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NNDC’s response to Inspector’s matters and issues
Tourism Development
i. Location of new tourism development Policy EC8 – How robust is the evidence base for the policy?  Does the policy comply with national guidance?  Is the sequential order compatible with other local material considerations such as climate change and flood risk?  Is it right to restrict new build un-serviced accommodation in the countryside in all cases?
i.1 Policy EC8 seeks to direct new tourism development to the most appropriate locations to minimise harm to the environment, and is based on a robust evidence base including: 

· The North Norfolk Tourism Sector Study [H7] which gives an overview of tourism in North Norfolk.  The study involved significant evidence gathering and consultation in its preparation, such as a postal survey of 500 accommodation establishments and interviews with key tourism organisations such as the East of England Tourist Board.  Other research included an appraisal of key assets, an audit of tourism attractions, amenities and accommodation in North Norfolk and a review of the value of tourism.   
· The Broads Strategy for Sustainable Tourism [E20] which seeks to promote the Broads as a high quality sustainable tourism destination while protecting its international environmental designations.

· The AONB Tourism Impact Analysis [E27 & E28] which found that tourism in the AONB should be controlled and managed to mitigate negative impacts.
· Early LDF consultation which highlighted the value that people place on the quality of the natural environment and concern about the impact of tourism on the Heritage Coast / AONB.  See the Consultation Statement [A3] pages 24, 25 & 28.
· The Sustainable Community Strategy [F15] which includes priorities of extending the tourism season and protecting the environment.

· National guidance in the Good Practice Guide on Planning for Tourism [C17] and PPS7 Sustainable Development in Rural Areas [B24].  
· The proposed changes to the East of England Plan [D16] 

i.2 Paragraphs 3.4.27 to 3.4.31 of the Core Strategy recognise that the tourism economy in North Norfolk is heavily dependent on the quality of the natural environment and that new facilities and accommodation should be provided in those areas that can accommodate additional visitor numbers without detriment to the environment. North Norfolk contains many national and international environmental designations, such as the Norfolk Coast AONB and the North Norfolk Special Area of Conservation (SAC) and Special Protection Area (SPA), which are sensitive to new development.  These areas must be protected from harm, and therefore the policy seeks to direct new development away from these sensitive coastal areas.
Does the policy comply with national guidance?  
i.3 Policy EC8 directs new build accommodation and attractions to the Principal and Secondary Settlements in accordance with the spatial strategy that envisages the majority of new commercial development occurring in these locations.  Within the Service Villages and the Countryside new proposals should focus on the re-use of existing buildings.  Where there are no suitable sites in the towns and no suitable buildings for re-use, then new build attractions and serviced accommodation may be permitted in certain areas of the Countryside where they are closely related to the Principal and Secondary Settlements.    Existing businesses in the Countryside can be extended where they are of an appropriate scale and would not have a detrimental effect on the character of the area.  Hotels are also permitted on designated employment land across the district.
i.4 This complies with The Good Practice Guide on Planning for Tourism [C17].  Paragraphs 3.24 to 3.26 give guidance on tourism in rural areas and state that:

·  Wherever possible facilities should be housed in existing or replacement buildings, particularly where they are located outside existing settlements;  
· In statutorily designated areas policies should seek to conserve and enhance the qualities and features  that justified the designation; and,
· Large scale tourist proposals must be assessed against the whole range of sustainable development objectives.

i.5 Annex A gives advice on hotel accommodation in rural areas and confirms that PPS7 makes it clear that most tourist accommodation requiring new buildings should be located in, or adjacent to, existing towns and villages.  (see paragraph 6 of the Guide and paragraph 37 of PPS7).  It also states that particular care needs to be taken over the number scale and location of accommodation in designated areas to protect the qualities for which they are designated (paragraph 7). 
i.6 Policy E7 of the proposed changes to the East of England Plan [D16] states that proposals for tourism development should be fully sustainable in terms of their impacts on host communities, local distinctiveness and natural and built environments and avoiding adverse impacts on sites of European importance for wildlife.
i.7 The Tourism Study [H7] identified different zones that have different capacity for accommodating additional visitors.  These zones have been altered slightly to reflect the boundaries of national designations and Policy EC8 directs new development permitted in the Countryside to the ‘resorts and hinterlands’ and ‘rural’ zones which are away from the sensitive Norfolk Coast AONB and North Norfolk SAC and SPA. 
i.8 PPS7 gives further guidance on tourism in rural areas.  Key points:

