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1 INTRODUCTION  

1.1 Bovis Homes Ltd has been invited by the Panel appointed to examine the London Plan to appear at 

the Examination in Public on various matters. 

1.2 Bovis Homes submitted responses to the London Plan consultation and wishes to supplement their 

previous statements with additional statements relating to the specific matters that the Panel has 

raised. 

1.3 In this Statement, we respond to the Panel Matter M65 which relates to Green Belt and MOL. 

1.4 The questions set out by the Panel are: 

 Would Policies G2 and G3 provide an effective strategic context for the preparation of local 

plans and neighbourhood plans? Are the policies and detailed criteria justified and necessary 

and would they provide an effective basis for development management? In particular:  

 a) Is Policy G2 on London’s Green Belt consistent with national policy and, if not, is this justified?  

 b) Is the ‘swapping’ of Metropolitan Open Land (MOL) referred to in paragraph 8.3.2 and allowed 

for by Policy G3 AC justified? Do the other detailed criteria provide sufficient clarity about 

inappropriate development and how any boundary alterations should proceed? Should parts of 

the River Thames be designated as MOL? 
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2 M65 

2.1 Draft Policy G2 sets out: 

“A The Green Belt should be protected from inappropriate development: 1) development 

proposals that would harm the Green Belt should be refused 2) the enhancement of the 

Green Belt to provide appropriate multi-functional uses for Londoners should be supported.  

B The extension of the Green Belt will be supported, where appropriate. Its dedesignation will 

not be supported” 

2.2 The Examination is progressing in its assessment against the 2012 National Planning Policy 

Framework (NPPF), albeit, applications are being determined under the 2018 version.  Whilst there 

has not been a significant shift between the two policy documents, it has to be acknowledged that 

the changes in national policy are material in terms of the impact on the Green Belt 

2.3 Nevertheless, in general terms, the notion of the protection of the Green Belt is generally 

comparable between the two documents.  In this case, the challenge is for the London Plan to set 

out a flexible enough approach that would provide an effective strategic context for the local plans 

to be developed.  It is our view that the London Plan does not allow this. 

2.4 London Boroughs, when developing their Local Plan have several requirements in terms of their 

conformity.  Of course, there is the requirement to generally conform with the London Plan, but they 

also are required to be ‘sound’ which requires them to be consistent with national policy
1
. 

2.5 In terms of Green Belt, the London Plan sets out that development proposals that harm the Green 

Belt should be refused.  There is no definition in the London Plan as to what ‘harm’ is, but generally 

this has been accepted as having an adverse effect of development on the openness of the Green 

Belt.   

2.6 However, both the 2012 and 2018 versions of national policy have a balanced approach (and this 

has existed in policy for some time).  There is an acceptance that inappropriate development (i.e. 

harmful developments) can be allowed in ‘very special circumstances’.  

2.7 Paragraph 88 of the 2012 NPPF sets out: 

“When considering any planning application, local planning authorities should ensure that 

substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will 

not exist unless the potential harm to the Green Belt by reason of inappropriateness, and any 

other harm, is clearly outweighed by other considerations”
2
 

2.8 The proposed policy in the London Plan does not allow this balanced approach.  This conflict 

between long-standing national policy and the draft London Plan is a serious issue for planning 

                                                      
1
 2018 NPPF paragraph 35 (d) 

2
 Paragraph 144 of the 2018 NPPF mirrors this policy with a very minor addition which does not affect the policy 
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applications to be considered by London Boroughs and the application of national policy across 

England. 

2.9 In addition to the inclusion of very special circumstances for the determination of planning 

applications in the Green Belt, national policy allows local authorities to amend their Green Belt 

boundaries in ‘exceptional circumstances’. 

2.10 Again, this allowance is a long-standing element of national policy, which is being utilised across 

the country by numerous local authorities in order to accommodate the increased growth required.  

This is because we currently in the midst of a housing crisis, and such a crisis requires a strategic 

response. 

2.11 The London Plan seeks to remove the ability of London Boroughs to release suitable Green Belt 

land for development, whilst, on the other hand, seeks to increase Green Belt land. 

2.12 The paradox here is that both the release and extension of Green Belt land falls under the same 

test of exceptional circumstances – paragraph 83 of the 2012 NPPF sets out “Local planning 

authorities with Green Belts in their area should establish Green Belt boundaries in their Local 

Plans which set the framework for Green Belt and settlement policy. Once established, Green Belt 

boundaries should only be altered in exceptional circumstances, through the preparation or review 

of the Local Plan”. 

2.13 The notion of exceptional circumstances has been, to date, unclear.  However, the 2018 NPPF 

(under which the Local Plans will be developed) has provided assistance in setting out what 

exceptional circumstances are. 

2.14 The challenge here is that London does not sit in isolation.  Whilst we recognise that the Mayor is 

seeking to meet the majority of London’s housing needs within London’s area, there are obviously 

questions about the ability to do this on brownfield land only.  Indeed, housing delivery in London 

dropped significantly in 2017/18.  Furthermore, as set out by the Mayor in the Annual Monitoring 

Report (2016/17) whilst some Boroughs are meeting (and indeed exceeding their housing targets) 

there are others that are not.   

