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1 Introduction 

1.1 RPS has been commissioned by Pleasure and Leisure Corporation PLC (‘PLC’), owners of 

the Great Yarmouth Pleasure Beach, to provide a Preliminary Environmental Report to be 

submitted with other information for the planning application for the proposed ‘The Edge’ 

complex on land within and to the south of the Pleasure Beach, Great Yarmouth (Figures 1 

and 2). The development for the site includes the following elements: 

 A ‘Large’ casino (as defined under the Gambling Act 2005): 

 Up to 184-bedroom hotel; 

 22-lane ten-pin bowling alley; 

 Up to 10 screen multiplex cinema; 

 6 stand-alone Restaurants/cafes/bars; and 

 Associated car parking, landscaping, access, etc. 

1.2 Floor Plans and Elevational drawings are being provided separately with the application. 

1.3 This report was originally submitted to Great Yarmouth Borough Council (‘Council’) in 

November 2007 along with additional environmental information, and it was been written in a 

manner that would enable the Council to use the report to assist in ‘screening’ the 

development for the purpose of Regulation 5 of the Town and Country Planning 

(Environmental Impact Assessment) (England and Wales) Regulations 1999. This report 

therefore adopts a format, which essentially provides general environmental information to 

allow the Local Planning Authority to ‘screen’ the proposed development. 

Previous Planning Permission 
1.4 In 1999, an outline planning application was submitted by PLC to the Council for a leisure 

complex comprising Class A3 and Class D2 uses including a casino to be licensed under 

provisions of the Gaming Act 1968, on part of the same land as The Edge application. This 

proposal was known as the ‘Pleasure Beach Plaza’. All matters except for siting and means 

of access were reserved. The Council resolved to grant the application on 7 October 1999. 

Following discussions relating conditions and the Section 106 Planning Obligation, the 

Council issued the planning permission in 25 July 2006. This therefore sets a precedent for 

development on the site. 

Environmental Impact Assessment 
1.5 Under the terms of the Town and Country Planning (Environmental Impact Assessment) 

(England and Wales) Regulations 1999, a similar Preliminary Environmental Report which 
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could be used as a Screening report, was submitted to the Council on 2 October 2007. The 

Council responded on 21 November 2007 stating that the development falls under Schedule 

2 (‘urban development’) of the Regulations and given its potential impact on, inter alia, noise, 

traffic and emissions, water resources and flooding, landscape and visual impact, land 

contamination, archaeology, ecology and TV reception/interference, an Environmental 

Statement (ES) would be required to be submitted with any planning application for the 

proposed development.  

1.6 RPS responded on 26 November 2007 stating that in its opinion an ES would not be required 

as: 

 planning permission for a similar proposal was recently granted;  

 the Preliminary Environmental Report had found that the proposed 

development would not give rise to significant environmental effects; and 

 in all other aspects, environmental data had already been agreed to be provided 

or the issues could normally be dealt with by way of planning conditions.  

1.7 The Council responded on 17 January 2008 that an ES may be required at reserved matters 

stage as The Edge proposal is much larger than the extant planning permission.  However, 

they were satisfied that ecological and traffic and emission impacts have been adequately 

dealt with. The Council then requested further information on the other topics in order to 

come to a final view on the matter. 

1.8 RPS therefore provided the Council with a series of reports containing environmental data on 

land contamination, transport, TV reception, flood risk, drainage and archaeology, along with 

a number of floor plans and elevations on 20 February 2008.  

1.9 No response has been received from the Council as yet. 
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2 Development Details 

2.1 The site is located within the southern side of the Borough of Great Yarmouth, within South 

Beach Parade, which is located within 1st East Regeneration Company’s (‘1st East’) 

operational area. A site location plan of this area is shown as Figure 1. 

2.2 The site falls between South Parade Road and Great Yarmouth’s South Beach on land 

owned by PLC and should be regarded as previously developed land.  The site is 

approximately 2.49 hectares in size and the northern part of the site is currently used as part 

of the Pleasure Beach amusement park, and the remainder of the site comprises vacant land 

formerly occupied by the ‘South Denes Caravan Park’. The vacant land has been used as an 

overspill car park for the Pleasure Beach during busy periods. 

Planning Context 

2.3 At a local level, the Great Yarmouth Borough-Wide Local Plan (LP), 2001, forms part of the 

Development Plan (as amended by a Direction issued by the Secretary of State on 27 

September 2007). Section 9 sets out a number of policies relating to the protection of the built 

environment. 

