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About the Farmers’ Union of Wales

1. The Farmers’ Union of Wales (FUW) was established in 1955 to exclusively represent
the interests of farmers in Wales, and since 1978 has been formally recognised by the
UK Government, and subsequently by the Welsh Government, as independently
representing those interests.

2. The FUW’s Vision is thriving, sustainable, family farms in Wales, while the Mission of
the Union is To advance and protect Wales’ family farms, both nationally and
individually, in order to fulfil the Union’s vision.

3. In addition to its Head Office, which has thirty full-time members of staff, the FUW
Group has around 80 members of staff based in twelve regional offices around Wales
providing a broad range of services for members.

4. The FUW is a democratic organisation, with policies being formulated following
consultation with its twelve County Executive Committees and eleven Standing
Committees.

Summary

5. The impacts associated with the rise in second home ownership Wales has
experienced over recent years have increasingly become a serious concern for the
FUW, given the difficulties created for members of farming families and farm workers
wishing to buy or rent homes in their local communities.

6. While it is appreciated that the Welsh Government recognises the need to tackle these
issues, the FUW strongly believes that there is a duty and responsibility on the
Government to take urgent action before such impacts become irreversible - as may
already be the case in some honeypot areas of Wales.

7. Rises in second homes ownership will have no doubt provided benefits for parts of the
economy - particularly for some business types such as estate agents, solicitors and
tourist outlets - however, from an agricultural perspective, it is already having a
negative impact on Wales’ rural communities, culture, language, labour resources and
housing stock.

8. As suggested by Dr Simon Brooks in the ‘Second Homes: Developing new policies in
Wales’ report, the implications of Brexit and the covid-19 pandemic have meant that
rural communities have become “more vulnerable and [now] face stiff competition for
resources in the housing market”, pricing local people out of their local areas.1

9. It is also accepted that Dr Brooks found “there is little evidence that second homes are
the main cause of high house prices as opposed to buyers moving to reside there”,

1 Second homes: Developing new policies in Wales
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https://gov.wales/sites/default/files/publications/2021-03/second-homes-developing-new-policies-in-wales.pdf


although the FUW would argue that the impacts of second homes and permanently
occupied properties on housing availability, house prices and Welsh culture are just as
acute for local people.

Figure 1: Increases in total chargeable second homes in Wales since 2017.2 These figures do not
include commercial holiday lets.

10. In January 2021, there were a total of 24,873 chargeable second homes in Wales
which refers to the financial year from April 2021 to March 2022. An additional 2,005
second homes have been registered since the first recording in 2017-18, an increase
of 9% (Figure 1).

11. The absence of data before 2017 makes it difficult to identify long term trends,
however, it is evident that the number of second homes is increasing year on year by
varying amounts.

12. While second homes may only equate to 1.8% of all chargeable dwellings in Wales,
there are significant differences between local authorities.

2 Chargeable empty and second homes by local authority
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Table 1: The top nine Welsh counties with the largest proportion of second homes in Wales
(2021-22).2

County Proportion of all second homes in Wales

Gwynedd 20%

Pembrokeshire 16%

Cardiff 14%

Anglesey 9%

Swansea 8%

Ceredigion 7%

Conwy 5%

Powys 5%

Carmarthenshire 4%

13. The top nine counties in Wales account for 88% of all second homes in Wales (Table
1). While nearly a quarter (22%) of second homes in Wales are located in Cardiff and
Swansea, it is notable that two-thirds (66%) of all second homes are located in rural
and coastal counties which contain all three national parks in Wales and a high
proportion of Welsh speakers in relation to the rest of Wales.3

14. In England where tax premiums for second homes are not applied in any county,
772,000 households (3%) reported having a second home, however, 8% of those
reported having more than one second home in 2018-19.4

15. The data available demonstrates how second home ownership is more prominent in
certain parts of Wales and therefore it portrays the view that it shouldn’t be considered
as a pan-Wales issue. However, given that around 80% of the total agricultural land in
Wales is situated in the seven counties which contain two-thirds of all second homes,
the FUW strongly believes that it should in fact be considered as a pan-Wales issue for
the agricultural community.5

16. Dr Brooks also found that “the conversion of more dwelling houses into second homes
could be very detrimental to the Welsh language as well as being unacceptable from a
social justice perspective.”

