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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?

Rationale and role for sub-region

1. The London Fringe sub-regional strategy derives from:

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

· transport networks focussed on London are overlain by the M25 orbital route, with high average levels of use and peak time capacity issues;

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

· much valued attractive countryside and cultural resources.

2. In combination, these characteristics demonstrate that the area is sufficiently distinct from the region to justify sub-regional policies, to manage change within the existing urban areas and enhance the quality of life for people living in the area, address the need for a step change in provision of affordable housing, support continued economic vitality and retain the extent and integrity of the Metropolitan Green Belt. In the Council’s view, definition of the area as a distinct sub-region is logical and assists in a thorough exploration and understanding of the complex interrelationships with other sub-regions and London.

3.  The London Fringe sub-region emphasises as key priorities:

· Use of strong pressures for change to enhance urban areas such as Guildford, retaining and enhancing areas of special character and urban open space networks, whilst promoting selective improvement elsewhere;

· Promotion of the plan-monitor-manage (PMM) approach to the socio-economic relationships between the sub-region and adjoining parts of the south east and London boroughs (both the outer suburbs and the Central Activities Zone, CAZ);

· Use of demand management measures to promote more sustainable patterns of movement and public transport usage for intra- and inter-regional movements;

· Conservation and enhancement of significant environmental and cultural resources;

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

4.  The strategy does not promote growth but seeks to manage pressures for change consistent with the objectives of sustainable development, within the framework of existing urban patterns. 

5.  The inclusion of Sevenoaks and part of West Kent within the London Fringe sub-region are justified having regard to common issues.

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?

Response to area’s importance to London and South East

1. RPG9 recognises that, despite market pressures, a degree of restraint on the scale of development is appropriate. This theme is maintained in the draft RSS. With particular regard to housing distribution, the Council notes that the draft Plan rejected trend-based household projections. 

2. The area has an established and complex socio-economic relationship with London. Net out-commuting from London in recent decades has concealed a growth in both outward and inward flows of workers.  Evidence points to further scope for out-commuting, to Surrey and the adjoining London Fringe (refer 8.Hi.4 para.1). The growing economies of adjoining sub-regions, notably the Gatwick Area and Western Corridor/Blackwater Valley, have increased the complexity of journey to work movements, assisted by completion of motorway and trunk road links. 

3. The concept of aligning jobs and labour supply within the sub-region has limited applicability. The need for monitoring of the economy and related indicators such as labour force, activity rates, unemployment across regional and sub-regional boundaries is acknowledged. This reflects concerns in greater London that the local economy has suffered from pressures from two sides, from inner London and the M25 corridor.

4. The London Fringe has experienced significant economic growth, although land use has not been actively promoted. Its location and perceived advantages have led to considerable investment in recycling of employment land during growth periods. The Principal Authorities (including Surrey CC) consider a strategy derived from trend-based economic forecasting would be flawed and potentially contradictory to other elements of the spatial strategy for the region. Growth promoted in more sustainable parts of the region, under the Sustainable Communities Plan, might be frustrated by investment opportunities in presently more favoured areas like the London Fringe. Areas seeking economic regeneration may similarly suffer if strategies for currently favoured areas like the London Fringe were to promote economic land uses. The PMM strategy is therefore the most appropriate for this sub-region, also taking into account growing emphases on ‘smart growth’.

Environmental attributes and constraints 

5. The London Fringe strategy reflects the valued environmental resources, which enhance quality of life in the area and impose a natural constraint on expansion of its form and villages, including:

· Surrey Hills and part of the Kent Downs, Areas of Outstanding Natural Beauty (AONB), landscapes of national significance, acknowledged by PPS7.  Also important are views outwards from these, over the Weald to the south, and London Basin to the north. Their Management Plans seek positive management through conservation and enhancement, coupled with greater opportunity for recreational use. Major development is accepted as inappropriate within such landscapes, however potential impact to AONB from adjacent development must be recognised. Local landscape designations, such as the Area of Great Landscape Value (AGLV) in Surrey, have a continuing role at the sub-regional level in affording protection to AONBs.  Guildford Borough’s Landscape Character Assessment (approved 11 January 2007) provides important supplementary evidence defining the intrinsic merits of these landscapes.

· Numerous historical and cultural features warrant protection, including listed buildings, archaeological sites or areas of high archaeological potential, historic parks and gardens and former areas of grazed common land (now highly valued recreational space and wildlife habitat). 

· The sub-region is rich in biodiversity resources, from small pockets of ancient woodland to extensive areas of sandy heath and chalk downland, recognised by designations of local (SNCI) through to international (SAC, SPA, Ramsar) significance. Drainage patterns are also influential; the majority of the sub-region drains 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.  Floodplain areas constrain development in parts of the sub-region and add to biodiversity.  

