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1.0 Introduction 

1.1 Alder King’s role in this case is to have provided an Alternative Site Assessment to support 

the Statement of Case for the Appellant’s Planning Appeal. 

1.2 The Report was initially provided in February 2021 as an Appendix to the Statement of 

Case. This has subsequently been updated in May 2021 so that it can be robustly 

interrogated in a round table discussion as part of the Appeal process. 

2.0 Qualifications and Experience 

2.1 My name is James Davies Gregory. I am a Partner and Head of the Swindon Office of Alder 

King LLP, a privately owned firm of Property Consultants, with approximately 140 Partners 

& Staff. Alder King is headquartered in Bristol and has 7 offices across the South West and 

South Wales. 

2.2 I am a Fellow of the Royal Institution of Chartered Surveyors (FRICS) and have nearly 27 

years of experience providing clients with commercial property agency advice focussed, 

but not exclusively, in the South West. 

2.3 I have a wide range of experience providing Landlords and Occupiers with acquisition and 

disposal property advice predominantly across the Industrial and Office sectors. The 

majority of my work for the last 15 years has been undertaken in and around Swindon & 

Wiltshire.  

2.4 Recent projects that I have been involved with include the sale of 72 acres in Chippenham 

to St Modwen for industrial development where the first speculative building in excess of 

100,000 sq ft has now been completed, the refurbishment and subsequent lettings of 

three 50,000 sq ft industrial buildings at Colerne Industrial Park, the letting of 150,000 sq 

ft at Cotswold Business Park where further large scale development is proposed and 

numerous smaller scale office and industrial lettings have taken place.  I have also recently 

undertaken the acquisition of a 2.5 acre site for Clarkson Evans Limited at Staverton, 

Gloucestershire to allow for significant expansion of their electrical business adjacent to 

one of their headquarters buildings which I acquired several years ago. I have also 

acquired 20 trade depots for them around the country. 

3.0 Statement of Truth 

3.1 In respect of this piece of work, I confirm that I have carried out my work in accordance 

with the RICS practice statement and guidance note for Surveyors Acting as Expert 

Witnesses 4th Edition. 

3.2 I confirm I do not have any Conflict of Interest in providing professional advice to the 

Appellant or any other Landowner referred to in my reports. 
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4.0 Project Role & Scope of Work 

4.1 Alder King has a history with both the Appellant and the proposed Science Park having 

been commissioned to provide an Employment Land Report in October 2018. This was 

prepared by Peter Barefoot who has now retired from the Practice but was at that time a 

Consultant having formerly been an Equity Partner and Lead Partner of the Swindon 

Office. 

4.2 I was approached by Turley on behalf of the Appellant in January 2021 to undertake an 

Assessment of Alterative Sites that might be available to the Appellant for the creation of 

Swindon Science Park. 

4.3 Alder King was invited to prepare an independent updated report to form part of the 

Statement of Case for the forthcoming Planning Appeal.  

4.4 Fees were agreed and Turley confirmed Alder King’s instructions on 4 February 2021 on 

behalf of the Appellant. 

5.0 Updated Review (May 2021) of Alternative Site Assessment Report dated February 2021 

5.1 The Alternative Site Assessment report is attached as Appendix 2. This has been 

thoroughly reviewed since its creation in February 2021. 

5.2 It is important to note that the search criteria were provided by the Appellant and they 

are summarised in Appendix 1. It is not our role to challenge these criteria which have 

been set for operational reasons of the Appellant’s business. 

5.3 Please note that it has subsequently come to light that the penultimate paragraph is 

incorrect. I had “considered the possibility of constructing a two or three storey property 

this reducing land take to see if further sites might be worthy of consideration. This is not 

possible for operational reasons. The nature of Wasdell’s work requires major air handling 

equipment to be incorporated which can only work on one level”. This is not correct as 

the indicative layout plans for the proposed Science Park buildings do in fact show two 

storeys. The Report, however, remains unchanged as the footprint of the required 

buildings have not altered. 

5.4 The most significant change in status is the former Honda plant (site 12 in Appendix 2). 

Attempts had previously been made by the Appellant and various advisors within their 

team to ascertain from Honda when and how the site might be made available following 

the Plant’s closure. I wrote to EY (Ernst & Young in Bristol) on 18 February 2021 by email 

and formal letter to re-register the Appellant’s potential interest in the site and to try and 

initiate a dialogue. I did not receive any reply or indeed an acknowledgement.  

5.4.1 Subsequently, it was announced in April 2021 that Panattoni have bought the 

whole Property from Honda Pension Fund. 
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5.4.2 Panattoni are “Europe’s largest developer of logistics property, the UK’s 

largest speculative developer, and the World’s largest privately owned 

industrial developer”. Locally they are nearing completion of the 2.3m sq ft 

Amazon facility at Symmetry Park.  