· The provision of essential facilities for tourist visitors is vital for the development of the tourism industry in rural areas and these facilities should normally be provided in, or close, to service centres or villages (paragraph 35 of PPS7).  

· Wherever possible, tourist facilities should be housed in existing or replacement buildings.  New build in the countryside may be justified providing it does not detract from the attractiveness of the countryside and where there are no suitable existing buildings or developed sites available for re-use (paragraph 36).

· Most tourist accommodation requiring new buildings will be located in, or adjacent to, existing towns and villages (paragraph 37)

· The conversion of existing rural buildings to hotel and other serviced accommodation should be allowed.  Similarly extensions to existing tourist accommodation should be allowed where the scale is appropriate (paragraph 38).
i.9 Policy EC8 complies with the national guidance set out above.  It seeks to direct new development to existing main settlements in order that new facilities are accessible to existing visitors and that new accommodation is provided where visitors can access a range of tourism and other facilities.  The policy recognises that tourism is important to the economy of North Norfolk and does allow for new build in certain areas of the Countryside where such a location is demonstrated to be necessary.  This supports tourism while protecting the quality of the natural environment of North Norfolk which is fundamental to the tourism appeal of the area.   The approach of steering development away from the sensitive coastal designations protects European Wildlife designations. Other policies allow extensions to existing tourism businesses and conversion of existing buildings to self-catering accommodation, further supporting tourism across the district.
Is the sequential order compatible with other local material considerations such as climate change and flood risk?
i.10 The sequential order is compatible with issues such as climate change and flood risk as new development is directed to areas of low risk.  The majority of land in and around the Principal and Secondary Settlements is not at flood risk, and the ‘resorts and hinterlands’ and ‘rural’ tourism zones, where rural new build is directed towards, are also primarily in flood zone 1.  
i.11 Existing businesses in areas threatened by climate change and flood risk can relocate to safer areas by following the sequential approach in policy EC8.  Relocation is also permitted by policies EC11, caravan and camping sites, and EN12, replacement of development affected by coastal erosion risk. 

Is it right to restrict new build un-serviced accommodation in the countryside in all cases?
i.12 New build un-serviced accommodation is treated as permanent residential dwellings and therefore restricted in the Countryside in line with the spatial strategy.  If this were allowed it is likely that permission for large numbers of new buildings would be sought which would be remote from existing services and other tourist attractions and there would be pressure for these to be used as permanent dwellings.  There would also be the landscape impact of large numbers of new buildings across the countryside.
i.13 The advice in the Good Practice Guide and PPS7 says that self catering holiday accommodation could be permitted in rural areas where this would accord with sustainable development objectives and that the re-use and conversion of existing non residential buildings for this purpose could have added benefits (paragraph 26 of the Good Practice Guide and paragraph 40 of PPS7).
i.14 Policies EC2 and EC8 allow the conversion of existing buildings in the Countryside to self-catering holiday accommodation and it is considered that this strikes the appropriate balance between supporting the rural economy and directing the majority of new development to those locations that offer a range of services, facilities and choice of transport modes.



ii. Retaining supply and mix of tourist accommodation Policy EC9 – Does the policy comply with national guidance?  Does new serviced accommodation in suitable locations need more encouragement?  Does the policy complement policy EC8?
ii.1 The Good Practice Guide [C17] notes that tourism accommodation takes many different  forms, including hotels, self catering, touring and static caravan and camping sites, which cater for a variety of tastes and budgets (paragraph 1, Annex A).  There is no specific guidance on retaining holiday accommodation, although clearly a mix and sufficient level of accommodation is required to provide a choice for a range of visitors.  

