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EXECUTIVE SUMMARY 

Conclusions on the Council’s approach to Housing Need 
Paragraph 47 of the NPPF is clear that Local Authorities should use their evidence base to ensure that 
they can meet the full Objectively Assessed Need for both market and affordable housing, as far as is 
consistent with the Framework. As indicated above, RPS has identified a number of technical areas that 
the Council should address in order to correctly review its OAN, which have been modelled as part of this 
report. In addition, there are a number of overarching deficiencies in the approach to assessing OAN as 
part of the West Essex and East Hertfordshire SHMA: 

 The 2017 Update does not incorporate sufficient adjustments to account for household formation 
rates;  

 The 2017 SHMA has downgraded the employment forecasts for Epping Forest, and so is planning 
for a significantly lower rate of employment growth when compared to past trends, which will lead to 
a further imbalance in the relationship of jobs growth to households required; 

 The forecast employment growth rate (at 0.6% CAGR based on the EEFM 2017 outputs) is incorrect, 
and there is no evidence to suggest that this is likely to happen in reality;  

 The Council has not made an appropriate adjustment for market signals as part of the 2017 Update, 
which does not accurately reflect the worsening trends in house price and rental increases and 
widening affordability gap.  

 The market signals uplift, specifically identified as a separate factor in the PPG, has been 
amalgamated alongside other adjustments, having been clearly identified in earlier versions of the 
SHMA (2015 SHMA and 2016 Update). We do not understand why this has been done, and in any 
case is not justified based on available evidence; and 

 RPS has concerns that the Council’s suggestion that affordable housing need is 168 dwellings per 
year is a significant under-representation of the overall need in Epping Forest. This figure is largely 
due to an assumption that anyone who isn’t eligible for housing benefit can afford to purchase or rent 
housing on the open market. This assumption has not been substantiated anywhere in the Council’s 
evidence, and in any event we would question the logic of this approach as a basis for assessing the 
proportion of people can afford the range of housing tenures available in the District; and 

 The Council has not made sufficient provision for unmet housing need arising from across the wider 
HMA nor Greater London, ignoring recent available evidence. 

RPS Approach to OAN 
This summary report has considered the key components of establishing the OAN for Epping Forest 
including demographic factors, employment trends and market signals. 

The modelling has identified a household projection-based estimate of housing need of 709dpa over the 
period 2011 to 2033. RPS has applied the 2014-based projections as the starting point. RPS does not 
consider the more recent 2016-based projections to represent a credible basis for the calculation of housing 
need, consistent with the Government’s position on the use of projection-based estimates of need.   
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Further modelling indicates that based upon future employment trends the OAN is 857dpa over the same 
period. The impact of Market Signals has also been applied to the calculations, reflecting the severity of 
affordability pressures in the Borough. When applied to the Demographic OAN, this takes the OAN for 
Epping Forest to 886dpa. Whilst this is higher that the employment-led scenario, which is sufficient to 
meet the future labour force demands in Epping Forest, growth at this level would make a significant 
contribution towards addressing the pressing affordability issues evident in Epping Forest. Consequently, 
this is considered to be a reasonable basis for considering the OAN that the Council should be planning 
to meet. 

The final OAN is determined on the basis of the steps to adjust the starting point (2014-based projections) 
to account for demographic factors, including application of up to date population estimates, alongside an 
effective market signals uplift. In total, RPS calculates that Epping Forest’s OAN should be 19,492 
dwellings (or 886dpa) across the period 2011-2033. 

 Summary of Steps in the Calculation of Epping Forest’s OAN. 

  Dwellings Growth Dwellings Per annum

RPS 1 Demographic OAN 15,605 709

RPS 2 Employment OAN  18,854 857

RPS 3 Market Signals OAN 19,492 886

 RPS Preferred OAN 19,492 886

 Source: RPS Futures Modelling 

In addition to the OAN for Epping Forest itself, RPS would also recommend that the Council reconsiders 
the position in relation to meeting unmet housing needs from London. As indicated in Section 8, there is 
clearly justification for an allowance, consistent with other allowances applied elsewhere recently (at 
Ashford) where observed linkages are not so strong. The Ashford Inspector reasoned that an allowance 
of 546 dwellings was appropriate in that case. In addition, the Waverley Local Plan Inspector reasoned 
that Waverley should accommodate 12dpa to address a proportion of this housing shortfall. RPS 
recommends that the Epping Forest Local Plan (which borders Greater London, unlike Waverley which 
does not) recognises the contribution it can make to addressing needs outside its own HMA.   

And finally, at this stage RPS draws no firm conclusions regarding the relationship between the OAN and 
the need for affordable housing. This is due to deficiencies in the Council’s assessment of affordable 
housing need, as set out in this paper. Once the Council has properly considered the ability of all 
households to afford open market housing then the picture may become clearer with regards to any 
specific contribution to assist in the delivery of additional affordable housing in Epping Forest.
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1 INTRODUCTION 

1.1 Report Overview 
 This report has been prepared by RPS Consulting Services Ltd (‘RPS’) on behalf of the Epping 

Forest Housing Forum (EFHF), in support the Examination of the Epping Forest Local Plan.  

 The Epping Forest Housing Forum (EFHF) is a consortium including housebuilders and land 
promoters, who have formed to present a common voice through the Local Plan Examination 
on matters including housing need and supply. The purpose of the forum is to make the 
Examination as efficient as possible, by limiting the duplication of evidence and streamlining 
the hearing sessions.  

 The report responds to Epping Forest District Council’s (‘the Council’) evidence in relation to 
Objectively Assessed Need for housing (OAN) set out in the following documents: 

 West Essex and East Hertfordshire Strategic Housing Market Assessment Report of 
Findings September 2015 (‘2015 SHMA’); (examination document ‘EB405’)  

 Updating the Overall Housing Need: Based on 2014-based projections for West Essex & 
East Herts August 2016 (‘2016 Update’); (‘EB406’) and  

 West Essex and East Hertfordshire Strategic Housing Market Assessment: Establishing 
the Full Objectively Assessed Need July 2017 (‘2017 Update’) (‘EB407’).  

 The Council has used this evidence to inform the proposed OAN of 12,573 dwellings, or 572 
dwellings per annum (dpa), across the Plan period 2011-2033, and a housing requirement of 
11,400 dwellings across the same period included within Policy SP2 of the Submission Version 
Local Plan. This equates to 518 dwellings per annum (dpa).  

 RPS has reviewed in detail the key components of Epping Forest’s OAN in respect of the 
following topics, which are presented as section headings:  

 Demographic evidence; 

 Household formation evidence; 

 Employment forecasting evidence; and 

 Market signals and Affordable Housing. 

 Additionally, RPS has also independently modelled the OAN for Epping Forest, using the RPS 
Futures model. This is presented in Chapter 6. The modelling from RPS utilises the 2014 
demographic and household projections, published by the Office of National Statistics (ONS) in 
May 2016, which represents the starting point for assessing housing need.  

 The findings of this report provide up-to-date evidence in respect of the calculation of OAN for 
Epping Forest. 

1.2 Requirement for Objectively Assessed Need 
 The requirement for Local Plans to meet OAN has been in place since the publication of the 

2012 National Planning Policy Framework (‘the Framework’). The core planning principles of 
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the Framework are outlined in Paragraph 17, which requires that every effort should be made 
to objectively identify the need for housing, responding positively to opportunities for growth 
and market signals. Paragraph 47 of the Framework requires Local Authorities to use their 
evidence base to meet the full Objectively Assessed Need (OAN) for market and affordable 
housing in the housing market area. Further guidance is set out in the 2014 PPG, which is the 
Planning Practice Guidance (PPG) relevant to this examination. 

 There is no single prescribed method for the calculation of OAN for housing, however there are 
a number of principles set within national policy to ensure all pertinent issues are considered. In 
the assessment of Epping Forest’s housing need, RPS has utilised modelling software 
(POPGROUP) to create a series of scenarios based on demographic, housing and economic 
forecasts. POPGROUP is industry tested modelling software owned by the Local Government 
Association (LGA) and is managed by Edge Analytics Ltd. It has been used by a number of 
local authorities and private companies in the determination of robust OAN. 

 In terms of transitional arrangements, Epping Forest has submitted its Local Plan prior to the 
24th January 2019 deadline and so the policies in the previous Framework for the purposes of 
examination, in accordance with paragraph 214 of the revised NPPF. References to the NPPF 
in this document are to the original NPPF. Any subsequent review of the Plan will be 
undertaken against the revised NPPF. 

1.3 Unmet Need from Neighbouring Authorities 
 The Framework (at paragraph 182) makes clear that in order for plans to meet the test of 

soundness, they should plan to meet the objectively assessed needs of their areas, including 
unmet requirements from neighbouring authorities, where reasonable to do so and consistent 
with achieving sustainable development. RPS considers that this is also a relevant 
consideration for Epping Forest, as detailed within Section 8 of this report.  
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2 DEMOGRAPHIC NEED PRESENTED IN THE 
COUNCIL’S EVIDENCE 

2.1 Starting Point - Baseline Projections  
 Household projections published by Office for National Statistics (ONS), and previously by 

Government, should provide the starting point for estimating overall housing need1.   

 The baseline forecasts of population and housing growth in the Council’s evidence are taken 
from the 2014 Sub-National Population Projections (SNPP) and the Sub-National Household 
Projections (SNHP). Although the 2015 SHMA was undertaken against older 2012-based 
projections, it is noted that the 2016 Update and 2017 Update documents utilise the 2014-
based population/household projections for Epping Forest, published in May 2016.  

 At the time of modelling, these projections remain the most appropriate starting point for the 
calculation of OAN. It is recognised that more recent (2016-based) population and household 
projections were published in 2018 by Office for National Statistics (ONS), who have taken over 
this responsibility from MHCLG. However, these revised (lower) population and household 
projections have raised serious concerns in Government as to the impact such projections 
might have at the local level on its aspirations to increase the supply of housing to 300,000 
homes per year by the mid-2020s.  

 Consequently, the Government issued a consultation document in 20182, which confirmed its 
continued support for this level of growth3, and takes the view4 that the 2014-based data 
provide the demographic baseline for assessment of local housing need “..for the short-
term…”. This is to ensure that such levels of growth can be adequately planned for and not 
undermined by the more recent ONS projections. The Government has given little credibility to 
the 2016-based projection figures, which should not feature in the housing need assessment 
calculation.  

