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Deputy Leader, Cabinet Member for Growing the Economy 
 

Background and Purpose: 
 
Great Yarmouth Operations and Maintenance Campus  
 
The proposal is to create an Operations and Maintenance Campus at the 
southern tip of the South Denes peninsula, close to the outer harbour and 
river port. There is enough land that can be combined and presented as a 
single entity and be used for office, technical areas and storage but there are 
no associated quayside facilities which are essential.  
 
The proposal is to: 
• enhance Berths 1A and 1B, making them available for businesses located 
nearby to berth Crew Transfer Vessels (CTV) and Operational Vessels  
• create additional pontoon facilities projecting from the spending beach for 
smaller CTV  
• undertake road and other infrastructure improvements in order to optimise 
the land available  
 
The quayside is in poor condition and whilst the adjacent land can be used, 
there are existing tenancies on the site and the quays are not usable. The 
cost of bringing the quays back to a usable state is not commercially viable 
and so this is a key principle element of the project. The adopted Core 
Strategy Local Plan (2015) recognises the importance of the port and its 
industries. A key strategic objective (SO 4) of the Local Plan is strengthening 
the competitiveness of the local economy by promoting the River Port and 
Outer Harbour on a Local, National, European and international Scale as an 
attractive base for business. The emerging draft Local Plan (2020) continues 
to support proposals for port related developments and in particular 
development related to the offshore energy industry. The above proposal 
would be consistent with the strategic objectives of the adopted Local Plan 
and the policies in the emerging Local Plan. In addition, it is worth noting that, 
the Third River Crossing proposal, if approved, will significantly improve 
accessibility to the Port and Harbour areas and support the wider 
regeneration of the waterfront and town centre. 
 
The project has involved initial consultation with local industry, including 
offshore wind developers (both those that have local connections and those 
that have not used the local ports). Great Yarmouth Council and the LEP have 
been fully engaged with the project throughout its development. The overall 
project concept has been presented to two separate Gt Yarmouth Borough 
Council committees where it was fully endorsed. However, it is recognized 



there will need to be engagement with the local community.  
 
The proposal is for Norfolk County Council to lead on the delivery of the 
works. The next steps will be to develop a more detailed feasibility report that 
will consider construction and associated costs, as well as wider operational 
details, including modelling the river corridor to assess details such as 
navigational operation and sediment migration. 517  
 
For much of 2019 we have been pursuing grant opportunities to contriute to 
the total estimated project costs, but there have been none so far with suitable 
criteria that we could apply for. WSP has assessed that £2m of the cost is 
feasible to be provided on a commercial basis, with the remainder to be 
provided by the county council, repayable from Enterprise Zone income. This 
highlights the need to ensure adequate feasibility work is completed to ensure 
the cost exposure and risk for the county council is fully developed and 
understood before moving the project forwards.  
 
Enterprise Zone income over the next 17 years is significant. The current 
baseline, assuming no additional development anywhere on the Great 
Yarmouth EZ sites has the potential to provide the majority of the capital and 
interest repayments.  
 
Any one of several factors will deliver an uplift in the baseline to more than 
meet the total required to enable full repayment:  
• One or two developments elsewhere on the EZ, either on the South Denes 
or Beacon Park  
• Development on the Campus itself 
• An uplift in the rates multiplier  
• An uplift in the share of Pot B as described above. 2.7 WSP Consulting have 
assembled 3 detailed financial scenarios, based on the current 35% Pot B 
share:  
• Do Nothing – to provide a baseline indication of the available income from 
the two Space to Grow Enterprise zone sites in Great Yarmouth that will be 
accrued over its lifetime, assuming no development anywhere on those 2 
sites, including into the new campus site.  
• The Project – This scenario shows the likely cost of servicing the gap in the 
project but also incorporates the estimated income that the first occupant, 
expected to commit in 2020, will provide.  
• Full Build Out - this scenario shows the uplift in future Enterprise Zone 
income that the Zone will deliver between now and 2037/38, if there is full 
build out of the Campus.  
 
The model makes the following main assumptions:  
• Infrastructure investment includes costs for roadworks and maritime 
construction but excludes all other costs associated with the construction of 
office space and external works. The excluded costs associated with 
construction of office space and external works would be a separate project, 
yet to be specified and procured. There are no known building or development 
constraints.  
• For full build out, the analysis assumes 25 percent occupancy in the first 



year of operations and 100 percent occupancy by year 5, when estimating 
business rates revenues.  
• The first development, to land concurrently with the construction of the 
project itself, is expected to have a rateable value of £392,000 with an 
associated annual business rates revenue of £180,000. The full build out 
assumes no additional infrastructure investment beyond that which the project 
will deliver.  
 
The LEP will be presented with a detailed business case once the feasibility 
work is completed and a commercial cost has been established, to secure the 
necessary 518 increase in the Pot B intervention. This is consistent with other 
EZ sites across Norfolk and Suffolk. 
 
The key risk is in the event of a fundamental change to the Business Rates 
system. Both the Space to Innovate and Space to Grow Enterprise Zones are 
subject to a legally binding 25-year agreement that guarantees local retention 
of 100% of rates collected or payable. However, if there is a change to the 
whole system of business rates, it will be important to ensure the status of 
Enterprise Zones is maintained. This will be a national issue. 
 
The main focus of the proposal in this report is for the County Council to 
undertake the feasibility for the works, confirming the costing information and 
then consider the provision of funding which will be repaid with interest from 
future Enterprise Zone income.  
 
