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Summary Proof of Evidence
Statement of Expert Witness
1.

I am an Associate Member of the Royal Town Planning Institute (RTPI) with over 12
years of professional experience. I hold a Bachelor’s degree with Honours in Geography
and a Masters of Business Administration (MBA) in Urban Regeneration.

2.

I specialise in the economics of planning and development, including the assessment of
economic impacts, having prepared over 80 impact assessments covering a wide range
of uses and business sectors including manufacturing, logistics, life sciences, wholesale
and retail, tech and creative uses.

Scope of Evidence
3.

My Proof of Evidence focusses on the need, benefits and importance of the Proposed
Development in economic terms. It responds directly to a number of objections raised
in the Swindon Borough Council Statement of Case1 (CDC-3) and South Swindon
Protection Group Statement of Case2 (CDC-5) regarding the scale, nature and certainty
of economic impacts estimated to be created by the Swindon Science Park proposal.

Policy and Strategy Context
4.

My review of national and sub-national economic policy and strategy reveals the very
strong policy support for the Proposed Development.

5.

In order to help build a strong, competitive economy, paragraph 80 of the National
Planning Policy Framework3 (NPPF) directs decision makers to accord significant weight
to developments which support economic growth and productivity. Support for
investment which facilitates the agglomeration (clustering) of knowledge and
technology industries is also provided at paragraph 824.

6.

The attraction of knowledge-intensive activity and innovation-active firms is a key
tenet of the Swindon and Wiltshire LEP’s (SWLEP) strategy5 (CDI-5) and is also of
relevance in the context of the Council’s own Economic Strategy6 (CDI-1) given local
priorities aimed at building economic resilience, diversifying the economy, up-skilling
the workforce and enhancing business competitiveness.

7.

I conclude that Swindon Science Park will make a positive contribution to each and
every one of these strategies and their objectives.

1

Swindon Borough Council (2021) Statement of Case, paragraphs 7.6 and 10.6
South Swindon Protection Group (2021) Statement of Case, Objection 3, p6
3 MHCLG (2019) National Planning Policy Framework, paragraph 80
4 Ibid. paragraph 82
5 SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy, p6
6 Swindon Borough Council (2017) Swindon Economic Strategy to 2026
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Economic and social need
8.

My review of leading indicators such as unemployment and economic output highlights
an urgent need for investment and job creation that will help to facilitate recovery.

9.

Analysis of ONS Claimant Count data7 (CDI-18) shows that unemployment has more
than doubled in these areas since the onset of the pandemic in January 2020. As of
March 2021, 8,190 people in Swindon were claiming unemployment benefits, an
increase of over 150% since January 2020. The high levels of unemployment have been
largely sustained for almost a year and provide overwhelming evidence of local need.

10.

My analysis of economic forecasts from Experian8 (CDI-27) shows that the output of
Swindon’s economy has shrunk by 14% within the last year. This is notably higher than
the 10% experienced at the UK level. Looking to the future, the economic forecasts
from Experian show that recovery is projected to be slow for Swindon with economic
output not forecast to return to 2019 levels until 2025 (compared to 2022 at UK level).
GVA per FTE worker in Swindon is also forecast to decline over the period to 2023 and
not recover to 2019 levels until 2029.

11.

The severity of the economic crisis and disproportionate impact of the Covid-19
pandemic on the Swindon economy highlight the importance of investments which can
create and sustain jobs and lead to a quicker recovery.

The Existing Wasdell Business and Plans for Growth
12.

In response to objections raised the nature and scale of job creation9, my evidence
shows that Wasdell is a major local employer with a track record of creating jobs for
Swindon residents. The company has successfully increased its turnover by over 350%
over the past 7 years. The company’s expansion is an integral part of its Business Plan
to support further revenue growth over the next 5 years and beyond.

13.

In response to objections raised regarding the number of newly created versus
displaced jobs10, I have reviewed Wasdell’s consolidation and expansion plans and
confirm that the company plans to relocate all of its Swindon based workforce to the
Appeal site on completion of Phase 1.

14.

The enhanced facilities will also enable the company to significantly increase its
operating capacity, whilst at the same time introducing new and innovative products,
services and processes. I conclude that the additional capacity created, coupled with a
strong track record of business growth provides confidence that Wasdell’s growth
forecasts - which would see the creation of 700 additional jobs following the
completion of Phase 1 and a further 850 jobs following the completion of Phase 2 - are
achievable.

7

ONS via Nomis (2021) Claimant Count by sex and age
Experian (2021) Local Market Forecasts: April 2021
9 Swindon Borough Council (2021) Statement of Case, paragraphs 7.6 and 10.6 & South Swindon Protection Group
(2021) Statement of Case, Objection 3, p6
10 Ibid.
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15.

Wasdell’s investment will also create opportunities in a variety of occupations at
different skill levels. This includes new employment opportunities for those with the
highest level of qualifications, as well as lower skilled employees working in sectors
which may have been disproportionately affected by the Covid-19 pandemic.

16.

I conclude this as being of critical importance to the future prosperity of the Swindon
economy at a time when the need for jobs and private investment is so pronounced.

Net Additional Economic Impacts
17.

I present the net additional economic impact of the Swindon Science Park and confirm
that the relocation of Wasdell’s Swindon operation has been quantitatively accounted
for in the estimates presented.

18.

I conclude that Swindon Science Park has the potential to create 2,565 net additional
jobs. A total of 855 net additional jobs will be generated following the completion of
Phase 1, with a further 1,710 created following the completion of Phase 2. An
additional £179.2 million GVA impact will also be generated each year.

19.

Construction activity during Phase 1 will also create an initial phase of new economic
opportunities in the short term including over 300 net additional jobs in construction
trades and supply chain business. Construction will also provide an immediate boost to
economic output, delivering a GVA impact of £30.6 million per annum during the
construction of Phase 1.

20.

These are very significant economic benefits.

The Role of Life Sciences in Creating High Value Jobs
21.

I provide evidence to illustrate the potential for Swindon Science Park to support
employment in high value and productive sectors of the economy. My review of
published research (CDI-22) concludes that the life sciences sector is one of the most
productive sectors in the UK11.

22.

Based on the evidence presented, I conclude that the attraction of life sciences
companies to Swindon Science Park, in tandem with the investment being proposed by
Wasdell, has the potential to make a positive contribution to the creation of higher
value employment opportunities.

23.

This is particularly important in the context of the impending closure of Honda and the
forecast decline and slow recovery in the average GVA per worker in Swindon over the
period to 202912.

11
12

PWC (2017) The economic contribution of the UK Life Sciences Industry, p2
Experian (2021) Local Market Forecasts: April 2021
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Sufficiency of Employment Land Supply
24.

I note that there is a currently a limited choice and supply of employment land in
Swindon, with many extant allocations no longer being available. The emerging Local
Plan makes only limited provision for additional employment land, with the Council
instead relying on the Honda site to meet identified needs.

25.

I conclude that at the current time there remains no provision in the adopted or
emerging Development Plan to meet the needs of specialist sectors, such as those
being targeted at Swindon Science Park.

26.

The requirement of Planning Practice Guidance (PPG) 13 to meet the needs of specialist
sectors is clearly relevant in a Swindon context given the area’s local specialisms in
pharmaceuticals and the specialist nature of the Swindon Science Park proposal.

Conclusion
27.

In my professional opinion, I conclude that Swindon Science Park will create very
significantly scaled economic opportunities that will make a meaningful contribution to
meeting local and sub-regional economic needs in both Swindon and the wider
economy.

28.

The Proposed Development will create the conditions for a major local employer to
invest, expand and adapt. It will also create an environment in which to grow an
innovative-led cluster within Swindon, building on existing local strengths
pharmaceuticals and life sciences.

29.

These businesses will also provide a sustainable source of highly skilled, high value jobs
within Swindon. This in turn will help to diversify the local economy and build greater
resilience as the Council and local partners look for ways to aid economy recovery and
sustainably grow the economy following the Covid-19 pandemic.

13

PPG Reference ID 2a-032-20190722
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1. Statement of Expert Witness
1.1

I am an Associate Member of the Royal Town Planning Institute (RTPI) with over 12
years of professional experience. I hold a Bachelor’s degree with Honours in Geography
and a Masters of Business Administration (MBA) in Urban Regeneration.

1.2

I specialise in the economics of planning and development, including the assessment of
economic impacts. During my career I have gained extensive experience in the
measurement of net additional impacts associated with business investments and large
scale employment-led development. I have prepared over 80 impact assessments
covering a wide range of uses and business sectors including manufacturing, logistics,
life sciences, wholesale and retail, tech and creative uses.

1.3

The evidence which I have prepared and provide in this Proof of Evidence has been
prepared and is given in accordance with the guidance of my professional institution
the Royal Town Planning Institute. I confirm that the opinions expressed are my true
and professional opinions.
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2. Scope of Evidence
2.1

Evidence of the economic impacts generated by the Proposed Development has been
prepared by Turley Economics and submitted on behalf of the Appellant. The most
recent Swindon Science Park Economic Impact Statement, prepared in February 2021,
is enclosed at Appendix 1.

2.2

The Committee Report (CDB-1) has previously acknowledged the “[…] need to support
the retention of local businesses and boost economic growth in Swindon, which would
lead to some economic and social benefits”14, and in the context of paragraph 80 of the
National Planning Policy Framework (NPPF) stated that “The retention and growth of
an existing employer in the Borough is therefore a material consideration in favour of
the proposed scheme”15. The same report also confirms that the “Concept of a Science
Park draws some support from the LEPs Strategic Economic Plan […]”16.

2.3

The above matters are therefore not in dispute.

2.4

However, in their Statement of Case (CDC-3) Swindon Borough Council (hereafter
referred to as “the Council”) questions whether the identified economic benefits will
be realised, citing concerns regarding the sustainable delivery of the proposals17, type
of floorspace / Use Classes being applied for18, and the nature and scope of Wasdell’s
consolidation plans, in particular the number of newly created versus displaced jobs19.
Similar concerns regarding the scale of stated benefits are raised by South Swindon
Protection Group (SSPG) under Objection 3 of their submitted Statement of Case20
(CDC-5).

2.5

Matters relating to Use Class are dealt with in Mr Lawson’s Planning Proof of
Evidence21. Separate evidence has also been submitted by Mr Lupson on the economic
drivers for science parks and key success factors underpinning successful
development22.

2.6

My Proof of Evidence therefore focusses on the need, benefits and importance of the
Proposed Development in economic terms. In order to do this I provide:
•

An overview of the context for the Proposed Development as set out in national,
sub-regional and local economic policy and strategy (Section 3);

•

Analysis of the economic and social need for the Proposed Development with
reference to key statistical indicators (Section 4);

14

Swindon Borough Council (2020) Committee Report Application No. S/OUT/18/1943
Ibid. paragraph 9.44
16 Ibid. paragraph 9.51
17 Swindon Borough Council (2021) Statement of Case, paragraph 6.7
18 Ibid. paragraph 6.29
19 Ibid. paragraphs 7.6 and 10.6
20 South Swindon Protection Group (2021) Statement of Case, Objection 3, p6
21 Peter Lawson MRTPI (2021) Planning Proof of Evidence
22 David Lupson (2021) Swindon Science Park: Capturing Next Generation Industry Proof of Evidence
15

6

•

A statement on Wasdell Group’s existing business including its existing
operations, turnover, number of employees and growth ambitions (Section 5);

•

A summary of the net additional impacts generated by the Proposed
Development, including assumptions applied to take account of existing Wasdell
employees relocating to the Appeal site (Section 6); and

•

A statement on how the innovative activities proposed at Swindon Science Park
have the potential to create high value employment and contribute to enhancing
productivity locally (Section 7).

2.7

It is of note that the Council is also maintaining that sufficient employment land has
been planned for through the Development Plan23. I deal with this matter in section 8
with reference to the Council’s latest assessment of need as represented by the
Swindon Employment Land Review24 (CDI-2).

2.8

A conclusion is provided at Section 9 of my Proof of Evidence.

23
24

SBC (2021) Statement of Case, paragraph 10.5
NLP (2017) Swindon Employment Land Review
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3. Policy and Strategy Context
3.1

In this section I summarise the key policies and economic development strategies that
provide an essential context for understanding the potential contribution of the
Proposed Development in economic terms.

Relevant national policy and strategy
3.2

Paragraph 8 of the NPPF25 (CDE-1) states that the planning system has three
overarching objectives in helping to deliver sustainable development relating to
economic, social and environmental considerations.

3.3

The economic objective is stated as follows:
“to help build a strong, responsive and competitive economy, by ensuring that sufficient
land of the right type is available in the right places and at the right time to support
growth, innovation and improved productivity, and by identifying and coordinating the
provision of infrastructure.”26

3.4

The social objective of the planning system is stated to be:
“to support strong, vibrant and healthy communities […]”27

3.5

Paragraph 80 of the NPPF sets out advice to local authorities in relation to economic
development. It states that:
“Planning policies and decisions should help create the condition in which businesses
can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business
needs and wider opportunities for development. The approach taken should allow each
area to build on its strengths, counter any weaknesses and address the challenges of
the future.”28

3.6

Paragraph 82 of the NPPF highlights the importance of planning policies and decisions
actively addressing the locational requirements of business sectors, including the need
to support agglomeration (clustering) of industry to enable its growth:
“Planning policies and decisions should recognise and address the specific locational
requirements of different sectors. This includes making provision for clusters or
networks of knowledge and data-driven, creative or high technology industries; and for
storage and distribution operations at a variety of scales and in suitably accessible
locations.”29

25

MHCLG (2019) National Planning Policy Framework
Ibid. paragraph 8
27 Ibid. paragraph 8
28 Ibid. paragraph 80
29 Ibid. paragraph 82
26
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3.7

The above extracts from the NPPF highlight the extent to which the Government relies
upon the planning system to support economic growth, productivity, innovation and
the economic resilience of local areas.

3.8

The Government’s economic strategy, as expressed through its ‘Build Back Better: Our
Plan for Growth’30 (CDI-12) and ‘Plan for Jobs’31 (CDI-11) documents, outlines the
means by which the economic recovery of the UK following Covid-19 will aim to “build
back better” by driving growth that creates high-quality jobs across the country.

3.9

The Plan for Growth, which builds upon and replaces the Government’s Industrial
Strategy32, outlines that the UK’s economic strategy will be built upon three “core
pillars of growth”33, these being:
•

Infrastructure, to stimulate economic activity and drive long-term productivity;

•

Skills, to support productivity growth, with the importance of high-quality
apprenticeships and technical education in key industries being emphasised; and

•

Innovation, with the Government stating its intention to support and incentivise
the development of the creative ideas and technologies that will shape the UK’s
future high-growth, sustainable and secure economy. Innovation is also cited as
being an important part of improving UK productivity growth34.

3.10

The Plan highlights that the implementation of actions based on the three pillars will
prioritise delivery of the Government’s ‘levelling up’ agenda, which is characterised as
the need to ensure that everyday life is improved for communities throughout the UK,
and that where people live should not be a barrier to their life chances35.

3.11

The Plan for Jobs includes measures to protect and create jobs. The construction sector
is described as “vital for the recovery of the UK economy”, and the Plan highlights the
Government’s commitment to supporting ‘shovel ready’ infrastructure projects across
the country, to ensure that projects which can support the UK’s economic recovery in
the next few critical years proceed at pace.
Relevant sub-regional policy and strategy

3.12

The Swindon Science Park Economic Impact Statement36 submitted by the Appellant
(enclosed at Appendix 1) includes a review of sub-regional policy and strategy which
provides further support for the Proposed Development.

3.13

For example, it highlights that broadening and deepening innovation and R&D activity
across Swindon and Wiltshire is identified as a key challenge within the emerging

30

HM Treasury (2021) Build Back Better: Our Plan for Growth
HM Treasury (2020) Plan for Jobs
32 HM Government (2017) Industrial Strategy
33 HM Treasury (2021) Build Back Better: Our Plan for Growth, pages 8 and 9
34 Ibid, page 26
35 Ibid, p70
36 Turley (2021) Swindon Science Park Economic Impact Statement; as summarised with Section 3 of this Proof’s
Appendix 1
31
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Swindon and Wiltshire Local Industrial Strategy (SWLIS)37 (CDI-5), with the attraction of
further inward investment and new innovation-active firms viewed as an important
objective for supporting the creation of higher value jobs and productivity growth38.
3.14

Knowledge-based, higher skills sectors are viewed as being important strengths on
which to build in order to diversify the economy and boost productivity39. To further
these goals, the SWLIS highlights the Swindon and Wiltshire Local Enterprise
Partnership’s (SWLEP) aim of attracting new inward investment and employment
opportunities into a number of areas including, amongst others, life sciences40.

3.15

As recognised by the Council in its Committee Report41 (CDB-1), the concept of a
Science Park also draws some support from the LEP’s Strategic Economic Plan (SEP)
(CDI-4). Strategic Objective 5 is of particular relevance within this context, highlighting
as one of its priority actions the intention to:
“Develop internationally recognised clusters of digital technologies and life sciences
activity by building premises, capacity and linkages between research and development
and manufacturing capabilities”42

3.16

A similar ambition is also recognised in the Council’s Economic Strategy to 2026 (CDI1), with it noted that:
“By 2026, Swindon will aim to be the UK’s most innovative, productive, fastest-growing
city, and will grow sustainably by upskilling our workforce to enable our businesses to
compete, whilst enhancing residents’ quality of life”43

3.17

It is against this backdrop that Swindon and the M4 has also been identified as one of 3
Growth Zones identified in the SWLIS where a diversified business base is being actively
encouraged to build greater resilience and enable the area to respond more effectively
to changing economic conditions in the future44.
Summary

3.18

I conclude that there is strong support from national, sub-regional and local policy and
strategy for economic development projects and investments which create jobs, help
to boost productivity, “build back better” and aid in the challenge of economic
recovery from Covid-19.

3.19

At a sub-regional level there is also strong support for life sciences investment as a
means of diversifying the economy, whilst locally in Swindon a similar set of priorities

37

SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy, p6
Ibid. p6
39 Ibid, p29
40 Ibid, p29
41 Swindon Borough Council (2020) Committee Report Application No. S/OUT/18/1943, paragraph 9.51
42 Swindon and Wiltshire Local Enterprise Partnership (2015) Strategic Economic Plan
43 Swindon Borough Council (2017) Swindon Economic Strategy to 2026
44 Swindon and Wiltshire Local Enterprise Partnership (2020) Emerging Swindon and Wiltshire Local Industrial
Strategy, p29
38
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exist to upskill the workforce, enable businesses to compete and sustainably grow the
economy over the period to 2026.
3.20

This is an essential context for understanding the contribution that the Proposed
Development can make to the achievement of the objectives of policies and strategies.

11

4. Social and Economic Need
4.1

In this section I provide a summary of key data that helps to illustrate the scale and
extent of social and economic need in the local area of Swindon, within the Swindon
and Wiltshire LEP area and across the UK.

An acute need for jobs
4.2

The Swindon Science Park Economic Impact Statement (enclosed at Appendix 1)
highlighted that as of December 2020, 2.2 million people were unemployed and
claiming benefits nationally, an increase of 121% since January 2020 with all sectors
affected. In Swindon, unemployment had increased by 143% over the same period45.

4.3

The Economic Impact Statement also highlights some significant vulnerabilities46 in
relation to the local economy - not least the impending closure of Honda - that need to
be mitigated through the facilitation of additional private sector investment and job
creation.

4.4

This evidence, which already highlights a substantial and growing need for jobs, has
been updated with reference to the latest ONS Claimant Count data47 (CDI-18). Analysis
of this data, which provides an up-to-date record of the number of people currently
claiming benefits principally for the reason of being unemployed, reveals that:
•

As of March 2021, there were 8,190 people claiming unemployment benefits in
Swindon, rising to 20,390 people at the scale of the Swindon and Wiltshire LEP
area and just under 2.7 million in the UK as a whole;

•

In Swindon the number of people claiming benefits has continued to increase
since December 2020 as the impact of the third national lockdown has taken
hold. The claimant count is now 151% higher than recorded in January 2020 and
8% higher than recorded in December 2020. The rate of increase across the
SWLEP area also remains high, albeit marginally lower, at 148%;

45

Appendix 1 - Turley (2021) Swindon Science Park Economic Impact Statement, paragraph 2.9
Ibid, paragraphs 6, 2.17 and 2.18
47 ONS via Nomis (2021) Claimant Count by sex and age
46
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Figure 4.1:

Claimant Count in Swindon
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Source: ONS Claimant Count (March 2021)
•

Whilst 2.3% of Swindon’s economically active population were registered
claimants in January 2020, by March 2021 the figure had increased to 5.8%. The
rate is over 1% higher than across the SWLEP area at 4.7%; and

•

Those aged 25-49 account for the largest proportion of claimants. As of March
2021, this age group accounted for 56% of all claimants in Swindon, and 54% of
claimants across the wider SWLEP area. However, young people have also been
disproportionately affected by unemployment and the lack of economic
opportunities that have arisen as a result of the pandemic. Swindon is no
exception with youth unemployment in the 18-24 years age group currently
recorded at 1,615 people. As a result there are over 1,000 more claimants in this
age group in Swindon compared to January 2020. Across the SWLEP area this
figure stands at around 4,085, over 2,500 (or 160%) higher than in January 2020.

4.5

With scope for unemployment levels to rise further as support from the Government’s
Job Retention Scheme is gradually withdrawn, the Government acknowledges the need
for labour market flexibility in its Plan for Jobs (CDI-11) and the imperative to equip
people with the skills needed to get a job48. The scale and widespread nature of the
unemployment challenge also means that people affected may have to adapt, learn
new skills and work in different business sectors.

4.6

Gaining employment can also have important health and wellbeing benefits for
individuals and society. NHS expenditure on unemployed people is reported by the
Department for Work and Pensions (CDI-27) to be double the average expenditure per
person, given that a person’s overall health and wellbeing – both physical mental
health – is strongly associated with being in fulfilling and stable employment49.

48
49

HM Treasury (2020) Plan for Jobs, 1 Introduction
Department for Work and Pensions (2010) The Department for Work and Pensions Social Cost-Benefit
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4.7

Investment projects which can deliver jobs at scale are, and will increasingly become,
essential to ensuring the economic and social health of communities across the UK.

The need to sustain and boost economic output and productivity
4.8

In the context of policy imperatives aimed at stimulating economic growth, resilience
and prosperity, it is also relevant to consider the estimated impact of Covid-19 on
output and productivity levels.

4.9

Economic forecasts provide a view of the potential future performance of the national
and local economies respectively. The Appellant sourced the most recent economic
forecasts published by Experian50 (CDI-28) at the time of drafting this Proof of
Evidence. These forecasts provide an early indication of the reduction in economic
output the UK and local economies experienced in the wake of Covid-19, and
Experian’s views on potential timescales for achieving economic recovery (measured
by output).