 Given the clear stance taken by Government on the matter of calculating local housing need in 
this regard, RPS agrees with the Council on the use of the 2014-based projections as a basis 
for calculating the housing need in Epping Forest for the purposes of this examination of local 
housing need.  

                                                      

1 Paragraph: 015 Reference ID: 2a-015-20140306 Revision date: 06 03 2014 

2 MHCLG (2018) Technical consultation on updates to national planning policy and guidance, OGL 

3 As above, paragraph 18 

4 As above, paragraph 19 
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2.2 Mid-Year Estimates (MYEs) 
 The household projection-based estimate of housing need may require adjustment to reflect 

factors affecting local demography, including where new data on population estimates are 
available5 

 It is noted that Mid-Year Population Estimates (MYEs) have been published at a local level for 
2017. These estimates are published by the Office for National Statistics (ONS) and have 
recently been retrospectively amended in March 2018 to reflect refinements to the 
methodology, providing up to date estimates for the period since 2012 (the population at 2011 
is based on the Census count). This post-dates the publication of the latest OAN update (2017 
Update), which applied estimates up to 2016. It should also be noted that the more recent 
MYEs for the period 2014-16 are different to the figures used in the 2014-based housing 
projections. 

 These provide an updated assessment of the population for these years, as indicated in Table 
2.1 below.  

Table 2.1 Consideration of Mid-Year Population Estimates 

Year 2014-based Population 
Projections 

Mid-Year Population Estimates 
(Revised March 2018) 

Difference 

2014 128,780 128,451 -329 

2015 129,967 129,274 -693 

2016 131,256 129,923 -1,333 

2017 132,581 130,576 -2,005 

 

 These MYEs indicate a slight reduction in the forecast population, however these are not 
significant in the context of the projections (1.5% lower at 2017) and have only a marginal 
impact the overall robustness of the forecasts.  

2.3 Council’s Demographic-based starting point  
 The Council’s demographic starting point based on the 2014-based projections set out in the 

2016 Update (for 2011-33) is 14,374 (EB406, Figure 3, p3 refers). It is a significant figure in the 
context of the Council’s OAN calculation because it is the basis upon which all subsequent 
adjustments are applied in reaching the Council’s suggested OAN and is rolled forward into the 
2017 Update.   

                                                      

5 Paragraph: 015 Reference ID: 2a-015-20140306 Revision date: 06 03 2014 
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2.4 Adjustments for Migration Trends 
 Prior to converting the demographic-based projection of 14,374 households into dwellings, the 

Council proposes an adjustment to the migration profile of population change that then feeds 
into an ‘adjusted’ projection of new households. This is set out for Epping Forest in the 2016 
Update (EB406, figure 6, p6 refers), and is based on a 10-yr migration trend (covering the 
period 2005-15), rather than using the 5-yr trend that underpins the 2014-based projections 
(which covers the period 2009-14). The result is a reduction of 3,806 for Epping Forest, down 
to 10,568 households. This ‘adjusted’ figure is then fed into the rest of the OAN calculation.  

 The consideration of alternative migration trends is not unreasonable and is supported in the 
PPG, where justified. However, we object to way this has been applied in the case of Epping 
Forest, for the following reasons.  

 Firstly, we do not agree with the ‘local demographic adjustment’ applied to the 2014-based 
demographic starting point set out in the 2016 Update (figure 8, page 9 refers), which reduces 
projected household growth from 14,374 down to 10,568 (a difference of 3,806). This 
calculation represents the difference between the five-year migration trend (2009-14) used in 
the 2014-based projections and the ten-year migration trend (2005-15) used for the 2016 
Update. The relevant PPG (2014) makes clear that any local changes would need to be clearly 
explained and justified on the basis of established sources of robust evidence6, including in 
respect migration levels. The Council prefers a ten-year migration trend that might, in theory, 
be preferable to a five-year trend. However, the ten-year trend (2005-15) that underpins the 
Council’s adjustment includes the years following the financial crisis of 2007/8, which is 
recognised as covering a period that represents a major interruption to long-term moves, which 
will have most likely impacted on migration rates for a period of time since. 

 Recent observed trends in internal movement in Epping Forest since 2007 indicate that moves 
into the District were suppressed for the period 2008-11 when compared to rates before and 
after this period. This is shown in figure 2.1 below. The data clearly shows that the inflow of 
people to Epping Forest then return to the levels observed prior to 2007 and are consistently 
higher from 2012 onwards. The recent return to past rates is not therefore considered to be a 
short-term aberration but rather a clear, recognised trend in migration into the District that has 
been ignored by the Council, in favour of a generic approach using a commonly-applied trend.  

  

                                                      

6 PPG (2014) Paragraph: 017 Reference ID: 2a-017-20140306 Revision date: 06 03 2014 
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Figure 2.1 Internal moves in and out of Epping 2001-17 (Source: ONS - Revised Rebased MYEs. March 

2018) 

 

 Consequently, the Council’s approach to the ‘local demographic adjustment’, resulting in the 
reduction in projected population and household growth, fails to reflect on the impact that the 
post-recessionary period has had on the observed levels of in-migration and is also not credible 
when considered in the light of more recent upwards trends since 2012.  

 The Aylesbury Vale Local Plan Inspector recently concurred with this view in his interim 
findings7, who disagreed with the Council’s approach to migration based on alternative ten-year 
trends which overlapped the period immediately after the recession (2001-11 and 2005-15) as 
being a key factor that undermining the soundness of the calculation of OAN. The 
consideration of migration trends applied by Epping Forest clearly follows quite closely the 
Aylesbury model to which that Inspector raises concerns. The Aylesbury local plan Inspector is 
yet to publish his final report. 

 RPS conclude that whilst a ten-year trend may be more appropriate in theory as it follows a 
longer time line, it is not appropriate to simply follow this approach, as was the case in 
Aylesbury, without recognising the risks of building into the projection the recessionary effects 
on migration outlined above. RPS therefore support the use of the trend period (2009-14) that 
underpin the ONS 2014-base projections as the starting point for the demographic-based 
estimate of housing need because this incorporates the more recent trends observed since 
2012.      

                                                      

7 Vale of Aylesbury Local Plan 2013-2033 examination: Interim findings 29 August 2018 (ED166), paragraph 13-16 
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2.5 Converting households to dwellings  
 The Council then applies a ‘conversion factor’ of 4.5%, representing vacancies in the existing 

dwelling stock, in order to calculate the need for new dwellings based on the demographic-
starting point and incorporating the adjustment for migration. This produces a need for 11,065 
additional dwellings over the plan period, as set out in the 2016 Update (figure 8, p9 refers). 
RPS is satisfied with the allowance of 4.5% applied in the calculation. 

2.6 Adjustments for Household Formation 
 The PPG advises that the household projection-based estimates of housing need may need to 

be adjusted to account for local factors which may have led to a historic suppression of 
household formation, including an undersupply in delivery or worsening affordability issues 
(paragraph 2a-015-20140306 refers). The purpose of this is to consider the robustness of the 
household projections and adjust them to account for inconsistencies in past trends that have 
been carried forward as part of the future projections, particularly in those age cohorts most 
likely to the form separate households (i.e. those aged 25-34 years). The Government, in its 
Technical consultation on updates to national policy and guidance issued in October 2018, 
makes clear (paragraph 11 refers) that the reduction in household growth in light of the new 
(2016-based) household projections does not mean that fewer homes should be planned for 
through the local plan process. This is because household growth is itself constrained to the 
supply of housing, and if new homes were not supplied as anticipated this will mean that 
households cannot form, thus suppressing the rate of household formation and impacting on 
the affordability of housing relative to demand. Therefore, the consultation suggests that 
Councils should plan for additional homes to help address the effect of increasing demand, 
even if those projections were to fall. 

 Turning to the Council’s evidence, the 2016 Update specifically identified an uplift of 667 
dwellings across the whole HMA, to account for suppressed household formation rates based 
on Census of concealed households and CLG data on homeless households (Figure 7, p8 
refers), with Epping Forest accounting for 181 of this. This figure is relatively small and may 
well under-represent the adjustment in this regard. The 2017 Update, however, takes a 
different approach in accounting for the issue of household suppression, appearing to 
amalgamate the adjustment for suppressed household formation along with other adjustments 
in response to market signals and ‘migration pressures’ from London (figure 5, page 25 refers). 
Due to this amalgamation, it is unclear whether or not the adjustment for household 
suppression has changed from that set out in the 2016 Update, and also actually what the 
adjustment is for each District including Epping Forest. Consequently, it is not possible to 
comment on the scale of the adjustment as no specific figure is provided in the latest update. 
Based on the 2016 Update, the 181 dwelling uplift for Epping Forest is small (8dpa). 

 RPS does not agree with the approach taken by the Council based on concealed households 
and homelessness. Our key concern with the Council’s approach is that the adjustment 
proposed in both the 2016 and 2017 Updates simply conflate data on concealed homes and 
homelessness and add these to the demographic-based starting point of need adjusted for 
migration, as set out in figure 8 of the 2016 Update. Whilst this may provide some insight into 
the impact that household suppression on household formation in general terms, there is an 
absence of any adjustment being applied to the actual household formation rates underpinning 
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the demographic projections for Epping Forest, in light of the local evidence on concealed 
households and homelessness.  

 Consequently, it is unclear what uplift, if any, has been applied to the household formation 
rates to account for suppression, as advised in the PPG. In terms of the HMA as a whole, it is 
noted that paragraph 3.18 of the 2017 Update makes reference to, “…ensuring that sufficient 
housing was provided such that household formation rates for those aged under 35 would be 
no lower than the equivalent rates recorded in 2001…” but does not provide any further details 
regarding any underlying analysis on this issue. In this regard, RPS agrees that this would be 
the correct approach to undertake, but we consider that in doing so the Council should also 
widen its search to consider affordability related to other age cohorts.         

 By adding the adjustment of 181 dwellings to 11,065, the Council is suggesting that the 
demographic-based estimate of housing need should be 11,246 dwellings over the plan period. 
RPS does not agree with this calculation because the issue of household suppression has not 
been applied in line with the approach set out in the PPG.  
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3 ECONOMIC NEED 
 In terms of translating economic signals into the OAN, the PPG8, indicates that plan makers 

should make an assessment of the likely economic growth in the Housing Market Area based 
on evidence from past trends and/or economic forecasts. With this in mind, RPS has concerns 
relating to how the Council has approached the relationship between the Economy and the 
future growth in housing need. 

