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DISCLAIMER 

 

This report has been prepared by CAM-SCI in accordance with the terms of our proposal and 

confirmation to proceed dated 29 April 20191.   

 

This report has been prepared solely for the information and benefit of Wasdell Group (the Recipient) 

and is not to be reproduced, used or given to any other person (except the Recipient’s own professional 

advisors or with the express written consent of CAM-SCI), in whole or in part, for any purpose other 

than that for which it has been provided to the Recipient.   

 

This report is not to be relied upon by any party other than the Recipient and shall only be relied on by 

the Recipient for the purpose for which it has been provided to the Recipient. Neither CAM-SCI, nor any 

persons acting for and on behalf of CAM-SCI, accepts any responsibility or liability to any person other 

than the Recipient regarding the contents of this report. Any third parties who rely on this report 

without the express written consent of CAM-SCI do so at their own risk and CAM-SCI disclaims all 

liability, damage and loss to third parties in connection with the use and reliance on this report by any 

third party. 

 

This report has been prepared based on the assumptions identified within this report and on the 

information and data gathered from the Recipient and/or third party sources, all as identified in this 

report. While CAM-SCI has exercised its professional judgment and utilised all reasonable skill, care and 

diligence in the preparation of this report, it is not in a position to verify the accuracy of the information 

supplied by the Recipient and/or third parties and makes no representation or warranty regarding the 

accuracy of such information. 

    

In respect of any projections or estimates regarding future matters that may be set out in this report, 

CAM-SCI emphasises that specific assumptions have been made based on the information and data 

provided and the current forecasts. In particular, the accuracy of any estimates and any costs referred 

to in this report are only valid as at the date of this report and may vary significantly thereafter.  

 

This report should be read as a whole, and sections or parts of the report should not be read or relied 

on out of context.  

  

                                                             
1
 Email from Martin Tedham, Chairman Wasdell Group 
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INTRODUCTION TO CAM-SCI 

 

CAM-SCI is the UK’s leading consultancy in science and technology park development and operations 

with current and recent live projects around the UK and abroad. With over 25 years’ experience in the 

sector, we advise in respect of best practice for specialist innovation and knowledge-led development. 

We take projects from vision and concept through to design, development and operations. 

 

Our advice to clients is based on many years of both practical delivery and strategic advice to the 

innovation sector and commercial knowledge sector.   

 

As part of our business, we undertake ongoing benchmarking of market trends and research visits to 

leading and new specialist providers globally. 

 

REMIT 

 

We have been commissioned to undertake vision development, value proposition development and 

commercial modelling for the proposed new Swindon Science Park (SSP) within the context of global 

and national trends in innovation, technology and knowledge markets. 

 

The underlying strategic purpose of this work is to identify the commercial rationale for the proposed 

SSP, together with key principles of successful science park development used to stimulate, capture and 

grow new specialist markets within the innovation and knowledge-led sectors. 

 

REPORT STRUCTURE 

 

The structure of the report is set out as follows:  

 

 Methodology and approach 

 Glossary of terms 

 Section 01: Executive summary 

 Section 02: Strategic context 

 Section 03: Knowledge economy: trends and market understanding 

 Section 04: Science Park Development Models 

 Section 05: Principles Underpinning Science Park Value Proposition Development 

 Section 06: Summary Swindon Science Park Value Proposition and Outline Development 

Principles 

 Section 07: Wasdell Group as Swindon Science Park Anchor Occupier 

 Section 08: Swindon Science Park Phase One Development 
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METHODOLOGY AND APPROACH 

 

The client has asked CAM-SCI to develop a value proposition and outline development approach for the 

proposed Swindon Science Park (SSP). SSP will be a start-up business in its own right and must adopt 

appropriate commercial development and operational principles if it is to succeed. 

 

The Wasdell Group (Wasdell) is proposed as a potential anchor occupier for SSP, which would have 

significant impact on the development profile of SSP. Nevertheless, no science park can be reliant on a 

single occupier for its success. The value proposition and outline development model in this report 

therefore reflect best practice for science park development taking account of, but not reliant on, 

Wasdell as a prospective anchor occupier. 

 

Activity in support of this project includes: 

 Review of support documentation and existing research/advice 

 Research/orientation site and client visit  

 Stakeholder consultation process  

 Collation of research visit data and consultation process data 

 

GLOSSARY OF TERMS 

 

Convergent technologies: ‘Convergence’ describes a model for scientific and translational research that 

offers potentially revolutionary advances in medical technologies, biomedicine, digital and other areas 

of innovation in the knowledge sector. Convergence entails collaboration among research groups and 

the integration of disciplinary approaches that were originally viewed as separate and distinct – from 

microbiology to computer science to engineering design. This merging of technologies, processes and 

devices into a unified whole creates new pathways and opportunities for scientific and technological 

advancement. Convergence is an important approach in medical technologies and life sciences research, 

translational activity and commercialisation. Convergence is the research model of leading institutes 

globally where advances are expected to come from cross-fertilisation between experimental 

approaches to any given science question.  

 

Data-driven innovation: Large data is creating an era when the generation, collection, analysis and 

monetisation of huge volumes of data will underpin the digital economy. Whilst data has become 

ubiquitous, data-driven innovation describes the challenges for all organisations to use this data to 

shape, develop and deliver innovative processes (including new digital products and services) to 

consumers and citizens.   

 

Digital disruption: Digital disruption is the change that occurs when new digital technologies and 

business models affect the value proposition and methodologies of existing goods and services.  

 

Digital economy: The digital economy is the worldwide network of economic activities, commercial 

transactions and professional interactions that are enabled by information and communications 

technologies (ICT). The digital economy is also sometimes called the Internet Economy, the 

New Economy or Web Economy. 
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Digital sector: The digital sector refers to the wide variety of jobs, research and development activity 

and all related support activities related to the World Wide Web and online activity. The digital sector is 

also often referred to as the digital tech sector. 

 

Frontier technologies: The term ‘frontier technologies’ is generally understood to describe science and 

technology based ‘frontier’ innovation technologies, reliant on high levels of direct research and 

development and strong links to research and clinical expertise. 

 

Innovation hub: In this study, the term ‘innovation hub’ covers a range of specialist serviced facilities 

developed for multi-occupancy by innovation-led and knowledge-based companies.  

 

Life sciences: This term is interchangeable with biotechnology and covers a broad spectrum of 

disciplines concerned with the study of living organisms, including microorganisms, plants, animals and 

human beings. 

 

Pharmaceutical sector: The pharmaceutical sector is a strand of the commercial life sciences sector 

which is made up of four distinct disciplines, each with different product development timelines, 

operational approaches, regulatory requirements and distribution channels. The other strands are: 

 

 Biotech companies 

 Medical devices companies 

 Diagnostic companies 

 

Science park: In this study, the term ‘science park’ covers a range of specialist parks, commercial 

campuses and related developments that target the innovation sector and commercial knowledge 

sector as their primary markets.    

 

SME: Small and medium sized enterprises (SMEs) are companies that have between 1 and 250 

employees. Most science parks in the UK are populated principally by SMEs. However, the demographic 

of the vast majority of science park companies is companies between 1 and 25 employees. Most science 

parks would regard companies with more than 25 employees as a ‘medium sized’ company. 
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01. EXECUTIVE SUMMARY  

 

SWINDON SCIENCE PARK DEVELOPMENT RATIONALE 

 

The UK Government’s Industrial Strategy 2017 emphasises that ‘it is not enough just to look at the 

economy we have. We must make preparations for the economy we need to become. We need to be 

acutely aware and take advantage of the world-changing trends which will shape Britain in the 

decades ahead. These are developments in technology that are set to transform industries and 

societies around the world.’2 

 

The rapid advance of technology, and in particular the digital revolution, is fundamentally restructuring 

both the economy and the society that we live in. Additionally, in the last decade innovation has joined 

scientific discovery as a key dynamic of economic renewal and growth in developed economies.  

 

The economic importance of innovation as a tool to increase competitiveness and to gain market 

traction means that almost all commercial enterprise and service provision in developed economies is 

subject to radical disruption through the innovation process. To stay ahead in the market, 

organisations must seek exponential innovation in order to create the power to shape disruption for 

strategic and commercial advantage. This means that alongside developments in technology, 

innovation-led enterprise is foundational to wealth creation in cities and regions since innovation 

enables companies and economies to compete and grow.   

 

Due to the pressures of rapid technological change and the drivers of innovation, companies operating 

within these sectors often require non-standard property and operational support in order to succeed. 

The global science park movement has grown up to provide the specialist value proposition to capture 

and grow technology and innovation-led markets. Science parks provide the essential infrastructure, 

facilities and services required by the non-standard commercial drivers of the dynamic innovation and 

technology sectors that comprise the knowledge economy and form the backbone of next-generation 

commerce. 

 

Lack of specialist infrastructure provision for next-generation commerce is a significant barrier to its 

growth. The necessity of developing the appropriate infrastructure for next-generation commercial 

enterprise is essential even where economies are regarded as mature. The process of industrial 

hollowing poses a threat to established economies through the effects of global restructuring within 

traditional industries. The departure of Honda from Swindon, with the potential loss of 3,500 direct 

jobs, a similar number of jobs in the supply chain and total regional losses equating to £426m,3 

demonstrates the vulnerability of thriving economies that do not also have an independent pipeline of 

innovation-led companies to provide new avenues of high value jobs and wealth creation.  

 

The proposed development of SSP is a fundamental step towards creating the future prosperity of the 

town and the region by developing the specialist infrastructure required to capture and grow 

innovation-led, next-generation commerce that is redefining modern economic development both 

nationally and globally. By providing purpose-designed facilities together with specialist infrastructure 

                                                             
2
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/730048/industrial-strategy-white-paper-

web-ready-a4-version.pdf p25 
3
 https://www.economicmodelling.co.uk/2019/03/01/honda-closure-what-now-for-swindon/ 
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and targeted services, SSP will become a key locus of innovation, entrepreneurship and economic 

growth across a diverse range of sectors that comprise the knowledge economy and next-generation 

industry. 

 

ADDRESSING KEY INFRASTRUCTURE AND OPERATIONAL CHALLENGES OF NEXT-GENERATION 

INDUSTRY 

 

For those tasked with creating, growing and supporting next-generation industry, it is important to 

understand that the commercial dynamics of technology and innovation are reshaping demand from 

companies seeking suitable facilities, supportive infrastructure and specialist services. Standard 

offices and institutional 15 to 20 year leases offered through a traditional property agency approach is 

not a sustainable model when thinking about next-generation commercial property development and 

lettings.  

 

Science parks are important for economic growth because they recognise that the innovation and 

technology sectors have non-standard property and services requirements that include:   

 

 Landlord/management who understand the language and challenges inherent to the sector 

 Availability of turn-key facilities to enable immediate start-up 

 Specialist facilities (rather than standard offices) including 

o Design and specification compatible with a range of different kinds of labs and functions 

o Vibration tolerance 

o Enhanced slab -to-slab heights to support air handling and ICT 

o Enhanced floor loadings 

o Plant loft to support the tech demands of the facility  

o Goods lift for specialist tech kit 

o Shared facilities 

o etc 

 Availability of grow-on accommodation to facilitate rapid market expansion 

 Collocation with like-minded companies to facilitate tacit knowledge development and business 

development 

 Specialist infrastructure provision – especially high-level ICT systems and resilient power supply 

 Access to specialist services 

 Specialist operational approach – including flexible leasing structure, rentalised solutions, 

facilitated expansion etc 

 

SWINDON SCIENCE PARK VISION 

 

The vision for SSP is to create a thriving innovation-led community and cluster of next-generation 

enterprise of regional, national and international importance. SSP will build on existing local and 

regional strengths in the pharma, digital, high-tech and advanced manufacturing sectors and will exploit 

the commercial potential emerging from world-wide digital-driven innovation and the growth of the 

pharmaceutical sector.  

 

SSP will target the innovation-led and commercial technology markets together with companies and 

entities working within the knowledge economy.  
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SWINDON SCIENCE PARK BRAND ASPIRATION 

 

Developing a strong, sector-focused brand is important to establish the credibility of SSP and to secure 

its place in a competitive global market. The brand values of SSP are captured by the hospitality ethos of 

each element of the value proposition – from design and service delivery through to the rapid decision-

making and support offered through appropriate governance and operations sensitive to the 

commercial technology and innovation sectors. 

 

SWINDON SCIENCE PARK BUSINESS AND DEVELOPMENT MODEL 

 

Following trends in best global practice, the proposed business and development model for SSP is based 

upon the most recent advancements in the pharma sector where large corporates act as an anchor 

occupier and the catalyst to co-locating SMEs and like-minded companies.   

 

This ‘hub and spoke’ development model is emerging from the restructuring of our economy where the 

need for innovation is creating a different type of business development dynamic. In this model, SMEs 

seek to co-locate with larger corporates within their sector, or with convergent technologies that align 

to their sector, in order to generate a variety of benefits ranging from on-site expertise, business 

development support and market connectivity through to reputational and locational benefits. 

 

The hub-and-spoke development model is not often practical for start-up science parks since it is rare 

that new science park developments are able to capture corporates within the innovation and 

technology sectors at the outset. However, SSP has a unique opportunity to launch with a significant 

anchor occupier within the global pharma sector that makes this development approach viable.  

