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STATEMENT OF CASE
By Rule 6 Party: South Swindon Protection Group (SSPG)
PINS Ref: APP/U3935/W/21/3269667
LPA Ref: S/Out/18/1943

Site: Inlands Farm, The Marsh, Wanborough, SWINDON, SN4 0AS
A Hybrid Planning Application for a Science Park and associated
works to include full details of 33,507 sqm (GIA) of Use Class B1c
(light industrial), with associated access, parking, landscaping and
drainage and an outline proposal for up to 32,281 sqm (GIA) of Use
Class B1b (research and development) and up to 16,400 sqm (GIA)
B1c (light industrial), with associated access, parking, landscaping,
and drainage

Appeal Start Date:

22 March 2021

Document Date:

23 April 2021
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1. Background & Introduction
Scope
This paper sets out the Rule 6 Statement of Case on behalf of the South Swindon Protection Group
(SSPG) to raise a number of objections to the appeal regarding proposed development at Inlands
Farm, The Marsh, Wanborough, SWINDON, SN4 0AS. PINS Ref: APP/U3935/W/21/3269667

Objective
SSPG requests representation at the appeal inquiry on the basis of the material objections
described in Section 2 below, for which more substantial Proofs of Evidence will be submitted
prior to 19th May 2021

Background
SSPG provided lengthy objection representations to the Planning Application: S/Out/18/1943 Inlands Farm through 2019 and 2020, prior to the decision of Swindon Borough Council to refuse
planning permission

Interested Party
SSPG is a local action group that represents the views of over 1,700 Swindon residents. It was
formed to promote the benefit of the conservation protection and improvement of the local physical
and natural environment, including the area of non-coalescence between Swindon and its
surrounding villages, the North Wessex Downs AONB, the Wanborough Conservation areas to the
residents of, and visitors to, South Swindon

Prior Submission and Objections
SSPG made the follow objections to Planning Application: S/Out/18/1943 - Inlands Farm in a prior
submission dated 27-Jun-2020:






Wasdell Group (The Appellant) does not have the capacity, capability, commitment, funding
or gravitas to set up a Science Park
Moving Wasdell to a single site will NOT deliver claimed economic benefits, including job
creation
The planned use of this development should be designated as B8 class (Warehouse and
Distribution) rather than B1C (Light Industrial Use)
There are several suitable existing commercial/industrial sites available in the 2036 Local
Plan to accommodate the proposed operations
The primary application is for a single warehouse and distribution centre (Phase 1), so the
assessment should be considered purely on the merits of this requirement, rather than the
outline requirement for a potential Science Park (Phase 2)

Statement of expertise
SSPG has engaged recognised experts in the following relevant areas of concern to provide objective
assessments and to make professional representation to the Planning Inspector as part of the
Inquiry:



Science Park viability – Dr Malcolm Parry OBE
Business Use Assessment – David Harling
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2. Outline of Objections
The main objections that SSPG would like to highlight are:
1. Compliance with the Use Classes Order: The Wasdell building for Phase 1 should have a
planning class use of B8 (Storage & Distribution) rather than B1(c) (Industrial Processes),
therefore development should be refused due to proximity to residential property
2. Science Park Viability: The creation of a science park at this site is highly speculative and
does not meet any of the expected criteria that typically ensure the viability of such a
development, namely:
a. a university or substantial technology company to act as anchor and innovation
partner
b. an ecosystem of local research-based organisations
c. access to a broad-based and substantial pool of technology and talent
3. Economic Impact: The economic case for Inlands Farm Phase 1 development is marginal and
dependent on substantial and unproven rapid growth of Wasdell to achieve a positive Gross
Value Add (GVA) for Swindon. The economic case for Phase 2 is predicated on the success of
a new science park that is unlikely to succeed, as explained in Objection 2
4. Principle of Development: There is no justification for the development of Phase 1 as the
Appellant acknowledges that the proposal does not comply with Local Plan policies SD2 and
NC3 and is on a greenfield site
5. Alternative Sites: The Swindon Local Plan identifies several suitable existing alternative sites
(such as the old Honda site, Great Stall West, and the W H Smith Greenbridge site) that
could accommodate the Wasdell stated requirements for their own business consolidation
and a speculative science park, removing the need for this development. Also, allowing the
creation of an additional development site could jeopardise the viability of the allocated
employment land within the Local Plan
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3. Detailed Objections
OBJECTION 1: Compliance with the Use Classes Order
Planning View:
The submitted application fails to demonstrate that the proposed development, by virtue of its
location, siting, scale, details and potential impact on neighbouring amenity, would fall within the
Use Class B1c in accord with The Town and Country Planning (Use Class) Order 1987
Wasdell Appeal Response:
Storage and distribution required to support production process
Specific Objections:



Storage & warehousing are a significant part of these Wasdell businesses, and the extent of the
storage capability for the Phase 1 building is around 66% of the total internal floor space
The size and shape and layout of the Phase 1 building is consistent with other B8 assessed use
classes across the UK, therefore the Phase 1 development should be classed as B8

Evidence:
David Harling, Lean & Supply Chain transformation specialist, has carried out a Business Use
Assessment of the Appellant’s case for Phase 1 which will be submitted as a Proof of Evidence
Wasdell state in Appendix 8 of their Planning Appeal Statement of Case that they provide a
warehousing service with “Wasdell storing products, with phased fulfilment to customers”
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OBJECTION 2: Science Park Viability
Planning View:
Officers consider that there is insufficient evidence and a lack of justification to demonstrate the
demand for a Science Park facility in Swindon. In particular, there is no indication of prospective
occupiers through soft marketing or otherwise, no engagement with academic or business trade
organisations, and no clear business plan to deliver. The lack of this information raises concerns that
elements of the proposed development are purely speculative
Wasdell Appeal Response:
Appellant contends there is a need for Science Park in Swindon. Appellant also contends that the
Wasdell Group are an industrial technology group and are therefore an appropriate anchor
Specific Objections:






The creation of a science park at this site is highly speculative and does not meet any of the
expected criteria that typically ensure the viability of such a development, namely:
o a university or substantial technology company to act as anchor and innovation
partner
o an ecosystem of local research-based organisations
o access to a broad-based and substantial pool of technology and talent
Wasdell Group describe themselves in all their public statements as a “contract service
partner offering end-to-end supply chain services”. They are not an industrial technology
group, and have no history of significant R&D, technology inventions or patents. The
Appellant is therefore not a suitable anchor organisation for a Science Park or Innovation
Cluster
The limited details provided on how the Wasdell Group will attract, manage and grow the
Science Park fall significantly short of a credible plan that would give any confidence in the
success of this venture, and therefore cannot be used for material consideration of either
Phase 1 or Phase 2 on this proposal

Evidence:
Dr Malcolm Parry OBE, who is an acknowledged international expert and consultant on Science
and Technology Parks, has updated his assessment of the Appellant’s case for a science park which
will be submitted as a Proof of Evidence
Wasdell Group have no published proof of their assertion of being an industrial technology group, or
innovative organisation
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OBJECTION 3: Economic Impact
Planning View:
It is not clear from the application submission as to the occupational skill level of jobs proposed, nor
could this be guaranteed. It is not clear how these projections relate to the Economic Benefits Table.
The proposed jobs would be a material consideration in the proposals favour, within the context of
the delivery risks outlined above
Wasdell Appeal Response:
The Proposal will bring very substantial economic benefits to the local and regional economies in line
with the Swindon Economic Plan, the Swindon & Wiltshire Local Enterprise Partnership Strategic
Economic Plan and the Government’s Industrial Strategy. It will be demonstrated that there are
significant material considerations in favour of the Proposal
Specific Objections:













Phase 1 proposal projects an increase of Wasdell Group staff from 600 to 1,300
o There is no business case to show the >100% growth of this Wasdell business is
possible (future contracts, track record, etc), therefore there is a high risk that job
creation could be significantly lower (<300 FTE)
o Over 80% of staff in this business are low wage agency staff with little scope for
higher skilled and paid workers, so the new site is unlikely to create high value jobs
o Consolidating from 4+ sites to one normally creates efficiency of scale resulting in a
reduction in headcount to achieve the same output. This will further depress the
potential job creation
Phase 2 Science Park proposal is highly speculative, as stated in Objection 2, so the
suggested 1,710 new direct jobs cannot be considered as material to either Phase 1
approval, or Phase 2 until a detailed case for full planning approval is submitted
The Phase 1 GVA impact for Swindon (£46.2M) is overstated as this includes current Wasdell
staff in Swindon (600/1300). The actual Phase 1 Gross Value Added figure should be £25M.
The Phase 2 GVA impact for Swindon (£62.2M) is highly speculative, as stated in section 3.4,
and cannot be considered as material to either Phase 1 approval, or Phase 2, until a detailed
case for full planning approval is submitted
The GVA for construction work on both Phase 1 and Phase 2 are overstated, as significant
construction projects such as these typically have the majority (75%-90%) of the work
carried out by non-local companies and staff
None of the possible economic benefits are dependent on Inlands Farm being the location of
the Wasdell Group consolidation (Phase 1) or the speculative Science Park (Phase 2). The
benefits would all still be realised if they are located in one (or more) of the alternative sites,
as proposed in Objection 5
The impact of this development on existing businesses around Wanborough has not been
assessed. There are several tourist destinations (inns and pubs) that would suffer
detrimental effects, as well as a currently thriving equestrian economy that could be driven
away