4.10

Analysis of these forecasts indicate that:

50

•

In 2020, economic output in Swindon (as measured by gross value added or
GVA) contracted by 14% in comparison with the previous year. A 13% reduction
was recorded across the SWLEP area. This is notably higher than the 10%
recorded across the UK as a whole highlighting that the local and wider Swindon
and Wiltshire LEP economies have been more exposed to the effects of the
pandemic;

•

The output of the Swindon economy is not forecast to return to 2019 levels until
2025. Across the SWLEP area output is forecast to recover at faster rate reaching
2019 levels by 2024. In both instances, however, the rate of recovery is notably
slower than that forecast for the UK as whole, where annual economic output is
expected to exceed 2019’s levels by 2022; and

•

Swindon’s sectoral strengths in automotive and pharmaceutical manufacturing
contribute to a GVA per full time equivalent (FTE) worker - a key measure of
productivity - that is higher (£91,930) than both the SWLEP (£77,035) and the UK
as a whole (£71,240). It is of note, however, that GVA per FTE worker in Swindon
is forecast to decline over the period to 2023 and not recover to 2019 levels until
2029. A similar trend is evident across the SWLEP area, albeit recovery occurs at
a faster rate, with 2019 levels reached by 2026. In contrast GVA per FTE worker
at a UK level has strengthened between 2019 and 2020, and after a forecast
reduction between 2020 and 2023, is expected to increase from 2024 onwards.

Experian (2021) Local Market Forecasts: April 2021
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Summary
4.11

The impact of the Covid-19 pandemic has created very significant economic challenges
for the UK as a whole that are clearly in evidence in Swindon. The impacts are being
felt across all sectors of the economy, with high unemployment an increasing threat to
national prosperity.

4.12

My review of unemployment levels and economic output over time illustrates an acute
need for investment and job creation in Swindon that will help to facilitate economic
recovery.

4.13

Unemployment has more than doubled in Swindon and the wider SWLEP area due to
Covid-19, and the pandemic’s impacts on economic output have been felt particularly
strongly in these areas. This poses a significant risk to achievement of stated economic
ambitions, not least the Council’s ambition for Swindon to be the “most innovative,
productive, fastest-growing city” in the UK by 202651.

4.14

It is also evident that without intervention there is a risk that the high and sustained
levels of unemployment, coupled with receding output and slow productivity growth,
will impact not only on the achievement of important economic goals, but also the
prosperity, health and well-being and quality of life Swindon’s residents.

4.15

I conclude that the scale of social and economic need in Swindon is significant and
heightens the need for investment that creates jobs and helps to secure the future
prosperity of the local and the wider economy.

51

Turley (2021) Swindon Science Park Economic Impact Statement; as summarised at paragraph 3.28 of this Proof’s
Appendix 1
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5. The Existing Wasdell Business and Plans for
Growth
5.1

In this section I provide an overview of the existing Wasdell Group business. I provide
details of the company’s turnover and recent track record of creating jobs. I conclude
by confirming the company’s plans for consolidation and expansion, including the
number of new roles anticipated to be created in Swindon following completion of the
Phase 1 and Phase 2 developments.

Existing operations
5.2

Wasdell Group (hereafter referred to as “Wasdell”) was established in 1971 and has
expanded significantly, both through natural growth and acquisition. Wasdell currently
operates from 4 sites in the UK and Ireland, this includes:
•

Units 1-3 and 5-8, Euroway Industrial Estate, Blagrove, Swindon.

•

Unit 3 & 4 Greenfinch Way, Newburn Riverside, Newcastle-upon-Tyne;

•

Denington Industrial Estate, Wellingborough; and

•

IDA Science and Technology Park in County Louth, Ireland.

5.3

Each of these locations has the capability to package pharmaceutical products in a biosecure environment. Wasdell is also approved by the UK’s Medicines and Healthcare
Products Regulatory Agency (MHRA) for the handling and manufacture of non-sterile
drugs, and currently hosts its manufacturing operations in in Newcastle-upon-Tyne,
Wellingborough and County Louth.

5.4

The company’s activities are also supported by its laboratory services which offer
analytical capabilities for chemical, physical and microbiological analysis. In addition its
Quality Persons (QP) services ensure that Wasdell operates in compliance with
Government regulation. These services are currently delivered from all 4 of the
locations outlined above.

5.5

Wasdell also leases an additional warehouse at Stephenson Road in Swindon which is
currently used for the packing of pharmaceutical, health and nutritional products and
the dispatch of products under the supervision of their in-house pharmacists direct to
the public. In addition Wasdell’s engineering and technical division is housed in this
building.

5.6

Since the submission of the planning application in 2018, Wasdell has closed its
operations in Burnley. This followed the termination of Wasdell’s tenancy following the
building owner’s decision to redevelop the site for housing and despite Wasdell’s
considerable investment in the site.
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Employment
5.7

The Swindon Economic Impact Economic Impact Statement submitted by the Appellant
(enclosed at Appendix 1) provides details of Wasdell’s current economic impact in
Swindon. It confirms that as of February 2021 the company had 600 FTE employees
based in Swindon, all employed on a permanent basis.

5.8

In response to objections raised in the SSPG Statement of Case (CDC-5) regarding
Wasdell’s use of agency workers52, it is correct that Wasdell does use agencies to
quickly recruit staff into production based roles. This is important for managing
increases in workload and to maintain operational efficiency. These full-time roles are
typically filled by agency workers for a period of 10 weeks, during which time full
training is provided before they are taken on as permanent staff.

5.9

Due to the significant growth in demand, between February and May 2021 Wasdell has
recruited 200 additional staff using this recruitment and retention policy, a number of
which have already become permanent employees of the company. It is anticipated
that those currently on agency contracts will also be taken on permanently after 10
weeks. The increase in numbers includes production staff but also additional
specialised roles in Quality Assurance and Sales.

5.10

Wasdell also recruits into professional and technical roles, and in recent years has
appointed a number of doctors, specialist pharmacists and highly specialised personnel
for the Quality, Validation, CAD designers and Engineering departments to support its
operations and highly regulated processes.

5.11

The concern raised in the SSPG Statement of Case53 (CDC-5) that over 80% of staff are
‘low wage agency workers’ is therefore unsubstantiated and not correct.

Business growth
5.12

52
53

Wasdell has a strong track record of growth. This is reflected in the company’s turnover
which has increased significantly from £13m in 2013/14 to £59m in 2020/21; an
increase of 353% over 7 years.

South Swindon Protection Group (2021) Statement of Case, Objection 3, p6
Ibid. p6
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Figure 5.1:

Wasdell Group Turnover (2013/14-2020/21)
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5.13

This growth is attributable to a number of factors. In the last financial year, the Covid19 pandemic has significantly increased Wasdell’s workload, with the company
increasingly carrying out clinical trials, developing new biodegradable materials and
packaging Covid-19 testing kits. Wasdell is also working on the new nasal spray for
Covid-19. Demand for these products is expected well into the future.

5.14

Wasdell also continues to expand its Clinical Trial work, working with many companies
in Phase 1 and 2 Trials for heart disease, cancer and skin disease drugs. It is also
working very closely on a patented design with professors in the NHS in local hospitals
in developing a new product to deal with heart disease, already patented in the USA,
UK and Europe.

Market opportunities enabled by Swindon Science Park
5.15

As confirmed in Appendix L of Mr Lupson’s Proof of Evidence54, in order to meet
current national and global challenges within biopharma, Wasdell intends to pioneer a
range of digital, AI and robotics technologies that will open new markets, increase
productivity, and reduce bio-contamination. Larger purpose-designed facilities will
also enable Wasdell to expand its R&D activity as well as other pivotal service areas
such as drug trials.

5.16

Whilst Wasdell is very much at the leading-edge of R&D and technological advances in
the biopharma sector, a lack of space currently means that most laboratory processes
have to be carried out by outside sources. With its own laboratories, and drawing on its
engineering capabilities, Wasdell anticipates a return to and increased ability for the
development and manufacture of medical devices in Swindon which has been curtailed
in recent years due to a lack of space.

54

David Lupson (2021) Swindon Science Park: Capturing Next Generation Industry Proof of Evidence, Appendix L
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5.17

It will also significantly enhance its capability and capacity to manufacture licensed
products in Swindon. Increased facility space would enable Wasdell to re-establish the
production of pharmaceutical capsules in Swindon using highly skilled workers. This
process, that was formerly carried out in Swindon but has not been seen in the town
for some years, is an integral part of Wasdell’s Business Plan to support revenue
growth over the next 5 years and beyond.

Consolidation and expansion plans
5.18

The increase in demand for Wasdell’s innovative activities represents a unique
opportunity for the company to expand and increase the volume of operations and
turnover.

5.19

Wasdell’s consolidation and expansion plans are focussed on its Swindon operation
which would see existing activity at Euroway Industrial Estate and Stephenson Road
consolidated onto a single site at Inlands Farm. All permanent staff currently located in
Swindon would relocate without the need for any mandatory job losses.

5.20

Operations in Newcastle, Northampton and County Louth in Ireland remain unaffected
and there are currently no plans to reduce the number of employees at these sites.

5.21

Following expansion, Wasdell anticipates growing its Swindon-based workforce by
1,550 employees. This includes 700 additional employees following the completion of
Phase 1 and a further 850 following the completion of Phase 2.

5.22

The Phase 1 job growth will be facilitated via an increase in the number of specialist
production lines, provision of laboratory space and its enhanced on-site drug
manufacturing capabilities.

5.23

Wasdell’s current business plan allows for the creation of 54 production lines, an
increase of 38 from the 16 currently operated in Swindon. This additional operating
capacity will significantly increase output, in turn increasing demand not only for
production staff, but also higher value roles, including doctors, specialist pharmacists
and highly specialised personnel within Wasdell’s Quality, Validation, CAD designers
and Engineering departments.

5.24

Wasdell currently employ 9 doctors, 9 Qualified Persons55 and 2 chemists with the
potential to increase this to 80 in total following the completion of the Phase 1
development.

Summary
5.25

Wasdell is a major local employer with a strong track record of growth. The company’s
relocation and expansion represents a unique opportunity to support an existing local
business - operating within the pharmaceutical and life sciences sector - to invest,

55

Qualified Persons is a recognised job title for employees responsible for releasing products to market and
therefore are responsible for patient safety.
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expand and adapt, capitalising on identified growth prospects and market
opportunities.
5.26

The enhanced facilities being proposed at the Appeal site will enable Wasdell to
significantly increase its operating capacity, whilst at the same time introducing new
and innovative products, services and processes. Investments of this nature attract
strong policy support from the SWLEP, and its emerging LIS (CDI-5) in particular, which
prioritises investment in life sciences and other knowledge-intensive activities56. It will
also support the achievement of job creation targets and sector growth opportunities
established in the Council’s Economic Strategy57 (CDI-1).

5.27

The scale of employment being proposed offers the potential to build on local
economic strengths - in particular an existing pharmaceuticals cluster in Swindon - and
enhance the economic resilience of Swindon following the closure of Honda later this
year.

5.28

It will also create opportunities in a variety of occupations, responding positively to the
economic and social needs of Swindon residents. This includes new employment
opportunities for those with the highest level of qualifications, as well as lower skilled
employees working in sectors which may have been disproportionately affected by the
Covid-19 pandemic.

5.29

I consider this to be of critical importance to the future prosperity of the Swindon
economy at a time when the need for jobs and private investment is so pronounced.

56

Turley (2021) Swindon Science Park Economic Impact Statement; priorities summarised at paragraphs 3.14 to
3.22 of this Proof’s Appendix 1
57 Ibid; priorities summarised at paragraphs 3.17 and 3.29 of this Proof’s Appendix 1
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6. Net Additional Economic Impacts
6.1

In this section I address concerns raised within the Council’s Statement of Case (CDC-3)
and SSPG Statement of Case (CDC-5) regarding the scale of net additional employment
and GVA impacts of the Proposed Development. I provide detail on the methodology
used to conduct the assessment of net additional impacts and the results, in headline
terms. Full details of the assessment can be found in the Swindon Science Park
Economic Impact Statement (enclosed at Appendix 1).

Overview of approach
6.2

An economic impact assessment has been carried out in order to estimate the net
additional economic impact of the Proposed Development to the Swindon and wider
sub-regional economy.

6.3

The assessment presents an estimate of economic impacts likely to be generated by
the Proposed Development based on the uses and quantum of development proposed
in detail and in outline, for which planning permission is being sought. The approach
follows national guidance relating to the assessment of economic additionality and is
entirely appropriate for a scheme of this nature.

6.4

The assessment has been informed by the Homes & Communities Agency’s (HCA, now
known as Homes England) Additionality Guide58 (CDI-8) and Employment Density
Guide59 (CDI-9), and also draws on published statistical data sources and information
specific to Wasdell’s current operations in Swindon and its proposed activities as a
result of expansion, as provided by the Appellant.

Assessment study areas
6.5

Local economies are not closed systems. They have relationships with their
surrounding areas providing access to labour, materials, services and national /
international logistics networks. In undertaking an economic impact assessment it is
therefore important to consider where economic impacts are likely to be experienced.
For the purposes of this assessment two “impact areas” have been used, drawing on
official Census data on labour market containment:
•

A local impact area based on the administrative area of Swindon. The 2011
Census indicates that 74.0%, of people working in Swindon also lived in this area,
demonstrating a reasonably high level of socio-economic containment at this
scale60 (CDXX). The majority of the beneficial economic impacts associated with
the Proposed Development are likely to be experienced within this local impact
area.

•

A wider impact area is a bespoke geography defined by the commuting
catchment area of Swindon. The 2011 Census found that the vast majority

58

Homes & Communities Agency (2014) Additionality Guide (4th Edition)
Homes & Communities Agency (2015) Employment Density Guide (3rd Edition)
60 ONS via Nomis (2011) 2011 Census: WU01UK - Location of usual residence and place of work by sex
59
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(90.3%) of people working in Swindon live in Swindon, Wiltshire, Cotswold, Vale
of White Horse, West Berkshire and West Oxfordshire, suggesting a very high
level of containment at this scale61. It is considered, therefore, that almost all of
the beneficial economic impacts generated by the Proposed Development would
be concentrated and experienced within the wider impact area.
6.6

The impact areas are illustrated at Figure 6.1.
Figure 6.1:

Assessment Impact Areas

Source: Turley Economics, 2021

Gross direct employment (on-site employment)
6.7

The Appellant previously confirmed that all of its Swindon based workforce will
transfer to new facilities on the Appeal site on completion of the Phase 1 development.
The Appellant has also stated that a total uplift of 1,550 gross direct FTE jobs will be
created by the Proposed Development and the expansion of their business activities
that this will enable. These assumptions informed the assessment of net additional
economic impacts generated by the Proposed Development62 undertaken in February
2021.

61

Ibid.
This was based on 600 permanent FTE staff at the time the assessment was undertaken in February 2021. It is
anticipated that any additional permanent staff recruited in the intervening period will also transfer.
62
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6.8

The Economic Impact Statement (enclosed at Appendix 1) also assessed the potential
employment impact of the wider Science Park, estimating that a further 550 gross FTE
jobs could be supported on site when this is complete and occupied63.

6.9

Taking these factors into account, it was concluded that the Proposed Development
has the potential to support a total of 2,700 FTE jobs on site64.

Net additional employment
6.10

Net additional employment is the term used to refer to the total scale of employment
estimated as being supported once a number of economic considerations have been
taken into account.

6.11

The following economic considerations have been taken into account in assessing net
additional employment having regard to relevant guidance:

6.12

6.13

6.14

6.15

•

Deadweight – the economic outcomes which are likely to occur if the Proposed
Development were not to proceed;

•

Leakage – the extent to which impacts will be experienced outside of the local
area;

•

Displacement – the extent to which one set of activities lead to reduced levels of
activity elsewhere; and

•

Multiplier effects – further economic activity arising from spending in the
business supply chain (known as indirect effects) and the expenditure of wages
in the economy which supports further economic activity (known as induced
effects).

These factors are considered further below.
Deadweight
An allowance is made in the assessment for existing employment at Wasdell in
Swindon as at February 2021. In total, 600 existing FTE jobs have been deducted from
the overall scale of employment estimated to be supported on the site to allow for
deadweight.
As Wasdell’s sites in Newcastle, Northampton and Ireland fall outside of their
consolidation plans, no further allowance has been made for employment at these
locations.
Leakage
The 2011 Census highlights that 74% of those working in Swindon also resided in the
borough, with 90% of jobs in the area being filled by residents of the wider impact
area65. Data has also been sourced from the Appellant regarding the proportion of its
existing employees who live in Swindon. Based on this data it is therefore reasonable

63

Turley (2021) Swindon Science Park Economic Impact Statement, paragraph 5.14
Ibid. paragraph 7
65 ONS (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK)
64
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to assume that 90% of jobs created by Wasdell will be accessed by Swindon residents,
and thus contained in this geography. For non-Wasdell jobs, it is assumed that at least
two thirds will be filled by those residing in Swindon and that 90% will be filled by
those residing within the wider area, this in line with evidenced containment rates. It is
assumed that the remainder will be taken by people residing elsewhere in the UK.

6.16

6.17

Displacement
Displacement occurs when new development takes existing market share – in this case
labour – from other existing local businesses. This allows for the possibility that an
increase in demand for workers could result in people choosing to change jobs or lead
to a shortage of workers in other local businesses. To take account of these factors an
allowance of 25% displacement has been made at the local impact area in Swindon,
reducing to 10% at the wider scale. Whilst there are expected to be some displacement
effects, these are only expected to be limited in extent66. This reflects the specialised
nature of the new jobs set to be created on-site (meaning that employment and trade
is less likely to be drawn from existing businesses) and the high and growing
unemployment rate, meaning there is significant latent labour force capacity to fulfil
employment opportunities without higher levels of displacement occurring.
Multiplier effects
A multiplier of 1.25 has been applied at the scale of the local impact area in Swindon
with a multiplier of 1.50 being applied at the scale of the wider impact area67. This is
considered to represent a conservative estimate, given that research has previously
found that each direct job in the life sciences sector supports 2.5 jobs elsewhere in the
UK economy68.

Net additional impacts
6.18

After accounting for these factors the Swindon Science Park Economic Impact
Statement (Appendix 1) concludes that a net additional 2,565 direct, indirect and
induced FTE jobs will be created across the wider economy, including 1,695 jobs for
residents of Swindon69.

6.19

Of these jobs:

6.20

•

855 net additional jobs would be created following the completion of the
Wasdell Phase 1 development; and

•

A further 1,710 net additional jobs would be created following the completion of
Phase 2.

Based on these net additional employment impacts, the Proposed Development will
generate:

66

Homes & Communities Agency (2014) Additionality Guide (4th Edition), Table 4.8
Ibid. Tables 4.14 and 4.15
68 PWC (2017) The economic contribution of the UK Life Sciences Industry, p11
69 Turley (2021) Swindon Science Park Economic Impact Statement; impacts are summarised within section 6 of this
Proof’s Appendix 1.
67
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•

An additional £179.2 million GVA impact per annum;

•

£48 million in additional wage expenditure from employees working on site; and

•

£2.0 million uplift in business rate revenue per annum for Swindon Borough
Council.

6.21

As outlined above, the relocation of Wasdell’s Swindon operation has been
quantitatively accounted for in these estimates, giving rise to significant net additional
impacts for both the local and wider impact areas, beyond the impact of the existing
Wasdell operation.

6.22

Table 6.1 below summarises the net additional economic impact across the local
impact area of Swindon by phase.
Table 6.1:

Net additional economic impact within Swindon (local impact area)

Economic Benefit to Swindon
Economy

Phase 1

Phase 2

Total

Wasdell

Wasdell

Science Park

Gross Jobs (FTE)

700

850

550

2,100

Direct jobs in Swindon (FTE)

475

575

305

1,355

Indirect/Induced jobs (FTE)

120

145

75

340

Net additional jobs in Swindon

595

720

380

1,695

Direct GVA per annum

£25.0 million

£30.4 million

£31.8 million

£87.2 million

Indirect / induced GVA per annum

£11.4 million

£13.8 million

£7.4 million

£32.6 million

Net additional GVA per annum

£36.4 million

£44.2 million

£39.2 million

£119.8 million

Wage Expenditure (Annual) – Direct jobs

£13.0 million

£16.1 million

£8.9 million

£38.0 million

Business Rates per annum

£0.4 million

£0.3 million

£1.3 million

£2.0 million

Source: Turley Economics, 2021
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6.23

Net additional economic impacts will also be experienced at the scale of the wider
impact area. These are summarised in Table 6.2 below.
Table 6.2:

Net additional economic impact within the wider impact area

Economic Benefit to Wider Economy

Phase 1

Phase 2

Total

Wasdell

Wasdell

Science Park

Gross Jobs (FTE)

700

850

550

2,100

Direct jobs in the wider impact area (FTE)

570

690

450

1,710

Indirect/Induced jobs (FTE)

285

345

225

855

Net additional jobs in wider impact area

855

1,035

675

2,565

Direct GVA per annum

£30.1 million

£36.6 million

£46.5 million

£113.2 million

Indirect / induced GVA per annum

£22.0 million

£26.7 million

£17.3 million

£66.0 million

Net additional GVA per annum

£52.1 million

£63.3 million

£63.8 million

£179.2 million

Wage Expenditure (Annual) – Direct Jobs

£15.7 million

£19.3 million

£13.0 million

£48.0 million

Source: Turley Economics, 2021

Construction phase impacts
6.24

Over the construction period, Swindon Science Park will create the following benefits
to expedite the economic recovery of Swindon and the UK as a whole:
•

•

6.25

Investing over £50 million in the UK’s construction industry during the delivery of
Phase 1. This will:
‒

create over 300 direct, indirect and induced FTE jobs; and

‒

generate £30.6 million GVA impact each year during construction (1.5
years).

Investing over £75 million in the UK’s construction industry during the delivery of
Phase 2. This will:
‒

create over 230 direct, indirect and induced FTE jobs; and

‒

generate £22.2 million GVA impact each year during construction (3
years).

Of the total GVA generated during the construction phase, over half can be attributed
to direct GVA generated by workers on site. This includes £17.7m generated by
workers on site each year during the construction of Phase 1. A further £12.3m of
direct GVA will be generated each year during the construction of Phase 2. Given that
GVA is generated in the workplace, the objection raised in the SSPG Statement of Case

26

(CDC-5) that Phase 1 and Phase 2 GVA impacts are overstated due to 75-95% of
working being carried out by non-local companies70 is therefore unsubstantiated and
not correct.

Summary
6.26

I conclude that the Swindon Science Park will create very significantly scaled economic
impacts. The scale of the economic benefits that the Proposed Development will create
are such that it will make a very significant contribution to local economic recovery and
resilience. Importantly, it will deliver a significant number of jobs at a time when the
UK, and Swindon, needs to sustain and create new employment.

6.27

This will contribute directly to the Government’s Plan for Growth (CDI-12) and its Plan
for Jobs (CDI-11), as well as local economic priorities established in the emerging SWLIS
(CDI-5) and Swindon Economic Strategy (CDI-1), as summarised in section 3 of the
appended Swindon Science Park Economic Impact Statement.

70

South Swindon Protection Group (2021) Statement of Case, Objection 3, page 6
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7. The Role of Life Sciences in Creating High Value
Jobs
7.1

In this section I consider the importance of the life sciences sector to the UK economy. I
then consider the economic contribution of the life sciences sector and the role that
further investment by Wasdell and other life sciences companies at Swindon Science
Park can play in enhancing productivity and creating high-quality, well-paid jobs for
Swindon’s residents.