3.2 Projecting Future Employment Growth 
 The 2015 SHMA originally proposed an uplift of 5,600 HMA-wide to the demographic-based 

housing need estimate based on the 2012-based CLG projections, to provide for more workers 
to meet the forecast jobs growth (paragraph 5.84 refers). However, this was replaced in 
subsequent updates by a larger overall uplift (7,009 in the 2016 Update, reduced to 6,200 in 
the 2017 Update).  

 It is suggested that the proposed housing need of 45,507 for the HMA would provide sufficient 
workers to align with the jobs forecast, based on an average net gain of 2,040 persons per 
annum. Thus, there would be no requirement for a specific uplift for employment growth 
(paragraph 2.26 of 2017 Update refers). This conclusion appears to be derived from 
commentary set out in the 2016 Update (paragraph 34, page 7 refers) which suggests that 
sufficient workers exist based “…on higher migration rates now assumed already to yield an 
increase of 39,100 economically active persons resident in the HMA, which aligns with the 
number of workers needed for the jobs growth previously identified, so an uplift for jobs would 
now only be required if the forecast jobs growth was also higher.” 

 RPS question the continued validity of this statement, on the grounds that the analysis 
necessary to ascertain whether or not sufficient workers exist is based on the use of a single 
set of employment forecasts produced by the East of England Forecasting Model (EEFM), 
prepared by Cambridge Econometrics, which were issued in January 2015, referred to here as 
the ‘EEFM 2014 forecasts’.   

 The EEFM 2014 forecasts utilised in determining in the OAN are presented in the 2015 SHMA. 
These, in turn, utilise the CLG 2012-based population projections population estimates issued 
by ONS as far back as 20139, which have now been superseded by more recent data.  

 Since then, two subsequent forecasts have been issued (2016 and 2017 forecasts), the last of 
which at least appropriately utilises the more recent 2014-based population projections. The 
PPG is very clear that the assumptions used in determining whether or not sufficient workers 
are available to fill the likely growth in jobs should be based on up to date, credible evidence, 
including the factors that influence labour supply e.g. economic activity rates.  

 The outputs from the latest EEFM (2017) forecast for Epping Forest are summarised below 
(see Table 3.1).  

                                                      

8 Paragraph: 018 Reference ID: 2a-018-20140306 Revision date: 06 03 2014 

9 Oxford Econometrics EEFM Technical Report: Model description and data sources January 2015, p34 
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. 

Table 3.1 The East of England Forecasting Model for Epping Forest (2017)10 

Key indicators 2011 2033Difference 

Demography       

Total population (000s) 124.880 135.390 10.510 

Working age population (000s) 79.108 77.644 -1.464 

Migration & other changes (000s) 0.299 -0.198 -0.497 

Labour market       

Employees in employment (000s) 45.432 52.145 6.713 

Self employed (000s) 11.098 11.758 0.660 

Total employment: jobs (000s) 56.530 63.903 7.373 

Total workplace employed people (000s) 47.610 53.795 6.185 

Residence employment (000s) 61.609 74.760 13.151 

Residence employment rate (%) 67.985 80.033 12.048 

Net commuting (000s) -13.999 -20.965 -6.966 

Unemployment level (000s) 2.169 0.948 -1.221 

Unemployment rate (%) 2.742 1.221 -1.521 

Housing       

Households (000s) 52.083 58.049 5.966 

Demand for dwellings (000s) 54.410 59.386 4.976 
 

 It is important to consider whether the outputs of the EEFM forecast are realistic, and it is 
necessary to look at the latest (2017) forecasts to do this given the need to consider up to date 
information and the continued support for the use of the EEFM model as a basis for the 
Council’s employment forecasts. These are: 

a. Total population is projected to increase by 10,510 people between 2011 and 2033, or 

8.4%; 

                                                      

10 Data is taken from the EEFM 2017 LA Forecast Baseline by Area results tables, available on the EEFM website 
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b. Growth in total employment of 12.9% (or CAGR of 0.6%) to 63,900 jobs can be supported 

by a 1.8% decline in the working age population, resulting partly from a shift to a net flow 

of people out of the District; 

c. This means that the forecast 7,373 new jobs will be filled by a fall in unemployment, a 

significant (50%) increase in commuting flows, and changes in the economic activity rate 

of the existing population; 

d. In terms of unemployment this is projected to be less than 1% in 2033, a fall of 56% from 

2011; 

e. The Resident Employment Rate will increase by approximately 12 percentage points (but 

this would actually represent a 17.7% increase in real terms); 

f.  Commuting flows would increase by nearly 7,000 people, or by 50%; 

g. The impact of these assumptions is to increase the housing need by just 4,976 homes up 

to 2033 (or 226dpa). 

 RPS will consider how realistic these assumed changes are likely to be in the context of our 
own calculation of Epping Forest OAN (in Section 6), however it is clear that a radical departure 
from past trends would be required in order for the projections to actual become a reality.  

 Set out below is a comparison of the EEFM model outputs across the three forecasts. The 
EEFM 2017 job projection is shown in the chart below (Fig 3.1), along with the 2016 and 2017 
forecasts, as well as past trends from NOMIS, included for comparison purposes.  
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Figure 3.1 Comparison of job forecasts based on EEFM outputs (Past jobs trend from NOMIS also shown; NB 

vertical axis represents number of jobs, in 000s) 

 

 The projections suggest that employment growth will be flat with no discernible fluctuations 
between now (2019) and 2033. As shown in figure 3.2 below, when converting the number of 
jobs into an annual growth rate, this shows how very different the rate of growth (Calculated 
Annual Growth Rate, or CAGR) under EEFM model will be compared to past trends in actual 
job growth.  

 It is clear from the above that the EEFM model is projecting forward a very different future 
when compared to past events. However, there is no reason to suggest that the growth in jobs 
or the rate of change will follow the projections based on the EEFM model.  

 No other comparator employment forecasts (e.g. Experian) have been used in assessing 
employment growth in support of the OAN calculation, or even to benchmark the EEFM 
forecasts against alternative projections in order to determine their credibility as a measure of 
future jobs growth. Therefore, RPS question the credibility and validity of the Council’s 
assertion that no further uplift for jobs is required based on the evidence presented.  

 Our position is consistent with other parties to the Epping Forest Local Plan examination, who 
raise similar concerns11.Our concern is whether the use of a single forecast does provide 
sufficient quantum of evidence needed to carry out a robust assessment of future employment 
growth and the implications this might have for the demographic-based estimate of housing 
need that underpins the Council’s suggested OAN.      

                                                      

11 Local Plan Representations January 2018 submitted by Peter Brett Associates, on behalf of Paragon North Weald Ltd et al 
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3.3 Additional Comments on the Council’s Evidence on 
Employment Growth in Epping Forest  

 Whilst our main concerns are with the overall approach taken to assessing employment growth 
in Epping Forest, we also raise some additional concerns with the evidence relating specifically 
to Epping Forest based on information prepared by Hardisty Jones Associates Ltd (HJA) on 
behalf of the four HMA authorities (EB409). This evidence has been submitted to the 
examination [ref. EB409] and it is therefore useful to reflect upon this here.  

 Figure 6.2 of the HJA report identifies an increase of 470 jobs per year for Epping Forest 
(10,340 over the plan period), based on the projected share of growth in Epping (29%) derived 
from the EEFM 2014-based projection for the HMA as a whole. This is reflective of the fact that 
Epping Forest has experienced the largest increase in jobs across the HMA since 2002 
(paragraph 5.1.1. of the report refers) based on ONS Jobs Density data published by NOMIS. 
However, figure 7.5 of the HJA report suggests a total range of jobs growth between 400-455 
jobs per year taking into account the impact of growth at Stansted Airport (located in Uttlesford 
District). This is lower than the EEFM 2014-based projection and is based on the suggestion 
that jobs will be ‘displaced’ from Epping to Stansted. Due to this, consequently the report 
settles on a suggested growth of up to 9,000 additional jobs over the plan period 2011-33 for 
Epping. This is despite the suggestion in the report that the potential impact of growth at 
Stansted Airport could potentially lead to an increase in jobs across the HMA of around 6,500 
(page 13 of the HJA Report refers), or around 300 additional jobs per year. The Submission 
Version of the Epping Forest Local Plan assumes a slightly higher growth in jobs at around 
10,000 over the plan period.        

 Contrary to this, data available from NOMIS indicates that over the past 16 years (2000-16) 
there has been a 12,000 increase in jobs in Epping Forest which, as indicated in the table 
below, represents an annual growth rate of 1.46%. Figures taken from the EEFM 2014 and 
more recent 2017 baseline results for Epping Forest suggest a higher growth rate based on 
past trends (all these figures are summarised in Table 3.2 below).  

 
Table 3.2   Past Job Growth in Epping Forest 

Source 2000 2016 CAGR 

NOMIS – Total Jobs 46,000 58,000 +1.46% 

EEFM 2014 Baseline  45,641 (at 2001) 60,695 +1.95% 

EEFM 2017 Baseline 45,489 (at 2001) 63,820 +2.14% 

 

 Available forecasts provided by EEFM suggest that over the Plan period, growth rates will be 
lower than those based on past trends set out in Table 3.2 above. The EEFM growth rates 
(CAGR) have varied between 0.9% (EEFM 2014), 0.3% (EEFM 2016), and 0.6% (EEFM 2017). 
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This suggests that were growth to follow past trends, and not the forecasts, this would 
represent an increased demand for jobs in excess of the 9,000 jobs growth calculated by HJA 
and 10,000 additional jobs proposed in the Submission Version of the EFLP. This difference 
could have implications for the need for additional homes in Epping Forest, but such analysis is 
not set out in the Council evidence, representing a further gap in the evidence base. The 
consideration of alternative forecasts along the lines suggested by RPS would go some way 
towards addressing the uncertainty and lack of clarity in the Council’s evidence. 

