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Main / Principal Residence in Newport  

3.25 PPW 1025 requires that planning authorities, in partnership with the community, develop policies to meet the 

challenges and particular circumstances evident in their areas. Where these policies seek to diverge from national 

policies in order to meet specific local housing needs for market housing, which normally would have no occupancy 

restriction, planning authorities must provide clear and robust evidence to support the approach taken.  

3.26 During the course of the examination it was explained by representatives of a local environmental group that, 

because of its natural beauty and coastal amenity, Newport had become an increasingly popular place for investors 

to buy a second home or holiday let. Whilst it was acknowledged that this has its benefits, particularly for the visitor 

economy, it was suggested that the increase in the number of second homes and holiday lets in the centre was 

having a detrimental effect on the socio-economic well-being and cohesion of the community. In support of this 

assertion written and oral evidence26 was presented by the representors which indicated: 25 PPW 10, paragraph 

4.2.9  Written Statement from NAEG for Hearing Sessions 1 and 9 and in response to HS9/AP1 Replacement 
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• That the proportion of the population aged between16-49, was substantially lower than the Welsh average; whilst 

the proportion of the population that is over retirement age was substantially higher;  

• The average price for a 2 bedroomed house in Newport was approximately £238,000 which was nearly 50% greater 

than the UK average;  

• The main stay of the employment market in the National Park is centred around the visitor economy and that 

much of the work in that sector is seasonal/part-time and low paid with the average wages for Wales being circa 

£18,000; • That 272 of the household spaces in Newport recorded in the 2001 Census had ‘no usual resident’ 

because they were second homes/holiday lets, and that by 2011 the number of household spaces identified as 

having ‘no usual resident’ had risen to 344; and  

• planning policies which seek to address broadly similar issues have been introduced in plans in England and Wales, 

specifically a Principal Residence (PR) policy in the St Ives Neighbourhood Plan and Local Connections (LC) policies in 

the Swansea and Anglesey & Gwynedd LDPs.  

3.27 To address these concerns, it is suggested that Policy 3 - Newport Local Centre should be amended to include a 

new criterion which restricts the occupancy of all new housing in the centre to occupants who would make the 

dwelling their main or principal place of residence. To ensure clarity about requirements, it is further suggested that 

the reasoned justification of the policy is expanded to explain that: ‘Main or Principal Residence’ is defined as being 

a dwelling which is the residents’ sole or main place of residence; and, it can be demonstrated that, the dwelling is 

occupied by at least one resident for a minimum 75% of their time, when not working away from home.  

3.28 In response to the issues raised, the NPA has prepared a Background Paper27 which considers the need for a PR 

and /or LC policy in the National Park . For the purposes of the paper a PR was defined as a dwelling occupied as the 

primary (principal) residence of those persons entitled to occupy it and a LC dwellings as properties occupied only by 

individuals who have a specific connection with the ward or area in which the property is located. The paper explains 

the requirements of national policy, the evidential requirements, considers the experience of implementing similar 

policies both locally and nationally, and assesses the potential impact of the approach. In doing so, the paper 

identifies 15 indicators, that are considered to be key determinants in assessing the need for a principal residence 

and/or local connections policies. The threshold for each of the indicators is set out in the Background Paper. EXAM 

111 28 EXAM 111, Table 1 Summary of Principal Residence / Local Connections Policies defines a PR is dwelling 

occupied as the primary (principal) residence of those persons entitled to occupy it and an LC dwellings are 

properties occupied only by individuals who have a specific connection with the ward or area in which the property 

is located 29 EXAM 111, Table 1 Summary of Principal Residence / Local Connections Policies 30 The indicators and 

thresholds are drawn from the evidence used to designate and monitor PR and LC policies in the St Ives 

Neighbourhood Plan, Gwynedd & Anglesey LDP and Swansea LDP. Replacement Pembrokeshire Coast National Park 
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the indicators are relevant, the key indicators for determining the need for a PR policy include those in relation to 

housing transactions, median house prices / median wage, the number of dwellings with ‘no usual resident’, 

dwellings in high Council Tax brackets, the number of households paying Second Home Council Tax and the provision 

of Community Facilities. For LC policies the key indicators include those relating to housing transactions, median 

house prices / median wage, the provision and need for affordable housing, the number of bedrooms in dwellings, 

dwellings in high Council Tax brackets, the number of households paying Second Home Council Tax and the provision 

of Community Facilities.  

