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COMMENTARY

We hope you will join us at one of the 2 Wales in-person meetings in early May. We can see that
quite a few have booked so far, so they should prove to be good productive meetings, with plenty
of discussion.

North Wales: Portmeirion, Gwynedd: 7 May 10am
Booking Link: https://buytickets.at/pascuk/1667256

South Wales: St Clears, Carmarthenshire: 8 May 10am
Booking Link: https://buytickets.at/pascuk/1667287

Council Tax premiums have come to the forefront across the UK as Local Authorities in England
now have the power to charge Council Tax premiums as of April this year. The Telegraph
particularly has been covering this. Whilst we know this is not new in Wales it is bringing media
attention to the situation in Wales.

The deadline for the EPC2 consultation is next week. Please ensure you have had your say.

We have included an update on EPCs as new developments arise every day. It remains a key focus
as an intervention that is just not appropriate for Holiday Lets, and especially in combination with
everything else.


https://buytickets.at/pascuk/1667256
https://buytickets.at/pascuk/1667287

We continue to try to support you as we know so many of you are receiving colossal Council Tax
bills - even those of you who have met 182 since the threshold was introduced in 2023 but are
falling victim to the VOA backlog. We are limited to what we can change but we will help and
advise in whatever way we can. We know this is a terribly worrying time for many, so please don’t
suffer in silence.

Alistair was featured in the Daily Telegraph talking about the impacts of the 182 day threshold and
the Council Tax Premiums. Read it here: https://www.telegraph.co.uk/money/property/little-
known-law-welsh-second-home-owners-five-figure-bills

Kind regards

Nicky and the PASC team
PASC UK — Wales Branch
nicky@pascuk.co.uk

WALES IN-PERSON MEETINGS

North Wales: Hercules Hall, Portmeirion, Gwynedd: (https://portmeirion.wales/)
7 May 10am-12noon
Booking Link: https://buytickets.at/pascuk/1667256

South Wales: Llety Cynin, St Clears, Carmarthenshire: (https://www.lletycynin.co.uk/)
8 May 10am-12noon
Booking Link: https://buytickets.at/pascuk/1667287

We are delighted to invite you to the next PASC UK Cymru Members’ Meetings. There are 2
meetings — one North and one South Wales — so we hope to be able to see as many of you as
possible.

This is an opportunity to meet some of the PASC UK Cymru team, receive updates from Nicky
& Alistair on the work that PASC UK is doing on your behalf but also to meet other Members and
ask questions.

We apply a nominal charge of £10 per person to cover venue hire, tea coffee and biscuits and
attendance is for Members only. All Members from all areas are welcome.

If you have any questions in the meantime, please contact Nicky or
Livvy: support@pascuk.co.uk with the subject line “PASC UK Members Meeting”.

POLITICAL UPDATE

The Senedd are currently on Easter Recess, returning on Monday 28™ April.

No Letting Up in Wales
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In Wales, our campaigning continues in earnest. PASC UK’s Nicky Williamson has been front and
centre in the media, making the case for fairer treatment of the self-catering sector considering the
182-day letting threshold and the proposed tourism levy.

A recent BBC article showcased the very real damage these policies are causing to communities and
businesses across Wales. Nicky emphasised that properties simply cannot reach 182 nights in many
areas—and that penalising operators who fall short does nothing to address housing supply or
affordability. Instead, it risks undermining viable tourism businesses that support jobs and local
economies.

We are grateful to the BBC for giving this issue the attention it deserves and will continue pressing
for proportionate, evidence-based solutions. As always, we oppose blunt instruments like licensing
or excessive taxation and remain committed to statutory registration as the most effective, least
intrusive tool for improving transparency and policymaking in our sector for Wales and across the
UK.

Read more here — BBC, 'Brutal' holiday let rules 'risk thousands of jobs'

Sir Ed Davey’s Rollercoaster Visit to Devon

Meanwhile Alistair was meeting with Sir Ed Davey, UK Leader of the Liberal Democrats at a local
visitor attraction where he was able to discuss the cumulative impact of recent government
decisions on the self-catering sector. Sir Ed engaged with the concerns raised and acknowledged
the vital contribution the visitor economy makes to the region. He assured us he was “all over it”
and welcomed further dialogue. We will continue to hold him to that. You can read more about this
in the General Newsletter.

EPC CONSULTATION UPDATE 22 APRIL

The Team attended further Government webinars on EPCs with the Department of Energy,
Security and Net Zero. Whilst too early to tell for sure, there does though seem to be a recognition
that the proposals as they stand may not work well for our sector, with a general softening of the
rhetoric.

There are more of these Webinars still to come and we will prepare carefully for them.
Roundtables with the Minister will resume shortly, the next one will cover ‘enforcement’. We will
be really interested in this session and to respond to it. Amazing that we have been invited to a

Government webinar about enforcing EPC’s when there has been no equivalent about fire safety.