2.4 The LP will be replaced by the still emerging Local Development Framework (LDF). The 

latest Local Development Scheme (LDS) for the Borough suggests that relevant 

Development Plan Documents (DPD) for this site, including the Core Strategy (CS), Great 

Yarmouth Urban Regeneration Company (URC) Area Action Plan (1st East Regeneration 

Company, January 2007) (AAP) and Site Specific Allocations DPD (SSADPD), may not be 

adopted until late 2008 and 2009 respectively, but are currently published in a draft stage, but 

will form part of the Development Plan once formally adopted by the Council. At local level, 

therefore, the policy position is not settled. 

2.5 For the purposes of this report however a simple overview is given of planning policy, 

including at national and strategic level, to allow the site to be set in an overall planning policy 

context. A detailed analysis of adopted and emerging planning policy relating to the 

environment is set out in the Planning Supporting Statement submitted with the application. 

2.6 In overall terms, it is considered that the proposal accords with adopted and emerging 

planning policy and guidance. In particular it is considered that the proposal is consistent with 

Regional Planning Guidance 6 (Government Office for the East of England (GOEAST). 

November 2000), the adopted Norfolk County Structure Plan 1999 (Norfolk County Council) 

(as amended by a Direction issued by the Secretary of State on 27 September 2007), the 

emerging Draft East of England Plan Proposed Changes (GO-EAST, October 2007) and the 

emerging CS, AAP and SSADPD. 
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2.7 The site is already allocated for landmark tourism development in the ‘Major Land use 

Proposals Map’ for Great Yarmouth in the emerging AAP, which was prepared by 1st East 

Regeneration Company and approved for development control purposes by the Council on 

19 October 2006. It recognises the proposal in paragraph 5.8.2, where it states that, “on the 

seafront a new leisure facility in a landmark building is proposed, to mark the start of 

the main tourism area.” Once formally adopted by the Council, this document will also form 

part of the Development Plan. 
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3 Consideration of Effects 

3.1 The purpose of this Section is to set out a brief description of the environmental conditions 

and possible effect on the proposed development on the environment in accordance with 

planning policy. 

3.2 In assessing the site RPS has carried out its own ecological survey as well as providing 

assessments against other environmental issues including landscape, traffic and 

archaeology. This document sits alongside other reports which provide environmental 

information on land contamination, drainage and flood risk and TV reception. 

Ecology 

3.3 RPS has undertaken a desk study and Phase 1 Habitat Survey of the site. Outlined below is a 

description of the habitats present and potential ecological constraints. 

3.4 The site is located close to the Breydon water estuary, which falls in the Broads Natural Area. 

This area is designated as a Special Protection area (SPA), RAMSAR, Local Nature Reserve 

(LNR) and Site of Special Scientific Interest (SSSI). There are no areas that have 

International Designations within the 2km desk study search area. 

3.5 The River Yare flows through the 2km search area to the sea and falls within the Broads 

Natural Area.  The Broads National Parks falls partially within the search area to the North 

west of the proposed site.  The Broads is a lowland wetland complex made up of rivers, fens 

and marshes. The area is of importance to a number of wading and over-wintering bird 

species as well as otter and a number of important invertebrate species including the 

swallowtail butterfly. 

3.6 There are no County Wildlife Sites that fall within the 2km desk study search area. 

3.7 The site itself contains very little potential ecological interest with Marram, some amenity 

grassland and bare ground present with the rest consisting of hard standing and buildings. 

Bare Ground 
3.8 The site consists of some hard standing area both to the north of the site and at the southern 

end. There are also small areas of bare ground consisting of gravel in the southern part of the 

site. 

Buildings 
3.9 Several buildings/structures are present on the part of the site which is currently part of the 

amusement park. The amusement area to the north is made up of rides and is surrounded by 
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one building and a number of storage trailers. These are of low bat potential. The southern 

part of the site has old water outlet taps and a tarmac lane through the centre. These are 

remnants of the previous caravan site. The eastern section of the site is flanked by a wall 

(approx 1.5km high). This has potential for lichen species. 

Amenity Grassland 
3.10 There were several areas of amenity grassland present on the site. These were all closely 

mown and species poor. 