The economic and social importance of life sciences
7.2

The life sciences industry continues to be recognised as “one of the most important
pillars of the UK economy”71, that plays a key role in providing economic opportunity in
all parts of the country72. In 2019, it was reported that life sciences generated turnover
of £80 billion a year and supported 256,000 jobs across the UK73.

7.3

The sector’s contribution to human health and welfare is also fundamentally
important74. In recognition of this, protecting the health of the nation formed a key
priority for government within the Queen’s Speech75, together with a clear objective
to:
“…build on the success of the vaccination programme to lead the world in life sciences,
pioneering new treatments against diseases like cancer and securing jobs and
investment across the country” 76

7.4

The “enormous opportunities for growth” that the life sciences sector presents for the
UK economy has long been acknowledged by Government77 within both the Life
Sciences Industrial Strategy78 (CDI-15), and Life Sciences Sector Deal 2 (CDI-16), with
the latter also providing policy support for:
“[…] new UK life science locations, such as science or manufacturing parks, incubators
and accelerators that demonstrate a high level of commitment to attract companies
and support growth”79

71

HM Government (2018) Life Sciences Sector Deal 2, Executive Summary
HM Treasury (2021) Build Back Better: our plan for growth, p54.
73 Office for Life Sciences & Department for International Trade (2020) Bioscience and Health Technology Statistics
2019
74 Office for Life Sciences & Department for International Trade (2017) Strength and Opportunity 2016, The
Landscape of the medical technology and biopharmaceuticals sectors in the UK, p2
75 HRH Her Majesty the Queen (2021) Queen’s Speech 2021 – delivered on 11th May 2021
76 Ibid.
77 HM Government (2018) Life Sciences Sector Deal 2
78 Life Sciences Industrial Strategy Board (2017) Life Sciences Industrial Strategy – a report to Government from the
Life Sciences
79 Department for Business, Energy and Industrial Strategy (2018), Life Sciences Sector Deal 2
72
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The economic contribution of the life sciences industry
7.5

Research published in 2017 on the economic contribution of the life sciences industry
(CDI-22) found that it makes a significant contribution to employment, taxes and Gross
Domestic Product (GDP), and is an important source of high skilled and highly
productive jobs80.

7.6

The activities typically associated with life sciences have been found to be spread
across numerous industrial sectors81. In order to define the economic contribution of
the life sciences industries, the activities of the sector have been defined in published
research as falling within the following three groupings82:


Development and manufacture of pharmaceuticals: companies who focus on
the development, manufacturing and sales of pharmaceutical products;



Development and manufacture of medical technology: companies who
develop, manufacture and market medical technology devices; and



Life sciences research: companies primarily engaged in conducting life sciences
research and experimental development within fields such as biotechnology,
medicines and medical diagnostics and devices. These firms will often operate
at the early pre-commercialisation stage83.

7.7

In comparing direct GVA contribution of the different industries, it is reported that the
life sciences sector (as defined above) is larger than aerospace and slightly larger than
the oil and gas industry. It is also three-quarters of the scale of the UK automotive
industry84.

7.8

Analysis of direct GVA per employee (a key measure of labour productivity) is also used
to illustrate the extent to which different industries produce high value, well-paid jobs.
The analysis is instructive in demonstrating that the life sciences sector is amongst the
most productive in the UK.

7.9

Comparisons to the UK average level of GVA per worker, illustrated at Figure 7.1, show
that the sector is twice as productive as the national average85.

80

PWC (2017) The economic contribution of the UK Life Sciences Industry, p2
Ibid.
82 Ibid. p8 and Annex B.
83 Ibid. p7
84 Ibid. p17
85 Ibid. p19
81
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Figure 7.1:

GVA per employee in selected sectors (2015)
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7.10

It has also been found that each direct job in the life sciences sector supports 2.5 jobs
elsewhere in the UK economy86. The life sciences sector therefore has the potential to
make a significant economic contribution via indirect and induced effects, including via
supply chain expenditure and onward spending of wages in the economy.

7.11

It is evident, therefore, that where jobs in the life sciences sector are created this will
have a positive impact on economic output and productivity.

The pharmaceuticals sector in Swindon
7.12

Given this context, attracting investment from life sciences companies represents an
important opportunity not only nationally for the UK economy, but also locally in
Swindon given the strong representation of the sector in employment terms.

7.13

Analysis of existing employment in Swindon highlights that the high-value
pharmaceuticals manufacturing sector accounts for more jobs in Swindon than nearly
any other sector of the manufacturing industry, behind only motor vehicles87. It clearly
represents a local specialism, as approximately 10% of manufacturing jobs in Swindon
relate to pharmaceuticals compared to 7% across Swindon and Wiltshire, itself higher
than seen nationally and regionally (2%).

86

Ibid. p11
ONS (2020) Business Register and Employment Survey, 2019; employment in Standard Industrial Classification
Division 21 (manufacture of basic pharmaceutical products and pharmaceutical preparations)
87
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Figure 7.2:

Pharmaceuticals as Proportion of Manufacturing Employment (2019)
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7.14

This specialism can be expected to have a disproportionately positive impact on the
economic output of Swindon, when recognised that pharmaceutical manufacturing is
amongst the most productive sectors in the UK economy.

7.15

Its output per hour is the fifth-highest of 68 sectors, and almost four times larger than
the average across all sectors as shown by Figure 7.388.

88

ONS (2021) Labour productivity by industry division
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Figure 7.3:

Output per Hour in UK by Industry, top five and all-sector average
(October – December 2020)
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7.16

89

Workers in this sector of the UK economy are also more productive than their
counterparts in Europe, with the gross value added per employee around 43% higher
than in Italy or Germany, 50% higher than in Spain and around 79% higher than in
France89. This is shown by Figure 7.4 overleaf.

PWC (2017) The economic contribution of the UK Life Sciences Industry, Figure 3.3
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Figure 7.4:

GVA per Employee in the Pharmaceutical Manufacturing Sector (2014)
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The role of Swindon Science Park
7.17

As confirmed in Appendix L of Mr Lupson’s Proof of Evidence90, Wasdell is a highly
specialised company crucial to the national and international biopharma supply chain.
The breadth of Wasdell’s capabilities is reflective of the diversity of the life sciences
sector outlined above, with the company offering unique expertise across a wide range
of specialist service areas vital to creating supply chain resilience and to ensuring the
integrity of drug production, storage and supply, including leading-edge R&D, clinical
trials, medical devices, packaging science and packaging innovation.

7.18

As a key part of the biopharma supply chain, Wasdell also supports pharmaceuticals
companies - both locally in Swindon but also nationally and internationally - to develop,
package and disseminate new drugs within a bio-secure environment. Its capabilities
are therefore critically important for sustaining and growing the economic output and
productivity of the pharmaceuticals manufacturing sector more widely.

7.19

Given this context, the Swindon Science Park proposal therefore offers considerable
scope to not only enhance the efficiency and productivity of the Wasdell business
through more efficient and new scientific and technical processes, but also the high
levels of productivity experienced by the pharmaceuticals and life sciences sectors
locally, capitalising on their performance and future growth potential as recognised by
Government and the SWLEP.

90

David Lupson (2021) Swindon Science Park: Capturing Next Generation Industry Proof of Evidence, Appendix L
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Summary
7.20

I conclude that investment in life sciences is an important economic priority and one
which underpins the Government’s Plan for Growth (CDI-12) and wider economic
objectives for the UK. Attracting investment which supports highly skilled, productive
jobs forms a principal objective of the SWLEP’s emerging LIS (CDI-5).

7.21

It is evident, therefore, that the attraction of investment from life sciences companies
to Swindon Science Park, in tandem with the proposals of Wasdell, offers a unique
opportunity to deliver growth and investment in a highly productive sector of the UK
economy.

7.22

This is considered to be particularly important as Swindon seeks to recover from the
employment losses that it has suffered during the Covid-19 pandemic and at a time
when GVA per worker in Swindon is forecast to decline and not recover to 2019 levels
until 2029.
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8. Sufficiency of Employment Land Supply
8.1

In this section I consider the supply of employment land currently allocated and
proposed to meet Swindon employment needs.

Employment land supply
8.2

In its Statement of Case (CDC-3) the Council is maintaining that sufficient employment
land has been planned for through the Development Plan91. With reference to the
current Development Plan (CDF-1) it is of note that Policy SD2 allocates 119.5ha of
employment land in Swindon to 202692. This comprised:
•

77.5ha of additional employment land, including sites at Wichelstowe (12.5ha),
Tadpole Farm(5ha) and Commonhead (15ha) and New Eastern Villages (a total of
40ha across 3 sites); and

•

42 hectares with extant permission and existing allocations carried forward.
With the exception of G-Park (15.25ha) and Hillmead (7.9ha) all of these sites are
under 3ha.

8.3

The Development Plan was adopted in March 2015. Since that time much of the land
allocated under Policy SD2 has been taken up and developed or has planning
permission for alternative uses such as housing. As a result, Policy SD2 is largely out of
date, and can no longer be considered to be effective in meeting identified needs.

8.4

Policy SD2 also pre-dates the Council’s latest assessment of need as represented by the
Swindon Employment Land Review (ELR)93 (CDI-2). Although the recommendations of
the ELR have informed the employment policies proposed through the Local Plan
Review94 (CDF-6) this has yet to be adopted.

8.5

It can therefore be concluded that the supply of allocated employment land without
planning permission is extremely limited. Even by 2017, the ELR (CDI-2) had reported
that a significant share of the allocated employment land had been developed,
reflecting “significant levels of take-up” in the borough95.

8.6

There is, however, a concerning lack of clarity on the composition of the forward
supply within the Council’s evidence base. The Council claimed96, in 2019, to have circa
106.5ha of employment land including 94ha of industrial land, but the latter alone is
almost three times more than was identified in the ELR (33ha)97. This is apparently due
to the inconsistent treatment of sites that were under construction, which has not
been explained or justified.

91

Swindon Borough Council (2021) Statement of Case, paragraph 10.5
Swindon Borough Council (2015) Swindon Borough Local Plan 2026, p21
93 NLP (2017) Swindon Employment Land Review
94 Swindon Borough Council (2019) Swindon Borough Local Plan 2036: Proposed Submission Draft
95
NLP (2017) Swindon Employment Land Review, paragraph 7.4
96 Swindon Borough Council (2019) Local Plan Review Emerging Strategies, Figure 8
97
NLP (2017) Swindon Employment Land Review, paragraph 7.6 and Figure 7.1
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Assessed employment land needs
8.7

From the last consultation on the Local Plan Review (CDF-6) the Council appears
satisfied98 that the supply of both office and industrial land exceeds the level of need
identified in its latest assessment of need as presented in the ELR in quantitative
terms99.

8.8

Aside from its increasing datedness, the Council’s interpretation of the ELR also
represents a very simplistic interpretation of the evidence, which is already
complicated by the particularly wide range generated by the various scenarios
presented in the ELR which are all accepted therein to have limitations.

8.9

Such a simplistic interpretation is not appropriate, as it fails to account for the specific
needs of businesses that have been necessarily subsumed into generic “office” or
“industrial” categories, nor fully corrects the underlying forecasts that do not fully
capture the impact of planned investment and development opportunities even
following their adjustment. The ELR rightly directs the Council away from planning on
the basis of the at the lower end of its concluded range100, but even its upper end
provides only an idea of future needs and should not be treated as definitive.

8.10

It is also particularly concerning, in the context of the Proposed Development, that the
ELR’s quantification of the need for employment land is predicated upon a decline in
the pharmaceutical manufacturing sector101. This conflicts with its status as a
demonstrable specialism of Swindon - as shown in section 7 of this Proof - and belies
the existence of ongoing investment and strategies that are aiming to grow the
contribution of this highly productive sector.

8.11

It is unclear why this assumed decline was not corrected in light of this ambition and
investment, with this decision unjustified and threatening to prevent the growth of this
key sector if the conclusions of the ELR are interpreted too rigidly and used to block
potential investment and expansion. Planning decisions must instead fully appreciate
the specific requirements of pharmaceutical businesses, which are often more
qualitative in nature – a principle acknowledged in Planning Practice Guidance102 (PPG)
– and necessitate meaningful engagement with business and occupiers.

8.12

The Council’s perception of a “lack of quantitative need” for additional employment
land in Swindon, has inevitably shaped its emerging policy approach. It is still proposing
to allocate some additional land, to support new inwards investment and guard against
further delays in the development of existing allocations that clearly have significant
and apparently unresolved delivery issues, but the proposal to allocate only three small
sites – each no larger than 1.7ha – under emerging Policy SP2103 is clearly inadequate.

98

Swindon Borough Council (2019) Swindon Borough Local Plan 2036: Proposed Submission Draft, paragraph 4.2.10
Illustrated at Figure 5.1 of Appendix 2
100
NLP (2017) Swindon Employment Land Review, paragraph 8.15 and 8.29
101
Ibid, Appendix 4 and Appendix 5
102
PPG Reference ID 2a-032-20190722
103
Swindon Borough Council (2019) Swindon Borough Local Plan 2036: Proposed Submission Draft, section 4.2
99
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8.13

It would not address a proven qualitative shortage of high quality large format
industrial accommodation104, or meet the specific requirements of pharmaceutical
businesses that tend to be larger in size.

8.14

The Appellant’s Statement of Case105 (CDC-2) stated that parties have pointed to the
potential of the Honda site to accommodate future economic growth. Whilst
opportunities may exist for some intensification of the use of the Honda site, it has
since been confirmed in Mr Gregory’s Proof of Evidence106 that the site has recently
been acquired by Panattoni. Panattoni are known to be working on a masterplan for
the site and are hoping to submit an outline planning application in October/November
2021 for B8 (warehousing & distribution) and B2 (general industrial) uses.

8.15

As a result, the intended uses would create an environment or the conditions that are
conducive to creating a successful innovation-led Science Park as described in Mr
Lupson’s Proof of Evidence107. I therefore conclude that at the current time there
remains no provision in the Development Plan to meet the needs of specialist sectors,
such as those being targeted at Swindon Science Park.

Summary
8.16

I conclude that whilst the Council claims to have a sufficient supply of employment
land this position is not substantiated by the evidence.

8.17

This is firstly demonstrated with reference to allocations made within the adopted
Local Plan and the fact that most have either been developed, or are facing delivery
constraints. As a result, Policy SD2 is largely out of date, and can no longer be
considered to be effective in meeting identified needs to 2026.

8.18

Whilst the emerging Local Plan proposes to make some provision for additional
employment land, it is of concern that this is being premised on a narrow
interpretation of assessed quantitative need for new employment land in Swindon,
which as identified above is in itself subject to a number of limitations.

8.19

Finally, the reliance on Honda also means that the emerging Plan does little to address
qualitative shortages of employment, including making provision for land of the type,
size and location that would meet the needs of existing businesses and those operating
in specialist sectors.

8.20

The PPG (CDE-3) is of note within this context and emphasises108 that such qualitative
considerations are particularly critical to meeting the needs of specialist sectors, with
this being clearly relevant in the context of the Proposed Development.

104

NLP (2017) Swindon Employment Land Review; as summarised at paragraph 3.11 of this Proof’s Appendix 2
Turley on behalf of the Appellant (2021) Statement of Case, paragraph 5.14
106 James Gregory FRICS (2021) Alternative Sites Proof of Evidence, paragraph 5.4
107 David Lupson (2021) Swindon Science Park: Capturing Next Generation Industry Proof of Evidence.
108 PPG Reference ID 2a-032-20190722
105
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9. Conclusion
9.1

In the final section of my proof I draw conclusions on the scale of need and significance
of the economic impacts which in combination provide a critical context for
considering the contribution that the Proposed Development can make to enhancing
national and local prosperity and aiding recovery following the Covid-19 pandemic.

Supporting economic growth ambitions
9.2

My review of economic policy and strategy provides an essential context for
understanding the contribution that Swindon Science Park can make to the
achievement of stated economic objectives.

9.3

I have found the very highest level of national policy support for the Proposed
Development in the NPPF and within the economic and social objectives of the
planning system that it sets out.

9.4

Paragraph 80 of the NPPF directs decision makers to accord significant weight to
developments which support economic growth and productivity. My assessment of the
net additional economic impacts of the Proposed Development (summarised below)
highlights the economic benefits associated with the Swindon Science Park proposal.
Mr Lawson addresses all matters of weight in the planning balance within his Proof of
Evidence.

9.5

I have also found there to be strong policy support for investment which facilitates the
agglomeration (clustering) of knowledge and technology industries. Indeed, responding
to the specific locational needs of such sectors represents a key requirement for
building a strong, competitive economy, with this requirement confirmed at paragraph
82 of the NPPF.

9.6

In a sub-regional context, I have identified that the attraction of knowledge-intensive
activity and innovation-active firms is at the very heart of the SWLEP’s strategy for
sustainably growing the economy. The importance to the Council of building economic
resilience, diversifying the economy, up-skilling the workforce and enhancing business
competitiveness has also been highlighted.

9.7

I conclude that Swindon Science Park will make a positive contribution to each and
every one of these strategies and their objectives.

Addressing economic and social need
9.8

My review of leading indicators such as unemployment and economic output has
highlighted an urgent need for investment and job creation that will help to facilitate
recovery.

9.9

The Covid-19 pandemic has had unprecedented economic impacts across the UK, but
the negative impacts of the pandemic have been particularly acute both in Swindon
and across the SWLEP area more widely.
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9.10

I have found that unemployment has more than doubled in these areas since the onset
of the pandemic in January 2020. This means that there are 8,190 people in Swindon
currently claiming unemployment benefits. The number of claimants rises to 20,390
people in the wider SWLEP area and to around 2.7 million nationally. My evidence also
shows that as of March 2021, 5.8% of Swindon’s economic active population were
claiming benefits, compared to 2.3% in January 2020 and that around 1 in 5 claimants
are younger adults aged 18-24.

9.11

The high levels of unemployment have been largely sustained for almost a year and
provide overwhelming evidence of local need. Unemployment is also likely to increase
further following the closure on Honda later this year.

9.12

My analysis has also illustrated that the output of Swindon’s economy has shrunk by
14% within the last year. This is notably higher than the 10% experienced at the UK
level which illustrates that Swindon’s economy has been disproportionately and
negatively affected by Covid-19. Looking to the future, economic forecasts from
Experian show that recovery is projected to be slow for Swindon with economic output
not forecast to return to 2019 levels until 2025 (compared to 2022 at UK level). GVA
per FTE worker in Swindon is also forecast to decline over the period to 2023 and not
recover to 2019 levels until 2029.

9.13

This highlights the severity of the economic crisis and the importance of investments
and developments which can create and sustain jobs and lead to a quicker recovery.

Enabling a local business to invest, expand and adapt
9.14

My review of the Wasdell business has illustrated that they are a major local employer
with a track record of creating jobs for Swindon residents. I have also shown that the
company has successfully increased its turnover by 350% over the past 7 years.

9.15

My review of Wasdell’s consolidation and expansion plans has shown that the
company plans to relocate all of its Swindon based workforce to the Appeal site on
completion of Phase 1. The enhanced facilities being proposed at the Appeal site will
also enable Wasdell to significantly increase its operating capacity, whilst at the same
time introducing new and innovative products, services and processes.

9.16

The additional capacity created, coupled with a strong track record of business growth
over consecutive years, provides confidence that the Appellant’s growth forecasts which would see the creation of 700 additional jobs following the completion of Phase
1 and a further 850 jobs following the completion of Phase 2 - are achievable.
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The creation of very significant economic benefits
9.17

The ability of Swindon Science Park to create job opportunities quickly is critically
important in terms of meeting needs as they arise, but also in order to maximise
opportunities to boost economic output and productivity over the longer term.

9.18

I have considered the net additional economic impact of the Swindon Science Park.
These are the additional benefits that would be generated for Swindon and the wider
economy after a number of additionality factors have been considered. The relocation
of Wasdell’s Swindon operation has also been quantitatively accounted for in the
estimates presented.

9.19

Taking into account these factors, my analysis shows that Swindon Science Park has the
potential to create 2,565 net additional jobs. A total of 855 net additional jobs will be
generated following the completion of Phase 1, with a further 1,710 created following
the completion of Phase 2. An additional £179.2 million GVA impact will also be
generated each year.

9.20

Construction activity during Phase 1 will create an initial phase of new economic
opportunities in the short term including over 300 net additional jobs in construction
trades and supply chain business. Construction will also provide an immediate boost to
economic output, delivering a GVA impact of £30.6 million per annum during the
construction of Phase 1.

9.21

Seen in this context, the development of Swindon Science Park provides an important
opportunity to meaningfully reduce unemployment in the borough and deliver
prosperity to residents and businesses both locally in Swindon and across the wider
economy.

9.22

The scale and breadth of jobs created will create opportunities in a variety of
occupations, responding positively to the economic and social needs of Swindon
residents, including those working in sectors disproportionately affected by the Covid19 pandemic.

9.23

These are very significant economic benefits.

An opportunity to create high value jobs
9.24

I have provided evidence to help illustrate the potential for Swindon Science Park to
also support employment in high value and productive sectors of the economy.

9.25

My review has shown that the life sciences sector, which is being prioritised nationally
and sub-regionally for investment and job creation, is one of the most productive
sectors in the UK. My evidence also shows that the pharmaceuticals manufacturing (as
a sub-set of the life sciences sector) is particularly productive with output per hour
being almost four times larger than the average across all sectors, with this having a
disproportionately positive impact on the economic output of Swindon given the area’s
specialisms.
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9.26

I conclude that investment in life sciences is an important economic priority and
underpins the Government’s Plan for Growth (CDI-12) and wider economic objectives
for the UK. It is evident therefore that the attraction of life sciences companies to
Swindon Science Park - in tandem with the investment being proposed by Wasdell as a
key player within the sector, has the potential to make a positive contribution to the
creation of higher value employment opportunities.

9.27

I consider this to be particularly important due to the impending closure of Honda and
the forecast decline and slow recovery in the average GVA per worker in Swindon over
the period to 2029.

Sufficiency of employment land supply
9.28

I conclude that many of the allocations within the current Development Plan have been
developed, or are subject to delivery constraints, limiting the choice of available
employment land in Swindon. The emerging Plan makes only limited provision for
additional employment land, with the Council instead relying on the Honda site to
meet identified needs.

9.29

My review has also found that due to emerging employment land policies being
premised on only a narrow assessment of quantitative need, which is in itself subject to
a number of limitations, the needs of specialist sectors seeking to invest - which are
more qualitative in nature - are being overlooked. The requirement of PPG to meet the
needs of specialist sectors is clearly relevant in a Swindon context given the area’s local
specialisms in pharmaceuticals.

9.30

I therefore conclude that at current time there remains no provision in the adopted or
emerging Development Plan to meet the needs of specialist sectors, such as those
being targeted t Swindon Science Park.

Conclusion
9.31

In my professional opinion, the Swindon Science Park will create very significantly
scaled economic opportunities that will make a meaningful contribution to meeting
local and sub-regional economic needs in both Swindon and the wider economy.

9.32

Swindon Science Park will create the conditions for a major local employer to invest,
expand and adapt, enhancing operational efficiencies and productivity of the Wasdell
business. It will also create an environment in which to grow an innovative life sciences
business cluster within Swindon, building on existing sector strengths.

9.33

These businesses, which will be in highly productive industries, will also provide a
sustainable source of highly skilled, high value jobs within Swindon. This in turn will
help to diversify the local economy and build greater resilience as the Council and local
partners look for ways to sustainably grow the economy to 2026 and beyond.

