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1. Background 

 

1.1 Great Stall West is circa 82 hectares. This comprises the areas shaded blue and grey on 

“Appendix A: New Eastern Villages - The Master Plan” CD-G2. This is bounded by the A419 

to the West, the A420 to the North, the River Cole to the South and the Great Stall East 

proposed development to the East of the grey area. 

 

1.2 Please see the Master Plan below 

 

 
 



1.3 The grey area forms Symmetry Park, which is approximately 39ha, and has in some 

documents over the years been referred to as Great Stall Middle, but is actually part of 

the Great Stall West development area.  

 

1.4 The Northern smaller grey box is the completed Iceland Regional Distribution Centre 

(231,000 sq ft)and the larger Southern grey box is the new 2.3m sq ft Amazon Robotic 

Sortable fulfilment facility which is under construction and due for completion during Q3 

2021.  

 

1.5 For further clarification, Great Stall East is the 85 hectare area to the East of Symmetry 

Park which is owned by Capital Land Property Group who have recently secured planning 

consent for a residentially led scheme with provision of education purposes and open 

space. 

 

2. Ownership 

 

2.1 The different parcels of land which form Great Stall West, and their owners, is shown 

marked on the attached map (GSW Map 1). 

 

2.2 Great Stall West is not held in a single ownership. This means that no one party has overall 

control. 

 

2.3 The grey land of Great Stall West, now known as Symmetry Park, is held in two 

ownerships. The Northern plot (Iceland) WT310619 is owned by the original developers 

of Symmetry Park. The Southern plot (Amazon) WT4499661 was transferred to 

developers Panattoni and, recently,  the interest has been sold to Legal & General. 

  

2.4 A plot of 4.328 hectares WT81259 to the South of Amazon is owned by Capital Land 

Strategic Developments Ltd and this land which is all within Flood Zones 2 &3 forms part 

of the landscaping requirements for the wider Great Stall East development which is 

under their control and referred to in Point 1.3 above. 

 

2.5 All of the elements described above are fully utilised and are not available for 

development.  

 

2.6 The land shaded pale blue WT261015 is owned by Mr & Mrs Hill and Capital Land Property 

Group Ltd has a Promotional Agreement. There is also a Caution registered against the 

title in favour of Ramheath Properties Ltd. Investigations via Creditsafe show that 

Ramheath Properties Ltd is a company owned by Sainsburys and Registered at their Head 

Office address. 

 

2.7 There is a small plot to the western boundary edged yellow WT92191. The ownership of 

this parcel is currently unknown.  

 

2.8 The plot shaded dark blue to the Northwest of Great Stall West WT89388 is owned by 

Toys R Us Ltd (in receivership). 

 

2.9 The plot shaded green WT108139 is owned by Sainsburys Supermarkets Ltd. 



 

2.10 The plot shaded purple WT108139 is owned by Sainsburys Supermarkets Ltd who 

leased it in 1987 for a period of 125 years to Gable Cross Developments Ltd & Swindon 

Truck Stop Ltd. 

 

2.11 The plot shaded cream WT61185 is owned by Willoughby (569) Ltd and is leased to 

Sainsburys Supermarkets Ltd. 

 

2.12 The plot shaded red WT236080 is owned by Ramheath Ltd. There is a restrictive 

covenant registered against the Title in favour of Willoughby (569) Ltd. A small part of this 

site to the North has been disposed of to Swindon Borough Council for road improvement 

works. 

 

3. Plot Sizes 

 

3.1 Great Stall West totals approximately 82 hectares. 

 

3.2 The Symmetry Park land was stated as comprising 39.6 hectares in its original 

application.  

 

3.3 This leaves circa 42 hectares which is the land shaded blue on the Masterplan.  

 

3.4 The land currently held by Toys R Us, the Truckstop and Sainsburys to the North of Great 

Stall West and fronting the A420 totals approximately 9.4 hectares. The truckstop and 

Sainsbury’s superstore are active trading entities. 

 

3.5 This leaves circa 29 hectares of land shaded pale blue plus 3.9 hectares of land shaded 

red to the north fronting the A420 and 0.9 hectares of land edged yellow. This totals just 

under 34 hectares. 

