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Local Government and Communities Committee 
 
The Valuation (Postponement of Revaluation) (Coronavirus) (Scotland) 
Order 2020 

 
Submission from Scottish Government  

 
 

1. The Scottish Government welcomes the opportunity to set out in writing the 
reasons why the Programme for Government, published on 1 September 
2020, proposed a one-year delay to the next Non-Domestic Rates (NDR) 
revaluation (2023 instead of 2022), based on rental values one year prior to 
revaluation (the ‘Tone date’) as opposed to two years currently.  
 

2. There is no political or fiscal incentive to delay the revaluation, but self-
evidently, to proceed with a Tone date of 1 April 2020, weeks after COVID-19 
was declared a pandemic, and likely before market conditions had had time to 
impact rental values, would have a profoundly negative impact on businesses 
in light of the uncertainty at that point. 
  

3. There are only two options in front of the Committee. If the Committee 
decides that The Valuation (Postponement of Revaluation) (Coronavirus) 
(Scotland) Order 2020 should be passed, the next revaluation will take place 
on 1 April 2023 with a Tone date of 1 April 2022. If it decides that it should 
not, the next revaluation is statutorily scheduled to take place on 1 April 2022 
with a two-year Tone date of 1 April 2020.  

 
Background 
 

4. Currently non-domestic property revaluations normally take place every 5 
years, although the last revaluation was in 2017 and prior to that in 2010. 
Revaluations come into force on the revaluation date, which is 1 April of the 
revaluation year. 
 

5. At each revaluation independent Scottish Assessors seek new evidence on 
annual rents from non-domestic properties and use this to calculate rateable 
values on which non-domestic rates are based. For fairness, all evidence is 
benchmarked against a fixed date known as the ‘Tone date’. Currently the 
Tone date is two years prior to the revaluation date so for the 2017 
revaluation, which came into force on 1 April 2017, the Tone date reflected 
property rents on 1 April 2015. 
 

6. The independent Barclay Review of Non-Domestic Rates was concerned with 
the impact that economic shocks can have on the process of revaluation, as 
happened in both the 2010 and 2017 revaluations.  In order to significantly 
reduce the likelihood and impact of shocks that might otherwise take place 
between revaluations in future, the Review called for more regular 
revaluations (three yearly instead of five) based on rents prevailing as at 1 
April one year prior to revaluation. The Government agreed to both elements 
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of this recommendation and the Non-Domestic Rates (Scotland) Act 20201 
provides for three yearly revaluations from the next revaluation. The Tone 
date is set out in subordinate legislation and is still currently set at two years.2   
 

7. The Scottish Government retains the power to change the date of revaluation 
by Order. This power was last used in 2013 when the 2015 revaluation was 
delayed to 20173 in order to align with a similar delay in England and Wales 
and to ensure that the business poundage rate in Scotland would not rise 
above the English rate during the lifetime of the 2011-16 Parliament.4 

 
The impact of COVID-19 

 
8. Following the outbreak of COVID-19, the UK Government announced on 6 

May that it would delay revaluation from 2021 to 2022, and on 21 July it 
confirmed that it would delay it further to 2023, with a two-year Tone date. The 
Welsh Government followed suit and on 2 June announced a delay in 
revaluation from 2022 to 2023. The Non-Domestic Rating (Lists) (No.2) Bill 
applying to England and Wales was passed in the House of Commons in a 
move described by UK Local Government Minister Luke Hall as “important” 
and “common sense”.  In the same debate, Kate Hollern MP (Labour) said 
“Labour thinks this Bill [to delay revaluation to 2023] is a common-sense 
response to the virus…. For those reasons, we will be supporting the Bill.”  
This move has been welcomed across England and Wales with the British 
Independent Retailers Association’s CEO Andrew Goodacre noting for 
instance that the association is “delighted with this common sense decision.”5 
James Lowman, CEO of the Association of Convenience Stores further 
stated: “We welcome the one-year postponement of the revaluation which will 
give local shops more time to recover from the impact of coronavirus, and 
provide retailers with much-needed certainty of tax liabilities in the coming 
months.”6  
 

9. The Scottish Government’s proposal is not politically motivated but is instead 
one of fiscal prudence and concern for the accuracy and stability of NDR 
liabilities at the next revaluation. The risks associated with the Tone date were 
key to our decision. 
 