9.34

Swindon Science Park can also start creating jobs and economic opportunities in the
short term thereby supporting the national priority to “build back better”, aiding the
UK’s economic recovery and enhancing national and local prosperity following the
Covid-19 pandemic.
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Executive Summary
1.

This Economic Impact Statement examines and quantifies the economic contribution of
the proposed Swindon Science Park development.

2.

The assessment has been prepared by Turley Economics and provides background
information for the appeal lodged by Wasdell Properties Ltd1 against the refusal of a
hybrid planning application2 for the science park on land at Inlands Farm, Wanborough,
Swindon (“the Appeal Site”).

3.

The report should be read in conjunction with the Swindon Science Park: Early Stage
Business and Delivery Plan3 which has been prepared separately by Cam-Sci and
provides further detail on the delivery plan and wider benefits anticipated to be
realised through the delivery of the Science Park.

Assessment summary:
Swindon Science Park provides a unique opportunity to deliver a significant
boost to the local and wider economy at a time when it is needed:
4.

The scale of economic need is substantial with 2.2 million people unemployed
nationally as at December 2020 and claiming benefits. Unemployment has risen by
121% since January 2020 with all sectors affected. In Swindon, unemployment has
increased by 143% over the same period. Unemployment is predicted to increase
further as Government’s job retention scheme ends and it may take the economy years
to recover to pre Covid-19 levels of output.

5.

The Government has set its Plan for Recovery and Plan for Jobs both of which
emphasise the need to invest in projects and infrastructure that create new jobs. The
need to do this is urgent in order to stave the prospect of mass unemployment. The
Government’s plans also recognise that recovery cannot be delivered by the public
sector alone; the private sector also needs to contribute to recovery.

6.

Swindon also faces significant vulnerabilities in relation to the local economy that
need to be mitigated through the facilitation of additional private sector investment
and job creation. Honda UK, a key local employer, will close its manufacturing plant
during 2021, releasing approximately 3,500 members of staff4 and adding to the large
number of economically active people currently seeking employment in the borough.

7.

Swindon Science Park is a privately financed investment project that is capable of
proceeding quickly without the need for public sector funding support for construction.
This means that the significant employment, Gross Value Added (GVA) and other

1

Wasdell Properties Ltd is the special purpose investment vehicle (SPV) for Wasdell Group and has been formed to
lead investment in a new ‘Science Park’ for Swindon.
2 Planning Application Reference S/OUT/18/1943
3
Cam-Sci (2021) Swindon Science Park: Early Stage Business and Delivery Plan.
4 SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy

1

fiscal benefits associated with it can start to be realised in the short term – meeting
the need for jobs, earnings and economic resilience as quickly as possible.

On completion and operation the Swindon Science Park will deliver the
following sustainable benefits for the local and wider economy:
•

A total of 2,700 FTE jobs on site in a range of occupations and in high value and
growing industries (including 600 FTE jobs retained from the existing Wasdell
Group operation in Swindon);

•

An additional 2,565 direct, indirect and induced FTE jobs created across the
wider economy5, including 1,695 jobs for residents of Swindon.
Of these jobs:
‒

855 would be created following the completion of the Wasdell Phase 1
development; and

‒

A further 1,710 would be created following the completion of Phase 2, of
which a proportion would be supported in high value knowledge-based
sectors.

•

An additional £179.2 million GVA impact per annum;

•

£48 million in additional wage expenditure from employees working on site; and

•

£2.0 million uplift in business rate revenue collected by Swindon Borough
Council.

8.

Once complete the project will provide a sustainable source of high value economic
activity for Swindon as it continues to diversify its economy. The jobs and occupations
supported will be wide ranging and generated not only by the Wasdell Group’s
expansion, but also the growth in tech and knowledge-based businesses choosing to
invest and locate within the Science Park.

9.

Importantly, Swindon Science Park will create of a cluster of knowledge and datadriven, high technology industries – fulfilling a key requirement of the NPPF6 and
providing a sustainable source of high skill, high value jobs within Swindon. This in turn
will help to diversify the local economy and build greater resilience to enable the area
to respond more effectively to changing economic conditions in the future in line with
local priorities.

5

The wider economy refers to a wider impact area comprising the local authority areas of Swindon, Wiltshire,
Cotswold, Vale of White Horse, West Oxfordshire & West Berkshire. This is illustrated in Figure 1.2
6 Ministry of Housing, Communities & Local Government (2019) National Planning Policy Framework, Paragraph 82

2

Over the construction period Swindon Science Park will also create the
following benefits to expedite Swindon and the UK’s economic recovery:
•

•

10.

Investing over £50 million in the UK’s construction industry during the delivery of
Phase 1. This will:
‒

create over 300 direct, indirect and induced FTE jobs; and

‒

generate £30.6 million GVA impact each year during construction
(estimated to be 1.5 years).

Investing over £75 million in the UK’s construction industry during the delivery of
Phase 2. This will:
‒

create over 230 direct, indirect and induced FTE jobs; and

‒

generate £22.2 million GVA impact each year during construction
(estimated to be 3 years).

Further detail on the assessment methodology can be found at Appendix 1.

The Swindon Science Park will also support a local business to invest, expand
and adapt:
11.

The development will also enable the relocation, consolidation and growth of The
Wasdell Group, a UK based business in the pharmaceutical sector and major employer
in Swindon. Wasdell Group’s relocation and expansion in itself has the potential to
deliver significant economic benefits for Swindon and the wider economy.

12.

It is estimated that if the Wasdell Group is able to consolidate operations and move
into larger premises, 1,550 additional on-site jobs will be created (out of a total of
2,1007 estimated to be created on the site).

13.

The expanded Wasdell operation would support 2,150 jobs in total (including 600
current Wasdell employees). The Wasdell Group predicts that 20% of new jobs would
be classed as Managerial or Technical professions.

14.

In total, the expansion of Wasdell has the potential to support 2,625 direct, indirect
and induced FTE jobs across the wider economy, of which 1,890 FTE jobs would be
additional. This includes circa 1,300 additional FTE jobs for residents of Swindon.
Wasdell Group’s GVA impact would also increase by £115 million to £160 million per
annum.

15.

Supporting this key local employer to remain in the area will also safeguard 735 direct,
indirect and induced FTE jobs currently supported across the wider economy, , and
£44.6 million in GVA annually that might otherwise be lost should Wasdell Group
relocate outside of the wider impact area.

7

2,700 FTE jobs minus 600 FTE jobs retained from the existing Wasdell Group operation in Swindon.
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Summary of economic impacts associated with Wasdell Groups’ expansion at
Swindon Science Park:
Indicator

Impact (wider impact area)

A. Current GVA Impact created by Wasdell

£44.6 million

B. Net additional GVA impact created by Wasdell
expansion at SSP

£115.4 million

Total GVA impact (A+B)

£160 million

C. On-site Jobs retained by capturing Wasdell at
Swindon Science Park

600

D. New on-site jobs created by Wasdell’s expansion at
Swindon Science Park

1,550

Gross On-site Employment (C+D)

2,150

E. Total number of jobs currently supported in the
wider economy including jobs in the supply chain and
via other induced effects

735

F. Additional jobs created/supported in the wider
economy by Wasdell’s expansion including jobs in the
supply chain and other induced effects

1,890

Total jobs (safeguarded jobs + new jobs) across the
wider economy (E+F)

2,625

Source: Turley Economics, 2021
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1. Introduction
1.1

This Economic Impact Statement provides background information for the appeal
lodged by Wasdell Properties Ltd against the refusal of a hybrid planning application
for a science park on land at Inlands Farm, Wanborough, Swindon (“the Appeal Site”).

1.2

The Statement has been prepared by Gavin Amos, an Associate Director from Turley
Economics, who has been instructed by Wasdell Properties Ltd to provide background
economic evidence to the Inquiry.

1.3

Gavin is an Associate Member of the Royal Town Planning Institute (RTPI) with over 12
years of experience of working as a consultant. He specialises in the economics of
planning and development, including the assessment of economic impacts associated
with large scale commercial development. A CV summarising his experience is enclosed
at Appendix 2.

1.4

The evidence which Turley Economics has prepared and provides for this appeal is true
to the best of our knowledge and has been informed by relevant national guidance.
The opinions expressed are true and professional opinions.

The Proposed Development
1.5

The description of the development shown on the decision notice is as follows:
“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 (all matter
reserved)”.

1.6

The Statement is concerned with both the full and outline elements of the submitted
hybrid planning application.

1.7

The Proposed Development includes the relocation and consolidation of Wasdell
Group’s operations, a UK based business in the pharmaceutical sector, and wider
development of a Science Park targeting tech and innovation-led companies8.

8

These are outlined in the Swindon Science Park: Early Stage Business and Delivery Plan (prepared by Cam-Sci in
February 2021) as comprising companies in Life sciences, Biotechnology, Bioinformatics, Cheminformatics, Cyber
security, Design, Digital, Engineering, Medical devices and medical testing, Med-tech, Nanotechnology, Novel
materials, and other companies providing complementary research, support and expertise.
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1.8

1.9

The development will be delivered over two phases:
•

Phase 1 – Relocation of Wasdell Group from its current premises in Swindon and
Burnley9 to expanded premises; and

•

Phase 2 – The remainder of Wasdell Group’s relocation to new premises and the
development of the proposed Science Park.

The location of development across the two phases is shown in Figure 1.1 below.
Phasing Plans for the Proposed Development
Phase 1

Phase 2

Source: Oxford Architects, 2020

Scope of the Assessment
1.10

This Economic Impact Assessment quantifies the potential economic benefits expected
to be generated from Phase 1 and Phase 2 during both the construction phase and
operational ‘lifetime’ of the Proposed Development.

1.11

The floorspace parameters that have informed the assessment of construction and
operational phase impacts are summarised in Table 1.1 overleaf.

9

Wasdell also has premises in Newcastle and Dublin, Ireland. These operations will not be relocated.

6

Table 1.1:

Proposed Development, by Phase and Use Class10

Occupiers or use

Sqm Gross
Internal Area
(GIA)

Wasdell Group

33,507

B1c: Light industrial,
with ancillary office,
storage and industrial

-

33,507

-

Wasdell Group

16,400

B1c: Light industrial,
with ancillary office,
storage and industrial

Science Park

32,381

B1b: Research and
development of
products and processes

Total: Phase 2

-

48,781

-

Total: Phase 1 & 2

-

82,288

-

Phase 1

Total: Phase 1
Phase 2

Use class

Source: Turley Economics, 2021
1.12

The economic impacts generated by the Proposed Development are quantified in
terms of employment and GVA impacts, as well as wider fiscal benefits such as uplifts
in wage expenditure and business rates revenue.

1.13

This assessment will show the potential economic impacts generated for two
geographies: Swindon Borough Council’s administrative area and a wider impact
area11. These geographies are illustrated in Figure 1.2 overleaf. The rationale for
selecting these impact areas is outlined in Appendix 1.

1.14

The assessment is informed by national guidance including the HCA Additionality
Guide12 and Employment Densities Guide13 and other published research on the
economic contribution of relevant sectors.

1.15

The assessment of Wasdell Group impacts is also informed by information provided by
Wasdell Group on the number of jobs estimated to be supported on site following their
expansion.

10

As the original application was submitted prior to 1st September 2020 the uses classes being applied for are
based on the Town and Country Planning (Use Classes) Order 1987.
11 Defined as Swindon, Wiltshire, Cotswold, Vale of White Horse, West Oxfordshire & West Berkshire.
12 HCA (2014) Additionality Guide 4th Edition
13 HCA (2015) Employment Density Guide 3rd Edition
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Impact Areas used for Economic Impact Assessment

Source: Turley Economics, 2021

Report Structure
1.16

The Statement is structured as follows:
•

Chapter 2: The Need for Jobs and Investment - Highlights the economic context
in which the Swindon Science Park will be delivered focusing on unemployment
and the economic outlook at a national and local level. This provides an
important baseline context against which the economic contribution of the
Proposed Development can be considered;

•

Chapter 3: Understanding Strategic Growth Ambitions: Considers the wider
context for economic growth and investment across the economic geographies
within which Swindon is located;

•

Chapter 4: Phase 1 Economic Impacts – Estimates the potential future economic
impact generated by Phase 1 which relates to the future units occupied by The
Wasdell Group;

8

•

Chapter 5: Phase 2 Economic Impacts - Estimates the potential future economic
impact generated by Phase 2 which relates to the future units on the Science Pak
and the further expansion of The Wasdell Group;

•

Chapter 6: Net Economic Impact: Total Development – Takes account of the
Wasdell Group’s consolidation and relocation plans to present the net additional
impacts of the Proposed Development; and

•

Chapter 7: Summary of Findings – Concludes with a summary of the economic
impacts of the Proposed Development. The purpose is to summarise the total
impact of Phases 1 and 2 and economic contribution of the Proposed
Development.

•

Appendix 1: Methodology – Details the approach taken to calculating the
potential future economic contribution of the Proposed Development.

•

Appendix 2: CV – Provides details of the Report authors’ experience of preparing
economic impact assessments for similar schemes.
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2. The Need for Jobs and Investment
2.1

This section highlights the economic context in which the Swindon Science Park will be
delivered, focusing on unemployment and the economic outlook both nationally and
locally within a Swindon context.

National Economic Context
2.2

The UK faces significant economic challenges associated with the ongoing impacts of
Covid-19 on all sectors of the economy, rising unemployment and a threat to national
prosperity.

2.3

The severity of the situation faced is fully acknowledged by the Government and is
reflected in:
•

The COVID-19 recovery strategy’14 which places a strong emphasis on
protecting jobs and livelihoods and continuing to support the long term
competitiveness of the UK economy through job creation and investment in
infrastructure; and

•

The Chancellor’s Plan for Jobs15 which describes the “devastating” effects of
Covid-19 on businesses as well as announcing a range of unprecedented fiscal
stimulus and business support measures to assist in the UK’s economic recovery.

2.4

The UK’s economy will take years to recover from the full impacts of Covid-19.

2.5

It is imperative that in this context opportunities to deliver private investment, to
create jobs and to secure the future prosperity of people are realised.

2.6

Protecting and creating jobs is vital to support the recovery of the UK economy
The ‘Plan for Jobs’ rightly places emphasis on “supporting jobs”, and in particular
highlights that:
“Unemployment can have long-term impacts on individuals and families, with young
people particularly vulnerable due to their lack of experience in work.”

2.7

The ‘Plan for Jobs’ also includes measures to protect and create jobs. Under the banner
of creating jobs the construction sector is described as, “…vital for the recovery of the
UK economy”. The Plan highlights the Government’s commitment to supporting
“shovel ready” infrastructure projects across the country to ensure that projects which
can support the UK’s economic recovery in the next few critical years proceed at pace.

2.8

The scale of public investment in underwriting the UK economy has been necessary
but, as acknowledged in the plan, recovery requires private sector investment and all
sectors of the economy to play their part.

14

15

HM Government (2020) Our Plan to Rebuild: The UK Government’s Covid-19 Recovery Strategy
HM Treasury (2020) Plan for Jobs
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2.9

There is an urgent need for investment which creates jobs
The need for investment in projects which create new jobs is apparent with reference
to leading economic indicators, including employment and unemployment. The latest
Claimant Count data provides an up-to-date record of the number of people currently
claiming benefits principally for the reason of being unemployed. This reveals that as
of December 2020 across England, there are 2.23 million claimants, accounting for
6.4% of the working age population16.

2.10

Total claimant figures have increased by 120% across England since January 2020,
highlighting the severity of unemployment challenge that is faced. This challenge is
affecting all areas of the country including businesses and people in regions which have
historically been relatively strong and resilient to economic shocks.

2.11

To illustrate this point of escalating social and economic need, consideration of
Claimant Count data for the South West region highlights that unemployment had
increased to 166,980 people by December 2020 representing 5.5% of all working age
people. This is growth of 129% on unemployment levels in January 202017.

2.12

More locally, there were 19,600 people claiming out-of-work benefits in in Swindon
and Wiltshire in December 2020. Total claimant figures have increased across Swindon
and Wiltshire by 139% since January 2020. The rate of increase across Swindon is
higher however, with the 7,910 claiming out-of-work benefits in December being 143%
higher than in January 2020 and accounting for 5.6% of all working age people18.

2.13

These findings of the escalating need for jobs, as stark as they are, need to be
understood as only being a ‘point in time’ when the Government is actively supporting
jobs through its Coronavirus Job Retention Scheme. This scheme is due to conclude in
April 2021 with the risk of further mass unemployment. This will heighten the need for
employment creating investments and projects.

2.14

The need for different types of jobs
The Government is alert to the need for labour market flexibility and the imperative to
provide support to help those that have lost their jobs back into employment. The
scale and widespread nature of the unemployment challenge means that people
affected may have to adapt, learn new skills and work in different business sectors.

2.15

By way of context for the Proposed Development and the employment opportunities it
will provide, it is informative to consider the type of employment that is being sought.

2.16

Analysis of Jobseeker’s Allowance (JSA) claimants reveals that overall there are 740 JSA
claimants in the local impact area and a further 2,630 in the wider impact area seeking
employment. Of these claimants, 535 JSA claimants in the local impact area and a
further 1,810 residents across the wider impact area are seeking work in construction
trades19.

16

ONS (2020) Claimant count by sex and age
Ibid
18 Ibid
19 ONS (2011) Census 2011
17
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2.17

In Swindon, Honda UK will also close its manufacturing plant during 2021, releasing
approximately 3,500 members of staff20 and adding to the already large number of
economically active people currently unemployed in the borough.

2.18

It is also of note that the companies which generate the highest proportion of jobs in
Swindon are in the wholesale and retail trade, which accounts for 15.7% of available
employment jobs. Like many areas, Swindon has been, and will continue to be,
exposed to the job losses currently being experienced across the retail sector.

Summary
2.19

Covid-19 poses very significant economic challenges for the UK as a whole, for business
and for communities and individuals. Leading indicators such as economic output,
employment and unemployment highlight the urgent need to create jobs in order to
protect the prosperity and life chances of millions of people across the UK. The
Government’s plans for recovery and jobs provide support for projects which are going
to make a tangible impact quickly, that support the construction sector and those
which can provide foundations for the recovery.

2.20

Evidence of these impacts at a more local level within Swindon and the South West
shows some significant vulnerabilities in relation to the local economy that need to be
mitigated through the facilitation of additional private sector investment and job
creation.

2.21

The delivery of the Swindon Science Park has the potential to be an integral part of the
response to help the local economy to rebound and deliver much needed jobs to
safeguard the area’s future prosperity.

20

SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy
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3. Understanding Strategic Growth Ambitions
3.1

Swindon is located within the Swindon and Wiltshire Local Enterprise Partnership
(SWLEP) area and is of regional importance in employment and productivity terms.
Swindon also forms an important component part of the Western Gateway - a crossborder ‘super-region’21 covering Swindon and Wiltshire, Gloucestershire, the West of
England and cities in South Wales - which is being supported by the Government in its
ambition to deliver significant economic growth.

3.2

This section summarises the key economic priorities and objectives that form a critical
influence on future employment related development and investment in the borough.

National Policy and Strategy

3.3

Creating a resilient, growing and balanced economy remains a key priority for
government
The Government’s current focus on protecting jobs and livelihoods is clear and entirely
justified in the wake of the Covid-19 pandemic. Continuing to support the long term
competitiveness of the UK economy through investment infrastructure has also never
been more important to help boost economic growth, job creation and productivity,
and in turn, create a nationally resilient economy over the longer term.

3.4

The ongoing commitment to boosting productivity and earning power throughout the
UK is articulated within the Government’s Industrial Strategy22. The strategy seeks to
strengthen the five foundations of productivity which have been identified by the
government - ideas, people, infrastructure, business environment and places –
outlining the way in which the government will aim to “help businesses create better,
higher-paying jobs in every part of the United Kingdom with investment in the skills,
industries and infrastructure of the future”23.

3.5

It is recognised that a focus on improving the country’s lagging productivity rates will
be essential in achieving the Strategy’s objectives. Transforming the country’s
economic geography through investment in infrastructure and a more geographically
balanced approach which links up people and markets to attract and target investment
represent important priorities to help achieve the strategy’s overall aims.

3.6

At a national level, the planning system is expected to play an economic role
National planning policy responds to wider government growth agendas and sets out
the policy imperative of promoting economic growth and rebalancing the economy to
ensure that growth serves to “build a country that works for everyone”24.

21

SWLEP (2020) Emerging Local Industrial Strategy, p2
HM Government (2017) Industrial Strategy – Building a Britain fit for the future
23 Ibid, p14
24 Cabinet Office (2017) Building a country that works for everyone: the government’s plan – series of departmental
plans
22
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3.7

The National Planning Policy Framework (NPPF)25 and accompanying Planning Practice
Guidance (PPG)26 are built around a policy commitment to sustainable development.

3.8

In addition to a social and environmental objective, the planning system has an
economic objective (paragraph 8) which is expressed as follows:
“an economic objective – to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the
right places and at the right time to support growth, innovation and improved
productivity; and by identifying and coordinating the provision of
infrastructure”27.

3.9

At the heart of the NPPF is a presumption in favour of sustainable development, which
requires local authorities to adopt a positive approach in order to “seek opportunities
to meet the development needs of their area”28.

3.10

In the context of promoting economic growth, the NPPF states that:
“Planning policies and decisions should help create the conditions in which businesses
can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business
needs and wider opportunities for development…”29 (emphases added)

3.11

It continues by stating that:
“The approach taken should allow each area to build on its strengths, counter any
weaknesses and address the challenges of the future. This is particularly important
where Britain can be a global leader in driving innovation and in areas with high levels
of productivity, which should be able to capitalise on their performance and potential”30

3.12

To help facilitate this, there is also a requirement for planning policies and decisions to:
“…recognise and address the specific locational requirements of different sectors. This
includes making provision for clusters or networks of knowledge and data-driven,
creative or high technology industries….”31

3.13

The economic objectives of the Framework evidently provide an important context for
the consideration of the Swindon Science Park proposal.

25

Ministry of Housing, Communities & Local Government (2019) National Planning Policy Framework
Ministry of Housing, Communities & Local Government (2019) Planning Practice Guidance (PPG)
27
Ministry of Housing, Communities & Local Government (2019) National Planning Policy Framework, paragraph 8
28
Ibid, paragraph 11
29
Ministry of Housing, Communities & Local Government (2019) National Planning Policy Framework
30
Ibid, paragraph 80
31
Ibid, paragraph 82
26
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Local Economic Priorities and Strategies

3.14

3.15

Attracting inward investment and new innovation-active firms into the area
represents an important objective for the SWLEP
The Emerging Swindon and Wiltshire Local Industrial Strategy (SWLIS) 32 was published
in March 2020 and sets out ambitious plans for the future, building on the unique
features of the area to support the inclusive development of the economy and boost
our productivity over the next ten to fifteen years.
The SWLIS is founded on a vision to 2036 which seeks to:
“ensure all of our communities benefit from inclusive and sustainable growth, making
the Swindon and Wiltshire area world-renowned for its convergence of innovation,
entrepreneurialism and great quality of life”.

3.16

The LIS also responds to opportunities presented by Swindon and Wiltshire’s location
in the Western Gateway area, including the connectivity, greater exporting power and
innovation associated with the areas high-tech sectors, universities and R&D assets33.