 

The advantage of the hub-and-spoke approach is the ability to provide a range of service offerings on-

site from the point of launch due to the presence of a significant anchor occupier that also exerts 

gravitational pull that accelerates the process of attracting occupiers and next-phase development.  

 

CO-LOCATION 

 

Innovation clusters are an essential part of the knowledge ecosystem now driving modern economies. 

Innovation clusters are the mechanism by which scientific and technical advances are translated into 

novel products and services in commercial markets thereby accelerating the rapid pace of technological 

change across the globe.  

 

Although access to research excellence can be important to innovation cluster development, co-location 

has proven to be a more significant driver in the creation of successful innovation clusters.  Co-location 

is a key element of innovation cluster formation because companies clustered together in particular 

sectors not only compete to deliver the best applied innovations, they also enjoy a range of benefits 

created by the innovation ecosystem that grow up to support the cluster.  

 

ANCHOR OCCUPIER 

 

At the outset, SSP has the rare opportunity to capture a nationally significant anchor occupier within the 

pharma and advanced manufacturing sectors. Wasdell is an internationally recognised leader in 
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innovative technical, design and production solutions for the fast-growing global pharma sector. 

Wasdell has particular leading expertise in the development of new technologies, new materials and 

products including development of pivotal technologies and protocols to tackle growing global 

challenges around secure packaging, handling and tracking of high-value pharmaceuticals.   

 

As the value and size of the pharma market continues to increase worldwide, so do concerns around 

security and product integrity. Wasdell also provides leading research and development (R&D) expertise 

to meet new challenges in these areas. 

 

The ability of SSP to provide a home for a company of the calibre, importance and commercial influence 

of Wasdell creates a unique opportunity for SSP and the region to rapidly develop a new commercial 

tech cluster that will create significant job opportunities and will help to grow a pipeline of companies 

to underpin the Swindon region’s economic growth. 

 

SWINDON SCIENCE PARK HUB-AND-SPOKE DEVELOPMENT MODEL 

 

Phase One SSP will provide a consolidated home and expansion capacity for the Wasdell Group. The 

critical mass provided by Wasdell, together with its leading national and global reputation within the 

innovation sector, will create a ‘hub’ of significant scale. 

 

The Wasdell hub provides opportunities for SSP to create ‘spokes’ by attracting young and fleet-of-foot 

companies to co-locate with Wasdell to take advantage of expertise, business and partnering 

opportunities and access to business support services provided on site. A purpose-designed innovation 

hub linked to Wasdell’s R&D activity, will act as a focal point to attract entrepreneurs and new 

innovation-led companies to grow a vibrant cluster, and to create traction for the wider park 

development that promotes innovation-led enterprise and next-generation industry.   

 

Provision will also be made for larger potential occupiers within the high-tech and commercial 

knowledge sectors in order to create a thriving cluster and community of interest that will become self-

generating.  

 

SWINDON SCIENCE PARK DEVELOPMENT PHILOSOPHY 

 

The SSP vision is the provision of non-standard commercial development responding to the needs and 

drivers of next-generation industry within the innovation and commercial knowledge sectors. In 

summary, this non-standard development approach can be understood as a ‘hospitality mind set’ for 

innovation and knowledge-led companies created by providing the following integrated approach to 

facilities, services and operational delivery: 

 

 Specialist Design and Specification: Specialist facility development, rather than standard 

Category A fit-out office, creates unique value both for occupying companies and for landlords by 

delivering a performance level that standard offices cannot offer. Ensuring the right facilities 

design and specification is a primary element of the value proposition since this will be a key 

selling point. For SMEs in particular, providing ‘plug and play’ facilities in a conducive 

environment will grow the innovation cluster and will reap the commercial returns to fund 

subsequent development phases. 
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 Specialist Operations: The fast pace of change within the innovation and technology sectors 

means that standard approaches to operations, leases and rents are not market-relevant. A 

sizeable element of the SSP target market is likely to be start-ups and SMEs with no trading 

history and potentially venture capital funded. These companies cannot be expected to take 15-

year institutional leases, and consequently require a novel, flexible and supportive approach to 

operations. 

 

 Specialist Services: The innovation and technology sectors require a range of in-house service 

provision common to other innovation and technology sectors. The single most important market 

differentiator for the digital sector is its need for globally competitive bandwidth provision and 

the highest-tier connectivity, with the ability to upscale at the point of need. This is key to the 

value proposition, and without this provision it may not be possible to deliver the SSP vision. 

 

 Commercial Sustainability: Another important element in innovation cluster development is the 

need to create a value proposition that is not only suited to its end users and target markets, but 

is also commercially sustainable over time. Attempts to create innovation clusters fail where 

projects lack the understanding and experience to deliver viable facilities that create value both 

for innovation companies and property investors. It is not sufficient to generate market demand; 

if the cost of developing and operating the infrastructure is not sustainable, neither is the cluster. 

 

 Integrity of Vision: A key differentiator of science parks compared to generic business parks is the 

creation of a like-minded community. To create a high-value experience for its target markets, 

SSP must retain the integrity of its vision over time by using an admissions policy to exclude non-

compliant companies from locating at the park. 

 

 Ethos, Place-Making and Brand: The overall ethos of the SSP value proposition can be 

summarised as a ‘hospitality culture’. This informs all aspects of the experience of the new park 

and underpins its brand values. Place-making is an increasingly important element of out-of-town 

developments for the innovation sectors; the relatively young demographic of digital and cyber 

sectors favours a work/live/play environment. 

 

TARGET MARKETS 

 

Target markets for SSP will include convergent technologies across all innovation-led sectors with 

particular focus on fastest growing markets such as digital, pharma and life sciences.   

 

The innovation sector is dominated by small and medium sized enterprises and it is likely that in 

addition to larger anchor occupiers, SMEs will comprise a significant proportion of occupants for SSP. 

Sources of demand are likely to arise from: 

 

 Latent demand in the region 

 Companies seeking specialist infrastructure, facilities and services 

 Companies seeking collocation with anchor occupier (see below) 

 Inward investors seeking optimal location within the M4 corridor 
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ECONOMIC OUTPUTS 

 

The aim of SSP is to create a vibrant and self-sustaining innovation cluster that impacts the wider region 

by encouraging inward investment, economic diversity and a new innovation brand for Swindon. 

 

Presuming consolidated operations by Wasdell Group, economic benefits in terms of jobs created are: 

Wasdell as anchor occupier4 

 

 Swindon: gross employment 

o 2,050 FTE (full-time equivalent) (including 600 current Wasdell employees) 

 Wider impact area: net additional employment 

o 2,500 FTE including 1,600 in the local area. In addition there would be 830 indirect jobs 

in the supply chain, of which 320 would be local to Swindon 

 Swindon direct GVA (gross value added): £53.2m + indirect GVA £21.4m 

o total Swindon GVA: £74.6m 

 Wider impact area: £69.2m + indirect GVA £48.2m 

o total regional GVA: £117.4m 

 

Innovation Hub: 

 

To facilitate and grow the SME market, it is proposed that SSP incorporates a multi-occupied Innovation 

Hub that would also stimulate activity through supply-led demand. 

 

The development concept for the Innovation Hub would comprise an initial development phase of 

15,000 sq ft which would anticipate future expansion in modules of 10,000 sq ft up to 35,000 sq ft. 

The following employment outcomes could be anticipated: 

 

Initial Phase – 15,000 sq ft (Gross Internal Area)  

 

Indicative job creation (dependent on type and activity of occupier): 

 120 direct jobs 

 222 indirect jobs5 

 

Subsequent Phased Development each in 10,000 sq ft (Gross Internal Area) modules: 

 80 direct jobs 

 148 indirect jobs 

 

SWINDON SCIENCE PARK VALUE PROPOSITION 

 

The SSP value proposition will form the basis of the SSP business plan and will also become a key 

communications tool that defines the park’s relevancy to target markets. As the basis of formulating the 

appropriate offer and development model for SSP, and how it will be marketed, its value proposition 

must address three key questions: 

 

                                                             
4
 Turley Economics. Wasdell – Our Economic Impact Final Report November 2018 p 24 

5 Using employment multiplier from economic analysis for Science Center, Philadelphia 
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 Relevancy: how the SSP offer solves the problems of target markets or improves their situation 

 Quantified value: defining the specific benefits of the SSP offer relevant to target markets 

 Unique differentiation: telling target markets why they should locate to SSP rather than 

somewhere else 

 

To achieve a set of values that address the needs, wants and drivers of the commercial innovation and 

technology sectors, the ideal SSP value proposition should be able to be summarised as follows:  

 

Relevancy: Solving the Problems of the Commercial Knowledge Sector 

 Hospitality culture – interested and supportive landlord 

 Purpose-designed turn-key facilities for SMEs 

 Defined pre-let and owner-occupier packages for larger enterprises 

 Rentalised solutions 

 Highly specified infrastructure and ICT support/access 

 

Quantified Value: Specific Benefits Relevant to Target Markets 

 Immediate and facilitated access to appropriate facilities 

 Flexible lease and rental structures 

 Ability to grow on site at point of need 

 Range of support services and research collaborations available 

 

Unique Differentiation: Why Locate to Swindon Science Park? 

 Exceptional location in terms of access to transport links  

 Exceptional business location with access to talent pool and strong economy 

 Located in one of the UK’s ‘hot spots’ for advanced manufacturing 

 Co-location with world leading pharma advanced manufacturer 

 Facilitated research collaboration opportunities with leading university and research  

 

Swindon Science Park User Restriction 

 

In order to retain the integrity of the SSP vision, and to build a unique cluster of like-minded companies 

over time, we recommend that a user restriction is drafted to reflect the vision and aims of the 

development. The following user restriction is proposed: 

 

 Companies within the innovation space 

 Companies undertaking R&D 

 Technology and knowledge-based companies 

 Companies requiring co-location with Wasdell 

 Ancillary activities that are appropriate to support the operation of a leading Science Park  

 

The adoption of a restrictive user clause must be underpinned both by commercial pragmatism and 

delivery of the strategic vision for SSP. The risk of adopting a user clause that is too restrictive is that 

market demand will not be stimulated. A user clause that is drawn too loosely is likely to compromise 

the vision for SSP.   
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02. STRATEGIC CONTEXT 

 

BACKGROUND 

 

Science parks and related commercial developments have become a familiar part of the post-industrial 

economic landscape. With the knowledge economy now driving wealth creation across the developed 

world, science parks have emerged as a global movement to provide the specialist infrastructure, 

facilities and services required by the commercial innovation and technology sectors. 

 

The world’s first science park was developed in the USA at Palo Alto, California in 1951. This marked the 

beginning of a global movement towards specialist infrastructure provision for next-generation 

commerce and launched a trend for science park development worldwide. The earliest companies to 

occupy science parks emerged largely from engineering technologies developing advanced machines, 

devices, tools and new materials.  

 

The rapid pace of technology transfer and translational research has since created a global knowledge 

economy. Information and communications technology (ICT), green technology, nanotechnology, novel 

materials, digital and creative technologies, biomedicine and biomedical devices have transformed our 

life experience and our life expectations. In the last decade, we have experienced a digital revolution. 

Worldwide, there are already three times more smart devices than there are people,6 and digital 

innovation continues to change the way we live and the way society is organised. 

 

Science parks have played a pivotal part in providing the essential infrastructure and services required 

to facilitate next-generation industry. The success of science parks as a development model is due 

largely to their ability to transform global and regional economies by capturing and enabling knowledge-

led companies who seek to cluster together with like-minded enterprise. The timely provision of 

specialist infrastructure and services for the commercial knowledge sectors enables national and 

regional economies to counter the significant effects of industrial hollowing by growing thriving clusters 

of next-generation enterprise that become self-sustaining and that attract follow-on inward investment 

opportunities.  

 

However, creating successful new science parks requires an understanding of the dynamics of 

innovation-cluster development and growth. Whilst many science parks globally have had pivotal 

economic impact on their communities, it is also true that some science parks developments have failed 

due to lack of understanding of the specialist nature of next-generation industry.   

 

For those tasked with creating, growing and supporting next-generation industry, it is important to 

understand that the commercial dynamics of innovation are reshaping demand from commercial 

entities seeking suitable facilities, supportive infrastructure and specialist services. Standard offices 

and institutional 15 to 20 year leases offered through a traditional property agency approach is not a 

sustainable model when thinking about next-generation commercial property development and 

lettings.  

    

 

                                                             
6
 https://www.nesta.org.uk/blog/knowledge-economy-works-all/ 
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INNOVATION-LED ECONOMIC DEVELOPMENT 

 

In the last decade innovation has joined scientific discovery as a key dynamic of economic renewal and 

growth in developed economies. The economic importance of innovation as a tool to increase 

competitiveness and to gain market traction means that almost all commercial enterprise and service 

provision in developed nations is subject to radical disruption through the innovation process. To stay 

ahead in the market, organisations must seek exponential innovation in order to create the power to 

shape disruption for strategic and commercial advantage.   