17. The Welsh Government’s own figures show that 43% of workers within the agriculture,
forestry and fishing sectors speak Welsh in comparison with education at 27%, the
sector with the second largest percentage share, and 17% for all Welsh workers.6

6 Agriculture in Wales, 2019
5 Type of Agricultural Land (Hectares) by Area, 2017
4 English Housing Survey 2018-19 Second Homes
3 Research on second homes: evidence review summary
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18. This means that the prevalence of Welsh speakers in the agricultural industry is 153%
higher than for Wales as a whole and suggests that the impacts predicted by Dr
Brooks to be significantly more acute for agricultural and rural areas.

19. Furthermore, in 2019, the agricultural sector was responsible for 3.5% of the Welsh
labour force (52,860 persons), compared with 1.1% in England and 2.5% in Scotland.
However, it must be noted that the local percentage employed in agriculture in Wales
is between 15% and 28% in large areas of Wales.7

20. To this end, Dr Brooks’ predictions and the data presented above demonstrates a clear
case that the impacts associated with second homes are likely to be most prominent in
rural areas where agriculture is one of, if not the largest employer of local Welsh
speaking workers.

21. While the FUW has considered the specific proposals set out in this consultation
below, the Union looks forward to engaging with the Welsh Government as it consults
on other recommendations set out in the Second Homes: Developing new policies in
Wales’ report and the ‘three pronged approach’ in future.

22. Notwithstanding the above, care needs to be taken to avoid unforeseen circumstances
as regards to accommodation provided during periods of the year to agricultural
workers in houses that are owned by farm businesses, since such accommodation
provides significant advantages for workers and the farming community.

Council tax premiums on second homes and long-term empty properties

23. The FUW recognises that there are three distinct categories of self-catering
businesses:

A. Genuine business owners and farmers who diversify farm buildings
B. Speculators from urban areas who invest in properties to let them out,

causing house prices to rise, and
C. People wanting a second home who subsidise payments by letting it out as

an AirBnB or something similar

24. It is important to distinguish between these groups of people when making decisions
on whether or not to increase council tax premiums for all second homes and
long-term empty properties.

25. Gwynedd, the county with the highest proportion of second homes in Wales, now has
528 fewer second homes registered since the first 2017-18 recording, a drop of 9%.
This is believed to be as a result of owners ‘flipping’ their properties and registering

7 Little Book of Meat Facts, 2020
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them as holiday accommodation in order to pay non-domestic rates rather than council
tax.3

26. For the 2021-22 financial year, 7% of all second homes and long-term empty
properties have been charged with a 100% council tax premium. In total, 64% of
second homes and 29% of long-term empty properties have been charged a premium
of some percentage.2

27. While the figures suggest that applying council tax premiums of up to 100% in selected
counties has enabled Wales to maintain a lower percentage of dwellings classed as
second homes than in England, the FUW believes that such premiums haven’t
achieved what they were intended to, namely;

A. To bring long-term empty homes back into use to provide safe, secure and
affordable homes and;

B. To support local authorities in increasing the supply of affordable housing and
enhancing the sustainability of local communities

28. Therefore, the FUW agrees that the maximum council tax premium should be
increased beyond the current 100% limit. Although it is difficult to predict how high
such levies must become in order to effectively achieve the objectives outlined above
given that the average council tax (band D) rate (£1,731, 2021-22) is only 0.8% of the
average house price in Wales (£209,000, September 2021), they should be increased
incrementally to allow for the results to be monitored year on year.89

29. Such a move will no doubt be welcomed in counties such as Gwynedd and Swansea
where the maximum council tax premium is already being applied, and while counties
which don’t apply the maximum levy will have the ability to continue with the status
quo, it will provide them with greater powers to manage any potential surge in second
homes in future.