3.17

Broadening and deepening innovation and R&D activity across Swindon and Wiltshire is
identified as a key challenge within the strategy. Although the area already benefits
economically from its specialisms in life sciences, advanced engineering and high value
manufacturing34, attracting further inward investment and new innovation-active firms
is seen as being an important objective for supporting the creation of higher value jobs
and productivity growth35.

3.18

At the same time, the emerging SWLIS also recognises the role of existing businesses
and highlights the importance of “supporting local businesses to adopt new and
innovative products, services and processes” and “increasing the interaction amongst
the local businesses and research organisations, resulting in more spin-offs”36. Creating
the right business environment to encourage spin-offs is recognised as being important
to support this37.

3.19

3.20

Investment is being encouraged in Growth Zones to diversify the economy and boost
productivity.
The emerging SWLIS also provides support for growing the area’s high value
manufacturing sector, recognising the important role that a number of sectors including pharmaceutical manufacturing - play in employment terms38.
Swindon and the M4 is also one of 3 Growth Zones identified in the SWLIS where a
diversified business base is being actively encouraged to build greater resilience and

32

SWLEP (2020) Emerging Swindon and Wiltshire Local Industrial Strategy
Ibid, p2
34 Ibid, p3
35 Ibid, p6
36 Ibid
37 Ibid, p21
38 Ibid, p9
33
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enable the area to respond more effectively to changing economic conditions in the
future.
3.21

Knowledge-based, higher skills sectors are viewed as being important strengths on
which to build in order to diversify the economy and boost productivity39. To further
these goals, the SWLIS highlights the LEP’s aim of attracting new inward investment
and employment opportunities into areas such as advanced engineering, life sciences
and defence, digital technology, aerospace and security40.

3.22

The SWLIS evidently builds on the earlier Strategic Economic Plan (SEP) published by
the LEP in January 2016 which outlined the intent to support innovation and the
creation of entrepreneurial culture in the business community across all sectors.

3.23

Strategic Objective 5 of the SEP ‘Business Development’ remains of relevance in this
context and states that one of the SWLEP’s priority actions is to:
“Develop internationally recognised clusters of digital technologies and life sciences
activity by building premises, capacity and linkages between research and development
and manufacturing capabilities41”

3.24

3.25

Swindon Borough Local Plan 2026
The Swindon Borough Local Plan 2026 was formally adopted by Swindon Borough
Council on 26th March 2015. The strategic objectives set out in the Local Plan are:
•

“Deliver growth that is balanced and sustainable, and provides the necessary
infrastructure, while addressing the impacts of climate change;

•

Deliver regeneration in a way that meets the needs of Swindon’s future, but
conserves and enhances the best of the past; and

•

Recognise the important role of green infrastructure to enhance the quality of life
for existing and future residents42”.

In Theme 2 on ‘Delivering Sustainable Economic Growth’, the Local Plan emphasises its
commitment to supporting businesses:
“Swindon remains “open for business” and is supportive of the needs of
businesses across the Borough43”.

3.26

The Spatial Vision supports the growth of businesses in Swindon:
“Swindon will become one of the best business locations in the UK, offering a
high quality of life, not just to its residents, but also to those from a much wider
catchment area. New jobs will be created and there will be the fullest range of
employment opportunities for the whole community44”.

39

Ibid, p29
Ibid, p29
41 Swindon and Wiltshire Local Enterprise Partnership (2015), Strategic Economic Plan
42 Swindon Borough Council (2015) Local Plan, p12
43 Ibid, p43
44 Ibid, p12
40
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3.27

3.28

Swindon Economic Strategy to 2026
The revised Swindon Economic Strategy45, adopted by Swindon Borough Council in
2017, also sets out the local authority’s ambition to grow the “local economy, create
more jobs and attract investment”.
The aim is outlined as:
“By 2026, Swindon will aim to be the UK’s most innovative, productive, fastest-growing
city, and will grow sustainably by upskilling our workforce to enable our businesses to
compete, whilst enhancing residents’ quality of life”

3.29

In order to achieve this level of growth the local authority has set a target to create
10,000 new jobs in key sectors (including pharmaceuticals), create 20,000 new jobs
across all sectors and generate £8.4 billion in economic growth (equivalent to 3%
growth per annum).

3.30

Pharmaceuticals is identified as a priority sector. The economic strategy outlines that
the manufacturing of pharmaceuticals supports 1,000 high value jobs. Swindon’s
location and comparative cost advantages contribute to this cluster of knowledgeintensive businesses. Swindon has the 8th largest employment cluster of pharma
businesses in the UK including companies such as Patheon, Catalent and Becton
Dickinson. Wasdell Packaging is also explicitly named in the economic strategy as a key
business in this sector.

3.31

Swindon Local Plan Review
Swindon Borough Council has been undertaking a review of the Swindon Borough Local
Plan. The Submission Draft of the Local Plan46 was published December 2019 and sets
out the strategy for delivering growth for Swindon Borough up to 2036.

3.32

The spatial vision within the Plan is reflective of the economic ambition previously
established for the borough, underpinned by a key of aim of Swindon becoming “one of
the UK’s most successful economies”47.

3.33

‘Strategic Objective 3: Economy’ is also of relevance within this context and clearly
confirms the Council’s intent to “meet the needs of local businesses and the forecast
growth in the local economy”, to “enhance Swindon’s position as the UK’s best business
location”48.

Summary
3.34

The Government is committed to facilitating a speedy economic recovery in the wake
of the Covid-19 pandemic. Priorities around creating a nationally resilient economy, by
boosting economic growth, job creation and productivity also remain. This pro-growth
agenda is reflected in the Government’s Industrial Strategy, as well as sub-regionally
within the emerging SWLIS.

45

Swindon Borough Council (2017) Swindon Economic Strategy to 2026
Swindon Borough Council (2019) Swindon Borough Local Plan Submission Draft
47 Ibid, paragraph 3.1.1
48
Ibid, paragraph 3.2.2
46
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3.35

More locally, the Swindon Borough Local Plan 2026, Swindon Economic Strategy and
emerging Local Plan also recognise the need to support local businesses and encourage
inward investment to meet the authority’s economic growth objectives.

3.36

Overall, the strategy and investment context for the borough is one that is supportive
of additional economic growth and job creation in Swindon. However, by virtue of
Swindon’s role in a wider strategic geography, it also has an important role to play as a
generator of employment opportunities that will contribute to the scale of ambition
being targeted across the South West region more widely.

3.37

This provides an important context for the development of new employment sites –
including the Appeal Site - that have the potential to support economic recovery and
job creation in the short term, as well as longer term goals focussed on economic
resilience and productivity growth, not just locally within Swindon but also at a regional
and national scale.

3.38

Swindon is also expected to benefit significantly - both directly and indirectly - from the
scale of investment proposed at Swindon Science Park. The nature and scale of
economic benefits that would be generated from the Proposed Development are
examined in more detailed within sections 4-6, including consideration of local benefits
for the borough.
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4. Phase 1 Economic Impacts
Components of Phase 1
4.1

Phase 1 comprises construction of new premises to allow The Wasdell Group to
consolidate its operations and relocate from its current sites in Swindon and Burnley
(Lancashire, North West). Once all development is complete, Phase 1 will represent
approximately 65% of Wasdell’s total floorspace within Swindon Science Park.

4.2

The new premises will comprise light industrial (Use Class B1c) floorspace (33,507 sqm
GIA footprint, with 5,007sqm GIA mezzanine). Any office and storage & distribution
uses will be ancillary to the main light industrial use.

Construction Phase Impacts
4.3

The Government’s ‘Plan for Recovery’ and ‘Plan for Jobs’ focus efforts on supporting
the construction industry as a key sector.

4.4

The importance of investment in construction projects is also highlighted by the high
and rising numbers of unemployed people seeking work in the construction sector
nationally and locally.

4.5

The employment and GVA impacts associated with constructing the Phase 1
development are presented below and it is clear that it has a positive role to play in
creating opportunities in the short term.

4.6

Employment Impacts
Based on the methodology outlined in Appendix 1, the construction component of
Phase 1 has the capacity to support approximately 465 person-years of direct
employment within the construction sector. This equates to an average of 310 full-time
equivalent (FTE)49 construction jobs on-site annually over the estimated construction
period (1.5 years).

4.7

Reflecting on the skills of the labour force and the latent demand for construction
employment50 a proportion of the construction jobs could potentially be drawn from
the local labour markets51. It is estimated that circa 210 direct FTE jobs are likely to be
held by residents in the wider impact area, of which 175 jobs could be held by Swindon
residents.

4.8

The positive economic impacts of the Proposed Development will extend beyond
construction employment. Expenditure on construction materials, goods and other
services will have far-ranging benefits both locally and further afield as it filters down
the supply chain. As a result the initial investment in the Proposed Development is

49

1 FTE is equivalent to 1 employee working full-time for 1 year. A person-year of employment is defined as the
amount of work done by an individual during a working year.
50 ONS (2020) Jobseekers Allowance by Occupation
51 ONS (2011) Census 2011 - Location of usual residence and place of work by sex (WU01UK)
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amplified in an economic ‘multiplier’ effect both locally and across the wider impact
area.
4.9

It is estimated that the construction of the Proposed Development could support a
further 105 FTE jobs (per annum) within the wider impact area via indirect and induced
effects, including 45 FTE jobs in the local impact area.

4.10

Taking the above factors into account, a total of 315 net additional FTE positions per
annum could be generated across the wider impact area, inclusive of 215 jobs in
Swindon. This is summarised in the following table.
Table 4.1:

Construction Phase Employment Impacts (per year of construction)

Phase 1: Construction
Net FTE Employment Generation

Swindon

Gross FTE Employment

Wider Impact Area
310

Direct Employment

175

210

Indirect / Induced Employment

45

105

Net Additional Employment (Total)

215

315

Source: Turley Economics, 2021

4.11

GVA Impacts
The construction phase of the Proposed Development will generate a significant
increase in Gross Value Added (GVA). GVA measures the value of goods and services
generated by an area, industry or sector of an economy.

4.12

Experian local market forecasts52 have been used to calculate the average GVA per FTE
employee in the construction sector. Applying this to the FTE jobs generated during the
construction phase enables the GVA impacts generated by the construction of the
Proposed Development to be estimated.

4.13

It is estimated that the construction of the Proposed Development could deliver an
annual net additional £30.6 million GVA impact to the wider economy each year during
construction, of which circa £21.9 million would be generated in Swindon. This is
summarised in the following table.

52

Experian (2020) Local Market Forecast Quarterly (December 2020)
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Table 4.2:

Construction Phase GVA Impacts (per year of construction)

Phase 1: Construction
Net GVA Generation

(i)

Swindon

Wider Impact Area

Direct GVA Impact

£17.7 million

£21.6 million

Indirect / Induced GVA Impact

£4.2 million

£9.0 million

Net Additional Impact (Total)

£21.9 million

£30.6 million

Source: Turley Economics, 2021

Operational Phase Impacts
4.14

Employment Impacts
Once completed and operational, the Phase 1 development will support a total of
1,300 gross FTE jobs on site53. This includes 600 existing Wasdell employees and an
additional 700 employees resulting from growth in its Swindon based operation.

4.15

Newly created jobs will cover a wide range of skills levels, roles and occupations
meaning that they will be accessible to a wide cross section of people needing
employment. The Wasdell Group estimates that 20% of new jobs would be within
Managerial or Technical professions.

4.16

Taking into account the distance travelled to work by Wasdell’s existing employees and
the availability of people looking for work (labour supply), it is estimated that circa
1,055 direct FTE jobs could be held by residents in the local (Swindon) and wider
economy. This includes 880 FTE jobs that could be held by Swindon residents54 and
further 175 held by residents across the wider impact area.

4.17

In addition to direct employment the positive economic impacts of Phase 1 will be
multiplied as purchases are made with suppliers and wages are spent. The ongoing
expenditure on materials, goods and other services purchased from a wide range of
suppliers will have far-ranging benefits as it filters down the supply chain (this being
termed ‘indirect effects’). This will support jobs in those businesses within the supply
chain. Employees working within the Phase 1 development will also spend their wages
on goods and services which will in turn support jobs in a wide range of sectors (this
being termed ‘induced effects’).

4.18

When these multiplier effects are considered, it is estimated that 530 indirect and
induced FTE jobs could be supported within the wider impact area, of which 220 could
be local to Swindon. This is summarised in Table 4.3.

53

Based on estimates provided by the Wasdell Group including 600 jobs transferring from Wasdell’s existing
operation in Swindon
54 Based on data from The Wasdell Group regarding the proportion of employees who work locally.
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Table 4.3:

Operational Phase Employment Impacts

Phase 1: Operational
Net FTE Employment Generation

Swindon

Gross On-site Employment

Wider Impact Area
1,300

Direct Employment

880

1,055

Indirect / Induced Employment

220

530

1,100

1,585

Net Employment (Total)
Source: Turley Economics, 2021

4.19

4.20

GVA Impacts
The operational phase of the Proposed Development will also generate a positive GVA
impact across Swindon and the wider economy.
Applying the average GVA per FTE employee in relevant sectors55 to the direct jobs
generated, and an all sector average to indirect/induced jobs, it is estimated that once
operational the Phase 1 development would generate a £96.7 million GVA impact to
the wider economy each year, of which circa £67.6 million per year would be local to
Swindon. This is summarised in the table below and highlights that the employment
retained and generated by the Phase 1 development has the potential to make an
important economic contribution to the local and wider economy.
Table 4.4:

Operational Phase GVA Impact

Phase 1: Operational
Net GVA Generation

(ii)

Swindon

Wider Impact Area

Direct GVA Impact

£46.4 million

£55.9 million

Indirect / Induced GVA Impact

£21.2 million

£40.8 million

Net Impact (Total)

£67.6 million

£96.7 million

Source: Turley Economics, 2021

4.21

Salaries
It is estimated that direct wage benefits of the Phase 1 development could equate to
an additional £15.7 million, including £13 million for employed residents living in
Swindon. This, in addition to wage expenditure of circa £9.5 million associated with
Wasdell’s existing employees, will support the local and wider economy through
increased spending power in local shops and services. This is a particularly important
consideration at the current time given the impact of changing consumer spending
behaviours and Covid-19 on the retail, hospitality and leisure sectors.

55

Experian (2020) Local Market Forecast Quarterly (December 2020). Analysis uses 2015-2019 average GVA per FTE
for Other Manufacturing, Administrative and Supportive Services and Transport and Storage sectors for direct jobs
and an all-sector average for indirect/induced jobs generated by the Wasdell component of the development.
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4.22

Business Rates
Businesses pay non-domestic rates (known as business rates) to contribute to the cost
of the local authority providing public services within which the business property is
situated.

4.23

The Government has introduced a Business Rate Retention Scheme (BRRS), which
became operational in April 2013. The scheme provides a direct link between business
rates growth and the amount of money local authorities have to spend on local people
and local services.

4.24

The Proposed Development includes commercial uses that will be liable for payment of
business rates. It is estimated that the Proposed Development would generate up to
£730,000 in business rate revenue per annum56, of which 50% would be retained by
Swindon Borough Council under current arrangements57. This will provide the Council
with an important source of income to enable them to effectively plan and budget.

56

Illustration based on analysis of the business rates paid by similar nearby properties, as published by the
Government’s Valuation Office Agency (VOA)
57 Ministry of Housing, Communities & Local Government (2020) The Local Government Finance Report (England)
2020/2021, p6
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5. Phase 2 Economic Impacts
Components of Phase 2
5.1

The Phase 2 development comprises the final section of the new Wasdell premises
(16,400 sqm GIA) which will account for approximately 35% of Wasdell’s total
floorspace within Swindon Science Park.

5.2

Phase 2 also includes buildings for occupation by other businesses, including 32,281
sqm GIA for B1b (research and development) uses.

Construction Phase Impacts
5.3

Employment Impacts
It is estimated that investment in the construction of the site has the potential to
support approximately 675 person-years of direct employment within the construction
sector. This equates to an average of 225 FTE construction jobs on-site annually over
the construction period (3 years).

5.4

Taking into account labour market containment levels and the availability of people
looking for work (labour supply), circa 155 direct FTE jobs are likely to be held by
residents in the wider impact area, of which 125 could be held by Swindon residents.
The construction of the Proposed Development could be expected to support a further
75 FTE jobs within the wider impact area via indirect and induced effects, including 30
FTE jobs in the local impact area of Swindon.

5.5

Taking the above factors into account a total of 230 net additional FTE positions per
annum could be generated across the wider impact area, inclusive of 155 jobs in
Swindon, during the construction period. This is summarised in the following table.
Table 5.1:

Construction Phase Employment Impacts (per year of construction)

Phase 2: Construction
Net FTE Employment Generation

Local Impact Area

Gross FTE Employment

Wider Impact Area
225

Direct Employment

125

155

Indirect / Induced Employment

30

75

Net Additional Employment (Total)

155

230

Source: Turley Economics, 2021

5.6

GVA Impacts
It is estimated that the construction of the Phase 2 development could deliver an
additional £22.2 million GVA impact to the wider economy each year of construction,
of which circa £15.9 million per year will contribute to the growth of the Swindon
economy. This is summarised in the following table.
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Table 5.2:

Construction Phase GVA Impact (per year of construction)

Phase 2: Construction
Net GVA Generation

(iii)

Local Impact Area

Wider Impact Area

Direct GVA Impact

£12.9 million

£15.7 million

Indirect / Induced GVA Impact

£3.0 million

£6.5 million

Net Additional Impact (Total)

£15.9 million

£22.2 million

Source: Turley Economics, 2021

Operational Phase Impacts
5.7

5.8

Once operational the Phase 2 development will support employment in two ways:
•

firstly, via the further expansion of the Wasdell Group operation; and

•

secondly, via the development of the wider Science Park.

The economic impacts associated with these proposals are considered in more detail
below.
Employment Impacts

5.9

Phase 2: Wasdell Expansion
Once completed and operational, the Wasdell component of the Phase 2 development
will support a total of 850 gross FTE jobs on site58, increasing the number of Wasdell
employees on the Swindon Science Park to 2,150 FTEs in total.

5.10

Newly created jobs will cover a wide range of skills levels, roles and occupations. As
outlined in section 4, The Wasdell Group estimates that 20% of new jobs would be
within Managerial or Technical professions.

5.11

Taking into account labour containment levels and the availability of people looking for
work (labour supply), it is estimated that circa 690 net direct FTE jobs could be
supported in the local and wider economy. This includes 575 FTE jobs that could be
held by Swindon residents59 and further 115 held by residents across the wider impact
area.

5.12

When multiplier effects are considered, it is estimated that further 345 indirect and
induced FTE jobs could be created within the supply chain and via onward expenditure
of wages in the wider economy, of which 145 could be local to Swindon.

58
59

Based on estimates provided by the Wasdell Group.
Based on data from The Wasdell Group regarding the proportion of employees who work locally.
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5.13

Phase 2: Wider Science Park
As outlined in the ‘Swindon Science Park: Early Stage Business and Delivery Plan’60, the
key target markets for the SSP include tech and innovation-led companies61. With
Wasdell as the host anchor it is anticipated that the Science Park will be attractive to
tech and knowledge-based companies operating in the life and physical sciences
sectors.

5.14

At this stage the occupiers of the wider Science Park are unknown. In the absence of
such information it is appropriate for this initial assessment to use recognised
employment density assumptions for B1b (research and development) uses62 to
estimate the potential employment impacts generated by the development. Applying
this employment density to the floorspace parameters63, it is estimated that around
550 gross FTE jobs could be supported on site when the wider Science Park is complete
and occupied. This is however a conservative estimate.

5.15

It is acknowledged that as part of the strategy to enable the future delivery of the
Science Park the Applicant has committed to the delivery of an Innovation Hub as an
initial development within Phase 2. The employment potential of this proposal is
considered in more detail within the ‘Swindon Science Park Early Stage Business and
Delivery Plan’64 prepared by Cam-Sci and highlights the potential to generate 280 jobs
on site from the creation of circa 3,250 sqm (GIA) of B1b floorspace within this facility.

5.16

Market intelligence provided by Cam-Sci also indicates that in the life sciences sector,
there has been considerable growth in bioinformatics and cheminformatics, both of
which are office based activities. Cam-Sci have also highlighted that data driven
innovation is also often associated with office based activities. It is evident, therefore,
that where floorspace within Phase 2 is used more intensively for research and
development, the employment yield from the B1b uses proposed within the Science
Park could be higher.

5.17

However, for assessment purposes, and until such time that a detailed planning
application is submitted, the conservative estimate outlined above represents a valid
assumption to assess employment and GVA impacts of the wider Phase 2 proposal.

5.18

Using the 550 direct gross jobs as a baseline estimate, and taking into account labour
market containment levels and the availability of people looking for work (labour
supply), it is estimated that circa 450 direct FTE jobs could be supported across the
wider economy. Of these jobs, 305 could be held by residents of Swindon, with a
further 145 taken by residents living across the wider impact area.

60

Cam-Sci (2021) Swindon Science Park: Early Stage Business and Delivery Plan.
These are outlined in the Swindon Science Park: Early Stage Business and Delivery Plan (prepared by Cam-Sci in
February 2021) as comprising companies in Life sciences, Biotechnology, Bioinformatics, Cheminformatics, Cyber
security, Design, Digital, Engineering, Medical devices and medical testing, Med-tech, Nanotechnology, Novel
materials, and other companies providing complimentary research, support and expertise.
62 An average employment density of 1 FTE per 50 sqm (Net Internal Area) has been applied in line with guidance
within the HCA (2015) Employment Density Guide, 3rd Edition.
63
An adjustment has been made to estimate the net internal area (NIA)
64
Cam-Sci (2021) Swindon Science Park: Early Stage Business and Delivery Plan, para 7.13.
61
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5.19

5.20

5.21

It is estimated that 225 indirect and induced FTE jobs could also be created within the
supply chain and via onward expenditure of wages in the wider economy, of which 75
could be local to Swindon65.
Employment Summary
In summary, it is estimated that the Phase 2 development has the potential to support:
•

1,400 gross FTE jobs on site;

•

an additional 1,035 direct, indirect and induced FTE Jobs across the wider
economy, including 720 FTE jobs in Swindon, generated by the further expansion
of The Wasdell Group operation; and

•

a further 675 direct, indirect and induced FTE jobs across the wider economy,
including 380 FTE jobs in Swindon, generated by the development of the wider
Science Park.

This is summarised in Table 5.3.
Table 5.3:

Operational Phase Employment Impacts – Phase 2 Summary

Phase 2:
Operational

Wasdell Expansion

Net FTE Employment

Swindon Wider Impact Swindon

Wider Impact

Area

Area

Generation
Gross On-site

850

Employment
Direct Employment
Indirect / Induced
Employment
Net Additional
Employment (Total)

Wider Science Park

Phase 2 Total
Swindon

Wider impact
Area

550

1,400

575

690

305

450

880

1,140

145

345

75

225

220

570

720

1,035

380

675

1,100

1,710

Source: Turley Economics, 2021
5.22

In total, this equates to 1,710 net additional FTE jobs across the wider impact area,
including 1,100 FTE jobs in Swindon.

65

This is based on a multiplier of 1.25 for the local impact area and 1.5 for the wider impact area in line with
guidance published in the HCA (2014) Additionality Guide, 4th Edition.

