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Q1  
Bearing in mind its geography and complex interrelationships with other sub regions and with London, what is the rationale for and role of the sub region?
1
The London Fringe sub region is a vital economic driver for not only the South East but for the whole of the UK economy.  The sub region has an established international outlook linked to its proximity to London and to the international Gateways of Heathrow and Gatwick.  However it appears that the Assembly’s rationale for the sub-region is that the Metropolitan Green Belt is such a strong driver of policy that the area covered by it requires its own strategy.  From an economic point of view there is not much alignment between the sub-regional boundary and economic drivers or linkages; particularly in relation to the Redhill-Gatwick area, the Woking/Guildford area, and in areas close to Heathrow. The London Fringe sub-region is included within the geographic area identified in the Regional Economic Strategy as the Inner South East. While this economic contour has strong common characteristics, it is not a homogenous area.  SEEDA would see areas around Heathrow such as Runnymede and Spelthorne, and the Woking /Guildford area, as having common economic characteristics to the “Western Corridor / Blackwater Valley” sub region, whereas the Redhill/Reigate area and parts of Mole Valley have more in common with the Gatwick/M23 corridor area, and indeed are part of the Gatwick Diamond defined in the RES. 
2
The sub-regional strategy appears to be focused on a localised and constraining approach which doesn’t acknowledge the International status that the sub region holds within the UK economy.  This approach fails to acknowledge that the key economic challenge for the London Fringe is to maintain and improve its competitive position in a changing global environment. Maintaining the status quo or seeking to manage economic growth down to significantly below past rates is not a sound economic option. Such a slow down would result in a decline in the London Fringe’s position internationally with knock on effects on the economy of the South East and indeed the UK.
Q2  
Is the sub-regional strategy an adequate response to the area’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?
3
This area is a very strong driver of growth and productivity not only for the South East but also for UK plc.  Although traditionally seen as “commuterland”, the London Fringe actually has some of the highest rates of workplace based GVA per capita in the south east, and therefore the UK. The Districts of Guildford, Mole Valley, Reigate & Banstead, Runnymede, Spelthorne, and Woking are all at least 20% above the SE average on this measure, all are forecast to grow at above the UK average, and three (Spelthorne, Guildford, Woking) are forecast to grow at rates above the SE average to 2020.  
4
The economy is supported by a variety of businesses ranging from large multi-nationals down to small localised businesses and this has established a strong enterprise culture within the London Fringe.  Evidence from the economic geography show that the area does not purely provide a linear supply of labour to London. The sub regions proximity to the international hub of London and the international gateways of Heathrow and Gatwick ensures that as a sub region it has well established interrelationships with other economic buoyant regions.
5
At the same time it is a popular area for commuting to London, and the Deloitte Study “Strategies and Solutions for sustaining success in Surrey and the Thames Valley” found that as a result Surrey has a more “consumption” driven economy than the Thames Valley, buoyed by local spending by London commuters.  However, the sub-region is also a major driver of economic growth in its own right and the Sub–regional Strategy should in SEEDA’s view support its continuing sustainable economic growth.   This is the approach taken in the RES.  The sub region is part of the Inner South East as defined in RES where the aim is to maintain the success of the economy with an emphasis on productivity led growth.  The sub regional strategy needs to support a continued growth in productivity and ensure continued economic success. The sub region has a number of leading headquarters embedded within the economy, however, a number of these companies are intending to stay but not to grow, indeed there is evidence that a growing number of companies are now choosing to outsource a number of operations to other UK regions and even abroad. As found in the Deloitte study, future growth is more likely to come from indigenous companies in knowledge-based growth sectors, based on the high skill profile of the local population and the continued attractiveness of the area as a business location, rather than from high levels of Foreign Direct Investment.  

6
Continued sustainable economic growth needs to be supported by adequate levels and price of housing (to maintain labour supply), transport and other infrastructure, and space for companies to grow.  Otherwise there is the risk that the area will reach the “tipping point” outlined in the RES, at which point major companies will start to dis-invest from the area.   However at present, for example, there appears to be a significant misalignment between the figures regarding economic growth and housing numbers. This will not enable the economy to achieve its potential and will move the area towards the “tipping point” identified in the RES. Trends and constraints which impinge on companies must be addressed and amended to ensure that the ‘tipping point’ is not reached. Our response to this is built on in responding to the remaining questions.
7
The sub region provides an high quality of life and a high quality environment.  The future approach needs to be creative to ensure this quality of life and environment is maintained while continuing to enable the area to meet its economic potential.  SEEDA questions whether an approach which appears to be based on taking the existing Green Belt boundary as an unalterable fact is an appropriate response to this set of issues. 
Q3 
 Do policies LF1 (i-iii) and LF6 provide appropriate and clear guidance on the steps that should be taken by LPAs and other stakeholders to secure the future development of the sub-regional economy?