3.11 The survey also assessed the potential for protected species. Due to absence of standing or 

running water on the site, it is considered that there is no potential for amphibians.  In addition 

as much of the site is hard standing there is very limited potential to support reptiles or to 

support any notable invertebrate populations. Lichens were recorded on the flanking walls 

and water outlet taps during the survey. No Bryophytes or Fungi were recorded on the site. 

No notable plant species or potential habitats were found on the site. Only very limited areas 

were covered by small patches of amenity grassland and Marram clumps, and these are of 

low ecological value. 

3.12 It is unlikely that bats use the building to the north of the site as it is of low bat potential due to 

its corrugated nature and proximity to amusement rides. There is also unlikely to be an 

abundance of invertebrates due to the largely developed surroundings. No evidence of 

badgers was found during the survey and there is no habitat present that has the potential to 

support other protected mammal species. The lack of suitable habitat on the site means that 

few notable or protected bird species will be using the site. 

3.13 The close vicinity of the site to the seashore may be important for seabirds. 

3.14 Overall the desk study showed that there is no International, European or Local designated 

sites within 2km of the search area. There are no records of protected or rare species from 

the site itself but a number of important bird species use the estuary directly adjacent to the 

north west of the site. The lack of vegetative cover on the site means that no further survey 

work is required. 

3.15 The lack of suitable habitat precludes the need for any further follow up surveys of habitats.  

The lack of any basic vegetation on the site means that there is little notable fauna associated 

with the site. 

3.16 The Council has confirmed in a letter dated 17 January 2007 (and referred to in Section 1) 

that it is satisfied that in principle there are no ecological issues relating to the site, subject to 

confirmation from Natural England.  

3.17 Natural England will be able to come to their own conclusions during the consideration of the 

planning application. 
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Archaeology 

3.18 An archaeological desk-top study has been undertaken for the site (see Appendix 1). This 

study reports that there are no Scheduled Monuments on the proposal site or any listed 

buildings within or adjacent, and it is not located in a designated Conservation Area within the 

LP. The site is well outside the walled medieval town and the 1st edition Ordnance survey 

map indicates no built development here in the 19th century. 

3.19 Paragraph 21 of Planning Policy Guidance 16: Archaeology and Planning (1990) states: 

“Where early discussions with local planning authorities or the developer's own 

research suggests that important archaeological remains may exist, it is reasonable 

for the planning authority to request the prospective developer to arrange for an 

archaeological evaluation to be carried out before any decision on the planning 

application is taken”.  

3.20 In this case there is no evidence to suggest the presence of important archaeological 

remains. 

Transport 

3.21 A Transport Assessment (TA) has been produced in accordance with the Department for 

Transport’s ‘Guidance on Transport Assessment’ (GTA), March 2007 to accompany the 

planning application.  Prior to this, a Scoping Study was sent to Norfolk County Council 

(NCC) to agree in principle the assessments that need to be undertaken for this Transport 

Assessment.   

3.22 The TA considers access to the site via all modes of transport; public transport services 

within the vicinity of the site, how the proposed development impacts upon the transport 

infrastructure  and measures to improve infrastructure or services if required and appropriate. 

Pedestrians can access the venue  from South Beach Parade at three separate points, in 

addition to access from the Promenade at the south-east of the venue 

3.23 Some 832 car parking spaces, including 42 disabled and 42 motorcycling spaces, and three 

coach parking/drop off spaces are proposed, following technical work being carried out within 

the TA to determine the parking requirements for the complex. It is expected that a number of 

visitors to the complex will be arriving by foot, cycling and public transport. A proportion of 

visitors on foot will be visiting the site as part of a linked trip from other leisure uses and may 



 

RPS Planning & Development  8 The Edge, Great Yarmouth 
March 2008 1648 R 080320 NG Preliminary Environmental Report FV.doc 

 

be parked in other locations along South Beach Parade. It is considered therefore that there 

is sufficient parking provided both on and off site for this development.  

3.24 Walking and cycling isochrone mapping has been produced at time intervals between 5 and 

25 minutes, showing the proximity of local residential areas, other leisure facilities and tourist 

areas to the site.  

3.25 Traffic data has been obtained for different locations within Great Yarmouth and the 

percentage impact from the development assessed.  The TRICS trip generation database 

and other sources have been interrogated in order to obtain estimated trip rates for sites of a 

similar size, and composition. Assessments of seasonal variation in trips has been made 

adopting a ‘first principles’ approach. Linking of trips between the component parts of the 

development has also been taken into account, for example some visitors to the cinema will 

also use the restaurants and for which the appropriate reduction in trips has been accounted. 