30. Furthermore, the consultation document states that the introduction of council tax
premiums “have enabled the relevant authorities to collect millions of pounds in
additional council tax” and that “any additional funds … can be used as the local
authority sees fit” such as to alleviate the impacts of second homes on local
communities and address the supply of affordable housing.

31. The FUW strongly believes that the spending of such additional funds should be more
transparent - particularly if the maximum council tax premium is increased - and be
ring fenced for the priorities above as well as the possible solutions outlined in this
consultation response.

32. The Welsh Government must also recognise that building estates of social and
affordable housing for the benefit of local people cannot be considered as a silver
bullet for solving the second home crisis.

9 Wales property prices
8 Council Tax levels: April 2021 to March 2022
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33. The next generation of agricultural workers and those in rural communities will still be
priced out of the homes, farmsteads and villages of their forefathers at the detriment of
Wales’ communities, culture and language. Therefore, the FUW strongly suggests that
a proportion of these additional funds should be used to encourage the renovation and
compulsory purchase of properties which are unoccupied for a prolonged period for
the benefit of local people in rural areas.

Self-catering accommodation for local tax purposes

34. Notwithstanding the FUW’s position on increasing the maximum council tax premium,
it is believed that the current criteria for a property to be classified as self-catered
accommodation is creating a loophole and allowing second home owners to avoid
paying such premiums by registering their properties as short-term holiday lets and
paying non-domestic businesses rates.

35. While it is appreciated that there are difficulties associated with differentiating between
genuine accommodation providers and those who both inhabit and let second homes
at different times of the year, it is believed that more robust monitoring and policing of
such properties will significantly close this loophole.

36. The FUW proposes that, for the benefit of local authorities and in order to identify
legitimate accommodation providers who typically provide such services for most of
the year, the criteria for classifying self-catering accommodation should read as:

A. The property will be available for letting commercially as self-catering
accommodation for short periods totalling 280 days or more in the following
12-month period.

B. The ratepayer’s interest in the property enables them to let it for such periods.
C. In the 12 months prior to assessment, the property has been available for

letting commercially as self-catering accommodation for short periods totalling
280 days or more.

D. The short periods it has actually been commercially let for amounted to at
least 140 days during that period.

37. While Wales is the only UK nation to make use of council tax premiums in an attempt
to control the number of second homes and long-term empty properties, England and
Scotland are consulting on similar proposals to tighten up the criteria for self-catering
accommodation.

38. Therefore, in order to ensure that Wales isn’t left behind and doesn’t become a
honeypot for second home owners who may otherwise be unable to claim
non-domestic tax rates in other parts of the UK, the FUW would strongly emphasise
the need to act upon the proposed criteria outlined above.
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39. Such moves would also allow for the Valuation Office Agency (VOA) to adapt it’s
enforcement policies to ensure that non-domestic properties are policed effectively.

Small Business Rates Relief

40. The current loophole in the criteria for classifying self-catering accommodation is also
allowing second home owners to claim Small Business Rates Relief (SBRR), meaning
that local people are having to pick up the lion’s share of the costs in terms of local
authority services in their local communities.

41. It has also allowed second homes owners to apply for covid-19 business grants during
the pandemic, reducing the total amount of money available for genuine businesses in
the hard hit hospitality sector.

42. In light of the FUW’s position on the criteria for self-catering accommodation, genuine
businesses should continue to be eligible for SBRR. This will avoid blanket changes to
business rates and ensure that those who have diversified are not unfairly
disadvantaged.

43. However, It should be noted that the Welsh Government has encouraged farmers to
diversify over recent years to make farm businesses more resilient in light of future
changes to agricultural support policies, and that the abolishment of SBRR would have
a detrimental impact on such businesses.

