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Business rate rises do not happen often enough 
 
What we really need is far-reaching reform and the introduction of a land value tax 
The Institute for Fiscal Studies rents some slightly, shall we say, tired looking office space close to Tottenham Court Road in 
central London. Like many organisations in this part of the world, we have recently experienced a big increase in our rents — up 
25 per cent a couple of years ago. This April our business rates bill is also due to rise, by a whopping 45 per cent. So I have a lot 
of sympathy with those businesses making a fuss about rising bills. But what about the bigger picture? 
What is happening is pretty straightforward. Business rates are not being reformed. Nor are they, on average, being increased 
in real terms. Rather, the basis on which they are being levied is being updated from property values as of 2008 to values as of 
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2015. In those areas where property values have risen most, especially London, bills are increasing most. Bills will fall in areas of 
the north where property values have done relatively less well. Given what business rates are supposed to do, this makes 
perfect sense. Without frequent revaluation we would end up in the same absurd place we are with council tax — business 
rates’ domestic cousin. The amount you pay in council tax in England is based on relative valuations from a quarter of a century 
ago. In any case, economic theory says that, in the end, higher rates should be reflected largely in lower rents. It ought to be 
the property owner who ends up bearing most of the cost of higher rates. 
 
So is all the whingeing simply self-serving? No, for at least three reasons. 
 
First, business rates are a Jekyll and Hyde tax. Dr Jekyll imposes a tax on land value, a large part of the base for business rates. 
From an efficiency point of view this represents just about the best part of the entire tax system. But Mr Hyde levies a tax on 
the property built on that land, distorting investment and economic activity away from property-intensive business. He hits 
some sorts of business harder than others and reduces incentives to invest in and improve property. He is the dark side of 
business rates.  
 
Second, the way the rental market for commercial property works means that, at least in the short term, it is the occupier, not 
the owner, who bears the cost of any increase. Third, there is the scale of the changes. Whatever might have happened to the 
value of the property a business occupies, to increase rates by almost half overnight is bound to cause difficulties for some. 
What should Philip Hammond, chancellor, do? He might want to increase transitional protection, but he should not back down. 
To do so would put us on the path to the absurdity of the council tax system with tax bills simply reflecting the past. We should 
have a system that adjusts as land and property values adjust. 
 
There is one thing, however counter-intuitive, which Mr Hammond should definitely do: make sure this all happens more often. 
Part of the problem is the length of time between revaluations. They are supposed to be carried out every five years, but the 
gap this time was seven years. Relative property values can change a lot over such a period. Moving to annual revaluations 
would ensure much smoother changes. He should also end the special treatment of agricultural property, thus spreading the 
load more evenly and eliminating one of the multiple tax subsidies that artificially inflates the price of farmland. 
 
What we really need, though, is a thoroughgoing reform that slays Mr Hyde and gives Dr Jekyll free rein. We should move to a 
land value tax for business (including agricultural) property. Ideally we would make the owner, rather than the occupier, of the 
land pay the tax. All this might not make the chancellor more popular, but his unpopularity would be in a much better cause.  
 
The writer is director of the Institute for Fiscal Studies  

 
 
Successful business rate appeals falling, new figures show  
 
The latest Valuation Office Agency statistics come before changes to the appeal system are implemented 
 
The percentage of successful appeals made by businesses in England and Wales contesting the rateable values of their premises 
to the Valuation Office Agency (VOA) has fallen, show figures just released.  
 
Almost 2 million appeals were made to the Valuation Office Agency (VOA) against the 2005 and 2010 valuations up to 31 
December 2016. More than a third (37%) of appeals against 2005 valuations have resulted in a change to the VOA’s decision. 
That number has reduced to 29% for 2010 valuations.  
 
Of the 1,996,780 cases overall, 29% were resolved with changes made to the amount paid, while 13% remain unresolved.  
 
Last week 13 major business groups, including the Federation of Small Businesses (FSB) and British Retail Consortium (BRC) 
wrote to the government to object to plans to make it harder for small firms to appeal their rateable value. The government 
proposes to introduce a “check, challenge and appeal” procedure [pdf] from April, to reduce the number of cases that reach the 
appeal stage.  
 
David Gauke, chief secretary to the Treasury, suggested in a Radio 4 interview on Tuesday that a number of speculative appeals 
are being made which are clogging up the system.  
 



P a g e  | 4 

 

International Property Tax Institute 

IPTI Xtracts- The items included in IPTI Xtracts have been extracted from published information. IPTI accepts no responsibility for the 
accuracy of the information or any opinions expressed in the articles. 

 

“What we want to do is to reform the appeals process to improve it to ensure that where there are mistakes they can be 
addressed much more quickly and what we are trying to do is to discourage speculative appeals that give no justification or 
reason, just on the hope that they might strike lucky,” he added.  
 
Businesses are waiting years for their appeals to be heard. The VOA still faces 780 complaints from valuations set on 2005 
figures (which were implemented in 2007). Between October and December 2016, 15,910 appeals were submitted across 
England and Wales about 2010 valuations. The statistics show there is a backlog of 251,620 cases.  
 
There have been warnings that the backlog will only get worse from April 2017, as the new rateable values are brought into 
force. The VOA has been hit by public sector cuts and proposals by the government to address the frequency of revisiting 
business rates are in doubt because of the agency’s inability to cope.  
 
Business rates, which are based on a property’s rateable value, are revised every five years (although, controversially, the 
recent revaluation was delayed by two years in 2015), but there have been calls to reduce this to at least three years. 
Government analysis last year estimated that the agency receives 900,000 appeals for each revaluation.  
 
Communities secretary Sajid Javid has announced that extra measures to help small firms affected by business rate rises this 
year will be announced by the chancellor in the budget on 8 March.  
 
 
Budget to provide more business rates support amid revaluation rebellion 
 
Local government secretary Sajid Javid has indicated that the government will move to provide additional support for firms 
most affected by April’s business rates revaluation, but also insisted he would maintain funding certainty for councils. 
 
In a statement released to coincide with the debate on the settlement, Javid said that the Department for Communities and 
Local Government was working with chancellor Philip Hammond to provide additional support for firms in the March 8 Budget. 
 
Business groups have called for the government to provide additional support for firms most affected by the rates revaluation, 
which will update property values from levels last set in 2008, and some Conservative MPs have been plotting a revolt on the 
changes. Islington council has also called on government to halt the changes until after the UK has leaft the European Union. 
 
Javid had previously defended them, publishing figures showing thousands of businesses across the country are set to benefit 
from lower rates. He stated in particular that this would help boost growth in the North of England and the Midlands. 
 
However, he has now stated greater support would be forthcoming as local government funding “has to be fair to the people 
who provide the funds in the first place, and that includes the millions of hardworking business owners who pay business 
rates”. 
 
He added: “Working closely with the chancellor of the exchequer, we will determine how best to provide further support to 
businesses facing the steepest increases, with further details expected to be set out in the Budget in two weeks,” he stated. 
 
Half of business rate revenue is retained by local government, and town halls keep half of the growth in their area under a 
system introduced in April 2013. 
 
Once the new system is in place, councils have been warned that their finances could be hit with an increase in business rate 
appeals as firms look to reduce their bill although the government has said new rules governing business rate appeals will weed 
out speculative applications. 
 
In his response to the settlement, CIPFA’s director of local government Sean Nolan warned “the turbulence caused by the 
current revaluation of business rates will only exacerbate the uncertainty around the level of income councils will see”. 
 
However, Javid insisted this would be part of the wider package of local government finance that would provide funding 
certainty for councils. 
 
The settlement is the second in a four-year deal offered to councils by Javid’s predecessor Greg Clark, and will cover the period 
until full localisation of business rates revenue to town halls, which is expected to take place in 2019-20. 
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He also confirmed that all councils will be invited to apply to participate in pilots for business rates retention from April 2018, 
following on from 6 areas doing so from April this year. 
 
“Over the next year, I’ll be working with councils across the country as we move towards 100% business rates retention, giving 
local authorities the financial autonomy they have campaigned for over decades,” he said. 
 
 
Council tax rip-off as billionaires pay less than ordinary families in deprived areas 
 
Britain's imbalanced council tax system leaves hard up families paying more than billionaires 
 
BILLIONAIRES in the world’s most expensive apartment block are paying LESS council tax than people living in modest £160,000 
semis in Britain’s most deprived town. 
 
Struggling families from Oldham must stump up £150 more a year than the oligarchs and celebrities in London’s One Hyde Park, 
where a penthouse flat costs £140 MILLION. 
 
Ten residents of Middleton Road in the North West town have to hand over £1,532. 
 
Meanwhile, the 86 mega-rich residents in the luxury Knightsbridge block built by model Holly Valance’s businessman husband 
Nick Candy fork out £1,376. 
 
Oldham grandmother Irene Bush fears she will have to sell her home in Middleton Road as she cannot keep up with the bills. 
 
The 72-year-old said: “To find out I’m paying more council tax than someone in a £140 million property in London is absolutely 
ludicrous. 
 
