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1.1 Introduction 

“…the occupational communities in lower paid and sometimes seasonal jobs, are unable to compete 
with salaried migrants.  Low pay renders home-purchase and private renting unaffordable in many 

instances, pushing the lowest income groups into social housing where available, or forces them to move 
to larger market towns….The new seasonal or retired consumers of rural housing, alongside daily 

commuters, have introduced new behaviors, tastes and opinions to much of the countryside.  They have 
often brought with them a conservative attitude to rural change and development, opposing anything 

that is deemed ‘detrimental to the character of the village’ or the preservation of property values. 
…social change has been accompanied by new expectations; expectations of what the countryside 

should be, which are fundamental to planning and housing discourse and outcomes’ 
Introduction to Rural Planning – Economies , communities and landscapes 2nd edition

Nick Gallent, Iqbal Hamiduddin, Meri Juntti, Sue Kid and Dave Shaw (2015)

Our lives were becoming more fragmented, more private, closed off behind doors….There were fewer 
people in the villages and they were getting older.  People now wanted to retire from the town to a nice 

village in the countryside, and they had more money than the last of the local farm workers, so there 
was a shift in the social mix of the villages to become more middle class.  There was a cultural shift as 

well….many people’s lives now seemed to revolve around the cultural orbit of the local town rather 
than the local farming landscape.  Harvest festival and the village hall auction of fruit, jams, toffee and 

bread meant something important when I was a child, but had now fizzled out and become 
meaningless

English Pastoral:  An inheritance
James Rebanks

1.1.1 Rural housing, especially that located in areas such as the National Park, valued for its 
scenic quality, is considered by many to be in crisis.  A combination of restrained supply,  
low development rates, low wages and market intrusion by more affluent purchasers 
results in affordability and access challenges.  Through our engagement work within the 
community, Policy Officers repeatedly hear concern that local people, especially young 
local people, are being priced out of the housing market – whilst many houses in the 
villages of towns stand empty, used as occasional holiday homes1.  The dual impact of 
these housing market dynamics being the loss of young economically active people from 
the area coupled with the loss of essential services from rural locations as less and less 

1 In this report the term ;holiday home’ is used as a generic term for ease of reference to both second homes (ie 
those owned and occasionally utilised by one household) and short term lets (ie those used on a commercial basis 
to provide short term holiday accommodation to paying customers)



lives are lived within these communities.  Many of our communities report this issue as 
being one of community survival, that without some form of intervention villages will be 
hollowed out, the life lost from them.  This has significant cultural significance 
(poignancy) in terms of the survival of the Welsh language.  

1.1.2 To date the policy response to such challenges have been to create a sub-market within 
such communities, restricting all new development to housing with occupancy 
conditions limited to local people in housing need.   This was the response of our 
current Local Development Plan, which, drafted over 10 years ago, identified an 
affordable housing need of 1248 dwellings up until 2022.   To date planning permission 
has been granted for just 236 (19%)  of those only 163 (13%)  have actually been built2.  

1.1.3 It is clear from both our experience, and a significant body of research3, that the efficacy 
of such policy positions such as that in the LDP for local only housing,  to address the 
challenge and re-balance communities is flawed as it (a) relies on the market to deliver 
much of the ‘restricted’ housing  and (b) relies on private land owners to release land at 
rates well below unrestricted values.  Gallent et al (2020) suggest that this reliance on 
the market to provide public benefit has a dual impact in (a) making the development of 
new housing an economically unattractive prospect to commercial developers thus 
reducing supply of new build housing and (b) as a result of restricted new supply, 
pushing up demand within the second hand market with accompanying increase in price 
- beyond the reach of most local waged purchasers or those without existing property 
wealth.

2 https://www.beacons-npa.gov.uk/wp-content/uploads/LDPAnnualMonitoringReport202021.pdf