3.4 Economic Activity Rates 

 In order to translate the economic forecasts into a more detailed understanding of the future 
workforce, it is appropriate to consider evidence relating to Economic Activity Rates (EARs) of 
the working age population and the proportion of the workforce who are unemployed. The PPG 
sets out that assessment should take into account the likely change in job numbers based on 
past employment trends and/or economic forecasts as appropriate having regard to the growth 
of the working age population (PPG Ref. 2a-018 refers). It states further that, where the supply 
of economically active working age people is less that then projected job growth, it could result 
in unsustainable commuting patterns, transport accessibility or other sustainable options and 
could reduce the resilience of local businesses. 

 The Council’s latest evidence relating to economic activity is set out in the 2015 SHMA12 
(EB405), which utilises the outputs from the East of England Forecasting Model (EEFM) 2014, 
published in January 2015.  It should be noted that the 2015 SHMA considers economic activity 
at the HMA-level and does not present any meaningful analysis for Epping Forest. As stated 
above, no other comparator forecasts of economic activity are available in the Councils 
evidence base.  

 Nonetheless, there are alternative methods for calculating EARs, notably the Office for 
Budgetary Responsibility (OBR) revised participation (economic activity) rates, published as 
part of its annual Fiscal Sustainability Report. The latest published rates are July 2018. 
RPShas applied the OBR rates in preference to the EEFM rates, given that the OBR are 
considered to be more realistic, as they are based on a more conservative view of economic 
activity in the workforce. This is supported by a recent appeal on Land at Plantation Road, 
Boreham, Essex13  in 2015, in which the Inspector favoured the OBR rate over the use of 
higher EEFM rates. This decision was later upheld by Dove LJ14, who concluded that it was not 
inconsistent to use OBR rates and that the Inspector had the opportunity to consider the 
‘realism’ of the assumed rates in the EEFM forecasts.   

 On this basis, RPS supports the use of the OBR methodology, which has gained traction in 
recent years. Furthermore, the OBR rates are used by Government as a tool to assist in 
making fiscal policy and are considered robust for the purposes of the OAN Report. 

                                                      

12 EB405, paras 3.59- 3.63 

13 APP/W1525/W/15/3049361 

14 Chelmsford CC v SSCLG and Gladman Developments Ltd [2016] EWHC 3329  
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3.5 Commuting and Unemployment 
 As part of the wider assessment the economic forecasts, it is necessary to consider how many 

residents can be expected to live and work in Epping Forest and the likely percentage of the 
workforce that may be unemployed. 

 The Council’s latest evidence on commuting and unemployment is also set out in the 2015 
SHMA. The evidence relating to commuting patterns is taken from the Census 2011, which 
remains the most up to date source, but is again focused at the HMA-level (paragraph 5.38 
refers). It is noted that the 2015 SHMA appears to assume no change in commuting patterns 
over the plan period, but it is not clear what commuting ratio has been applied for Epping 
Forest. It is therefore unclear from the evidence what influence commuting patterns are likely to 
have on the supply of additional workers in Epping Forest and how this compares to the 
projected need for housing, in order to determine whether the increase in new homes will 
deliver sufficient numbers of workers to supply the likely demand for jobs in the area.   

 RPS has applied a commuting ratio of 1.3 based on a standard calculation using figures 
available from the Census (2011|). This is based on the difference between the number of 
employed residents (workers) and total workplace population. This is set out in Table 3.3 
below. 

 Table 3.3 Commuting ratio based on Census (2011) 

Epping Forest 2011 

Number of Employed Residents (workers)15 62,045 

Workplace population (people with jobs)16 47,610 

Commuting ratio 1.3 

 

 The 2015 SHMA is also the latest source of evidence with regards to unemployment 
(paragraph 5.37 refers) however this only appears to cover data on the number of benefit 
claimants recorded by the Department of Work and Pensions up to 2015. There is clearly a 
need for an update to the Council’s evidence to determine the impact of commuting and 
unemployment on the likely supply of workers in Epping Forest based on up to date 
information. 

                                                      

15 NOMIS, Tables KS601 to KS603 

16 NOMIS, Table WP101EW 
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3.6 Double-jobbing 
 RPS also questions the validity of the assumption that 12.9% of workers are ‘double-jobbing’ 

(people who have more than one job) (paragraph 5.39 of 2015 SHMA refers). RPS do not 
consider it robust to simply extrapolate a direct relationship between jobs and workers in the 
way suggested in the Council’s evidence. Once identified, the suggested allowance in the jobs 
forecast for double-jobbing should be applied to the job forecast to assess the impact this could 
have on the balance of jobs and workers. Furthermore, the suggestion that 12.9% of workers 
(nearly 13 out of every 100) have more than one job appears excessive and has not been 
corroborated by any other evidence. When looking at other areas of the country e.g. Guildford 
(4.3%); Welwyn Garden City (3.9%); and Wealden (5.1%), this would suggest that the figure of 
12.9% should be tested to ensure that it is credible and based on up to date evidence. Given 
the implication of assuming higher rates of double-jobbing (a reduced demand for additional 
workers, resulting in the need for fewer homes to house them) this clearly needs to be robust. 
The basis for any such analysis would be relevant credible sources, such as the Annual 
Population Survey (APS). 
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4 MARKET SIGNALS 
 In addition to the demographic projections and employment trends, the assessment of housing 

need should take account of market signals, as set out in paragraph 17 of the NPPF. The 
PPG17 suggests that the household projections should be adjusted to reflect market signals, if 
appropriate, to reflect imbalances in the supply and demand for housing. The PPG18 does not 
offer any precise way in which to make adjustments, however it indicates that where upward 
adjustments are required, a reasonable upward adjustment should be made, depending on the 
strength of the market signals. It is therefore the remit of the Local Plan to take a view on 
whether there is sufficient justification of an uplift based on the severity of market signals.   

 The PPG sets out a series of relevant market signals which are included in the SHMA, based 
on data available at the time of publication.  

 The Council‘s latest evidence on market signals relies on data set out in the 2015 SHMA 
(paragraph 5.45-5.77 refers). Based on an assessment of a wide range of market indicators, it 
was proposed that an uplift of 20% to the demographic-based OAN was appropriate (Figure 75 
of the 2015 SHMA refers). No updates were made as part of the 2016 Update regarding the 
various market signal indicators, but the 20% uplift was retained (figure 7 of the 2016 Update 
refers).  

 However, whilst the 2017 Update (paragraph 3.2 refers) accepts that affordability pressures 
continue across the HMA, it suggests a total uplift of 14% (6,200 dwellings HMA-wide) on the 
housing need identified by the household projections (paragraph 4.3, page 23 refers). This 
represents a significant reduction on the 20% uplift (9,100) advocated in the 2015 SHMA and 
2016 Update (paragraph 35, page 8 refers), equating to a reduction of 2,900 dwellings solely in 
terms of the market signals adjustment.  

 The 2016 Update is quite clear in its support for a 20% uplift and consequently there is no 
credible explanation as to why the uplift has been reduced, given the evident issues facing 
Epping Forest in terms of affordability and the scale of affordable housing need across the 
HMA and Epping Forest. In fact, we argue that the uplift for market signals should be increased 
above 20%, from the demographic starting point. 

4.2 House prices 
 The 2015 SHMA draws upon a comparison of lower quartile house price information across the 

four HMA authorities (including Epping Forest), Greater London and England up to 2013 
(figures 69-72 of the 2015 SHMA refers). Based on this information, it is evident that lower 
quartile prices in Epping Forest are the highest across the HMA and are second only to Greater 
London (paragraph 5.60 of the 2015 SHMA refers).    

                                                      

17 PPG Paragraph: 019 Reference ID: 2a-019-20140306 Revision date: 06 03 2014  

18 PPG Paragraph: 019 Reference ID: 2a-020-20140306 Revision date: 06 03 2014 
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 Evidence on housing need indicates that Epping Forest, like the HMA as a whole is an area of 
high market value. House prices have grown quite significantly since 1996, indicating that there 
are market signals in this regard which justify an uplift against the provisions of the PPG. 

4.3 Rents 
 The 2015 SHMA observes (Figure 74 refers) that rental values in the HMA were high, 

averaging a significant £911 per month based on 2013-14 values, 27% above that of England, 
measured against average monthly rental values. This figure, however, is HMA-wide rather 
than specifically for Epping Forest. RPS has updated this for Epping Forest in table 4.2 below, 
which includes rental costs up to March 2017, derived from Valuation Office Agency figures. It 
can be seen that at 2011 rental values were £700 per month, whereas in 2017 the costs had 
risen to £895 per month. This represents an increase of 28% over the period 2011 to 2017.  

4.4 Affordability 
 The lower quartile affordability ratio is the most important market signal indicator as it captures 

the difficulties faced by first time buyers and others looking for property at the lower end of the 
market.  

 Paragraph 5.64 of the 2015 SHMA (illustrated in figure 73) indicates that the lower quartile 
affordability ratio for Epping Forest in 2013 is very close to Greater London, indicating that the 
ratio is somewhere between 10 and 11 times house price to earnings.    

 However, the latest information on the ratio of house price to workplace-based earnings (lower 
quartile and median) up to 2017 published by the Government19 indicates a workplace 
affordability ratio of 16.08, second only behind St Albans in the entire east of England. 
Consequently, it is clear that on this measure alone affordability has worsened in Epping Forest 
and represents a significant, ongoing pressure in the District.  

 The ratio at 2011 was estimated to be 10.60 times earnings but has increased to 16.08 times 
by 2017. It is clear that as the trend continues to worsen in Epping Forest, there is no indication 
that the affordability pressures facing the District are likely to abate as this is considered to be a 
significant negative market signal in the District. This is clear justification that the necessary 
actions are needed to address the worsening affordability through an uplift that reflects the 
scale of the affordability problem in Epping Forest. Consequently, RPS considers that an uplift 
of at least 25% is needed to make a material difference to affordability Epping Forest.    

4.5 Past Rates of Development 
 The PPG20 advises that Plan makers consider progress to deliver growth against supply targets 

and where the historic rate of development shows that actual supply falls below planned 
supply, future supply should be increased to reflect the likelihood of under-delivery of a plan.  