Evidence:
Wasdell Group [Appellant] Statement of Case, Appendix 7, dated February 2021
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OBJECTION 4: Principle of Development
Planning View:
The proposed development represents an unsustainable form of development on a greenfield site
located within the countryside and would compromise the principle of the non-coalescence area
which seeks to protect the character and identity of Wanborough, Bishopstone and Bourton. The
proposed development would be outside the defined settlement boundary of Swindon and has not
been allocated or put forward for development in the adopted Swindon Borough Local Plan 2026. The
proposed development is unsuitable for the proposed development and therefore fails to comply with
Policies SD2 and NC3 of the adopted Swindon Borough Local Plan 2026 and National Planning Policy
Framework (NPPF)
Wasdell Appeal Response:
Appellant acknowledges the failure to comply with policies SD2 and NC3 but contends that the
benefits of the Science Park outweigh this conflict
Specific Objection:


As full permission is only being sought for Phase 1, any material consideration for a
potential Science Park cannot be used. Therefore, planning should be refused for the
original reasons given by SBC

Evidence:
As the Appellant has admitted that the Phase 1 proposal does not meet the principle of
development criteria, no evidence is needed to support this objection. The potential considerations
for Phase 2 should not be used in approving Phase 1
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OBJECTION 5: Alternative Sites
Planning View:
Overall Officers have significant concerns with the robustness of the [Appellant] submitted Land
Availability Assessments
Wasdell Appeal Response:
Appellant contends there are no suitable alternative sites, using a narrow set of selection criteria
Specific Objections:






Several potentially suitable sites have been unreasonably excluded because of the selection
criteria used by the Appellant which are unjustifiably strict, for example:
o 15-minute drive from Swindon Railway station
o Minimum of 35 hectares (only 12.5 hectares required for Phase 1)
o Site must be under the control of one landowner
The Swindon Local Plan identifies several suitable existing alternative sites (such as the old
Honda site, Great Stall West, and the W H Smith Greenbridge site) that could accommodate
the Wasdell stated requirements for their own business consolidation (Phase 1) and a
speculative science park (Phase 2), removing the need for this development.
Allowing the creation of an additional development site could jeopardise the viability of the
allocated employment land within the Local Plan

Evidence:
Re-evaluating the Appellant’s own Alternative Sites Assessment, dated February 2021, for Phase 1
only, and with justifiable selection criteria, will identify alternative suitable sites within the Local Plan
The status of the old Honda site, now acquired by Pannatoni, is now clarified and should be
reconsidered as meeting the reasonable selection criteria for the Appellant
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4. Summary & Conclusion
SSPG is fully supportive of Swindon Borough Council’s rejection of the original planning application,
LPA Ref: S/Out/18/1943, and have created this Statement of Case to support SBC in the defence of
the appeal by providing additional expert advice and opinion on the merits of the Appellant’s
Statement of Case
SSPG believe that there are several material and credible objections against the Appellant’s appeal
regarding proposed development at Inlands Farm, The Marsh, Wanborough, SWINDON, SN4 0AS.
PINS Ref: APP/U3935/W/21/3269667
SSPG will supply Proofs of Evidence as stated in this report, supported by expert witnesses who will
be made available to the inquiry, to provide substantiation of the objections to the appeal
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5. Appendices: Additional Supporting Material
Proofs of Evidence (to be provided by 19-May-2021)
a. Business Use Assessment, David Harling, Lean & Supply Chain Transformation
Specialist
b. Science Park Viability Assessment, Dr Malcolm Parry OBE, International Expert and
Consultant on Science and Technology Parks
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