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8Hi Role and Economy

8Hi.1 
Bearing in mind its geography and complex interrelationships with other sub-regions and London, what is the rationale for and the role of this sub-region?

1
The rationale for developing a sub-regional strategy stems from the combination of factors present in the area:

· a polycentric and relatively dense settlement pattern entirely within the Metropolitan Green Belt;

· transport networks radially focussed on London but overlain by the M25 orbital route with high average levels of use and peak time capacity problems;

· proximity to London with resultant strong market pressures for both housing and commercial development;

· valued attractive countryside and cultural resources.

2
Taken together these factors were considered to demonstrate that the area is sufficiently ‘different’ from the region as a whole to justify a suite of policies at the sub-regional level.

3
The strategy recognises these key attributes and seeks to manage change better within the existing urban areas in order to maintain and enhance the quality of life, to address the need for a step change in provision of affordable housing, to support continued economic vitality within the sub-region and to retain the extent and integrity of the Metropolitan Green Belt, promoting its positive functions within the sub-region and for London.

4
The key priorities are to

· use the pressures for change to enhance urban areas, retaining and enhancing areas of character and urban open space networks but promoting selective improvement elsewhere;

· promote a Plan, Monitor, Manage (PMM) approach to the socio-economic relationships between the sub-region and adjoining parts of the South East and with London;

· use demand management measures to promote more sustainable patterns of movement within the sub-region and promote public transport usage for intra- and inter-regional movements;

· conserve and enhance the landscape, biodiversity and cultural resources which underpin the character and distinctiveness of the sub-region;

· promote appreciation and use of the countryside as a multi-functional asset serving local and wider populations.

5
The focus of the strategy is not one of promoting growth as it is considered that this would conflict with other regional objectives. Rather it is to manage the pressures for change in a manner that is consistent with achieving the objectives of sustainable development within the framework provided by the existing pattern of development. 

8Hi.2 
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?

1
Existing RPG recognises that, despite the market pressures in the area, a degree of restraint on the scale of development is appropriate. This theme is maintained in the draft RSS which recognises that the sub-regional strategy should ‘support sustainable economic growth and meet as far as possible the pressing housing needs of the sub-region, taking into account considerable Metropolitan Green Belt and the area’s critical relationship to London.’ The draft RSS examined but rejected trend-based household projections as inappropriate.

2
The area has long had a complex socio-economic relationship with London. Net outward commuting to London in recent decades has concealed a growth in both outward and inward flows of workers. The growing economies of adjoining sub-regions, notably the Gatwick Area and Western Corridor/Blackwater Valley, have added further complexity to journey to work movements. This has been facilitated by the completion of the M25 in the mid 1980s to link with the, M23, M3, M4 and a number of Trunk Roads in the sub-region.

3
The concept of ‘balance’ between jobs and labour supply within the sub-region is one which has limited applicability. The strategy recognises the need for monitoring of the economy and related indicators such as labour force, activity rates, unemployment over a broad area which cuts across regional and sub-regional boundaries. This reflects concerns in Outer London that the local economy has suffered from pressures from the CAZ in London on one side and from the M25 corridor on the other. Similarly, there are concerns in the Gatwick Area about the performance of the local economy in that sub-region.

4
The sub-region has experienced significant growth in its economy without actively promoting this in land use terms. Its location and perceived advantages have led to considerable investment in recycling employment land during times of growth in the economic cycle. The need to protect key employment sites and ensure that there are opportunities for this to continue is reflected in Policy LF6. The Principal Authorities remain concerned that a strategy derived from trend-based economic forecasting is flawed and does not comply with the concept of sustainable economic growth. The reference to economic forecasts included in paragraph 2.17 were added by SEERA and do not reflect the views of the authorities which prepared the strategy.

5
A trend-based approach is contradictory to other elements of the spatial strategy for the region. Growth is being actively promoted as part of the Sustainable Communities Plan in some parts of the region but could be frustrated by alternative investment opportunities in the presently more favoured areas. Similarly, areas of the region are seeking to pursue a strategy of economic regeneration and again could potentially suffer by comparison to the more favoured areas.

6
The preferred strategy of Plan, Monitor, Manage (PMM) is therefore one which experience suggests is best suited to the sub-region and one which can deliver the needs of the economy without unduly constraining economic growth. The Principal Authorities do not underestimate the difficulties which this approach brings. However, this approach, coupled with outreach to the business community via existing strategic and local partnerships to ensure that their needs and perceptions are understood, is considered more relevant than a simplistic employment land based strategy.