27

5.23

5.24

GVA Impacts
Experian local market forecasts66 and published research have been used to calculate
the average GVA per FTE employee in relevant sectors likely to occupy the Phase 2
development67. Applying this to the FTE jobs generated during the operational phase
allows for an analysis of the GVA impacts generated by the Proposed Development.
Phase 2: Wasdell Expansion
Applying the average GVA per FTE employee in relevant sectors68 to the direct jobs
generated, and an all sector average to indirect/induced jobs, it is estimated that the
Wasdell component of Phase 2 has the potential to generate a £63.3 million GVA
impact to the wider economy each year, of which circa £44.2 million per annum could
contribute to the growth of the Swindon economy. This is summarised in the table
below.
Table 5.4:

Operational Phase GVA Impact – Wasdell Expansion

Phase 2: Operational
Net GVA Generation

(iv)

Swindon

Wider Impact Area

Direct GVA Impact

£30.4 million

£36.6 million

Indirect / Induced GVA Impact

£13.8 million

£26.7 million

Net Additional Impact (Total)

£44.2 million

£63.3 million

Source: Turley Economics, 2021

5.25

5.26

Phase 2: Wider Science Park
GVA per FTE employee varies by sector, with higher rates typically associated with
sectors which provide highly skilled, high value jobs. It is of note within this context
that research published69 on the economic contribution of the life sciences sector to
the UK economy highlights that the sector makes a significant contribution to the UK’s
strength in innovation. The same research also notes that employment in the sector
provides highly skilled, high value jobs with an average GVA per employee – of
£104,000 per FTE employee – being over twice the UK average70. This is higher than the
all sector average GVA per FTE in Swindon and across the wider impact area, at
£96,556 and £77,220 respectively.
Applying £104,000 GVA per FTE figure to the direct FTE jobs, and an all sector average
for the indirect and induced jobs generated, it is estimated that the Phase 2 Science
Park has the potential to generate a further £63.8 million GVA impact to the wider

66

Experian (2020) Local Market Forecast Quarterly (December 2020)
Analysis uses 2015-2019 average GVA per FTE for Other Manufacturing, Administrative and Supportive Services
and Transport and Storage sectors for direct jobs and an all-sector average for indirect/induced jobs generated by
the Wasdell component of the development. Life Sciences sector GVA per FTE (based research published by PwC in
2017 on the economic contribution of the UK life sciences industry) is used for the wider Science Park.
68
Experian (2020) Local Market Forecast Quarterly (December 2020). Analysis uses 2015-2019 average GVA per FTE
for Other Manufacturing, Administrative and Supportive Services and Transport and Storage sectors for direct jobs
and an all-sector average for indirect/induced jobs generated by the Wasdell component of the development.
69 PwC (2017) The Economic Contribution of the UK Life Sciences Industry. Available at:
https://www.abpi.org.uk/publications/the-economic-contribution-of-the-uk-life-sciences-industry/
70 Ibid, p5
67
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economy each year, of which circa £39.2 million per annum could contribute to the
growth of the local Swindon economy. This is summarised in the table below.
Table 5.5:

Operational Phase GVA Impact – Wider Science Park

Phase 2: Operational
Net GVA Generation

(v)

Swindon

Wider Impact Area

Direct GVA Impact

£31.8 million

£46.5 million

Indirect / Induced GVA Impact

£7.4 million

£17.3 million

Net Additional Impact (Total)

£39.2 million

£63.8 million

Source: Turley Economics, 2021
GVA impact summary
5.27 In summary, the delivery of phase 2 has the potential to generate a GVA impact of
£127.1 million per annum for the wider economy. This is summarised in the table
below and clearly highlights the potential of the Phase 2 development to deliver a
significant GVA impact across the local and wider economy.
Table 5.6:

Operational Phase GVA Impact – Phase 2 Total

Phase 2: Operational
Net GVA Generation

(vi)

Swindon

Wider Impact Area

Direct GVA Impact

£62.2 million

£83.1 million

Indirect / Induced GVA Impact

£21.2 million

£44 million

Net Additional Impact (Total)

£83.4 million

£127.1 million

Source: Turley Economics, 2021

5.28

Salaries
It is estimated that direct wage benefits of the Phase 2 development could equate to
£32.4 million, including £24.9 million for employed residents living in Swindon. This will
support the local and wider economy through increased spending power in local shops
and services. This is a particularly important consideration at the current time given the
impact of changing consumer spending behaviours and Covid-19 on the retail,
hospitality and leisure sectors.
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5.29

Business Rates
It is estimated that the Proposed Development would generate up to £1.6 million in
business rate revenue per annum71, of which 50% would be retained by Swindon
Borough Council under current arrangements. This will provide the Council with an
important source of income to enable them to effectively plan and budget.

71

Illustration based on analysis of the business rates paid by similar nearby properties, as published by the
Government’s Valuation Office Agency (VOA)
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6. Net Economic Impact: Total Development
6.1

The assessments set out in Chapters 4 and 5 have presented the total impacts of
Phases 1 and 2 once the scheme is built and fully operational.

6.2

In this Chapter the ‘net impacts’ within the local and wider impact areas are presented.
In order to calculate net impacts it is necessary to deduct the existing impacts from
Wasdell Group’s current activities from the total impacts calculated. This is important
to consider in this case, as existing operations of the Wasdell Group are relocating to
the proposed site. The relocation of other local businesses to the Science Park is also
considered in this Chapter, although this is more challenging to quantify. Any
relocations will also free up occupied premises for occupation by other businesses and
will therefore support wider growth.

Relocation of Wasdell Group Activities from Current Site in Swindon
6.3

The Wasdell Group currently operates from a site on EuroWay Industrial Estate,
Swindon. The economic impact of the existing Swindon site across each indicator is
presented below.
Table 6.1:

Wasdell Group Existing operations at Swindon facility

Economic Benefit

Existing Operations
Local Impact
Area

Gross jobs (FTE) on site

Wider Impact
Area
600

Direct Jobs (FTE)

405

490

Indirect/induced Jobs (FTE)

100

245

Net jobs supported in the local and wider
economy)

505

735

Direct GVA impact

£21.4 million

£25.8 million

Indirect/Induced GVA impact

£9.8 million

£18.8 million

GVA impact per annum72 across the local
and wider economy

£31.2 million

£44.6 million

Wage Expenditure (Annual)
Business Rates (Annual)

£9.5 million
circa £365,00073

Source: Turley Economics, 2021

72

Note: Operational GVA estimates have been updated drawing on the latest Local Market Quarterly Forecasts
(December 2020) published by Experian. These estimates therefore update those presented within the ‘Wasdell –
Our Economic Impact Report’ submitted within the original planning application.
73 Based on payments to be made by Wasdell Group during the period from 1st April 2020 to 31st March 2021.
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6.4

The economic impact of Wasdell’s Burnley site is not considered as this is outside of
the local and wider impact areas. The relocation of these employment benefits will
therefore all be additional to the Swindon area and the wider impact area.

Relocation of Local Businesses
6.5

As outlined in Chapter 5, the Phase 2 Science Park will provide space for business from
a range of tech and knowledge-based industries.

6.6

Science Parks are designed to cater for small businesses looking to develop new
products and benefit from agglomeration impacts. It is of note that Swindon already
has a strong small business base. There are currently 6,760 micro businesses (0-9
employees) and a further 735 small and medium sizes business enterprises (SMEs) with
up to 249 employees within Swindon74. This equates to 89.5% and 9.8% of the number
of enterprises operating in Swindon75. It is likely that a proportion of local business
would relocate to the site in addition to new business moving to the area.

6.7

While this cannot be quantified with certainty, allowances for a low level of
displacement have been allowed for when assessing economic impacts. It is important
to note, however, that any relocations may also free up existing space for new business
occupation. This may have benefits in terms of creating choice within the supply of
premises locally.

Net Additional Impact of Wasdell and Swindon Science Park
6.8

As outlined, the relocation of Wasdell’s Swindon operation can be quantitatively
accounted for in the economic assessment. It has been confirmed that Wasdell’s 600
FTE employees will relocate to Phase 1 of the development. Phase 1 will also facilitate
the expansion of the business by 700 employees and Phase 2 by 850 employees.

6.9

This investment, alongside that proposed in the new Science Park, will produce net
additional economic impacts for the local impact area of Swindon beyond the impact of
the existing Wasdell Group operation.

6.10

Table 6.2 below summarises the net additional economic impact across Swindon (local
impact area).

74
75

ONS (2020) UK Business Counts
ONS (2020) UK Business Counts
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Table 6.2:

Net additional economic impact within Swindon (local impact area)

Economic Benefit to Swindon
Economy

Phase 1

Phase 2

Total

Wasdell

Wasdell

Science Park

Gross Jobs (FTE)

700

850

550

2,100

Direct jobs in Swindon (FTE)

475

575

305

1,355

Indirect/Induced jobs (FTE)

120

145

75

340

Net additional jobs in Swindon

595

720

380

1,695

Direct GVA per annum

£25.0 million

£30.4 million

£31.8 million

£87.2 million

Indirect / induced GVA per annum

£11.4 million

£13.8 million

£7.4 million

£32.6 million

Net additional GVA per annum

£36.4 million

£44.2 million

£39.2 million

£119.8 million

Wage Expenditure (Annual) – Direct jobs

£13.0 million

£16.1 million

£8.9 million

£38.0 million

Business Rates per annum

£0.4 million

£0.3 million

£1.3 million

£2.0 million

Source: Turley Economics, 2021
6.11

Net additional employment and GVA impacts will also be experienced at the scale of
the wider impact area. These are summarised in Table 6.3 below.
Table 6.3:

Net additional economic impact within the wider impact area.

Economic Benefit to Swindon
Economy

Phase 1

Phase 2

Total

Wasdell

Wasdell

Science Park

Gross Jobs (FTE)

700

850

550

2,100

Direct jobs in the wider impact area (FTE)

570

690

450

1,710

Indirect/Induced jobs (FTE)

285

345

225

855

Net additional jobs in wider impact area

855

1,035

675

2,565

Direct GVA per annum

£30.1 million

£36.6 million

£46.5 million

£113.2 million

Indirect / induced GVA per annum

£22.0 million

£26.7 million

£17.3 million

£66.0 million

Net additional GVA per annum

£52.1 million

£63.3 million

£63.8 million

£179.2 million

Wage Expenditure (Annual) – Direct Jobs

£15.7 million

£19.3 million

£13.0 million

£48.0 million
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Wasdell’s potential economic impact in Swindon and the wider impact areas
following expansion
6.12

As outlined above, if the Wasdell Group is able to consolidate operations and move
into a larger premises, 1,550 additional jobs will be created. The expanded Wasdell
operation would support 2,150 jobs in total (including 600 current Wasdell employees).
The Wasdell Group predicts that 20% of new jobs would be classed as Managerial or
Technical professions.

6.13

The positive economic impacts of Wasdell’s expansion plans across the wider impact
area economy are summarised in the table below.
Table 6.4:

Potential economic impact of Wasdell Group following expansion
Wasdell’s growth is Wasdell is able to
curtailed by a lack of grow its Swindon
space
operation

Difference - Growth
enabled by
Wasdell’s expansion

Gross Jobs (FTE)

600

2,150

1,550

Direct Jobs (FTE)

490

1,750

1,260

Indirect/Induced
Jobs (FTE)

245

875

630

Net employment
impact (FTE)

735

2,625

1,890

Direct GVA

£25.8 million

£92.5 million

£66.7 million

Indirect/Induced
GVA

£18.8 million

£67.5 million

£48.7 million

Total GVA Impact

£44.6 million

£160.0 million

£115.4 million

Source: Turley Economics, 2021
6.14

In total, the expansion of Wasdell has the potential to support 2,625 direct, indirect
and induced FTE jobs across the wider economy, of which 1,890 FTE jobs would be
additional. Wasdell Group’s GVA impact would also increase by £115 million per
annum to £160 million.

6.15

In the event that Wasdell is unable to expand its operations, its revenue growth will
largely be curtailed, and its employment and GVA impacts will remain stagnant.
However, should the Wasdell Group not be able to relocate to the proposed site, and
relocates outside of the area, up to 735 jobs and £44.6 million GVA impact currently
generated across the wider economy would be lost.
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7. Conclusion
7.1

The scale of the economic benefits that the Proposed Development will create are such
that it will make a significant contribution to local economic recovery as well helping to
make the economy more resilient by providing opportunities for growth in high value
sectors. Importantly, Swindon Science Park will deliver a significant number of jobs at a
time when the UK needs to sustain and create new employment. This will contribute
directly to the Government’s Plan for Recovery and its Plan for Jobs.

7.2

In policy terms, the NPPF is clear in its requirement that:
“Planning policies and decisions should help create the conditions in which businesses
can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business
needs and wider opportunities for development…”76

7.3

As has been evidenced within this report, the Swindon Science Park offers a unique
opportunity to support economic growth and productivity locally, via the creation of
new employment and the associated GVA impacts this will generate. It will also create
the conditions in which a major business operating in the pharmaceuticals sector – The
Wasdell Group - can invest, expand and adapt.

7.4

The Swindon Science Park will also create of a cluster of knowledge and data-driven,
high technology industries – fulfilling another key requirement of the NPPF77 and
providing a sustainable source of high skill, high value jobs within Swindon. This in turn
will help to diversify the local economy and build greater resilience to enable the area
to respond more effectively to changing economic conditions in the future in line with
local priorities.

On completion and operation the Swindon Science Park will deliver the
following sustainable benefits for the local and wider economy:
•

A total of 2,700 FTE jobs on site in a range of occupations and in high value and
growing industries (including 600 FTE jobs retained from the existing Wasdell
Group operation in Swindon);

•

An additional 2,565 direct, indirect and induced FTE jobs created across the
wider economy, including 1,695 jobs for residents of Swindon.
Of these jobs:
‒

76
77

855 would be created following the completion of the Wasdell Phase 1
development; and

MHCLG (2019) National Planning Policy Framework, paragraph 80
Ibid, paragraph 82
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‒

A further 1,710 would be created following the completion of Phase 2, of
which a proportion would be supported in high value knowledge-based
sectors.

•

An additional £179.2 million GVA impact per annum;

•

£48 million in additional wage expenditure from employees working on site; and

•

£2.0 million uplift in business rate revenue per annum for Swindon Borough
Council.

Over the construction period Swindon Science Park will create the following
benefits to expedite Swindon and the UK’s economic recovery:
•

•

7.5

Investing over £50 million in the UK’s construction industry during the delivery of
Phase 1. This will:
‒

create over 300 direct, indirect and induced FTE jobs; and

‒

generate £30.6 million GVA impact each year during construction (1.5
years).

Investing over £75 million in the UK’s construction industry during the delivery of
Phase 2. This will:
‒

create over 230 direct, indirect and induced FTE jobs; and

‒

generate £22.2 million GVA impact each year during construction (3
years).

These benefits are significant and will deliver prosperity to residents and businesses
both locally in Swindon and across the wider economy.
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Appendix 1:

Methodology

This Economic Impact Assessment has been carried out by Turley Economics. Our Economic
Impact Assessments are prepared in accordance with nationally accepted best practice and
guidance.
The method for assessing the economic benefits during the construction and operational
phases is set out below. The assessment of impact is subject to change as the proposals
progress to a planning application.

Study Area
The net additional employment impacts have been calculated within a local and wider impact
area, defined as follows:
•

A local impact area based on the administrative area of Swindon. The 2011 Census
indicates that 74.0%, of people working in Swindon also lived in this area, indicating a
need to allow for a level of leakage from this area78.

•

A wider impact area is a bespoke geography defined by the commuting catchment
area of Swindon. The 2011 Census found that the majority (90.3%) of people working
in Swindon live in Swindon, Wiltshire, Cotswold, Vale of White Horse, West Berkshire
and West Oxfordshire. This suggests a reasonable level of socio-economic containment
within this geography. It is considered, therefore, that the majority of economic
impacts assessed would be concentrated within the wider impact area79.

The impact areas are illustrated in the plan overleaf.

78
79

ONS (2011) Census 2011
ONS (2011) Census 2011
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Local and Wider Impact Areas

Source: Turley Economics, 2018

Reference Case
It is common practice to account for any existing active operations on an application site, or
the reference case. This enables the net additional impacts to be demonstrated.
Currently the site of the Proposed Development is vacant and therefore no employment is
currently being generated. However, not all employment on site will be truly ‘additional’ to the
local and wider impact areas. The Wasdell Group are consolidating by moving their operations
from premises in Burnley and Swindon to premises on-site as part of Phase 1 and part of Phase
2. Phase 2 will be additional space, but it can be assumed that some businesses will relocate
from elsewhere in the local and wider impact area. This in turn will free up space for other
businesses to move into.
The net additional case (i.e. the estimation of gross impacts minus current activity in the local
and wider impact area) is considered in more detail in Chapter 6.

Construction Phase
The construction phase impacts within the assessment include construction expenditure, fulltime equivalent (FTE) construction jobs as well as GVA impacts. In order to calculate these
impacts the following methodology has been used:
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•

Employment impact – The estimated construction cost80 is divided by the average
employee turnover in the construction sector for the South West81 in order to calculate
the likely direct employment for a single year of construction. The total number of
employees generated directly by the construction programme is then divided by the
number of years over which the construction of the project is envisaged, to give gross
FTE jobs. Allowances for leakage82 and displacement83 are then made in order to
calculate net FTE jobs generated by the development, and a multiplier is applied to
estimate of indirect and induced employment84.

•

GVA impact - The average GVA per FTE worker in the construction sector is calculated
using Experian local market forecasts85. This is applied to the net FTE construction jobs
estimated to be generated by the Proposed Development.

Operational Phase
Operational impacts refer to the impacts that will be generated during the lifetime of the
Proposed Development as the commercial floorspace is occupied. The following indicators
have been assessed:
•

Employment impact - In order to calculate the number of jobs generated through the
operational phase of commercial uses, appropriate employment densities are applied
to the relevant floor spaces, in line with national guidance86, to calculate the number of
direct gross FTE jobs generated by the development of the sites. Where available,
employment forecasts provided by the Wasdell Group are used to reflect their
expansion plans. The employment densities used allow for unusual hours of operation such as 24 hour working - shift patterns and flexible contracts87. Appropriate
allowances for leakage and displacement are made in line with the Additionality
Guide88 in order to calculate a net direct FTE job creation. A multiplier is also applied
to allow for employment generated through indirect and induced effects89 to be
factored in to the assessment.

•

GVA Impact - the average GVA per FTE worker is calculated for relevant sectors using
Experian local market forecasts90. This is applied to the net FTE jobs estimated to be
generated by the Proposed Development.

•

Wage Expenditure – Total annual expenditure on employee wages has been estimated
by using data from the 2020 Annual Survey of Hours and Earnings (ASHE). Wage
expenditure on direct jobs supported through the operation of the site is estimated by

80

Estimated scheme costs were provided by the client
Department for Business, Innovation and Skills (2020) Business Population Estimates
82 In line with the Wasdell Group’s data regarding the location of where current Swindon staff live and labour
market containment as measured by the 2011 Census
83 HCA (2014) Additionality Guide 4th Edition
84 Ibid
85 Experian (December 2020) Local Market Forecast Quarterly
86 HCA (2015) ‘Employment Density Guide 3rd Edition’
87 Ibid – Page 33
88 HCA (2014) Additionality Guide 4th Edition
89 Induced effects relate to the amount of increased income generated via a direct effect that is re-spent on goods
and services within the local economy.
90 Experian (September 2017) Local Market Forecast Quarterly
81
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multiplying the South West median full-time wage91 for the appropriate industry by the
number of direct FTE employees within each occupation.
•

Business Rate Revenue - In order to calculate the uplift in non-domestic rates (known
as business rates) through the operational phase of the Proposed Development, the
net additional floorspace is disaggregated by use. Evidence from the Valuation Office
Agency (VOA)92 is utilised to run comparable analysis of similar units and uses. The
derived indicative rates are subsequently applied to estimated rateable floorspace
elements within the Proposed Development, with a national multiplier applied to
estimate business rates payable per annum. It should be noted that this is an
illustration of potential business rates.

Economic impact estimates are presented as net figures, accounting for leakage, displacement
and multipliers in accordance with best practice guidance.

Assessment Scenarios
The Economic Impact Assessment considers the two development phases of the scheme:
•

Phase 1 – Relocation of the Wasdell Group from its current premises in Swindon and
Burnley93 to expanded premises (represents approximately 65% of future operational
floorspace); and

•

Phase 2 – The remainder of the Wasdell Group’s relocation to new premises
(represents approximately 350% of future operational floorspace). Additional
proposed Science Park on the remainder of the site.

The following table lists the uses and floorspace parameters for each phase of the Proposed
Development that have been used to inform the assessment of economic impacts. The Phase 2
outline elements will be refined as reserved matters planning applications for Phase 2 are
submitted.

91

ONS (2020) Annual Survey of Hours and Earnings
Valuation Office Agency (2017) ‘Business Rates’
93
Wasdell also has premises in Newcastle and Dublin, Ireland. These premises will not be relocated.
92

40

Proposed Development, by Phase and Use Class
Occupiers or use

sqm GIA

Use class

Wasdell Group

33,507

B1c: Light industrial,
with ancillary office,
storage and industrial

-

33,507

-

Wasdell Group

16,400

B1c: Light industrial,
with ancillary office,
storage and industrial

Science Park

32,381

B1b: Research and
development of
products and processes

Total: Phase 2

-

48,781

-

Total: Phase 1 & 2

-

82,288

-

Phase 1

Total: Phase 1
Phase 2 (outline
proposal)

Source: Turley Economics, 2021
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1. Introduction
1.1

This report has been produced by Turley, on behalf of Wasdell Properties Ltd (herein
‘Wasdell’), to review and critique the approach towards employment land provision
that is proposed by Swindon Borough Council (‘the Council’). The findings of this report
are drawn upon within wider representations that respond to the Council’s ongoing
consultation on the Proposed Submission Draft of its Local Plan1 (‘the draft Plan’).

1.2

An earlier iteration of this report was produced in September 2019 during consultation
on Emerging Strategies for the Local Plan. The Council does not appear to have directly
responded to its conclusions or the issues raised, which remain relevant in the context
of the draft Plan given that the Council has selected an option which was dismissed in
our previous submission on the basis of a lack of evidential justification.

1.3

The report continues to be prepared in the context of Wasdell’s land interests within
the borough, particularly land at Inlands Farm which is the subject of a current
planning application and is promoted as a strategic employment site to deliver the
Swindon Science Park (SSP). The SSP has been identified as providing a unique
opportunity to create an innovation-led cluster, building on local and regional strengths
in pharma, digital, high-tech and advanced manufacturing sectors. The proposed
development also responds to the bespoke (and currently unmet) property needs of
the intended anchor occupier, the Wasdell Group – a recognised market leader in
innovative technical, design and production solutions for the global pharmaceutical
sector.

Purpose of this report
1.4

The report evidences the need for a strategic scale employment site in the borough of
Swindon. This is consistent with our previous conclusion and reflected one of the
options (E3) proposed by the Council in the Emerging Strategies consultation. This
report therefore challenges the Council’s selection and justification of an alternative
option oriented towards small sites.