 

The demands and dynamics of innovation have created a new demographic in terms of business 

composition. Innovation requires flexibility and the ability to be fleet of foot. For this reason, new and 

small commercial enterprises are often the driving force behind the radical innovations important for 

economic growth, since SMEs are able to work outside of dominant paradigms, exploit technological or 

commercial opportunities that have been neglected by more established companies, and enable the 

commercialisation of knowledge otherwise overlooked in universities and research organisations. 

 

Innovation is now embedded as a galvanising cultural and commercial force in post-industrial nations. 

This is demonstrated by the contribution of innovation-led SMEs that have seen greatly increased 

income growth and increased niche market demand. Changing communications platforms and 

technologies have enabled SMEs to strengthen their comparative advantages whilst reducing 

disadvantages of resource constraints and limited ability to reap economies of scale.7   

 

The rise of the innovation-led economy and the resultant evolution of the SME market is very significant 

for local, regional and national economies. Estimated data for the 27 countries in the European Union 

shows that SMEs account for 99.8% of all commercial enterprises, employing 67% of all workers and 

contributing 58% of GVA – defined as the value of their outputs less the value of intermediate 

consumption, and an important factor in GDP.8 

 

TRANSFORMING LOCAL AND REGIONAL ECONOMIES 

 

Innovation and commercial knowledge enterprise have the potential to transform regional and local 

economies. Silicon Valley has become the exemplar of economic transformation driven by innovation. 

Examples closer to home include Cambridge UK which for hundreds of years was a small market town 

dominated by a large university. In the last two decades, Cambridge has become the UK’s fastest 

growing economy and is home to more than 5,000 knowledge-intensive businesses including pharma 

and life sciences, software, electronics and high-tech manufacturing.  

 

High-tech, creative, innovative ‘knowledge’ businesses like these are wealth creators of the future and 

drive advanced economies. In the UK, they are responsible for much of our productivity growth: 

between 1990 and 2017, productivity more than doubled in information and communications and 

tripled in pharmaceuticals.9 

 

                                                             
7
 Enhancing the Contributions of SMEs in a Global and Digitalised Economy, June 2017 https://www.oecd.org/mcm/documents/C-MIN-2017-8-

EN.pdf 
8
 Growing the Global Economy Through SMEs http://www.edinburgh-group.org/media/2776/edinburgh_group_research_-

_growing_the_global_economy_through_smes.pdf 
9
 https://www.nesta.org.uk/blog/knowledge-economy-works-all/ 
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However, companies in the innovation and knowledge sectors can be unconventional since they face a 

range of opportunities and challenges that dictate their behaviour and shape their needs. For those 

tasked with creating, growing and supporting the innovation sector, it is important to understand that 

the commercial dynamics of innovation are reshaping demand from commercial entities seeking 

suitable facilities, supportive infrastructure and specialist services. Standard offices and institutional 15 

to 20 year leases offered through a traditional property agency approach is not a sustainable model 

when thinking about next-generation commercial property development and lettings.  

 

In order to capture and enable innovation-led and knowledge-led business, it is important to have a 

deep understanding of the needs, behaviours and drivers of these sectors. 

 

INNOVATION, SMEs AND THE COMMERCIAL PROPERTY SECTOR 

 

The commercial dynamics of innovation and the rise of the SME and knowledge-led sectors are 

significant for the commercial property sector. Historically, the commercial property development 

model has been geared towards standard office provision for large occupiers with established trading 

histories taking long leases, and where the landlord has little operational involvement.  

 

The fast-moving SME sector is not a good fit with the standard commercial property model. Knowledge-

led SMEs generally do not have an established trading history; they require a rentalised solution to their 

property needs together with specialist facilities and services, short-term leases, and high levels of 

service delivery and operational involvement.  

 

Moreover, specialist frontier technologies such as biomedicine and the life sciences also require well-

specified laboratories and other facilities supported by specialist infrastructure and services that the 

commercial property sector generally regards as both too expensive and too high-risk to develop and 

operate.  

 

ROLE OF SPECIALIST DEVELOPERS  

 

The relative failure of the commercial property sector to address the needs of the knowledge sector and 

innovating SMEs has led to specialist developers around the world stepping in to provide targeted 

facilities, infrastructure, services and collaboration opportunities for commercial innovation-led 

enterprise.  

 

Market failure creates opportunities for first movers in this sector to provide dedicated science park 

developments to capture and grow the dynamic innovation and knowledge sectors. 

 

ENTERPRISE HUBS AND BUSINESS INCUBATORS 

 

Specialist provision for the SME innovation sector has become a feature of modern economies and cities 

wishing to capture and grow innovation-led enterprise. Rising to the challenge of market failure, the 

first business ‘incubator’ was developed in the US in 1959. In recognition of the unique needs of 

knowledge-led SMEs, the concept of business incubators has become a global economic movement to 

provide specialist facilities and services for the SME market sector. The purpose of these facilities is to 

facilitate the growth of start-up companies and to guide early-stage businesses on the road to 
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commercial success. Companies locating to these facilities gain credibility through association, and 

benefit from shared and more affordable resources and access to professional expertise and advice. 

 

There are now over 12,000 business incubators and their equivalents across the USA – circa 75% of 

which are affiliated to universities and similar institutions. Proven in the US as a model for nurturing 

young companies, business incubators and enterprise centres are now thriving around the globe, with 

over 900 facilities in Europe and over 300 in the UK – the vast majority delivered by, or affiliated to, 

universities and centres of research excellence. 

 

SCIENCE PARKS AND RESEARCH LINKS  

 

Although, in the UK in particular, many science parks have been developed by universities, not all 

science parks are able to offer research co-location opportunities. Some of the most mature science 

parks globally are purely commercial offerings with no links to universities or other research centres.   

 

Cambridge has 12 science parks and is the UK location with the highest density of knowledge-

enterprise. However, none of the science parks in Cambridge has direct or formal links to the city’s 

university. The advantage to companies locating to Cambridge is the tacit knowledge they are able to 

access through the cluster and the developed support ecosystem that has grown up alongside the tech-

boom. 

 

Companies move to Cambridge largely for the specialist facilities, infrastructure and service delivery at 

these 12 parks provides that add significant added value to locating companies. This has created a 

strong clustering effect. Any perceived ‘gap’ in terms of structured access to research support is filled 

through knowledge networks rather than formalized university links. 

 

This ‘tacit knowledge’ model is generally the case even where science parks are collocated with 

universities. The difficulty of gaining meaningful access to university departments and research groups 

means that most research collaborations rely on pre-existing relationships or relationships developed 

organically via personal introductions – with a minority negotiated through university business 

development teams. Research collocation is not necessary or possible in many cases where research 

teams are located nationally and internationally. 

 

Therefore, whilst access to research excellence can be of benefit to companies in the innovation and 

tech sectors, this is not usually a sufficient value-add to act as the commercial rationale underpinning a 

value proposition for new science parks – partly because it is difficult for companies to quantify the 

value of any given on-site research, and partly because companies need more than access to research in 

order to thrive. 

 

LEADING UK SCIENCE PARKS WITH NO UNIVERSITY LINKS 

 

Although a large number of science parks in the UK have been developed by universities, the presence 

of a university ‘partner’ is no guarantee of success. Historically, outcomes of making the leap from R&D 

to commercial application have varied extremely widely from university to university, with only a few 

academic institutions achieving consistent success in this endeavour. 
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Moreover, as the economic climate changes and public sector funding for science park development 

slows, the private sector is taking a more significant lead in science park development. 

 

Leading and emerging science parks in the UK with no formal or informal university links include: 

 

SWINDON SCIENCE PARK DEVELOPMENT MODEL 

 

The proposed SSP does not have any formal links to universities or research centres. This is not an 

obstacle to its future success. As already noted, some of the most successful science parks in the UK 

have no university links. Their success is based on a close understanding of what target markets need in 

order to thrive and grow. 

 

Additionally, the opportunity for SSP to secure Wasdell as an anchor occupier creates the possibility for 

SSP to be developed on a ‘hub and spoke’ model that has been used successfully by a number of science 

parks in the UK and globally. In this model (explained in more detail in Sections 03 and 04 below), the 

large commercial anchor occupier acts as a key resource for co-locating companies on the park. Due to 

the nature of R&D undertaken by a company such as Wasdell, together with its extensive commercial 

partnerships, the impact on cluster development is similar to, or greater than, the existence of a 

university or research centre as an anchor occupier. 

  

Granta Park UK’s leading biopark 

Chesterford Research Park 
Large commercial science park with leading R&D companies 

based in Essex 

Cambridge Science Park UK’s largest and oldest science park, employing 6,000 people 

Oxford Science Park 
Developed by Magdalen College as a real-estate investment with 

no links to the University 

Newcastle Biosphere 
New commercial development with no research or university 

links 

Milton Park, Didcot Developed by property company MEPC 

Edinburgh BioQuarter Developed and owned by Scottish Enterprise 

Charnwood Biomedical Campus, 

Loughborough 
Privately owned former AstraZeneca R&D site 

Discovery Park, Sandwich Privately owned former Pfizer R&D site 

Kent Science Park Privately owned former Shell R&D site 

Colworth Science Park, 

Bedfordshire 
Privately owned with anchor occupier Unilever 

Harlow Science Park, Essex Privately owned and developed new science park 

Porton Science Park, Salisbury 
Developed and owned by Public Health England and the Defence 

Science and Technology Laboratory 
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03. KNOWLEDGE ECONOMY: TRENDS AND MARKET UNDERSTANDING 

 

A decade ago, it was possible to define with relative ease the companies and technologies that fit the 

profile of ‘knowledge-led’, ‘technology-led’ or ‘innovation-led’ enterprise. However, the rapid pace of 

technological innovation means that advanced economies are now driven by innovation across all 

market sectors. Within the modern economic environment therefore, innovation is no longer an option 

– companies must innovate and incorporate new technologies into their process in order to compete 

and survive.  

 

The continuous cycle of innovation, market transformation and market disruption means that the 

knowledge economy, technology and innovation-led enterprise are impacting almost every area of 

life, society and business. Understanding this process also helps us to understand potential target 

markets for SSP. 

 

Frontier Technologies  

 

The global knowledge economy is generally understood to comprise science and technology-based 

‘frontier’ technologies, reliant on high levels of direct research and development and strong links to 

research and clinical expertise.  

 

Typical activities and markets comprising the frontier technology sectors include: 

 

 Pharmaceuticals, medical technologies, life sciences and biotechnology 

 Aerospace 

 ICT, digital, creative, data processing, informatics, software technologies and platform 

development 

 New materials and devices   

 

Pharmaceutical Sector: Mass Shift to New Cluster Development  

 

Of all commercial frontier technologies, the pharmaceuticals sector is perhaps the most visible both in 

terms of its highly specialist real-estate and infrastructure requirements together with its ability to 

impact global markets. Prescription drug sales alone are forecast to grow at an impressive annual 

compound rate of 6.5% in the next five years. Worldwide sales are expected to be US$1.06 trillion in 

2022.10 The sheer size of the life science and pharma sector means that trends and shifts in this sector 

have wide global economic significance. 

 

Two decades ago, big-pharma dominated the life science sector with its own large campuses, R&D 

groups and biomanufacturing facilities. In the early 2000s, the pharma giant Novartis pioneered a new 

operational model for big-pharma by shifting the heart of its R&D business to Cambridge, 

Massachusetts, making Cambridge the centre of its worldwide research activities. The move was 

designed to align its global functions and to redeploy resources to meet the changing demands of a fast-

moving sector.   

 

                                                             
10

 https://www2.deloitte.com/content/dam/Deloitte/global/Documents/Life-Sciences-Health-Care/gx-lshc-ls-outlook-2018.pdf 
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The Novartis consolidation process was the start of a global restructuring within the pharmaceutical 

industry where the drive to rationalise the property portfolio and reduce costs presented big-pharma 

with the opportunity to also move research centres closer to the heart of big academic institutions (MIT, 

Harvard, Cambridge UK – to cite but a few), closer to innovative science and closer to talent.   

 

Pharmaceutical Sector: Creating a New Science Park Development Model 

 

What started as a centralisation exercise has resulted in a more fundamental shift both in the way that 

big-pharma companies undertake R&D and how the specialist property needs within this sector are 

met. There has been a significant move away from a centralised facilities/research model to outsourcing 

R&D by partnering with start-ups and SMEs.   

 

To facilitate this new innovation-led model, pharma and other sectors undergoing similar restructuring 

are creating their own ‘science parks’ whereby the parent company forms the anchor occupier with a 

cluster of collocating companies growing up alongside. 

 

This trend started in 2013 when Johnson & Johnson Innovation launched its asset-centric strategy, 

entering into partnerships with promising small enterprises and biotechs across the globe. In June 2015, 

it announced the opening of a new innovation hub at the Karolinska Institute in Sweden looking for new 

technology and new drugs. In 2015 Eli Lilly announced expansion of its New York site with the aim of 

creating an immuno-oncology hub driven by collaborations with local academic institutions and start-

ups.11  

 

The impact of this trend has been that SMEs rather than big-pharma now form the backbone of the 

pharmaceutical sector, representing over 95% of life science commerce globally; and interaction with 

SMEs is now being facilitated by pharma creating science parks and specialist facilities for this 

purpose. 

