Wells Area Partnership Rep No 1051 Town Strategy Day 4 7/12/07  Key issues ii.b Wells-next-the-Sea

The Core Strategy correctly identifies some of the issues facing Wells as 

1. sensitive ecological environment,

2. shortage of housing that is affordable for local people
3. demographic in balance
4. seasonal employment

5. limited public transport

However the policies put forward by the LDF will continue to seriously exacerbate rather than reverse the trend.

It is ‘unsustainable’ to base the future economic growth of Wells on tourism alone. Tourism can never create full and diverse employment for the whole population and it would be wrong to adopt a planning framework which resulted in this being the only outcome.

There is a need to develop a more diverse economy than reliant on a single industry economy, particularly tourism. Tourism by its nature exacerbates the issues of a low wage, seasonal economy which contributes significantly to a growth in rural poverty. 
Tourism will always be very important to Wells and although efforts are being made to extend the season its sustained economic and community health must rely on as much diversity as is practical and this in turn relies on a supportive planning policy 

The evidence below highlights that children are already affected by the economy in Wells as it is:
Deprivation in Rural Norfolk, Wells-next-Sea, December 2006 Oxford Consultants for Social Inclusion (OCSI)

	
	Wells-next-the-Sea
	Norfolk
	East of England

	
	N
	%
	N
	%
	N
	%

	ID 2004 Income domain score
	326
	13.4%
	109,398
	13.7%
	696,355
	12.9%

	Income Support (IS) claimants
	95
	7.3%
	26,539
	5.5%
	163,787
	4.9%

	Income Deprivation Affecting Children Index (IDACI)
	62
	21.4%
	26,001
	18.0%
	172,330
	15.9%

	ID 2004 Income Deprivation Affecting Older Persons Index (IDAOPI)
	118
	12.5%
	26,967
	13.1%
	151,531
	13.1%

	Pension Credit (PC) claimants
	197
	23.1%
	42,374
	22.5%
	230,152
	21.9%

	Source: OCSI (2006), from Norfolk CC (2006), ODPM (2004), DWP (2005), ONS Settlement Definitions (2005)


Furthermore, tourism and fishing are highly visible in Wells but they are not the major employers that the LDF makes out. Rather wholesale, retail trade and repairs, manufacturing, health and social work all feature highly. Wells needs a planning policy that supports the growth of these economies and promotes diversification. 
Deprivation in Rural Norfolk, Wells-next-Sea, December 2006 Oxford Consultants for Social Inclusion 

	What jobs are people doing?
	
	
	
	
	
	

	 
	Wells-next-the-Sea
	 
	Norfolk
	 
	East of England
	 

	 
	N
	%
	N
	%
	N
	%

	All People in work
	1,007
	-
	358,945
	-
	2,579,458
	-

	Wholesale and retail trade, repairs
	182
	18.10%
	64,719
	18.00%
	445,895
	17.30%

	Hotels and restaurants
	147
	14.60%
	19,905
	5.50%
	107,548
	4.20%

	Manufacturing
	112
	11.10%
	54,534
	15.20%
	373,152
	14.50%

	Health and social work
	107
	10.60%
	40,411
	11.30%
	249,784
	9.70%

	Real estate, renting and business activities
	83
	8.20%
	35,004
	9.80%
	343,229
	13.30%

	Construction
	82
	8.10%
	28,394
	7.90%
	196,480
	7.60%

	Education
	71
	7.10%
	24,350
	6.80%
	189,314
	7.30%

	Other community, social and personal service activities
	61
	6.10%
	17,975
	5.00%
	128,605
	5.00%

	Transport, storage and communications
	48
	4.80%
	19,530
	5.40%
	191,265
	7.40%

	Agriculture, hunting and forestry
	40
	4.00%
	13,710
	3.80%
	49,062
	1.90%

	Public administration and defense, social security
	35
	3.50%
	19,841
	5.50%
	133,092
	5.20%

