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1. INTRODUCTION  

1.1 This statement has been prepared by Pegasus Group on behalf of Extra MSA Group 

(Extra) who has land interests within the administrative area of Chiltern District 

Council. This statement provides a response to Matter 4 and should be read in 

conjunction with representations submitted to the Publication Version. Extra’s 

interest relates to land at Warren Farm, located between Junctions 16 and 17 of 

the M25, near Chalfont St Peter. Extra is promoting this site for the development 

of a new Motorway Service Area (MSA) on the M25. 

 

2. ISSUE 2 – BOUNDARY CHANGES 

Q1. Does the Plan adequately identify the proposed revisions to the Green 

Belt boundary? Are the revisions clear to decision-makers, developers 

and local communities? 

2.1 Extra consider that the Local Plan as currently drafted does not adequately identify 

the proposed revisions to the Green Belt boundary. The Green Belt boundary 

should be changed to reflect a proposed allocation for a MSA. The National 

Planning Policy Framework (NPPF) at paragraph 136 notes that Green Belt 

boundaries “should only be altered where exceptional circumstances are fully 

evidenced and justified, through the preparation or updating of plans.” 

2.2 Footnote 42 of the NPPF states that “the primary function of roadside services 

should be to support the safety and welfare of the road user”. Paragraph B6 of 

the Government Circular 02/2013 notes that “The Highways Agency therefore 

recommends that the maximum distance between motorway service areas should 

be no more than 28 miles (or 30 minutes)”. 

2.3 As demonstrated in the Alternative Sites Assessment (ASA) submitted by Extra as 

part of previous representations to the Publication Version of the Local Plan, based 

upon the policy guidance in Circular 02/2013 relating to distances between MSAs, 

there are 14 significant ‘gaps’ (distances greater than 28 miles) which exist 

between MSAs on the western sector of the M25. The existence of these gaps 

represents a significant ‘need’ for a new MSA on the M25. Meeting the overriding 

public safety and welfare need through the provision of a new MSA amounts to 

exceptional circumstances as to why land should be brought out of the Green Belt 

to best address this existing ‘gap’ in provision on the M25. 
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2.4 A revision to the Green Belt boundary should therefore be made through the Local 

Plan so it is clear to decision-makers, developers and local communities that there 

is an existing need for a MSA on the M25. 

2.5 This revision should relate to land located between Junctions 16 and 17 of the 

M25, near Chalfont St Peter, which has been proven through the ASA as the most 

appropriate location to address this existing need in provision, with clear 

exceptional circumstances for this land to be released from the Green Belt and as 

such allocated for MSA development. 

Q3. Are there any sites or parcels of land where revisions to Green Belt 

boundaries are proposed, but which are not needed to meet housing or 

employment land requirements? 

2.6 Extra are promoting a change to the Green Belt boundary to reflect a proposed 

allocation for a MSA at land between Junctions 16 and 17 of the M25, near Chalfont 

St Peter. The NPPF at paragraph 136 notes that Green Belt boundaries “should 

only be altered where exceptional circumstances are fully evidenced and justified, 

through the preparation or updating of plans. 

2.7 Meeting the overriding public safety and welfare need through the provision of a 

new MSA amounts to exceptional circumstances as to why land should be brought 

out of the Green Belt to best address the existing ‘gap’ in provision on this part of 

the Motorway Network. 

2.8 The ASA includes testing each other reasonable option for MSA development 

against the purposes of the Green Belt under paragraph 134 of the NPPF. This 

concluded that the land located between Junctions 16 and 17 of the M25, subject 

to a current planning application and that which is being promoted by Extra for 

allocation through the Local Plan, performs moderately in terms of checking the 

unrestricted sprawl of large built up areas, preventing neighbouring towns 

merging into one another and assisting in safeguarding the countryside from 

encroachment. Furthermore, the current planning application has demonstrated 

how MSA development on this land can be designed to limit the impact upon the 

openness of the Green Belt in this location. 

2.9 The ASA submitted previously by Extra to the Publication Version consultation of 

the Local Plan, provides the proportionate evidence to Chiltern and South Bucks 

District Councils to demonstrate that all other reasonable options for meeting the 

need for a MSA have been examined. This is important to ensure that in making 
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provision for roadside facilities, the Local Plan is positively prepared, justified, 

effective and consistent with national policy. Together with the evidence contained 

in the current planning application and the overriding need for MSA development, 

there are exceptional circumstances for the land located between Junctions 16 

and 17 of the M25 to therefore be released from the Green Belt. 

 

 

 

 