3 Nick Gallent, Iqbal Hamiduddin, John Kelsey & Phoebe Stirling (2020) Housing Access and Affordability 
in Rural England: Tackling Inequalities Through Upstream Reform or Downstream Intervention?, 
Planning Theory & Practice, 21:4, 531-551, https://doi.org/10.1080/14649357.2020.1801820 
Nick Gallent (2019) Situating Rural Areas in Contemporary Housing Access Debates in England – A Comment, 
Planning Practice & Research, 34:5, 489-497 https://doi.org/10.1080/02697459.2019.1679515
Powel, D. O’Prey, L. Grunhut, S. Edwards, C.W. and Cunnington Wynn, L. Griffiths, E. (2021) Research 
to Develop an Evidence Base on Second Homes (summary). Cardiff: Welsh Government, GSR report 
number 72/2021 Available at: https://gov.wales/research-develop-evidence-base-second-homes
RTPI (2021) Holiday Homes in Wales: How can planning support the management of holiday homes 
https://www.rtpi.org.uk/media/9526/rtpi-cymru-mangement-of-holiday-homes.pdf
Simon Brooks (2021) Second homes: Developing new policies in Wales 
https://www.swansea.ac.uk/media/Second-homes_-Developing-new-policies-in-Wales---FINAL.pdf
Nick Gallent, Iqbal Hamiduddin, Meri Juntti, Sue Kid and Dave Shaw (2015)  Introduction to Rural Planning – 
Economies , communities and landscapes 2nd edition Routledge: London

https://www.beacons-npa.gov.uk/wp-content/uploads/LDPAnnualMonitoringReport202021.pdf
https://doi.org/10.1080/14649357.2020.1801820
https://doi.org/10.1080/02697459.2019.1679515
https://gov.wales/research-develop-evidence-base-second-homes
https://www.rtpi.org.uk/media/9526/rtpi-cymru-mangement-of-holiday-homes.pdf
https://www.swansea.ac.uk/media/Second-homes_-Developing-new-policies-in-Wales---FINAL.pdf


1.1.4 In analysis of the challenge, much is made by researchers of the need for structural 
change, so called ‘upstream’ interventions – challenging the fundamental operation of the 
housing market in rural areas.  Discussion has centered on increases to taxation 
schedules, the ending of taxation advantage of second home ownership and changes in 
the systems of land ownership to bring forward more housing for community need.  
Much is similarly made in imposing regulation on holiday home ownership with both 
mandatory licensing and planning control identified as solutions which go to the heart of 
the issue (see for example Brooks 2021).4

1.1.5 At a plenary session of the Senedd on the 6th July last year, Julie James MS, Minister for 
Climate Change announced the Welsh Government’s intention to ‘fairly manage second 
homes’ through what she referred to as a ‘three pronged approach’ which seeks to 
intervene to:

 Tailor existing affordable housing programmes to meet the needs of rural 
communities

 Regulatory change including a statutory registration scheme and planning reform 
 Changes to taxation of holiday homes including excluding holiday homes being 

transferred to non-domestic schedules.
This move from the Welsh Government, in principle, signals a shift in public policy to 
the kinds of systemic change commentators have been calling for and has potential to 
address significant socio-economic challenges facing the communities of the National 
Park.   

1.2 Proposals

1.2.1 The consultation proposal before Members today forms a key part of the Minister’s 
proposed interevent on Second Homes,  The consultation proposal (Enclosure 1 to this 
report) seeks to amend the development management system and planning policy in 
Wales to purportedly help planning authorities manage Second homes and short term 
holiday lets.  The proposals have three strands

 Proposed amendment to the Town and Country Planning (Use Classes) 
Order 1987 to create new use classes for Primary Homes, Secondary Homes 
and Short-term Holiday lets.

4 Simon Brooks (2021) Second homes: Developing new policies in Wales 
https://www.swansea.ac.uk/media/Second-homes_-Developing-new-policies-in-Wales---FINAL.pdf

https://www.swansea.ac.uk/media/Second-homes_-Developing-new-policies-in-Wales---FINAL.pdf


 Proposed amendment to make related amendment to the town and 
Country Planning (General Permitted Development) Order 1995 to allow 
permitted changes between the new use classes for Primary Homes, Secondary 
Homes and Short-term Holiday Lets 

 Proposed amendments to Planning Policy Wales (PPW) to make it 
explicit that, where relevant, the prevalence of second homes and short-term 
holiday lets in a local area must be taken into account when considering the 
housing requirements and policy approaches in Local Development Plans (LDP)

1.2.2 The consultation proposals suggest that the localised nature of the ‘holiday homes’ issue 
requires a localised response.  As such it is proposed that LPAs would need to apply for 
special dispensation from the Welsh Government, referred to as an ‘article 4 direction’ 
in order to take advantage of any additional control to the local housing market the 
proposed changes could bring.

1.3 Implications and proposed consultation response 

1.3.1 Officers have carefully considered the proposals presented by the Welsh Government, 
taking into consideration local evidence, academic research and experiences of working 
within such sensitive housing markets.  Policy Officers proposed response to the 
consultation is set out at Enclosure 2 of this report. for members consideration.