Media coverage is supportive, see this article:
https://www.telegraph.co.uk/money/property/upgrading-my-80-properties-epc-targets/

Also, rumours of exemptions for listed properties:
https://www.telegraph.co.uk/money/property/labour-exempt-oldest-homes-epc-targets/



https://www.bbc.co.uk/news/articles/cn4wy98gde9o
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We are in contact with several media outlets to get further coverage of the impact of EPCs. Not
least the total cost.

Using Government figures....

Government says average cost for EPC upgrade is £6,100 and £6,800. This reflects the
expected D to C upgrade for a standard domestic property.

While we consider this low, if we accept this figure (£6.5k) for D, but for E or below
consider that the full £15k will be required, we can work out the costs.

Our impact survey shows that 30% of FHLs are D and 43% are E or below, meaning that
73% will need to upgrade.

The number of FHLs in the UK is not precisely defined (as no stat reg), but using
government figures (CDP-2024-0088.pdf) there are 111,000. We know that this is on the
low side.

This means that the total cost to the industry would be:

30% x 111,000 x £6.5k + 43% x 111,000 x £15k
This comes to £932 million.

Note that this would be required in a single year.

The average cost per FHL business is therefore £8.4k, which is greater than the average
yearly profit. If you read the notes below from the Energy Counsel about why the proposed
regime does not work for self-catering, it is clear that much of the money spent will be
wasted. (Bear in mind that you will have to spend at least ‘trying’ to get to C, if you fail and
have spent the money, you can get an exemption.)

We also shared a short report below from the Energy Counsel which lays on out in cold factual
terms why EPCs, as planned, are not appropriate for our sector. If you have not had a chance to
look at this we would suggest you read this as it will explain some of the challenges that we face.

Thank you to those who have given feedback on this report, please continue to email further
comments to support@pascuk.co.uk stating ‘EPCs’ in the Subject line. Thanks.

The two things that you must do please:

1. Take partin the Survey, - it takes just two minutes: EPC Impact Survey
If you have more than 1 property which will be affected differently, please complete for
each of them.

2. Respond to the Consultation, using the Guidance that we detail below - this takes around 5
minutes to 30 minutes, depending on how much you want to change it to properly reflect
the challenges that it will bring to your business.
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How to respond to the EPC Consultation 2 Deadline for responding 2 May

HOW TO RESPOND TO THE

2"° EPC CONSULTATION
DEADLINE 2"° MAY 2025

#v PASC

www.pascuk.co.uk

Guidance Notes for the Consultation: Prepared by PASC UK to aid in responding to the consultation
- You will be able to find it here: EPC 2 Response Guidance

Key points on the consultation are as follows:
e Our main objective is that self-catering should still be exempted
If that cannot be achieved then ....

e The £15k cost cap is too high for our sector

e The timescales of implementation by 1%t January 2028 are too short

e There should be exemptions for certain kinds of properties —70% of which are over
100 years old, there is a wide list that should not be included

e Any “pre spend” on approved measures since 2020 should be included

e Qur sector we should be included in the “payback exemption” — which is that we
do not have to undertake any particular piece of work if it has longer than a 7-year
payback if you are a commercial property.

We will be encouraging as many of our colleagues in other associations to take part in responding
to this consultation.

Please send them to support@pascuk.co.uk and put ‘EPC 2’ in the Subject line. Thanks.

SHORT REPORT ON IMPACT OF EPCs ON SELF-CATERING FROM THE ENERGY
COUNSEL
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Why Some Low-Carbon Heating Systems Are Not Ideal for Holiday Homes:

Many energy-efficient heating systems, such as High Heat Retention Storage Heaters (HHRH), Air
Source Heat Pumps (ASHP), and Infrared (IR) Heating, are designed for continuous occupancy
rather than transient use. While these systems perform well in permanently occupied homes, they
are often not suitable and impractical for holiday lets for the following reasons:

e High Heat Retention Storage Heaters (HHRH) — Designed to store heat overnight and
release it gradually throughout the day, which wastes energy if the property is unoccupied.
Guests may also struggle with delayed heat response.

e Air Source Heat Pumps (ASHP) — Most efficient when running continuously at a low
temperature, which is impractical for a holiday let that needs fast heat-up times and may
be empty for days or weeks. Guests may also find them slow to warm up.

e Infrared (IR) Heating — Heats objects and surfaces rather than the air, meaning it takes
longer to create a comfortable environment, especially in winter. Effectiveness depends on
strategic placement, which may not align with how guests use the space. Not ideal for
short stays where warmth is needed instantly.

What Heating Works Best for Holiday Homes?

