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Waterbeach: employment estimates 
4th July 2016 

 
 
Introduction 
 
The note has been prepared by David Lock Associates on behalf of Urban&Civic in 
response to queries made by South Cambridgeshire District Council on the 
employment estimates for Waterbeach New Town. The employment estimates were 
originally provided to inform the CSRM inputs of the A10 Corridor Study (email sent 
8th February). A number of clarifications have been sought by South Cambridgeshire 
District Council, email dated 28th June. Principally the queries relate to: 
 

 explanation of the approach of not seeking large-scale strategic B uses on 
site; 

 
 clarification of the employment density assumptions used for other B use 

classes; 
 

 a suggested alternative approach to estimating Cambridge Research Park 
jobs; and 

 
 clarification on the home working estimate and how it relates to ‘other sues. 

And validation sheet on workforce population. 
 
Each query is below: 
 
Approach to employment uses (B uses) 
 
Draft Policy SS/5 of the Proposed Submission South Cambridgeshire Local Plan sets 
out that the new town should include: “Employment provision to meet the needs of 
the town and provide access to local jobs, and support the continued development of 
the economy of the Cambridge area” 
 
Urban&Civic and RLW have agreed not to pursue a strategy of large-scale strategic 
B uses (employment parks) at Waterbeach. This is principally to avoid undermining 
existing employment centres, such as at Cambridge Research Park, Cambridge 
northern fringe and Watertbeach industrial parks, and to allow for small and medium 
scale business to be supported on site.  
 
A draft Development Framework Document (DFD) has been prepared jointly and has 
involved engagement with the local community and the Councils.  The draft DFD sets 
out objectives and principles for meeting the employment needs of the town and 
supporting the wider economy. The key principles include: a focus on proving the 
right mix of homes and new infrastructure to support he wider Greater Cambridge 
economy; support for small and medium, to be fine grain and integrated; focussing 
new employment at the town centre and railway station as ‘hubs’; support for 
homeworking and an enterprising culture; and continued temporary use of existing 
buildings at the barracks. Relevant extracts of the draft DFD are attached. 
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The draft DFD was considered by the Cambridgeshire Quality Panel (15th June) and 
one of the conclusions of the panel was that micro-employment should be 
encouraged on site rather than business parks. 
 
Employment densities for B1 uses. 
 
Occupiers at Waterbeach are not known therefore a general estimate of employment 
density for the B1 uses has been applied at 1 job per 20 sqm.  A mix of general office 
uses and other B1 uses is considered to be reasonable. The HCA Employment 
Density Guide 3rd Edition (November 2015) sets out office employment densities of 
between 8 and 13 per sqm depending on type of occupier. The guidance also 
includes a new ‘Mixed B class’ for small workspaces including co-working uses (10-
15 per sqm), studios (20-40 per sqm), incubators (30-60 per sqm) and maker spaces 
(15-40 per sqm).  A reasonable judgement has been made therefore to apply jobs 
density of 1 per 20 sqm to reflect a mix of general office and mixed B1. 
 
It should also be noted that the assumed 8,000 sqm of B uses floorspace is a 
conservative estimate. Additional B1 floorspace may be applied for through emerging 
planning applications but work is on-going and not definitive at this stage. 
 
Comments on estimates for Cambridge Research Park 
 
Future occupiers at Cambridge Research Park (CRP) are also not known The 
detailed approach to estimating future employment at CRP (on the attached 
spreadsheet provided by SCDC) is based on applying Employment Land Review 
2012 approach and different B uses have been allocated evenly where not known. 
This approach has been reviewed and is accepted as a reasonable alternative to 
applying a general 1 job per 15 sqm density. Including the hotel estimate, this shows 
an estimate of 2,249 at CRP instead of 2,507. 
 
In addition, however, there is an extant planning permission at Stirling House, Denny 
End Road, for 2,846 sqm (2,536 sqm for offices). This was not included originally in 
the estimates but given it immediately adjoins the site it should be counted. The 
applicant provided a specific employment estimate for this floorspace of 225 jobs. 
This would show a total estimate for CRP and Stirling House combined of 2,474 jobs 
(2,249 + 225 jobs).  
 
Home working estimates 
 
A judgement has been made to what will be a reasonable estimate on home working 
by completion of the new town (expected to be post 2031). Home working comprises 
those who are self-employment or freelance based at home and those employed 
elsewhere but able to work from home as their main location. It is not ‘use specific’ 
(i.e. not linked to specific floorspace) and could comprise a wide range of different 
employment activities. An estimate of 20% is considered reasonable for the following 
reasons: 
 

 National and regional trends: The East of England average is 15.1%. 
Moreover, home working nationally has grown from 2.9 million in 1998 to 4.2 
million in 2014 in the United Kingdom, meaning a national average of 13.9% 
of all people in employment. There is no evidence to suggest the growth in 
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home working will slow, especially given lifestyle and technological change, 
and by post 20131 20% is reasonable. 

 
 Characteristics of the local labour market: South Cambridgeshire and 

Cambridge have significantly higher proportions of a highly skilled workforce, 
and similarly of manager/professional occupations (SOC 1-3), than the East 
of England or national average. This is in part associated with the Cambridge 
phenomenon and the high concentration of technology companies. Of the 4.2 
million home workers in the UK at 2014, 73.4% work in the highest skilled 
occupations (ONS 2014 Characteristics of Home Workers). 