	Financial intermediation
	27
	2.70%
	16,761
	4.70%
	149,796
	5.80%

	Fishing
	9
	0.90%
	190
	0.10%
	629
	0.00%

	Electricity, gas and water supply
	3
	0.30%
	1,828
	0.50%
	16,287
	0.60%

	Mining and quarrying
	0
	0.00%
	1,793
	0.50%
	5,320
	0.20%


We propose that the LDF strategy puts Wells back in line with local, regional and national policy towards building ‘sustainable communities’ -  “Sustainable Communities meet the diverse needs of existing and future residents, their children and other users, contribute to a high quality of life and provide opportunity and choice.  They achieve this in ways which make effective use of natural resources, enhancing the environment, promoting social cohesion and inclusion and strengthening economic prosperity’ Egan Review – Skills for Sustainable Communities 2004

The current LDF proposals state that Wells is ” an unsustainable location and growth should be limited to that which addresses locally derived needs”  2.9.43 LDF Core Strategy .

Wells is strategically placed in the centre of the North Norfolk coast.  The Town serves a rural hinterland and people enjoy a high quality of life in terms of the natural environment.  There is efficiency and capacity in local services – Wells High School Ofsted 2006 “ Good school with outstanding features” , local  library with 800 users a week, first community owned hospital in the country run as a Community and NHS Trust. 
We would point out that: 

 

· The failure to provide sufficient affordable housing drives starting and working families away (as the LDF itself notes 3.2.4) and this inhibits the ability of business to locate and grow in Wells through a restricted workforce

· There are many opportunities for non-tourism businesses to locate and grow on Wells but the somewhat negative designation in the LDF will at best discourage investment and via the undermining of key services further acts as a disincentive 

· Non-tourism business investment is particularly needed to offset the adverse effect of the proliferation of second homes  - our concern is that the proposed failure to designate Wells as sustainable community will accelerate this trend to the detriment of the wider community 
· There is an unaudited but real increase in e-commerce in Wells (i.e. remote workers and businesses whose client base lies elsewhere, e.g. in IT, consulting, sales and services) which the LDF's economic analysis failed to pick up because it focused on retail

· There is a huge potential to expand this sector of the economy and increase the economic and social sustainability of Wells because it brings permanent year round residents, most often with families which boosts school rolls and sustains local businesses. However this relocation economy will not develop effectively if Wells is consigned by laissez faire and restrictive planning policies to be a tourist and retirement town with inadequate public transport, schools put in doubt by a failure to provide affordable housing for local families, and a satellite of growth in Fakenham. 

· At the centre of the environmental N Norfolk Coast,  Wells is strategically placed to serve the fishing, marine sports, walking, cycling, and ecologically based tourist economy, including arts (such as painting, sculpture and poetry) – all mentioned in the Tourism Study undertaken by Scott Wilson Associates (2.7.21). There are a number of locally generated schemes and initiatives e.g. related to poetry and sales of art and residence of working artists are significant but this does not seem to have penetrated thinking among the authors of the LDF. There is strategic scope to do at Wells what has happened at Hay on Wye with literature and at St Ives with art. But such development will not occur without appropriate vision and planning support. For example planning could specifically provide for arts related business development and homes with studio and workshop space attached

· The value and growth potential of cycling and marine recreation is mentioned in the LDF but there are no concrete policies to encourage infrastructure that could convert this into business opportunities which could generate local jobs and sustain families. For example by creation of a dedicated coastal cycle path, workshop and stop-over facilities, and increased marine workshop and slipway facilities

Similarly while the LDF mentions Farmers Markets at Fakenham there is no proposal to support a local fish market at Wells, where events such as Harbour Day and Christmas Tide have shown the potential to attract thousands of people to marine related events, and fishermen are regularly watched by large numbers of visitors as they unload their catch. The Wells and North Norfolk fishing operation is increasing as is use of Wells harbour, for recreational and marine offshore engineering supply. The economic potential is constrained by lack of related workshop/ engineering/ slipway and storage space. We suggest that the LDF adopts a specific policy to study and encourage such development. 

  

We note that the type of fishing served by Wells (small boats mainly potting) is likely to be of a type deemed sustainable in marine resource conservation terms and this should be recognized as a strategic asset to be encouraged and developed in the LDF. DEFRA and EU policy is moving to increasingly favour such fishing and restrict less sustainable practices.

