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CONSULTATION QUESTIONS

Proposed amendments to the Town and Country Planning (Use Classes) Order 
1987 (UCO)

Q1 Do you agree or disagree that amending secondary legislation as proposed 
would be an effective means of helping to address the impacts of second 
homes and short-term holiday lets that have been identified in some 
communities?

It is the informed opinion of the Brecon Beacons National Park Authority that the 
proposes to secondary legislation, as set out in the consultation document, are 
likely to be insufficient to address the full impacts on vulnerable communities.

This is said with some regret, as the Brecon Beacons National Park supports the 
Welsh Government’s focus on addressing the socio-economic impacts of second 
homes and short-term holiday lets and is supportive of the ‘three pronged’ 
approach set out by the Minister for Climate Change. 

The Brecon Beacons National Park area, as a nationally significant area of 
outstanding landscape value, has, and continues to be, challenged by the issues 
identified within the consultation document.  We strongly concur with the statement 

High concentrations of second homes and short-term holiday lets can lead to 
substantial changes for the settled communities as the nature of a neighbourhood 
changes. Issues and problems can manifest themselves in many different ways and 
create less stable local communities 

This is reflective of our experience - the scenic quality of our landscape – as 
reinforced through our designation as a National Park - is exceptionally attractive 
to ‘adventitious1’ property purchasers.  Such purchasers whose capital advantage 
has resulted in the inflation of the local housing market significantly beyond the 
reach of local average wages.  Our last State of the Park Report identified 
mortgage multipliers of almost 9:1 the median local wage2.

To date the only tools open to this Authority (with responsibility for housing matters 
limited to that of LPA) to redress this imbalance have been through local 
development plan policy, most notably restrictions on the development of new 
housing in sensitive locations to ‘affordable housing only’.  These policy 
interventions, albeit well-meaning and attempting to prioritise community 
sustainability, have failed in their action to either (a) increase provision of housing 

1 Here having the meaning ‘coming from outside, not native’ see further discussion in relation to the 
Lake District in Shucksmith, M. (1981) No Homes for Locals? (Aldershot: Ashgate Publishing).
2 https://www.beacons-npa.gov.uk/wp-content/uploads/Approved-SoPR-2020.pdf

https://www.beacons-npa.gov.uk/wp-content/uploads/Approved-SoPR-2020.pdf
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to meet community need or (b) reduce inflated prices within local housing markets, 
if anything they have led to a reduction in activity within the new build market and 
inflated prices in the second-hand market.  The ineffectual nature of local 
interventions has been succinctly modelled by Gallent et al (2020)3, where the 
impact on market equilibrium from local intervention is shown by the dashed line.

The ineffectual nature of ‘downstream’ local policy interventions is well 
documented within the research.  Again, Gallent et al (2020) highlight the need for 
‘upstream’ interventions to act on the system within which these market hotspot 
dynamics operate.  It could be argued that the proposal to amend the use class as 
set out, is one such system change that could act to reduce price inflation within 
the second hand (and largest) housing market theoretically improving outcomes 
for local market entrants.  For that reason, it is welcomed by this Authority.  
However, we are of the opinion that the proposal loses efficacy through its 
implementation via article 4 direction.  This delegation of accountability to the local 
level pushes intervention back ‘downstream’ to LPA level, where, if an article 4 
direction can be imposed (and there is huge challenge in relation to robustly 
evidencing it’s need) there remains an uncertainty over the materiality of any 
change.  

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, DOI:
10.1080/14649357.2020.1801820
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The Brecon Beacons NPA is of the opinion that this intervention will only achieve 
the intended aims (i.e. be an effective means of helping to address the impacts of 
second homes and short-term holiday lets) if it is supported by

(a) Changes to primary legislation to clearly include change of use of a dwelling house to 
holiday let/second home within the definition of development.