“I worked all my life. I used to leave the house at 7am and wouldn’t get home until 9pm. 
 
“I’ve never had any financial help from the government or the council. It’s a scandal.” 
 
A Sun on Sunday investigation today lifts the lid on how Britain’s bizarre council tax system leaves the most hard-up out of 
pocket. 
 
It comes as government cuts have left tens of millions of people facing council tax rises of almost five per cent while local 
authorities struggle to balance the books. 
 
Council tax rates vary hugely around the country and sharp drops in funding, as well as the rising cost of social care, have hit 
many town halls. 
 
Areas of high deprivation also have higher social care costs, while some councils, such as Westminster, make big sums from 
other sources such as parking charges. 
 
Last week, a five-bedroom home on the entire seventh floor of One Hyde Park was on sale for £55 million. 
 
In stark contrast, retired personal assistant Irene, who has two grown-up children and three grandchildren, told how she 
bought her home 40 years ago for just £20,000. 
 
She currently pays £1,476 a year in council tax but her new bill will be £1,532, as Oldham increases it by the maximum 4.99 per 
cent allowed by the Government. 
 
Irene said: “I’m selling my house because I can’t afford to stay in it. 
 
“I’m buying a tiny place to get my bills down. On my pension, I can’t afford to live here any more. 
 
“It is my family home, so when I hear I’m paying more council tax than millionaires it makes me feel sick.” 
 
Irene’s house, and all those on her side of the street, are in Band C of the eight-band council tax scale. 
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That ranking was based on the value of their properties 26 years ago. 
 
Since then, no government in England or Scotland has dared revalue domestic properties, fearing a backlash from wealthy 
areas where property prices have rocketed. 
 
Wales revalued in 2005 and there was an outcry as a third of houses were landed with higher bills. 
 
The current value of Band C properties in Oldham ranges from about £125,000 to £160,000. 
 
Matthew Cooper, 30, and his partner Jemma Routledge, 29, who have a four-month-old daughter Chloe, bought their 
Middleton Road home two years ago for £130,000. 
 
NHS business manager Matthew said: “I knew my council tax bill was expensive but I always thought it was just a part of owning 
your own home. 
 
“It is utterly ridiculous that we are paying more than people in London. How can the Government and councils justify that huge 
discrepancy? If you look at this area, it’s hardly Mayfair, is it?” 
 
Retired hairdresser and widow Joan Chadderton, 75, moved to the Oldham street 49 years ago. She has never claimed from the 
state. 
 
She said: “I manage to get by but it isn’t easy. So to hear I’m paying more council tax than people who live in such lavish homes 
in London breaks my heart. 
 
“Surely the whole system needs looking at again?” 
 
The average council tax bill in Britain is expected to top £1,600 for the first time this year — up from £1,530. 
 
Apartments in One Hyde Park have sold for a combined total of more than £2 billion. 
 
But the 86 residents will each receive a council tax bill for just £1,376 this year. 
 
In 2014, a penthouse flat there sold for £140 million, making it London’s most expensive property. 
 
Around half of One Hyde Park is owned by billionaire former Qatari Prime Minister Sheikh Hamad bin Jassim bin Jaber al Thani. 
 
Alex Wild, research director at the Taxpayers’ Alliance, described the council tax system as “a mess”. 
 
He said: “The only significant revenue-raising power that local authorities have is council tax — a blunt instrument that hits the 
poorest hardest.” 
 
Councillor Abdul Jabbar, deputy leader of Oldham Council, said: “Our funding has been cut savagely by government. 
 
“We have had to make savings of more than £200 million since 2009/10. 
 
“It’s a further case of the rich getting richer and the poor getting poorer under this government.” 
 
 
 
Exempt charities from proposed land tax, say infrastructure bodies  
 
A proposed new land tax could prevent the construction of new buildings for charitable purposes, and sector bodies should be 
given an exemption, a group of charity infrastructure bodies has said. 
 
A recent review proposed scrapping an existing tax on development land – the Community Infrastructure Levy – which charities 
are exempt from. The CIL allows local authorities to tax the increase in the value of land which comes with permission to 
develop it. 
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The review proposes replacing it with a new Local Infrastructure Tariff, which would also tax the development of land, although 
there are currently few details about how it would work. At present there is no proposal for charities to have an exemption. 
 
During the development of the Community Infrastructure Levy, charities fought hard for an exemption, warning that it would 
derail many high-profile public benefit projects, most notably the £700m Crick Institute, Europe’s largest biomedical research 
centre. 
 
Three bodies have responded to the new proposals by warning that charity exemptions to development tax must be preserved. 
 
A joint statement by the chairs of the Charities’ Property Association, the Churches’ Legislation Advisory Service and the Charity 
Tax Group, said: “While we welcome efforts to improve and simplify the current CIL rules, we are very disappointed that the 
Review team has not made a firm commitment to introducing an equivalent charity exemption of any successor tax. 
 
“Charities should not be penalised because the Community Infrastructure Levy has not generated the anticipated financial 
returns and the rationale for an exemption remains valid. 
 
“Charities should not be taxed for development of land for charitable purposes (including social housing) or when leasing land 
to other charities and the original CIL campaign group will be seeking urgent assurances from the Government that a charity 
exemption will be included if a Local Infrastructure Tariff is introduced.” 
 
 
 
 
 
Business rates row rumbles on as Prime Minister claims the hardest hit small businesses will enjoy 'appropriate relief' 
 
Theresa May said the 'hardest' hit will get appropriate Government support 
 
Brighton MP Caroline Lucas said certain businesses face a 400% rate hike  
 
Small firms hit 'hardest' by business rate hikes later this year will receive 'appropriate relief' from the Government, Prime 
Minister Theresa May has said. 
 
With the publication of the Budget taking place in just over two weeks time, Mrs May said at Prime Minister's Questions that 
she had asked the Chancellor and Communities Secretary to soften the blow for the worst-affected businesses. 
 
Mrs May acknowledged the rising costs faced by many businesses as Green-party MP for Brighton Caroline Lucas said small 
businesses in her constituency's area faced business rate hikes of as much as 400 per cent. 
 
Mrs May said: 'If we just stand back, we can see that business rates are based on the rental values of properties.  
 
'Those values change over time—they can go up and down—and it is right that business rates change to recognise that. That is 
the principle of fairness that underpins the business rates system.  
 
'However, we also want to support businesses and we recognise that, for some, business rates will go up when the revaluations 
take place. That is why we have put significant funding in place for transitional relief.  
 
'I recognise that there has been particular concern that some small businesses will be adversely affected as the result of this 
revaluation, and that is why I have asked the Chancellor and the Communities Secretary to ensure that there is appropriate 
relief in those hardest cases.' 
 
A Downing Street spokesman said later that a £3.6billion fund had been set up to ease the transition for businesses that see 
their rates rise. 
 
The spokesman indicated that Mrs May had not announced any new money for this fund, but had asked the Chancellor and 
Communities Secretary to ensure it was effectively distributed. He declined to say whether this was a recent request. 
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The Government spokesman said: 'We are mindful of the fact that some companies are going to see their rates go up. 
 
'That is why we are introducing this £3.6 billion transitional fund to ease the transition for those most affected. I think the 
Prime Minister is making sure that that assistance is going to the right areas.' 
 
The Government has come under increasing pressure to alleviate concerns that the business rate reevaluation will adversely 
affect small businesses, particularly those in the South East where property valuations have risen considerably in recent years. 
 
There is also concern small businesses could be blocked from appealing against rate rises in future. 
 
Earlier this month, thirteen major business groups, including the CBI, British Retail Consortium and the Federation of Small 
Businesses, have joined four professional groups to sign a letter sent by a law firm to the Government opposing the changes. 
 
Despite facing mounting criticism, the Government insists three-quarters of businesses across the country will see their rates 
fall or stay the same after the reevaluation.  
 
Communities Secretary Sajid Javid is expected to use a parliamentary debate on local government finance later today to 
address concerns over the reevaluations. 
  
The Communities Secretary has been accused of misleading people over the impact of the rate revaluations which look set to 
increase bills for more than one in four companies. 
 
Mr Javid angered some of his critics by suggesting that a campaign of 'half truths' was behind the attacks on the business rate 
changes. 
 
The UK's business rate tax system is based on calculations derived from the valuation of a businesses' property.  
 
In April a revaluation is taking place, a process that happens every five years, and changes business rates to reflect price rises 
and falls in the property market.  

 
 
 
UK business rates battle hots up as firms challenge government 
 
Rate rises opposed by 17 groups in a letter over clause that could block appeals from small companies 
 
The government has mounted a staunch defence of the shakeup in business rates, after Britain’s biggest business groups 
strongly condemned the changes. 
 
Thirteen major business groups, including the CBI, British Retail Consortium (BRC) and the Federation of Small Businesses (FSB), 
have joined four professional groups to sign a letter sent by a law firm to the government opposing the changes. In particular, 
they are worried that small firms could be blocked from appealing against rate rises and have asked for that clause to be 
dropped on the grounds it is potentially unlawful. 
 