7
The strategy is also a reflection of the wider resource base of the sub-region. The Surrey Hills and that part of the Kent Downs AONBs within the sub-region are landscapes of national significance. Their appreciation also derives from the views outwards from these areas, over the Weald to the south and the London Basin, including London itself, to the north. The Management Plans for these AONBs seek to provide for their conservation and enhancement in a positive way and to increase opportunities for recreation and enjoyment. Major development is inappropriate in such designated landscapes, but equally the potential impact on the AONBs from development adjoining them is a factor which the RSS should take into consideration. Local landscape designations, such as the AGLV in Surrey and the SLA in Kent have a continuing role at the sub-regional level in affording protection to the AONBs.

8
The countryside in the sub-region has significant cultural and historical legacies, ranging from individual archaeological finds, wider features such as historic parks and gardens, to features such as areas of common land reflecting historic tenure and use of the countryside now valued as recreational space.

9
Similarly, the geodiversity and physiography of the sub-region has resulted in a rich biodiversity ranging from small pockets of ancient woodland to extensive areas of sandy heath and of chalk downland. This biodiversity is recognised in a broad spectrum of designations ranging from the local (SNCIs) to the international (SACs, SPAs and Ramsars). The drainage pattern of the area also exerts a key influence, with the majority of the sub-region draining to the Lower Thames via the Wey and the Mole, with the eastern parts of the sub-region draining through the Eden/Medway/Derwent system to the Thames estuary. Areas of floodplain associated with these river systems constrain development in parts of the sub-region and also add to the biodiversity interest available. 

10
These key environmental attributes, together with key policy constraints, are illustrated in the maps attached as Annex 1.

 11
Climate change considerations are treated as a cross cutting issue in the RSS and consequently specific policy references to the subject are not made in the sub-regional strategy. This is not meant to underestimate the importance of the subject, particularly as threats to water resources and meeting the challenges set by the Water Framework Directive in the longer term are expected to become more difficult.

8Hi.3
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 (Policies LF1 and LF6)?

1
As indicated above (8Hi.2) the Principal Authorities consider that a PMM approach to the economy is a logical outcome of the complex relationships which exist with adjoining areas. The concept of more self-contained settlements is an attractive one, but it ignores the reality of individual locational decisions made by companies and employees. In practice, fiscal changes are likely to have a greater impact on individuals’ choice than land use policy interventions.

2
The settlement pattern of the sub-region, a spread of small to medium sized towns with discrete central areas, is in essence polycentric. A resistance to out of centre retailing which has been a consistent thread of land use policy, has left the towns well-placed to sustain and develop their role as local service and employment centres. This complements the urban focus of the RSS and emphasises the message to stakeholders of the importance of recycling PDL within the urban areas to provide opportunities across all sectors of development. It also underlines the opportunity for modal shift in transport away from an overtly car-based regime to a more balanced package.

3
The concept of SMART growth lies at the centre of an appropriate strategy for the economic well-being of the sub-region. Improved productivity whether by technology, skills enhancement and training or other initiatives is considered the best way in which the area can contribute to the wider regional economy. These themes are also picked up in the RES and form the basis for on-going partnership with the business community. This would ensure that investment opportunities are not denied other parts of the region where they are required to support Growth Areas or business-led regeneration. 

8Hi.4What are the implications of the apparent serious misalignment of houses and jobs?

1
Economic forecasts produced by Experian for the Regional Assembly, Cambridge Econometrics for the South East County Leaders, and by Roger Tym and Partners for ODPM/GOSE all suggest that the rate of employment growth in the county will exceed the number of new homes planned to be built in the county. However, Surrey County Council is critical of the view that there can be a numerical fix between labour supply and demand.

2
In discussion on Matter 1G, Surrey County Council highlighted concerns about the use of economic projections over the medium to longer term. It maintains that it is inappropriate to base projections for a 20 year period on assumption that past growth will be replicated into the future. Between 1995 and 2001 labour demand grew faster than labour supply. However, since 2003 labour demand has stagnated and, in 2005, labour supply started to exceed demand. 

3
Labour supply within the Region now seems to be increasing at a faster rate than demand. This may in part due the fact that house building has increased in recent years. In Surrey for example, planning authorities have consistently delivered above planed annual housing requirements. In recent years the rate of redevelopment of employment land for housing has accelerated, initially in urban areas around London but increasingly in other parts of the South East, a trend that may not be reflected in trend based projections. There is still considerable scope in the Region for these processes to continue, thereby adding to labour supply and reducing labour demand.  

4
There has also been a continuous long term drift of higher paid and higher skill workers moving from London to London Fringe locations where educational, social and environmental conditions are perceived to be of a higher order. These are individual lifestyle decisions but they have significant cumulative effect and are influenced by prevailing social, economic, and environmental conditions. 