  

                                                             
11

 https://www.arcadis.com/en/global/our-perspectives/2016/05/from-spokes-to-clusters-how-the-pharmaceutical-industry-is-reshaping-itself-
for-success/ 
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UK CASE STUDY: GLAXOSMITHKLINE AND THE STEVENAGE BIOSCIENCE CATALYST 

 

The Stevenage BioScience Catalyst development model reflects the hub and spoke approach pioneered 

by other developments globally. With GlaxoSmithKline (GSK) on site acting as the anchor occupier, the 

new Stevenage BioScience Catalyst is based on the idea of open innovation where companies (largely 

SMEs) co-locate with GSK in the ‘spokes’ provided by two innovation hub developments that will act as 

a catalyst for further phased development. Since launch, the Stevenage BioScience Catalyst has 

attracted more than 60 new SME occupiers in 95,000 sq ft of speculative dedicated laboratory and 

office accommodation. 

 

 
Stevenage BioScience Catalyst 

 

INNOVATION-LED LOW-TECH KNOWLEDGE SECTORS 

 

Whilst frontier technologies form an important part of the innovation sector, it is important to 

recognise that these ‘high-tech’ enterprises no longer exclusively represent the innovation and 

technology sectors. More traditional commercial sectors are also often engaged in transformative 

innovation through the application of new technologies and new approaches to product development 

and service delivery.  

 

The retail sector, for example, is an industry in a process of transformation through incrementally 

developing and implementing leading-edge technologies that promise to revolutionise the customer 

experience from personalised advertising, through to products that self-order when they expire. This 

type of innovation is based both on R&D and on the development of new product concepts through 

knowledge inputs such as design skills, market exploration, engineering development, in-house training 

and the operational skills related to new capital goods.  

 

For more conventional economic sectors, knowledge inputs flow from a distributed knowledge 

infrastructure of universities, research institutes, industry organisations, consulting engineers, and 

others.12 As a result of these knowledge flows, what appear to be ‘traditional’ or low-technology 

industries, are often knowledge-intensive and innovation-led. 

                                                             
12

 Innovation and the Knowledge Economy in Australia, Prof Keith Smith, http://apo.org.au/system/files/4210/apo-nid4210-57996.pdf 
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DIGITALLY DRIVEN INNOVATION AND DIGITAL DISRUPTION 

 

The digital sector is key to innovation dynamics in the growing global knowledge economy. The impact 

of digitally driven innovation is changing our social and economic landscape and redefining perceptions 

of what comprises a knowledge-driven or tech company. 

 

The digital sector is one of the fastest growing innovation-led and knowledge-led sectors globally. The 

strength and dynamism of the sector means that there are recognised digital clusters in many cities in 

the UK. The digital sector is likely to form a significant element of occupiers for SSP. 

 

However, already a digitalised society, digital innovation in the UK – as in all advanced economies – is 

also a key catalyst of change that is having a fundamental impact across all commercial and service 

sectors. Digital business transformation is no longer seen as a matter of choice for companies, but a 

necessity to thrive and compete. A recent report by McKinsey concludes that ‘within the next three to 

five years the competitive landscape could be turned on its head. Platform players are not only seizing 

growth, they are redefining it – new leaders, multi-dimensional industries and market capitalisation 

valuations, all driven by digital.’13 

 

The process of digitally driven innovation is social as well as technical and reflects how innovation in 

commerce is not simply applied technology but is a much broader movement of new business creation 

and new service delivery that is reshaping both the economy and how society works.   

 

The TechCrunch digital economy news site notes: ‘Uber, the world’s largest taxi company, owns no 

vehicles. Facebook, the world’s most popular media owner, creates no content. Alibaba, the world’s 

most valuable retailer, has no inventory. And Airbnb, the world’s largest accommodation provider, owns 

no real estate.’ Through the availability of new digital technologies, these companies have reimagined 

the traditional boundaries and value proposition of their industry to pioneer dramatic change both in 

business and behaviour that requires all areas of business and society to adapt to the emerging fluidity 

found in traditional roles.  

 

Hyper-connectivity and the aggressive future use of data means that digitally driven innovation is 

expected to impact every industry and sector, putting digital transformation at the centre of growth and 

innovation strategies including: 

 

 Retail 

 Manufacturing 

 Government and public sector 

 Utilities 

 Insurance industry 

 Healthcare 

 Banking  

 Supply chain, logistics and transportation 

 

                                                             
13

 https://www.accenture.com/t00010101T000000Z__w__/gb-en/_acnmedia/PDF-4/Accenture-Strategy-Digital-Disruption-Growth-

Multiplier.pdf#zoom=50 
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The power of digitally driven innovation means that many sectors not previously understood as 

innovation-led or knowledge-led are being forced to join the knowledge economy through the 

innovation process inherent to the modern commercial environment.  

 

Where science parks do not have a specific technology sector focus, the range and type of activity 

potentially captured by the innovation and knowledge sectors – and therefore the range of target 

markets – are much broader than often appreciated. 

 

WHY INNOVATION CLUSTERS? 

 

The rise of the innovation-led SME market to dominate modern economies has been accompanied by a 

stabilising of this ‘high-risk’ market demographic. In previous decades, SMEs were generally seen as 

organisations in a transitional phase en-route to corporate status, merger and acquisition, or failure. 

Within an innovation-driven economy however, the advantages provided by a small organisational 

structure mean that whilst many SMEs may experience rapid growth, SMEs do not always aspire to 

expand to large corporate status; neither do they automatically seek merger or acquisition.   

 

Moreover, the fluidity inherent to the SME market is no longer simply a reflection of the uncertainties of 

a start-up or SME development trajectory. Rapidly changing markets, new technologies and changing 

consumer habits are themselves the cause of disruption to the sectors that both supply and support 

them. Within the innovation-driven economy, market restructuring impacts global corporates every bit 

as much as SMEs.   

 

In this context, being part of a successful innovation cluster becomes very important to SMEs. 

Innovation clusters give rise to a high degree of network formation that provides significant commercial 

security for SMEs. The presence of like-minded enterprises minimises risks of market volatility in the 

sense that the density of co-located expertise and resources provides co-learning and collaboration 

opportunities. Entrepreneurship also emerges from the cut and thrust of commercial survival. If 

companies ‘fail’, staff are often absorbed by other entities in the cluster – or the experience and 

expertise in the cluster enables them to form new start-ups.  

 

HOW SMEs THINK 

 

All of these factors provide insight into how SMEs think and behave, which is important when 

developing a value proposition for the commercial knowledge sector and SSP. Key points of analysis are: 

 

 SMEs have short decision time-frames  

 SMEs need to be able to react rapidly to market trends and changes 

 Lack of appropriate facilities, infrastructure and services for innovation and knowledge clusters is 

a significant barrier to SME cluster formation and growth 

 Innovation and knowledge clusters tend to develop where there is adequate infrastructure 

provision 

 The provision of specialist turn-key accommodation, services and infrastructure is key to new 

market creation in the innovation and knowledge sectors 

 Lifestyle is a factor in location decision choices for SMEs 

 There is a trend towards urban development for innovation and knowledge sectors 
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 SMEs want and demand flexibility both in terms of facilities and operations 

 Innovation and knowledge clusters sometimes rely on access to research and may prefer to 

locate adjacent to research centres; but they are not ultimately reliant upon co-location with any 

given centre of research excellence  

 To generate demand from innovation and knowledge-based companies, landlords must 

understand, and be sympathetic to, the needs and behaviours of the sector 

 

HOW INNOVATION CLUSTERS GROW 

 

In order to develop a value proposition for SSP, it is important to understand how innovation clusters 

grow. 

 

The process of commercial innovation in the high-tech and frontier technologies is fed by access to, or 

availability of, new intellectual property that has market application. The source of frontier innovation 

and, by extension, frontier innovation clusters is leading-edge science and technology research from 

centres of research and clinical excellence.  

 

In some instances, frontier technology clusters grow up around their research source. New companies 

created to commercialise intellectual property often wish to remain close to their roots. Centres of 

research and clinical excellence can also act as magnets to inward-investing companies wishing to co-

locate and collaborate with leading research expertise – so that the dynamic of innovation cluster 

growth is both ‘spinning’ out and drawing in new commercial enterprise.  

 

However, whilst this equation seems relatively straightforward and self-explanatory, a common 

misconception is that innovation clusters will inevitably grow up around the research source that is 

fuelling them. This is not the case. Even in well-established centres of research and clinical excellence, 

it is usually not enough simply to wait for commercial entities to arrive on the doorstep.  

 

Without the supporting infrastructure, world-leading research locations fail to capture the frontier 

innovation markets they are generating. The majority of successful commercial innovation and 

knowledge clusters develop because of proactivity in terms of targeting specialist markets and by 

anticipating their behaviours, needs and wants.  
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04. C0-LOCATION AND INNOVATION CLUSTER DEVELOPMENT 

 

Innovation clusters are an essential part of the knowledge ecosystem now driving modern economies. 

Innovation clusters are the mechanism by which scientific and technical advances are translated into 

novel products and services in commercial markets thereby accelerating the rapid pace of technological 

change across the globe.  

 

The potential of the emergent knowledge economy to create huge socioeconomic value is exemplified 

by the development of iconic ‘innovation clusters’ such as Silicon Valley (USA), Silicon Fen (Cambridge), 

Silicon Roundabout (London) and Sophia Antipolis (France). These and other innovation clusters across 

the developed world demonstrate the ability of innovation clusters to radically alter the socioeconomic 

landscape of post-industrial economies. 

 

Although access to research excellence can be important to innovation cluster development, co-location 

has proven to be a more significant driver in the creation of successful innovation clusters.  Co-location 

is a key element of innovation cluster formation because companies clustered together in particular 

sectors not only compete to deliver the best applied innovations, they also enjoy a range of benefits 

created by the innovation ecosystem that grow up to support the cluster.  This includes access to the 

tacit knowledge and resources within an innovation cluster such as collaboration opportunities, access 

to talent pools, visibility, reputational and brand benefits, access to business support and professional 

expertise, provision of specialist infrastructure and specialist facilities.  

   

CO-LOCATION AND CONVERGENT TECHNOLOGIES 

 

Although it is common to find companies within the same tech sector wishing to co-locate, the 

complexity of the innovation and commercialisation process means that an innovation cluster will 

attract a wide range of sectors and enterprises required to support it.  Moreover, within all tech sectors 

there is a convergence of technologies ie a range of technologies that inform and are essential – but not 

exclusive – to any one sector.   

 

The digital sector for example, is pivotal to the development of many different technology sectors 

including genomics, biotech, med-tech, the creative and games sectors.  Within the pharma sector, the 

rapid process of innovation requires support across a range of tech sectors seemingly unrelated to 

pharma but nevertheless pivotal to the sector including new technologies related to materials, 

packaging, production and security.  

 

This means that co-location of convergent technologies is a key driver of innovation cluster creation and 

the most successful model of new science park development. 

 

HUB AND SPOKE DEVELOPMENT MODEL   

 

Nearly all advance economies seek to provide specialist infrastructure to capture and grow innovation 

clusters as a means of securing future economic development and prosperity. 

 

These developments are often speculative since the innovation sector usually requires specialist turn-

key facilities together with flexible lease arrangements seldom provided by the traditional commercial 

property sector. 
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However, speculative science park developments are usually funded through the public sector; a high 

percentage of university science parks in the UK for example, have capital and revenue funding from 

public sources. 

 

Where science parks are developed on a commercial basis, the most successful model globally used to 

create successful and dynamic innovation clusters is a ‘hub and spoke’ approach.  This is where the 

presence of a significant anchor occupier enables the new science park to provide co-location 

opportunities for SMEs and smaller occupiers in the innovation sector, through provision of dedicated 

innovation spaces or ‘spokes’. 

 

By providing critical mass and collaboration benefits alongside dedicated infrastructure and facilities for 

SMEs, the hub and spoke development model offers new science parks the most effective means of 

creating and growing new markets with significant regional economic benefits. 

 

WASDELL AS A HUB FOR SWINDON SCIENCE PARK 

 

Wasdell is an exemplar of the innovation dynamic working within modern industry to generate new 

markets and new market opportunities through the development of new technologies, new products 

and new approaches to market challenges. 

 

The exponential growth of the global pharmaceutical market is being driven by the need to address 

health challenges facing developed nations including cancer, obesity, diabetes, communicable disease 

and diseases linked to ageing populations.  Other drivers include the rapid rise of personalised medicine, 

cosmeceuticals and the aesthetics sector.  

 

Wasdell is a leading global enterprise in pharmaceutical manufacturing, pharmaceutical packaging and 

medical devices.  Over the last decade, Wasdell has experienced rapid growth largely due to its ability to 

provide innovative solutions to the fast-changing needs of the pharmaceutical sector.  

  

In addition, Wasdell exemplifies how convergent technologies underpin the innovation process.  

Wasdell’s success is based on innovations across a range of technologies and specialisms required by 

the pharma sector including: 

 

 3D printing and design 

 New materials development 

 Advances in high value manufacturing  

 Laboratory testing 

 Engineering and new devices development 

 Digital innovation relating to drug security and tracking   

 

As an anchor occupier at SSP, Wasdell will have the opportunity to expand its current business and will 

capture significant economic opportunities for the Swindon region. 