44. In the event that the Welsh Government decides to abolish SBRR in line with Dr
Brooks’ seventh recommendation, the FUW would urge for diversified agricultural
businesses to be excluded from such changes. If required, holding numbers could be
used to provide proof that accommodation premises are located on agricultural
holdings in order to continue to be eligible for SBRR.

Further solutions

45. Further to the comments provided above, the FUW Farm Diversification Committee
wished to comment on additional recommendations put forward by Dr Brooks and
suggest further solutions the Welsh Government and local authorities should consider
in order to tackle the impacts associated with second homes.

Classification of accommodation types

46. In principle, the FUW supports Recommendation 10 in regards to creating a new class
for short-term holiday accommodation. However, there remains a lack of clarity as to
how accommodation provided through platforms such as AirBnB can be differentiated
from farmers who have genuinely diversified into on-farm accommodation.
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47. While both examples may be considered as short-term holiday accommodation, many
of those who purchase second homes let them out as an AirBnB to subsidise their
mortgage repayments, whereas the latter provides the same type of accommodation
without reducing the number of homes on the market for local buyers.

48. As such, classes should differentiate between such types of accommodation to ensure
that those who aren’t exacerbating the impacts associated with second homes are not
unfairly penalised.

49. For accommodation platforms such as AirBnB, the FUW proposes that a statutory
registration scheme is introduced in order to monitor the number of AirBnB and holiday
home type properties in Wales.

Rent Smart Wales

50. In response to a growing number of properties being bought by landlords to rent out,
the Welsh Government introduced Rent Smart Wales in 2015 to administer the whole
of Wales and grant licences to landlords and agents who are required to comply with
the Housing (Wales) Act 2014.

51. However, due to the increased bureaucracy and the growing popularity of AirBnBs,
many found it difficult to rent houses out as holiday homes.

52. The FUW believes that this has resulted in many properties - which were originally
bought by landlords - being left and unoccupied or sold as second homes which in turn
has exacerbated the second home crisis.

53. Therefore, the Welsh Government must identify the bureaucratic barriers landlords are
facing when attempting to provide for the rented sector, but also action the above in
regards to closer monitoring of the AirBnB market.

Local policies

54. In light of the reasons set out in the Second Homes: Developing new policies in Wales’
report, the FUW would support the introduction of Recommendation 9:

Recommendation 9 – Gwynedd and Anglesey Councils’ ‘Local Market Housing’
Scheme

Gwynedd and Anglesey Councils should consider extending the ‘Local Market
Housing’ policy in the Gwynedd and Anglesey Joint Local Development Plan to other
coastal and vulnerable communities in both counties where there is a concentration
of second homes alongside an affordability problem. Other planning authorities in
Wales should scrutinise the ‘Local Market Housing’ policy to consider whether such a
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policy might be beneficial for some of their communities. The Welsh Government
should consider whether planning guidance should be amended or strengthened in
order to support or facilitate the process of extending this or similar policies1

55. In addition, the FUW believes that the introduction of a cap on how many dwellings
within a local authority can be classed as second homes would provide councils with
the powers to control both new and existing properties. Alternatively, a quota could be
introduced to ensure that a fixed percentage of houses within a local authority are
available for local housing needs.

Planning Laws

56. The FUW Farm Diversification Committee also proposed that planning laws should be
changed in such a way that planning permission is required to change a domestic
property into a second home or holiday let business.

57. In principle, the FUW would therefore support Recommendation 11:

Recommendation 11 – trialling a new use class for second homes

The Welsh Government should conduct a trial in a community or cluster of
communities severely impacted by second homes, and where there is community
support for doing so, to evaluate the feasibility and impact of introducing a new use
class for second homes. This would make the conversion of a dwelling house into a
second home subject to planning permission when the percentage of second homes
in the housing stock of a specified community crosses a particular threshold.1

58. Notwithstanding the above, such a change in planning laws would need to consider
the possible implications of ‘freezing households’ as businesses on the availability of
domestic properties in future.

9