3.30 An assessment was then undertaken to determine the significance of each of the 15 indicators in 56 

communities located, wholly or partially, within the National Park. The findings of the assessment indicate that: two 

thirds of the communities had reached the threshold of the indicators relating to affordable housing; less than a 

third of centres reached the ‘median house price / median wages’, ‘no usual resident’ or ‘higher Council tax’ 

thresholds; and only a few centres had reached the ‘Second Homes Council Tax’ threshold.  

3.31 Of the 56 communities assessed only 4, Amroth, Burton, Dale and Newport, had reached the threshold of 4 or 

more indicators. In the case of Newport, the assessment found that the Centre met the threshold in respect of the 

‘median house prices/median wages’, ‘no usual resident’, ‘the number of dwellings in high Council Tax brackets’ and 

the payment of ‘Second Home Council Tax’. But that: there was no significant pattern of decline in respect of the 

number of pupils attending the schools serving the Centre; the vacancy rate within the defined shopping centre was 

below the average for the National Park and substantially below the national average; and that the provision of 

community facilities in Newport remained largely unchanged.  

3.32 In terms of the wider impact, the Background Paper found that a PR or LC policy was likely to: • result in a 

reduction in demand for, and provision of, new build houses and instead, place an increased demand on existing 

properties; and • reduce the baseline land values of potential housing development sites by between 15 and 30% 

and in doing so, render the development of market and affordable housing in all parts of the National Park, except 

the Tenby submarket area, unviable. 

3.33 Whilst little explicit mention is made of Newport, it is clear that the wider issues identified in the Background 

Paper are likely to be as relevant to the Centre as other parts of the National Park.  

3.34 Overall, the Background Paper concluded that amending the replacement LDP to include a PR and/or LC policy 

was not appropriate. The NPA does however, recognise that the concerns expressed by representors during the 

examination echo those of many coastal communities, and therefore, to ensure that a mechanism is available to 

monitor the degree to which this issue increases over the Plan period; and the impact it has on the well-being of the 

communities of the PCNP, proposes to amend the SA. MAC 99 and 100 will, correctly, amend the monitoring 

framework in the SA to include an explanation of the issue and to provide additional contextual indicators to 

monitor: the number of Replacement Pembrokeshire Coast National Park Local Development Plan (2015-2031) – 

Inspector’s Report May 2020 16 households with no usual resident; homes on the Council Tax database subject to 

the second home premium; the provision of community facilities / services; and schools and school occupancy levels. 

This approach will ensure that any adverse effects arising from policies in the Replacement Plan are within 

acceptable limits, or where they are not, assist in identifying the remedial action that may be needed in future 

iterations of the LDP. Although changes to the SA are not matters on which I can make binding recommendations, I 

am nevertheless supportive of the amendments proposed by MAC 99 and 100.  

3.35 I am content that there is no compelling evidence for the inclusion of a PR or a LC policy within the 

Replacement Plan, either for Newport or the National Park as a whole. Moreover, I consider that the imposition of 

such a policy is likely to have an adverse effect on the delivery of market and affordable housing, and in doing so, 

would undermine the Plan’s strategy. In the case of the centres, in which the study found there is a need for 

affordable housing, I am content that the approach taken in Strategic Policy 49 to the provision of affordable housing 

will assist in addressing this issue and ensuring the appropriate distribution of social and intermediate housing across 

the National Park. 