 

In addition, the range of technologies required by Wasdell’s business activity will attract a wide range of 

co-locating companies seeking and offering collaboration and other opportunities created by Wasdell’s 

current business and future growth. 
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In addition, the critical mass provided by Wasdell as an anchor tenant, together with its national and 

international reputation for excellence, creates an immediate benefit to co-locating companies by 

establishing credibility and confidence in the market in respect of SSP and the region within the 

innovation sector. 

 

SWINDON SCIENCE PARK HUB AND SPOKE MODEL 

 

It is rare that new science park developments in the UK are able to capture large anchor occupiers 

within the innovation and technology sectors at the outset.  For this reason, the ‘hub and spoke’ 

development model is usually not possible for start-up science parks.  As a result, the development 

profile of new UK science parks is often slow and the ability to grow a strong brand presence is difficult 

to achieve. 

 

By contrast, SSP has a unique opportunity to launch with a significant anchor occupier within the global 

pharma sector.   The proposed phase one development for SSP will deliver a ‘hub’ provided by the new 

facilities for Wasdell.   The Wasdell hub creates opportunities for SSP to develop ‘spokes’ by attracting 

young and fleet of foot companies to co-locate with Wasdell to take advantage of expertise, business 

and partnering opportunities and business support services provided on site.   

 

A purpose designed innovation centre linked to Wasdell’s research and development activity, will act as 

a focal point to attract entrepreneurs and new innovation-led companies to grow a vibrant cluster, and 

to create traction for the wider park development that promotes innovation-led enterprise and next 

generation industry.   

 

Provision will also be made for larger potential occupiers within the hi-tech and commercial knowledge 

sectors in order to create a thriving cluster and community of interest that will become self-generating.  

 

TARGET MARKETS 

 

As the ‘hub’ of the new SSP, Wasdell will attract technology companies across a wide range of 

convergent technologies already central to its business.  Target convergent technologies that are key 

markets for the ‘spokes’ of SSP will include: 

 

 Biotech 

 Med-tech 

 Engineering 

 Design 

 Digital and informatics 

 Cyber security 

 Novel materials 

 Medical devices and medical testing 

 Companies providing complimentary research, support and expertise  
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05. SCIENCE PARK DEVELOPMENT MODELS 

 

WHY THE SCIENCE PARK MODEL WORKS 

 

Not every science park is successful. The failure of science park developments is usually underpinned by 

lack of expertise across key areas of commercial design, development and operations for the specialist 

markets they are targeting. Nevertheless, in global terms, the science park model has been pivotal in 

enabling the growth and expansion of the worldwide knowledge economy. The specialist infrastructure, 

facilities and services provided by science parks enable companies requiring a non-standard commercial 

property offer to support and grow innovation-led and tech enterprise 

 

The emergence of innovation and technology as economic drivers, the consequent disaggregation of 

some key economic sectors together with the rise of the SME sector, all continue to pose a fundamental 

challenge to the commercial property market. The commercial property investment/development 

model is geared towards pre-lettings to large occupiers with established trading histories, with long-

term leases where the landlord has little operational involvement.   

 

By contrast, the fast-moving innovation and SME sectors often require turn-key facilities, short-term 

leases, operational flexibility and high levels of management involvement. The inherent conflict 

between what the commercial property sector seeks to provide and what the innovation sector needs, 

means that the commercial property sector still largely overlooks the specialist needs of SMEs and 

companies in the innovation space.   

 

The reason that the science park model of development has become the icon of modern economies is 

its fundamental recognition that the infrastructure, facilities, services and operational models for next-

generation commerce require a non-standard commercial property approach.   

 

The ideal science park model implements a hospitality culture driven by a single vision which is to serve 

its target markets through the provision of specialist infrastructure, facilities, services and operations. 

These are the foundational value proposition elements common to the smallest stand-alone incubators 

and innovation hubs, as well as science park developments on an enormous scale.   

 

 ‘SCIENCE PARKS’ THAT HAVE BECOME ECONOMIC REGIONS 

 

The magnet effect of co-location of like-minded companies gathering together in clusters, means that 

some global locations, innovation-led economic development is recognised as mainstream and the key 

differentiator of the region. Nevertheless, although a number of regions across the globe have become 

defined by their innovation clusters, where this occurs it is still largely through the supply of specialist 

development for the innovation and technology sectors – rather than simply spontaneity or serendipity.   

 

China, Singapore, Korea, the US and some European nations have regions where science parks have 

cumulatively defined the economy and transformed the region, as highlighted in the case studies below.   

 

Case Study: Medicon Valley, Europe 

 

Medicon Valley is a bi-national region that is home to Europe’s largest life science sector, with circa 500 

companies and over 40,000 employees. Although largely regarded as a ‘region’ for the life sciences, the 
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model of facilities and infrastructure provision for commercial entities is, nevertheless, delivered 

through targeted developments by specialist providers – including ten innovation hubs/incubators and 

seven large and growing science parks that capture both life science and other knowledge-led sectors: 

 
Case Study: Sophia Antipolis, France 

 

Sophia Antipolis was launched as a science park in 1969 on a rural undeveloped site near Nice in the 

South of France. The site comprises 5,930 acres including both a conservation area and low density 

development. 

 

Sophia Antipolis accommodates 2,230 companies employing 36,300 staff in a range of R&D sectors. The 

largest single sector is ICT which represents 20% of companies and 42% of direct employment. 

 

In each R&D sector SMEs are located alongside corporates including Cisco Systems, Dassault Systems, 

Hewlett Packard, Intel and Samsung 

 

At the outset Sophia Antipolis was an entirely speculative science park development without any 

university presence. Subsequently, the University of Nice has established facilities at Sophia Antipolis 

and presently the student population numbers circa 5,000. 
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Sophia Antipolis 

 

Case Study: Cambridge UK 

 

We have already referred to Cambridge as a case study for successful commercial innovation-cluster 

development that has transformed the regional economy. As the cluster has become established, as 

with Medicon Valley, the success of the cluster has resulted in the region as a whole being recognised as 

a home for innovation enterprise. The spread of dedicated development for the sector means that the 

‘region’ now extends well beyond the borders of Cambridge and Cambridgeshire. 

 

 
Cambridge Science Park – Napp Pharmaceuticals 

  

However, it is worth noting that, as with Medicon Valley, it is the existence of its science parks – now 12 

in total – and the provision of dedicated infrastructure, which underpins the success of the Cambridge 

cluster. The region’s 12 science parks are: 

 

 Babraham Research Campus 

 Cambridge Biomedical Campus 

 Cambridge Innovation Park 
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 Cambridge Research Park 

 Cambridge Science Park 

 Cambridge Tech Park 

 Chesterford Research Park  

 Granta Park 

 Melbourn Science Park 

 Peterhouse Technology Park 

 St John’s Innovation Park 

 Wellcome Trust Genome Campus 

 

SCIENCE PARKS AS INVESTMENTS 

 

Whilst it is important to understand the needs and drivers of target markets in developing the value 

proposition for science parks, on the other side of the equation, the objectives of science park investors 

are also an important element of developing the right approach and offer.    

 

Almost all science parks target the same range of markets, but the key drivers of these projects 

ultimately shape their character – and these can vary very widely. Different drivers and objectives for 

science park development include: 

 

 First-mover speculative developments addressing market failure to capture emerging new 

markets 

 Science parks developed around larger corporate anchor occupiers – especially in the pharma 

sector 

 Economic regeneration and diversification in response to changing market trends 

 High-value job creation and opportunities to retain skilled workers and graduates 

 Opportunistic real-estate developments responding to market trends and market demand 

 Public-sector funded developments designed to ‘kick-start’ regeneration and/or economic 

diversification attract high-value industry sectors and create high-value jobs 

 Commercial developments designed to create capital value 

 Commercial development designed to generate revenue 

 Stand-alone innovation hubs to nurture entrepreneurial and start-up activity 

 

SCIENCE PARK DEVELOPMENT MODELS AND MARKET APPROACHES 

 

The development model of any science park will flow from the value proposition, which means that 

there are a number of different approaches adopted by developments around the world that reflect 

both the objectives of the investor/developer and the needs of their target markets. 

 

Supply-Led Development Model 

 

The supply-led development model is used by many of the world’s newest and fastest-developing 

science parks and their equivalents. It is the most successful approach to commercial knowledge-cluster 

development and is effective even in areas previously unknown for commercial knowledge-led activity. 
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Because of the buoyancy and dominance of SMEs in the innovation sector and the knowledge economy 

more widely, the supply-led model usually creates a value proposition aimed at growing vibrant SME 

clusters that are seen as most active in terms of market buoyancy and demand. 

Additionally, SME cluster development is also prioritised in the expectation that this will catalyse 

investment for and by larger occupiers and inward-investing anchor occupiers. This magnet effect of 

SME clusters occurs because larger companies and organisations: 

 

 Gain confidence from the evidence of growing company numbers on site 

 Wish to benefit from the commercial dynamism created by vibrant SME clusters 

 Wish to benefit from the leading-edge expertise found in SME clusters 

 

The value proposition and market approach in this model therefore target the ‘low-hanging fruit’ that 

the SME market potentially offers in order to both grow the market internally by providing follow-on 

facilities, and also create proof of concept in order to attract larger commercial entities and inward 

investors to the site. 

 

Second-City Supply-Led Model 

 

The supply-led development model is especially successful in second cities and regions wishing to 

catalyse new innovation and knowledge markets. Due to the buoyancy of the SME market, and the 

dominance of SMEs in the innovation sectors, a number of science parks and related developments find 

that a high-impact and relatively low-risk development model is the sequential provision of multiple 

innovation hubs. 

 

Current and recent examples of UK second cities using the supply-led model to develop new innovation 

and knowledge clusters are provided below: 

 

 Birmingham – Birmingham Science Park Aston and Birmingham Research Park 

 Bristol and Bath – Bristol and Bath Science Park 

 Edinburgh – Edinburgh BioQuarter 

 Exeter – Exeter Science Park 

 Liverpool – Liverpool Science Park and Liverpool Innovation Park 

 Manchester – Manchester Science Parks 

 Newcastle – Newcastle Helix Science Park 

 Norwich – Norwich Research Park 

 Nottingham – Nottingham Science Park and Nottingham Innovation Park 

 Reading – Thames Valley Science Park 

 

Large Scale Supply-Led Development 

 

Some countries have taken a strategic decision at government level to invest in large-scale supply-led 

development in order to create new knowledge-led markets. China, Hong Kong and Singapore have all 

pioneered speculative supply-led science park development on a huge scale. 
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Case Study: Hong Kong Science and Technology Park 

 

Hong Kong Science and Technology Park (HKSTP) is one of the newest global examples of large-scale 

government speculative development of specialist infrastructure to capture and grow next-generation 

industry.  

Current economic policy in Hong Kong recognises innovation and technology as central drivers for 

future economic growth of the region and as the key to enhance the competitiveness of industry.  

 

Like Biopolis Singapore, and Suzhou Industrial Park, HKSTP is a speculative economic intervention by a 

public sector body tasked with the development of large-scale speculative infrastructure as part of a 

wider strategy to capture and grow next-generation knowledge-based industry.   

 

 
Hong Kong Science and Technology Park 

 

HKSTP’s ethos is to provide state-of-the-art laboratories and shared facilities in order to help companies 

reduce capital investment in product design and development to enable rapid entry of new products 

into the market at lower cost. HKSTP currently totals 4.3 million sq ft of speculatively developed 

facilities spread across 26 buildings offering specialist laboratory space and a range of other 

accommodation and services for knowledge-led companies.14   

 

Additionally, HKSTP nurtures start-ups through its incubation programmes that provide subsidised office 

space and facilities, management, marketing, and technical assistance, as well as a financial aid package 

in the initial years.  

 

Risks Associated with Supply-Led Development Model 

 

The most obvious risk associated with a supply-led development model is the up-front development 

costs and the possibility that the project fails to attract target markets. Although speculative 

development is the single most effective model to stimulate knowledge-cluster development, many 

investor/developers are understandably nervous that their first speculative building undertaken with no 

pre-lettings will not attract target companies – or that this process will take too long. 

 

                                                             
14

 http://www.hkstp.org 
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Another risk attached to the supply-led development model is that the building(s) developed are under- 

or over-specified and are therefore either unable to generate market interest, or too costly to operate 

commercially. Additional risks are lack of flexibility to accommodate changing market needs, and drivers 

leading to early obsolescence or loss of market value.  

 

Risk mitigation is therefore a crucial element of strategy development when considering a supply-led 

development model. Intrinsic to the success of this model is a deep understanding both of target 

market drivers and how to create specialist facilities that are highly functional for target market activity, 

highly flexible and fully commercial.   

 

If projects are not confident in any of these areas, they should not proceed with speculative 

development. 