                                                      

19 Table 6c 

20 PPG paragraph 2a-019-20140306 Revision date: 06 03 2014 
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 Only scant information is presented in the 2015 SHMA, and this only relates to the HMA as a 
whole. RPS has considered this in more detail, set out  in Table 4.1 below, based on data 
taken from the Epping Forest Housing Implementation Strategy (December 2017)21. This 
indicates that since 2006, there has been an overall under-supply of housing (comprising net 
additions to the housing stock) against what should have been delivered against the emerging 
Local Plan, particularly since 2011. This presents clear evidence that suggests historical 
housing delivery has not matched demand and there is likely to be accrued shortfalls in supply, 
even when accounting for the depressed housing target in the East of England Plan (175dpa 
between 2006-11).  

 Whilst Green Belt covers a significant part of the District and thus reduces the opportunities to 
address local housing need, it is still clear that there has been a systemic under-supply of 
homes over the whole period since 2006. Coupled with the recent increase with migration 
observed since 2012, this is likely to have had a significant bearing on the worsening housing 
affordability evident in Epping Forest., which have contributed towards the worsening of 
affordability issues. 

Table 4.1 Net Completions in Epping Forest against Plan Targets: 2001-17 

Year Net Housing 
Completions 

Housing 
Target 
(East of 
England 
Plan) 

(175dpa) 

EFLP 
(emerging 
plan target) 
518dpa) 

EFLP 
OAN: 
(572 dpa) 

Cumulative 
totals  
against EEP 
target (2001-
11) 

Cumulative 
totals  
against 
EFLP  
(emerging 
plan target) 

(2011-17) 

Cumulative 
totals  
against  
target EFLP 
OAN 

(2011-17) 

2006/07 277 102      

2007/08 108 -67      

2008/09 157 -18      

2009/10 176 1      

2010/11 368 193   211   

2011/12 288  -230 -284    

2012/13 89  -429 -483    

2013/14 299  -219 -273    

2014/15 230  -288 -342    

2015/16 267  -251 -305    

2016/17 157  -361 -415  -1,025 -1,349 

Total 

 

 -1,778 -2,102 211 -1,025 -1349 
 

                                                      

21 EB410 
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4.6 Market Signals Considerations 
 This section has drawn upon guidance in the PPG, which invites plan makers to consider any 

local evidence which may indicate supply/demand imbalances in the housing market. As noted, 
it is the preserve of the Inspector to determine whether imbalances in market signals have 
been demonstrated which will, if necessary, lead to an increase to the demographic OAN. 

 The Council accepts that there is an imbalance in market signals, particularly affordability 
pressures in the Borough. To address this, the Council had originally has made an adjustment 
to demographic-based estimate of housing need of 20%. However, the latest 2017 Update that 
underpins the Council’s Submission Local Plan includes an amalgamated uplift that seeks to 
address all the suggested adjustments, equating to just 13.6%. In RPS’ view, the uplift is not 
commensurate to the affordability pressures in the Borough and is therefore, on the Council’s 
own evidence to date, not credible.   

 In coming to an appropriate figure to be applied, it is worth reflecting on the various approaches 
that could be applied. Useful guidance is available from the recent Waverley and Aylesbury 
Local Plan Examinations, which have both tackled the issue of appropriate market signals 
uplifts. As part of his report on the Waverley Local Plan, the Inspector reasoned that a 25% 
uplift would be a more appropriate figure, which was commensurate to the evidence of 
affordability pressures in the Borough and would go some way to address affordability 
pressures in the Borough, where the ratio in 2016 was considered ‘exceptionally high’ (at 
15.54). It is noted that Epping Forest is above this figure (16.08 at 2017). Similarly, in Aylesbury 
the Inspector applied weight to the advice prepared by the Local Plans Expert Group (LPEG) in 
March 2016, which recommended a more systematic approach that would replace the system 
reliant on ‘planning judgment’ used previously. Based on this approach, the Inspector also 
recommended an uplift of 25% market signals. 

 RPS considers that there is a similar rationale for the same adjustment to be made at Epping 
Forest, which has historically struggled to deliver upon the housing targets for the Borough and 
has seen a deepening disparity between earnings and housing affordability, which is likely to 
continue as the Council fails to deliver the homes necessary to meet future growth and any 
shortfalls to date.   

4.7 Alternative Market Signal Calculations 

Market Signal based on Local Plans Expert Group approach 

 In its submission to the Government in March 201622, the LPEG proposed quantitative-based 
approach to calculating appropriate market signal adjustments in response to the lack of any 
published methodology available at that time (and now). LPEG proposed an assessment of 
affordability based on two variables: House Price Affordability; and Rental Affordability. The 
calculation would be based on published data available on the Live Tables:  

                                                      

22 Local Plans Expert Group (LPEG) Report to the Communities Secretary and to the Minister of Housing and 
Planning March 2016 (and Appendices) 
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 For house price affordability: House price to workplace-based earnings ratio; and  

 For rental price affordability: Valuation Office Agency: Private rental market summary 
statistics.  

 LPEG suggest that the calculation would apply over the most recent three years of data, to 
allow for any anomalies and volatility which may occur from one year to the next. For the 
purposes of this exercise, we use the data available from 2017 going back to 2015 because 
this covers the latest available house price to workplace earning data (up to March 2017). 

 LPEG then proposed a number of benchmarks against which the various affordability scores 
would be compared in order to establish the appropriate uplift. This is summarised below: 

“Based on the data published by DCLG, LPAs should apply an upward adjustment to the 
demographic starting point in line with the following benchmarks: 

 Where the House Price Ratio is less than 5.3 and Rental Affordability Ratio is less 
than 25%, no uplift is required; 

 Where HPR is at or above 5.3 and less than 7.0, AND/OR the RAR is at or above 
25% and less than 30%, a 10% uplift should be applied; 

 Where the HPR is at or above 7.0 and less than 8.7, AND/OR the RAR is at or 
above 30% and less than 35%, a 20% uplift should be applied; and 

 Where the HPR is at or above 8.7, AND/OR the RAR is at or above 35%, a 25% 
uplift should be applied.” 

 RPS has undertaken a calculation for Epping Forest based on this proposed methodology. The 
result is set out in the Table 4.2 below. 
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Table 4.2 Market Signals analysis – based on LPEG approach (March 2016) 

 

 

Rental Price Affordability  House Price 

Affordability 

ratio (median) 

 Rental Costs (£/mth)  Rental Costs 

(£/year) 

Earnings 

(£/year) 

RAR % 

March 2017 895 10,740 20,517 52.3% 14.49 

March 2016 850 10,200 18,485 55.1% 14.10 

March 2015 775 9,300 19,985 46.5% 12.93 

2011 700 8,400 20,000 42% 10.41 

Average 840 10,080 19,662 51.2% 13.84 

 

 The results for Epping Forest indicate that the Rental Affordability Ratio exceeds 35%, whilst 
the House Price Affordability Ratio exceeds 8.7. On this basis, it is clear that a market signals 
uplift of at least 25% is appropriate in this case, given the scale of the house price and rental 
affordability pressures currently being exerted upon households across the District.      

 In contrast, if affordability is considered in the context of the standard method calculation, this 
would generate a significantly higher housing need, even when applying the 40% cap. When 
applying the average household change over the period 2019-29 taken from the 2014-based 
household projections (674 pa), and multiplying by the affordability factor of 1.755, this would 
increase the local housing need figure to 1,183dpa (uncapped). On the basis of the 40% cap 
applied to the annual household growth of 674, this would increase the need to 943dpa.   

4.8 Benchmarking Against Other Local Authorities 
 In the case of Waverley Local Plan examination, the Inspector considered the range of market 

signal uplifts applied or proposed in recent local plans or SHMAs as a proxy against which the 
Waverley proposed uplift was assessed. Figures assembled by RPS for a number of local 
plans that are progressing, or have recently progressed, through the examination process, and 
are set out in the table below (Table 4.3) If we apply a similar approach here, it is apparent that 
where the affordability ratio exceeds 10 times, uplifts  of 20% or more are being applied by 
Planning Inspectors. 
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Table 4.3: Market Signals Uplifts Applied Elsewhere  

LPA SHMA/Inspector's Report Market Signals 
Uplift 

LQ Affordability 
Ratio 

Mid Sussex Inspector's Report 20% 13.17 

Waverley Inspector's Report 25% 15.66 

London Borough of Sutton Inspector's Report 18% 13.29 

Adur SHMA 10% 12.44 

Eastleigh Inspector's Report 10% 10.18 

Canterbury Inspector's Report 20% 11.1 

Cambridge SHMA 30% 13.32 

South Cambridgeshire SHMA 10% 11.03 

Chelmsford SHMA 20% 11.36 

Uttlesford Inspector's Report 10% 13.18 

Aylesbury Vale SHMA 25% 10.92 

Chiltern SHMA 20% 16.27 

South Bucks SHMA 20% 17.31 

Wycombe SHMA 20% 11.29 

East Herts SHMA 20% 13.1 

Epping Forest SHMA 20% 16.77 

North Hertfordshire SHMA 10% 10.69 
 

 Consequently, on the basis of these two, separate approaches there is a justification for 
applying a higher uplift than proposed by the Council in the case of Epping Forest. In line with 
the LPEG approach, an uplift of 25% should be applied to the demographic-based estimate of 
housing need, and not the 13.6% uplift currently proposed by the Council in the 2017 Update.  
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5 AFFORDABLE HOUSING 
 The latest evidence on affordable housing need is set out in ‘West Essex and East 

Hertfordshire Strategic Housing Market Assessment Affordable Housing Update July 2017’ 
(EB408). This document identifies that there is an affordable housing need of 168 dwellings per 
annum across the remaining plan period (paragraph 3.55/figure 21 refers).  

 However, a critical element in assessing the need for affordable housing is the assessment of 
those current and future households unable to afford market housing. In this respect, it is 
unclear what assessment has been made of the relative affordability of different tenure options 
based on an analysis of incomes and price data. The model used to underpin Council’s latest 
evidence would appear to rely on data published by Department of Work and Pensions (DWP), 
which focuses on housing benefit claimants, and assumes that those people who aren’t eligible 
for housing benefit can afford market housing (paragraph 3.23 of EB408 refers). As a result, 
there is clearly potential for needs within the wider market to be downplayed without 
consideration of local incomes and prices in Epping Forest.  