8
The focus on “smart growth” is recognised by SEEDA as key to the future economic growth of the sub region, as a particularly pressured part of the region. SEEDA is working with Surrey County Council in a European Funded joint project to look at definitions and practices among member states in order to embrace and further develop the concept of ‘Smart Economic Growth’.  The two most important elements of smart growth are increasing the rate of productivity growth and bringing currently economically inactive residents into the labour market.  Work done for SEEDA by Deloitte - “Sustaining Success in a Prosperous Region- Economic Implications of the South East Plan” -  shows that while smart growth can deliver a reduction in the demand for additional workers, it will not remove it entirely.  To sustain the economy there is a need for both additional housing and additional business space to enable firms to grow.  
9
SEEDA is concerned that the approach set out in the Sub Regional Strategy of focussing employment related development solely on land already in employment use or available may be too constraining.  SEEDA acknowledges that redevelopment of existing industrial estates and other employment land for premises suitable for the needs of modern knowledge based businesses has been an important component of the property market in the sub region, and expects that this will continue.  In addition anecdotal evidence suggests that at present there is not an absolute shortage of business space in the area.  However to assume that this will remain the case for the next twenty years, particularly as some sites which have traditionally been set aside for employment space may no longer be suitable, and are likely to be redeveloped for housing, is in SEEDA’s view a high risk strategy.
10
SEEDA argues below that there is a need to investigate the delivery of sustainable urban extensions within the London Fringe to provide for the necessary level of housing.  In SEEDA’s view it would be prudent to plan these as mixed-use developments, with a component of business space. This would provide greater flexibility than is currently provided in policy LF6, while still recognising the significant role played by the redevelopment of existing employment sites to provide new business space.

11
This would also provide a strategic land resource.  SEEDA is concerned that the “bottom-up” approach of relying on existing employment land and local Employment Land reviews has no mechanism for providing a strategic land reserve
Q4   
What are the implications of the apparent serious misalignment of  houses and jobs?
12
On the Assembly’s own figures there is a serious misalignment between houses and jobs in the London Fringe. The assembly’s Scenario 7 forecast is for employment growth of 60,000 to 2026, compared with forecast labour supply growth of only 9,000.  Taking only the first 10 years of the Plan, the figures are employment growth of 34,500 and labour supply growth of 13,000.   SEEDA would also point out that the Experian trend projection (derived from SEEDA Panel Note 2) is for employment growth of around 46,500 over the same ten year period.

13
Dealing first with the issue of what is the appropriate target for job growth, SEEDA is principally concerned that the economic potential of the Inner South East is achieved.  At present many businesses only find it economically advantageous to locate in the core part of the Inner South East, principally the Thames Valley and Surrey.  SEEDA considers it is a legitimate policy aspiration to create the necessary advantageous economic conditions to attract some of these businesses to choose other less constrained locations in the future, such as Milton Keynes and the Gatwick Area.  In the longer term Ebbsfleet could well provide another such opportunity although that is currently a higher risk option.  However it would be wrong to underestimate the challenge posed by this objective.  It is also appropriate to make an allowance for above trend growth in productivity.  However to set a target for the London Fringe which is only 75% of trend is in SEEDA’s view unrealistic.  SEEDA would advocate a higher figure to 2016 of at least 39,500 as a basis for monitoring.  This would be 85% of the trend projection.  It should be noted that this is very much lower than the figure currently included in para 2.17 of the Sub-Regional Strategy, which appears not to be in line with most recent trend forecasts.

14
Even on the Assembly’s own figures the misalignment of housing and jobs is very considerable.  The severity of this situation is exacerbated by the very similar outcome being planned for in the neighbouring sub-region of Western Corridor/Blackwater Valley.  The implications of misalignment of housing and jobs were set out in full in the Agency’s submission on matter 1G.  In essence there are two possibilities.  Firstly that the economy will not achieve its potential, with very significant loss of GVA and fiscal revenues to the UK, or secondly that economic growth continues as forecast, but accompanied by further deterioration of housing affordability and growth of long distance commuting patterns.  It is SEEDA’s view that neither of these outcomes is acceptable, and there is an urgent need to increase the amount of housing planned in the London Fringe area itself, or in adjacent areas within reasonable and sustainable commuting distance.  

15
Across the Inner South East SEEDA is seeking an immediate 1,400 increase in housing provision, with a further increase of 4,000 new homes per annum from 2011.  Some of this needs to serve the London Fringe.  The available evidence (such as the Roger Tym study for GOSE) suggests that existing urban areas will not be able to accommodate this level of growth.  As a result it is SEEDA’s view that a number of Strategic Development Areas need to be planned in the Inner South East to increase labour supply to the level necessary to support sustainable economic growth.
Q5
 Does the proposed strategy adequately reflect the role and potential of Guildford, Woking and Redhill?
16
All three centres are major drivers of economic growth and are Hubs in RES, and all act as sub regional centres for the economy.  However their ability to deliver economic growth required will be limited by the South East Plan largely to re-use of existing employment land, and will also suffer constrained labour supply. If these towns are found to be suitable for sustainable urban extensions then SEEDA recommends that these should be mixed-use developments providing both housing and a business space component to enable the continued sustainable growth of the economy.
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