The impact of construction traffic will be considered in terms of appropriate routes and timing 

for HGV traffic. 

3.26 The TA has found that the effects of traffic on the local and wider highway network will be 

minimal, as the proposed development peak periods are outside of the network peak periods, 

being on a Friday and Saturday evening.  Correspondence with NCC has indicated that 

operational assessments of junctions are not required for this proposal as a result.   

3.27 A Travel Plan Framework (TP) to encourage sustainable travel to and from the development 

has also been formulated for the proposals. It is considered that the site is well located to 

take advantage of travel by non-car modes of travel, particularly cycling, walking and public 

transport. 

3.28 The TP proposes that a Travel Plan Co-ordinator is appointed and it sets out a number of 

primary responsibilities of the Co-ordinator, which include: Utilising the Framework to update 

and formalise the Travel Plan as and required on occupation; liaising with Norfolk County 

Council, Great Yarmouth Borough Council and public transport operators; introducing and 

encouraging car sharing/pooling opportunities; undertaking occupier surveys and monitoring 

exercises; marketing and providing advice on sustainable travel opportunities to both 

employees and visitors. 

3.29 There are a number of measures in the TP relating to travel initiatives. Importantly, occupiers 

will encourage and market public transport use in association with the TP Co-ordinator. 

Occupiers will be encouraged to hire employees from local areas to maximise the 

opportunities for employees to  travel to work via sustainable modes.  

3.30 The TP framework will be formalised and updated following a travel survey questionnaire 

provided to all staff and a number of visitors approximately 3 months after occupation has 

occurred.   
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3.31 Targets have been set for a reduction in car use over a five year period consistent with the 

NCC Local Plan monitoring summary. A programme of monitoring and review will be 

implemented by the Travel Plan Co-ordinator to generate information by which the success of 

the Travel Plan can be evaluated. By implementing the measures set out within the TP there 

is likely to be a decrease in car use and therefore a reduction in the impact of the 

development caused by transportation.  

Landscape and Visual impact 

3.32 The site occupies an exposed sea front location and is set amongst a wide variety of scales 

and types of development to the south, west and north. Whilst not within any protected 

landscape or conservation area designation, visual effects and effects on character will be an 

important consideration. The final height of the main part of the development is only slightly 

above the existing roller coaster to the north, except for the hotel element, which will not be 

taller than any existing landmark structures in the area. 

3.33 Generally, the site is not considered to be particularly sensitive from a visual impact or 

character perspective as there are already a number of tall structures within the area, 

including The Atlantis Hotel, Nelson’s Monument and the RWE/NPower gas-fired power 

station. It is therefore considered that the development is likely to be able to be absorbed 

within its current setting. 
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4 Conclusions 

4.1 RPS has been asked to provide environmental information in support of a planning application for 

the proposed The Edge complex on land south of Great Yarmouth Pleasure Beach.  Particular 

attention has been paid to ecological information; however other environmental information 

relating to archaeology, transport and landscape has also been included. 

4.2 The information set out in Section 3 above should assist the authority in determining the 

environmental effects of the proposal.  RPS considers that the environmental effects of the 

proposal will be limited.  Although it is considered that the proposal will inevitably have some 

effect on the local road network and circulation and transport movements within the site, this will 

be able to be managed.   

4.3 The proposal will have very limited ecological impacts and it is recommended that there is no 

further need for any surveys.  Nor would any listed buildings or conservation areas be directly 

affected and planning policy guidance therefore suggests no further studies are required.  Visual 

impacts may be significant but the context of the site is not considered to be particularly sensitive, 

and therefore the proposals are considered to be absorbed into their setting. 

4.4 It is noted with interest that the application submitted a similar planning application on part of the 

same site in 1999 (06/99/0690/0). Then the application was defined as a “Multi-purpose leisure 

facility and conference centre at the south end of the Pleasure Beach.” Leisure facilities 

were to include A3 (food and drink) and D2 use (ten-pin bowl, health/fitness centre, multiplex 

cinema/ casino/ bingo and car park). The planning permission was granted in July 2006.  

4.5 Whilst the development had not been implemented it is clear that the development did not give 

rise to any significant environmental effects that could not be mitigated through conditions or a 

legal agreement under s106 of the Town and Country Planning Act 1990 (as amended). RPS 

anticipates that similar conditions will be drawn in relation to the current proposal. 
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