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COMMENTARY

Will try to start off with what might possibly be some good news. The chancellor Rachel Reeves has
recently spoken out about the “absolutely insane” environmental regulation has gone too far and is
now the biggest barrier to investing - even in green technology.
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Speaking on a panel at the IMF’s spring meeting in Washington, the Chancellor said regulation had
gone “too far in one direction”, adding that “well-meaning regulations that come in for the right
reasons end up stopping good things from happening.”

Ms Reeves said: “In the UK, that is particularly the case with environmental regulation.”

We hope very much that some common sense applies to the EPC consultation that we are urging as
many of you as possible to participate in.

https://www.telegraph.co.uk/business/2025/04/25/green-rules-insane-rachel-reeves-chancellor-imf/

Our South Devon and Cornwall in-person Members’ Meetings were a great success and we were not
only able to have a really good discussion with our Members we were also able to hear first-hand the
impacts the many of the interventions that we are dealing with are having upon you all. We are planning

a 2025 Members Survey, so all the comments made were really timely.
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We are trying to cover as much of England and Wales with these in person meetings this year and have
three more over the next two weeks, starting tomorrow in North Devon, moving to Wales next week.

For details and dates of other meetings please see the section below.
Please find live booking links below:

North Devon Meeting: 30 April 1pm https://buytickets.at/pascuk/1653385

Then the next in-person Members meetings are in Wales:

North Wales: 7 May 10am https://buytickets.at/pascuk/1667256
South Wales: 8 May 10am https://buytickets.at/pascuk/1667287

REMEMBER THE DEADLINE FOR RESPONDING TO THIS CONSULTATION IS FRIDAY 2ND MAY.

You can find out how to respond below and how to access the guidance notes on doing so, it is critical
that we get good numbers of Consultation responses on this one to have any real chance of affecting
the outcome.

There’s a really easy Guide on how to do this so that it is not too onerous and time consuming. All detail
below for the last time this week.


https://www.telegraph.co.uk/business/2025/04/25/green-rules-insane-rachel-reeves-chancellor-imf/
https://buytickets.at/pascuk/1653385
https://buytickets.at/pascuk/1667256
https://buytickets.at/pascuk/1667287

Newsflash, just in as writing this Newsletter, The Government has announced that the VOA will be
scrapped in a Government Drive to slash inefficiencies. With many of you waiting 9-15 months for
answers from the VOA, we will be watching this with interest and further comment next week.

To read VoA Announcement click here

Regional Tourism Awards are now open again for entrants. This can be a really good way to promote
your business and entering is encouraged. Our own business, Higher Wiscombe had previously won
these kind of awards and they can be really good for business.

Details below of the award schemes that cover the South West OF England, If you have details of other
County schemes, please let us know and we will include in the Newsletter.

Following up on our meeting with Sir Ed Davy, Leader of the Liberal Democrats, he has called for more
support for our sector and for an emergency Tourism Summit to pull together council leaders, ministers,
MPs, tourism experts and business owners to develop a strategy for protecting jobs and sustaining the
region’s visitor economy. See here: https://www.devonlive.com/news/devon-news/tax-hikes-send-
south-west-10111405

THE PINK BQOK:
Legislation

PASC UK Members should have received their Pink Books and Membership Packs by now, although we
are aware that in some areas postal services are not what they were!

Best regards,

Alistair and all the team at PASC UK

POLITICAL UPDATE

Parliament Returns, EPC Reform Front and Centre


https://www.gov.uk/government/news/valuation-office-agency-scrapped-in-government-drive-to-slash-inefficiencies?fbclid=IwZXh0bgNhZW0CMTEAAR7ejsmaqYicLGO487Usr_I9cId5XeP8h4pUdbS8PXRrAPfjH9vcJZXmQ2KC0g_aem_m44suJyDwNk-gEkVEap7sg
https://www.devonlive.com/news/devon-news/tax-hikes-send-south-west-10111405
https://www.devonlive.com/news/devon-news/tax-hikes-send-south-west-10111405

After a brief pause for Easter recess, Parliament has returned, and it hasn’t taken long for key issues to
resurface. Energy Performance Certificates (EPCs) are firmly back on the political agenda, and PASC UK
has been working closely with Caroline Dinenage MP, Chair of the Culture, Media and Sport Committee,
to ensure that the voice of the self-catering sector is heard loud and clear.