 Given the acknowledged scale of housing [un]affordability in Epping Forest considered 
elsewhere in our report, this raises significant questions as to the reliability of the overall 
assessment of affordable housing need in Epping Forest, which could mean that needs are in 
excess of 168 affordable homes per annum. RPS is unconvinced of the credibility of the 
Council’s evidence, and as such, it is not possible to come to a position on the need for uplifts 
to the OAN to assist in delivering additional affordable housing in Epping Forest.  

  

  



REPORT 

 

JBB8614.C6624  |  Epping Forest Housing Need Review  |  Final Version  |  January 2019 

rpsgroup.com Page 25 

6 RPS MODELLING OF EPPING FOREST HOUSING 
NEED 

 The Epping Forest Local Plan Submission Version 2017 (EB114) seeks to adopt a housing 
requirement of 518 dwellings per annum (dpa), equating to 11,400 dwellings over the Plan 
period 2011 to 2033 (22 years).  

 This is lower than the Council’s suggested Objectively Assessed Need figure of 572 dwellings 
pa, or 12,573 dwellings in total, which is based on evidence taken from a number of 
documents, the latest being the West Essex and East Hertfordshire SHMA – Establishing the 
Full Objectively Assessed Need July 2017 (EB407) (the ‘2017 Update’). The difference 
between the two figures represents the unmet need from Epping Forest to be accommodated 
by neighbouring authorities in the wider HMA. However, there remain question marks regarding 
how this unmet need has been addressed, given there exists a 600 dwelling unmet need 
across the wider HMA. This is based on the difference between the OAN 51,710 dwellings (set 
out in the latest update to the SHMA23 published in 2017) and the preferred ‘spatial option’ of 
51,100 dwellings chosen as the basis for the Memorandum of Understanding (MoU) signed by 
the four authorities in March 201724.            

 As indicated in earlier sections, RPS has a number of concerns with the Council’s approach 
towards establishing the OAN for Epping Forest, relating to both the adequacy of the data and 
the assumptions used to underpin the calculation of housing need, in particular relating to the 
consideration of the appropriate adjustments in response to local indicators. 

 In response to this, RPS has modelled the OAN for Epping Forest, using the RPS Futures 
model. This model is underpinned by POPGROUPv4, which is a nationally recognised 
modelling suite used as part of a number of Local Plan Examinations and Section 78 Appeals.  

 The approach considers the following areas which are considered below: 

 Demographic evidence; 

 Household formation evidence; 

 Employment forecasting evidence; 

 Market signals evidence; and 

 Affordable Housing. 

6.2 Demographic Evidence 
 The starting point for Epping Forest’s OAN is to identify the level of population growth over the 

period 2011 to 2033, from which the dwelling requirement can be established. The starting 
point is the Government’s 2014 based Sub-National Household Projections (2014 SNHP), 

                                                      

23 EB407, figure 5 

24Memorandum of Understanding on Distribution of Objectively Assessed Housing Need across the West Essex/East 
Hertfordshire Housing Market Area March 2017, Between East Hertfordshire District Council Epping Forest District 
Council Harlow District Council Uttlesford District Council (Document ref. EB1202) 
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published in May 2016. The EFHF do not consider that it is appropriate to use the 2016-based 
household projections for the basis of Epping Forest’s Local Plan, for the following reasons. 

 Firstly, it very important to recognise the context underpinning the Government’s recent 
consultation on updates to national policy and guidance to which the Inspector refers, 
specifically concerning proposed revisions to the standard method for assessing local housing 
need. The primary objective of Government in relation to housing supply is ensuring that the 
planning system, principally through the plan-making process, continues to support the delivery 
of 300,00 homes per year by the mid-2020s25. This objective stems originally from the 2017 
Budget, suggesting that the Government’s approach to the delivery of new housing remains 
unchanged. Supported by changes to the NPPF published in 2018, the Government remains 
committed to significantly boosting the supply of new homes, and that this would be achievable 
based on the 2014-based household projections as representing the most appropriate starting 
point. Consequently, it was the publication of the more recent 2016 sub-national population and 
household projections by the Office for National Statistics that has prompted the Government to 
revisit the standard method, rather than any fundamental concerns as to the credibility of the 
2014-based projections. 

 Secondly, the Government could have easily taken the view that the more recent 2016-based 
projections meant that it should change its aspirations for housing supply and to support the 
delivery of fewer homes based on those projections26. However, the Government is clearly of 
the view that methodological changes are not a reason to change its aspirations, which in part 
is driven by a desire to address the worsening affordability of housing that affects large parts of 
the country through tackling the previous undersupply of housing 27. The ability to tackle these 
pressing issues would be undermined were the 2016-based projections form the starting point 
for assessing housing needs, and the Government clearly recognises this. Furthermore, such 
arguments have been considered in many other local plan examinations since the 2016-based 
projections were published, and it has been accepted that the 2014-based projections should 
continue as the preferred starting point for assessing housing need for the time being, for 
example Aylesbury 

 Thirdly, whilst the consultation on changes to the PPG are technically not being directed at 
plans currently at examination, this does not divorce those plans from recognising and 
responding to the Government’s commitment to significantly boosting housing supply in 
England and to deliver 300,000 homes by the mid-2020s. This cannot be achieved if plans 
were to seek to adopt projections that would result in significantly fewer homes being planned 
for (as is very likely if the 2016-based projections are applied). Furthermore, the Government 
recognises28 that, in instances where the new (2018) standard method produces a figure that 
is lower than previously proposed figures in local plans (like in Epping Forest), this might 
increase delays and uncertainty in the plan-making, resulting in resource implications for the 
examination process.  

                                                      

25 MHCLG Technical consultation on updates to national planning policy and guidance, Oct 2018, para 7 
26 MHCLG Technical consultation on updates to national planning policy and guidance, Oct 2018, para 8 and 11 
27 MHCLG Technical consultation on updates to national planning policy and guidance, Oct 2018, para 12 
 
28 MHCLG Technical consultation on updates to national planning policy and guidance, Oct 2018, para 21 
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 And lastly, we agree with the Inspector that Local Plans should be based on adequate, up-to-
date and relevant evidence, and that the 2016-based household projections constitute the more 
recent projections. However, whilst in chronological terms this might be the case, we strongly 
suggest that these projections do not represent an adequate basis for assessing housing need 
in Epping Forest as required in para 158, impacting significantly on their credibility and 
relevance to the calculation of the OAN. Their inadequacy is clearly reflected in the 
Government’s proposed approach29, which sets aside the 2016-based projections in favour of 
the 2014-based data to be used as a credible starting point for the demographic baseline. This 
is a reasonable conclusion to draw regardless of which methodology is used in the assessment 
of need (either the 2012 NPPF, the 2018 NPPF, or a modified 2018 NPPF). This is because 
the Government is clearly of the view that the 2016-based projections would undermine their 
stated objectives in relation to significantly boosting the supply of housing (to deliver 300,00 
homes by the mid-2020s) which have themselves been suppressed due to historic under-
delivery of housing and do not provide a suitable starting point. 

 The principal demographic assumptions from the 2014 SNPP data including births, deaths and 
migration and use 2014 as the population base year. This is three years after the Census 2011, 
and so it is necessary to fill in the gaps with three years’ worth of population estimates (known 
as Mid-Year Estimates, ‘MYEs’) in order that a projection can be run across the whole plan 
period. These are published by Office for National Statistics on an annual basis. RPS has 
incorporated these into the model (Scenario RPS 1a).   

 In order to convert the preferred demographic scenario from households into dwellings it is 
necessary to take account of vacant and second homes. For the purposes of this assessment, 
a figure of 4.5% has been used, taken from the 2015 SHMA, derived from the 2011 Census. 
Although alternative methods for calculating this adjustment are available, this approach was 
endorsed by the Waverley Local Plan Inspector30 and it is considered that a similar approach 
should be adopted in Epping Forest to ensure consistency across the HMA. 

 When projected forward the model suggest that population will increase by 29,302 people up to 
2033. This forms the baseline scenario (RPS1a) shown in Table 6.1 and equates to a projected 
need for 658 dwellings per annum.  

                                                      
29 MHCLG Technical consultation on updates to national planning policy and guidance, Oct 2018, para 19 
 
30 Footnote 1 to paragraph 19 of the Waverley Local Plan Inspector’s Report refers. 
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Table 6.1 Baseline Projections 

 

Population 
Growth

Household 
Growth

Dwellings 
Growth

Dwellings 
Per annum

RPS 1a Baseline (2014-SNHP) 29,302 13,830 14,482 658

Source: RPS Futures Modelling 

Adjustment for Mid-Year Population Estimates 

 As mentioned above, from the scenario, consideration should be given to whether other 
adjustments should be made in accordance with the PPG (PPG Ref. 2a-017).  

 The 2014 SNPP has been updated to account for the Mid-Year Estimates (MYE) of population 
in 2014, 2015, 2016, and 2017 as a more accurate account of population growth in these year.  
This provides an up to date starting point. This position has recently been provided by ONS in 
March 2018, who have retrospectively amended projections between 2012 and 2017 to reflect 
changes in the methodology for estimating population. The projection also applied the five-year 
trend as used in the 2014 SNPP (2009-14). In the case of Epping Forest, this results in a slight 
reduction in the population for 2015 to 2017, projecting a need for an additional 628 dwellings 
per annum, shown in Table 6.2.   

Table 6.2: Adjusted Baseline 

 

Population 
Growth

Household 
Growth

Dwellings 
Growth

Dwellings Per 
annum

RPS 1a Baseline (2014 SNHP) 29,302 13,830 14,482 658

RPS 1b Baseline (MYE Adjusted) 28,145 13,391 13,812 628

Source: RPS Futures Modelling 

Migration 

 As indicated in the critique of the Council’s approach to dealing with migration trends 
(paragraph 2.11-2.17 refers) we do not support this and have excluded this 

6.3 Household Formation 
 The PPG gives the example that household formation rates may have been suppressed 

historically by under-supply and worsening affordability of housing31. It sets out that an 
objective assessment of housing need will need to consider this and as well as any 
consequences of past under delivery of housing. From this, a view should be taken based on 
available evidence on the extent to which Household Formation Rates (HFRs) are or have 

                                                      

31 PPG Reference Paragraph 2a-015-20140306  
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been constrained. The PPG sets out that the local circumstances should be considered. This 
constitutes a demographic adjustment, which has been misapplied by the Council as an 
adjustment based on concealed households and homelessness figures taken from the Census.  