1.3.2 In summary, general support is offered to the principles being addressed by the Welsh 
Government in their ‘three-pronged approach’.  It is agreed that a raft of measures (not 
just relating to planning processes) will be necessary to address the complexity of the 
issue of rural housing.  These are asserted as the need for land release for community 
housing and the end of taxation advantage from the ownership of a second/holiday 
home, along with further research and changes to the legal definition of development.  

1.3.3 In principle, seeking to regulate the use of existing housing stock for purposes other 
than permeant primary dwellings is welcomed and could theoretically lessen demand for 
holiday homes within the market.  It is a well observed phenomena that properties with 
restrictive covenants (such as how a dwelling can be used) are less attractive as 
investment prospects.  This intervention then should in theory (where such restrictions 
are in place) lessen demand for such uses within existing housing stock, thus halting the 
inflation of housing prices within such sensitive markets, and potentially making housing 
more affordable to local wages, or at least, land values more accessible to social housing 
providers.



1.3.4 However, as drafted such powers of control will only come into effect if the Authority 
is able to evidence a need to remove permitted development across use classes (that is 
the change of use of a permanently occupied house to a holiday home requiring planning 
permission).  In essence this makes the proposed change another form of local policy 
intervention, rather than offering the wholescale system change commentors identify as 
needed to tackle this complex problem.  This is gravely concerning for the efficacy of 
the proposed intervention.  Not only does this place all risk associated with the policy 
imposition as a burden of the LPA rather than giving the weight of National Policy, it 
also requires that the Authority robustly evidence the need for such a change.  In our 
experience, and that of partner researchers 5, gathering accurate data relating to 
‘holiday homes’ within the National Park area is exceptionally challenging given the 
complexity of our administrative geography, and the lack of any form of statutory 
registration of such dwellings to locate them within the housing stock registers.  To that 
extent, any evidence to support our implementation of this policy position would only 
ever approximate the extent of a known problem.  The uncertainty of the evidence 
would leave us open to legitimate challenge from interests opposed to its 
implementation.

1.3.4 The proposal is further complicated by the suggestion that without the imposition of an 
article 4 direction there would be permissive changes from ‘holiday home’ to permanent 
residences.  This would effectively grant permeant dwelling status to all holiday let units 
operating in the park.  Whereas this would add significantly to our permanent housing 
stock (with some associated benefits) many of these units are located in unsustainable 
locations for permanent residences.  Planning permission being granted conditionally on 
the restrictions of such use, sufficient land being made available within sustainable 
locations to meet general housing needs.  Additionally such a permissive change would 
circumvent normal policy requirements for affordable housing contributions - 
contributions that cannot be retrospectively claimed should the proposal come into 
force.  The unintended consequence of such a policy is to financially advantage the 
owners of such assets by removing occupancy restrictions whilst making no inroad to 
the housing affordability crisis.

5 Officers are currently assisting researchers from University College London in their scrutiny of the impact of 
second/holiday homes on local services (during and post covid lockdowns).  Their study has been hugely frustrated 
by inability to derive accurate figures for holiday home numbers within the park.   Taxation records tell only part of 
the picture, many homes are unregistered, pay standard council tax levels and utilise air bnb to generate business.  
For example an air BnB search for .Brecon’ returns 86 hits, taxation records show a figure of 54 registered second 
homes , data for non-domestic rated holiday homes is unavailable.



1.3.5 Finally, the consultation is honest that such a policy position may have further socio-
economic consequences.  In our proposed response we highlight that these will include 
the potential for generalized deflation within the housing market which may result in 
social impacts on the very communities the policy is seeking to protect.  In our 
response we highlight that this is a matter of prioritization for the Welsh Government, 
requiring careful and holistic considerations of all impacts before action.

1.4 Risk

1.4.1 Officers identify no risk to the Authority in the submission of the consultation response, 
however highlight significant risk associated with the policy proposal as drafted as 
discussed above.

1.5 Conclusion

1.5.1 In conclusion, the Welsh Government’s focus on the issue of rural housing access and 
affordability is hugely welcomed.  We recognize the potential benefit of the proposed 
changes within the planning system as set out in the consultation proposals, however we 
issue caution as to the proposed implementation suggesting that the mechanism replays 
the mistakes of past intervention by pushing solutions ‘downstream’ to the local level.  
We also identify potential unintended consequences relating to housing prices and the 
potential for wider socio-economic impacts within rural communities.

RECOMMENDATION(S):

a) Members endorse the proposed response to the consultation as the 
position of the Authority.


