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Horley Business Park  
Evidence Note Regarding the Current Policy NHE1 
‘Gatwick Open Setting’ Designation 
 
 
1.0 Introduction/ Scope & Purpose  

 
1.1. Horley Business Park Development LLP are seeking to promote an allocation for an 

employment allocation HOR9 at land to the west of Balcombe Road, hereafter referred to as 
‘the site’. 
 

1.2. The site comprises predominantly open fields which are used for a combination of grazing 
and equestrian activities. An existing small office set within large grounds also forms part of 
the site.  
 

1.3. The site is proposed to be allocated in the Reigate and Banstead Local Plan (Policy HOR9 
“Horley Strategic Business Park”) for a mix of business space for strategic employment 
purposes / Class B1 uses, with opportunities for a range of commercial, retail and leisure 
facilities to serve and facilitate the main business use of the site. The proposed allocation is to 
include at least 5 ha of new high quality public open space, including parkland and outdoor 
sports facilities. 

 
1.4. Reigate & Banstead Borough (RBB) Council’s Development Management Plan (DMP) 2018-

2027 Proposed Submission Published for Representations document (January 2018) shows 
the Policy NHE1 ‘Gatwick Open Setting’ designation as being maintained across the southern 
reaches of the site. The Gatwick Airport Open Setting is a Local Plan designation aimed at 
preventing the coalescence of Horley with Gatwick Airport. The Gatwick Airport Open Setting 
designation only occupies the southernmost fields on-site which one assumes is a means of 
seeking to reinforce the presumption of development already required by Policy HOR9. 
 

1.5. This Advice Note has been prepared in order to review the applicable evidence base and 
requirements of Policy NHE1 from a landscape and visual perspective in order to identify 
areas of concern and a suggested approach to inform the proposed amendments to DMP 
policies HOR9 and NHE1.  
 

2.0 Policy NHE1 - Landscape Evidence   
 

Development Management Plan Regulation 19 Consultation Fact Sheet - Landscape  
 
2.1. Regarding the Gatwick Open Setting the target note states that “Proposals for development to 

the South of Horley must ensure that a clear visual break is retained between Horley, Gatwick 
Airport and Crawley”.  
 

2.2. Addressing why the Gatwick Open Setting designation has been continued, the note states 
that: 
 
“The DMP’s landscape policies aim to maintain a gap between Horley and Gatwick Airport to 
avoid their coalescence. The Regulation 18 Consultation proposed a policy reference to a 
Gatwick Strategic Gap. After further consideration, including the need for consistency with the 
adopted policies of the Crawley Borough Plan, the DMP will continue the concept of a clearly 



 
 

11405_R0x_Evidence Base Advice Note_JJ  2 

defined Gatwick Open Setting. This will help provide greater certainty on restrictions to 
development and more strongly ensures that a physical separation will continue to be 
maintained between Horley, Crawley and the airport.” 

 
2.3. The target note does not include evidence to determine the precise size, location and form of 

the Gatwick Open Setting buffer. The target note serves to reaffirm the broad aims of the 
designation, stating that the designation will form “a clear visual break” and will be “clearly 
defined”. 
 
Development Management Plan Regulation 19 Consultation Fact Sheet - Horley 
Strategic Employment Provision 
 

2.4. The target note acknowledges that there are three existing Borough Local Plan designations 
that affect the development site, namely The Rural Surrounds of Horley designation, an 
identified need for more public open space in Horley, and the open land to the south of Horley 
which lies within in the Gatwick Airport Open Setting.  
 

2.5. The target note states that the site “has a role in preventing the merging of Horley and 
Gatwick” and that “The DMP recognises that it will be important to retain an appropriate gap 
between Horley and the airport”. There is no further justification or evidence provided to 
demonstrate the role of the site as a buffer against coalescence and there is clearly a need for 
further, more focussed work to be undertaken to support this claim. 
 

2.6. While there is no direct, up to date evidence base to support the Gatwick Airport Open 
Setting, or, indeed, landscape evidence pursuant to the Development Management Local 
Plan, the Council’s historic landscape evidence has nonetheless been considered, as follows.  
 
Borough Wide Landscape and Townscape Character Assessment (June 2008) 
 

2.7. The study provides a baseline for landscape and townscape character for the borough, setting 
out an evidence base for assessing the impact of new development on landscape character.  
 