 This approach is recognised through research carried out by McDonald and Williams, who 
noted this in their 2014 report on behalf of the RTPI32. This report points towards evidence 
indicating that a major change to formation rates since 2001 has been the trend for young 
adults living in either the parental home or in shared accommodation, led in part to issues 
linked to housing shortage and affordability during the economic downturn. 

 The starting point in considering household formation is the evidence contained within the 
latest 2014 Sub-National Household Projections (2014 SNHP) published July 2016, as the 
PPG33 sets out should be the case. It is appropriate to assess whether the 2014 SNHP is a 
robust set of projections that reflect local circumstances.   

 Household formation rates are contained within the latest 2014 Household Projections and 
establish the rate at which people form households in Epping Forest, and RPS has applied 
these in the model. From observing the rates, it is clear that for the age cohort 25-34 a clear 
departure from trend from 2001 is observed. This is where household formation rates for this 
age cohort reduce significantly.  

 Figure 6.1 below illustrates how the household formation rates have between projections from 
2001 onward, with the decline most pronounced in the 2014-based projections. This observed 
decline between 2001 and 2011 has therefore been carried forward into the projection of new 
households, and thus new dwellings, up to 2039. The risk is that future housing growth could 
be constrained as a result of this suppression. Based on this, RPS consider an adjustment to 
the trend-based formation rates back to those observed in 2001 is justified as a proportionate 
response to local demographic factors not picked up in the baseline projections. 

  

                                                      

32 McDonald, N and Williams, P (2014) Planning for housing in England: Understanding recent changes in household 
formation rates and their implications for planning for housing in England. RTPI Research Report No.1   

33 PPG Reference Paragraph 2a-015-20140306 
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Figure 6.1 Household Formation Rates in Epping Forest based on Age Cohorts (Source: CLG/ONS)   

 

 As indicated in Section 4, the purpose of this adjustment is to consider discrepancies that might 
be embedded within the SNHP, which in Epping Forest relates to the 25-34 age cohort. This 
adjustment is limited to this age cohort, consistent with the Council’s commentary on household 
formation.  

 RPS has considered the implications of uplifting this age cohort, returning formation rates to 
2001 levels by 2033. This follows a similar mechanism used in the 2017 SHMA, albeit the 
purpose of the adjustment is applied differently. As indicated below, this adjustment has been 
applied as an adjustment to the revised MYE-baseline (RPS1b). 

Table 6.4: Household-based estimate of housing need – Summary of Demographic Scenarios 

 

Population 
Growth 

Household 
Growth

Dwellings 
Growth 

Dwellings Per 
annum

RPS 1a Baseline  29,302 13,830 14,482 658

RPS 1b Baseline (MYE Adjusted) 28,145 13,391 13,812 628

RPS 1c Baseline (adjusted) + 2001 
Return HFRs 

28,145 14,902 15,605 709

Source: RPS Futures Modelling 

 From the modelling, it is established that Scenario RPS1c would generate an additional 1,511 
households over the plan period, presenting an uplift on the demographic-baseline (MYE 
adjusted) of 1,793 dwellings, or 81 dwellings per year.   
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6.4 Summary of Demographic Scenarios 
 As indicated in scenarios RPS1b and RPS1c, there are adjustments that can be made to the 

2014-based SNPP and 2014-based SNHP to account for more recent population estimates and 
suppression linked to household formation in specific age cohorts.  

 Although the data for the MYE-adjusted baseline scenario (RPS1b) would indicate a decrease 
from the starting point in the 2014-based SNHP, this would be addressed by the uplift required 
to be made in order to reflect past suppression in the household projections (RPS 1c). 
Furthermore, based on our evidence set out in paragraph 2.11-2.17 of this paper, RPS does 
not consider a projection derived from a ten-year migration trend to be appropriate and has 
therefore not been taken forward any further.  

 Consequently, based on our preferred scenario (RPS1c) our recommended household 
projection-based estimate of housing need is 709dpa. 

6.5 Employment Growth  
 The PPG sets out that assessment should take into account the likely change in job numbers 

based on past employment trends and/or economic forecasts as appropriate having regard to 
the growth of the working age population (PPG Ref. 2a-018 refers). It states further that, where 
the supply of economically active working age people is less that then projected job growth, it 
could result in unsustainable commuting patterns, transport accessibility or other sustainable 
options and could reduce the resilience of local businesses. The Council’s treatment of this 
issue relies on EEFM modelling, which has been periodically updated over time. The latest 
forecasts utilised (EEFM 2017) consider the implications of 0.6% growth rates over the Plan 
period which the Council considers can be met through the demographic projections. As a 
consequence, the Council does not consider there is a need to uplift the OAN to account for 
economic factors. This figure is markedly lower than the historical growth recorded to date, yet 
the Council has not provided any justification why lower rates of employment growth are now 
expected and has not considered the implications of higher growth rates.  

 To establish the baseline employment growth, RPS proposes that the historical employment 
growth figure for the Borough (1.46% CAGR as referred to in Table 3.2 of this statement) is 
applied to the demographic OAN (Scenario RPS 2a). This figure is based on past trends 
provided by NOMIS, rather than the EEFM forecasts used in the Council’s OAN. It is noted that 
the CAGR of 1.46% from NOMIS is lower than historical growth from the EEFM, which sit at 
1.95% and 2.14% respectively. As such, modelling of 1.46% is considered to be a robust 
assumption for the purposes of setting the OAN. 

 RPS consider that past trends provide a more suitable basis for the employment baseline than 
the Council’s method, which forecasts a stagnating jobs market with no evidence to support 
that this is likely to happen in reality. For comparison, RPS also includes a scenario based on 
0.9% CAGR which broadly corresponds on national growth rates (Scenario RPS2b).  

 To establish the level of the working age population within the employment scenario the 
following assumptions have been utilised:  

 Economic Activity Rates (taken from OBR 2018 rates);  

 Unemployment Rates (use the latest figures from NOMIS); and 
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 Commuting Rate (based on the calculation in Table 3.3). 

 As indicated in earlier chapters, RPS considers that the use of the OBR economic activity rates 
to be an appropriate way of estimating future changes in economic participation rates. This, 
along with unemployment and an unadjusted commuting rate have been used to establish the 
below forecast, which has been applied to the Demographic OAN.  

Table 6.5: Employment-Led OAN 

 

Dwellings 
Growth

Dwellings Per 
annum

Job Growth
per annum

RPS 2a Employment OAN 1.46% 18,863 857 905

RPS2b Employment OAN 0.9% 10,788 490 525

RPS 1c Demographic OAN 15,605 709 -

Source: RPS Futures Modelling 

 RPS proposes that this figure represents a significant uplift from the Demographic OAN and 
would comfortably allow for the expected increases in employment growth (1.46%) to align with 
the forecast growth in the working age population. It is therefore proposed, as set out in Table 
6.5 above, that the Employment OAN (RPS 2a) represents an appropriate assessment of need 
at the upper range. Scenario RPS 2b has been included for comparison purposes only.  

6.6 Market Signals 
 In addition to the demographic projections and employment trends, the assessment of housing 

need should take account of market signals, as set out in paragraph 17 of the NPPF. Market 
signals can be obtained from: 

 House Prices; 

 Rents; 

 Affordability; 

 Rate of Development; and 

 Overcrowding. 

 The PPG suggests (paragraph 2a-019-20140306) that the household projections should be 
adjusted to reflect market signals, if appropriate, to reflect imbalances in the supply and 
demand for housing. The PPG does not offer any precise way in which to make adjustments 
(2a-020-20140306) however indicates that where upward adjustments are required, a 
reasonable upward adjustment should be made, depending on the strength of the market 
signals.  

 RPS has undertaken a review of the market signals in Epping Forest, which detailed as part of 
section 4 of this report. This indicates that there are acute affordability pressures in the District, 
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linked to an imbalance of housing supply, which has worsened the link between house price 
and earnings over recent years.  

 This factor in particular is something that the Government are interested in, and forms a key 
tenet of the way in which the proposed standardised method is calculated. The proposed 
methodology, published in March 2018 as part of wider changes to the NPPF/PPG, indicates 
that Epping Forest would need to be subjected to a capped 40% increase on the baseline 
projections, to account for the current affordability ratio in the Borough (16.08 in 2017). The 
uncapped figure for Epping Forest is 1,183dpa, based on the latest ten-year average using the 
2014-based household projections over 2019-29 (674dpa) multiplied by an affordability factor 
of 1.755, which equates to a 76% increase.  Consequently, by applying the 40% cap, as a 
means to avoid extreme uplifts to the calculations evident in Epping Forest, this reduces the 
standard method-based assessment of need to 943dpa, still a significant increase over and 
above the Council’s OAN.  

 Recent Inspectors have considered the issue of market signals in other authorities within the 
same HMA. The Inspector at East Hertfordshire34 took into account the worsening affordability 
evident in that district but considered an uplift of 14% to be a sufficient response to address 
market pressures (paragraph 32 of the Inspector’s Report refers). Figure 6.2 below compares 
the changing nature of affordability in East Hertfordshire with that of Epping Forest since 1997. 
It is clear that the pressures are greater in Epping Forest and have worsened in comparison 
with East Hertfordshire particularly since 2011, when the ratios were broadly similar. RPS 
considers that this provides justification for a more meaningful uplift in excess of 20% in line 
with our commentary in section 4.   

 In arriving at a suitable calculation to be applied to Epping Forest, RPS proposes that there 
should be a 25% uplift to the demographic OAN (Scenario RPS3), which is a similar adjustment 
to that proposed in Waverley, which is experiencing similar affordability pressures. RPS 
considers that a 25% uplift would make a meaningful difference to the supply that could be 
expected to improve affordability in Epping Forest. 

  

                                                      

34 East Herts District Local Plan Inspector’s Report, July 2018 
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Figure 6.2 Comparison of Affordability between Epping and East Hertfordshire 1997-17 (Source: CLG Live 
Table 6c Ratio of House Prices to workplace-based earnings) 

 

 

 When applied to the Demographic OAN (RPS1c), this increases the need to 886dpa over the 
plan period, which slightly higher than the Employment-led OAN of 857dpa. This is illustrated in 
Table 6.6 below. Importantly, the figure adjusted by the market signals uplift is capable of 
balancing the demand between population and past trend-based future job growth and will 
make a sizable contribution towards improving the affordability of housing in the Borough.  