 

Failure of Supply-Led Model 

 

Where the supply-led development does not succeed, this is most often because the value proposition 

is not appropriate for target markets. Factors leading to the wrong development approach and wrong 

market offer include:  

 

 Lack of market knowledge leading to misunderstanding of what the market needs 

 Insufficient informed strategy development 

 Insufficient business planning undertaken 

 Design brief drafted by non-specialists 

 Design consultants appointed too early in the process 

 Design consultants appointed with no prior experience of designing commercially successful 

innovation-focused facilities 

 Bad practice replicated over multiple projects 

 Too much design emphasis placed on the first generation of occupiers for facilities that should 

anticipate change of use over time 

 Form does not follow function: some projects are award-winning for their architecture but fail 

operationally and commercially 

 

PRE-LET DEVELOPMENT MODEL AND GROUND LEASE DISPOSAL MODEL 

 

More traditional commercial property approaches to science park and related development are to wait 

for pre-lettings before the commencement of development or to sell ground leases for owner 

occupation. 

 

Both of these models rely on the availability of knowledge-led companies that have sufficiently long 

decision time-frames and sufficient capital to commit to an extended process of facilities design, 

planning and procurement. 

 

Risks Associated with Pre-Let Development Model 

 

The key risk associated with the model that is reliant on pre-let development is project stagnation 

through lack of development. Large commercial enterprises and corporates comprise a small 
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percentage of the commercial knowledge sector. In addition, these companies are able to choose from 

national and international destinations that have already high levels of credibility for knowledge-led 

commerce.  

 

Even highly competitive and first-choice destinations for knowledge enterprise struggle to achieve pre-

lettings. 

 

Risks Associated with Ground Lease Disposal Development Model 

 

The key risk associated with the disposal of ground leases as a development model for science parks and 

related developments is loss of control of the estate. This has a profound impact on the longer-term 

character of the project and also impacts the dynamics of development. 

 

The advantages of a site-wide development strategy include the ability to grow companies on site – 

thereby capturing the full commercial potential of expanding start-ups and SMEs as well as larger 

occupiers. This results in organic growth from within a development as well as potential growth through 

inward investment. 

 

Moreover, a single-site development strategy enables a site-wide development ethos that can include 

provision of a range of landscaping and amenities that enhance the value proposition and commercial 

appeal of the project. 

 

Disposing of ground leases leads to fragmented development with no coherent ethos or operational 

strategy. Moreover, without the ability to move companies around the campus as their 

accommodation needs change, science parks developed through ground lease disposal are often 

static developments unable to respond to companies at the point of need.  

 

The ground lease disposal model also largely excludes the SME sector that dominates the knowledge 

economy, thereby effectively severely curbing target markets. 

 

HUB AND SPOKE DEVELOPMENT MODEL 

 

As previously described, the hub and spoke development model for science parks is possible only where 

a corporate anchor occupier is in place providing the critical mass that acts as the ‘hub’ of the 

development. This enables science parks to develop ‘spokes’ – innovation spaces for SMEs that are 

attracted to the development both as an established location for thriving innovation-led enterprise and 

to co-locate with companies on site. 

 

This development model is usually a combination of a substantial pre-letting to the anchor occupier and 

speculative development to stimulate demand from the wider innovation sector.  

 

SCIENCE PARK DEVELOPMENT MODELS: SUMMARY OF RISKS AND REWARDS 

 

 Traditional commercial property development approaches:  

o Development on a pre-let basis without provision of speculative turn-key facilities lowers 

initial investment risk but increases risk of project stagnation 
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o A decision to focus on large occupiers with the capital to self-fund development reduces 

risks and costs associated with the SME market but radically reduces both the market 

opportunity presented by the buoyant SME sector, and limits potential target technology 

sectors 

o Ground lease disposal: a decision to generate capital receipts through ground lease 

disposals can provide immediate returns but generally leads to lower returns over time and 

longer-term project stagnation    

 Supply-led development model: Speculative development to provide turn-key facilities to existing 

and emergent markets acts to significantly catalyse demand but requires a fully commercial 

design/specification and operations strategy to mitigate risk, to ensure the value proposition is 

appropriate to target markets and to ensure commercial success 

 Hub and spoke development model: This is a low risk approach to science park development as the 

speculative provision of the innovation ‘spokes’ is largely countered by the pre-letting achieved 

through the anchor occupier 
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06. PRINCIPLES UNDERPINNING SWINDON SCIENCE PARK VALUE PROPOSITION DEVELOPMENT 

 

SWINDON SCIENCE PARK: DEVELOPMENT RATIONALE  

 

The UK Government’s Industrial Strategy 2017 emphasises that ‘it is not enough just to look at the 

economy we have. We must make preparations for the economy we need to become. We need to be 

acutely aware and take advantage of the world-changing trends which will shape Britain in the 

decades ahead. These are developments in technology that are set to transform industries and 

societies around the world.’15 

 

Based on global best practice in innovation and technology cluster development and growth, SSP will 

develop a non-standard approach to meeting the infrastructure, facilities and services needs of the 

diverse and growing innovation-led and tech sectors that are pivotal to future wealth creation for the 

Swindon region. 

 

SWINDON ECONOMIC CONTEXT 

 

Swindon’s economy has strong representation from large and multinational businesses. Swindon has 

twice as many of the largest businesses compared with England as a whole. Whilst large businesses are 

clearly pivotal to the Swindon economy, they are also more susceptible to market restructuring and 

global economic downturns. Any decision by a large business to leave the local area has a significant 

detrimental impact to employment in Swindon – including the highly developed supply chains to these 

businesses.   

 

The recent announcement by Honda to close its Swindon operation with the loss of 3,500 direct jobs, 

and consequently a similar number of jobs in the supply chain, illustrates this point. The loss of Honda is 

potentially catastrophic for the local and regional economy. An analysis of the economic impact of the 

potential loss of Honda concludes that the loss of 3,500 jobs would lead to a loss of around 7,900 jobs in 

total throughout all industries regionally. In terms of GVA, the estimate is that for the 40-mile radius 

around Swindon, the initial loss of 3,500 jobs would lead to a loss of £223m, but when total job losses in 

other industries are also included, the total loss could equate to £426m.16 

 

CREATING A DIVERSE ECONOMY FOR SWINDON 

 

The chief analyst at the Department for Business, Energy and Industrial Strategy (BEIS) describes how 

SMEs make ‘a disproportionate contribution to job creation and they play a key role in growth by driving 

competition and stimulating innovation’. Moreover, a strong innovation sector increases regional 

economic resilience by reducing dependency on large businesses that are more susceptible to global 

economic downturns.  

 

The Swindon Joint Strategic Needs Assessment Bulletin 2017 identifies the importance of 

entrepreneurship, innovation and technology in growing the regional economy, with a focus on 

                                                             
15

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/730048/industrial-
strategy-white-paper-web-ready-a4-version.pdf p25 
 
16

 https://www.economicmodelling.co.uk/2019/03/01/honda-closure-what-now-for-swindon/ 
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attracting and supporting new businesses and existing business in Swindon’s nationally important 

clusters: automotive and aerospace, pharmaceuticals, digital economy and banking and professional 

services. 

 

Historically, Swindon has created one of the best-performing economies in the country by attracting 

investment from new and emerging market sectors.17 The Honda case study emphasises the pressing 

need for Swindon to continue its tradition of investment into emergent economic sectors in order to 

continue its track record of successful economic diversification and development. In particular, there is 

a need for an increased focus on the innovation sector which is dominated by SMEs.   

 

SWINDON: CREATING A CITY OF THE FUTURE 

 

Cities drive world growth socially and economically. PwC’s annual review of ‘Cities of Opportunity’ 

highlights the ability of leading city economies around the world to anticipate and invest in the 

infrastructure required to support and grow next-generation industry.    

 

Creating a dedicated Science Park for Swindon is an important response to global best-practice trends 

to provide specialist infrastructure for next-generation industry led by innovation and technology.   

 

The pressing need for infrastructure to support and grow emergent markets led by innovation-based 

enterprise is further exemplified by Swindon’s own changing economic environment. The recent 

announcement by Honda to withdraw from Swindon highlights the risk to regional economies posed by 

global market changes. With the potential loss of over 7,900 jobs Swindon, like other city economies, 

must look to economic diversification and investment in emergent innovation sectors that are the 

wealth creators of the future. 

   

ATTRACTING FUTURE WEALTH CREATORS 

 

Inherent to the idea of attracting ‘knowledge intensive industries’ is attracting the types of people who 

are wealth creators who bring the innovation and ideas that comprise next-generation industry. For this 

reason, the most successful second cities target specific cohorts often by focusing on frontier 

technologies such as digital media, app development and biotech, together with lifestyle sectors such as 

artisanal food, the arts and clothing.18   

 

Profile of knowledge sector wealth creators: 

 25–40 years old 

 Scientists, engineers, designers 

 Entrepreneurs able to develop new businesses 

 Prefer urban environment 

 Consider environmental issues important 

 Interested in physical fitness, outdoor pursuits, technology, artisanal food and drink 

 

                                                             
17

 https://www.swindon.gov.uk/info/20017/business_and_investment/891/swindons_economy 

 
18

 https://assets.kpmg.com/content/dam/kpmg/pdf/2016/04/the-future-of-cities-creating-a-vision.pdf 
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MARKET DIFFERENTIATION: SPECIALIST TARGET MARKETS  

 

Admissions criteria for science parks and related developments are generally based on a combination of 

the following: 

 

 Knowledge-led enterprise 

 Advanced manufacturing enterprise 

 Benefit from locating to the development 

 Links or potential links to regional and national research centres 

 Supporting activity to knowledge-led enterprise (eg intellectual property lawyers, venture 

capital companies) 

 Other supporting activity (day care, recreational, hospitality etc) 

 

Some science parks and equivalent developments focus on a single market sector for a particular 

purpose. Bioparks in particular are often single-market focused because the types of facilities and 

services required by the life science sector are highly specialist. Nevertheless, the range of life science 

activity on bioparks is very broad – from informatics through to devices, materials, biotechnology and 

drug discovery. 

 

A number of incubators and accelerator programmes may also restrict admission because the particular 

services and expertise they offer have application to certain sectors. There are specialist incubators and 

accelerator programmes for: 

 

 Fintech 

 Automotive tech 

 Energy tech 

 Tech with application to retail 

 Biotech 

 Digital 

 A growing number of other specialist or niche sectors 

 

However, without a particular commercial reason to restrict knowledge markets to specific activities, to 

apply such restrictions is neither commercial nor reflective of how the innovation and knowledge 

markets behave.  

 

Venture Capital Funds Creating Strongly Emerging Markets 

 

When considering target markets, it is also important to understand other key commercial drivers. The 

commercial knowledge sector, and especially SMEs driving frontier technology markets around the 

world, is dependent on venture capital funding. The knowledge sectors where venture funds invest are 

those most likely to emerge as next-generation industry. When identifying target markets and creating a 

value proposition for these markets, it is therefore helpful to know where venture capital interest is 

driving markets forward. 
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In 2016, key investible frontier technology sectors targeted by venture capital, in order of investor 

interest, were:19 

 

 FinTech  

 Internet of things   

 Big data analytics   

 Saas (software as a service) 

 Health   

 Mobile apps  

 Agritech 

 E-commerce   

 Education 

 Cloud services 

 Cleantech 

 Wearables  

 Drones 

 Biotech 

 Adtech 

 Social media analytics  

 Real estate 

 

The interest of investors in these sectors indicates that we should expect that they will experience 

growth both in numbers and scale – and demand for requisite facilities and support services will come 

largely from their success.  

 

UNDERSTANDING HOW COMPANIES MAKE LOCATION CHOICES 

 

Location is important to innovation-led and tech companies seeking a home. Companies are influenced 

by a number of factors when making decisions about where to locate. If facilities are scarce, the 

availability of suitable accommodation will be a key factor in location choice. If companies have a choice 

of available facilities, key decision influencers include: 

 

 Where the CEO lives: companies will typically locate within a 25-mile radius of the CEO’s home 

 Strength and composition of the existing cluster: companies gain credibility and a range of other 

added value benefits from locating with like-minded market leaders, networks and ecosystems 

supporting their cluster 

 Performance of the facilities on offer 

 Technical specification of ICT and infrastructure offer 

 Lease and rental structure 

 Ability for supported growth in-situ 

 Added value services provided 

 Infrastructure and transport 

 Amenities 

 

                                                             
19

 http://gust.com/accelerator_reports/2016/global/ 
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SWINDON SCIENCE PARK BRAND ASPIRATION 

 

Developing a strong sector-focused brand is important to establish the credibility of SSP and to secure 

its place in a competitive global market. The brand values of SSP are captured by the hospitality ethos of 

each element of the value proposition – from design and service delivery through to the rapid decision-

making and support offered through appropriate governance and operations sensitive to the 

commercial technology and innovation sectors. 

 

VALUE PROPOSITION FOR THE INNOVATION-LED AND TECH SECTORS 

 

The value proposition of any new science park is the basis of its business plan and development 

strategy.   

