Sub-matter 2C
RURAL, SMALL TOWNS AND BUILT ENVIRONMENT
The Country Land and Business Association Submission for the Examination in Public of the South East Plan.

The Country Land and Business Association’s (CLA) 38,000 members are involved in all aspects of rural land management and business. They manage approximately 5 million hectares of rural England (and Wales), including: landscapes designated as National Parks, Areas of Outstanding Natural Beauty; land in Countryside Stewardship and Environmentally Sensitive Area contracts and Sites of Special Scientific Interest. CLA members provide land and capital for investment in farming or other rural businesses, and they account for 38% of private rented housing in rural areas. They generate jobs and incomes in the rural economy and are involved in rural tourism, from managing the landscape through to ownership and management of tourist attractions and accommodation. 
2C.1
Is there sufficient focus/explicit policy on rural issues (Box B1, Policy RE2, Policies H3, BE5&6)? 
The Plan has a very urban policy bias which undermines rural development, land management and social issues.  In its current form the Plan would condemn the rural economy to decline, an area upon which environmental resources depend for their management and funding.  The implicit message throughout much of the Plan is that development in rural areas is unsustainable.   The exact reverse is true; without organic, incremental growth in rural areas, economic decline is inevitable and this will have an adverse knock on effect throughout the region which contains a significant proportion of both its population and its businesses.  
The focus is almost entirely on Urban Regeneration and fails to provide sustainable solutions to the region’s challenges through sympathetic and sensible planning for rural areas. Failing to provide socially inclusive policies or planning for sustainable, prosperous communities, rural areas will, as stated already, decline. During the consultation process, all representations to this effect have been ignored in favour policies benefiting urban areas. Either the rural proofing needs to be far more rigorous or a separate rural section needs to be drawn up to prevent these otherwise inevitable effects.

The CLA welcomes the recognition of rural issues within Box B1, but we are concerned that when you take the plan as a whole, what weight will these statements be given against the other policies which seem based on urban accessibility criteria? Will rural elements will be overshadowed by the focus on urban regeneration and overlooked by Planning Authorities? There is no mention in Box B1 of the core of the land-based industries, which is agriculture and horticulture, responsible largely for the landscape and if it is not recognized or helped by the plan and goes into decline, the landscape and biodiversity will often deteriorate.
Policy RE2 does recognise rural and land based industry issues which the CLA welcomes, but there is little on how transport is going to help with access issues to and from these areas, especially as many people working in these industries cannot afford to live near their work so live in urban areas instead.

Policy H3 should  allow for not only for housing in towns, but also to allow villages and smaller settlements once more to grow organically and incrementally as they used to do. The plan must also incorporate the Government's stated objective in PPS3 is to seek to create sustainable, inclusive, mixed communities in rural areas.  Rural areas need a choice of housing  - both market and affordable - as much as urban. Rural settlements are ideal places for the provision of integrated land use and PPS3 recognises the need for housing and jobs for rural communities. A countryside where the only development permitted is for housing ignores the economic foundation upon which the rural population depends if it is to prosper.  New developments need to be spread across England's rural areas so that all rural communities have an equal chance to expand to an extent appropriate to their circumstances..

Policies BE5/ BE6 are acceptable. However, a focus on developing public transport networks does not acknowledge the need for more creative, flexible access solutions in rural areas. Urban transport solutions do nothing for rural areas which must in the main rely on cars and lorries. Also please see comments about PPS3 above.

2C.2
Are the needs of smaller towns adequately recognised in draft RSS (including Policy BE5)?  
The CLA agrees that a small rural town should be a service centre and local hub and plays a vital role in rural areas. They provide services and infrastructure to surrounding rural areas, are places of work and are often the focus of public transport routes. 
The plan provides a positive framework to promote the individual character and needs of smaller towns. Policy frameworks for smaller towns must improve economic competitiveness by building on inherent strengths – developing niche roles, the service and retail base and tourism.

BE5 is sensible in that it says that local authorities should plan for limited small scale development in villages to meet local needs and services, but the focus must not only be on affordable housing, but also housing to meet the local needs of rural business. The problem of affordable housing cannot be addressed in isolation from the insufficient supply of rural housing as a whole. New housing in rural areas, (affordable or otherwise) can act as a catalyst to rural development and an injection of new people and new resources can help maintain the villages and services.

2C.3
Is the draft RSS’s approach to the Built Environment soundly based and sufficiently regionally specific, particularly on suburban renewal and on the urban rural fringe (Policies BE3 and BE4)?
The CLA has no comment on BE3.

Policy BE4 sets out ideas for managing the urban/rural fringe but then does not suggest ways of achieving these aspirations. The vision for the fringe will not be realised without considerably planning and management, and adequate resources to achieve this.  The plan should give clearer guidance on implementation and resources. This must deal with the conflict between land uses in the fringe which can be particularly acute in the early stages of urban development.  The needs of land managers must not be ignored so that a productive landscape and viable businesses can be maintained.   
The principles guiding planning authorities on housing in settlements of fewer than 3,000 people in greenbelts should be essentially the same as in the rest of the countryside, namely to allow small scale, well designed housing development, subject to demonstrated local housing need, to support the rural communities and businesses that give these areas their economic heartbeat and conserve the landscape.  This approach should also be underlined in the government’s national consultation Greenbelts when that is reviewed. A prosperous rural economy cannot be built solely on the small and the pretty, it often requires large buildings, on sites that can accommodate large trucks. Urban fringe sites are often suitable, (2C.3) but also smaller towns (2C.2).