The change in business rate payments from 1 April is linked to the revaluation of property in Britain. This happens every five 
years, but this time it has taken seven years because the revaluation was controversially delayed in 2015. 
 
About 510,000 businesses face rates increases of up to 300%, the FSB said, although transitional reliefs would mitigate this. 
 
David Gauke, chief secretary to the Treasury, was once again forced to defend the changes and dismissed businesses’ concerns. 
He told BBC Radio 4’s Today programme on Friday: “Nobody is going to be stopped from appealing ... There is a huge number 
with very speculative appeals that are going in, very often encouraged by agencies on a no-win, no-fees basis. That is frankly 
clogging up the system and getting in the way of appeals for those who have got a genuine problem where maybe there has 
been a mistake or an error and that process is much slower than it should be. 
 
“What we want to do is to reform the appeals process to improve it to ensure that where there are mistakes they can be 
addressed much more quickly and what we are trying to do is to discourage speculative appeals that give no justification or 
reason, just on the hope that they might strike lucky.” 
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Gauke added: “Three-quarters of businesses are actually going to see their business rates fall or stay the same. Outside London, 
average bills are falling by 11%. So it is right that we bring it up to date. 
 
“It is also right that there is transitional support for those one in four businesses that are seeing an increase in their business 
rates. We have got a £3.6bn transitional package to try to smooth that increase. But it is right that we bring business rates 
values up to date to reflect current rental values.” 
 
The BRC’s chief executive, Helen Dickinson, said: “Given the growing burden of business rates, it is essential that each ratepayer 
pays its fair share. However, the plans for the new appeals process would mean that a business rates valuation determined to 
be inaccurate by the independent Valuation Tribunal for England, would only be corrected if it is deemed ‘outside the bounds 
of reasonable professional judgment’. This would be unfair to ratepayers and create additional uncertainty for local 
government.” 
 
The BRC said retailers would pay an additional £2bn in business rates over the next three years, compared with the past three 
years. 
 
Neil Whitham, who runs a fish and chips shop in St Ives in Cornwall, said the business rates revaluation was “totally unfair”. He 
will now pay 62%, or £4,000, more a year, even though his rent has only gone up by 5% a year. “The losers are paying to 
supplement those winners. We are supplementing those that have had rate reductions.” 
 
Whitham added: “[The government is] creating a tiered high street. You and a neighbour may have very similar shops, maybe 
25% difference in square footage and one is paying full rates ... £7,500 a year and a slightly smaller shop is paying nothing at 
all.” 
 
He warned that the changes could drive small firms out of business. “There are many businesses that are on the threshold of 
being able to just survive and there are those that fall by the wayside, unfortunately.” 
 
Gauke rejected the accusation that the revaluation formula was unfair. He said the government had protected the very smallest 
businesses, with a third of firms not paying business rates. Others are “paying more because their rent has gone up, because 
they tend to be either in sectors that are flourishing or parts of the country that are flourishing”, such as St Ives. 
 
Gauke also brushed off suggestions that turnover should determine business rates rather than the rental value of the property. 
Business rates are effectively the commercial version of council tax. 
 
Jon Stevens, specialist tax lawyer at law firm DWF, said: “The proposals to change the appeals procedure in no way restrict the 
ability of businesses to appeal. But appeals are less likely to be successful now and the outcome appears to be unfair, which will 
no doubt deter many businesses from trying. 
 
“Business rates are a significant cost, raising approximately half as much as corporation tax. The fact that they are unrelated to 
turnover or profit means they are a direct fixed cost to businesses.” 
 
 
Raising business rates will change London irrevocably 
 
Shops in thriving parts of the country should not be penalised 
 
Napoleon called the British a “nation of shopkeepers”. While Nelson was defeating Napoleon’s plans to invade Britain at the 
Battle of Trafalgar in 1805, a shop I now own in east London had just opened for business, selling oranges the size of 
cannonballs. 
 
Verde’s had always been a fruit importer, serving the old Spitalfields fruit and vegetable market that used to be right opposite 
us. Now Jo Malone and Chanel are opposite us. Times change. 
 
I bought the building over 20 years ago, when the area was ignored and rundown. For two years I managed with a cold water 
tap in the basement and an electricity supply drilled through the wall by an artist friend, living in Spitalfields, like so many other 
artists, because it was cheap. Today, my little place is an icon for tourists and neighbours alike. 
 



P a g e  | 10 

 

International Property Tax Institute 

IPTI Xtracts- The items included in IPTI Xtracts have been extracted from published information. IPTI accepts no responsibility for the 
accuracy of the information or any opinions expressed in the articles. 

 

Verde’s is beautiful and useful. We do luxury utility — the best coffee, Marcolini hot chocolate, artisan food. New York chef 
Harvey Cabaniss has invested all his skill, as well as his heart, in building the business. We have proved that you can be small, 
successful, environmentally responsible and a community asset. Wages and work conditions are good. There are no big profits, 
but we have paid our way for 13 years. 
 
Now we will have to close. Our rateable value, the figure on which business rates are based, is going up from £21,500 to over 
£54,000. This is because the business rate is a property tax and if the value of the property rises, so does your rateable value. 
 
London will be disproportionately affected by the rates rise. Commercial property in London is investment property, often 
foreign-owned. Investors have already benefited from sky high rents, market forces meaning that small businesses can’t 
compete for retail space. Now, those businesses that have muddled along will have to find a lot more money just to stay afloat. 
 
We import some of our goods from Europe. Already the cost of those goods has risen by 20 per cent because of the fall in 
sterling. That hits our cash flow. Finding more cash for a business tax that is not based on turnover or profit is impossible. And 
that is what is fundamentally wrong with business rates; they are nothing to do with business. 
 
While Sajid Javid, the local government and communities secretary, and Greg Clark, the business secretary, trot out the usual 
statistical platitude that about 70 per cent of businesses will see a fall or no change to their rates, this avoids the plain fact that 
businesses in prosperous parts of the UK are being taxed on an asset they probably don’t own. The landlord can sit back and 
collect the big rents and see satisfying capital growth. The shopkeeper is driven out of business. 
 
How does this sit with Conservative values of entrepreneurship and a society that “works for everyone”? I made a decision 
years ago not to let the big guys run my retail space. I made a decision for neighbourhood and against profit at any price. I want 
to live in and contribute to a neighbourhood that is not all about cloned chain-stores, fast food joints or luxury brands slumming 
it in edgier areas. 
 
Make no mistake: the character of London will change irrevocably. Once small businesses and local pubs are gone, they will not 
return. This is species wipeout. 
 
I am particularly angry that the rates madness means that the likes of Mike Ashley, the founder of Sports Direct, will pay nearly 
£1m a year less in rates because his broiler-house style warehouses are deemed to have fallen in value. There are similar gains 
for out-of-town superstores and footloose multinationals such as Amazon. 
 
In Stow-on-the-Wold in the Cotswolds, where I bought a cottage years ago, my local butcher pays more in rates than Tesco, 
deemed to be “out of town”, but in fact less than five minutes’ walk from the market square. How does that encourage 
competition or fair play? 
 
The Conservatives seem to me to be the party of unintended consequences — the Brexit vote is an example of what happens 
when you gamble on a referendum driven by lies and misinformation. Now we are stuck with Brexit, and big and small 
businesses alike are struggling with the implications. 
 
The UK economy needs incentives, not more punishment. Of course, we should make sure that businesses in depressed parts of 
the UK are not overburdened by taxation. But we shouldn’t do that by penalising businesses in areas of the country that are 
thriving. 
 
There is something else, too — the bigger picture. Last week, the governor of the Bank of England, Mark Carney, spoke with the 
Archbishop of Canterbury, Justin Welby, on BBC Radio 4, about an economy that is based on values as well as money. To me, a 
neighbourhood is about values and not just money. Everyone enjoys a thriving high street. Online shops — that pay no rates, of 
course — are not about people and places, just consumerism and convenience. But human beings need more than 
consumerism and convenience. 
 
Mary Portas, the retail consultant and guru of the high street, has always been clear about the effect that hollowed-out 
neighbourhoods have on those who live in them. With that in mind, she arranged a meeting with Mr Clark about business rates. 
I attended. We have heard nothing since. 
 
It is unprecedented for owners of businesses large and small to come together to tell the government to change policy. But that 
is what has happened over business rates — the CBI employers’ group, the Federation of Small Businesses, the British Retail 
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Consortium, pub landlords and corner shopkeepers are all saying the same thing: freeze the rates rise and overhaul this 
outdated, unfair tax. 
 
 
British business groups are protesting the government’s 'illegal’ shake-up of business rates 
 
Some of the UK's biggest business groups have signed a letter condemning the government's "illegal" proposed changes to 
business rates. 
 
The letter says that one proposed change to regulations will block many businesses from appealing against unfair or incorrect 
business rates valuations, and could break the law. 
 