 
 Development strategy: There is a deliberate strategy by the development 

promoters to actively encourage an enterprising community, including home 
working, through flexible dwelling design, work-hubs and telecommunications 
infrastructure. Moreover, the creation of a new mixed use and well-designed 
place is considered to be a positive factor encouraging some home workers 
to live at Waterbeach.   

 
 
The allowance for 400 jobs from other uses has been made to capture employment 
currently unforeseen developments outside of the stated primary land uses. Places 
change and evolve over time and a land use/employment density approach may 
under-represent such changes. Jobs associated with the relocated railway station, 
motor sales/maintenance, social care, petrol filing stations, taxis or night clubs. It 
constitutes less than 5% of the total estimate and is considered a reasonable 
allowance.    
 
The validation work contains analysis undertaken by WSP (on behalf of RLW). The 
two approaches cannot be directly linked as the validation has involved an analysis 
of other towns of a similar size proposed to Waterbeach and the workforce 
population by industry based on 2011 census data. As such the data does not 
differentiate between work place employment and home working. The validation has 
been included to demonstrate that the land use/employment density approach is 
reasonable and, if anything, is a conservative, approach to estimating employment 
for modelling purposes. 
 
Conclusion 
 
The employment estimates are considered reasonable for the purposes of CSRM 
inputs to the A10 study. The alternative approach suggested to Cambridge Research 
Park employment is accepted but it is also suggested extant planning permission at 
Stirling House, Denny End Road be counted. This change means a reduction in the 
CRP employment future from 2,507 to 2,249 (-258) but the inclusion of an additional 
225 jobs at Stirling House (based on the estimates included within the application). 
Overall therefore this indicates a reduction of 33 jobs meaning an overall estimate of 
8,573 jobs (previously 8,606). 
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APPENDIX EIGHT 

The Relocation of Waterbeach Station:  Statement of Purpose, Costs, Benefits and Timescale 

1 The relocation of the station is a requirement of Policy SS/5.  The basis for that requirement is: 

• meeting the sustainable travel requirements of the new settlement and achieving a 

significant shift of travel mode towards public transport 

• the need for a new station to meet Network Rail operational requirements (in terms of the 

capacity of the line) and the fact that its potential revenue generation will offset the cost 

of its provision 

• the unsatisfactory condition of the existing station (in terms of safety, convenience and 

facilities) and the significant difficulties associated with addressing these issues at the 

existing location, even as an interim measure, in terms of cost and practicality 

• Specific benefits of the new station in terms of improved accessibility and facilities. 

Station Sustainable Travel Benefits 

2 The availability and proximity of rail services to Cambridge and other destinations is a 

fundamentally important benefit of Waterbeach as a location for a new settlement.  This has a 

major impact in generating sustainable travel patterns for new residents and, when combined 

with investment in bus services (to improve services, frequency and access), cycling and 

pedestrian facilities, provides an exceptional opportunity to reduce car dependence. 

3 The proposals for a relocated station are intended to realise and maximise the inherent benefit 

of access to rail services for this location. 

Station Operational Requirements 

4 The provision of the new station is directly linked to Network Rail’s assessment of train 

lengthening for 8-car operation (to address overcrowding) at all stations between Kings Lynn 

and Cambridge.  Network Rail’s intention is for all the stations on the line including Waterbeach 

to be operable for 8-car Govia Thameslink (GTR) services. 

Station Cost and Revenue 

5 The business case shows “very high” value for money for public sector investment.  The total 

additional rail industry revenues are estimated to be £66,000,000 when discounted over a 60-

year appraisal period. This is significantly in excess of the predicted capital and operational 

costs (c. £35,000,000).  

6 The up-front cost of the prospective new Waterbeach station will be met by RLW Estates, the 

Developer funding the proposal, and will not introduce an additional capital expenditure to 

Network Rail. 

7 Full details of the total costs of the new station are set out in Section 6 of the GRIP 2 report 

(Appendix 9). 



Benefits of the Station 

8 The benefits to rail operation and the local community include: 

• Rail access commensurate with a larger population base to serve the new settlement 

and new A10 connections. 

• Improved accessibility for cars, taxis, buses, cyclists, and pedestrians (see Appendix 14 

which provides walking time isochrones for the relocated and existing stations with 

graphs showing the number of households served within specific walking distances) 

• improved safety at the existing Waterbeach Station level crossing (due to decreased use, 

shorter barrier closure times and reduced road congestion) 

• Provision of a modern high quality station, with a wider range of passenger facilities 

including wheelchair accessible lifts, pedestrian bridge and increased parking capacity 

(cars and cycles) 

• Potential future proofing, such as provision for extended station platforms and turnback 

facility, potential for a Park & Ride to reduce car commuting to Cambridge, reduced 

parking congestion in the village. 

9 The specification of the relocated station is provided at Section 5 of Appendix 9. 

10 It is a fundamental principle that the station will have direct access to the A10.  This avoids the 

current need for traffic to access the station via the village.  It also provides routes to the new 

station that do not pass through the village. 

Timescale for Provision of Station 

11 It is envisaged that a planning application for the new Station will be submitted in mid to late-

2017, with construction starting in 2018 and the new station opening in 2019.  A letter from the 

Director of Planning and Economic Development at SCDC to the Department for Transport 

(Appendix 10) sets out the Council’s support for the proposal and for its early implementation. 