(b) Further research to be undertaken by the Welsh Government in relation to the ‘tipping 
point’ threshold for housing impact of second homes/short term holiday lets to provide 
clarity for LPAs and future LDP policy development

(c) Requirement for planning permission between use class C3 and new proposed C5 and C6 
without the need to impose an article 4 direction at the local level.

(d) Changes in taxation schedules to end tax advantage of second home/holiday home 
ownership.

(e) Powers granted to Housing Authorities/local communities to have the right to buy land 
for the provision of local needs housing where a need is identified.

Q2 Do you agree that use class C3 should be amended and new use class C5 
(Secondary Homes) and use class C6 (Short-term Lets) be created? If not, 
please explain why. 

As stated above, the BBNPA agrees that proposed changes to the use class order 
could be beneficial but reiterate that we see this as one element of a range of 
interventions necessary to create the systemic change within local housing 
markets which must begin with changes to primary legislation in relation to the 
definition of development.

We reiterate that the proposal to make the amendments a meaningful intervention 
via Article 4 direction is not supported.  Pushing the interventions back 
‘downstream’ loses the power of the proposal to act on the housing market, 
especially when it is anticipated that robustly evidencing the need for such a 
direction will be exceptionally challenging for (stretched) LPAs.  As such an 
intervention will undoubtedly impact on the value of the second home market this 
will take national support to empower the intervention.  LPAs will need the support 
of the Welsh Government in this area.

Q3 Do you agree with the descriptions of the new and revised use classes? If 
not, please explain why. 
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We agree with the descriptions.

Q4 Are there any scenarios whereby use as a dwelling house under use class 
C3 could become unclear? Please provide examples. 

< DM/enforcement to provide commentary here>

Q5 Would you support amending primary legislation (i.e. the TCPA 1990) for the 
purpose of managing second homes and short-term holiday lets?

This is essential for this intervention to have any benefit to LPAs in managing 
second homes and short-term holiday lets, as this is the only mechanism by which 
we can by assert the materiality of any change.  

We fully support the proposed amendment to primary legislation.

Proposed amendments to the Town and Country Planning (General Permitted 
Development) Order 1995 (GPDO)

Q6 Do you agree the GPDO should be amended to permit changes of use set 
out in Table 2 if the proposed changes to the UCO are taken forward? If not, 
please explain why. 

The BBNPA does not agree that the GDPO should be amended to permit changes 
of use as shown in Table 2.

We assert that, if changes to the GDPO are enacted, permission must be sought 
for all changes from and to C3/C5/C6.  

Although we recognise that there is value in the movement of some 
holiday/second homes to primary residences, this is not always the case.  For 
instance, the Authority has permissive policies in relation to the conversion of 
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redundant rural buildings to holiday lets, but restrictive policy in relation to such 
changes to unrestricted open market dwellings.  Where such changes do occur, 
they are subject to a contribution towards affordable housing provision within the 
area.  The restrictive nature of this policy is to prevent the proliferation of 
permanent residences within unsustainable locations (which are unsupported and 
a drain on stretched local services such as school transport, social care etc).  The 
proposed permissive changes would also result in the perverse consequence of 
such new housing being enabled without any contribution towards much needed 
affordable housing.

We therefore strongly urge that this is given further consideration in 
implementation.   If it is to be brought into force, clear transitionary arrangements 
would need to be put into place to enable authority areas such as ours to 
implement an article 4 direction prior to this element of the GDPO fully coming into 
force.  A potential solution would be to add in conditions removing permitted 
development rights for such changes within article 1(5) land, as these are very 
likely to be the areas where such pressured housing markets are located.

Q7 Do you agree the use of Article 4 Directions by local planning authorities 
provides an appropriate targeted response to a location-specific issue? If 
not, please explain why and/or suggest an alternative approach.

No we do not agree that the use of Article 4 Directions by LPA is the right 
response to this issue. 