1.5

This position conflicts where the conclusions of the Council’s own evidence, in the form
of the latest Employment Land Review2, and the economic growth potential and
ambition of the borough which has previously been articulated in Swindon’s Economic
Strategy and the Strategic Economic Plan of the Swindon and Wiltshire Local Enterprise
Partnership. Both recognise the strength of the local economy and the strategic
ambition which can only be achieved via facilitating and achieving additional business
growth and investment with the identification of an appropriate supply of employment
land sites a critical factor.

1.6

Although these strategies and evidence base documents provide an important
economic context, it is considered that the Council has failed to respond positively to
their recommendations in the draft Local Plan, particularly in relation to assessed
qualitative needs and the potential deficiencies in the employment land supply. It

1
2

Swindon Borough Council (December 2019) Swindon Borough Local Plan 2036: Proposed Submission Draft
NLP (2017) Swindon Employment Land Review

1

follows that the preferred strategy now proposed in this iteration of the Plan will not
be effective in meeting in full all identified needs over the plan period, including the
needs of a major employer in the form of our client which is seeking to invest, expand
and adapt in response to identified market opportunities.
1.7

This is contrary to national policy and means that the emerging strategies must be
altered to ensure that local business needs are acknowledged and accommodated. This
is critical if the draft Plan is to be ultimately judged as being sound, based on the tests
set within the National Planning Policy Framework3 (NPPF).

1.8

These matters are explored in more detail throughout this report with reference to the
latest available evidence on the borough’s future need and land supply.

3

MHCLG (2019) National Planning Policy Framework, paragraph 35

2

2. Requirements of National Policy
2.1

National planning policy sets out the policy imperative of promoting economic growth
and rebalancing the economy to ensure that growth serves to ‘build a country that
works for everyone’4.

2.2

The National Planning Policy Framework (NPPF) states that:
“Planning policies and decisions should help create the conditions in which businesses
can invest, expand and adapt. Significant weight should be placed on the need to
support economic growth and productivity, taking into account both local business
needs and wider opportunities for development…”5 (emphases added)

2.3

It continues by stating that:
“The approach taken should allow each area to build on its strengths, counter any
weaknesses and address the challenges of the future. This is particularly important
where Britain can be a global leader in driving innovation and in areas with high levels
of productivity, which should be able to capitalise on their performance and
potential”6 (emphases added)

2.4

2.5

Planning policies are therefore expected to:
•

Set out a clear economic vision and strategy which positively and proactively
encourages sustainable economic growth, having regard to Local Industrial
Strategies and other local policies for economic development and regeneration;

•

Set criteria, or identify strategic sites, for local and inward investment to match
the strategy and to meet anticipated needs over the plan period;

•

Seek to address potential barriers to investment, such as inadequate
infrastructure, services or housing, or a poor environment; and

•

Be flexible enough to accommodate needs that are not anticipated in the plan,
allow for new working practices and enable a rapid response to changes in
economic circumstances7.

Planning policies are also required to:
“…recognise and address the specific locational requirements of different sectors. This
includes making provision for clusters or networks of knowledge and data-driven,

4

Cabinet Office (2017) ‘Building a country that works for everyone: the government’s plan’ – series of departmental
plans
5
MHCLG (2019) National Planning Policy Framework, paragraph 80
6
Ibid, paragraph 80
7
Ibid, paragraph 81
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creative or high technology industries; and for storage and distribution operations at a
variety of scales and in suitably accessible locations”8 (emphasis added)
2.6

Planning Practice Guidance (PPG) further confirms that:
“Strategic policy-making authorities will need to prepare a robust evidence base to
understand existing business needs, which will need to be kept under review to reflect
local circumstances and market conditions. National economic trends may not
automatically translate to particular areas with a distinct employment base”9
(emphasis added)

2.7

Policy-making authorities are clearly advised of the ‘need to liaise closely with the
business community…to understand their current and potential future requirements’10.
Such engagement should aim to understand businesses’ ‘changing needs and identify
barriers to investment’11.

2.8

Authorities’ evidence of market demand should reflect ‘the locational and premises
requirements of particular types of business’, and should be drawn from:
“…local data and market intelligence, such as recent surveys of business needs,
discussions with developers and property agents and engagement with business and
economic forums”12

2.9

A ‘range of data’ should be used to ‘develop an idea of future needs’. This includes but
is not limited to employment forecasts, with the PPG also emphasising the importance
of taking account of past take-up trends and ‘consultation with relevant
organisations’13.

2.10

The PPG provides specific advice on how the specific locational requirements of
specialist sectors can be addressed:
“When assessing what land and policy support may be needed for different
employment uses, it will be important to understand whether there are specific
requirements in the local market which affect the types of land or premises needed.
Clustering of certain industries (such as some high tech, engineering, digital, creative
and logistics activities) can play an important role in supporting collaboration,
innovation, productivity, and sustainability, as well as in driving the economic prospects
of the areas in which they locate. Strategic policy-making authorities will need to
develop a clear understanding of such needs and how they might be addressed taking
account of relevant evidence and policy within Local Industrial Strategies. For example,

8

Ibid, paragraph 82
PPG Reference ID 2a-025-20190220
10
PPG Reference ID 2a-026-20190220
11
PPG Reference ID 61-040-20190315
12
PPG Reference ID 2a-026-20190220
13
PPG Reference ID 2a-027-20190220
9
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this might include the need for greater studio capacity, co-working spaces or research
facilities”14
2.11

It recognises that such specialist needs are ‘often more qualitative in nature and will
have to be informed by engagement with businesses and occupiers within relevant
sectors’15 (emphases added).

2.12

Fundamentally, the NPPF requires strategic policies to make ‘sufficient provision’ for
employment and other commercial development16. They should be positively
prepared, seeking to meet assessed needs ‘as a minimum’ if they are to be found
sound17. They must be justified and based on proportionate evidence, and consistent
with delivering sustainable development18. From an economic perspective, this means
that the planning system should:
“…help build a strong, responsive and competitive economy, by ensuring that sufficient
land of the right type is available in the right places at the right time to support
growth, innovation and improved productivity; and by identifying and coordinating
the provision of infrastructure”19 (emphasis added)

Summary
2.13

National policy requires planning authorities to create the conditions in which highly
productive businesses can invest and expand, allowing areas to build upon their local
strengths and encourage sustainable economic growth.

2.14

Planning policies must recognise the varying requirements of different sectors,
including specialist sectors which often have more qualitative needs that should be
understood through engagement with businesses and occupiers. A range of
information should be used to develop an idea of future needs, which should be met as
a minimum through strategic policies that make sufficient provision for employment
development.

2.15

The planning system should thus aim to build a strong, responsive and competitive
economy which responds to identified needs, by ensuring that the right type of land is
available at the right time and in the right places to support growth, innovation and
improved productivity.

14

PPG Reference ID 2a-032-20190722
Ibid
16
MHCLG (2019) National Planning Policy Framework, paragraph 20
17
Ibid, paragraph 35a
18
Ibid, paragraphs 35b and 35d
19
Ibid, paragraph 8
15

5

3. Estimating Future Employment Land
Requirements
3.1

The draft Plan refers to the Employment Land Review (ELR) in justifying its proposed
approach to employment land requirements over the plan period20. This study was
finalised in March 2017 and was similarly referenced in the Emerging Strategies
consultation in summer 201921.

3.2

The ELR presents a range of scenarios which quantitatively estimate the scale of need
for employment land, linked to:

3.3

•

An unadjusted baseline forecast produced by Cambridge Econometrics in
November 2015;

•

An unadjusted baseline forecast produced by Oxford Economics in January 2016;

•

An adjusted forecast that was developed within the Functional Economic Market
Area Assessment22 (FEMAA), commissioned in partnership with neighbouring
Wiltshire Council. This critically reviewed the above forecasts and generally took
an average of the scale of growth suggested for individual sectors, but manually
applied a number of positive adjustments which assumed that a decline in motor
vehicle manufacturing was prevented and more optimistically aligned with the
upside estimates for retail, distribution and logistics23. These adjustments sought
to reflect policy ambitions, stakeholder engagement and anticipated investments
at the time;

•

Past trends in the completion of employment space, based on monitoring data
supplied by the Council; and

•

The projected size of the potential labour force, based on the findings of a
Strategic Housing Market Assessment (SHMA) that has now been superseded24.

The ELR accepts that there are ‘limitations’ to each and all of the above approaches,
and confirms that ‘final judgement as to the levels of need for which Swindon should
plan for is not purely quantitative’25. In accordance with guidance, it nonetheless
proceeds to quantitatively estimate the amount of employment land that could be
required under each scenario, by:
•

Aggregating the jobs requiring different types of employment space, based on
use classes. This groups research and development (R&D; B1b) with general

20

Swindon Borough Council (December 2019) Swindon Borough Local Plan 2036: Proposed Submission Draft,
paragraph 4.2.7; NLP (2017) Swindon Employment Land Review
21
Swindon Borough Council (2019) Local Plan Review Emerging Strategies, paragraph 5.1
22
Hardisty Jones Associates (December 2016) Swindon and Wiltshire Functional Economic Market Area Assessment
23
Ibid, Appendix 7, section 4.4 (p18)
24
The ELR was based on a 2016 draft of the SHMA, which has now been replaced by the 2019 Local Housing Needs
Assessment
25
NLP (2017) Swindon Employment Land Review, paragraphs 6.4 and 6.5
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offices (B1a) to produce a general “offices” category, then combines light
industrial with general industrial uses (B1c/B2). While distribution jobs (B8) are
separately isolated in some scenarios, they are incorporated within a general
“industrial” category (B1c/B2/B8) throughout much of the assessment, and
within its conclusions;

3.4

•

Calculating the floorspace required to accommodate different types of jobs,
based on an averaging of published employment densities26;

•

Applying a safety margin to incorporate flexibility and reflect potential delays in
sites coming forward for development, equivalent to two years of historic
completions27;

•

Allowing for the recovery of a proportion of the employment space lost to other
uses in recent years28; and

•

Converting gross floorspace requirements to land requirements, through
assumptions on the coverage and density of development at a typical plot29
(‘plot ratios’).

The ELR subsequently summarises the employment land that could be required under
each scenario, albeit – as shown below – they create a particularly wide range, most
notably for industrial uses (B1c/B2/B8).
Table 3.1:

Summary of ELR Scenarios (2016-36)
Offices
B1a/B1b

Industrial
B1c/B2/B8

Total

Past completion rates

2.4ha

56.7ha

59.1ha

Labour supply

13.9ha

27.4ha

41.3ha

Adjusted forecast (FEMAA)

10.2ha

21.2ha

31.3ha

Oxford Economics

9.7ha

10.7ha

20.4ha

Cambridge Econometrics

6.5ha

-9.3ha

-2.8ha

2.4 – 13.9ha

-9.3 – 56.7ha

-2.8 – 59.1ha

Range
Source: NLP, 2017
3.5

In interpreting such modelling, it is important to first recognise the limitations of such a
basic grouping of employment uses (office/industrial). For example:
•

The confluence of R&D premises (B1b) within general offices (B1a) risks
obscuring the type and size of facilities that are often required by these

26

Ibid, paragraph 6.22
Ibid, paragraph 6.49
28
Ibid, paragraph 6.53
29
Ibid, paragraph 6.57
27
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businesses. It implicitly but misleadingly assumes that R&D space would be
occupied relatively intensively, similar to a general office, despite evidence that a
typical R&D job can require up to five times as much space as an office job30. As a
result, it threatens to underestimate the space and land required to
accommodate R&D, which has been recognised as a local strength in Swindon31;
and
•

The inclusion of warehousing (B8) within a generalised industrial category can
limit the proper consideration of the specific needs of the logistics sector. The
PPG now directly acknowledges that the logistics industry has ‘distinct locational
requirements that need to be considered in formulating planning policies
(separately from those relating to general industrial land)’32 (emphasis added).
Without such a breakdown, there is a risk that the employment land supply will
be ineffective at meeting the specific needs of logistics operators.

3.6

Furthermore, the presentation of such a broad range can give the impression that any
level of provision therein could be viewed as sufficient to satisfactorily meet
businesses’ current and future needs. However, such a simplistic interpretation fails to
account for the myriad assumptions made in developing these scenarios, which are not
necessarily reflective of the local circumstances in Swindon.

3.7

Scenarios at the lower end of the range are predominantly derived from baseline
forecasts, which have inherent limitations and often fail to reflect the defining features
of local economies. Implied growth in individual sectors is significantly influenced by
the forecast’s view of the national economy in particular, and the PPG specifically
warns that ‘national economic trends may not automatically translate to particular
areas with a distinct employment base’33. Indeed, the ELR itself warns that:
“…there are limitations to the use of economic forecasts of this type, particularly in the
context of changes to the economy. National macro-economic assumptions are taken
as the starting point and then modelled down to the regional and local levels by
reference to the prevailing economic profile and sector composition of an area. For this
reason, data at the local level is less reliable than at the national and regional levels.
Similarly, the top-down forecasts do not take account [of] specific factors at the local
level that could affect employment growth”34

3.8

A recent study in Cambridgeshire and Peterborough found that despite the ‘state-ofthe-art techniques’ used in developing one such forecast, its ‘projections for
employment growth in recent years fell below the actual outturn by a significant
margin’35. While the review was not critical of the model itself, it recommended
‘further ‘sense checks’…to employment projections’ and suggested that this should

30

HCA (2015) Employment Density Guide, third edition. This suggests that R&D jobs each require an average of 4060sqm, while general offices have a typical density of only 8-13sqm per job (both net internal area)
31
Hardisty Jones Associates (December 2016) Swindon and Wiltshire Functional Economic Market Area
Assessment, p21
32
PPG Reference ID 2a-031-20190722
33
PPG Reference ID 2a-025-20190220
34
NLP (2017) Swindon Employment Land Review, paragraph 6.7
35
Cambridgeshire and Peterborough Independent Economic Review (September 2018) p68 and Figure 22
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include, though not necessarily be limited to, a consideration of economic policies and
investment targeted at stronger growth in the local and sub-regional economy.
3.9

In this context, the ELR rightly directs the Council away from the lower end of its
concluded range, acknowledging that the scenarios generate a ‘broad range of future
requirements for industrial land’ in particular but explicitly describing the lowest
scenarios linked solely to baseline forecasts as ‘less robust’36.

3.10

The ELR recognises that the continued attraction of ‘footloose inward investment’ to
Swindon would generate a level of need that is more proportionate to the past take-up
scenario, at the upper end of the presented range37 (c.57ha). It suggests that the
adjusted baseline ‘appears a more reasonable minimum starting point’38 (emphasis
added), and it is recognised that this scenario is underpinned by a thorough
interrogation of the baseline forecasts presented in the FEMAA. This process has,
however, evidently led to only minor adjustments, with the growth of individual
sectors remaining bound to the range implied by the forecasts. This process cannot
therefore be seen to have entirely “corrected” the forecasts, because there remain
instances where it has not reflected the impact of planned investments or
development opportunities. This is particularly apparent in the case of pharmaceutical
manufacturing, where employment is assumed to markedly contract under the
adjusted scenario as explored further in section 4 of this report.

3.11

Furthermore, it remains important to appreciate, in accordance with the PPG, that any
such quantitative assessment provides only ‘an idea of future needs’ and should not be
treated as definitive39. As required by the NPPF, planning policies must also be
informed by the views and requirements of local businesses, market trends and
prevailing economic opportunities, with an appreciation of qualitative needs as advised
by the ELR itself. In this context, it notably highlights that:
•

A large proportion of the employment land taken up in Swindon historically has
been for large distribution and manufacturing uses, which have generally not
supported growth in higher value employment opportunities in the borough40;

•

Demand in the industrial market of Swindon is high and driven by a mix of
sectors, reflecting its established location and strategic road access via the
M441;

•

Whilst development of large-scale logistics space has been relatively high in
Swindon over recent periods, development of other types of industrial space has
been more limited. In the context of strong demand from other industrial
occupiers, this has resulted in shortages of certain types of industrial space and
has meant that some existing businesses in the borough have found it difficult
to accommodate their expansion and relocation plans. In this context, the

36

Ibid, paragraph 8.28
Ibid, paragraph 8.28
38
Ibid, paragraph 8.28
39
PPG Reference ID 2a-027-20190220
40 NLP (2017) Swindon Employment Land Review, paragraph 8.2
41
Ibid, paragraph 4.18
37
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authors of the ELR considered there to be ‘scope for a pro-active and holistic
strategy to bring forward new sites for multi-use industrial, as well as distribution
development over the plan period’. This would help to accommodate ‘occupiers
whose requirements are currently unable to be satisfied within the town’42;

3.12

•

Swindon competes with established university towns for specialist sciencebased and medical related businesses, but has proven successful given its
representation of pharmaceutical and other specialist engineering activities43;

•

Demand for industrial space remains strong with very low levels of vacancy
reflecting an acute shortage of good quality industrial accommodation,
particularly in large formats. Agents did not identify an obvious pipeline of new
land and/or space to support development going forward, and confirmed that
some occupiers are being forced to look at alternative locations outside of
Swindon44; and

•

Agents considered that the best location for new industrial development would
be in and around the eastern area of Swindon, close to junction 15 of the M4
and the A419 corridor. This would benefit from the strategic road network and
build upon the town’s existing industrial areas45.

Such factors are not necessarily reflected in a purely quantitative assessment of the
need for employment land, but must be taken into account to ensure that planned
provision meets the requirements of local businesses and the wider market.

Summary
3.13

The Council’s Employment Land Review (ELR) presents a range of scenarios which
quantitatively estimate the scale of need for employment land in Swindon over the
emerging plan period, but accepts that there are limitations to each of the
methodological approaches that produce the quantified range referenced in the
study’s conclusions. There are further limitations to its broad grouping of businesses
requiring “office” and “industrial” premises, which threatens to underestimate the
floorspace requirements of R&D businesses for example and obscures the specific
needs of the logistics sector.

3.14

The quantified scenarios of need presented in the ELR create a particularly wide range,
most notably for industrial uses where there is suggested to be a need for as much as
56.7ha over the emerging plan period (2016-36) or an oversupply of circa 9ha. This can
give the impression that any level of provision therein would satisfactorily meet
businesses’ current and future needs, but such a simplistic interpretation is not
appropriate.

3.15

The ELR rightly directs the Council away from the lower end of its concluded range,
which is predominantly derived from baseline forecasts that have inherent limitations

42

Ibid, paragraph 4.30
Ibid, paragraphs 4.7 and 4.18
44
Ibid, paragraphs 4.20, 4.22 and 4.24
45
Ibid, paragraph 4.29
43
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and often fail to reflect the defining features of local economies. It is recognised that
the baseline forecasts have been interrogated for Swindon, but this process has led to
only minor adjustment and cannot be seen to have entirely “corrected” the forecasts
because there remain instances where the impact of planned investment and
development opportunities has not been taken into account. This is particularly
apparent in the case of pharmaceutical manufacturing, as explored further in section 4
of this report.
3.16

In translating its broad range of scenarios into the planned provision for employment
land, the ELR is clear to recommend that a final judgement should not be made on a
purely quantitative basis. As such, and in accordance with the PPG, even its upper end
provides only an idea of future needs and should not be treated as definitive. Planning
policies for Swindon must also be informed by the views and requirements of local
businesses, market trends and prevailing opportunities.

11

4. Appreciating Specific Needs
4.1

The scenarios presented in the ELR imply that the quantitative need for industrial land
in particular will fall within a wide range, albeit its recommended ‘minimum starting
point’ is linked to an adjusted baseline forecast46.

4.2

As noted in the preceding section, there is an implicit assumption within this adjusted
forecast that employment in pharmaceutical manufacturing will decline. The following
table shows that this is equivalent to an 18% reduction from current employment
levels, thereby assuming that almost one in every five jobs in the sector is lost over the
period to 2036.
Table 4.1:

Adjusted Forecast for Pharmaceutical Manufacturing (2016-36)

Pharmaceuticals

2016

2036

Change

% change

1,540

1,270

-270

-18%

Source: Hardisty Jones Associates
4.3

This contraction belies the fact that pharmaceuticals represents, in absolute terms, the
second largest area of manufacturing in Swindon after motor vehicles47. It is clearly a
local specialism, as approximately 11% of manufacturing jobs in Swindon relate to
pharmaceuticals compared to an average of 5% across Swindon and Wiltshire which is
itself higher than the regional (1%) or national average48 (2%).

46

Ibid, paragraph 8.28
Ibid, Appendix 5. In 2016, pharmaceuticals was estimated to support 1,540 jobs in Swindon, second only to motor
vehicles (4,700) in the wider manufacturing sector
48
ONS (2019) Business Register and Employment Survey: employment in standard industrial classification 21
(manufacture of basic pharmaceutical products and pharmaceutical preparations). It is noted that the proportionate
share in Swindon has risen by a greater degree than other comparator areas in the last year based on the updated
analysis presented here compared to our September 2019 iteration.
47
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Figure 4.1:

Pharmaceuticals as Proportion of Manufacturing Employment (2018)
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Source: Business Register and Employment Survey
4.4

Critically, looking at both national and more local data confirms that these jobs are
provided by businesses that tend to be larger in size. Across the UK, 7% of
pharmaceutical manufacturing businesses employ over 250 people, ranking third out of
88 industrial sectors in terms of the proportion of their businesses that are large in
size49. In the South West, and Swindon and Wiltshire, no sector has more of its
businesses employ over 250 people50. This has direct implications for the type of
premises needed by businesses within this sector, as they must be large enough to
accommodate an often sizeable workforce.
Table 4.2:

Pharmaceutical
manufacturing
businesses

…employing
over 250
people

%

UK

720

50

7%

3

South West

45

5

11%

1

Swindon and Wiltshire

10

5

50%

1

Source: ONS
4.5

Size of Pharmaceutical Manufacturing Businesses (2019)
Rank
(1=highest;
88=lowest)

Note – published figures rounded to nearest 5

The decline assumed in the adjusted baseline scenario of the ELR originates from the
FEMAA, which acknowledges that ‘health and life sciences…including pharmaceuticals’

49

ONS (2019) UK Business Counts – local units by industry and employment size band
A local position for Swindon cannot be calculated due to the rounding of published figures, with the small
number of pharmaceutical manufacturing businesses in Swindon rounded down to zero
50
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is ‘a key sector’ in Swindon and notes that both of the baseline forecasts ‘project
declines in pharmaceuticals manufacture in Swindon over the analysis period’51.
4.6

However, it then explicitly recognises that:
“There are clear expectations and ambitions emerging from consultations that
elements of the manufacturing sector will grow in both employment and value terms
across the analysis period in Swindon. In particular this relates to the motor vehicle
industry, pharmaceuticals and other advanced engineering and manufacturing
activities…”52 (emphases added)

4.7

This ambition is clearly stated in the Strategic Economic Plan (SEP), to which the
FEMAA refers. This recognises that the competitive advantage of Swindon and
Wiltshire is based on its ‘dynamic, knowledge-based economy with nationally
important clusters in life sciences, advanced manufacturing, financial and professional
service services, digital and information and communications technology (ICT) and landbased industries’53 (emphasis added). It therefore aims to:
“Develop internationally recognised clusters of digital technologies and life sciences
activity by building premises, capacity and linkages between research and development
and manufacturing capabilities”54

4.8

While the SEP was published in 2016, a review of recently published documentation
confirms that this ambition remains in place:
•

The latest annual report published by the Swindon and Wiltshire Local Enterprise
Partnership (LEP) recognises the uncertainties associated with Brexit in
particular, but highlights the proven resilience of local businesses. It expresses
confidence around ‘a bright future’ if the area invests in its ‘powerful sectors
such as advanced engineering, manufacturing and digital’55;

•

Swindon has successfully bid to the Government for a £21m Institute of
Technology (IoT) and is one of only twelve funded to date, with the aim of
providing the economy with ‘the skilled workers it needs to be more
productive’56. Swindon’s IoT is expected to open in 2021 and will specialise in
‘advanced engineering and high value manufacturing, digital and information
and communications technology, creative industries, health and life sciences’57;

•

The LEP is benefiting from high levels of investment from Innovate UK, the
country’s primary innovation agency. Relative to other areas, it has secured a

51

Hardisty Jones Associates (December 2016) Swindon and Wiltshire Functional Economic Market Area
Assessment, Appendix 7, section 4.3.1
52
Ibid, Appendix 7, section 4.3.1
53
Swindon and Wiltshire Local Enterprise Partnership (2016) Swindon and Wiltshire Strategic Economic Plan
54
Ibid, p17
55
Swindon and Wiltshire Local Enterprise Partnership (2019) Annual Report, p38
56
https://www.gov.uk/government/news/the-first-twelve-institutes-of-technology-announced
57
https://www.gov.uk/government/publications/institutes-of-technology--2/institutes-of-technology-details-ofproviders-employers-and-specialisms
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particularly large share of funding for high value manufacturing and life sciences
since 201058;
•

The European Regional Development Fund (ERDF) programme has supported a
wide range of projects, including specialist support for small and medium
enterprises (SMEs) on exporting, manufacturing, innovation and life sciences.
Over £500,000 has been directly invested as grants to businesses, with the
programme exceeding its targets by stimulating over 150 businesses to innovate
and introduce new products and processes59;

•

A Local Industrial Strategy (LIS) is being developed by the LEP with Government
to ensure that Swindon and Wiltshire ‘continue to support sustainable and
inclusive economic growth and increased productivity’, and ‘showcase the
established and productive sectors and innovative businesses that help
distinguish’ the local area60. A board discussion on priorities for the LIS describes
advanced manufacturing and life sciences as ‘sectoral strengths’, and recognises
the need to attract investment and innovative businesses to develop these
strengths. It proposed to ‘work with government to strengthen the role of
Swindon as the key location for high-value advanced manufacturing’ (emphasis
added) and sought to ‘enable businesses to reach their potential’, specifically
targeting ‘places and firms that can substantially improve productivity’ such as
high value manufacturing and life sciences61; and

•

The LIS will be informed by a comprehensive Local Economic Assessment
produced in 2018, which describes life sciences as ‘the most specialised’ sector
‘offering comparative advantages and scope for future development’ beyond its
comparatively small existing employment base62.