ii.2 The Tourism study [H7] notes there has been a loss of serviced accommodation, and that many large scale establishments are being converted to residential accommodation.  The study says that if this situation is allowed to continue unchecked, the change in the mix of accommodation could have a crucial impact on changing the characteristics of visitors to the district, with less scope for increasing market share in certain markets.  A reduction in the vitality of some town centres could also occur (see paragraphs 3.26 to 3.28 and 6.21 to 6.24 of the Overview and Recommendations of the Tourism Study, [H7]). 
ii.3 The Tourism Study also notes the trend for conversion of touring pitches to static units.  It says there is a need to ensure sufficient touring stock because these can have a stronger tourism benefit as they are more likely to be used by new or infrequent visitors who have a greater propensity to visit attractions and spend money on food and entertainment.  The visual impact of touring caravans is also temporary, as opposed to the permanent impact of static caravan sites.  The study says that the Council should aim to maintain a balance of touring pitches and static provision, see paragraphs 3.38 to 3.42 and 6.31 to 6.32 of the Overview and Recommendations Tourism Study, [H7].
ii.4 Policy EC9 therefore only allows the loss of tourist accommodation if alternative provision is available, the facility does not provide an important local facility or service to the community or it can be demonstrated that there is no reasonable prospect of retention at the current site.  This protects accommodation that makes an important contribution to the local area, and ensures a healthy mix, but does not restrict the change of use of outmoded or unviable businesses.
Does new serviced accommodation in suitable locations need more encouragement?  Does the policy complement policy EC8?
ii.5 The Tourism Study identifies certain gaps in provision, including a 5* hotel and hotels which have the capacity and appeal to attract groups and conferences.  It also says that while there is potential for these to be encouraged, they should be sited in areas that have capacity to absorb them and where they would be complimentary to existing provision rather than competitive in nature.  It identifies that the AONB and Broads areas have limited capacity for growth and that the countryside (rural) zone is the most appropriate area (see paragraphs 3.48 to 3.50 in the Overview and Recommendations of the Tourism Study, [H7]).  Core Strategy policies therefore allow new serviced accommodation to be provided in:

· Town centres, Employment areas and Residential areas of the Principal and Secondary settlements
· Through reuse of existing buildings in the Countryside and Service Villages, and on employment areas in Service Villages
· In the ‘resorts and hinterlands’ and ‘rural’ zones of the Countryside where there are no suitable other sites or buildings available.

ii.6 This provides sufficient choice of locations for new serviced accommodation seeking to locate in North Norfolk while protecting the sensitive environment that is the main tourism appeal.  Policies EC8 and EC9 complement each other in seeking to provide and retain a range of tourist accommodation across North Norfolk.


iii. EC10 & EC11 – Occupancy Conditions and Caravan and Camping sites - any key issues here?  Too restrictive?  Clarification of areas in EC11?
Occupancy conditions
iii.1 The need for seasonal and holiday occupancy conditions is widely accepted and Annex B of the Good Practice Guide on Planning for Tourism [C17] contains guidance on such conditions.  Paragraph 3 says that planning authorities will frame conditions according to local circumstances, and that they should be reasonable and fair.  They should also be capable of ready enforcement by the authority, in a way that is not unduly intrusive for owners or occupants.