We recognise the flexibility afforded the Authority through Planning Policy Wales in 
defining local planning policy to meet local needs, the suggestion insinuated within 
the consultation draft that this is a missed opportunity.  In the development of our 
Local Development Plan, we attempted to do just that, however the proposed 
policy position was removed from the draft plan by the Inspector due to the lack of 
robust evidence to justify the policy.  This outcome, obviously hugely disappointing 
to us as an Authority, also speaks to the heart of the issue with this proposal – 
evidence gathering to sufficiently robust levels is hugely problematic.  

The evidence we have is the best available to us given the complexity of our 
geography (7 housing authorities, 7 unitary authorities) and the complexity of 
obtaining accurate data for second homes/short term holiday let numbers within 
our area.  This difficulty has been compounded by the rise of peer to peer booking 
sites such as air BnB (to name but one).  Dr Brooks in his research highlights that 
sources of data traditionally underestimate how much housing stock is utilised for 
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uses other than ‘permanent residences.’ Leading to disparity between official 
‘robust’ and the lived experience of residents as reported to us through (extensive) 
community engagement.   

We have recently collaborated with researchers from University College London, 
their research topic examines the extent to which second home occupation 
increased burden on local services during the pandemic within the National Park 
(this study has now been extended to Eryri).  Despite considerable expertise in this 
area, they conclude that data collection for the Brecon Beacons National Park 
could only ever be an informed approximation due to the complexity of our 
geography and disparity in data collection methods for our various administrative 
areas including mismatched of data collection boundaries.  

Because of the difficulty in gathering data, we have significant concerns that an 
Article 4 direction could be successfully implemented, despite (in spite) of there 
being a huge need to address the issue on a community level.  The potential for 
challenge to at best an approximate evidence base is significant, with that risk 
comes uncertainty and cost.  This could act as a deterrent for planning authorities - 
who have been facing real terms cuts for many years – a deterrent which comes at 
significant social cost to the sustainability of rural communities.

As stated above, if a targeted approach is needed, we urge the Welsh 
Government to impose conditions on the application of the GDPO removing 
permitted development rights for such changes which occur within Article 1(5) 
land, ie that relating to protected areas such as National Parks.

Q8 In respect of change of use to a second home or short-term holiday let, 
where an Article 4 Direction is made, should applicants have a right to claim 
compensation if a local planning authority refuses permission or grants 
permission subject to conditions other than those imposed by the GPDO 
within the first 12 months?

In the strongest possible terms, we disagree that any right of compensation should 
be afforded an applicant.  Such a measure will mean that many LPAs will not have 
the resource to take up/enforce this policy measure. 

Proposed amendments to Planning Policy Wales
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Q9 Do the proposed amendments to PPW make it clear that the prevalence of 
second homes and short-term holiday lets must be considered by local 
planning authorities when developing the requirement for market and 
affordable homes within a particular area and whether a local policy 
approach is required in a Local Development Plan (LDP)?

We believe this area could be strengthened.  The Wavehill research supporting 
this consultation has already highlighted the need for the identification of 
percentage thresholds at which point critical mass is reached - where numbers of 
homes not permanently occupied causes social and economic harm.  Although 
relevant thresholds may be different depending on localities and particularities of 
place, a clear method for calculating this point is necessary for LPAs to respond to 
this proposed amendment to Planning Policy Wales.

It is therefore recommended that this section is supplemented by either a practice 
guidance note or Technical Advice Note to ensure consistency of method, and 
therefore certainty and consistency in the development of strategic or local 
policies.  

We also believe that the emerging data gap we are seeing between the proportion 
of identifiable second homes/holiday lets and the experience of our communities 
suggests social impacts are felt at much lower thresholds than the 20% identified 
by many sources.