For properties with transient occupancy, the best heating solutions are those that are most
reactive and provide instant heat on demand - systems that offer fast warm-up times, guest-
friendly controls, and no unnecessary energy use during vacant periods:

e Electric panel heaters — Provide instant heat on demand, with no wasted energy when the
property is empty.

e Smart electric radiators — More efficient than panel heaters, offering better heat
distribution and programmable, occupancy sensing or via algorithms.

e Condensing gas boilers — offering quick heat distribution and programmable, TRVs,
Weather compensation and algorithmic controls

The EPC, Current and Future Building Regulations Issues
Despite being the most practical and cost-effective choice for holiday lets, electric panel heaters
and direct electric heating receive poor SAP and EPC scores. Current regulations favour HHRHs and

ASHPs, even though they are unsuitable for holiday homes. The Minimum Energy Efficiency
Standards (MEES) is proposing EPC C in future, and this could be very problematic.

v/ HHRHs and ASHPs perform much better in SAP assessments, leading to higher EPC ratings.



X More responsive heating systems (panel heaters, smart electric radiators, condensing gas
boilers) are penalized, even though they are the better option for short-term occupancy.

This results in unfairly low EPC ratings for many holiday homes simply because the system is
designed for full-time residences, not transient accommodation.

1. EPC Methodology Is Designed for Full-Time Homes, not Holiday Lets

e The EPC assessment is primarily designed for permanently occupied homes, where heating,
insulation, and energy efficiency measures are optimized for continuous daily use.
However, holiday homes have irregular occupancy patterns, meaning the EPC model does
not always reflect real-world energy use.

2. Heating System Penalties in EPC Calculations

e The most practical heating for holiday homes (electric panel heaters, smart electric
radiators) scores poorly because SAP 10 favours low-carbon heating systems like heat
pumps and high heat retention storage heaters (HHRH).

e However, HHRHs and ASHPs are not well-suited for holiday homes, as they rely on steady,
continuous operation, making them inefficient for transient use.

e Primary Energy Demand (which SAP 11 is expected to prioritize) penalizes HHRHs even
more than panel heaters, as they require more total electricity due to storage losses.

3. Insulation & Fabric Efficiency Challenges

e Many holiday homes, especially older properties and those in conservation areas, face
restrictions on insulation upgrades, double glazing, and external wall insulation, limiting
EPC improvement options.

e Limited space internally can restrict internal wall insulation and could impact the aesthetics
and character of the holiday home, one of the main reasons customers are attracted to the
short-term rental of these properties.

e Even where insulation is improved, SAP assumes standard occupancy patterns, meaning
savings from heating reductions during vacant periods are not reflected in the EPC score.

4. Primary Energy Demand & Compliance Challenges

SAP 10 EPCs are based on a mix of metrics (Carbon Emissions, Running Costs, and Primary Energy
Demand), but SAP 11 is expected to rely primarily on Primary Energy Demand. This change could
be even more problematic for holiday homes because:

e Direct electric heating (panel heaters, smart radiators) has a high Primary Energy Demand,
even though it offers better control and avoids wasted heat.

e HHRHSs perform significantly worse in Primary Energy Demand because they store heat in
advance, leading to higher total electricity consumption.

e Air source heat pumps perform better in SAP calculations but are not practical for
intermittent heating needs.

5. Limited Opportunities for Renewable Energy Solutions



e Solar Photovoltaics or thermal hot water can significantly improve an EPC rating, but many
holiday homes, particularly those in listed buildings or conservation areas, face restrictions
on installation.

e Without on-site renewables, properties relying on electric heating struggle to reach Band C
because SAP calculations still apply a high Primary Energy Factor to grid electricity.

Conclusion

Holiday homes face a structural disadvantage in EPC assessments because:

—

. Transient occupancy is not accounted for in SAP calculations.

2. Current regulations favour HHRHs and ASHPs, even though they are unsuitable for holiday
homes. For holiday homes, electric panel heaters or smart radiators or condensing gas
boilers remain the most sensible heating solution due to their instant responsiveness,
simple guest controls and zero wasted energy when unoccupied.

3. Future regulations are likely to focus on primary energy demand, which could prove to be
very challenging depending on the agreed methodology.

4. Often limited options for insulation & fabric efficiency challenges without impacting
character, aesthetics and habitable floor space.

5. Limited Opportunities for Renewable Energy Solutions due to planning, conservation areas
or other restrictions.

EPCs will penalize holiday let properties for using the best practical heating option, making
compliance a challenge. The Minimum Energy Efficiency Standards (MEES) is proposing EPC Cin
future, and this is likely to be particularly challenging for holiday homes. This is an issue that may
need future regulatory adjustments.

PASC UK Comment

This is a very clear and concise note as to why the proposed introduction of EPCs into our sector
needs a radical rethink. We are grateful to the Energy Counsel for pulling this together for us.