Caroline Dinenage recently tabled a question to the Department for Energy Security and Net Zero,
asking whether proposed EPC reforms will consider the impact on short-term lets in rural and coastal
communities. Miatta Fahnbulleh MP, the newly appointed Parliamentary Under Secretary of State,
responded by confirming that the Government is currently reviewing consultation responses and will
publish a full impact assessment in due course. This commitment to an impact assessment is a positive
step, and one we have strongly advocated for.

It is worth noting that signs of a government rethink are already emerging. Reports suggest that listed
buildings may now be exempted from new EPC requirements, a significant development considering
the scale of the original proposals and perhaps a sign of more to come. (You can read more on this
here: Property118 report).

Only last week, Chancellor Rachel Reeves was quoted describing some green rules as “insane” and a
barrier to economic growth. (Coverage here: Telegraph article). We will continue pressing the case that
well-intentioned environmental policies must not come at the expense of the rural and coastal visitor
economy.

Our response to the second EPC consultation is imminent, and we are ramping up the political pressure.
Airbnb Bill and Engagement with Cornwall MPs

Elsewhere, the MPs from Cornwall who are spearheading efforts to introduce an "Airbnb Bill" have now
received an email and detailed briefing from us. The briefing details evidence on the true nature of the
housing challenges in Cornwall—challenges that extend well beyond the holiday let sector e.g. lack of
new builds, empty homes etc. In Cornwall, there are over 23,630 truly vacant dwellings, according to
the ONS, and over 26,000 planning permissions remain uncompleted from Cornwall’s five-year
housing supply statement.

We have consistently made the case that the focus should be on bringing empty homes back into use,
completing delayed housing projects, and repurposing brownfield sites, not stifling a sector that
delivers vital economic benefits to local communities. Our proposed solution remains the
implementation of Statutory Registration, providing better data without heavy-handed restrictions
that could damage rural economies.

Statutory Registration Questions Continue

Finally, developments continue around the statutory registration scheme. Last week, the Shadow
Business Secretary Kevin Hollinrake MP sought clarification on whether the planned scheme would
include second homes, and second homes let occasionally. The Department for Culture, Media and
Sport confirmed that details are still being finalised and will be announced “in due course”.

This further underlines why it is critical that our voice remains at the table as the detailed framework is
shaped. Statutory registration must be proportionate, avoid duplication, and reflect the diversity of the
sector, not least the difference between professional operators and casual hosts.


https://www.property118.com/labour-considers-epc-c-exemptions-for-listed-buildings/
https://www.telegraph.co.uk/business/2025/04/25/green-rules-insane-rachel-reeves-chancellor-imf/

EPC CONSULTATION UPDATE 29 APRIL FINAL CALL

THE DEADLINE TO RESPOND TO THIS EPC CONSULTATION IS THIS FRIDAY, 2"° MAY
ALL THE NOTES AND GUIDANCE ON HOW TO DO THIS EASILY AND QUICKLY CAN BE
FOUND HERE, TOP LEFT: https://www.pascuk.co.uk/reports/

Meetings with Officials and Ministers are still underway, and we will report back on those as they
occur.

Many readers may find this EPC ‘heat map’ useful. The scale correspondstoG/F/E/D/C/B/A

So, for existing houses, most of the country averages D, but large areas that correspond to holiday
home hotspots average E (Wales, South West, Lakes, North).

We are in contact with several media outlets to get further coverage of the impact of EPCs. Not least
the total cost. Thanks to those Members who have put themselves forwards as case studies.