It is signed by 13 groups including the British Retail Consortium, the Confederation of Business Industry, and the Federation of 
Small Businesses (FSB), according to a statement from property consultants Daniel Watney, another signatory. 
 
A government spokesperson told Business Insider that "the claims are simply false." 
 
The proposed changes, which will be put to a vote in parliament in April, are the first re-evaluation of business rates for seven 
years, and could see up to 500,000 British firms face increases of up to 300% if introduced. 
 
Business rates are similar the commercial version of income tax, and are levied on firms including shops, cafes, hotels, and 
hospitals. 
 
The government has proposed a "reasonable professional judgement" provision in draft regulations, which will mean that 
ratepayers are not allowed to successfully appeal if an incorrect business rates valuation is within a "reasonable margin" of 
error. 
 
That means that many firms could be left overpaying on their rates bills, and unable to challenge them. 
 
The letter, sent to the Department for Communities and Local Government (DCLG), says that the provision is "potentially 
illegal" as it does not define "professional reasonable judgement" in the draft proposals, and because the Local Government 
Finance Act 1988 does not allow the government to forbid appeals on the basis of accuracy. 
 
Previous research into the potential impact of “reasonable professional judgement” by Daniel Watney has found that a 15% 
margin of error on rate valuations could hit small and medium-sized British business by a total of £700 million a year, according 
to the statement. 
 
Mike Cherry, FSB chairman, said in a statement to Business Insider: "As business rates bills land in April, it is essential the 
appeals process is open, fair and workable. 
 
"This clause fails on all three of these tests. It could result in the door being shut on small businesses who want to correct 
inaccuracies in their valuation and reduce their rates bill. 
 
"We are pushing for the Government to urgently remove this provision, which disproportionately impacts small firms just 
above relief thresholds." 
 
A government spokesperson said: "These claims are simply false. We are not preventing anyone from appealing their bills, or 
setting any margin of error for appeals being heard. 
 
"We’re reforming the appeals process to make it easier for businesses to check, challenge and appeal their bills, while at the 
same time generous business rate reliefs mean thousands more businesses are seeing a reduction. 
 
"From April, 600,000 businesses will pay no rates at all." 
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Business rates: the time has come to scrap them completely 
 
Abolishing rates would rebalance our property-obsessed economy, yield far more revenue, be fairer and generally more 
rational and better understood 
 
There may be worse taxes than business rates, but their rationale, administration and effects are so perverse, so damaging and 
so, frankly, incomprehensible that surely the time has come to abolish them? 
 
Very soon blameless bookshops in Wimbledon, pubs in Fulham, cafes in Brighton, jewellers in Woking and all the rest will be 
driven out of business because of a tax no-on likes or even understands. 
 
Our high streets already have to contend with insane town planners (the pedestrianisation of Norwich city centre is indeed a 
favourite bugbear of mine) who carelessly give out-of-town malls an enormous boost by their war on the motorist, unfair 
competition from on-line businesses who avoid their taxes, intense competition from the giant supermarket chains, not always 
fairly conducted, charity shops exempt from rates and with other tax breaks, a post-Brexit slowdown in consumer spending, 
and higher inflationary pressures squeezing profit margins. 
 
Our hard-pressed, beleaguered, neglected pubs also have to cope with excessive rents, uncompetitive wholesale prices for beer 
and absurd alcohol duties (an average of 52p on your pint of ale). Bank branches and post offices are still closing too. We really 
don’t need more boarded up shops or offices.  Soon there will be neighbourhoods, where you will have to go a very long way to 
enjoy a traditional night out in the boozer. A way of life is being undermined here. 
 
What are business rates? And why are people so angry about them? 
 
Soon – unless Philip Hammond takes some evasive action in the Budget on 8 March – businesses across the country will be 
faced with some disruptive changes to their business rates. 
 
The largest increases are likely to be those in the South and London, where rental values have soared since the last revaluation 
decades ago. 
 
In the North, by contrast, shops, cafés, pubs offices and other enterprises will gain some much needed relief – but far too late 
for too many who went to the wall during the Great Recession and after. 
 
So the first and most obvious flaw in the system is the radical changes a revaluation unleashes in the finances of businesses ill-
suited to cope with them at such infrequent intervals. 
 
After all, many premises have been bought and sold in the long period between re-assessment, meaning that the operators of 
these concerns in those periods either had a sort of tax windfall or else were enjoying lower profits, or larger losses, than they 
needed, to simply because the system is so rigid and inflexible. Indefensible, in other words. 
 
Nor is the rationale for business rates altogether well understood or accepted. It is, in effect, a form of taxation of business, a 
legacy of the old rates system revised after the poll tax, and later council tax, were eventually brought in a quarter century ago 
(themselves quite a traumatic set of changes). 
 
Governments hate having to revalue or reform the rates or council tax because of the political unpopularity it inevitably brings 
– as now, any alteration in taxes always creates vocal losers and silent winners. Thus ministers run away and leave the reform 
for their successors to deal with. This is the sign of an immature democracy, but also of a system that lacks the legitimacy and 
acceptance to make it more adjustable more often, like most other duties and taxes. 
 
In practice it tends to penalise smaller businesses with little or no on-line capacity, given that the likes of Amazon are so adept 
at reducing their tax bills with the sort of complex, though perfectly legal, schemes that small businesses cannot emulate. 
 
Most of all, property taxes on such an arbitrary basis as the council tax or business rates are just that: arbitrary. 
 
There are sensible ways of levying taxes on wealth or on property – we already have capital gains tax, for example, and there is 
no reason in principle why this couldn’t be extended to business premises and, even, principal residence. 
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The tax would only be payable on sale – so always affordable – and the threshold could be set quite high, so not to penalise 
those making their way up the ladder. It would rebalance our property-obsessed economy, yield far more revenue, be fairer 
and generally more rational and better understood. 
 
We could plan for it. But it won’t happen because we enjoy making so much money out of buying and selling our flats and 
houses. As I say, we live in an immature democracy. 
 
 
 
 
Lord Tebbit joins backlash against business rates revaluation 
 
The backlash against the Government's controversial business rates revaluation continued with a former Tory cabinet minister 
demanding action to help firms faced with soaring bills. 
 
Former trade secretary Lord Tebbit suggested a high-level committee of cabinet ministers should meet to consider how to 
alleviate the problem. Ministers are under pressure over the proposals to update business rates for the first time in seven 
years, which are set to come into force in April. 
 
Conservative peer Lord Tebbit told the Daily Telegraph the situation was " not something you can give an easy, short answer to 
because there are many factors involved in it, particularly changes in the structure of industry. 
 
"For example, (there are) a number of retailers now who can't move because they have got shops in the high street as opposed 
to online retailers who can move and take advantage of lower rate areas. 
 
"What would be appropriate probably would be to have a cabinet committee looking at it with the relevant secretaries of state 
... to come forward with thoughts on how the thing might be alleviated." 
 
Labour former business secretary Dame Margaret Beckett and a Liberal Democrat former holder of the role Sir Vince Cable also 
expressed concerns. 
 
"The business rates system is deeply flawed in all kinds of different ways. It is not an ideal basis for taxation," Sir Vince said. 
 
Dame Margaret urged a reassessment of the economic impact of Tory taxation policy in the wake of the Brexit vote. 
 
"Based on a number of decisions they are making on business and domestic [tax] rates, they should take a careful look at the 
overall impact of what they are doing," she told the Telegraph. 
 
The Government's has sought to blame ratings agents for the row over the revaluation, insisting that the majority of firms will 
not face an increase in their bills. 
 
Treasury Chief Secretary David Gauke said the out-of-date rates needed to brought in line with property values and that three 
in four businesses would not see an increase in their tax bill. 
 
He told BBC Radio 4's Today programme: " It is right that we bring it up to date. 
 
"It is also right that there is transitional support for the one in four businesses that are seeing an increase in their business rates 
and we have got a £3.6 million transitional package to smooth that increase. 
 
"It is right that we bring business rates values up to date to reflect current rental values." 
 
His comments came after influential trade organisations, including the British Retail Consortium, wrote to the Government to 
call for a rethink on plans to tighten the appeals process, making it more difficult for firms to challenge unfair increases in their 
business rates. 
 
Mr Gauke said the aim was to crack down on speculative appeals which were "clogging up the system", often brought by no-
win no-fee claimants. 
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He said: "Nobody is going to be stopped from appealing. 
 
"We have to recognise what is currently happening in the system is that there are a huge number of very speculative appeals 
that are going in, first encouraged by agencies on a no-win no-fee basis, chancing their arm hoping that there will be a 
reduction in their business rates. 
 
"That is frankly clogging up the system and getting in the way of appeals for those who have a genuine problem, where maybe 
there has been a mistake or an error, and that process is much slower than it should be. " 
 
 
Business rates appeals could take years as backlog mounts 
 
Revaluation complaints threaten to add to delays as cutbacks hit work of Valuation Office Agency 
 
Businesses that appeal their new rates bills could wait years to have their complaints resolved because of the backlog facing the 
government body that handles the tax. 
 
