
 

ACS Submission: Delivering More Frequent Revaluations  

ACS (the Association of Convenience Stores) welcomes the opportunity to respond to the 

Government’s discussion paper on “delivering more frequent revaluations”. ACS represents 

33,500 local shops across the UK, including large retailers operating multiple sites and 

independent retailers operating a small chain or single site store. Property costs are one of 

the largest costs that retailers face and competition for prime sites is extensive, which makes 

business rates an influencing factor on new investment decisions.  

As stated in ACS’ original submission1 to the Government business rates review, we believe 

that more frequent revaluations are necessary to make the rating system fairer for 

businesses. We want rateable values to link more closely with the non-domestic property 

market value, therefore we believe that revaluations every three years is proportionate 

based on the resources available to the VOA. There cannot be a repeat of the current 

situation where the rateable value of premises is determined by a valuation that is five to 

seven years out of date.   

Delivering more frequent revaluations is one of very few areas where there has been wide 

consensus amongst business sectors that the Government needs to take action. As of 

February 2015, 32% of independent ACS members had or were in the process of 

challenging their business rates as a result of the 2010 revaluation2. As of March 2016, 

999,000 challenges were received against the 2010 rating list, which applies for seven 

years, which is already 62,000 higher than the number of appeals for the five-year 2005 

rating list3. More frequent revaluations would mean ratings keep better track with the 

economy and would restrict businesses from disproportionate business rate liabilities based 

on out-of-date information.  

We have serious concerns about the burdens that both the self-assessment option and 

formulae option would place on convenience retailers. Although self-assessment systems 

are present in the tax system, they are not popular within the business community. This was 

highlighted in the recent debate about the Government’s “Making Tax Digital”4 proposals, 

which suggested business may have to submit tax returns quarterly. Self-assessment 

inevitably leads to increased business costs as ratepayers, especially the smallest, will have 

to employ third party support services. It is also questionable whether a self-assessment 

mechanism is appropriate for the business rates system. Business rates are a unique tax 

because a business’ rateable value is determined by the rental value of surrounding 

businesses and this data is not publicly available. 

Britain has the highest non-domestic property taxes in Europe, as such, businesses deserve 

a rating system that is accurate. Whilst we appreciate that there are significant pressures on 

public purse, the VOA must be properly funded in order to sustain the £26 billion business 

                                                           
1 ACS Submission: Business Rates Review July 2015 
2 ACS Voice of Local Shops Survey: February 2015 
3 Valuation Office Agency. ‘Non-domestic rating: challenges and changes, England and Wales’. March 2016 
4 Making Tax Digital – there was significant opposition to requiring businesses to submit tax returns quarterly   

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/522581/Challenges_and_Changes_Statistical_Summary.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/484668/making-tax-digital.pdf


rates tax take. The VOA is an important partner in providing businesses clarity about their 

business rates liabilities and local authorities’ certainty about future funding. If the 

Government is serious about delivering more frequent valuations, it must be willing to revisit 

the existing model that the VOA uses and explore how it can make it more efficient. Passing 

the responsibility for rating completely to businesses is impracticable and defeats the 

objectives of the Government’s business rates review to deliver a fairer rating system. 

In response to the Government’s discussion paper on more frequent revaluations, ACS 

makes the following recommendations: 

- Revisit the VOA’s existing model for valuing premises to find efficiency and explore 

new ways to get more information from rate payers at the earliest opportunity. 

 

- Review the impact that the Check, Challenge, Appeal process and the increase in 

the Small Business Rate Relief thresholds will have on the number of appeals before 

delivering considerable reform of the VOA. 

 

- Consider action to remove smaller hereditaments from the rating system that yield 

little or no income but take up considerable VOA resources. This could be achieved 

by zero ratings or introducing a light touch approach to self-assessment for smallest 

businesses below the £12,000 RV threshold. 

 

- Review the delivering of more frequent revaluations through the prism of the 

Government original business rates review terms of reference: “assess the impacts 

of any potential changes on the ability of the business rates system to deliver 

fairness, simplicity and stability to ratepayers.”  

