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Anglia Regional Cooperative Society Ltd have an interest in the Core Strategy as a result of owning a retail store in Cromer.

1.1
Policy SS1 sets out the spatial strategy for North Norfolk:



The majority of new development in North Norfolk will take place in towns and larger villages, dependent on their local housing needs, their role as employment, retail and service centres and particular environmental and infrastructure constraints

Cromer, Holt, Fakenham and North Walsham are identified as Principal Settlements where the majority of new commercial and residential development will take place (approximately 75% of new employment land and 50% of new homes).  

1.2
This policy is considered sound as it broadly reflects Emerging Regional Spatial Strategy.

1.3
Policy SS5 deals with the economy and that ‘at least 4,000 additional jobs will be provided between 2001 and 2021’ which will be ‘achieved via policies for tourism, retail, and the rural economy as well as the provision of employment land’. In relation to employment areas it states:

In employment Areas, as designated on the Proposals Map, only employment generating development proposals in Use Class B1, B2 and B8 will be permitted. Other commercial uses (eg. petrol filling stations, car/vehicle hire, the selling and display of motor vehicles, builders yards, retail warehousing and hotels) may be permitted provided there is no sequentially preferable site available’

This differs from the Preferred Options version which stated that commercial use was limited to ‘retail warehousing of bulky goods’ along with the other uses. 
1.4
The employment provision is in line with Emerging Regional Spatial Strategy and is therefore sound.

1.5
The revised wording of this policy allows greater flexibility and is therefore in line with test of soundness 9.

1.6
Policy SS7 refers specifically with Cromer and defines it as a Principal Settlement with a Large Town Centre. In brief, it states that between 1,000 – 1,150 new dwellings will be built between 2001 - 2021, suitable sites for the development of new retail floor space will be allocated in the site specific Development Plan Document in locations in or as close as possible to the town centre, of sufficient size to accommodate around 5,000m2 floor space. It also states that 20 hectares of land will be protected for employment generating development.

1.7
This policy is unsound in the context of the requirement in test 7 (robust and credible evidence base) for the following reasons.
1.8
The emerging Site Specific proposals DPD (Core Document G15) indicates a number of sites within Cromer town centre which are identified as potential sites for retail development.  
1.9
In relation to Site Cromer 11 Old Town Hall and Bus Station, the summary notes that part of the site is in a beneficial use and it includes a Listed Building.
1.10
In respect of Site Cromer 12 Church Street/Garden Street/High Street the summary notes that the site is already well used and that the large number of site owners may affect the deliverability of this proposal.

1.11
The site between Louden Road and Church Street (Cromer 13) also notes that the large number of site owners may affect deliverability and that it is already occupied by shops and town centre businesses.

1.12
The site south of Louden Road (Cromer 14) again identifies that the 3 blocks on the site are all in beneficial use.  One of the buildings is apparently worthy of retention which would limit the scope of any scheme and again the site is in multiple ownership.

1.13
All of these sites are therefore subject to fundamental constraints.  There is no reliable basis for the judgment that they are all available.  There is therefore no robust and credible basis for the strategy being proposed.

1.14
Policy EC5 looks at the location of retail and commercial development and states:

New retail and commercial leisure proposals in Principal and Secondary Settlements will be permitted, provided that their location and size complies with the following, or, it can be demonstrated that the size of the proposal addresses the specific quantitative or qualitative need within the catchment served by the town

1.15
The Core Strategy Background Paper 2: Retail (Core Document A11) was published in June 2007 as one of the background evidence papers to assist the development of the Core Strategy. It says the Core Strategy has been informed by the findings of the North Norfolk District Retail and Commercial Leisure Study (Core Document H5) prepared by DTZ Pieda Consulting and approved by the Council in June 2005.  It has been prepared to accord with PPS6, in order to formulate the strategy for town centres and retail development in North Norfolk. 

1.16
In relation to Cromer, appendix B states:

The town centre, all of which is situated in the Cromer Conservation Area has benefited from a recent conservation-led environmental enhancement scheme which has helped to improve its attractiveness to visitors. However, whilst the Council wishes to resist growth of out-of-centre facilities in favour of centre/edge of centre locations it is aware that this may prove difficult to achieve without damaging the centre’s conservation assets. Moreover in the absence of any redevelopment opportunities in the town centre, it will probably be difficult to deliver any significant new facilities over the medium term due to the complex issues of land assembly, as evidenced by comments on the Cromer opportunity sites identified in the DTZ study.  (Emphasis added).  
Therefore, although there is a need to improve the size and quality of Cromer’s retail offering through the provision of larger units, it is recognised that there are significant physical and planning constraints to the development of new facilities in the town centre. In the light of this situation, there is a need for a thorough assessment of the town centre’s potential for the provision of new units through redevelopment and for creating larger units through the amalgamation of smaller shops and properties.  (Emphasis added). 

1.17
The policy itself is soundly based on the Retail Background Paper but these extracts reconfirm the unsoundness of the strategy proposed in Policy SS7.

Conclusions
1.18
Unless Core Strategy Policy SS7 is recast to reflect the conclusions of the Retail Background Paper in relation to the non-availability of town centre sites and the need, therefore, to consider site in the next most sequentially preferable location ie. accessible sites within the urban areas, the Core Strategy is unsound.
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