iii.2 Paragraphs 3.4.36 to 3.4.40 of the Core Strategy provide the local justification for the approach taken in policy EC10.  Holiday occupancy conditions imposed through the North Norfolk Local Plan (policy 127) have been open to misuse as there is no clear definition of what is deemed to be an acceptable ‘holiday’ period.  This has been a concern to the Council as the use of new unserviced accommodation as permanent dwellings in the Countryside undermines the spatial strategy that seeks to direct new development to existing settlements that contain a range of services and facilities.  The arguments around new dwellings in the Countryside are contained in the Council’s response to questions (iii) and (iv) in Day 3.
iii.3 The proposed conditions are considered to strike the correct balance between encouraging tourism and other policy aims of controlling development in the Countryside.  The intention is to create a clear distinction between dwellings (which may or may not be used as second or holiday homes) and properties that are used as commercial holiday lets and therefore bring economic benefit to the area.  The requirement for a register of lettings / occupation will enable these to be monitored in a way that is not unduly intrusive for the owners or occupants.
iii.4 The conditions will only be applied to new accommodation being provided in the future, and there are many existing holiday cottages and caravan sites in North Norfolk that would continue to operate as existing that would not be affected by the proposed change.

iii.5 The Tourism study recommended that clear holiday occupancy conditions should be used to prevent their use in a manner that is tantamount to a private dwelling.  It recommended that a limit on the number of weeks per individual let be adopted in order to provide a measurable, enforceable and pragmatic approach to controlling holiday occupancy (see paragraphs 6.25 to 6.28 of the Overview and Recommendations of the Tourism Study, [H7]).
iii.6 While the study suggested an 8 week period, this was felt to be too long and a shorter period of 1 month was suggested in line with conditions being used in the Broads Authority and an appeal decision in East Ruston (Appeal ref APP/Y2620/A/05/1178208).  As paragraph 3.4.37 of the Core Strategy notes, the proposed conditions are in accordance with the Valuation Office definition of self-catering accommodation which gives consistency.
Caravan and Camping sites
iii.7 Caravan and camping sites are an important provider of tourism accommodation in North Norfolk, but they can impact on the natural environment.  Policy EC11 controls the provision of new caravan and camping sites in order to protect the quality of the environment.  The Tourism Study [H7] notes that the protection and enhancement of the North Norfolk environment are vital for tourism (see paragraphs 3.3 and 6.11 of the Overview and Recommendations of the Tourism Study). Static caravan sites can have significant impact on the landscape and therefore new provision is limited to occasions where they are relocating existing provision from a cliff top or area at risk from coastal erosion or flooding.  Proposals permitted under this exception are encouraged to locate in the ‘rural’ and ‘resorts and hinterlands’ zones rather than the more sensitive ‘heritage coast’
 or ‘Broads’ zones.  Touring caravan and camping sites have a lesser impact and will be permitted away from the Norfolk Coast AONB, the Undeveloped Coast or Environment Agency flood risk zone 3
.  
iii.8 The restriction on the AONB and Undeveloped Coast has three intentions; to protect this sensitive landscape, to control the growth of tourism development in these areas (the AONB study found that tourism in the AONB should be controlled and managed to mitigate negative impacts) and to protect European Wildlife Sites (while these are sited around the district a large area of the coast around Blakeney is designated as SPA / SAC).
iii.9 While the policy restricts new static caravan sites or woodland lodges, new holiday park proposals such as Centreparcs would be permitted under policy EC8.  These are deemed to be an ‘attraction’ as they offer a wide range of events and activities for guests.  The policy also allows existing facilities in areas at risk to respond to climate change and relocate in advance of flooding or coastal erosion.  This is complemented by policy EN12 which allows the relocation of commercial development from the coastal erosion constraint area.  The replacement of existing static caravan sites with woodland lodges is also permitted, which allows facilities to upgrade and respond to changing tourism markets. 
iii.10 The criteria regarding the extension or intensification of existing sites are intended to ensure that new provision does not have an adverse effect on the surrounding area.
iii.11 Small scale new provision is allowed under the Caravan and Camping Club allowance for up to 5 units on certificated location sites without needing planning permission. 


� Minor modification MM69 proposes renaming the ‘heritage coast’ tourism zone to ‘coastal’ to reduce confusion with the North Norfolk heritage coast.


� note:  The schedule of minor modifications [I3] includes a proposal to replace reference to EA flood zone 3b in policy EC11 with zone 3, as the Strategic Flood Risk Assessment does not define zone 3b for the whole district
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