All of the investment will be made to on land currently in the ownership of the 
Borough Council. It is proposed for the County Council to enter into a joint 
venture agreement with the Borough Council, as per Heads of Terms, which 
will involve joint commercial investment and joint receipt of the net returns 
achieved. 
 
Norfolk County Council and Great Yarmouth Borough Council propose to 
each invest £1,000,000 cash towards the total costs of phase 1, subject to the 
findings of the more detailed feasibility work. The investment is expected to 
deliver a return through the derived income from the commercial uplift from 
phase 1 build out as set out in the report. NCC agree to share the uplift in 
rent, over and above the current income Great Yarmouth Borough Council 
achieve from the site. This will be set out in Heads of Terms on the joint 
venture agreement between Norfolk County Council and Great Yarmouth 
Borough Council. 
 
The baseline rental income and forecast rental uplift, anticipated as a result of 
the phase 1 developments, has been calculated by Great Yarmouth Borough 
Council, as part of the site valuation. The majority of the rental uplift 
anticipated will be derived from the site improvements and demand for use of 
quayside access and improved pontoons. The uplift above the baseline will be 
shared 50/50 between Norfolk County Council and Great Yarmouth Borough 
Council. 
 
 



Decision:  
 

1. To agree in principle for Norfolk County Council to deliver the 
Great Yarmouth Operations and Maintenance Campus as 
described in the report. 

2. To agree to enter into formal joint working arrangements with 
Great Yarmouth Borough Council over the development of this 
project. 

3. To agree that Norfolk County Council will complete a detailed 
feasibility study and preliminary design to establish a more 
accurate cost estimate for the scheme and ensure through 
modelling the river flows that the location is operationally viable. 

4. To note at this stage the intention for Norfolk County Council and 
Great Yarmouth Borough Council to each invest £1m towards the 
cost of developing phase 1, subject to the findings of the 
feasibility study. 

5. Depending on the feasibility study, secure agreement with Great 
Yarmouth Borough Council and New Anglia LEP to cover the 
funding gap through Pot B of the Enterprise Zone. 

6. To bring back a further report to Cabinet for a final decision once 
the feasibility work is complete. 

 

Is it a key decision?           Yes 
 

Is it subject to call in? 
 
If Yes – Deadline for Call in 

Yes 
 

4pm, Wednesday 15 April 2020 

Impact of the Decision: 
 
The proposal is to create an Operations and Maintenance Campus at the 
southern tip of the South Denes peninsula, close to the outer harbour and 
river port. This new facility would be enabled through developing brownfield 
space and reclamation, providing capacity for office, technical areas and 
storage but there are currently no specific quayside facilities. 
 
Evidence and reason for the decision: 
 
The options presented in this report are those that are considered 
commercially acceptable based on the Hatch Regeneris demand and need 
study that found a strong demand for office space, whilst accommodating 
marine based, technical activities such as berthing and storage, favouring a 
non-phased development that includes ability to develop warehousing and 
offices spaces alongside berthing for service operating vessels and crew 
transfer vessels. 
 

Alternative options considered and rejected: 
 
There are two alternative options. Firstly, the do-nothing scenario. This would 
mean promoting the site in its current state, with the expectation that the 
market will provide all the necessary investment. We have already 



ascertained that £2m is the limit on commercial funding, which would deliver a 
viable return. The gap is substantial, and no private sector investor would 
consider the site viable for investment as the achievable return through rent 
alone would not provide a commercial return within the operational lifetime of 
the units themselves.  
 
It is also stressed that Enterprise Zone income, channelled through Pot B is 
designed to be used for interventions of this nature. The expectations for 
Enterprise Zones, when first set up was that local authorities or LEPs would 
borrow against future income and invest in the sites to enable them. We are 
actually proposing to borrow against baseline income, not projected income 
from future, but uncommitted development  
 
The other option is to look for alternative sites. However, this is not practical 
for two reasons. The attractiveness of the proposed site is its close proximity 
to the sea. Depending on tidal conditions, every 1/4 mile north, along the river 
adds notable travel time, each way. Also, we are not aware of any vacant 
sites of similar size further north that could accommodate significant growth, 
and neither is there any vacant quay space. 
 

Financial, Resource or other implications considered: 
 
State Aid Implications The potential for State Aid has been considered in 
respect of the possible expenditure by Norfolk County Council to be 
reimbursed from Pot B, proposed to be paid towards the total costs for the 
delivery of phase 1 of the Great Yarmouth Operations and Maintenance 
Campus, and our analysis is that the scheme is compliant with currently 
applicable State Aid regulations. 
 
Staff: There are no direct staff implications. The feasibility work would be led 
by NCC infrastructure delivery team, supported by WSP, and the associated 
fees incorporated in the project costs are expected to be recouped from Pot 
B.  
 
Property: It is not proposed for Norfolk County Council to acquire any property 
assets as a direct result of the investment proposed, however, the report does 
seek approval to explore the creation of joint commercial arrangements which 
the Council would need to invest on a commercial basis. 
 
Legal Implications: To secure Great Yarmouth Borough Council’s obligations 
under the joint venture agreement, Norfolk county Council will secure a legal 
charge over the site and a restriction on the registered title of the site. 