5.4.3 I have spoken to the Development Director at Panattoni with responsibility 

for the site. He has confirmed that they are working on an overall masterplan 

and are hoping to submit an outline planning application in 

October/November 2021 for B8 (warehousing & distribution) and B2 (general 

industrial) uses. Panattoni are hopeful of receiving a positive planning consent 

in March 2022.  

5.4.4 I am advised that there is Investment Committee approval to speculatively 

develop 279,000 sq m (3m sq ft) with the primary focus being B8 (storage & 

distribution) use.  

5.4.5 I am advised that Panattoni are not interested in discussing freehold sales of 

any parts of the land but are seeking to retain ownership and control of the 

whole site. They are welcoming discussions of a leasehold nature and are 

already talking to a number of potential occupiers. 

5.4.6 This opportunity was previously reported as being unavailable as I was unable 

to discuss timing or availability with anyone. Whilst the ownership has 

changed and I have now had discussions with the new landowner, the site is 

still not available to Wasdell as Panattoni are not interested in selling part of 

the site.  Furthermore, the unwillingness to sell part of the site also means 

that one of the key criteria, site ownership for reasons of required 

investment, remains unsatisfied, and thereby renders the site unsuitable. 

Furthermore, Panattoni are proposing B8 and B2 uses which does not fit with 

the required needs for a successful Science Park. 

5.5 The WHSmith site at Greenbridge (site 6 in Appendix 2) has been raised as a potential 

alternative option. 

5.5.1 This site is only 6.01 hectares and therefore of insufficient size to 

accommodate the Appellant’s requirements. WHSmith recently sold off part 

of their site (2.99 hectares) to Keepmoat for residential development. There 

was a possibility of buying back this land to enhance the overall size available 

but the new development of this land has now commenced and construction 

is well under way. In any event the overall size of 9 hectares is still insufficient 

for the Appellant’s needs. 

5.5.2 WHSmith remain in occupation and operate their Regional Distribution 

Centre from the Property.  

5.5.3 They have an active requirement in the marketplace but to date no terms 

have been agreed for an alternative site which will have to be constructed for 

their specific needs. They are understood to be working to a timeframe of Q3 

2023.  
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5.5.4 This opportunity is not suitable as it is too small. 

5.6 The site known as Great Stall West (included within the New Eastern Villages as part of 

site 10 in Appendix 2) has been raised as a potential suitable option. 

5.6.1 Great Stall West is a 34 hectare site (80 acres) where a planning application 

has been submitted by Thames Water to create a waste water pumping 

station. This dissects the site and therefore renders it unsuitable for the 

Appellant’s requirements. 

5.6.2 Furthermore, it is understood from the developer, Capital Land Property 

Group, that Swindon Borough Council would like to use some of the land for 

the construction of a new bridge for buses across the A419. This is subject to 

ongoing discussions of funding and detailed design. 

5.6.3 Great Stall East which is the adjacent landholding has recently been 

purchased by Capital Land Property Group and totals 85 hectares (202 acres). 

5.6.4 There are plans to dissect the site North/South and East/West by the creation 

of an express bus network linking a park & ride facility with the main area of 

Swindon.  

5.6.5 This land has recently secured a planning consent for a residentially led 

development with in excess of 1,500 homes proposed and a 1,000 sq m local 

centre as well as primary & secondary education provision. No land for 

commercial development is proposed. 

5.6.6 It is understood that approximately one quarter of the whole site (circa 21 

hectares (52 acres)) will remain undeveloped with the provision of public 

open space, country park, recreation areas and allotments. 

5.6.7 The opportunity at Great Stall West is not suitable as it is too small. 

5.7 A site at Commonhead has been raised by Councillor Sumner as being worthy of 

consideration. 

5.7.1 I believe this land is the site to the East of the Commonhead roundabout that 

is held under Option by David Wilson Homes from a local farmer. 

5.7.2 This site is just under 9.25 hectares (22.8 acres) and is therefore of insufficient 

size to meet the Appellant’s requirements. Its location has been added to the 

previously submitted map at Appendix 3 for reference and is annotated 

“Number 15 Land adjacent to Commonhead roundabout”. 

5.7.3 The site is within an Area of Outstanding Natural Beauty. 

5.7.4 Furthermore, the site is also dissected by two streams and is in an area prone 

to flooding so unsuitable for significant development of any type. 

 

5.7.5 This opportunity is not suitable as it is too small. 
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6.0 Conclusion 

6.1 There are no readily available alternative sites of 35 hectares in Swindon or the 

immediate environs suitable to accommodate the proposed Swindon Science Park. 

6.2 The proposed development of Swindon Science Park at Inlands Farm represents the only 

realistic option of facilitating major expansion of the Appellant’s business whilst 

enhancing the offer of commercial property to pharmaceutical led businesses within an 

appropriate low density environment.  

 

 

 

 

 