The Valuation Office Agency has a backlog of around 280,000 appeals. The organisation resolved only 64,000 appeals last year, 
below its target of 153,000. 
 
The VOA has been hit by public sector cuts and is likely to face a wave of new complaints once the latest revaluation of business 
rates comes into effect from April. 
 
The government is facing growing calls to overhaul the business rates system because some businesses will see their bill double 
over the next five years as a result of the latest revaluation. However, the government has accused critics of scaremongering 
and said rates for three-quarters of businesses would remain the same or fall. 
 
The latest statistical update from the VOA last November showed that it has received 1.04m appeals against business rates bills 
set by the last revaluation in 2010. It has resolved 73%, with 29% – or 220,000 – of these resulting in a change to the rates paid. 
 
Mark Rigby, chief executive of property consultant CVS, which manages rates appeals for clients, said the backlog facing the 
VOA was disheartening. 
 
He added: “The VOA is swimming upstream against a system which quite clearly doesn’t work for them. To add insult to injury, 
they’re being forced to slash a third of their resources by 2020. 
 
“I am utterly perplexed as to how our government is allowing the VOA, which provides an invaluable service to businesses, be 
starved of the support it so clearly needs.  
“It’s time the government focused on resourcing the VOA – supporting them to clear the backlog of appeals so that we can 
begin the next rating list with a clean slate.” 
 
The VOA has previously claimed that property agents have encouraged businesses to launch speculative appeals, which has 
exacerbated the backlog. 
 
A spokesperson for the government said: “We are not preventing anyone from appealing their bills, or setting any margin of 
error for appeals being heard. 
 
“We’re reforming the appeals process to make it easier for businesses to check, challenge and appeal their bills, while at the 
same time generous business rate reliefs mean thousands more businesses are seeing a reduction. From April, 600,000 
businesses will pay no rates at all.” 
 
 
Ratings - the road to revaluation 
 
On 1 April 2017 the business rates revaluation will take effect. This in itself is cause for significant concern. However, the ratings 
world is currently a maelstrom of upheaval and controversy, such that the revaluation is but one small element of a wider 
ratings transmogrification. 
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What's going on? 
 
As well as being the first revaluation since 2010, there have been several key ratings cases impacting the ratings system. There 
are also changes to billing and collection, the calculation of the rate multiplier, the period between revaluations and rates 
retention. More importantly, a complete overhaul of the business rates appeal system has been proposed. This will decidedly 
and adversely impact on ratepayers' ability to successfully challenge their assessment. 
 
Why is this important? 
 
The purpose of this article, and the series that will follow, is to highlight the key legal, valuation, procedural and administrative 
changes taking place in the ratings system. 
 
Business rates are a tax on property. Given that most businesses require property to function, the impact of revaluation is 
highly relevant to bottom lines. Put simply, the impact of revaluation could be the difference between profit and loss. 
 
Asset managers should be focused on revaluation. There may be empty property considerations if the asset is unoccupied. If it 
is leased, revaluation could be relevant to a tenant's ability to pay rent to the landlord. This could impact on the market value of 
affected properties. The consequence of this could be a deflationary effect on rental value and an inability for a landlord to 
raise the rent at review. This could be an amelioration of the effects of revaluation from a tenant or prospective tenant's 
perspective. However, it is unlikely to be welcome news for an owner of commercial property if the rental income is adversely 
impacted upon and / or the value of the reversion suffers as a consequence of revaluation. In the event of a significant rates 
increase, asset managers are likely to face pressure from tenants seeking to reduce their liabilities under their leases. 
 
Developers will be impacted by the changes. Minimising or removing rates liability pending development will be a key aim. The 
revaluation could also adversely impact on pre-lets and the rent realisable on first letting. This could have a knock-on 
consequence on development budget appraisals. 
 
Enterprises with particular and specialist properties are sensitive to revaluation. Where there are no rental comparables, 
different valuation methodology applies. The valuations undertaken may result in notably skewed outcomes that may be 
grossly disproportionate or bear little resemblance to the 2010 valuation. 
 
Investors will need to factor in the impact of revaluation on their investment. In particular, whether increased rates liability 
negatively affects the anticipated return on investment and, indeed, the length of time required for that return to be made. 
 
Tenants who hold more than one floor or one property on an estate will need to be aware of changes in the Valuation Office 
Agency's (VOA) approach to valuation. The approach is unlikely to be tax neutral. 
 
What is our route map? 
 
In the run-up to revaluation, Dentons will be producing a series of articles covering the following topics: 
Revaluation 
Valuation methodology 
Material change in circumstances 
Challenging the list 
Reliefs 
Next steps and reform 
Business rates 
Business rates are a tax based on the rateable value (RV) of business property. The tax is payable by owners and occupiers of 
property. 
 
The VOA calculates a property's RV. For the purposes of the 1 April 2017 valuation list, the RV is calculated at the Antecedent 
Valuation Date (AVD) of 1 April 2015. A multiplier (also known as the Uniform Business Rate (UBR), is then applied to the RV. 
The outcome of this calculation is the amount of business rates a business will be liable for, prior to the application of any relief. 
 
The UBR is not a single figure applicable to all businesses. In England, outside Greater London, there is a distinction between 
"standard" businesses and "small" businesses . There is no right to appeal the UBR. 
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For 2017/18 the proposed multipliers are: 
Standard business – 0.479 (47.9p in the £) 
Small business – 0.466 (46.6p in the £) 
In Greater London, the distinction between standard businesses and small businesses is maintained. However, Greater London 
has levied a business rates supplement (BRS) where a standard business has an RV of more than £55,000. For 2017/18 the BRS 
will remain at 0.02 (2p in the £). The purpose behind this particular business rates scheme is to fund Crossrail. This BRS will 
continue to be levied until the Greater London Authority's borrowing is repaid. This is expected during the 2030s. According to 
the Greater London Authority, less than 20 per cent of business properties within Greater London are affected by the BRS. 
 
The City of London is entitled to set its own rate. In 2016/17, this was the equivalent of 0.05 (5p in the £) on top of the standard 
and small business rate multipliers. 
 
There are various specific reliefs that are available to qualifying ratepayers. These will be explained in more detail later in this 
series. The business rates regimes in Wales and Scotland also differ slightly from the regime applicable in England. 
 
How to ascertain your business rates 
 
Business managers can obtain the data necessary to ascertain their business rates liability following revaluation.  
 
For property portfolios or where a business holds unique or specialist property, there may well be merit in instructing a 
specialist ratings surveyor to assist at revaluation. Specialist surveyors can test valuations, manage the revaluation process and 
assist in any challenge to the list. We will look at the appeal process and the controversial proposed changes, later in the series. 
 
 
 
Business rates rise 'is illegal': 13 major bodies unite to issue warning reforms could prevent small firms from appealing 
against increases  
 
Ministers were facing a growing revolt over the business rates shake-up 
 
More than 500,000 cafes, shops, hotels, nurseries, schools and hospitals will pay up to 300 per cent more from April, following 
revaluation of business rates 
 
But they could be prevented from appealing against the bills if they are within a 'margin of error' which experts have claimed 
may be as high as 15 per cent 
 
Business groups, including the British Retail Consortium, the Confederation of British Industry and the Federation of Small 
Businesses, say this could be illegal 
 
Ministers were facing a growing revolt over the business rates shake-up last night as leading bodies claimed it could be illegal. 
 
Thirteen business groups signed a letter warning small firms could be blocked from appealing against big rises in their rates. 
 
More than 500,000 cafes, shops, hotels, nurseries, schools and hospitals will pay up to 300 per cent more from April, following 
the first revaluation of business rates for seven years. 
 
But under the reforms, they could be prevented from appealing against the bills if they are within a 'margin of error' which 
experts have claimed may be as high as 15 per cent. 
 
The revaluation sparked uproar after it emerged online giants such as Amazon would benefit while small stores would lose out 
 
The business groups, including the British Retail Consortium, the Confederation of British Industry and the Federation of Small 
Businesses, say this could be illegal under local government finance laws. 
 
Experts said the Government's message was, 'Pay up, don't appeal, and shut up'. 
 
Figures show it is still dealing with 280,000 appeals against business rate hikes from the last change in 2010 – a total which is 
likely to soar in the coming weeks. 
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Yesterday questions were being asked about Communities Secretary Sajid Javid's leadership amid the crisis, after officials said 
he had stayed on holiday despite the uproar. As the backlash intensified, it was revealed that: 
 
- More than £100million of UK foreign aid has been spent on malls and retail chains around the world despite shops facing tax 
hikes here; 
 
- Three in four small firms said the prospect of business rate rises was now their major worry;  
 
- Two parliamentary committee leaders called for a review of the entire business rates system; 
 
- Even the Queen will be hit – with a potential £60,000 increase in bills for Buckingham Palace; 
 
- The Federation of Small Businesses said London firms could be driven out of business by the rises; 
 
- Mr Javid said thousands of businesses in the North and Midlands would benefit from falls in rates. 
 