Record of any conflict of interest: 
 
No conflict  
 

Comments from Cabinet Members: 
 
Cllr John Fisher  
We need to ensure that Norfolk & GY benefit from them new renewables 



industry. I think that GY missed out majorly to Aberdeen when North Sea gas 
was being established. At the time I was quite heavily involved with 
companies who moved to Aberdeen and left a small support base in GY. I 
think that the likes of Broadland DC and NNDC should be asked to show 
support too if only in a motion going through council but that would provide 
broader support for the project. We must ensure that GY benefits from the 
offshore wind industry. 
Background Documents: 
 
 
 

Date of Decision: 
 

6 April 2020 
 

Publication date of decision: 
 

6 April 2020 

Signed by Cabinet member: 
 
I confirm that I have made the decision set out above, for the reasons also set 
out 

Signed:        
 
Print name:  Cllr Graham Plant 
 
Date:             06 April 2020 
 
 

Accompanying Documents: 
 

 



 

Report to Cabinet 
Item No. 13 

 

Report title: Great Yarmouth Operations and Maintenance 
Campus  

Date of meeting: 6 April 2020 

Responsible Cabinet 
Member 

Councillor Graham Plant (Cabinet Member for 
Growing the Economy) 

Responsible Director: Tom McCabe (Executive Director, Community 
and Environmental Services) 

Is this a key decision? Yes 

Introduction from Cabinet Member 

The energy sector provides Great Yarmouth and Norfolk with arguably the single most 
important economic opportunity for a generation. Oil and Gas has been a mainstay of the 
economy for over 50 years and the recent emergence of offshore renewables has 
presented Great Yarmouth’s port, its supply chain and its skills base with the chance of 
enjoying hugely significant growth and investment. 
 
The Local Industrial Strategy identifies the sector as one of the three most important for 
Norfolk and Suffolk, and our own strategy is focussed on ensuring we take the necessary 
steps, working with partners to create the ideal conditions to attract and retain investment, 
and to optimise the assets we have. One of the principal benefits from offshore renewables 
investment is the long-term operations and maintenance function. Great Yarmouth already 
benefits from the presence of several businesses undertaking this work, but research has 
shown we can do a lot more to provide the facilities they need. 
 
This proposal to establish an Operations and Maintenance Campus in Great Yarmouth is a 
bold initiative that we have already received very positive feedback on from the industry. 
Great Yarmouth is fortunate that part of the campus falls in the Enterprise Zone which 
gives us a unique opportunity to provide the necessary public funding to enable the project. 
Research has shown it will give Great Yarmouth an asset that will enable the area to rival 
other parts of the UK and to accelerate the growth we are already seeing in the energy 
sector (see Appendix A). This project has emerged through strong partnership working and 
could not have been conceived and developed as far as it has without the support of the 
New Anglia LEP, Great Yarmouth Borough Council and Peel Ports. If it proceeds, Norfolk 
County Council will continue to work closely on the project with partners. 
 

Executive Summary  

The project seeks to create an Operations and Maintenance (O&M) Campus in Great 
Yarmouth, capitalising on space in Borough Council ownership at the southern tip of the 
Great Yarmouth South Denes peninsula, which is under-utilised. It is closest to the 
Southern North Sea wind farm arrays with access to deep water as well as the river port, 
which the project will upgrade or enhance through three separate work packages. 
 
The project is a collaboration between Great Yarmouth Borough Council, Norfolk County 
Council and New Anglia Local Enterprise Partnership (NALEP) who provide ownership and 
governance for the Space to Grow Enterprise Zone (Enterprise Zone) in the Great 
Yarmouth Borough. 
 



The idea of the Campus is to attract O&M investment from companies that will be engaged 
with off shore wind farm development and maintenance over the coming 25 years. There is 
available land at the end of the South Denes peninsula, but in order to make the facility 
more accessible and attractive for businesses investing here, repairs and an enhancement 
package is required. This consist of: 
 

• 170m of river quay refurbishment and upgrading 

• New pontoons 

• Revised road layout to optimise the land available for development, and associated 
infrastructure works. 

 

NCC consultants (WSP) have undertaken an initial financial study of the viability of the 
project.  A further feasibility study is now required to assess the likely construction costs 
and confirm that the allowances made to date are adequate.  It is also necessary to assess 
the operation of the facility, including river modelling to ensure that navigation and 
sediment transfer are not compromised.    

 

Subject to the findings of the feasibility study, it the initial business plan suggests that a 
commercial component of investment would come from NCC and GYBC, each investing 
£1m, and sharing rental income derived from an uplift in future site occupancy and revenue 
from the quay refurbishment and pontoons.   

 
The remaining amount required to deliver the project (subject to the feasibility study 
findings) is proposed could be funded by NCC and recovered through Pot B of the 
Enterprise Zone. This is the element of the business rates retention that is designed to be 
used to enable investment to accelerate future growth. 
 
WSP have undertaken an initial study of the expected income from this enterprise zone 
business rates over the next 18 years. This study demonstrates that, with a modest 
increase in the percentage of business rates income allocated to the Pot B component of 
the zone income, the current anticipated viability gap can be afforded. Great Yarmouth BC, 
NALEP and NCC have provided in principle agreement to this increase, which will be 
further informed by the feasibility study.   
 

Discussions have taken place between Great Yarmouth Borough Council and Norfolk 
County Council in order to establish a possible delivery vehicle to enable this project to 
proceed under joint commercial arrangements. If the project proceeds, the parties 
contemplate entering into a contractual joint venture agreement (Proposed Contract), in 
preference over the alternative option of establishing a new joint venture company.  