2.8. The site lies within the identified character sub-area ‘C1’. This area is described as “A unified 
landscape which exhibits similar characteristics across its extents, with some variety of 
character where it meets urban areas”. Describing the land south of Horley, the study states 
that “The landscape is interrupted and severed by human activities, transport infrastructure 
and development mainly due to the proximity to Gatwick airport, rail lines and major roads. 
There are associated noise and visual impacts on open spaces which result in a low 
sensitivity to change. Green areas are frequently associated with ‘horsiculture’”. 
 

2.9. The study also provides a statement of landscape sensitivity for each identified character 
area, although no criteria or explanation is included to set out the meaning of conclusions 
drawn. The character sub-area ‘C1’ within which the site lies is identified as having med-high 
sensitivity. As with most such strategic studies undertaken at a broad scale, individual sites 
have not been considered in detail, with the broad sub-area C1 appearing to have been 
assessed as a single parcel. This would not allow for consideration to be given to individual 
areas and features across and within the site that may be of greater or lesser sensitivity. 
 

2.10. The report acknowledges that the scope of the Landscape and Townscape Character 
Assessment is high level and strategic and no further commentary is provided as to the role of 
the site in relation to potential coalescence with Gatwick to the south west, nor the need and 
justification for the extent of the Gatwick Airport Open Setting designation on-site. 
 
 

3.0 Conclusions and Recommended Design and Policy Response   

 
3.1. What is consistent across the applicable evidence base documents with reference to Policy 

NHE1 is the stated principle of safeguarding a physical and “appropriate” landscape buffer 
between the settlement of Horley and the Gatwick Airport area to the south and the 
implementation of “a clear visual break” between such areas; however, at present, the 
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existing evidence base documents do not provide a robust justification for the physical extent 
of the proposed designated strategic buffer, nor the justification of its location across the 
southern portion of the site, especially when coupled with the delivery of commercial and 
employment development on-site under Policy HOR9. 
 

3.2.  In terms of the existing context, the environs of the M23 spur to the east of Balcombe Road 
are already typified by airport-related development, car parking, services and associated 
infrastructure to the immediate south of the site. This contrasts with the situation to the east of 
Balcombe Road (also proposed to be covered by the buffer under NHE1) where the M23 spur 
runs across open countryside and settlement fringe fields. 

 
3.3. Given the proposed employment development on-site, the implementation of a buffer to the 

north eastern reaches of the site rather than to the southern site boundary, would be an 
appropriate design response as a means of safeguarding adjacent residential amenity. The 
emerging Plan suggests that 5 hectares of new high quality public open space, including 
parkland and outdoor sports facilities should be provided as part of the Policy HOR9 
allocation. Such open space, coupled with additional screening vegetation (which 
accommodates ecological mitigation, soft landscaping and tree retention opportunities as 
appropriate) can provide a physical buffer and a visual screen between the on-site 
employment land uses and adjoining residential areas.  
 

3.4. By implementing an increased northern boundary landscaping buffer, delivering the allocation 
under HOR9, referenced via a revised NHE1 wording, and removing the southern boundary 
buffer designation, the on-site development would also be more readily associated with the 
pre-existing urbanising influence of Gatwick and adjoining highways infrastructure.  
 

3.5. The scheme on-site would then be demonstrably physically and visually segregated from the 
residential townscape by a band of public open space and new green infrastructure as a 
means of curtailing coalescence between the Horley residential townscape and employment 
development within the site. 
 

3.6. At the southern boundary, a physical screen can still be implemented despite the proposed 
removal of the southern boundary buffer area. Detailed ecology surveys, BS5837 tree survey 
inputs and landscape and visual assessment work will be utilised to inform the emerging site 
masterplan but at this stage the principle of an effective southern boundary screen (which 
also provides for habitat connectivity and retention of Green Infrastructure of merit) can still be 
demonstrated via the combination of Green Infrastructure design objectives as set out below, 
without the need for a wholesale development offset / open buffer across the southern 
reaches of the site. 
 

 New buffer planting of similar quality and structural diversity to the following 
illustrative design diagrams / sectional examples, can assist with provided robust and 
effective visual screening, without the need for further development offsetting; 
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 Such planting can serve to supplement the existing site boundary trees and 
hedgerows and is typically effective from around +5m in planting depth depending on 
species selection and the density of planting; and 
 

 Retention of existing vegetation where practicable and subject to the advice of 
ecological and arboricultural consultants following detailed survey work. Retention of 
Green Infrastructure as part of a landscape-led masterplan will assist with the 
assimilation of new planting in terms of screening on the southern boundary. The use 
of gated maintenance strips can also be explored to ensure the regulation of access 
and associated management activity to safeguard proposed structural landscaping. 