The revaluation sparked uproar after it emerged online giants such as Amazon would benefit while small stores would lose out. 
Money Mail has launched a Save Our Shops campaign calling for an rethink of how rates are calculated. 
 
But yesterday it emerged many firms will face a double hit thanks to a tightening of the appeals regime. 
 
Under current law, all appeals must be considered. But new rules due to be passed before April would mean only businesses 
that claim their rate is wildly inaccurate would have it rectified.  
 
If the disputed amount is within a 'margin of error' the appeal could be rejected. Experts understand this will be around 15 per 
cent but the Government denies there is a specific limit and insists officials will use their professional judgment. 
 
The move was seen as a bid to reduce the seven-year backlog of appeals, which is expected to balloon from April when 
businesses can appeal against the new rates. 
 
The 13 business groups called on Mr Javid to withdraw the loophole before it is put before Parliament. James Lowman, of the 
Association of Convenience Stores, said the plans 'will leave retailers powerless to challenge their bills unless they are wildly 
inaccurate'. 
 
The Government's Valuation Office Agency (VOA) will be able to block appeals on the basis of 'reasonable professional 
judgment'. Officials say allowance must be made for the fact official valuers and private valuers hired by firms sometimes 
disagree slightly over rates. 
 
But business groups say appeals cannot be blocked under the Local Government Finance Act 1988. The law says the 
Government can make regulations on appeals, but does not say it has the right to ban appeals on the basis of accuracy, or to 
define what accuracy is. 
 
Debbie Warwick of property specialists Daniel Watney LLP, which co-signed the letter, said: 'This change is not just morally but 
legally wrong. It's the equivalent of making it illegal to challenge an incorrect income tax bill.' 
 
The appeals process is also due to become more complicated from April, with three stages instead of two. Jerry Schurder, of 
rates specialists Gerald Eve, said firms were facing 'an obstacle course'. 
 
The powers would allow the VOA to refuse to adjust a rate when a valuation tribunal has judged it inaccurate – unless it is 
deemed 'outside the bounds of reasonable professional judgment'. 
 
The British Retail Consortium's Helen Dickinson said: 'This would be unfair to ratepayers and create additional uncertainty for 
local government.' John Webber of rates specialists Colliers International said: 'The Government are short-changing business by 
overseeing a system that has more appeals outstanding today than it has in its history.' 
 
He said the reforms would make appeals 'harder, more expensive, more time consuming and will still provide no justice. The 
Government's message is clear – pay up, don't appeal, and shut up.' 
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Mark Rigby of CVS Business Rent & Rates Specialists said: 'VOA staff are having to contend with a leaky bucket of 280,000 
unresolved cases, a third less resources by 2020 and a new complex appeals process … Government continues to ignore their 
cries.' 
 
A Government spokesman said that claims the clause was illegal were false, adding: 'We are not preventing anyone from 
appealing their bills, or setting any margin of error for appeals. We're reforming the appeals process to make it easier for 
businesses to check, challenge and appeal .' 
 
 
David Gauke: Speculative business rate appeals 'clogging up the system' 
 
Treasury Minister David Gauke has defended the controversial business rates revaluation amid growing concerns that the 
shake-up could lead to firms closing and staff being laid off. 
 
Ministers are facing a backlash over the proposals to update business rates for the first time in seven years, which are set to 
come into force in April. 
 
Mr Gauke said the out-of-date rates needed to brought in line with property values and that three in four businesses would not 
see an increase in their tax bill. 
 
He told BBC Radio Four's Today programme: "It is right that we bring it up to date. It is also right that there is transitional 
support for the one in four businesses that are seeing an increase in their business rates and we have got a £3.6 million 
transitional package to smooth that increase. 
 
"It is right that we bring business rates values up to date to reflect current rental values." 
 
His comments came after influential trade organisations, including the British Retail Consortium, wrote to the Government to 
call for a rethink on plans to tighten the appeals process, making it more difficult for firms to challenge unfair increases in their 
business rates. 
 
Mr Gauke said the aim was to crack down on speculative appeals which were "clogging up the system", often brought by no-
win no-fee claimants. 
 
He said: "Nobody is going to be stopped from appealing. We have to recognise what is currently happening in the system is that 
there are a huge number of very speculative appeals that are going in, first encouraged by agencies on a no-win no-fee basis, 
chancing their arm hoping that there will be a reduction in their business rates. 
 
"That is frankly clogging up the system and getting in the way of appeals for those who have a genuine problem, where maybe 
there has been a mistake or an error, and that process is much slower than it should be." 
 
His intervention comes after numerous negative reports about the proposals, which could affects thousands of independent 
shops, small pubs and rural businesses. 
 
The Federation of Small Businesses has complained that the system is "increasingly unfair and outdated, with many facing 
arbitrary hikes in their bills". 
 
An analysis by Gerald Eve, a firm that advises businesses on rates and property, suggests NHS hospitals and GP surgeries could 
see a £635 million hike in their business rates over the next five years. 
 
The Institute of Directors has called on Chancellor Philip Hammond to tackle anomalies that see high street shops pay higher 
rates on small premises than online giants do for vast warehouses. 
 
Ministers are also facing a backlash after official figures suggested the Treasury could take in an extra £1 billion after the 
revaluation. 
 
The Government has said the predicted extra revenue is the result of growth and new properties coming into the system, and 
not due to existing business ratepayers being charged more. 
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However, Communities Secretary Sajid Javid denied the accusations that the revaluation amounted to a "stealth tax", insisting 
the Treasury "won't make one penny more" as a result of the changes. 
 
Writing in the Daily Telegraph, he highlighted a £6.7 billion package of rate relief to lift 600,000 firms out of paying rates and 
said three-quarters of English businesses will see their rates fall or stay the same, with boosts for pubs, the retail sector and 
rural businesses. 
 
Retail expert Mary Portas warned that the revaluation will "cripple" high street shops in areas where house prices have 
increased. 
 
"The tax bill which will hit retailers from April will be the single biggest blow to independent shops since the financial crisis," she 
wrote in the newspaper. 
 
"I would estimate that at least a third of them will die off." 
 
 
Business revolt grows over 'outrageous and unfair' rate change 
 
Business rates for retailers could see huge falls - and rises - depending on where they are 
 
Some of the UK's biggest employers' groups have united in condemning the government's "outrageous" changes to business 
rates in England. 
 
They are most vexed about a clause they say could prevent firms appealing against rate rises, even if firms can prove they are 
wrong. 
 
Thirteen of them, including the British Retail Consortium and CBI, have written a letter calling for it to be dropped. 
 
But a government spokesman said the "claims are simply false". 
 
And Treasury Minister, David Gauke, told the BBC three in four businesses would not see an increase in their bill. 
 
Other signatories to the letter include the Federation of Small Businesses, Revo, the Association of Convenience Stores, the 
British Chambers of Commerce and the British Property Federation. 
 
The next business rates revaluation comes into effect on 1 April - the first for seven years - but the lobby groups said that tens 
of thousands of firms still face uncertainty over bills. 
 
Earlier this week, pubs and restaurants called for Chancellor Philip Hammond to dilute the impact of the business rate rises in 
his March Budget. 
 
What is the rates row about? 
 
Business rates are in effect the commercial version of council tax, and are paid on the rental value of the space that businesses 
occupy. The amount depends of the size of the property and what it's used for. 
 
The last time properties were valued, in 2010, almost half of businesses appealed against how much they were due to pay. 
 
The government wants to cut down on the number of these appeals. 
 
The trade groups say the government wants the right to dismiss appeals against incorrect valuations that are deemed to be 
within the bounds of "reasonable professional judgement", or margin of error. 
 
This allowable margin of error has not been disclosed, but experts say it could be as much as 15%. 
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Rates in Scotland are also being reassessed. The Scottish Assessors' Association, which sets the rateable value, has been 
carrying out a revaluation of properties, the first since 2010. It is supposed to do this every five years but the 2015 revaluation 
was delayed by the Scottish government. 
 
Wales is also reassessing rateable values for business. 
 
Both will come into effect on April 1. 
 
Reality Check: Are there more winners than losers on business rates? 
 
Neil Whitham runs a fish and chip shop in St Ives and will be paying about £4,000 more per year under the new system. He says: 
 
"We will be passing on some of the costs to our customers unfortunately. Life is never easy if you wish to be successful but I 
don't believe [the rates system] is fair. 
 
"I believe the losers are supplementing the winners - those who have had rate reductions. 
 
"I would look to have a fairer system. Our rent has increased 25% over five years - we can stomach that - but in the same period 
rates up 62% just seems totally unfair...with other business taken out of the system altogether. 
 
"[If your property is worth] up to £12,000 in rateable value - you pay no rates. From £12,000 to £15,000 there's a taper system, 
and as soon as you hit £15,000 you're on a full 100% rates. 
 