 

All three parties to the project agree that the best next steps are to undertake a detailed 
feasibility study exercise and preliminary design to establish more details relating to the 
likely costs for the scheme and to confirm through river modelling that the operations in this 
location remain viable. This would enable a more detailed figure for an uplift in the Pot B 
allocation to be agreed between the parties and will confirm the likely funding for the total 
cost of the project. 

 

Maritime works are costly, and without public sector support this project will not proceed 
and we will be less likely to attract new investment. There are various proposals at other 
east coast ports and there is a danger that investment will migrate there unless we create a 
facility of equal or better status. 

 

Benefits 



Great Yarmouth will be provided with a first-class facility on which to attract new O&M and 
related investment. The net cost to the public sector will be reduced due to the additional 
rates income received via the new development on the Enterprise Zone. It is estimated that 
some 500 new jobs could be located here and depending on configuration this could be 
higher. 

 

This project supports the ambitions of both the Norfolk and Suffolk Economic Strategy, and 
the Local Industrial Strategy by seeking to capitalise on the offshore renewables sector 
opportunity and delivering business investment and growth in that sector. 

 
Recommendations 
 

1. To agree in principle for Norfolk County Council to deliver the Great Yarmouth 
Operations and Maintenance Campus as described in the report.  
 

2. To agree to enter into formal joint working arrangements with Great Yarmouth 
Borough Council over the development of this project.  
 

3. To agree that Norfolk County Council will complete a detailed feasibility study 
and preliminary design to establish a more accurate cost estimate for the 
scheme and ensure through modelling the river flows that the location is 
operationally viable. 
 

4. To note at this stage the intention for Norfolk County Council and Great 
Yarmouth Borough Council to each invest £1m towards the cost of developing 
phase 1, subject to the findings of the feasibility study. 

 
5. Depending on the feasibility study, secure agreement with Great Yarmouth 

Borough Council and New Anglia LEP to cover the funding gap through Pot B 
of the Enterprise Zone. 
 

6. To bring back a further report to Cabinet for a final decision once the 
feasibility work is complete.   
 

 

 
 

1. Background and Purpose 

 

1.1 This project seeks to exploit the now well-established offshore renewables sector 
opportunity off the east coast and the Enterprise Zone that covers sites in Great 
Yarmouth and Lowestoft. The Enterprise Zone’s 2017 strategy, sector focus and 
rationale is contained in the Space to Grow brochure. 
 

1.2 Further justification for pursuing this opportunity is contained in the Great Yarmouth 
Economic Growth Strategy 2017-2021 and the opportunity aligns to the actions under 
Aim 4: A Prosperous Physical Environment and Improved Infrastructure, bringing 
more land to market and reinvesting enterprise zone rates growth. 

 
1.3 Additional rationale is the Norfolk and Suffolk Economic Strategy that makes mention 

of Great Yarmouth and Lowestoft being the world’s largest market for offshore wind 
along with over 150 serviceable offshore gas assets, employing a combined 8,469 
people in 834 local companies. The key opportunity in this sector has been identified 
as linking offshore generation and energy use, technology and product development 
across oil, gas and renewables. This was further bolstered by the Draft Norfolk and 
Suffolk Local Industrial Strategy. This highlights that roughly half of the Sector Deal’s 

https://newanglia.co.uk/wp-content/uploads/2017/10/Space-to-Grow-EZ-brochure.pdf
https://newanglia.co.uk/wp-content/uploads/2017/10/Space-to-Grow-EZ-brochure.pdf
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=2614&p=0
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=2614&p=0
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=2614&p=0
https://www.great-yarmouth.gov.uk/CHttpHandler.ashx?id=2614&p=0
https://newanglia.co.uk/wp-content/uploads/2018/11/New-Anglia-Economic-Strategic-Brochure-Lowres.pdf
https://newanglia.co.uk/wp-content/uploads/2018/11/New-Anglia-Economic-Strategic-Brochure-Lowres.pdf
https://newanglia.co.uk/wp-content/uploads/2019/10/191014-DRAFT-Norfolk-and-Suffolk-LIS-SUBMITTED-191014-2.pdf
https://newanglia.co.uk/wp-content/uploads/2019/10/191014-DRAFT-Norfolk-and-Suffolk-LIS-SUBMITTED-191014-2.pdf
https://newanglia.co.uk/wp-content/uploads/2019/10/191014-DRAFT-Norfolk-and-Suffolk-LIS-SUBMITTED-191014-2.pdf
https://newanglia.co.uk/wp-content/uploads/2019/10/191014-DRAFT-Norfolk-and-Suffolk-LIS-SUBMITTED-191014-2.pdf


30GW of electricity by 2030 ambition will be delivered off the coast of Norfolk and 
Suffolk, with 14.5GW in the existing pipeline, valued at £20bn. Local partners are 
working to support the supply chain, deliver the Sector Skills Plan to realise the 
forecasted 600 per cent growth in well-paid skilled work (6,150 FTEs) and meet the 
projected operations and maintenance opportunity worth £1.3bn per annum by 2025 
in the East of England. An action specified in the strategy is to enhance the capacity 
and capability of Norfolk and Suffolk’s ports with a series of ambitious projects to 
attract and capture manufacturing, construction and operations and maintenance 
investment, to serve the offshore energy market. 
 