 

4. Proposed Land Uses – Adopted Local Plan  

 

4.1 Great Stall West (GSW) is proposed to form the new District Centre to serve the New 

Eastern Villages (NEV). Below is the indicative masterplan for the NEV that accompanies 

adopted Policy NC3 (New Eastern Villages – including Rowborough and South Marston 

Village Expansion).  



 
 

4.2 Policy NC3 specifies that about 40 hectares net of employment land (B Class Uses) is to be 

located south and east of the A420 and A419 respectively adjacent to the White Hart 

Junction in a form that complements the District Centre and safeguards its connection 

with the wider residential development in the NEV. This includes 2.5 hectares within B1a 

use class to be located at and/or adjacent to the District Centre. The other employment 

land would be distributed as 7.5 hectares of B1b/c or B2 uses and 30 hectares of B8 uses. 

39ha has already been developed at Symmetry Park for Class B8 use.  

4.3 Policy NC3 also states that about 12,000 sqm (gross) of retail floorspace will be provided 

across the NEV including the provision of a high quality District Centre with strong 

connectivity to adjacent residential areas, comprising an anchor food store and 

complementary uses. Community facilities, including where appropriate, flexible, multi-

purposed buildings for use by the community, the public sector and for worship are to be 

provided at the District Centre. The District Centre is to also incorporate a heath care 

facility with GP, dentist and pharmacy. 



4.4 Policy NC3 also makes provision for an express bus network that will run through the 

District Centre and connect the NEV to Swindon Town Centre as part of a first phase of 

development that includes the residential development to the north of the A420, the 

District Centre itself and the employment allocation. 

4.5 The supporting text at paragraph 5.77 states that the scale of the NEV facilitates the 

provision of an express bus network system to link the NEV and Swindon Town Centre and 

enable longer distance bus services. Policy NC3 provides the specification that such a 

network should pass through the District Centre. 

4.6 The supporting text at paragraph 5.61 establishes that office development will be an 

important component of the District Centre and should be primarily marketed towards 

office users less appropriate to Swindon Town Centre. 

4.7 The supporting text at paragraph 5.64 establishes that the District Centre must be large 

enough and provide a wide enough range of activities to create a strong identity for east 

Swindon, which will anchor and provide focus to new and existing communities. However, 

this should not undermine the regeneration or role of Swindon Town Centre nor act as 

counter-weight to it. 

4.8 The supporting text at paragraph 5.65 states that in addition to any retail space the District 

Centre should also provide civic public space to host outdoor events and activities, 

community facilities and high quality public realm. 

4.9 The supporting text at paragraph 5.68 establishes that the 12,000 sqm (gross) of retail 

floor space that would serve the NEV is calculated based on the existing floor space of the 

Sainsbury’s on Oxford Road being subsumed within any development. 

4.10 The supporting text at paragraph 5.69 establishes that a GP surgery or two smaller 

surgeries will be needed to meet the healthcare needs of the increased population at the 

NEV and that such facilities should be provided at the District Centre and co-located with 

a dentist and pharmacy. 

5. Proposed Land Uses – Regulation 19 Local Plan 2036 (December 2019)  

5.1 Policy SA3 New Eastern Villages - Including Rowborough and South Marston Village 

Expansion – carries forward the broad aims of Policy NC3:  

Land to the East of the A419, as defined on the policies map and illustrative at Appendix 5 , is 

allocated for a mixed-use development. The form of the development shall comprise a series 

of new inter-connected distinct villages and an expanded South Marston village defined by 

the network of green infrastructure corridors. Development should be guided by an 

overarching design approach that is set out through design codes. 

5.2 Paragraph 5.3.5  states that: 

The District Centre must be large enough and provide a wide enough range of activities to 

create a strong identity for east Swindon, which will anchor and provide a focus for new and 

existing communities.  However it must not undermine the regeneration or role of Swindon 

Town Centre or provide a counter-weight to the Town Centre. Retail schemes will be expected 

to be supported by a retail impact assessment, in accordance with Policy SA3, which 



demonstrates that the development is of a scale and type that would not damage the vitality 

or viability of the Town Centre. 

5.3 The emerging Local Plan also envisages a substantial residential component to Great Stall 

West in addition to the District Centre element. The Housing Trajectory contained within 

Appendix 4 of the emerging Local Plan anticipates that  a total of 860 homes will be 

constructed at a rate of 86 homes a year between 2025/26 and 2025/36. At a ratio of 40 

dwelling per hectare this would reduce the remaining available land at GSW by 21.5ha.       