"They're creating a tiered system on the High Street. 
 
"You and a neighbour may have similar shops, with maybe 25% difference in square footage and one is paying full rates, 
£15,000 or more. so that equates to about £7,500 per year, the slightly smaller shop is paying nothing at all." 
 
John Webber, head of ratings at property company Colliers International, said the problem was that the "margin for error" 
allowed by the government was simply too wide. 
 
He told the BBC: "Every rateable value is an opinion, so there will be a boundary of judgement there. The problem you're going 
to have is if you have a property with a rateable value of £100,000 and you think it should be £90,000, then that 10% tolerance 
is arguably still within the bounds of reasonable professional judgement. 
 
"Therefore, the list will not be altered and as the rating list lasts for five years potentially you will be paying, over a five year 
period, at least 10% more than you should do," Mr Webber adds. 
 
Helen Dickinson, director-general of the British Retail Consortium, told the BBC that the tax was "no longer fit for purpose in the 
21st Century". 
 
She says that although technically, under new government rules, business owners will be able to appeal against a higher 
valuation, a clause states that even if rates are found to be unfair they can still stand if they lie within the bounds of 
"reasonable professional judgement". 
 
This somewhat vague wording is, she says, "what everyone is upset about". 
 
'Overpaying' 
 
Jerry Schurder, head of business rates at property consultancy Gerald Eve and a supporter of the protest, said: "The 
government's outrageous proposals... would force hard-pressed businesses to cough up an extra £1.9bn to pay for the 
Valuation Office Agency's (VOA) mistakes. 
 
"The way that trade bodies from a wide spectrum of industries have been motivated to unite against this clause shows the 
strength of feeling against what is a punitive and deeply unfair proposal," Mr Schurder said. 
 
But the government issued a strong rejection of the claims. 
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A spokesman said: "These claims are simply false. We are not preventing anyone from appealing their bills, or setting any 
margin of error for appeals being heard. 
 
"We're reforming the appeals process to make it easier for businesses to check, challenge and appeal their bills, while at the 
same time generous business rate reliefs mean thousands more businesses are seeing a reduction." 
 
He added that, once the changes come in to effect, 600,000 businesses will pay not rates at all. 
 
 
 
Revealed: Tory ministers planned business rates help for high street, but plans were abandoned after the election  
 
Tory ministers were so concerned about the impact of business rates on the high street that they were planning extra financial 
support before the election, the Telegraph has learned, but the plans were later abandoned.  
 
The Communities Department is understood to have grown worried that retailers were getting “completely clobbered” under 
the current business rates formula and worked with the Treasury to better protect the sector.  
 
Plans were developed throughout 2014 and a review published before the 2015 election, but a Tory victory and a reshuffle saw 
the changes never adopted, with more modest reforms adopted instead.  
 
The revelation that recent senior Conservative politicians were ready to act to protect the high street will fuel calls for Theresa 
May’s government to help those worst affected by an upcoming rates change.  
 
For the first time in seven years, business rates are being updated in line with property prices this April, leaving some firms 
facing increases of up to 400 per cent.  
 
Small business owners have warned that they face being driven out of business by the change, but government figures say the 
majority of firms will see no increase in their rates.  
 
In new developments this weekend, the heads of two of Britain’s biggest supermarkets have called the business rates system 
“medieval” and demanded reform.  
 
Andy Higginson, chairman of Morrisons, said the system was “past its sell-by date” while Mike Coupe, chief executive at J 
Sainsbury, said it was “flawed”.  
 
Shopkeepers, business owners and residents in Monmouth, south Wales, held a protest in the main street against the planned 
increases, collecting more than 1,000 signatures.  
 
It has also been revealed that some independent shops in small rural towns are paying more than supermarket stores in 
business rates per square metre. 
 
Philip Hammond, the Chancellor, will hold talks about the rates with Tory MPs tomorrow and field questions from the party’s 
1922 backbench committee.  
 
Government figures insisted last night that “no U-turn” was being planned despite a week of growing pressure as business 
bodies called for change.  
 
They are stressing that most firms will not be affected - rates will fall for 920,000 businesses, remain the same for 420,000 and 
increase for 510,000 - and point to a £3.6bn transition fund.  
 
However, the Telegraph has learnt that senior figures in departments who handle business rates were preparing protections for 
shops before the 2015 election.  
 
A former Tory minister said: “Retail gets clobbered. It’s not beyond the wit of man to be able to put together a formula that 
takes that into consideration. Frankly [we] were working on that prior to the general election.” 
 
They went on: “You have a Government policy that says you want to protect high streets, you want to protect shops.  
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“In truth, the high street is part of the answer but it’s also small little suburban rows of shops that will be completely clobbered. 
That was very much on our mind.” Other sources familiar with the plans also confirmed the drive. 
 
It was hoped that a sector-specific deal for retail could be produced that would effectively lower the rate that shops paid.  
 
The Department of Communities and Local Government and the Treasury are understood to have worked on how this could be 
achieved throughout 2014.  
 
A consultation on reforming business rates was launched before the May 2015 election, but a reshuffle soon followed when the 
Tories unexpectedly secured a majority.  
 
In March 2016, it was announced that the threshold for small business rate relief would rise from £6,000 to a maximum 
threshold of £15,000. 
 
However, bolder reforms to support retail that had been hoped for were not included, according to those who worked on the 
initial plans. 
 
It is not known why special relief for retail was not included, though a change in personnel at the relevant departments is 
believed to have played a role.  
 
In a separate development, small business owners in the scenic Cotswold town of Stow-on-the-Wold warned yesterday that its 
independent stores will "disappear" because of the new rates. 
 
Seven shops in its prided Digbeth Street are paying more than double in business rates per square metre than the local Tesco 
superstore. 
 
While the Tesco store will pay £246,685 for the year in April, its rate per metre square is just £220. 
 
Richard Bufton, who owns Hamptons Delicatessen, which is valued at £500 per square metre, said: "The independents will all 
disappear and it will become one of those faceless places full of Costas, Starbucks and charity shops because those are the ones 
that can afford to come here." 
 
The father-of-one, who will pay £7,500 annually in rates from April compared to £700 30 years ago, added: "I've got to carry on 
but I'll have to cut costs. Rent is going up, rates are going up and I've got to put wages up. 
 
"What do you even get for paying business rates? Not rubbish collection because, as a commercial premises, I have to pay a 
private contractor to empty my bins." 
 
Bob Preston, who co-owns the 100-year-old Lambournes Butchers with his wife Karen, said: "It's a small increase for us but I 
think there should actually be a decrease in the rates. 
 
"As a small business owner, people don't realise it's not just a case of opening up at 9am and closing at 6pm. So much goes on 
behind the scenes." 
 
Mr Preston also said he once tried to open a deli nearby, but its rateable business value was hiked up from £4,000 to £8,000 
because the council claimed that he had moved an entrance from the side to the front, so he abandoned it within a year. 
 
 
Business rates: Sainsbury's boss urges 'fundamental reform' 
 
The chief executive of Sainsbury's has called for "fundamental reforms" to business rates, amid concerns increases could spark 
High Street store closures. 
 
Mike Coupe called the system, pegged to property valuations, "archaic" and ignored the rise of online shops based in out-of-
town warehouses. 
 
From April the effects of the rate revaluations will be felt and business groups have been asking for help. 
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The government says the majority of firms will pay the same or less. 
 
Authorities in Scotland and Wales have also undertaken revaluations, the effects of which will also be felt in April. 
 
Companies with properties concentrated in the south-east of England and urban centres are likely to be disproportionately 
impacted by the first revaluation since 2010. 
 
Retailers in some areas could face rises of up to 400%. 
 
But the government says although more than 500,000 businesses will see their rates increase, 1.34m will see a fall or no 
change. 
 
Reality Check: Are there more winners than losers on business rates? 
 
Mr Coupe, boss of the UK's second-largest supermarket chain, urged the government to undertake a wide-ranging review of the 
way businesses are taxed, highlighting changes in retailing culture. 
 
Mr Coupe said: "The way it currently stands, there is an advantage for those without bricks and mortar operations, so there's a 
strong case for a level playing field in business rates and taxation more generally. 
 
"Businesses like ours with lots of property and employees face a bigger burden than others." 
 
Referring to the revaluation plans, he said: "As it stands, we could see High Streets face serious challenges and ultimately more 
closures. 
 
"It could impact investment in places that most need it, in areas of the country where there is already a marginal call on 
investment." 
 
How are business rates calculated? 
 
Rates are calculated by multiplying the rateable value of a property by a multiplier set by the government. But as property 
values change over time, rateable values need to be reassessed periodically - usually every five years. 
 
However, this update to property values is two years behind schedule, making it a harder pill to swallow in areas where the 
price of real estate has been rising. 
 
According to analysts, Sainsbury's will see its annual rates rise to £500m, up from £483m, while internet giant Amazon will see 
its bill cut. 
 