WALES TOURISM WEEK - SENEDD RECEPTION [REPEAT]

Please join us for the Senedd Reception - PASC UK Cymru are sponsoring, we would love to see as
many of you as possible there and in the pub afterwards!
Please contact susan@camlas.cymru, but please let me know too (nicky@pascuk.co.uk)

Cynghrair Twristiaeth Cymru
Communication - Consultation - Collaboration

\ ’ Wales Tourism Alliance
v o

Wednesday 14" May 2025


mailto:susan@camlas.cymru

6pm —8pm
Y Neuadd, Senedd, Cardiff Bay
Sponsor Member - Sam Rowlands MS, Chair Tourism Cross Party Group

You are cordially invited to an evening reception at the Senedd to celebrate Wales Tourism
Week hosted by the Wales Tourism Alliance.
Sponsored by the Caravan and Motorhome Club,
the Professional Association of Self-Caterers and Visit Wales.

The event, the highlight of Wales Tourism Week is your opportunity to meet industry members
and politicians from throughout Wales to discuss the value of the industry to Wales GDP and the
critical issues currently impacting on the tourism industry in Wales.

There will be an address from:
Rowland Rees Evans — Wales Tourism Alliance
Nick Lomas - Caravan & Motorhome Club
Nicky Williamson - PASC
Sam Rowlands MS, Chair of the Cross-Party Group on Tourism
Rebecca Evans MS, Cabinet Secretary for Economy, Energy and Planning

Visitors spend over £6 billion a year and tourism in Wales employs 11% of the Welsh
Workforce. To attend and join us in the event please contact Susan Bowen:
susan@camlas.cymru (cc Nicky@pascuk.co.uk)

Refreshments served from 6:30pm

IN THE NEWS:

We have also included a number of media links within the relevant topics throughout this
newsletter.

The Telegraph: https://www.telegraph.co.uk/money/property/little-known-law-welsh-second-
home-owners-five-figure-bills

BBC Radio 4: You and Yours: Second Homes. This programme invites callers to contribute to the
debate on Second Homes ownership. https://www.bbc.co.uk/sounds/play/m002b6rb

WHAT WE NEED FROM YOU THIS WEEK?

Book your place at one of the Wales Members’ Meetings

Complete the EPC Survey if you haven’t already

Respond to the EPC #2 Consultation by 2 May

Let us know if you are coming to the Senedd Reception on 14 May.

Let us know if you would be willing to discuss your situation with the BBC.

ukhwnN R
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PASC UK ON THE ROAD AND DATES FOR THE DIARY:

1. North Wales In-person Meeting: Hercules Hall, Portmeirion, Gwynedd:
7 May 10am-12noon
Booking Link: https://buytickets.at/pascuk/1667256

2. South Wales In-person Meeting: Llety Cynin, St Clears, Carmarthenshire:
8 May 10am-12noon
Booking Link: https://buytickets.at/pascuk/1667287

3. Wales Tourism Week, Senedd Reception, Sponsored by PASC UK (Cymru) — Cardiff, 14 May
2025 —all welcome

4. PASC UK Agency Conference — 11 & 12 June2025

SUPPORT LOBBYING BY JOINING PASC UK

As we embark on 2025 with renewed energy, we have so much we would like to do. We can only
do this with the support of our memberships. So we would encourage as many non-members as
possible to join PASC UK... enjoy the member benefits and also contribute to activities we run.

You can join here, simple form, takes 2 mins, and you’ll get an invoice, payable by BACS or Credit
Card. Just click on this link to go to the joining page: https://www.pascuk.co.uk/join-pasc-uk/

Membership fees are as follows:
e Single cottage £90 plus VAT from 1 January 2025
e 2 —4 Units £150 plus VAT from 1 January 2025
e 5—10 Units £235 plus VAT from 1 January 2025
e 11 + Units £335 plus VAT from 1 January 2025

WALES INFORMATION AND WHERE TO FIND IT

If you are affected by what is happening in Wales and do not get the direct Wales only
communications, please email Nicky Williamson at nicky@pascuk.co.uk and put Wales
Newsletter in the subject line and we will add you to the Wales Only circulation list.

Previous Wales Newsletters can all be found here: https://www.pascuk.co.uk/wales-182-days-

PASC

www.pascuk.co.uk

Cangen Cymru V4§ Wales Branch
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DISCLAIMER

Any suggestions that we make are merely that you should carefully consider your own business
policies, and if necessary, consult with your Professional Advisors. PASC is your lobbying
Association, not a legal service. Information is provided on a ‘to the best of our knowledge basis’.

In addition, please be very wary of some of the advice given on internet communities, blogs and
social media. There appear to be many of experts out there where our understanding is that there
are very few. To that end, any information you get from any source should be double checked. We

will always try and put the actual link to the information in the newsletters so that you can read
and assess yourselves.
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