6. Access 

 

6.1 There are significant access issues relating to the remaining land at Great Stall West, which 

have not been resolved and therefore mean it is not immediately available.  

 

6.2 To the West, there is currently no access and the proposed Rapid Transit Route is still in 

its infancy. It is also understood this is not proposed to be for the use of private cars or 

HGVs. 

 

6.3 To the North, any access to the development land from the A420 will require the co-

operation of several landowners. This is not in place.  

 

6.4 To the East, the access road into Symmetry Park from the A420 is not adopted as highway 

and Swindon Borough Council recently lost litigation in which they sought to challenge 

the decision of an inspector who, on a lawful development certificate appeal, had certified 

that the use of the access roads for private use only would be lawful1. 

 

6.5 To the South, access is controlled by the owners of Lotmead Farm (Ainscough) which is 

being sold for residential development. There is no certainty on the timing of the delivery 

of the access road through the extensive residential development.  

 

7. Rapid Transit Routes & Proposed Bridge 

 

7.1 The proposed Rapid Transport Routes are clearly shown on the Masterplan, and these 

have also been utilised by Capital Land for their promotion of Great Stall East.  

 

7.2 These routes dissect the subject site North-South and East-West and link into further 

proposals across the wider New Eastern Villages proposals. Swindon Borough Council 

have stated that they would be amenable to working with the Appellant and relocating 

these but there are practicalities beyond their control if they are to achieve the desired 

outcome of the Rapid Transport System across the wider development. 

 

7.3 The proposed routes render the site not usable for large format buildings. 

 

7.4 In addition to the proposed bus routes, Swindon Borough Council are proposing 

constructing a bridge across the A419 dual carriageway which will be for the use of buses 

and pedestrians. 

                                                           
1 DB Symmetry v. Swindon BC [2020] EWCA Civ 1331 at paragraph 20 



7.5 There would be further loss of developable land for the construction of this bridge 

although a detailed scheme has not yet been submitted and therefore the extent of this, 

and the Rapid Transport Route, has yet to be determined. 

 

7.6 If the Rapid Transport Route takes the approximate route as shown on the Masterplan, 

this would result in the undeveloped land being dissected to produce four plots of 

approximately 5.1 hectares to the Northwest, 5.2 hectares to the Northeast, 6.3 hectares 

to the Southeast and 2.7 hectares to the Southwest. 

 

8. Floodplain 

 

8.1 The River Cole runs along the Southern boundary. The area that falls with Flood Plain 3 on 

the Environment Agency’s Flood Map for Planning is shaded in a darker blue on the plan. 

 

8.2 This has the effect of reducing the developable land further and restricts any development 

layout although it is noted that this land could be utilised for landscaping. 

 

9. Thames Water Main Water Pipe 

 

9.1 There is a Thames Water main water supply route which runs from the Southwest 

corner of the Toys R Us south across the undeveloped land. 

 

9.2 This will restrict any future development as it cannot be relocated, and significant 

structures cannot be built above or close to it. 

 

10. Thames Water Foul Water Plant 

 

10.1 Thames Water have applied for planning permission for a Foul Water Pumping 

Station under Application Number S20 1554.  

 

10.2 Whilst the actual area of land required for The Plant is very small, its location and 

associated easements, would restrict any future layout as it is understood that for 

operational reasons, this has to be situated where it is proposed to service the New 

Eastern Village development. 

 

11. Conclusion 

 

11.1 Great Stall West is not suitable to accommodate a science park as it is too small to 

accommodate such a development and meet all the requirements set out in the Local 

Plan.   

 

11.2 There are numerous impediments which reduce its scale significantly, including the 

necessity to provide a District Centre and circa 860 houses. Great Stall West does not 

offer sufficient remaining land to create Swindon Science Park. 

 

11.3 It is also not suitable due to continuing access issues, being in multiple land 

ownerships, a significant water main running North-South, the proposed foul water 

treatment plant, proposed rapid transport routes running North-South & West-East, 



construction of a new bridge crossing the A419 and the amount of floodplain at the 

southern boundary. 

 

11.4 It is also noteworthy that the largest part of the land remaining owned by the Hill 

Family, being circa 29ha, is within the control of Capital Land through a promotional 

agreement. Capital is only at the very early stages of considering how to more forward, 

their current emphasis being on Great Stall East.    
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