ACS has set out it key concerns in relation to the Government discussion paper and address 

the relevant discussion points.  For further information on the submission, please contact 

steve.dowling@acs.org.uk  

The Valuation Office Agency  

ACS believes that more can be done to create efficiency in the existing Valuation Office 

Agency model, by allowing them to continue to rate premises across the country. We believe 

that the VOA should be rating properties to provide ratepayers certainty about tax liabilities 

and local government certainty over their funding. 

We recognise that ratepayers can do more to share their data with the VOA, but we do not 

support a full self-assessment model. Moving to full self-assessment for all ACS members, 

large and small, would significantly increase the resources they need to rate their own 

premises. For the smallest retailers, they would have to employ agents to support them with 

complex self-assessments to avoid challenges from the VOA and potential fines. 

VOA Funding 

The VOA will need further investment in order to modernise its procedures and increase staff 

numbers. Indications that the VOA’s budget will be cut further is concerning and could 

destabilise the rating system further. Expecting businesses to pick up the role of the VOA in 

assessing premises is a step too far. We believe greater investment in the modernisation of 
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the VOA would support the long term sustainability of the rating system. Other developed 

nations, such as the Netherlands and China, have moved to annual revaluations by 

enhancing the use of online systems to assess property valuations. Annual valuations have 

resulted in a reduction in the differentials in rating lists, providing giving businesses more 

certainty. 

VOA Skills and Administration  

The Government’s consultation document asserts that there would not be enough skills in 

the surveying market to resource more frequent revaluations.  Therefore the cost of 

delivering more frequent revaluations would increase year on year. If it is the case that there 

is a significant gap in skills for rating premise then passing the burden to businesses is not a 

favourable or responsible from the Government.  This would produce a vicious cycle where 

business cannot get the support they need to get accurate rating assessments and in turn 

create more work for the VOA, which would now be significantly smaller, to assess a higher 

number of appeals and enforcement action. 

Retailers have raised concerns about the assertion in the discussion document that 

managing multiple rating lists would have a negative impact on resources and skills in the 

VOA.  Industry rating expert suggest there is no reason that the administration behind 

managing multiple rating lists should be a significant barrier to more frequent revaluations.  

Parts of existing rating list are reviewed through the current 5 year revaluation cycle with no 

additional resource.. 

Policy Developments 

There are a number of policy developments that may also support the existing VOA model 

becoming more efficient. The introduction of the Check, Challenge, Appeal process intends 

to start an earlier conversation between rate payers and the VOA in order to avoid appeals.  

If Check, Challenge, Appeal works as the Government intends, significant time and costs will 

be reduced, allowing the VOA to dedicate more resources to valuations.   

The Chancellor’s announcement to double the Small Business Rate Relief allowance from 

£6,000 RV to £12,000 RV permanently is likely to reduce the number of appeals from the 

smallest businesses that no long pay rates. With fewer small hereditaments on the rating list, 

the VOA can spend more time focusing on ensuring high yielding businesses rating 

assessments are correct. 

Self-Assessment Model 

As stated above, ACS supports a review of the existing VOA model to ensure it works more 

efficiently. We have concerns about the development of a full self-assessment model, which 

passes all the responsibility for rating premises on to ratepayers. Under this model, small 

businesses would require a significant amount of support to self-assess their premises. This 

would have to go beyond the creation of guidance or online support services as seen in 

other tax systems. For small businesses to rate their premises accurately they would require 

professional support from surveyors. 

Although we are sceptical about the feasibility of a full self-assessment model, we believe 

there may be scope to increase the level of information that ratepayers provide and for the 



smallest ratepayers from being removed from the system all together. We have set out 

below an outline of how a system could work, with the main benefit being the removal of all 

businesses under £12,000 RV from the rating list. 

Business Impact 

Small retailers do not have a working knowledge of rating methodologies to appropriately 

measure and assess their own rateable values accurately. Small retailers would be required 

to invest significant amounts in employing third party rating agents to support them delivering 

their assessment. Moreover, it may exacerbate the rogue, no win no fee, rating agents that 

operate in the non-domestic rating market and target small businesses. Reducing the 

number of rogue rating agents operating was a priority for the Government during the 

development of the Check, Challenge, Appeal process and the self-assessment model 

would not support this ambition.  