 

A value proposition is also a promise of value to target markets by addressing three key questions: 

 Relevancy: solving the problems of target markets or improving their situation 

 Quantified value: defining the specific benefits of the SSP offer relevant to target markets 

 Unique differentiation: reasons why target markets should locate to SSP rather than 

somewhere else 

 

Based upon the needs, drivers and behaviours of the sector, a value proposition aimed at creating a 

dynamic innovation and tech cluster should be based upon the following principles: 

 

Demonstrating Relevancy: A value proposition, business strategy and development strategy relevant to 

SSP’s markets is based upon the needs and wants of the innovation sector from start-up through to 

flotation (IPO (initial public offering)). This includes: 

 Purpose-designed turn-key facilities for SMEs 

 Defined pre-let and owner-occupier packages for larger enterprises 

 Ability to grow on site 

 Rentalised solutions 

 Highly specified infrastructure and ICT support/access 

 

Demonstrating Quantified Value: Specific benefits relevant to SSP target markets include: 

 Hospitality culture 

 Interested and supportive landlord 

 Immediate and facilitated access to appropriate facilities 

 Flexible lease and rental structures 

 Range of support services and research collaborations available 

 

Unique Differentiation: Why Locate to Swindon Science Park? 

 Excellent lifestyle location 

 Exceptional business location 

 Located in a UK ‘hot spot’ for advanced manufacturing 

 Facilitated research collaboration opportunities with leading advanced manufacturing pharma 

company 

 

A detailed set of values within each of these three key categories is provided in the following section.   
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07. SUMMARY SWINDON SCIENCE PARK VALUE PROPOSITION AND OUTLINE DEVELOPMENT 

PRINCIPLES 

 

CREATING MARKET RELEVANCY 

 

As previously highlighted, the commercial property market and traditional development approach 

largely overlooks the needs and drivers of the commercial knowledge sector. The relevancy of 

science parks and related developments for their target markets is the hospitality ethos they 

deliberately adopt as a key ‘value’ for intended market sectors. Despite the wide variety of science 

parks globally, successful science parks all demonstrate ‘relevancy’ to their markets by anticipating 

the wants, needs, behaviour and drivers of target market sectors.  

 

SSP will adopt this hospitality ethos based on the following core values: 

 

 Hub and spoke development model: Adopting a hub and spoke development approach that 

captures an anchor occupier and provides speculative innovation space for SMEs creates 

significant value for the rate of development together with the anchor occupier and for co-

locating companies. A corporate anchor occupier undertaking R&D within the innovation 

sector provides critical mass together with a range of business partnering and business 

development opportunities that will attract co-locating SMEs. In turn, the presence of an SME 

cluster offers fleet-of-foot partnering opportunities to larger corporates 

 Rentalised solutions: Many SMEs in the innovation and technology sectors are venture capital 

funded and seek rentalised solutions to their needs rather than the requirement for capital 

investment in property 

 High levels of support: Support comes in the form of understanding and responding to 

immediate market needs and demands within short time-frames 

 Non-standard/enhanced design and specification: Knowledge-led companies generally 

require a non-standard property offer that can include provision of a range of laboratories 

and clean rooms; enhanced floor loadings; vibration-appropriate structure; enhanced floor-to-

ceiling heights; provision of risers and air-handling capability; raised floors (in non-lab areas) 

for ICT and telephony connectivity; breakout spaces and public areas 

 Design flexibility: In order to prevent early redundancy of facilities development, it is 

important that the design strategy anticipates change of use over time as new and different 

markets emerge  

 Brand credibility: This will be measured on the quality of the offer and the ability of the 

project to deliver a high quality of service 

 Brand strength: Brand strength can be increased by a number of locational added value 

elements including co-location with like-minded organisations, co-location with recognised 

centres of research excellence, access to recognised commercial centres and markets, 

national and global connectivity  

 Place-making: Developments for the commercial life science sector are increasingly aware of 

the need to provide an environment that enables companies to attract and retain high-value 

staff. Emphasis is now being placed on developing an attractive work/live/play environment 

together with amenities and support infrastructure for staff alongside specialist real estate for 

life science companies 
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 ICT infrastructure: ICT is pivotal for companies in the innovation space across a range of 

sectors. It is essential for new cluster development to provide access to the highest tier of ICT 

provision and support available commercially 

 Good communications: It is helpful for a location to provide good communications to major 

roads, railway stations, airports and centres of research excellence. However, it is possible for 

innovation clusters to develop without these if other elements are in place 

 Access: Innovation clusters can become victims of their own success. If clusters become so 

large that access and transport is compromised, there is evidence that the centre of the 

cluster will shift to other locations in the region, where access is easier  

 Location: It is helpful for specialist innovation cluster growth to locate adjacent to research 

centres spinning out company start-ups and engaging in collaborations 

 Space/capacity: For any innovation cluster to expand and benefit from economies of scale 

and scope, there must be space to develop appropriate infrastructure and provide nearby 

housing for workers at an affordable cost 

 Housing for workers: It is helpful for locations to provide affordable housing for workers 

either adjacent to or purpose-built within the cluster area 

 Amenities and environment: It is helpful for locations to provide a range of amenities and a 

congenial environment 

 Highly developed design ethos to reflect the value and aspirations of the cluster 

 Highly developed landscaping ethos to deliver a creative and stimulating setting 

 Facilitated transport and communications 

 

CREATING QUANTIFIED VALUE: SPECIFIC BENEFITS RELEVANT TO TARGET MARKETS 

 

The specific benefits relevant to target knowledge-led markets are those that relate to the particular 

pressures experienced by this commercial sector. SSP will respond to these by offering: 

 

 Immediate and supported access to facilities and services: The single most important 

benefit to companies seeking to relocate, to expand or to start up is fast access to 

appropriate facilities and services that they can afford. This is especially true for the SME 

sector, which operates within a very short decision time-frame. However, it can also be true 

for larger knowledge-based occupiers 

 Targeted operations: Innovation-based companies require a targeted operations strategy 

that can include flexible leases, flexible rental strategies and a range of shared services 

provision 

 Ability to grow on site: Provision of a spectrum of suites and premises or the availability of 

‘grow-on’ accommodation for companies graduating from innovation facilities   

 Range of facilitated support services: Often provided by a proactive ‘signposting’ role that 

facilitates introductions to relevant providers, networks and like-minded organisations 

 Access to talent pool: Access to talent is crucial for companies in the knowledge sector.  

Locating to areas that produce highly qualified graduates and/or areas with a large cluster of 

specialist knowledge-based enterprise is a significant advantage to companies in the 

innovation space 

 Access to research: Access to novel and leading-edge research gives some companies 

competitive advantage  
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 Access to expertise: Access to the commercial, research and translational expertise found in 

a developed innovation cluster is pivotal to the success of knowledge-based enterprises 

 Access to supply chain: Access to the wide service delivery needs of specialist knowledge 

enterprise is pivotal to the success of knowledge-based enterprise  

 Access to funding: Venture capital funding is the lifeblood of the knowledge economy, and 

access to venture capital companies is crucial to the successful life-cycle of innovation 

enterprise 

 Sympathetic and informed landlord: The attitude and approach of governance and 

operations, including speed of decision making, creates credibility and is a significant 

element of the value proposition 

 

CREATING DIFFERENTIATION AND UNIQUE SELLING POINTS 

 

The location of SSP, the strength of the Swindon economy and its connectivity to other leading 

commercial centres are all intrinsic market differentiators along with the specific benefits provided 

by SSP unavailable elsewhere: 

 

Co-location Opportunities: 

 Swindon is an established and recognised business location, with 18 of the South of 

England’s 500 biggest companies based there 

 Swindon has nationally significant clusters of high growth businesses in advanced 

manufacturing, professional and financial service, ICT and research20 

 Swindon has the highest concentration of knowledge intensive businesses in the South 

West, with: 

o 1,000 jobs in manufacture of pharmaceuticals 

o 2,500 jobs in computer programming & consultancy  

o 6,000 jobs in automotive manufacturing  

o 13,000 jobs in banking, head office and professional services 

 

Unique property offer and targeted service provision: 

 Range of purpose-designed turn-key serviced facilities (including commercial laboratories) 

 Immediate facilitated occupation 

 Range of targeted services 

 Flexible leases 

 

High quality lifestyle location:  

 Amenities 

 Culture  

 Housing 

 Schooling 

 

 

                                                             
20 https://www.swindonjsna.co.uk/Files/Files/Swindon_Economy_Key_Facts_final_design.pdf 
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Exceptional business location:  

 Financial/other support for companies 

 Established and growing business networks 

 Investment in infrastructure 

 Transport 

 Connectivity 
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08. WASDELL GROUP AS SWINDON SCIENCE PARK ANCHOR OCCUPIER 

 

The Wasdell Group (Wasdell) is seeking a science park location in Swindon to provide for its 

specialist technical and accommodation needs including the provision of laboratories, clean rooms 

and state-of-the-art high value processes. In addition, Wasdell will require the specialist 

infrastructure support provided by science parks together with the ability to grow on-site at the 

point of need.   

 

Due to the specialist nature of its work, Wasdell would also like the opportunity to locate and grow 

in a location where there is the potential for like-minded companies and a range of collocating SMEs 

working in similar and complementary fields. 

 

Wasdell has selected SSP largely because of the logistical advantages of the location, the ability to 

retain staff, the ability to recruit new staff in the region and the existence of an established supply 

network regionally.  

 

WASDELL INNOVATION 

 

Wasdell is an exemplar of the innovation dynamic working within modern industry to generate new 

markets and new market opportunities through the development of new technologies, new 

products and new approaches to market challenges. 

 

Wasdell is a leading global enterprise in pharmaceutical manufacturing, pharmaceutical packaging 

and medical devices. Over the last decade, Wasdell has experienced rapid growth largely due to its 

ability to provide innovative solutions to the fast-changing needs of the pharmaceutical sector.   

 

The exponential growth of the global pharmaceutical market is being driven by the need to address 

health challenges facing developed nations including cancer, obesity, diabetes, communicable 

disease and diseases linked to ageing populations. Other drivers include the rapid rise of 

personalised medicine, cosmeceuticals and the aesthetics sector.  

 

In addition, countries such as China, Brazil and Russia are introducing systematised medicine with 

huge patient cohorts creating new demand across all areas of medicine and pharma.  

 

The explosive growth of the pharma industry brings with it huge challenges to meet rapidly evolving 

market demand. In addition, there is ever-increasing pressure to ensure consistent integrity and 

increased value across the complex medical/pharma value chain from new drug discovery to patient 

administration of each therapeutic dose. This includes drug security, secure manufacture, dose 

tracking, secure and trackable packaging, innovative materials, new medical devices and innovations 

in data handling to support evolving medical approaches. 
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INNOVATIONS IN PHARMACEUTICAL MANUFACTURING  

 

The fast-moving socioeconomic environment within which Wasdell is working is summarised by 

leading figures in the pharma industry who identify existing and future challenges that require the 

kinds of technical innovation and specialism that Wasdell provides:21 

 

 Process Excellence Programmes and Automation: Drug security and integrity means that the 

entire pharmaceutical industry is focused on the goal of reaching zero defects. Pharma’s 

increased regulatory environment is heightening quality standards to which drug manufacturers 

and their packaging and delivery systems partners must adhere. Stringent quality requirements 

demand removing risk introduced by human interaction; the result is a drive towards higher 

reliance on automation. Drug delivery system manufacturers and their pharmaceutical and 

biotechnology customers are innovating and investing in process excellence programmes and 

automation within their global operations to increase standards and remove risk. 

 Personalised Medicine: As the demand for personalised medicines rises, smaller volume biotech 

products are likely to become prevalent for rare and hard-to-treat conditions. This will trigger 

advancements in technology for medicine/dose administration as companies seek to add value 

by improving patient experience by creating more personalised approaches. 

 Smarter Packaging and Printable Electronics: Potentially revolutionary for the industry is 

smarter packaging providing access to real-time information previously difficult to accurately 

obtain. Research to integrate printable electronics with pharmaceutical products offers the 

potential to incorporate sensors into product packaging and the product itself. This potential 

innovation stands to transform the sector by delivering information to manufacturers on 

product security, how a product is used and its storage conditions. Information will also help 

determine and identify which market a product is being supplied to and its resupply 

requirements. 

 Making Better Use of Data: As patients become more involved in their care and evaluate 

options available to them, pharma organisations are developing new care models to work more 

closely with patients – not just with physicians, healthcare organisations and payers. Focus on 

the patient experience will force the payers, pharma and providers to come together and 

provide a holistic approach towards overall wellness. This will require new data strategies that 

bring together all patient data in a compliant way to uncover relationships between patients, 

physicians, caregivers, hospitals, payers, plans and prescriptions. Advanced analytics and 

machine learning on reliable data will be required to identify the next best action for timely and 

compliant patient engagement in order to achieve the best health outcomes. 

 Non-Traditional Dosage Forms: A number of factors in the market are reshaping the approach 

to dosage forms. About 40% of marketed drugs and as many as 90% of drugs in the development 

pipeline are poorly water-soluble APIs (active pharmaceutical ingredients), making this an 

increasingly common challenge in pharmaceutical development. Traditional dosage forms, such 

as oral solid dose, fail to dissolve, have severely limited bioavailability and therefore limited 

therapeutic effect. Different techniques to increase the solubility of drugs and improve their 

                                                             
21

 https://www.pharmamanufacturing.com/articles/2019/top-pharma-industry-predictions-for-
2019/?utm_source=hs_email&utm_medium=email&utm_content=68821669&_hsenc=p2ANqtz-
8wMtiV3Vw4uhAxhyX7oDfRzBsW2AMBJQsMq2FNqmju3Tq0edry345nyZ_qcF7E_p9g_qkDhkYMCcHkA73qtKx4N3PWsQ&_hsmi=68821669 
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delivery are needed, with options existing particularly for the use of amorphous solid dispersions 

and nanoparticle formulations. 