5
The County Council considers that it has become increasingly irrelevant to try to balance labour supply and demand. Travel to work movements in the inner SE have become increasingly complex. Labour in the SE is very flexible and highly mobile for ‘lifestyle’ reasons. This has resulted in both the total number of journeys to work (and to school and shop) and their length increasing.  Regional and sub-regional labour market self-containment has become increasingly weak. 

6
The County Council would also question the extent to which housing levels and distributions within the sub-region should be reliant upon economic forecasts. PPS3 is clear (paragraph 33) that the use of employment growth forecasts are just one of a series of matters that should be considered in determining appropriate levels of housing. This has been recognised by GOSE in responding to the discussion on Matter 1G.2, indicating that the alignment between employment and housing should not be the overriding factor in determining the scale of housing development at the sub-regional level.

8Hi.5
 Does the proposed strategy adequately reflect the role and potential of Guildford, Woking and Redhill (Policies LF4 and LF7)?

1
The strategy recognises that these three towns, along with Epsom, Sevenoaks and Staines have the strongest central area functions in the sub-region. The regional hub status accorded Guildford, Redhill and Woking reflects their greater connectivity, in terms of the rail network in particular, both intra-and inter-regionally.

2
The three towns are important within the sub-region but looked at individually they are not major towns by comparison with some of the other regional hubs. In the context of the strategy for the sub-region as a whole, the role of these hubs is to continue their present function and build on this within the context of their local circumstances. Each of the towns is surrounded by the Metropolitan Green Belt and this policy presents a significant policy constraint given that the RSS considers that there is no regional case for amending the Green Belt. The thrust of the sub-regional strategy for the towns is therefore to promote opportunities for development within the present built-up areas which will enable them to continue to fulfil their hub role and to support further investment in public transport infrastructure which protects and enhances this function. It is essential that Government delivers adequate funding to support the major infrastructure schemes which will be necessary to enhance the hub function.

3
Guildford is the most significant in terms of the three as a retail centre serving a wide catchment within the sub-region and beyond. A number of higher order functions are also present in the town – university, law college, regional sports centre. Proposals for further retail floorspace (the Friary Centre Extension development) and the expansion of University of Surrey will strengthen the role of the town within the sub –region. 

4
However, the physical expansion of the town is limited by the presence of a number of constraints. The Surrey Hills AONB abuts the town on both the south eastern and south western flanks and, with the valley of the Wey to the south, has limited growth of the town in that direction. The town has therefore grown northwards but further opportunities for expansion are limited by Clandon Park, an extensive National Trust property, on the eastern side, and extensive areas of common land to the west. The northward expansion of the town is limited by Whitmoor Common, a component part of the Thames Basin Heaths SPA, the Wey Valley and Sutton Place, another historic property in extensive grounds. In response to these issues the Borough Council is preparing Area Action Plans within the LDF for the Slyfield area of the town as well as the town centre.

5
Woking lies barely seven kilometres north of Guildford, raising issues of coalescence and the need to protect the identity of the two towns. Its growth as a commercial centre reflects its excellent rail service to Central London and burgeoning office floorspace as a component of the redevelopment of the town centre. Road connections between the town and the motorway and trunk road networks are relatively poor.

6
Woking’s location also brings a number of constraints to its physical growth. It is linear rather than nuclear in form with floodplains of the Wey to the south east and Bourne to the north west. Common land presents a further obstacle to expansion in these directions, with part of Horsell Common also being a component of the Thames Basin Heaths SPA. Brookwood Cemetery, an extensive registered garden, lies to the south west. North eastwards the built-up area merges with the adjoining developed area of Weybridge. In response to these issues, the Borough Council has identified the need for further higher density redevelopment within and adjoining the town centre as part of its LDF Core Strategy.

7
Redhill lies in the A23 corridor between London and Brighton and with its complementary historic centre of Reigate, provides central area functions and employment opportunities in the eastern side of the sub-region. As with Woking, the railway provided the stimulus to the growth of Redhill. 

8
Redhill’s location constrains opportunities for further significant growth. The Surrey Hills AONB abuts the northern side of the town and areas of high quality landscape extend southwards to the Greensand ridges on the eastern and western side of the town. The area to the south of the town represents a crucial part of the Green Belt gap separating Redhill from Horley, a gap which is already weakened by development along the A23 at Salfords. Although the Borough Council has promoted a New Growth Point Bid, the opportunity for continuation of inflated levels of housing development post 2016 are limited by physical, planning policy and infrastructure constraints. The NGP bid provides an opportunity to lever in some of the additional infrastructure funding that is required to ensure that current planned development can take place in a sustainable way.              
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