Q10 Do the proposed amendments to PPW support the proposed amendments 
to the:

 Town and Country Planning (Use Classes) Order 1987 (UCO); and
 Town and Country Planning (General Permitted Development) Order 

1995 (GPDO)

Yes

Consequences of the proposed changes

Q11 Do you consider the potential positive consequences of the proposed 
planning measures for the management of second homes and short-term 
holiday lets outweigh the potential negative consequences (or vice versa) 
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regarding house prices and the impact on the local housing market? Please 
explain your response, with reference to evidence where appropriate.

This has to be a matter of prioritisation for the Welsh Government based on their 
desired outcomes.

It is our view, based on our reading of the research (see for example Gallant 
20194, Gallant et al 20215, Gallant et al in preparation) that the proposed 
intervention could indeed reduce demand in the market for second homes, thus 
prices commanded for such property may fall.   

Whereas it is undoubtedly the aims of the policy objective to reduce the uplift in 
house prices generated by the attractiveness of second home ownership - we 
question whether an unintended consequence could be general deflation in all 
house prices within the local housing market including those houses currently 
owned by permanent residents.

As cautioned by Gallant et al (in preparation) since housing is such a fundamental 
source of wealth for homeowners, measures that might push house prices 
downwards would need to be treated with caution.  

Such caution is urged due to the impact of falling house prices on general socio-
economic wellbeing, especially in the face of significant cost of living rises.  Recent 
research undertaken by the Resolution Foundation highlights the following

Large falls in house prices can amplify the hardship caused by economic 
downturns as property is a keyway for families to store and accumulate wealth. 
They dampen new housing supply, storing up problems for the future; reduce 
wealth and thereby consumers’ ability and willingness to spend; and can have a 
particularly serious impact on individual households that fall into low and negative 
equity6.

4 Nick Gallent (2019) Situating Rural Areas in Contemporary Housing
Access Debates in England – A Comment, Planning Practice & Research, 34:5, 489-497, DOI:
10.1080/02697459.2019.1679515
5 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, DOI:
10.1080/14649357.2020.1801820
https://www.resolutionfoundation.org/app/uploads/2020/09/Under-water.pdf

https://doi.org/10.1080/02697459.2019.1679515
https://doi.org/10.1080/14649357.2020.1801820
https://www.resolutionfoundation.org/app/uploads/2020/09/Under-water.pdf
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Q12 Do you have any comments or evidence about the potential consequences, 
both positive and / or negative, the proposed planning measures for the 
management of second homes and short-term holiday lets may have for 
local economies?

Please see answer to question 11 above.  The viability and resilience of local 
communities may be compromised as a result of deflating the housing market.  
Such interventions may slow the housing market for new build squeezing viability 
of market housing to contribute towards affordable housing delivery.

Therefore, we urge the Welsh Government to ensure that this is only one of a 
range of interventions utilised to address the impact of second and holiday home 
ownership on rural communities.  Alongside such measures the WG may consider 
supporting policies such as

- Assistance to local communities to purchase land for the development of local needs 
housing through a ‘right to buy’ scheme (or similar – see Monbiot et al XXXX for more 
detail)

- Investment in training and job creation within rural areas aimed at creating high quality 
paid employment within our rural areas, centred on sectors apart from tourism.

- Investment in high quality digital infrastructure to support home working from rural areas 
to further expand job opportunities within rural locations.

- Investment in high quality sustainable transport services (both public transport, e 
charging, and active travel networks) to improve opportunities for rural residents to 
sustainably access work 

Q13 Applicable to local planning authorities only:

Do you consider that local planning authorities have sufficient resources to 
undertake an appropriate level of evidence gathering, monitoring and 
enforcement for the effective implementation of the proposed planning 
measures? Please explain your response, with reference to evidence where 
appropriate.