 

                                            
1 The Non-Domestic Rates (Scotland) Act 2020 (Commencement No. 2, Transitional and Saving 
Provisions) Regulations 2020 came into force on 5 November 2020 and can be accessed at: 
https://www.legislation.gov.uk/ssi/2020/327/contents/made  
2 The Valuation Timetable (Scotland) Order 1995 can be accessed at: 
https://www.legislation.gov.uk/uksi/1995/164/made  
3 The Valuation (Postponement of Revaluation) (Scotland) Order 2013 can be accessed at: 
https://www.legislation.gov.uk/sdsi/2013/9780111019405  
4 Partial Business and Regulatory Impact Assessment to The Valuation (Postponement of 
Revaluation) (Scotland) Order 2013, which can be accessed here: 
https://www.legislation.gov.uk/sdsi/2013/9780111019405/pdfs/sdsifia_9780111019405_en.pdf  
5 https://www.housewaresnews.net/bira-welcomes-welsh-postponement-of-business-rates-
revaluation/  
6 https://forecourttrader.co.uk/latest-news/parliament-postpones-business-rates-revaluation-for-extra-
year-until-2023/649596.article 
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https://forecourttrader.co.uk/latest-news/parliament-postpones-business-rates-revaluation-for-extra-year-until-2023/649596.article
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10. The Barclay Review’s calls for more frequent revaluations with a shorter Tone 

date were intended to deliver the outcome of greater stability for the NDR 
system and reduce the reliance on the appeals process. They were not 
desired outcomes in their own right.  The Scottish Government shares the 
Review’s desire to minimise the impact of economic shocks and therefore 
believes the proposal to delay the revaluation is not only in the spirit of the 
Review, but was also unavoidable.   

 
Why we do not consider a 1 April 2020 Tone date to be a suitable benchmark 
for the next revaluation 

 
11. Revaluations in and of themselves are revenue-neutral by design and 

therefore inevitably create winners and losers. The winners and losers are not 
a matter of political influence but are determined by Assessors on the basis of 
regional and sectoral rental evidence on the Tone date. 
 

12. From ratepayers’ perspective, it would be challenging to derive rateable 
values based on rental values as at 1 April 2020 and this would likely deliver 
rateable values that are not reflective of the post-COVID rental market.   
 

13. Firstly, the rental evidence is likely to be poor. The property market had 
effectively closed down by 1 April, with professional bodies such as RICS 
issuing guidance on Valuation Uncertainty clauses to be inserted into 
valuations on the basis it was impossible to say with certainty if and how the 
market had changed from pre-COVID values.  
 

14. Secondly, these rental values are likely to be an unsuitable base in any case 
for the next revaluation given how different the rental market is likely to be 
before and after the pandemic. Even now it is unclear in what manner 
different sectors will emerge post-COVID. Evidence is likely to have fluctuated 
wildly across and within sectors and geographic locations since COVID-19 
struck. As a result, the evidence that Assessors would be statutorily required 
to use to set rateable values would not accurately reflect what we are already 
seeing in term of the impact of COVID-19.  
 

15. All else being equal, this would significantly increase the risks that rateable 
values do not reflect market reality, which would have devastating impacts for 
the business community, particularly in those sectors most directly affected by 
COVID-19. These risks apply equally to all sectors and regions of Scotland. 
This would likely lead to a great number of appeals, potentially with very 
limited suitable comparable evidence available to guide surveyors or appeal 
bodies. 
 

16. Therefore a 1 April 2020 Tone date could provide unrepresentative or 
anomalous rateable values for a large number of sectors and geographies.  If 
government were required to offer reliefs to one or more sectors in order to 
alleviate this, in a revenue-neutral context, the burden would have to borne by 
every other sector and would likely require a significantly higher poundage as 
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we would expect to see a wide effect caused by pre-COVID values at the next 
revaluation. 

