
SUBMISSION BY THE NATIONAL TRUST (7027)
8H – LONDON FRINGE

8H1i – Role and Economy

8Hi2 – Is the sub-regional strategy an adequate response to the areas’s importance to London and to the South East more generally (Policy LF1)? Does it take proper account of the environmental attributes and constraints affecting the sub-region?

Summary

The National Trust owns and cares for approximately 4,500 ha of open countryside and a number of historic houses and gardens of national significance within the London Fringe sub-region. Our historic properties include Polesden Lacey, Clandon Park, Hatchlands, Chartwell, Knole and Runnymede. Areas of open countryside on the North Downs and along the greensand ridge include the very popular sites at Boxhill  and Leith Hill. These receive approximately 800,000 and 600,000 visitors per year respectively. The National Trust has a statutory duty to protect all our property for the benefit of the nation. Our comments on the draft core strategy are made in the light of our experience not only in conservation, but as an organisation heavily involved in the leisure and tourism sector and in the rural economy.
We believe the balance of the core strategy is incorrect and that insufficient emphasis has been given to the protection and enhancement of the environment of the sub-region. We are concerned that the current emphasis and priority on economic growth is unsustainable and will present a threat to those attributes and qualities which have made the sub-region such a successful and popular place to live in, work and visit. In our view the notable key attributes of the sub-region are the extent of its high quality landscapes, the rich heritage and cultural resources within urban and rural areas and the proximity and accessibility to London. We believe the conservation and enhancement of the environment is critical to the future economy and the health and well-being of residents of both the sub-region and the wider region including the London conurbation. 

The core strategy should be reworded to give greater emphasis to the protection and enhancement of the environment. This should be the foundation of the strategy. We suggest the following wording :
Policy LF1 – CORE STRATEGY
‘The Core Strategy is based on the protection and enhancement of the landscape, biodiversity and heritage of the sub-region together with its important characteristics and key features. These include :

· The Metropolitan Green Belt

· High quality landscapes including, in particular the Surrey Hills and North Kent Downs AONBs
· The character, distinctiveness, sense of place, and historic and cultural interest of the sub-region’s towns and villages

· Areas of importance for nature conservation, particularly those with national or international designations. 
Development requirements will be met primarily within urban areas and will be achieved by …..(points i-vii)
The plan should also include a statement that requires local authorities to follow this approach in the preparation of their Local Development Documents.
Further Evidence
· The sub-region is characterised by a mix of urban, suburban and rural settlements interspersed with high quality landscapes and areas of unspoilt countryside of exceptional character and quality. It has high accessibility (M25 and radial routes to London), providing links to two of the UKs major airports, and experiences high levels of congestion. Its role is wider than that of other sub-regions as its functions are closely related to the London conurbation. As a result the area is under continuing pressures, particularly for additional housing. In our view these pressures need to be carefully managed to ensure a sustainable future for the sub-region. The future level of growth should be determined by the capacity and environmental limits of the sub-region. 
· The National Trust actively supports access to the countryside for all sectors of the population. However each of our properties is managed to ensure a balance between conservation objectives and visitor access. Our policies state that where there is a significant and identifiable conflict between access / recreation and the conservation of the countryside, the latter should prevail. In some areas within the South East the maintenance of a balance is becoming difficult and pressures are increasing to the extent that conservation objectives are being compromised. One of our key principles is to protect wilder and more remote landscapes from built development and urbanisation. At a number of our properties in the London Fringe sub-region it is becoming increasingly difficult to protect important views both in the countryside and in historic urban areas and to protect the settings of important sites and features as well as the sites or features themselves.
· We are particularly concerned about the implications of the designation of three Regional Hubs within the sub-region. Two of the hubs, Guildford and Redhill are directly adjacent to the Surrey Hills AONB. Paragraph 1.5 of the London Fringe chapter of the plan acknowledges that the Regional Hubs do not have the capacity for major growth. We agree with this conclusion and are concerned about the potential impact of longer term development at these centres on the surrounding countryside.

· The study by Roger Tym and Partners (Document Sr3) exposes the sensitivity / fragility of the sub-region and draws attention to the extent of environmental and planning constraints affecting its potential to support growth. Table 4.13 of this report shows that the London Fringe sub-region has by far the smallest area of unconstrained land (ie available for potential development) within 1km of urban areas. The report states that that ‘higher growth targets could not be achieved within the 1km zone’ (para 4.98). The London Fringe is the only sub-region where this is so clearly spelt out. The report also states that the strategic transport infrastructure required to sustain higher levels of growth cannot be provided without harming protected landscapes. 
· There is an inconsistency within the plan between the approach taken in the various sub-regional core strategies. For example, the strategy for the Gatwick sub-region begins :
‘Development will maintain and enhance the character, distinctiveness, sense of place and important features of the sub-region including :

· Existing settlement pattern of many closely spaced villages and medium sized and larger towns set in pleasant countryside

· Green belt and strategic gaps

· High Weald and Sussex Downs AONBs
· Attractive low weald countryside

· Existing towns villages and other settlements, preventing coalescence’
It states that growth in the sub-region should be at a rate that can be assimilated by local communities. The National Trust believes that this is the correct, sustainable approach and that this approach should be applied consistently across the sub-regions.
· There is an inconsistency within the document between the sub-region’s Core Strategy and the regional strategy. In particular Policy CC1 which deals with Sustainable Development, places due emphasis on social objectives and the need to live within environmental limits. Emphasis is given in the regional strategy to the Character of the Environment and Quality of Life (Policy CC12).  At the regional level policies are included for natural resource management and countryside and landscape management. The sub-regional strategy should reflect more fully these regional objectives to ensure the plan is consistent. 
· Section D8 of the plan deals with the Built Environment and the plan’s overall approach to the Urban Rural Fringe. It sets out ten key functions which should be used as a checklist (Policy BE 4) for local authorities in their pursuit of a sustainable, multifunctional urban rural fringe. These functions include recreation, health, education, recycling and renewable energy production, food production, a heritage resource, and a nature reserve. The sub-regional strategy does not currently pay due regard to many of these functions. By placing emphasis on economic rather than social or environmental functions the London Fringe sub-regional strategy is unbalanced and inconsistent with the region wide objectives of the plan, as set out in Policy BE4. 
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