Larger convenience retailers have more resources to deliver self-assessment ratings, but not 

enough to sufficiently cover their entire business estate. They too will have to invest in more 

third party agents to support with the rating of their premises. Therefore, a move to a self-

assessment model would make the most expensive property tax across Europe more 

expensive for all types of business. The self-assessment model would also be inherently 

unfair as businesses that rate their premises accurately would have to pick up the bill from 

short falls where other business have underestimated their premises. Any shortfalls in the 

business rates yield as result of self-assessment would be recouped by increasing the 

overall multiplier harming responsible business in the long run. 

Removing the smallest hereditaments from the rating list  

We would be interested to explore further a self-assessment model that excluded all 

hereditaments under the permanent small business rate relief rateable value threshold of 

£12,000.  The benefits of delivering this system would be to ensure that the smallest 

businesses paid no business rates and focus VOA resources on larger and more complex 

rating systems that represent higher rating yields. For businesses in between the £12,000 

RV and the £51,000 RV, there should be an option for business to do their own self-

assessment model or be assessed by the VOA. To encourage more businesses to self-

assess, a discount would be offered per premises.  All premises over £51,000 would be 

rated by the VOA (see table below). 

  



Rating Threshold Rating Methodology Comments 

Up to £12,000 rateable 
value 

All Hereditaments with a 
rateable value up to £12,000 
will be exempt from paying 
any rates or being assessed 
by the VOA. 
 
This would include business 
with more than one 
premises under the £12,000 
RV threshold. 

The £12,000 RV will be 
based on the most recent 
revaluation of the premises 
under the current rating 
system.  The £12,000 RV 
will be revised annually 
based on regional 
assessments of property 
growth.  This would apply to 
businesses with multiple 
sites. 

£12,001 to £51,000 rateable 
value (including multiple site 
operators)  

Ratepayers within this range 
of rateable values have two 
options: 

1. Elect to voluntary 
self-assess their 
business premises 
based on an agreed 
criteria.  
 

2. Allow the VOA to 
rate their premises 
under the current 
system, 

The criteria for self-
assessment would be based 
on existing mechanism such 
as stamp duty land tax, 
rents, turnover (if 
applicable), rating list  
 
There would be a business 
rates discount per premises 
for businesses that choose 
to self-assess to 
acknowledge the cost 
saving to the VOA. 
 
 

£51,000 and above 
Ratepayers over £51,000 
RV would as normal by the 
VOA 

 

 

This system would significantly reduce the burden on the smallest businesses of having to 

assess their premise and would also relieve the VOA of assessing thousands of small 

premises. In the £12,001 to £51,000 RV threshold if incentives for self-assessing were 

sufficiently beneficial this may reduce further pressure on the VOA from assessing these 

premises. 

Formula Model   

The formula model for valuing businesses is the least favoured option.  For ACS members, 

the formula model represents to much of a fundament break with the existing rental values 

model to be feasible.  ACS stated in its original submission to the Treasury’s business rates 

review, that we support reforms within the existing system that retains a link with the rental 

market.  The formula option would break this link and not recognise the significant 

divergence in property values at local level based on size, purpose and location.   

The same concerns for smaller business apply under the formula option as under the self-

assessment option. There would be significant additional burdens placed on them to assess 

their premises, requiring greater investment in employing third party agents. The potential for 

setting different regional rates could also cause further confusion for businesses depending 

on what criteria these rates are set by. 



The Government discussion document references that the formula model would work for 

‘common class’ of premises like shops and offices. However, in the retail sector there are 

significant difference in shop premise and how they are rated. For example, convenience 

stores are rated using a zoning method, supermarkets are rated based on an overall square 

foot price and petrol forecourts are rated on a turnover basis. It is difficult to see how a 

formula system for shops could account for the range of premises without delivering 

significant winners and losers across the retail sector. 

For further information on this submission please contact Steve.dowling@acs.org.uk 

or call 01252 515001. 
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