4.9

Despite these local initiatives, the FEMAA only adjusts the baseline forecasts for
manufacturing (to assume no change, rather than a decline) and not pharmaceuticals.
The reasoning for this decision is unclear, and conflicts with their joint identification as
‘growth sectors’ in terms of productivity and gross value added63 (GVA).

4.10

As a result, this modelled scenario plainly does not take account of the job growth that
could be generated through investment by pharmaceutical businesses, including
Wasdell, nor the Government’s clear desire through the NPPF to capitalise on the
potential of the most productive industrial sectors64.

4.11

Pharmaceuticals are unequivocally classified as such, with its output per hour across
the UK economy ranking third out of 67 sectors65. It does, however, account for a much
smaller proportion of the hours spent working in the UK economy, ranking 64th. This

58

Regeneris (2018) Swindon and Wiltshire Economic Assessment, Chapter 3, paragraph 1.111
Swindon and Wiltshire Local Enterprise Partnership (2019) Annual Report, p33
60
Ibid, p16
61
Swindon and Wiltshire Local Enterprise Partnership (26 September 2019) SWLIS Priorities Board Discussion
62
Regeneris (2018) Swindon and Wiltshire Economic Assessment, Chapter 3, paragraph 1.147
63
Ibid, Appendix 7, section 4.3.1
64
MHCLG (2019) National Planning Policy Framework, paragraph 80
65
ONS (2019) Labour productivity by industry division: January to March 2019
59
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demonstrates the scope to grow the contribution of the sector, and increase the
overall productivity of the local and wider economy as a result.
Table 4.3:

Output per Hour in UK by Industry, top ten (July – September 2019)
Proportion
of UK
Output per
(1=highest; working
hour
hours,
67=lowest)
rank
Rank

Extraction of crude petroleum and natural gas

£405.86

1

66

Real estate activities

£287.91

2

19

Manufacture of basic pharmaceutical products and
pharmaceutical preparations

£179.58

3

64

Water transport

£166.48

4

65

Mining and quarrying

£136.81

5

61

Insurance, reinsurance and pension funding, except
compulsory social security

£126.68

6

50

Electricity, gas, steam and air conditioning supply

£113.15

7

46

Manufacture of coke, and refined petroleum products

£109.71

8

67

Programming and broadcasting activities

£102.67

9

63

Financial service activities, except insurance and
pension funding

£91.72

10

20

Source: ONS
4.12

In assuming that employment in this highly productive sector contracts, the ELR risks
actually preventing its growth if its conclusions on the quantitative need for
employment land are interpreted too rigidly and used to block potential investment
and expansion for businesses operating in this sector. This would fundamentally
conflict with the NPPF and undermine the growth ambitions of the LEP.

4.13

Instead, emerging planning policies and decisions in Swindon must fully appreciate the
specific requirements of this specialist sector, acknowledging – in accordance with the
PPG – that they are ‘more qualitative in nature’ and can be most effectively understood
by engaging with businesses and occupiers66.

Summary
4.14

66

There is an implicit assumption within the adjusted baseline scenario in the ELR that
employment in pharmaceutical manufacturing will decline by around 18% over the
plan period. This conflicts with its status as a demonstrable specialism of Swindon, and
the investments and strategies that are ongoing to grow the contribution of this highly

PPG Reference ID 2a-032-20190722
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productive sector. It is unclear why this assumed decline was not corrected in light of
this ambition and investment, with this decision unjustified and threatening to prevent
the growth of the sector if the conclusions of the ELR are interpreted too rigidly and
used to block potential investment and expansion.
4.15

Emerging policies and decisions must fully appreciate the specific requirements of
pharmaceutical businesses, which are often more qualitative in nature and necessitate
meaningful engagement with businesses and occupiers. Such businesses tend to be
larger in size, for example, meaning that premises must be sufficiently large to
accommodate an often sizeable workforce.
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5. Evaluating the Proposed Supply Response
5.1

As noted in the introduction to this report, the Council is currently consulting on its
draft Plan, which overtly recognises its ‘key role in realising the economic advantages
of Swindon’ and aims to allocate ‘sufficient land for economic growth’67.

5.2

The draft Plan describes an ambition for Swindon to ‘have all of the positive
characteristics of a British city with one of the UK’s most successful economies’
(emphasis added). It aims to ‘meet the needs of local businesses and the forecast
growth in the local economy, and…enhance Swindon’s position as the UK’s best
business location’68.

5.3

It recognises that a ‘portfolio of available employment land is necessary to allow local
businesses to expand and attract new businesses to the Borough’, but does
acknowledge that there is currently a ‘lack of availability of employment land of all
types’69.

5.4

The proposed spatial strategy, at Policy SP 2, describes an intention to allocate ‘at least
57 hectares for B class employment use, and 67,000m2 B1-office use over the plan
period 2018-2036’70. This correlates with the quantified estimates presented in the ELR,
which clarifies that:

5.5

•

The ‘B class employment use’ described in the policy actually relates to B1c, B2
and B8 uses; and

•

The 67,000sqm of ‘B1-office use’ technically relates to offices (B1a) and R&D
(B1b) albeit section 3 of this report has outlined concerns around the extent to
which the specific needs of the latter are actually taken into account. The figure
cited in the policy represents the gross employment space required to support
the “adjusted” labour demand scenario, with the Council appearing to have
discounted the higher labour supply scenario that is admittedly based on
outdated housing needs evidence71.

Firstly – and prior to evaluating this proposed policy position in the context of the
technical evidence presented in the preceding sections – it is important to note that in
respect of the need for land suitable for B1c, B2 and B8 use, the draft Plan later
describes a need for ‘up to 56.7 hectares’72, contrasting – presumably in error – with
the minimum position (‘at least’) specified in Policy SP 2. The latter is considered more

67

Swindon Borough Council (December 2019) Swindon Borough Local Plan 2036: Proposed Submission Draft,
paragraph 2.07
68
Ibid, p5
69
Ibid, paragraph 7.3.1 and Policy DM 15
70
Ibid, p8
71
See Table 3.1 of this report
72
Swindon Borough Council (December 2019) Swindon Borough Local Plan 2036: Proposed Submission Draft,
paragraph 4.2.8
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consistent with the positive approach expected of national policy, and this must be
amended for clarity prior to submission.
5.6

Beyond this factual correction, the remainder of this section challenges the justification
behind the Council’s belief expressed through the draft Plan that:
“Taking into account commitments and existing allocations such as Kimmerfields, NEV
and Wichelstowe there is sufficient land to meet future forecast requirements…”73

5.7

The draft Plan does not contain any further substantiation of this statement, or a clear
breakdown of employment land supply. It presumably therefore relates to the supply
position presented in the Emerging Strategies consultation, which indicated that – as of
2019 – circa 106.5ha of office and industrial land had commenced development, been
consented or been previously allocated74. This is set out in Table 5.1. It is understood
that this 106.5 ha was comprised of around 94ha of “industrial” land (B1c/B2/B8) and
circa 13ha of “office” land (B1a/b).
Table 5.1:

Claimed Supply of Employment Land
Office

Industrial

Total

Consented or under development

2.55ha

77.48ha

80.03ha

Allocated

c.10ha

16.47ha

c.26.47ha

c.12.55ha

93.95ha

c.106.5ha

Total

Source: Swindon Borough Council, 2019
5.8

The claimed supply of industrial land in particular is substantially larger than previously
estimated and referenced in the ELR, which suggested that only 33ha of industrial land
was available for “new” development once sites under development were removed
from future supply. At least one of the sites available for development, at Wichelstowe,
had identified delivery challenges, which led the ELR to conclude that ‘no sites of
significant scale [are] available for industrial uses, with many comprising relatively
small undeveloped plots within existing sites’75.

5.9

The disparity appears partially due to the treatment of sites that were under
construction when the ELR was prepared, which have been included in the Council’s
supply on the basis that they would be developed within the plan period and therefore
meet employment land requirements arising therein76. With reference to Table 7.1 of
the ELR, this is understood to therefore include Hillmead (5ha), New Eastern Village (up
to 37.5ha of B1b/c, B2 or B8) and “other sites” totalling 2.7ha with extant permission
for both office and industrial use. It is, however, difficult to reconcile these sites and
the previous estimates with the overall quantum of supply claimed by the Council, in
the absence of a detailed breakdown. The Council has not responded to an earlier
request for this information during the Emerging Strategies consultation and it remains

73

Ibid, paragraph 4.2.10
Swindon Borough Council (2019) Local Plan Review Emerging Strategies, Figure 8
75
NLP (2017) Swindon Employment Land Review, paragraph 7.6
76
Swindon Borough Council (2019) Local Plan Review Emerging Strategies, paragraph 5.14
74
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the case in undertaking this updated review that is not possible on the basis of the
published evidence to be confident in the figures referenced.
5.10

Nonetheless, the Council appears to remain content that the identified supply is
‘sufficient…to meet future forecast requirements’ for office and industrial land, in the
context of the quantified estimates presented in the ELR77. This does, however, appear
to represent a simplistic and purely quantitative interpretation of the ELR – in the
manner illustrated below – which does not properly consider whether the type and
quality of employment land available actually meets the needs of local businesses.
Such an approach is not considered to adequately respond to the requirements of
national policy and guidance.
Figure 5.1:

Claimed Supply of Employment Land Relative to Quantified Need
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93.95

80
60
40
-9.3 - 56.7
20
2.4 - 13.9

12.55

0
-20
Office
ELR range

Industrial
Claimed supply

Source: Swindon Borough Council; Turley analysis
5.11

Since consulting on Emerging Strategies, the Council has therefore perceived there to
be a ‘lack of quantitative need’ for additional employment land in Swindon. Its draft
Plan is nonetheless proposing to allocate new ‘sites for smaller businesses that have
prospects of being developed in the shorter term’, with three such sites – no larger than
1.7ha – identified at Policy SP 2.

77

Swindon Borough Council (December 2019) Swindon Borough Local Plan 2036: Proposed Submission Draft,
paragraph 4.2.10
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Table 5.2:

Proposed Local Employment Land Allocations
Size

Former Groundwell Park and Ride

1.7ha

The Carriageworks, Swindon

1.52ha

Land north of Barnfield Close, Swindon

0.75ha

Source: Swindon Borough Council, 2019
5.12

Such a possibility was raised in the Emerging Strategies consultation, when the Council
directly referenced the ELR and its list of ‘possible reasons for allocating additional land
for development’ regardless of the quantitative balance between supply and demand78.
The ELR indicated that this would:
•

Provide short-term supply to guard against the potential that important
allocations which are identified as being subject to delivery barriers
(Wichelstowe and parts of New Eastern Villages) continue to be delayed in
coming forward;

•

Meet ‘qualitative demand’ identified by local commercial land agents consulted
as part of preparation of that report, in particular the industrial market to
provide choice to occupiers and allow existing local businesses to expand; and

•

Support new inwards investment, for example through a strategic
office/business park and/or industrial land on the strategic road network to
appeal to new businesses moving to the area.

5.13

It is agreed that these are vital considerations. In the context of the first point, the ELR
explicitly highlighted that some of the Council’s allocations have ‘significant delivery
issues that could affect their ability to come forward’ before 2036, primarily due to
access, which would diminish the supply of land available to meet businesses’ needs79.
The Council was clearly advised to ‘identify a realistic delivery trajectory for
employment sites’, and consider how identified gaps can be addressed. This was seen
to be ‘particularly critical given the delivery issues that have been identified in respect
of a large amount of the borough’s potential employment land supply’80. While the
Council has previously acknowledged this recommendation, it is unclear whether
sufficiently detailed consideration has been given in preparing the draft Plan to the
delivery issues that may prevent claimed supply coming forward. Without such
evidence, or a detailed trajectory, there is a risk that the contribution of claimed supply
towards meeting employment needs within the plan period has been overstated.

5.14

The acknowledgement of a qualitative need for employment space is also strongly
supported, though should not be exclusively attributed to local agents or perceived as
optional given that the ELR made clear that its estimation of future need should not be

78

Ibid, paragraph 5.7
NLP (2017) Swindon Employment Land Review, paragraphs 7.6 and 7.14
80
Ibid, paragraphs 8.38 to 8.40
79
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interpreted on a purely quantitative basis81. As introduced in section 2, the PPG
emphasises that such qualitative considerations are particularly critical to meeting the
needs of specialist sectors, and this is clearly relevant to Swindon given its specialisms
in life sciences and pharmaceuticals. The needs of such businesses are not satisfactorily
reflected in the quantitative assessment presented in the ELR, as outlined in section 4
of this report with specific reference to the pharmaceutical manufacturing sector in
Swindon.
5.15

As previously set out in our evaluation of the options presented in the Emerging
Strategies consultation, this strongly challenges whether the Council’s favoured option
of allocating only small sites is appropriate. It is fundamentally based on a belief that
one or more of these small sites could ‘assist in meeting the qualitative demand’
identified in the ELR and ‘provide choice to local businesses’82. However, such a strategy
could not be expected to fully address the qualitative needs identified in the ELR, which
found there to be a particularly acute shortage of ‘good quality large format industrial
accommodation’83. It would also fail to meet the specific needs of the pharmaceutical
sector, with section 4 of this report showing that such businesses tend to be larger in
size and thus require larger premises and larger allocations.

5.16

It is unclear why the Council chose to disregard the more positive option described in
the Emerging Strategies that would allocate small and large sites. This would allow for
a ‘strategic scale employment site’ beyond the smaller sites now proposed to be
allocated through the draft Plan. Though previously described by the Council as a
seemingly optional ‘policy on’ approach that continues to seek ‘inwards investment’, it
could conceivably be viewed as the absolute minimum level of provision that should be
made to respond to the evidenced needs of local businesses, including specialist
sectors.

5.17

Reflecting the analysis in this report, it should not necessarily be limited to a single
strategic site, where there is evidence that supply is preventing productive businesses
from investing and expanding, and thereby undermining wider strategies for growth
including the emerging Local Industrial Strategy. This recognises that such factors are
not fully accounted for within the quantitative assessment of the ELR, which therefore
should not constrain the supply of employment land where it is demonstrably needed
to sustain a strong, responsive and competitive economy.

5.18

Accordingly, it is considered that the emerging spatial strategy of the draft Plan fails to
fully address an evidenced need for employment land. It should be amended to allow
for the allocation of one or more strategic sites.

Summary
5.19

While not explicitly specified in the draft Plan, the Council last year claimed to have a
supply of 106.5ha of employment land, including 94ha of industrial land. The latter is
substantially larger than previously estimated in the ELR, seemingly due to the variable
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Ibid, paragraph 6.5
Swindon Borough Council (2019) Local Plan Review Emerging Strategies, Figure 9
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NLP (2017) Swindon Employment Land Review, paragraph 4.24
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treatment of sites that have been under construction albeit there remains a concerning
lack of precise detail in the draft Plan on the composition of its claimed supply.
5.20

The Council has observed that the identified supply is sufficient to meet the needs that
are quantified in the ELR, and implies that there is no quantitative need for additional
employment land allocations in Swindon. This is an overly simplistic and purely
quantitative interpretation of the ELR, without considering whether the type and
quality of employment land available actually meets the needs of local businesses.

5.21

The Council has conceded, in the option it has selected and in presenting a range of
options within its Emerging Strategies consultation, that additional allocations may be
required to:
•

Proactively support new inwards investment;

•

Mitigate the impact of further delays in existing allocations coming forward,
which appears vital given the significant delivery issues identified in the ELR that
do not appear to have been satisfactorily resolved; and

•

Meet the qualitative needs of the local market, attributed by the Council to local
agents but also emphasised in the ELR and its direction that needs should not be
interpreted on a purely quantitative basis.

5.22

The Council’s response to these factors in the draft Plan is, however, to only propose
the allocation of three sites for smaller businesses, each no larger than 1.7ha. This does
not, based on the review of the ELR presented in this report, fully address the
qualitative needs it identifies, which found there to be a particularly acute shortage of
high quality large format industrial accommodation. It would also fail to meet the
specific needs of the pharmaceutical sector, which tend to be larger in size and thus
require larger premises.

5.23

It is unclear why the Council chose to disregard a more positive option, proposed in the
Emerging Strategies consultation, which would allocate small sites and a larger
strategic site. This could conceivably be viewed as the absolute minimum level of
provision that should be made to respond to the evidenced needs of local businesses,
including specialist sectors. It should not necessarily be limited to a single strategic site,
where there is evidence that supply is preventing productive businesses from investing
and expanding and thereby undermining wider strategies for growth.
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6. Conclusions
6.1

This report has been produced by Turley, on behalf of Wasdell, to review and critique
the approach towards employment land provision that is proposed by Swindon
Borough Council (‘the Council’). The findings of this report are drawn upon within
overall representations that respond to the Council’s ongoing consultation on the
Proposed Submission Draft of its Local Plan.

6.2

An earlier iteration of the report was produced during consultation on Emerging
Strategies, but the Council does not appear to have directly responded to the issues
raised which remain relevant in the context of the draft Plan given that the Council has
selected an option which was dismissed in our previous submission on the basis of a
lack of evidential justification.

6.3

The report continues to be prepared in the context of Wasdell’s land interests within
the Local Plan area, particularly land at Inlands Farm which is the subject of a current
planning application and is promoted as a strategic employment site to deliver the
Swindon Science Park (SSP). The SSP has been identified as providing a unique
opportunity to create an innovation-led cluster, building on local and regional strengths
in pharma, digital, high-tech and advanced manufacturing sectors. The proposed
development also responds to the bespoke (and currently unmet) property needs of
the intended anchor occupier, the Wasdell Group – a recognised market leader in
innovative technical, design and production solutions for the global pharmaceutical
sector.

6.4

The report has confirmed that:
•

National policy requires planning authorities to create the conditions in which
highly productive businesses can invest and expand, allowing areas to build
upon their strengths and encourage sustainable economic growth. Their policies
must recognise the varying requirements of different sectors, including specialist
sectors which often have more qualitative needs that should be understood
through engagement with businesses and occupiers. They should ensure that the
right type of land is available at the right time and in the right places to support
growth, innovation and improved productivity;

•

Employment land requirements should not be interpreted on a purely
quantitative basis, as made clear in the Council’s evidence base. The
particularly wide range generated by its scenarios, all of which are individually
and collectively accepted to have limitations, can give the impression that any
level of provision therein would satisfactorily meet businesses’ current and
future needs, but such a simplistic interpretation is not appropriate. It fails to
account for the specific needs of businesses that have been aggregated into
generalised “office” or “industrial” categories, nor fully correct the underlying
forecasts which do not fully capture the impact of planned investment and
development opportunities even following adjustment. The ELR rightly directs
the Council away from the lower end of its concluded range, but even its upper
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end provides only an idea of future needs and should not be treated as
definitive;
•

The Council’s evidence on the quantifiable need for employment land is
predicated upon a decline in the pharmaceutical manufacturing sector,
conflicting with its status as a demonstrable specialism of Swindon and the
investments and strategies that are ongoing to grow the contribution of this
highly productive sector. It is unclear why this assumed decline was not
corrected in light of this ambition and investment, with this decision unjustified
and threatening to prevent the growth of this key sector if the conclusions of the
ELR are interpreted too rigidly and used to block potential investment and
expansion. Planning policies and decisions must instead fully appreciate the
specific requirements of pharmaceutical businesses, which are often more
qualitative in nature and necessitate meaningful engagement with businesses
and occupiers. Such businesses tend to be larger in size, for example, meaning
that premises must be sufficiently large to accommodate an often sizeable
workforce;

•

The Council claims to have a supply of employment land that is sufficient to
meet the needs that are quantified in the ELR, albeit without providing
sufficient detail on the composition and nature of this supply. It has accepted
that some additional allocations may be required, to support new inwards
investment and mitigate the impact of further delays in the development of
existing allocations that clearly have significant and apparently unresolved
delivery issues. It also acknowledges a potential need to meet the qualitative
needs of the local market. However, the Council’s response of proposing the
allocation of only three small sites, each no larger than 1.7ha, is clearly
inadequate, because it would not address a proven shortage of high quality large
format industrial accommodation or the specific requirements of pharmaceutical
businesses that tend to be larger in size; and

•

The Council must pursue a more positive option that allocates small sites and a
larger strategic site, which appears the minimum level of provision that should
be made in Swindon. This more adequately reflects the evidenced needs of local
businesses, including specialist sectors. It should not necessarily be limited to a
single allocation where there is evidence that supply is preventing productive
businesses from investing and expanding
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