· The drainage system and topography have significantly influenced historic settlement patterns, especially the ‘gap’ towns on the North Downs and at crossing points of the Lower Thames. This constraints contemporary planning, creating difficulties in providing infrastructure and managing flood risk within established built-up areas and topographic - and hence visual - impacts linked with outward expansion into greenfield areas.

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. The development of the sub-regional economy cannot be considered in isolation. The Council supports the view that a PMM approach to the economy is the most appropriate approach to the complex relationships apparent (a view supported by Professor Peter Hall’s earlier evidence regarding inter-regional issues). Whilst the objective of self-contained settlements with more closely aligned jobs and labour supply may be attractive, this ignores the reality of individual choice; of businesses locating or expanding or individuals deciding selecting where to live and work. In reality, fiscal changes will have a greater impact on such choice 

2. The sub-region is characterised by a polycentric spread of small to medium sized towns. Consistent resistance of out of centre retailing has left towns well-placed to sustain and develop their role as local service and employment centres for the local population, complementing the urban focus of the RSS and emphasising the importance of reuse of previously developed land (PDL) to provide opportunities across all sectors. It also provides an important opportunity for modal shift in transport away from the private car.

3. The widely supported, sustainable concept of SMART growth underpins the strategy for the sub-regions future economy. Improved productivity through various means - technology, skills enhancement, training and other initiatives - is considered the best way to contribute to the wider regional economy. These themes are also picked up in the RES and on-going partnership with business. As noted above, this approach would also ensure investment opportunities are not denied in other parts of the region.

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

1.  The Council supports Surrey CC and GOSE in questioning whether there is the misalignment of housing and jobs.  Other relevant factors are:

· The needs of the local economy are more likely to be met through Smart Growth’ than through housing growth. The economy will grow by employing people and more efficiently using property and technology. 
· Consideration must also be given to the wider labour market, particularly inter-relationships with the labour and housing markets of south London and the Gatwick sub-region. The Cambridge Econometrics work for South East County Leaders concluded:

“London Fringe - A shortfall of 35,000 in the resident labour force is projected in this sub-region over 2006-26. However, the proximity of this sub-region to London, and the expectation that net-out commuting to London will be reduced, could help to mitigate much of this shortfall.”

· The evidence of London Councils (7709) to Sub-matter 1B supports this, referring to a documented excess of workforce growth over employment growth in outer London, and the strong prospect of more out-commuting from London to Surrey and the adjoining London Fringe. 
 
· PPS3 (para. 33) indicates employment growth forecasts are just one of a series of matters that should be considered in determining appropriate levels of housing, hence alignment of employment and housing should be a guiding not  overriding factor.

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

1. The Council acknowledges Guildford’s strength as a transport node and role as one of a number of centres in the sub-region (alongside Woking, Redhill, Epsom, Sevenoaks and Staines). The town’s ‘hub’ status appropriately reflects this level of - particularly rail - connectivity.  Whilst the identification as a transport hub, and the implicit priority for transport investment, are supported, the Council remains very concerned that transport hubs are to be foci for development. As submitted to Matter 2A, greater clarity is needed as to the hierarchy, size, scale and relative role of hubs, and the relationship between hubs and the wider spatial strategy. A realistic assessment of the capability of individual hubs to accommodate growth is essential.  

2.  Guildford, like Woking and Redhill, are important within the sub-region but, considered individually, are not major towns in comparison with some of the other regional hubs. Guildford’s role should be to continue to perform its present function and to build on this, within the context of local circumstances. The town is surrounded by Metropolitan Green Belt (MGB), a significant policy constraint given that the RSS considers no case exists for a region wide revision of Green Belt boundaries. Other key physical constraints include: the North Downs ridge; Surrey Hills AONB; Wey valley; the extensive Clandon Park NT property; extensive areas of common land such as Whitmoor Common (part of the Thames Basin Heaths SPA); and Sutton Place, another historic property in extensive grounds. 

3. The thrust must be to promote opportunities for development within the present urban area, supporting further investment in public transport infrastructure and thus the transport hub function.  Development within the existing built-up area represents the most sustainable growth option, including mixed-use redevelopment within the town centre incorporating retail expansion (Friary Extension Development) and further education floor space (University of Surrey). Guildford’s LDF is prioritising documents supporting PDL use e.g. Town Centre and Slyfield Area Action Plans.  Such local development documents are the most appropriate vehicle for site-specific land use allocations, informed by up to date evidence such as borough employment needs assessment.
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