2.15 It is clear that the circumstances of each Borough are different, and it should be up to the relevant 

Borough to be able to consider (within the wider strategic context) if exceptional circumstances 

arise, so that Green Belt land may need to be considered.  The London Plan policy as drafted does 

not allow this flexibility. 
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2.16 Whilst the Green Belt constitutes 22% of the overall land in London, it is of course clear that there 

are several outer London Boroughs that have a significant percentage of their land as Green Belt 

and it is these Boroughs that are under pressure. 

2.17 These Boroughs do not sit in isolation.  Indeed, the advent of national planning policy is that the 

same general set of policy applies across the country. 

2.18 As such, it is our view that there does need to be regard to the authorities that are adjacent to 

London and how they aim to deal with housing growth.  This has been highlighted by authorities 

outside London.  Whilst the Mayor points out that London does have the ability to develop at higher 

densities, this is not correct across the majority of outer London, where access to public transport is 

more limited (and akin to neighbouring authorities outside London). 

2.19 The table below considers several areas around London and whether these authorities are 

considering either a Green Belt review and / or a Green Belt release. 

County Local Authority 
Green Belt review 

commissioned 

Green Belt release 

proposed / agreed 

Surrey Elmbridge Y TBC 

Surrey Epsom and Ewell Y TBC 

Surrey Guildford Y Y 

Surrey Mole Valley N TBC 

Surrey Reigate and Banstead Y Y 

Surrey Spelthorne  Y TBC 

Surrey Surrey Heath N N 

Surrey Tandridge Y Y 

Surrey Waverley  Y Y 

Surrey Woking TBC TBC 

Hertfordshire Three Rivers TBC TBC 

Hertfordshire Watford TBC  

Hertfordshire Hertsmere Y TBC 

Hertfordshire Welwyn Hatfield Y Y 

Hertfordshire Broxbourne Y Y 

Hertfordshire East Herts Y Y 

Hertfordshire Stevenage Y TBC 

Hertfordshire North Herts Y Y 

Hertfordshire St Albans Y Y 

Hertfordshire Dacorum Y Y 
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2.20 What the above table demonstrates is that the majority of authorities around London are accepting 

that exceptional circumstances exist in order to consider Green Belt release.  Indeed, this position 

has also been accepted by numerous Inspectors and the Secretary of State (for example in the 

East Herts Local Plan). 

2.21 The question is therefore what the difference between authorities outside London is and London 

itself that leads the Mayor to consider that national planning policy should not be followed.  It is, of 

course, the case that there is greater capacity for high density, urban development in London 

compared to other locations.  In addition, public transport is significantly more developed in London 

than in the outlying areas. 

2.22 However, the housing need is not different in London to neighbouring areas.  Indeed, as set out in 

the London Plan, the housing need continues to increase without any obvious change to delivery. 

2.23 As such, we cannot identify any specific reason why London should not follow national policy and 

allow, in exceptional circumstances, for Boroughs to consider whether release of Green Belt would 

contribute to the achievement of sustainable development. 

2.24 Indeed, in order to expand Green Belt boundaries, the same exceptional circumstances are 

required to be identified. 
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3 CHANGES REQUIRED 

3.1 It is our view that changes are required to Policy G2, both in terms of making it compliant with 

national policy, but also to allow the flexibility required for the Boroughs to consider whether Green 

Belt could play a part in meeting London’s housing needs. 

3.2 This approach would sit well with the 2018 NPPF which now provides greater clarify in when 

exceptional circumstances come into play. 

3.3 Paragraph 137 of the 2018 NPPF sets out “Before concluding that exceptional circumstances exist 

to justify changes to Green Belt boundaries, the strategic policy-making authority should be able to 

demonstrate that it has examined fully all other reasonable options for meeting its identified need 

for development. This will be assessed through the examination of its strategic policies, which will 

take into account the preceding paragraph, and whether the strategy: a) makes as much use as 

possible of suitable brownfield sites and underutilised land; b) optimises the density of development 

in line with the policies in chapter 11 of this Framework, including whether policies promote a 

significant uplift in minimum density standards in town and city centres and other locations well 

served by public transport; and c) has been informed by discussions with neighbouring authorities 

about whether they could accommodate some of the identified need for development, as 

demonstrated through the statement of common ground”. 

3.4 The approach that we advocate in relation to the London Plan accords with national policy; allows 

Boroughs to have flexibility in developing their plans; and is justified having regard to the evidence. 

3.5 As such, we propose the following changes to the draft Policy: 

“A The Green Belt should be protected from inappropriate development: 1) development 

proposals that would harm the in the Green Belt that does not accords with national policy 

should be refused 2) the enhancement of the Green Belt to provide appropriate multi-

functional uses for Londoners should be supported.  

B The extension / dedesignation of the Green Belt will be supported, where exceptional 

circumstances have been demonstrated. appropriate. Its dedesignation will not be supported” 

 