We seek the above changes to the LDF to make it more permissive and supportive of these types of development. Wells is not the ‘relatively unsustainable’ settlement that the LDF makes out. We see ‘capacity’ and location as bringing opportunity rather than an excuse to develop settlements elsewhere.

The Housing needs of local people need to be addressed to enable a more viable future.  
In a study Wells Area Partnership commissioned with the Rural Community Council in 2006, it highlighted that 111 households are in immediate housing need:

Extract from Wells-next-Sea Housing Survey 2006 Norfolk Rural Community Council:

7 – NORFOLK RURAL COMMUNITY COUNCIL RECOMMENDATION report 2006

When linking the number of households with a local connection to Wells--next-the-Sea registered on North Norfolk District Council’s Housing Register with households with a local connection identified within the Housing Needs Survey, there are currently 111 households with a local connection to Wells-next-the-Sea in immediate need of affordable housing.

North Norfolk District Council Exceptions Policy only permits development to meet current need using data from their district-wide housing Needs Survey, their Housing Register and/or a local Housing Needs Survey. In light of the findings of this local Housing Needs Survey, North Norfolk Rural community Council recommends a two-phased development should take place in Wells-next-the-Sea, with a suitable mix of development for the second phase decided after the initial phase has been completed.

Norfolk Rural Community Council’s recommendation for the initial phase of development to house households with a local connection consists of the following:

· 4 x 2 bedroomed flats for social rent

· 4 x 2 bedroomed bungalows for social rent

· 6 x 2 bedroomed houses for social rent

· 2 x 3 bedroomed houses for social rent

· 4 x 2 bedroomed houses for shared ownership

ends
We welcome the overall policy of requiring more housing to be affordable as a percentage than the statutory minimum but propose this should be at least 60% .The Housing Needs Survey (as referred to in paragraph 6.30 in the 2006 Core Strategy Document)   argues for a percentage of affordable housing anywhere between 30 - 83%.  The LDF states 40%.  This is too low to meet the growing demand and keep our District sustainable longer term.  

We argue that to address affordable housing need in settlements with an acute housing problem (i.e such as those with higher than average number of second homes e.g Blakeney 37%, Wells 26% - by comparison Cromer is 10%) - a local lettings policy should be in place for ALL affordable housing developments, not just exception sites,  in all settlements under 3000 population.

Failing that we propose that there be a more proactive use of the Section 106 planning policy in the use on Exception Sites.  Building more market homes as the LDF proposes will not help with the sustainability strategy for Wells as they will be beyond the economic reach of local people. Whilst over half of households in Wells have a joint income of £20,000 or less, the average terraced house costs more than ten times as much at £253,750 against £147,033 elsewhere in North Norfolk (Land Registry 06).  
Conclusion

The LDF is a fantastic opportunity to plan for the future and help build dynamic, sustainable communities across the district – Wells needs to be part of it too.
Our concern is that the document as presently drafted and with the failure to designate Wells as a sustainable community:-
1. Fails to recognise the significant resource potential that this community has – particularly  in terms of schooling, health, sewerage and other supporting infrastructure 

2. It completely undermines our drive to create a diverse community:-

a. Which does not rely solely on tourism 

b. Which creates a higher wage non seasonally reliant economy

c. Which can encourage non-tourism businesses to locate and expand

3. Potentially creates a formula to accelerate the decline of the community and contributes to a self fulfilling vicious spiral where the number of second homes grow and the viability of the school and other key services are undermined 
Wells has great potential – much of which of still remains untapped.   A clear and deliverable vision for the town is emerging with the active support of Wells Area Partnership and involvement of local people and businesses. In a recent community consultation in October about the future of the Town, more than 350 attended a day’s event and 500 + surveys have been returned from 1000 households,  showing immense support and passion for Wells’ future.
We are now reliant on a positive designation in the LDF to help the local community fulfill its ambitions and realise its potential and not create a formula for its decline .  We will be very happy to expand on the deliverability of our plans (see Wells Area Partnership Business Plan) and welcome the support of LDF in enabling a supportive planning process. 

Ends
Wells Areas Partnership 
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