Table 6.6: Market Signals OAN 

 

Dwellings 
Growth

Dwellings Per 
annum

RPS 1c Demographic OAN 15,605 709

RPS 2a Employment OAN  13,086 857

RPS 3 Market Signals OAN 15,605 886

Source: RPS Futures Modelling 

6.7 Affordable Housing 
 The 2015 SHMA identifies a suggested annual need for 168 affordable homes to be delivered 

each year in Epping Forest. This would represent only 29% of the Council’s total OAN 
presented in the 2017 Update. However, as argued in section 4 of this report, we have 
concerns regarding the reliance on DWP data (focused solely on benefit claimants) used to 
assess the ability of people to afford market and affordable housing, resulting in a potential 
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under estimate of the proportions of current and future households unable to afford open 
market housing and thus requiring affordable housing.   

 Based on the potential for a significant need for affordable housing in Epping Forest it is not 
expected that the Council will be able to meet this need in full. As part of the Plan process the 
Council should explore additional opportunities to increase the ability to meet this need, 
however RPS does not propose any additional adjustments for affordable housing at this stage, 
beyond the Market Signals OAN. 
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7 OTHER CONSIDERATIONS 

7.1 Standardised Housing Need  
 As part of the calculation of OAN, RPS is also aware of an alternative methodology for 

calculating housing need, which is derived from the Government’s revised NPPF/2018 PPG 
Standard Method.  

 The revised NPPF sets out that local authorities should use the Standard Method to calculate 
local housing need, only deviating from this method where there are exceptional circumstances 
for doing so. In the case of Epping Forest, as set out in paragraph 6.6.46 above, the Standard 
Method establishes an uncapped figure of 1,183 dwellings per annum using the ten-year 
average (2019-29). The figure capped at 40% affordability would be 943 dwellings per annum. 

 The standard method-based figure is considerably higher than the current figure proposed by 
RPS and points towards a future increase in housing need that the District will need to be 
consider as part of a subsequent Local Plan review. This represents the direction of travel for 
any future Plan review and will need to be addressed in the context of the housing market area 
as a whole.   
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8 ADDRESSING THE NEEDS OF LONDON  
 

 The NPPF35 recognises that housing is a matter that extends beyond administrative boundaries 
and required that plan makers use their evidence base to meet the full OAN for market and 
affordable housing across the HMA.   

 The 2015 SHMA identifies that, for the purposes of Plan making, the core HMA (‘best fit’) 
covers the four authorities of East Hertfordshire, Uttlesford, Harlow and Epping Forest 
(paragraph 2.73 refers). Nonetheless, the 2015 SHMA also recognises that whilst this might 
represent a ‘best fit’, it is not the only possible arrangement given the complexities of the 
functional housing market area in the wider region (paragraph 2.75 refers). The evidence also 
supports strong links to between the HMA to London through commuting and migration 
patterns (paragraph 2.71 refers). In light of this, the 2015 SHMA recommends that all four 
authorities maintain dialogue with the Mayor of London through the Greater London Authority 
(GLA). RPS agrees with this conclusion and suggests that further consideration should be 
given to the demographic relationship between Epping Forest and the London boroughs. 

 In this regard, London’s unmet needs was discussed in detail as part of the recent Ashford 
Local Plan examination, where the Inspector resolved that Ashford should accommodate a 
proportion of London’s unmet need (paragraph’s 48-51 of the Inspector’s Report refers). As 
stated in the report, issued on 2nd January 2019, the Inspector considered it reasonable that 
Ashford should make an allowance of 546 dwellings to reflect the average net flow of 600 
people from London to Ashford seen between 2001 and 2014. The Inspector also concluded 
that this outflow was likely to continue. The subsequent allowance made by the Inspector 
increased the uplift applied to Ashford’s OAN from 5% to 13% (paragraph 41 of the Inspectors 
Report refers), in endorsing the additional 546 dwellings referred to above (representing around 
29dpa for the plan period 2011-2030).  

 RPS has undertaken some analysis of recent moves between Epping Forest and London, and 
has compared this to the situation in Ashford.  

 

Table 8.1 Internal migration - Matrices of moves (people), for year ending June 2017 

 

Ashford Epping Forest

Moves to London  650 2,160 

Moves out of 
London 

 1,440 4,790 

Net (in)flow  790 2,630 

Source: ONS (Table IM2017-T7, release date June 2018) 

                                                      

35 NPPF 2012 Paragraph 47 
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 Table 8.1 above indicates much closer and stronger relationship between London and Epping 
compared to Ashford, providing clear justification for a similar allowance to be added to the 
Epping Forest need figure. Furthermore, the scale of moves to and from London, and the clear 
net inflows from the capital, are supported by extensive public transport links which provide 
easy access back into the London boroughs via the London Underground network. 

 Although this is a matter that extends beyond the remit of the Council’s own OAN, in order to 
ensure that the housing need for the HMA is met in full, RPS recommend that the Council seek 
to accommodate an element of need to allow for the stronger relationship evident between 
Epping Forest and London when compared to Ashford.  Based on the analysis set out above, 
an appropriate uplift should be far greater than the 546 dwellings endorsed by the Ashford 
Local Plan Inspector. 

 

.  
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9 CONCLUSIONS 

9.1 Conclusions on the Council’s approach to Housing 
Need 

 The NPPF36 is clear that Local Authorities should use their evidence base to ensure that they 
can meet the full Objectively Assessed Need for both market and affordable housing, as far as 
is consistent with the Framework. As indicated above, RPS has identified a number of technical 
areas that the Council should address in order to correctly review its OAN, which have been 
modelled as part of this report. In addition, there are a number of overarching deficiencies in 
the approach to assessing OAN as part of the West Essex and East Hertfordshire SHMA: 

 The 2017 Update does not incorporate sufficient adjustments to account for household 
formation rates;  

 The 2017 SHMA has downgraded the employment forecasts for Epping Forest, and so is 
planning for a significantly lower rate of employment growth when compared to past trends, 
which will lead to a further imbalance in the relationship of jobs growth to households 
required; 

 The forecast employment growth rate (at 0.6% CAGR based on the EEFM 2017 outputs) is 
incorrect, and there is no evidence to suggest that this is likely to happen in reality;  

 The Council has not made an appropriate adjustment for market signals as part of the 2017 
Update, which does not accurately reflect the worsening trends in house price and rental 
increases and widening affordability gap;  

 The market signals uplift, specifically identified as a separate factor in the PPG, has been 
amalgamated alongside other adjustments, having been clearly identified in earlier 
versions of the SHMA (2015 SHMA and 2016 Update). We do not understand why this has 
been done, and in any case is not justified based on available evidence; 

 RPS has concerns that the Council’s suggestion that affordable housing need is 168 
dwellings per year is a significant under-representation of the overall need in Epping 
Forest. This figure is largely due to an assumption that anyone who isn’t eligible for 
housing benefit can afford to purchase or rent housing on the open market. This 
assumption has not been substantiated anywhere in the Council’s evidence, and in any 
event we would question the logic of this approach as a basis for assessing the proportion 
of people can afford the range of housing tenures available in the District; and 

 The Council has not made sufficient provision for unmet housing need arising from the 
wider HMA nor Greater London, ignoring recent available evidence. 

                                                      

36 Paragraph 47 
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9.2 RPS Approach to OAN 
 This report has considered the key components of establishing the OAN for Epping Forest 

including demographic factors, employment trends and market signals. 

 The modelling has identified a household projection-based estimate of housing need of 709dpa 
over the period 2011 to 2033. RPS has applied the 2014-based projections as the starting 
point. RPS does not consider the more recent 2016-based projections to represent a credible 
basis for the calculation of housing need, consistent with the Government’s position on the use 
of projection-based estimates of need.   

 Further modelling indicates that based upon future employment trends the OAN is 857dpa over 
the same period. The impact of Market Signals has also been applied to the calculations, 
reflecting the severity of affordability pressures in the Borough. When applied to the 
Demographic OAN, this takes the Council’s OAN to 886dpa. Whilst this is higher that the 
employment-led scenario, which is sufficient to meet the future labour force demands in Epping 
Forest, growth at this level would make a significant contribution towards addressing the 
pressing affordability issues evident in Epping Forest. Consequently, this is considered to be a 
reasonable basis for considering the OAN that the Council should be planning to meet. 

 The Council’s final OAN is determined on the basis of the steps to adjust the starting point 
(2014-based projections) to account for demographic factors, including application of up to date 
population estimates, alongside an effective market signals uplift. In total, RPS calculates that 
Epping Forest’s OAN should be 19,492 dwellings (or 886 dpa) across the period 2011-2033. 

Table 9.1 Summary of Steps in the Calculation of Epping Forest’s OAN. 

 

Dwellings 
Growth

Dwellings Per 
annum

RPS 1 Demographic OAN 15,605 709

RPS 2 Employment OAN  18,854 857

RPS 3 Market Signals OAN 19,492 886

 RPS Preferred OAN 19,492 886

Source: RPS Futures Modelling   

 In addition to the OAN for Epping Forest, RPS would also recommend that the Council 
reconsiders the position in relation to meeting unmet housing needs from London. As indicated 
in Section 8, there is clearly justification for an allowance, consistent with other allowances 
applied elsewhere recently (at Ashford) where observed linkages are not so strong. The 
Ashford Inspector reasoned that an allowance of 546 dwellings was appropriate in that case. In 
addition, the Waverley Local Plan Inspector reasoned that Waverley should accommodate 
12dpa to address a proportion of this housing shortfall. RPS recommend that the Epping Forest 
Local Plan recognised the contribution it can make to addressing needs outside its own HMA.   

 And finally, at this stage RPS draws no firm conclusions regarding the relationship between the 
OAN and the need for affordable housing. This is due to deficiencies in the Council’s 



REPORT 

 

JBB8614.C6624  |  Epping Forest Housing Need Review  |  Final Version  |  January 2019 

rpsgroup.com Page 41 

assessment of affordable housing need, as set out in this paper. Once the Council has properly 
considered the ability of all households to afford open market housing then the picture may 
become clearer with regards to any specific contribution to assist in the delivery of additional 
affordable housing in Epping Forest. 

   