1.4 Over the past decade, the clean energy market has been growing steadily in the East 
of England. In that time, the prediction that the UK would have the largest offshore 
wind market in the world has been borne out and this trend is set to grow, as 
described in the previous paragraph. The North Sea hosts the largest part of the 
market opportunity, especially in the Southern North Sea (SNS). As wind farms are 
built out, the demand for space to host Operations and Maintenance facilities grows. 
Great Yarmouth already hosts several facilities – notably Dudgeon and Hi Wind, with 
Vattenfall also committed in principle, along with several supply chain companies. But 
WSP’s research (and feedback from industry we receive) suggests there is more 
demand that could be satisfied in Great Yarmouth if the right facilities are in place. 

 
1.5 Employment in the sector has grown above the national average since 2010, while 

commercial vacancy rates have stayed relatively low – an indication that business 
formation might be curtailed by the lack of commercial space. 
 

1.6 In December 2018, a Demand and Needs assessment undertaken by Hatch 
Regeneris considered the demand for O&M facilities at an international, national and 
local scale and was based on both primary and secondary data.  This study showed 
demand for an O&M facility in an optimum location and that it is supported by a sector 
that is growing at national and regional scales. Locally there are very low commercial 
vacancy rates and falling floorspace in the region demonstrates the demand for more 
facilities. The market trend shows most demand for office space was for 
developments less than 20,000sqft and industrial units between 2,000 at the lowest 
end and 20,000sqft at the higher. 
 

1.7 Norfolk has a major concentration around offshore energy, founded on oil and gas, but 

migrating in the last 10 years into renewables. With many skills and capabilities 

around offshore surveying, exploration, drilling, rig movement, extraction/production 

and servicing, plus installation of wind turbines and their operation and maintenance. 

Clean Energy is a priority in both the national and Norfolk and Suffolk Local Industrial 

Strategies, and Great Yarmouth is the closest deep-water port to the largest offshore 

wind market in the world, with significant potential to contribute to UK plc.  

1.8 Great Yarmouth is near to offshore energy projects in the southern North Sea are 

estimated to be worth over £39billion in the next 20 years. It is already home to over 

50% of the UK’s installed capacity and further growth is planned over the next 10 

years (Source: completion of Contracts for Difference (CfD) Allocation Round 3).  The 

impending onshore cabling for Ørsted and Vattenfall contracts offers further 

opportunity for supply chain companies. 

1.9 Building on local investments by Dudgeon, Galloper, Scottish Power Renewables and 
Vattenfall, Norfolk County Council is seeking to attract new supply chain growth by 
building a new Operations and Maintenance (O&M) campus close to the deep-water 
harbour and with access to enhanced and upgraded river port facilities. It will offer the 
closest and most immediate access to the open sea and the offshore wind farms.   

 



1.10 This will further enhance Great Yarmouth’s existing O&M capability and offer 
businesses the shortest journey to the windfarms in the North Sea. The site will 
include shared quay and external laydown space, with room for bespoke offices and 
technical facilities for developers and supply chain businesses. 

 
1.11 The Space to Grow Enterprise Zone, comprising two sites including much of the South 

Denes Area, is already generating income through 100% retained business rates. A 
percentage of this income, currently 35% which is expected to be increased once full 
costs are known is available to be used to enhance, accelerate or enable 
development on the two sites. This is called “Pot B income” and a key outcome from 
its deployment, alongside the economic benefits is the further growth of Enterprise 
Zone income that can then be used for future projects.   
 

 

2. Proposals  
 
2.1 The proposal is to create an Operations and Maintenance Campus at the southern tip 

of the South Denes peninsula, close to the outer harbour and river port. There is 
enough land that can be combined and presented as a single entity and be used for 
office, technical areas and storage but there are no associated quayside facilities 
which are essential. The proposal is to: 

  

• enhance Berths 1A and 1B, making them available for businesses located nearby 
to berth Crew Transfer Vessels (CTV) and Operational Vessels  

• create additional pontoon facilities projecting from the spending beach for smaller 
CTV 

• undertake road and other infrastructure improvements in order to optimise the land 
available 

 
2.2 The quayside is in poor condition and whilst the adjacent land can be used, there are 

existing tenancies on the site and the quays are not usable. The cost of bringing the 
quays back to a usable state is not commercially viable and so this is a key principle 
element of the project. The adopted Core Strategy Local Plan (2015) recognises the 
importance of the port and its industries. A key strategic objective (SO 4) of the Local 
Plan is strengthening the competitiveness of the local economy by promoting the 
River Port and Outer Harbour on a Local, National, European and international Scale 
as an attractive base for business.  The emerging draft Local Plan (2020) continues to 
support proposals for port related developments and in particular development related 
to the offshore energy industry. The above proposal would be consistent with the 
strategic objectives of the adopted Local Plan and the policies in the emerging Local 
Plan.  In addition, it is worth noting that, the Third River Crossing proposal, if 
approved, will significantly improve accessibility to the Port and Harbour areas and 
support the wider regeneration of the waterfront and town centre. 

 
2.3 The project has involved initial consultation with local industry, including offshore wind 

developers (both those that have local connections and those that have not used the 
local ports). Great Yarmouth Council and the LEP have been fully engaged with the 
project throughout its development. The overall project concept has been presented to 
two separate Gt Yarmouth Borough Council committees where it was fully endorsed. 
However, it is recognized there will need to be engagement with the local community.  

 
2.4 The proposal is for Norfolk County Council to lead on the delivery of the works. The 

next steps will be to develop a more detailed feasibility report that will consider 
construction and associated costs, as well as wider operational details, including 
modelling the river corridor to assess details such as navigational operation and 
sediment migration. 

