there are now policies in place determining eligibility for assistance in these

circumstances

•  After considering advice from legal counsel the Board introduced a “Letter of Legitimate

Expectation” for owners of eligible property at Easton Bavents. This innovative approach

provided confirmation and “comfort” that if they lost property to erosion before

appropriate assistance was formalised through Pathfinder or the DM policies those

benefits would still be accrued
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What did not go well?

•  The tendering and selection process for consultants whilst following guidelines was

inflexible and did not allow “tailoring” to the specific needs of the project. This was seen as

being unfavourable towards smaller and more local applicants

•  There was discontent on how money had been spent – particularly the cost of consultancy.

•  The project tried to do too much and in doing so became over complicated and has taken

too much time

•  Changes in board membership and officers supporting roles created discontinuity and

delayed progress

•  Planning policy could be seen as “stifling” adaptation and removal of blight – especially

regarding the loss of agricultural land and re-use of buildings

Lessons learned?

•  Prepare a clear and organised project plan – map out the work, in detail, at an early stage. 

•  Take and maintain overall responsibility for managing the project

• including management of consultants and contractors

• Don’t rely too extensively on consultants

•  The Project Manager requires the right skill set – for example, in a project such as this,

people skills as well as project management skills

•  Active involvement and “buy-in” by senior management of the authority is vital

•  The Chairmans role is also crucial

•  There is the potential for misrepresentation for personal gain – due diligence is essential

•  The fluid nature of the project, being a pilot, can mean a changing remit which can

consequently affect the ability and suitability of contractors

• It should be recognised that consultants bid for work on the basis of the project

brief. The changing remit during the project can result in increased consultancy

costs, particularly in a fluid project seeking innovative solutions

• Although the selection process may not have favoured smaller, more local

applicants, non-local applicants can offer fresh perspectives

•  It is worth looking at recruiting and using appropriate in house resources for reasons of

control and cost

•  Understand the likelihood of wider community engagement including objections –

anticipate it and plan accordingly

• Interest will peak when specific locations are identified for potential actions

• Local interested parties will work to involve the wider community

•  Don’t underestimate the very large amount of officer and Board member time and skills

that will be needed

• Pathfinder has benefited from over 1300 hours of Board members contribution to

the project through their involvement at board meetings, work shops and site

visits as well as the necessary planning and preparation for all of these.

Approximately 40% of this time was given by elected WDC members on the Board
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with the remainder from the members of relevant partners and senior

management from the council

• In addition, WDC officers, not including the designated project officer, supported

the project and board providing over 500 hours of professional advice and

guidance
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Appendix 1 – Expenditure (at end of February 2014)
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Corton expenditure Spent Committed /

anticipated

Notes

Consultancy costs - community engagement 122,333.00 90% of total for the Project

Engineering consultancy and geotechnical field surveys - Corton cliffs and

Gunton Warren

47,370.00

Miscellaneous other consultancy 8,500.00

Dip Farm - improvements to entrance, road crossing and landscaping 24,563.00

Safety fencing- Broadland Sands 10,630.00

CCTV equipment, installation, power connections, maintenance and

monitoring

47,066.00

Prom path clearance - fencing and gates repairs and maintenance 18,850.00 25,000.00

Corton Pavilion - improvements and provision of signs 51,350.00

Corton Woods fencing, signage improvements 22,495.00 2,000.00 £2k proposed for new

signage

Cliff top Drainage Project Management and Construction 343,933.00 12,000.00

Schools Art Project 570.00

Tramps Alley and south prom - grit bin, slip-way rebuild and beach profiling 2,463.00

Suffolk Wildlife Trust - 10 year management and capital works 83,350.00

Website - external set up and maintenance 2,500.00

Adaptation works at Corton developing from the Gorleston to Lowestoft

Coastal Strategy

203,493.00

Project officer costs 112,138.00 2,919.00 50% split for Corton and

EB

Total 898,111.00 245,412.00 1,143,523.00

Easton Bavents expenditure Spent Committed /

anticipated

Notes

Consultancy costs - community engagement 13,557.00 10% of total for the

project

Assistance Packages to Easton Bavents Owners - maximum 165,000.00 Assuming full payment of

all assistance packages

Other consultancy services 140.00

Media products, services 290.00

Agents fees 962.00

Web site set up and maintenance 2,500.00

Venue hire, equipment, catering, transport, transcription services 1,208.00 125.00

Legal advice 2,400.00

Demolition and beach clearance costs 21,060.00 6,000.00

Land and planning consultancy and services 61,217.00

Project officer costs 113,654.00 2,919.00 50% split for Corton and

EB

Total 216,988.00 174,044.00 391,032.00



Appendix 2 – Pathfinder Board and supporting officers

The membership of the Waveney Pathfinder Project Board on completion of the project:

•  Councillor David Ritchie - Waveney District Council, Portfolio Holder for Planning and

Coastal Management (Pathfinder Chairman) 

•  Councillor Mary Rudd - Waveney District Council, Representing the community of Corton

and Portfolio Holder for Community Health and Safety

•  Councillor Sue Allen - Waveney District Council, Representing the community of Reydon

Southwold and Easton Bavents and Portfolio Holder for Housing 

•  Arthur Charvonia, Assistant Chief Executive Waveney and Suffolk Coastal District Councils 

•  Bill Parker, Coastal Management Team Waveney and Suffolk Coastal District Councils

•  Jane Burch, Flood and Coastal Management, Suffolk County Council 

•  Steve Hayman, Coastal Advisor, Environment Agency 

Supporting Officers:

•  David Savill - Pathfinder Project Officer (Waveney District Council)

•  Sam Hubbard - Planning Policy (Waveney District Council)

•  Jane Moir - Legal Department (Waveney District Council)

•  Richard Amor - Planning Department (Waveney District Council)
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Appendix 3  – Enabling Development

“Enabling Development” occurs when a development contrary to usual planning policy is permitted in

order to secure other planning benefits that could not be secured by other means. The principle of

‘enabling development‘ was established by the Covent Garden case where a development contrary to

the local development plan was permitted in order to secure improvements to the Covent Garden Opera

House. 

Enabling development has been used to secure funding for improvements to heritage assets where no

other funding is available. It is an approach also supported by national planning policy. The principle

has been used innovatively in the Suffolk Coastal District. Planning permission was granted for a

residential development in order to secure funding towards sea defences necessary to protect an area

of an Area of Outstanding Natural Beauty and a listed Martello Tower. 

To test whether the principle could be lawfully applied in the case of Pathfinder at Easton Bavents,

advice was sought from legal Counsel.

Counsel confirmed that ‘enabling development’ in principle was possible but raised concerns regarding

the specific proposal to allow a new dwelling in the countryside, contrary to planning policy, to provide

free land for relocation for Easton Bavents properties.

The first issue raised was that enabling development has to be a last resort after all other alternatives

are ruled out. In the Easton Bavents case there were sites where relocation could take place without

the need for granting planning permission contrary to planning policy. It was also not known whether

the landowners of the preferred site would accept a monetary payment. 

These alternative options would all require a monetary payment for land. An argument could be made

that if the Easton Bavents property owners did not have the funds to purchase the land then there were

no alternatives to the ‘enabling development’ approach. However, the detailed financial capacity of the

residents taking part in Pathfinder was not known and it was unclear how the Council could judge

whether they had the wherewithal to purchase land. The situation was further complicated by the fact

that another option existed. The Pathfinder Board could purchase the land and recoup the cost later as

had been originally intended. 

A more fundamental issue, which made this proposal different from other ‘enabling development’

proposals was that it would not actually enable the planning objective sought, i.e. the relocation of the

properties in Easton Bavents. The proposal would only secure free land for the Easton Bavents property

owners. If they could not afford to purchase land, they would not be able to afford to rebuild. Therefore,

the proposal would not secure the rebuilding of the properties. 
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There is no doubt that a large number of people who own properties vulnerable to erosion will have

some trouble financially in relocating their properties. ‘Enabling development’ clearly presents some

opportunities to facilitate relocation. However, it is difficult to see how enabling development can be

lawfully used for delivering replacement residential properties for private individuals. 

For ‘enabling development’ to be used to deliver the roll-back proposals a number of tests need to be

met. Firstly it has to be actually needed to deliver the roll-back, it can’t be used to provide compensation

for property owners. Additionally there have to be no alternatives that could also achieve roll-back. To

understand whether a proposal satisfies this test, some assessment is needed of a private individuals

financial capacity to relocate. A question remains on how this could be appropriately and fairly judged. 

A second test is that the ‘enabling development’ actually needs to deliver the roll-back. The proposal

in this case would not have delivered roll-back but would only have provided free land. A proposal that

actually raised enough funds to purchase land and build replacement properties would have a better

chance of meeting this test. An enabling development that just provided free land could be justifiable

if the cost of land was the only prohibiting factor that was stopping relocation. For example, the cost of

land could be the only factor prohibiting the relocation of an existing mobile home. 

26

Waveney Pathfinder in Easton Bavents and Reydon (Draft), November 2013Coastal Change Pathfinder Project in Corton and Easton Bavents, March 2014





Bill Parker

Coastal Management

Suffolk Coastal and Waveney District Councils 

coastal.management@waveney.gov.uk  

01394 444553  

Town Hall, High Street, Lowestoft, Suffolk NR32 1HS