 R&D Expenditure Shifting from Drug Discovery to Medical Devices: While drugs still have the 

ability to provide larger multiples on returns, market factors may drive investors towards 

medical devices instead. Large molecules are running into reimbursement issues that are 

keeping some very effective drugs on the shelf. Outside of cancer drugs and rare disease 

treatments, the medical device regulatory scheme seems to promise a faster and more efficient 

regulatory process.  

 

WASDELL: INNOVATING PRODUCTS AND SERVICE DELIVERY  

 

Wasdell is a world-leading service provider to the pharma sector, with in-depth understanding and 

experience of the challenges posed by a rapidly growing pharma market responding to huge 

technological and socioeconomic change. Wasdell offers innovation, R&D together with dedicated 

expertise to the pharma sector in the following areas:  

 

Advanced Pharmaceutical Packaging: Wasdell is leading innovative design and development of new 

materials and designs for specialist packaging required by the pharma sector. The need for specialist 

packaging is intrinsic to the pharma value-chain. The packaging subsector of the pharmaceutical 

industry was worth £55.93 billion globally in 2016 and is projected to be worth £68.37 billion by 

2021 – a growth rate of 38%.  

 

WASDELL CASE STUDIES: MARKET-CHANGING PACKAGING INNOVATIONS 

 

 Interlocking Blister Pack: Now in common use for all types of medicines, the interlocking 

blister pack design was invented by Wasdell Group’s Managing Director, Martin Tedham. A 

revolutionary design, the interlocking blister pack has reduced packaging costs by an 

estimated 30%. In addition, the blister pack was designed to fit through a domestic letter 

box, creating a huge market for mail order health and nutritional products and increasing 

the level of convenience experienced by customers.  

 Child-Resistant Design: Wasdell Group created a new child-resistant design for drugs 

packaging that has increased safety and reduced costs by 40%.   

 

Laboratory Services: Wasdell’s chemical analysis labs capabilities provide a range of services 

including testing of raw materials, drug substances and drug products in accordance with 

pharmacopoeia monographs and client methods. Wasdell’s microbiological labs also offer in-house 

environmental monitoring sample analysis, water testing, microbiological identification analysis, 

component testing and growth promotion testing. 

 

Advanced Manufacturing: From formulation to commercial supply, Wasdell undertakes clinical trials 

and medical devices support, manufacturing and packaging for the pharma sector and is approved 

by the UK’s Medicines and Healthcare Products Regulatory Agency (MHRA) for the handling and 

manufacture of non-sterile drugs. Wasdell’s capability now includes drug serialisation which allows 

every packet of pharmaceutical medicines to be uniquely identified, ensuring complete traceability.  
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Specialist Drugs Storage and Distribution: Secure storage and distribution of high-value and potent 

drugs is a high-risk area intrinsic to the pharma value chain. Wasdell has developed advanced 

technical solutions to the requirement for secure, ambient controlled, cold chain and controlled 

drug storage conditions. With its advanced systems, real-time reporting is accessible to Wasdell and 

its clients 24/7.  

 

Wasdell Technical: Wasdell’s dedicated technical team works with pharma customers to take new 

products and packaging formats from concept to design, production and commercial application.   

 

Wasdell Medical: Wasdell works closely with medical clients to design, develop and produce new 

medical devices. Wasdell’s unique experience and understanding of key issues, together with its 

significant investment in training, equipment and research, provides dramatic benefits for the 

medical industry seeking design and technical support for medical devices in approved metals and 

plastics.    

 

WASDELL’S ECONOMIC VALUE 

 

The global pharmaceutical sector is experiencing strong growth and Wasdell is a leading service 

provider to this sector with a range of pivotal expansion opportunities it is unable to capture in its 

current location.   

 

A recent report by Turley Economics concludes that if Wasdell is able to secure expansion at SSP, 

this will support 2,050 additional jobs on site and a further £74.6m in productivity per year into the 

local economy of Swindon:22 

 

 Swindon: gross employment 

o 2,050 FTE (including 650 current Wasdell employees) 

 Wider impact area: net additional employment  

o  2,500 FTE including 1,600 in the local area. In addition there would be 830 indirect 

jobs in the supply chain, of which 320 would be local to Swindon 

 Swindon direct GVA: £53.2m + indirect GVA £21.4m 

o Total Swindon GVA: £74.6m 

 Wider impact area: £69.2m + indirect GVA £48.2m 

o Total regional GVA: £117.4m 

 

  

                                                             
22

 Turley Economics, Wasdell – Our Economic Impact Final Report November 2018 p24 
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09. SWINDON SCIENCE PARK PHASE ONE DEVELOPMENT  

 

DEVELOPMENT PHILOSOPHY 

 

SSP will create an inspirational space for next-generation enterprise. This must be reflected in the 

architecture of the new facilities together with the landscaping that will define the development. 

 

INNOVATION HUB DESIGN CONCEPT 

 

Wasdell requires a range of functionality within its new facilities. This includes: 

 Laboratories 

 High value manufacturing – including pressurised production areas 

 R&D areas 

 3D printing facility 

 Computing and data rooms  

 Security storage 

 Administrative and meeting areas 

 

It is important for the future of SSP that all of the functionalities required by Wasdell are housed 

within an appropriate design aesthetic. This should reflect best design practice capturing innovation 

markets and should avoid replication of industrial warehousing or logistics parks.  

 

SPOKE DESIGN CONCEPT 

 

The SSP innovation hub forms the initial ‘spoke’ element of development for SSP, targeting SMEs in 

the innovation and technology sectors that require a turn-key facility providing specialist ‘plug and 

play’ offices, labs and services. Due to the nature of the market, the development of innovation hubs 

is largely speculative as innovation hubs generally anticipate the needs of start-ups, spin-outs and 

SMEs – many of whom will not exist at the time the innovation hub is conceived, designed and 

planned.   

 

Innovation hubs are therefore highly specialist facilities whose design functionality is pivotal and 

must be enhanced by the superior provision of an integrated infrastructure together with a high 

level of flexibility within the building specification and the provision of specialist services.  

 

The SSP innovation hub would be a unique market offering in the region and creates a key 

differentiator and unique selling point (USP) for SSP for target SME markets. By using a relatively 

small area of the development site, we envisage development of an innovation hub initially of 

15,000 sq ft Gross Internal Area, to provide circa 12,000 sq ft of net lettable space at an overall level 

of efficiency of 80%.  

 

Beyond the initial development phase of 15,000 sq ft gross, the facility would anticipate future 

expansion in modules of 10,000 sq ft up to 35,000 sq ft.  
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INNOVATION HUB TARGET MARKETS 

 

Target markets for the SSP innovation hub will be: 

 

 Company start-ups and spin-outs emerging from the active pipeline of company creation already 

existing in the region 

 Regional and national SMEs requiring specialist facilities and services offered by an innovation 

hub facility 

 Start-ups and SMEs emerging from the region’s centres of excellence 

 National start-ups, spin-outs and SMEs requiring specialist facilities and services  

 International SMEs looking to locate to the UK requiring specialist innovation nub facilities and 

services 

 Companies currently approaching agents and inward investment agencies for specialist 

accommodation in the region 

 

INNOVATION HUB DESIGN AND SPECIFICATION 

 

To safeguard the commerciality of the facility over time, the design of the innovation hub should 

focus on a high level of specification and flexibility. Specialist project direction, management and 

design consultants would be needed to ensure optimal functional performance within a fully 

commercial operational context. The appointment of appropriately qualified and experienced design 

consultants would be essential; a number of innovation hub projects in the UK have failed to deliver 

their intended outcomes, or have closed, because the design and development of facilities were not 

fit for purpose. 

 

Innovation Hub Design Ethos 

 

The design ethos of the innovation hub is important for expressing the aspiration of SSP and for 

setting the tone for subsequent development. To attract dynamic digital SMEs, we recommend that 

the design ethos is both highly functional and represents an aesthetic that appeals to a younger 

employment demographic. 

 

Innovation Hub Design and Specification 

 

The design and specification for the innovation hub is key to ensuring both its ability to create 

immediate commercial value for SSP and to delivering continued value as markets change and 

evolve. This means that the innovation hub design and specification must deliver a high performance 

facility that meets all target market requirements whilst being flexible in configuration and use to 

build future commercial clusters. 

 

Key performance elements of design and specification for the SSP innovation hub should include: 

 

• Access control  

• Managed ICT service 

• Enhanced floor-to-ceiling heights 
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• Provision of risers and air-handling capability 

• Raised floors for ICT and telephony connectivity 

• Variable geometry accommodation layout 

• Staffed reception 

• Meeting rooms 

• Goods lift 

• Goods entrance 

• Storage areas 

• Secure communications room 

• 24-hour operating model 

• Café 

• Car parking 

• Cycle storage 

 

Swindon Science Park Innovation Hub Space Provision 

 

Due to the multi-occupancy nature of the innovation hub, a range of facilities and spaces must be 

incorporated in the design and specification to allow for different uses – from co-working space and 

office suites to meeting rooms and amenities. Innovation hub space provision should include: 

 

 A range of office suite sizes and options 

 Access to co-working spaces at start-up stage 

 Access to specialist offices at grow-on stages 

 Ability for companies to grow on site 

 Category B fit-out rather than Category A or Shell and Core 

 Meeting rooms 

 Serviced reception area 

 Coffee points 

 Third spaces and shared facilities 

 Comms room 

 Storage areas 

 

Swindon Science Park Innovation Hub Infrastructure 

 

Creating a viable Innovation Hub able to build substantial commercial markets will rely on the 

provision of a number of key technical specifications that include both the ICT infrastructure and 

standby electrical power provision. Research shows that many companies struggle to find facilities 

that combine appropriate accommodation and operations with the high level of digital and 

continuity of service delivery that they require. 

 

The supply of modern ICT and standby power generation will comprise a key market differentiator 

for the SSP innovation hub. Delivered optimally, the ICT offer will be an important factor in 

attracting companies to the Hub and facilitating their organic growth. 
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PROVIDING FOR LARGER OCCUPIERS 

 

Although the innovation and tech sectors are dominated by SMEs, larger corporate entities may also 

be attracted to SSP. 

 

The requirements of corporate entities are different to the SME sector in a number of important 

ways. The location decision horizon for corporate entities is likely to reflect the more traditional 

commercial property trends, with lease events often driving this process. This means that larger 

corporates may start a search for new premises a number of years in advance of a required 

relocation. Larger corporates may be willing to take a shell-and-core facility or commit to a new 

facility on a pre-let basis. 

   

Nevertheless, larger corporates may also sometimes act like SMEs by wishing to locate smaller 

research divisions at SSP to co-locate with occupying companies or with Wasdell. In these instances, 

the decision-horizon and requirement may be similar to the SME sector. 

 

The offer at SSP should therefore be able to accommodate the different permutations of larger 

corporate requirements.  

 

Options include: 

 

 Occupancy of premises in the SSP Innovation Hub on either a short- or long-term basis 

 Occupancy of part of a larger unserviced, shared-occupancy building which could provide 

units of between 464 sq m (5,000 sq ft) and 1,393 sq m (15,000 sq ft) 

 Occupancy of a single building to meet their bespoke requirement 

 Combinations of the three above options are feasible 

 

PHASE ONE OPERATIONS 

 

Swindon Science Park User Restriction 

 

In order to retain the integrity of the SSP vision, and to build a unique cluster of like-minded 

companies over time, we recommend that a user restriction is drafted to reflect the vision and aims 

of the development. The following user restriction is proposed: 

 

 Companies within the innovation space 

 Companies undertaking R&D 

 Technology and knowledge-based companies 

 Companies requiring co-location with Wasdell 

 Ancillary activities that are appropriate to support the operation of a leading Science Park  

 

The adoption of a restrictive user clause must be underpinned both by commercial pragmatism and 

delivery of the strategic vision for SSP. The risk of adopting a user clause that is too restrictive is that 

market demand will not be stimulated. A user clause that is drawn too loosely is likely to 

compromise the vision for SSP.   
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Swindon Science Park Operations Model 

 

The most successful science parks in the UK are those in single ownership with an estate-wide 

operations strategy that integrates development and facilitates delivery of a single vision. 

 

This model is most common where the landlord funds development (directly or indirectly) and the 

tenant entity leases premises from the landlord. To retain control and maintain the enduring vision 

of the project, as well as to maximise capital value, this model grants only ground leases other than 

in exceptional circumstances. 

 

The key advantage of this site-wide operations model is its ability to sustain a single focus which can 

also flex to the changing needs both of companies on site and of new companies entering the park. 

 

A second advantage of this approach is that it is most closely aligned with the operating model of 

the target innovation market that largely seeks rentalised solutions to accommodation needs and 

where there is little or no available capital to invest in premises. 

 