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


 
2.5 For much of 2019 we have been pursuing grant opportunities to contriute to the total 

estimated project costs, but there have been none so far with suitable criteria that we 
could apply for. WSP has assessed that £2m of the cost is feasible to be provided on 
a commercial basis, with the remainder to be provided by the county council, 
repayable from Enterprise Zone income.  This highlights the need to ensure adequate 
feasibility work is completed to ensure the cost exposure and risk for the county 
council is fully developed and understood before moving the project forwards. 

 
2.6 Enterprise Zone income over the next 17 years is significant. The current baseline, 

assuming no additional development anywhere on the Great Yarmouth EZ sites has 
the potential to provide the majority of the capital and interest repayments. Any one of 
several factors will deliver an uplift in the baseline to more than meet the total required 
to enable full repayment: 

 

• One or two developments elsewhere on the EZ, either on the South Denes or 
Beacon Park 

• Development on the Campus itself 

• An uplift in the rates multiplier 
• An uplift in the share of Pot B as described above.  

 

2.7 WSP Consulting have assembled 3 detailed financial scenarios, based on the current 
35% Pot B share: 

 

• Do Nothing – to provide a baseline indication of the available income from the 
two Space to Grow Enterprise zone sites in Great Yarmouth that will be 
accrued over its lifetime, assuming no development anywhere on those 2 sites, 
including into the new campus site. 

• The Project – This scenario shows the likely cost of servicing the gap in the 
project but also incorporates the estimated income that the first occupant, 
expected to commit in 2020, will provide.  

• Full Build Out - this scenario shows the uplift in future Enterprise Zone income 
that the Zone will deliver between now and 2037/38, if there is full build out of 
the Campus.  
 

2.8 The model makes the following main assumptions: 
 

• Infrastructure investment includes costs for roadworks and maritime 
construction but excludes all other costs associated with the construction of 
office space and external works. The excluded costs associated with 
construction of office space and external works would be a separate project, 
yet to be specified and procured. There are no known building or development 
constraints.  

• For full build out, the analysis assumes 25 percent occupancy in the first year 
of operations and 100 percent occupancy by year 5, when estimating business 
rates revenues. 

• The first development, to land concurrently with the construction of the project 
itself, is expected to have a rateable value of £392,000 with an associated 
annual business rates revenue of £180,000. 
 

The full build out assumes no additional infrastructure investment beyond that which 
the project will deliver.  

 
2.9 The LEP will be presented with a detailed business case once the feasibility work is 

completed and a commercial cost has been established, to secure the necessary 



increase in the Pot B intervention.  This is consistent with other EZ sites across 
Norfolk and Suffolk.  

  
2.10 The key risk is in the event of a fundamental change to the Business Rates system. 

Both the Space to Innovate and Space to Grow Enterprise Zones are subject to a 
legally binding 25-year agreement that guarantees local retention of 100% of rates 
collected or payable. However, if there is a change to the whole system of business 
rates, it will be important to ensure the status of Enterprise Zones is maintained. This 
will be a national issue. 

 
2.11 The main focus of the proposal in this report is for the County Council to undertake the 

feasibility for the works, confirming the costing information and then consider the 
provision of funding which will be repaid with interest from future Enterprise Zone 
income. 

 
2.12 All of the investment will be made to on land currently in the ownership of the Borough 

Council. It is proposed for the County Council to enter into a joint venture agreement 
with the Borough Council, as per Heads of Terms, which will involve joint commercial 
investment and joint receipt of the net returns achieved. 

 
2.13 Norfolk County Council and Great Yarmouth Borough Council propose to each invest 

£1,000,000 cash towards the total costs of phase 1, subject to the findings of the more 
detailed feasibility work. The investment is expected to deliver a return through the 
derived income from the commercial uplift from phase 1 build out as set out in the 
report. NCC agree to share the uplift in rent, over and above the current income Great 
Yarmouth Borough Council achieve from the site. This will be set out in Heads of 
Terms on the joint venture agreement between Norfolk County Council and Great 
Yarmouth Borough Council. 

 
2.14 The baseline rental income and forecast rental uplift, anticipated as a result of the 

phase 1 developments, has been calculated by Great Yarmouth Borough Council, as 
part of the site valuation. The majority of the rental uplift anticipated will be derived 
from the site improvements and demand for use of quayside access and improved 
pontoons. The uplift above the baseline will be shared 50/50 between Norfolk County 
Council and Great Yarmouth Borough Council. 
 

   
3. Impact of the Proposal  

 
3.1 The proposal is to create an Operations and Maintenance Campus at the southern tip 

of the South Denes peninsula, close to the outer harbour and river port. This new 
facility would be enabled through developing brownfield space and reclamation, 
providing capacity for office, technical areas and storage but there are currently no 
specific quayside facilities.  

 
3.2 The proposal is to enhance Berths 1A and 1B, by upgrading the derelict quay pilings 

and associated works. The quay is owned by the Borough Council, who lease part of 
the site to local businesses. They are not able to use the quays, and are not directly 
affected by this report. However, the Borough Council will be liaising with current 
tenants to allow for access.  

 
3.3 The full build out of the project will create a total of 288,700 sqft of lettable space, of 

which 162,700 sqft would be office and the remainder would be a mix of internal and 
external storage space. This could support 500+ permanent professional office jobs 
and associated manual labour roles as demanded for the storage and lay up facilities. 
The drawing below is indicative and subject to change.  