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.)


https://www.ons.gov.uk/visualisations/dvc2182/map/index.html
https://researchbriefings.files.parliament.uk/documents/CDP-2024-0088/CDP-2024-0088.pdf

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.

How to respond to the EPC Consultation 2 Deadline for responding 2 May

HOW TO RESPOND TO THE

2N° EPC CONSULTATION
DEADLINE 2"° MAY 2025

$# PASC

www.pascuk.co.uk I

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

Our key points 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 15t 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 Our sector we should be included in the “payback exemption” — which is that we do not have to
undertake any piece of work if it has longer than a 7-year payback if you are a commercial
property.


mailto:support@pascuk.co.uk
https://www.surveymonkey.com/r/5WKW3SH
https://www.pascuk.co.uk/reports/

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

energycounse\

% , engineering sustainable buildings

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.

¢ 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.

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

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

The EPC, Current and Future Building Regulations Issues


mailto:support@pascuk.co.uk

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).

¢ 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:

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



e HHRHs 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.
¢ 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:
1. 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 C in
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.

HOST PLANET PODCAST RECORDING

This week Alistair was interviewed by James Varley from Host Planet (formerly Holiday Cottage
Handbook).

Lots covered in the interview, not least impact of EPC's on our sector, and where are we on the much

need Statutory Registration and much more...
Thanks to James and the Team at Host Planet for their support as always.


https://www.facebook.com/holidaycottagehandbook?__cft__%5B0%5D=AZWw3SEYUexsT3Fot-22WrEFABwcixuuFpgVMZWUMYcc5HnYFoV_6YkMT_vV9r18tbWCJS49Virc4-tZ-hATmROrBlKfM5gHI1GLQGCuOwNyPz_umdX9RE9OyF7fkVEmM_4EJxKmoJQgmXxIuo1wgKx0nO1RDh43I5wwjT_Uco2zfb0wJDIg08emTcWjWP2seAPMjklrBJHV-Q4Q2wWx_J9m&__tn__=-%5DK-R

You can listen to the Podcast using any of the following links:

Host Planet website: https://www.hostplanet.club/host-planet-podcast/episode/2559ead6/more-
pain-for-holiday-let-hosts-tax-changes-registration-and-now-mandatory-epcs

YouTube: https://youtu.be/blc3DTyZI20

Spotify: https://open.spotify.com/episode/4D2cVPGICoumGM3Zek1Szi

Apple Podcasts: https://podcasts.apple.com/gb/podcast/more-pain-for-holiday-let-hosts-tax-
changes-registration/id1706573555?i=1000704767433
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IN PERSON PASC UK MEETINGS ‘HOLD THE DATES’ 29 April 2025

We have finally managed to find the time to start planning and getting the dates for the in-person
Members meetings around England and Wales. Below you can see the first tranche of dates, and we
will be filling in the detail asap.

We will shortly be providing a revised date for the Norfolk Members meeting as the original date
clashes with the Royal Norfolk Show.

e 30 April. North Devon: 1300 hrs Tawstock Court, EX31 3HY
https://buytickets.at/pascuk/1653385

e 7 May. North Wales: 1000 hrs — Portmeirion, Gwynedd: https://buytickets.at/pascuk/1667256

e 8 May. North Wales: 1000 hrs — St Clears, Carmarthenshire:
https://buytickets.at/pascuk/1667287

o 26-lune-Norfolk — we will shortly provide a rescheduled date for Norfolk

e 9 July. Keswick, Cumbria

e 10 July. Alnwick, Northumberland

e 18 September. Southeast England

e 30/31 October Vacation Rentals World Summit, Rome

e 19 November Tourism Alliance Conference

Happy to get suggestions for venues, these will be firmed up over the next couple of weeks and
Tickets Sales opened for each.

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.
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If you have any questions in the meantime, please contact Livvy: support@pascuk.co.uk with the

subject line “PASC UK Members Meeting”.

