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1. Introduction 

1.1 This Hearing Statement has been prepared on behalf of Woodlands Park Property 

Limited (“WPPL”) in respect of Matter 3 (Spatial Strategy) from the Inspectors’ Matters, 

Issues and Questions (MIQs).   

1.2 Another two Hearing Statements have been submitted by WPPL in respect of Matters 4 

(Green Belt) and 5 (Housing and Employment Allocations). 

1.3 WPPL has made representations at each stage of the local plan1: 

• 2015 South Bucks Local Plan Regulation 18 Consultation and ‘Call for Sites’ 

• 2016 Chiltern and South Bucks Local Plan Initial Consultation (Regulation 18) 

incorporating Issues and Options 

• 2016 Chiltern and South Bucks Local Plan Green Belt Preferred Options 

Consultation 

• 2019 Draft Chiltern and South Bucks Local Plan 2036 Publication Version 

(Regulation 19)  

1.4 WPPL is the legal entity that owns land (“the WPPL land”) comprising approximately 50 

hectares to the east of the M25 between Iver and Uxbridge and to the north of Iver 

Lane (see Appendices 1 and 2).    

1.5 WPPL is promoting this land as suitable and deliverable in providing for an unmet need 

for a motorway service area (MSA) serving the western sector of the M25.  

1.6 This need derives from Department for Transport (DfT) Circular 02/2013 relating to the 

gap between existing services, and was acknowledged by Highways England in its 

previous representations to the plan in 2016. The local authorities even recorded this 

in their Regulation 18 Consultation report as located “between the M40 and M4”. 

1.7 WPPL considers that its site should be the preferred location for an MSA on the 

western sector of the M25, notwithstanding other sites that are being brought forward 

elsewhere through planning applications. It should be identified and preferably 

allocated in the local plan to provide certainty. 

1.8 In the absence of any policy to this effect, WPPL considers the plan has not been 

positively prepared, is not justified as the most appropriate strategy, and is not 

consistent with national policy in relation to promoting sustainable transport. 

1.9 If not considered appropriate for allocation as an MSA, WPPL believes the site is still 

suitable for development and should be considered as an alternative, or if additional 

sites are required, for housing or employment use. 

                                                            
1 Previous representations submitted in the name of Cape plc should be regarded and read as 
the same party as WPPL 



 

 

2. Response to MIQs for Matter 3 (Spatial 
Strategy) 

Question 3: 

“Does the Plan adequately set out an overall strategy for the pattern, scale and quality of 

development as required by paragraph 20 of the Framework? Is this sufficiently clear to 

decision-makers, developers and local communities?” 

 

2.1 Paragraph 20 of the Framework (“NPPF 2019”) requires that “Strategic policies should 

set out an overall strategy for the pattern, scale and quality of development, and make 

sufficient provision for” (amongst other things) “(b) infrastructure for transport”. 

2.2 Under the heading ‘Promoting sustainable transport’ in the NPPF 2019, paragraph 

104(e) states that: 

“Planning policies should:….  

(e) provide for any large scale transport facilities that need to be located in the area, 

and the infrastructure and wider development required to support their operation, 

expansion and contribution to the wider economy…” 

2.3 Footnote 42 in the NPPF explains the nature of large scale transport facilities and their 

purpose, as follows:  

“Policies for large scale facilities should, where necessary, be developed through 

collaboration between strategic policy-making authorities and other relevant bodies. 

Examples of such facilities include ports, airports, interchanges for rail freight, public 

transport projects and roadside services. The primary function of roadside services 

should be to support the safety and welfare of the road user… ” (our underlining) 

2.4 WPPL considers there is a pressing need for roadside services in the area which the 

local plan should address.  

2.5 There is a longstanding need for MSA provision in the western sector of the M25. This 

was partially addressed by the approval of Cobham (and Beaconsfield on the M4), but 

there remains a significant gap of 44 miles between Cobham and South Mimms which 

far exceeds the guidelines in DfT Circular 02/2013 which advises provision of every 30 

minutes drivetime, with a maximum spacing of 28 miles.   

2.6 Highways England made representations to the 2015 and 2016 (Regulation 18) 

consultations2 which stated: 

“The following issues are likely to have an impact on the district and will need to be 

considered in the local plan: 

                                                            
2 Highways England letter dated 16 April 2015, repeated for 2016 representations.  



 

 

Motorway services on the M25: An area of unmet need for motorway services has been 

identified on the west part of the M25 (as discussed in the draft Option Assessment 

reports for the Route Strategies). This has a history dating back to the 1980s, for which 

sites have been previously identified in South Bucks.” 

2.7 In the Council’s Regulation 18 Initial Consultation document (2016), they reported the 

‘broad findings’ of the consultation as: 

“…the following main issues that the Plan should seek to address:  

…(e) Highways England view that a new Service Area should be developed in the 

Green Belt off the M25 between the M40 and M4” (our emphasis).  

2.8 This went further than the Highways England representations to specify a broad 

location (“between the M40 and M4” which would include the WPPL land), suggesting 

that the local authority had given this further thought, or else it had been the subject 

of discussion. 

2.9 The Regulation 19 Publication Version Local Plan, however, makes no provision and 

offers no explanation as to why the plan does not address this need. 

2.10 There is a Statement of Common Ground between the authorities and Highways 

England, prepared for the Examination, but this deals mainly with the impacts of 

proposed local plan development sites on the strategic road network and is silent on 

the question of MSA provision. 

2.11 WPPL’s view is that the local plan should contain a policy that acknowledges the gap in 

MSA provision and allocates the WPPL land as the preferred, indeed optimum, location 

for an online MSA (i.e. one that is only accessed from the motorway).   

2.12 We have identified 18 gaps of more than 28 miles between MSAs forming a network 

with the western sector of the M25. These gaps are illustrated in Appendix 3.  

2.13 The provision of an MSA at Iver would mitigate 12 of these gaps. This is more than any 

other potential site on the western sector of the M25, taking account of separation and 

weaving distances required between junctions.  

2.14 Discussions have taken place in recent years with Highways England to demonstrate 

that the WPPL land could be accessed from the M25 in either its current or widened 

form, providing northbound and southbound slips. The only access needed from Iver 

Lane would be for staff and emergency access. No motorway traffic would be allowed 

onto local roads. 

2.15 Other than where it passes through urban areas, the whole of the western sector of 

the M25 lies within the Green Belt. Therefore, to satisfy the DfT policy preference for 

online MSA facilities, a location within the Green Belt will almost certainly be required.  

2.16 Given the general public resistance to development in the Green Belt, a policy that 

positively allocates land for an MSA and removes it from the Green Belt for that 

purpose, would create greater certainty and confidence. 



 

 

2.17 A local plan allocation would not prevent other competing sites from being subject to 

planning applications, nor prevent other sites being approved if they satisfy the criteria 

in DfT Circular 02/2013 and all other material planning considerations (including the 

need for very special circumstances for those sites in the Green Belt). It would however 

be a strong and positive step in resolving a longstanding need in a plan-led way. 

2.18 Given the absence of substantive work by the plan-making authorities to underpin a 

policy, should the Inspectors consider that an allocation would be premature at this 

stage, the spatial strategy could be found sound if the plan committed the authorities 

to work together with Highways England to identify a site from within an appropriate 

Area of Search. 

2.19 Any such Area of Search should focus on the area between the M40 and M4, and 

would include the WPPL land. 
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Appendix 2: Composite site history and planning 
allocation summary 
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Appendix 3: Motorway service area ‘gap’ plans 
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