 

 
 
3.4 The key impact of the proposal will be the creation of a viable, highly attractive 

location for offshore energy businesses, especially in renewables but not exclusively, 
who will be able to operate in an optimum location, close to flexible port facilities, and 
with direct access to the sea. 

 
 
4. Evidence and Reasons for Decision 
 
4.1 The options presented in this report are those that are considered commercially 

acceptable based on the Hatch Regeneris demand and need study that found a 
strong demand for office space, whilst accommodating marine based, technical 
activities such as berthing and storage, favouring a non-phased development that 
includes ability to develop warehousing and offices spaces alongside berthing for 
service operating vessels and crew transfer vessels.  

 
4.2 This has been recently reinforced in discussions with Vattenfall who were consultees 

a year ago. They have shown considerable interest in the proposals which they were 
pleased to see accord with their initial feedback to WSP. It is proposed to include the 
Campus in their imminent Invitation to Tender as a local asset if this report is 
approved.  

 
4.3 The above plan is considered an example of how this site can be optimised - 

especially given it has not been seen as a commercially viable location. By linking it to 
refurbished river port facilities, deep water access as well as new pontoons it will 
place Great Yarmouth at the forefront of being able to attract investment. It is also 
shown to be financially viable. 

 
 
 

5. Alternative Options 



  
5.1 There are two alternative options. Firstly, the do-nothing scenario. This would mean 

promoting the site in its current state, with the expectation that the market will provide 
all the necessary investment. We have already ascertained that £2m is the limit on 
commercial funding, which would deliver a viable return. The gap is substantial, and 
no private sector investor would consider the site viable for investment as the 
achievable return through rent alone would not provide a commercial return within the 
operational lifetime of the units themselves. 

 
5.2 It is also stressed that Enterprise Zone income, channelled through Pot B is designed 

to be used for interventions of this nature. The expectations for Enterprise Zones, 
when first set up was that local authorities or LEPs would borrow against future 
income and invest in the sites to enable them. We are actually proposing to borrow 
against baseline income, not projected income from future, but uncommitted 
development 

 
5.3 The other option is to look for alternative sites. However, this is not practical for two 

reasons. The attractiveness of the proposed site is its close proximity to the sea. 
Depending on tidal conditions, every 1/4 mile north, along the river adds notable travel 
time, each way. Also, we are not aware of any vacant sites of similar size further north 
that could accommodate significant growth, and neither is there any vacant quay 
space. 

 
 

6. Financial Implications   
 

6.1  State Aid Implications 
 The potential for State Aid has been considered in respect of the possible expenditure 

by Norfolk County Council to be reimbursed from Pot B, proposed to be paid towards 
the total costs for the delivery of phase 1 of the Great Yarmouth Operations and 
Maintenance Campus, and our analysis is that the scheme is compliant with currently 
applicable State Aid regulations. 

 
6.2  State Aid has also been considered in respect of Norfolk County Council and Great 

Yarmouth Borough Council’s investment of £1m cash each towards the total costs to 
deliver phase 1 of the Great Yarmouth Operations and Maintenance Campus, as 
described in the report and again is viewed as compliant with current State Aid 
regulations. 

 
6.3  Aid for maritime port infrastructure (e.g. berths, quay walls, jetties and floating pontoon 

ramps in tidal areas, internal basins), dredging and port access infrastructure (e.g. 
roads, rail tracks, channels and locks) can now be provided against total investment 
costs of up to €130m under the amending Commission Regulation (1084/2017) 
amending General Block Exemption Regulation 651/2014. 

 
6.4 The parties note that this amending Regulation specifically provides that the amount 

of aid is limited to 100% of eligible costs for total costs up to €20m. 
 
6.5 However, the amount of aid must also not exceed the viability gap of the investment 

project, namely the gap between total investment costs less operating profit (income, 
less operating costs) over a reasonable reference period. If, as in this Proposed 
Contract, the total aid amount sought is less than €5m, then it can be capped at 80% 
of total eligible costs rather than the viability gap noted above. The aid intensity is not 
reduced for access roads and dredging. 

 



6.6 Norfolk County Council and Great Yarmouth Borough Council have considered and 
acknowledged that the port infrastructure funded as above must be open to interested 
users on an equal and non-discriminatory basis and any contracts concessionary or 
otherwise to construct, upgrade, operate or rent such infrastructure should be 
awarded only following a transparent and non-discriminatory procurement process. 

 
6.7 The Project costs, in terms of a high-level financial viability assessment, have been 

assessed by WSP Consulting, (a strategic partner of Norfolk County Council and an 
independent professional services firm).  However, it is recommended that the 
assumptions made in the viability work is further assessed in terms of construction 
and operation, before a final decision on project delivery is made. 
 

6.8  This report also seeks, to agree in principle, to enter into formal joint working 
arrangements between Norfolk County Council and Great Yarmouth Borough Council 
over the development of this project, which could include contributing £1m each to the 
commercial cost, in the expectation of deriving shared income from the uplift in 
commercial value the project will deliver.  

 
6.9 Initial discussions have taken place between the parties in order to establish a suitable 

delivery vehicle to enable this Project to proceed under joint commercial 
arrangements, and the parties contemplate entering into a contractual joint venture 
agreement (Proposed Contract), in preference over the alternative option of 
establishing a new joint venture company.  