 
Why we do not consider a 1 April 2021 Tone date to be a suitable benchmark 
for the next revaluation 

 
17. We take the view that this structural deficit between economic reality and 

market rental evidence will persist into 2021-22, particularly with the number 
of COVID-19 cases still rising and the continued uncertainty around the future 
relationship between the UK and the EU. This means that evidenced rental 
values as at 1 April 2021 are also highly unlikely to be representative of true 
market conditions at the next revaluation, be that in 2022 or 2023.  
 

18. The view that evidence in the commercial property market has yet to fully 
respond to COVID-19 is supported by some surveyors as well as Assessors 
and business organisations alike. This may be in part an unintended 
consequence of policies intended to protect businesses such as anti-irritancy, 
but in light of the economic uncertainty, businesses appear reluctant to sign 
new leases, while many landlords and tenants are restructuring existing 
leases following the Code of Practice including rental holidays and 
deferments. 

 
Why we consider a 1 April 2022 Tone date to be the first suitable benchmark 
for the next revaluation 

 
19. In our view this makes 1 April 2022 the first suitable date at which to set the 

Tone date in order to provide the economy and commercial property market 
with more time to stabilise.  In their written response to the UK Government’s 
Review of Business Rates, the Rating Surveyors’ Association stated, in 
relation to the proposed 2023 revaluation with a 2021 Tone date in England, 
that: 
 

“The move in Scotland has the added benefit that the COVID-19 
pandemic will hopefully have receded by 1st April 2022 enabling the 
Scottish Assessors to draw on market evidence driven by the 
anticipated recovery.” 

 
20. Our proposal will bring certainty to business in their rates bills for an extra 

year, 2022-23, and will ensure that rateable values at the next revaluation are 
more representative of market rents at that time.   
 

21. At a time when the business community are aspiring to certainty and stability, 
the only sector guaranteed to benefit from a 2022 revaluation is that whose 
work may partly depend on the instability that an unsuitable Tone date 
inevitably creates.  In this regard, we note the Federation of Small Businesses 
(FSB) National Chairman Mike Cherry’s response to the UK Government’s 
decision not to hold a revaluation in 2021 (meaning it would have fallen in 
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2022 with a 2019 Tone date) – shortly before the UK Government then 
delayed it again to 2023:7  

 
“Any near-future revaluation must recognise the turmoil we’ve been 
through. 
 
We also have concerns that this move could benefit cowboy rating 
surveyors who take a cut out of any ‘savings’ businesses get – 
meaning another year of profits without any additional work." 

 
Operational concerns 

 
22. As explained above, if the Valuation (Postponement of Revaluation) 

(Coronavirus) (Scotland) Order 2020 is not agreed to, the revaluation will 
remain scheduled to take place in 2022 based on rental values as at 1 April 
2020, only weeks after COVID-19 was declared a pandemic.  
 

23. From an operational perspective, this would put Assessors in an extremely 
challenging position as they would have to proceed with a 2022 revaluation 
based on a 1 April 2020 Tone date, with only around 15 months to do so and 
facing structural obstacles to their evidence gathering processes due to 
ongoing COVID-19 restrictions, continued furlough and high levels of home 
working. In light of this, both Tone date scenarios for a 2022 revaluation would 
significantly compromise the accuracy of the next revaluation exercise. 
 

24. This, compounded with the probable ‘high’ values that a 1 April 2020 Tone 
date would deliver in many sectors relative to market rents in 2022 (e.g. in 
hospitality), we anticipate will result in widespread frustration and volatility in 
rates bills across a large number of sectors. This will inevitably lead to a 
substantial upsurge in the number of revaluation appeals, bearing in mind that 
30% of properties already appeal as a matter of course. 
 

25. To conclude, the proposal to delay revaluation to 2023 with a one-year Tone 
date is the most prudent course of action and one that will ensure that 
rateable values at the next revaluation reflect a post-Covid reality. 

 
 

 
 

 

                                            
7 https://www.fsb.org.uk/resources-page/pausing-of-business-rates-revaluation-brings-relief-to-small-
firms.html  
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