TOURISM AWARDS IN SOUTH WEST ENGLAND ARE NOW OPEN

tourism awards 2025/26 f
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There are just under three weeks left to enter the 2025 Tourism Awards %

Whether you run a coastal cottage, a countryside retreat, a glamping site this is your chance to get
recognition for all your hard work.

Self-catering businesses can enter a range of categories, from Self Catering Accommodation to Dog
Friendly, Regenerative Tourism, Access and Inclusivity, Unsung Hero and more.

Details about all the categories and online entry can be found on the website for the scheme in your
area.

They are free, everyone gets free feedback and you can enter as many as you are eligible for. Entries
close midnight 18 May.

You can enter here: https://www.southwesttourismawards.org.uk/enter-now

PASC UK WEBINAR AND MEETINGS PROGRAME FOR MAY 2025

A new Programme will be announced as soon as we are back from leave.

We will shortly be announcing further webinars and meetings for the May & June programme. These
will include the following:

e New Govt Policy updates, including EPC’s

e 182 Campaign updates

e Buying Club Update, lots of great new offers
e Selling add-on services at your business

e Fire Update (Open plan Guidance)

e Sustainability and our sector

e And more.....

Previous webinars and meetings can be viewed on the PASC UK Website at:
https://www.pascuk.co.uk/webinars/ Members only recordings are in the Members area.

PASC UK ON THE ROAD AND IMPORTANT MEETINGS AHEAD
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Over the coming weeks PASC UK will be present at the following events:

e 30 April North Devon Members Meeting, Tawstock Court https://buytickets.at/pascuk/1653385

e 7 May Wales Members Meeting — Portmeirion, Gwynedd: https://buytickets.at/pascuk/1667256

e 8 May Wales Members Meeting. St Clears, Carmarthenshire:
https://buytickets.at/pascuk/1667287

e 13 May. Cottageline Meeting, Cotswolds

e 14 May Senedd Reception sponsored by PASC UK Cymru

e 15 May, Devon County Show Business Breakfast

e 16/17 May Welsh Conservative Party Conference

e 20 May. Roundtable with Scottish MSP’s Edinburgh

e 21 May Tourism Alliance AGM

e 4 June. Visit England Awards, Brighton

e 11/12 June PASC UK Agency Conference, Cotswolds

e 9 July. Keswick, Cumbria

e 10 July. Alnwick, Northumberland

e 18 September. Southeast England

SUPPORT LOBBYING BY JOINING PASC UK

There is a huge amount of work and lobbying to do to help support you all in the self-catering sector.
We don’t ask very often, however, if we are to fight on so many fronts, we simply need more funds.
There are thousands of you that have had the benefit of this newsletter and the lobbying done on
behalf of the sector.

We are now asking that as many of you as possible join PASC UK. The fight is on so many fronts, and
we get much better results when we engage proper legal advice and proper PR firms to assist with
campaigns. Memberships to other organisations that provide common lobbying, information feeds
and support also cost many thousands of pounds a year.

Membership fees are as follows:

e Single cottage £90 plus VAT
e 2 —4Units £150 plus VAT

e 5—10 Units £235 plus VAT
e 11+ Units £335 plus VAT

Members get telephone support and priority email support.

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/

Wishing every one of you all the best.

Best regards
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Alistair Handyside MBE

Executive Chair

The Professional Association of Self-Caterers UK
www.pascuk.co.uk

support@ pascuk.co.uk

PASC

www.pascuk.co.uk

Professional Association of Self-Caterers UK

DISCLAIMER

The content of this newsletter does not constitute legal advice. PASC UK are not legally qualified and make no
representation or warranty of any kind regarding the completeness, accuracy, adequacy, availability, validity, reliability
and suitability of the information contained herein. Any reliance you place on such material is therefore strictly at your own
risk and PASC UK will not be liable for any losses/damages you suffer as a result of your reliance.

If you wish to unsubscribe, please respond saying ‘unsubscribe’ in the subject line. Thanks
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