 
 

7. Resource Implications 
 
7.1 Staff: There are no direct staff implications. The feasibility work would be led by NCC 

infrastructure delivery team, supported by WSP, and the associated fees incorporated 
in the project costs are expected to be recouped from Pot B. 

 
7.2 Property: It is not proposed for Norfolk County Council to acquire any property assets 

as a direct result of the investment proposed, however, the report does seek approval 
to explore the creation of joint commercial arrangements which the Council would 
need to invest on a commercial basis.  

 
7.3 IT: There are none 
 
 

8. Other Implications  
 
8.1 Legal Implications:  

To secure Great Yarmouth Borough Council’s obligations under the joint venture 

agreement, Norfolk county Council will secure a legal charge over the site and a 

restriction on the registered title of the site.  

8.2 Human Rights implications:  
 None at this stage. 
 
8.3      Equality Impact Assessment (EqIA) (this must be included) 

If this project is agreed, an equality impact assessment will be undertaken to inform 
the public consultation phase and then revised based upon relevant feedback in order 
to inform subsequent key decision points, to examine how the proposal is likely to 
impact on people with protected characteristics. If agreed, the project has the potential 
to play its part in making Norfolk an accessible county – a priority identified in 
Together, for Norfolk, the Council’s six year business plan. 



 
8.4 Health and Safety Implications: (where appropriate)   

The Head of Health, Safety and Well-being will be consulted to ensure all relevant 
health and safety matters are considered, including working closely with the port 
operators and port authority.  

 
8.5 Sustainability Implications (where appropriate) 
 This project strongly supports the ‘clean growth’ section of NALEP Local Industrial 

Strategy and ‘Together for Norfolk’. The County Council’s Environment Policy, defines 
the Councils support for renewable energy generation which this project supports and 
further, the reductions in steaming times up and down the river will also help make the 
project more sustainable.  
 
Clean growth sits at the heart of this Local Industrial Strategy.  Norfolk and Suffolk are 
at the forefront of tackling the challenges and opportunities of climate change. 
Enabling site development at Great Yarmouth to facilitate renewable energy 
companies to invest to service these opportunities, further supports the strategic 
ambitions. 
 

  

9. Risk Implications/Assessment (this must be included in decision-making 
Cabinet reports only) 

 
9.1 The key risk is in the event of a fundamental change to the Business Rates system. 

Both the Space to Innovate and Space to Grow Enterprise Zones are subject to a 
legally binding 25 year agreement that guarantees local retention of 100% of rates 
collected or payable. However, if there is a change to the whole system of business 
rates, it will be important to ensure the status of Enterprise Zones is maintained. This 
will be a national issue. 

 
9.2 The £2m investment from Norfolk County Council and Great Yarmouth Borough 

Council (£1m each) is expected to deliver a return derived through the commercial 
uplift from the phase 1 build as set out in the report. Whilst the intention is that both 
councils will share the uplift in rent over and above the current income Great 
Yarmouth Borough Council achieve from the site, there is a risk that no additional 
return is achieved or it takes time before a return is received. 

 
9.3 Failure to construct and deliver the Great Yarmouth Operations and Maintenance 

Campus within agreed budget and to the agreed timescales.  This is why it is 
recommended that further feasibility work is completed before a final commitment to 
proceed with the project is made. 

 
9.4 There are various proposals at other east coast ports and there is a danger that 

investment will migrate/or there could be competition, unless we create a facility of 
equal or better status. 

 
 

10. Recommendation  
 

1. To agree in principle for Norfolk County Council to deliver the Great Yarmouth 
Operations and Maintenance Campus as described in the report.  
 

2. To agree to enter into formal joint working arrangements with Great Yarmouth 
Borough Council over the development of this project.  
 



3. To agree that Norfolk County Council will complete a detailed feasibility study 
and preliminary design to establish a more accurate cost estimate for the 
scheme and ensure through modelling the river flows that the location is 
operationally viable. 
 

4. To note at this stage the intention for Norfolk County Council and Great 
Yarmouth Borough Council to each invest £1m towards the cost of developing 
phase 1, subject to the findings of the feasibility study. 

 
5. Depending on the feasibility study, secure agreement with Great Yarmouth 

Borough Council and New Anglia LEP to cover the funding gap through Pot B of 
the Enterprise Zone. 
 

6. To bring back a further report to Cabinet for a final decision once the feasibility 
work is complete.   
 

 
 

Background Papers  

 
List here those papers referred to in compiling this report and provide links where possible.  
(Only those that do not contain exempt information). 
 
Space to Grow brochure: https://newanglia.co.uk/wp-content/uploads/2017/10/Space-to-
Grow-EZ-brochure.pdf  

 
Great Yarmouth Economic Growth Strategy 2017-2021 https://www.great-
yarmouth.gov.uk/CHttpHandler.ashx?id=2614&p=0 
 
Hatch Regeneris 2018 Demand and Need Study (see Appendix A) 
 
Great Yarmouth Multi User Energy Sector Facility – Summary Report April 2019 
 
Great Yarmouth Multi User Energy Sector Investment Appraisal October 2019 
 
 

Officer Contact 
 
If you have any questions about matters contained in this paper, please get in touch with:  
 
Officer Name  Roberta Willner 
Tel No  01603 222710 
Email address  roberta.willner@norfolk.gov.uk  
 

 

If you need this Agenda in large print, audio, Braille, 
alternative format or in a different language please contact 
0344 800 8020 or 0344 800 8011 (textphone) and we will do 
our best to help. 
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