Planning Officers are highly skilled and motivated public servants who aspire to 
create sustainable places for the benefit of future generations. Despite this desire, 
and the desire to address significant social pressures within our local communities, 
it is with regret that we state that we believe that LPAs do not have sufficient 
resources to undertake an appropriate level of evidence gathering, monitoring and 
enforcement for the effective implementation of the proposed planning measures.
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As outlined in RTPI Wales Plan the Wales we Need7 “Local Planning Authorities 
(LPAs) in Wales are under increasing pressure to deliver more services with fewer 
resources. LPAs have seen their budgets cut by more than 50% in the last five 
years. These budget cuts place local authorities under intense pressure and make 
key health, social and economic services unaffordable. Moreover, these cuts are 
exacerbating inequalities… Planning services are under particular pressure and 
scrutiny. Total expenditure on planning services have fallen by 50% in Wales since 
2008-09. These budget constraints have forced LPAs to prioritise meeting 
statutory obligations around development management over plan-making. 
Compounding these budget cuts, LPAs are under pressure to quickly address 
applications and deliver housing targets” In addition to these general assessments, 
many rural authorities impacted by this issue are also grappling with the phosphate 
constraint, leaving officers stretched and frustrated by an inability to act.

As the RTPI goes on to state “Like any good public service, the planning system 
requires resources and capacity to deliver outcomes efficiently, effectively, and 
equitably. Financial support to increase the number of public sector planners 
employed, funding for specialist knowledge and investing in efficiency-saving 
digital technologies can help support the shift from a largely reactive, regulatory 
planning system, to a proactive and strategic planning system.”

If the WG wish Planning Authorities to be part of the solution to the issue of socio-
economic challenge within rural communities, we must be financed to put 
appropriate resource to the complex challenge at hand (see above in relation to 
data gathering complexity).  Without this support many authorities will not have the 
resource to contemplate implementing such measures, despite their necessity.

Q14
 
Applicable to local planning authorities only:

 What IT (back-office) system is currently used (including version 
number)?

 What are your contractual arrangements (i.e. costs) for making changes 
as a result of a Welsh Government legislative change?

 How long would it take to implement changes to your IT system?   
 What is the expiration date of your current contract with your IT system 

supplier?
 How much staff time is required (per application) to manually enter 

applications into your back-office system where it cannot be 
automatically received? 

7 https://www.rtpi.org.uk/media/7213/plan-the-wales-we-need-2021.pdf 

https://www.rtpi.org.uk/media/7213/plan-the-wales-we-need-2021.pdf
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 IDOX Uniform v10.5.1
 We cannot request bespoke changes to be made to the IDOX system, changes will only be 

made by IDOX if/when there is demand.  The costs would possibly be added to the annual 
maintenance fee.

 It depends on the demand for the changes. If the demand was great i.e. if there is a large 
percentage of Local Authorities in Wales using the IDOX Uniform System then IDOX would 
escalate the changes and make them a priority.

 As we have been with IDOX for several years we are on a rolling yearly contract. 
 On average it would be 30 – 40min per application to manually download/upload applications 

onto our Uniform database.

Welsh language considerations

Q15 We would like to know your views on the effects of the proposals would 
have on the Welsh language, specifically on opportunities for people to use 
Welsh and on treating the Welsh language no less favourably than English. 

What effects do you think there would be? How could positive effects be 
increased, or negative effects be mitigated?

We do not believe that the proposal treats the Welsh language less favourably 
than English.

Many would argue that creating such restrictions within the holiday home market 
will be beneficial to maintaining the integrity of Welsh speaking communities which 
are linguistically sensitive, and attractive locations for holiday homes.   As Dr 
Brooks surmises in preventing further loss (as this intervention proposes) of 
permanent dwellings to holiday homes it is possible to halt detrimental impacts on 
the Welsh language, as well as halting action which is a matter of social justice.

However, as with matters of affordability and wider challenge of socio-economic 
equity, this intervention is insufficient to address the complexity of the issues at 
hand.  To fully support linguistically sensitive locations requires a range of 
interventions beginning with easy access to Welsh language education at all 
levels.

General considerations
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Q16 We have asked a number of specific consultation questions. If you have any 
related issues which we have not specifically addressed, please use the 
space below to raise them.