Rate increases could also hit NHS hospitals in some areas, as well as pubs and hotels. 
 
Mr Coupe has joined the growing row over April's revaluation 
 
On Friday, business groups - including the British Retail Consortium and the CBI - signed a letter asking the government to drop 
plans to change the process by which firms can appeal against their new rateable value. 
 
Business groups claim it will prevent many firms from appealing at all. 
 
Meanwhile, pubs and restaurants have called on the chancellor to dilute the impact of the changes by providing more 
transitional relief for the sector. 
 
A government spokesman said: "Nearly three-quarters of businesses will see a fall, or no change, in their business rates as a 
result of the revaluation. 
 
"The generous reliefs we are introducing mean that 600,000 small businesses are paying no rates at all - something we're 
making permanent so they never pay these bills again. 
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"Across the country, there's also a £3.6bn scheme to support companies affected by the business rates revaluation." 
 
 
Treasury could make £15 million from business rates appeals as ministers aim to make small firms pay £150 per challenge  
 
Ministers are seeking powers to make small firms pay fines to challenge new rate 
 
Larger companies would pay £300 and small £150 to take it to tribunal 
 
Officials say move will help deter businesses from lodging appeals and will clear a backlog of 280,000 appeal cases 
 
The Treasury could rake in up to £15 million by charging for business rate appeals. 
 
Ministers are seeking powers to make small firms pay £150 if they want to challenge their new rate and take it to a tribunal. 
Larger companies will pay £300. 
 
They also plan to fine businesses up to £500 if they make a ‘careless’ or deliberate mistake while filling out their forms. 
 
Officials claim it will deter businesses from lodging appeals backed with little or no evidence. This should help to clear a backlog 
of 280,000 appeal cases that stretch back to 2010. 
 
Assuming just a fifth of the businesses facing a hike lodge an appeal with the independent tribunal and pay the lower fee of 
£150, the Government could net up to £15million in five years. 
 
Treasury minister David Gauke attempted to defend the plan yesterday. But he sparked anger by claiming too many businesses 
were ‘clogging the system’. He also accused traders of using no-win, no-fee firms to make speculative appeals, contributing to 
the Valuation Office Agency’s seven-year backlog. 
 
He said: ‘Nobody is going to be stopped from appealing. We have to recognise what is currently happening in the system is that 
there are a huge number of very speculative appeals that are going in, first encouraged by agencies on a no-win, no-fee basis, 
chancing their arm hoping that there will be a reduction in their business rates. 
 
‘That is frankly clogging up the system and getting in the way of appeals for those who have a genuine problem.’ 
 
Jan Blumire, 66, who owns Chelsfield Equestrian Centre in Orpington, south-east London, will have to pay an extra £5,000 a 
year in business rates and says she does not know how her venture will manage. Commenting on the appeals process, she said: 
‘It’s just wrong for them to take £150 off you when you challenge the rates at tribunal for being unfair. 
 
‘Things are tight enough as it is. You can’t afford to lose more money paying unfair charges. It will definitely put people off 
making appeals – that’s if they are able to stay open long enough to lodge an appeal.’ 
 
Even if businesses are successful in appealing, they may get no help if the disputed amount is within a margin of error. Instead, 
it will be left up to the judgment of valuers to approve any rate change. 
 
Several other changes have also been made to the appeals process that will make it harder for businesses to complain. 
Previously, it was a two-stage process involving a simple form and no fees were charged. 
 
Now, it is expected to become a three-stage process, including an initial ‘checking’ stage where firms must confirm that every 
part of their property which the valuation is based on is accurate. Experts say businesses will also be required to submit more 
formal evidence than before. If the appeal has still not been resolved, the final stage is a tribunal, when a fee is charged. 
 
The fees go into the Government’s general funding pot and are refunded if the appeal is successful. 
 
Yesterday, councils complained they had been forced to put aside £2.5billion in case they needed to pay back businesses which 
had been charged the wrong rate. They backed Government changes to the appeals process however. 
 
Andrew Silvester, of the Institute of Directors, said: ‘On top of hefty increases for hundreds of thousands of businesses, changes 
to the appeals process will just pile on the pain. 
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‘A few thousand pounds here and there might be a rounding error in the Government’s finances but to many small businesses it 
can be the difference between surviving and going under.’ 
 
The Communities Department also plans to fine small businesses up to £200 for careless and deliberate errors in their appeal 
claims, rising to £500 for larger companies. 
 
A Government spokesman said: ‘We are not stopping anyone from either querying or appealing their business rate bills – nor 
are we charging anyone who makes a genuine mistake. 
 
‘In fact, we are looking to make the appeals process easier by reducing the number of spurious claims so people with genuine 
concerns have their cases heard and resolved much quicker. 
 
‘We’re proposing that anyone who has gone through the more thorough valuation checking process and is still looking to make 
an appeal to the Valuation Tribunal pays a small fee.’ 
 
 
Property tax burden will ruin firms, say experts 
 
Britain has the most uncompetitive property tax regime in the world and the looming hike in business rates will leave many 
companies struggling to survive, experts say 
 
The looming hike in business rates will leave businesses struggling to survive according to experts. 
 
They add that the hike will create a North-South divide, as it will disproportionately affect firms in areas where the property 
market is buoyant.  
 
Paul Sanderson, President of the International Property Tax Institute, said that data from the Organisation for Economic Co-
operation and Development shows that the amount of money the UK Government receives in property taxes as a percentage of 
GDP is already the highest in the world at 4.1 per cent, ahead of France in second place with 3.9 per cent, while Germany pays 
just 0.9 per cent.  
 
He warned that, given the existing property tax burden on British companies, many could struggle to afford the increase in 
business rates, as they could go up for some by as much as 42 per cent.  
 
“The vast majority of countries have some kind of property tax, but the UK has the highest in the world in terms of the burden. 
In very broad terms, you pay four times more in the UK than you do in Germany,” Sanderson said.  
 
“It is the most uncompetitive regime on the planet and there is enormous pressure to provide relief when the revaluation 
comes into force in April.  
 
“There will be a North-South divide and some businesses face significant cost increases. They will struggle to find the money.”  
 
From April 1, the amount organisations pay in business rates, the corporate equivalent of council tax, will rise as Government 
has changed how they are calculated to take into account the increase in property prices.  
 
It is the first change to business rates since 2010. In last year’s Autumn Statement, Chancellor Philip Hammond lifted the cap on 
how much business rate bills can rise in the first year from 12.5 per cent to 42 per cent.  
 
PWC business rates leader Phil Vernon said that although many small businesses will be able to claim relief and official help to 
cope with the tax changes, larger firms will feel the full force of the increases.  
 
He said: “The rates burden could increase by 42 per cent.  
 
“The regime is based on the rental market, so straight away you are looking at places like central London and for it 
disproportionately to hit healthy businesses.  
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“It is fair to say there will be a North-South effect. Most small businesses should not see any change but medium sized firms will 
be hit the worst.”  
 
On Friday business leaders wrote to the Government to condemn the looming rates hikes, as well as changes to the tax 
regulations that would curtail the ability of firms to appeal against the increases, even incorrect ones.  
 
The British Retail Consortium, the Confederation of British Industry and the British Chambers of Commerce were among the 
signatories. 
 
 
 
Theresa May faces Government split over business rates amid warnings that hikes will 'whack' small firms 
 
Theresa May is facing a Government split over changes to business rates after Philip Hammond was warned that significant 
rises will "whack" the confidence of small firms ahead of Brexit. 
 
A Government source told The Telegraph that the Chancellor should "lessen the pressure" on small businesses amid concerns 
that they are facing huge increases while Amazon and large supermarkets will benefit. 
 
It came as senior Conservatives said that they have been given indications by ministers that the Treasury recognises their 
concerns and is prepared to act to prevent a "cliff edge increase". 
 
Conservative MPs in the South East, where businesses are particularly affected, are today expected to press Mr Hammond to 
act during a pre-budget meeting in Parliament. 
 
A Government source said: "All the economic indicators are going in the right way. The last thing you want to do is whack the 
confidence of small businesses, he's got to do something that lessens the pressure on." 
 
Ministers are being urged to reconsider "penal and unfair" rises in business rates amid warnings that some firms face being hit 
with a huge rise in their bills. 
 
The new rates, which take effect in April and represent the first change in almost a decade, will see companies paying rates 
which have been calculated to take into account the rise in property prices since 2008. 
 
It means many businesses in the South East will face soaring rates while others in areas where High Street rental prices have 
fallen will benefit. 
 
Last week Mark Field, the vice-chairman of the Conservative Party, told The Daily Telegraph said that Mr Hammond must back 
down from the "looming nightmare" of higher business rates in Tory heartlands. 
 
Mr Field is one of more than 20 Tory MPs whose constituencies are facing a significant rise in business rates from next year 
amid warnings that 500,000 traders will be forced to pay more. 
 
Under the Government's plans companies will see their business rates rise by up to 42 per cent next year. The cap was 
previously set at 12.5 per cent, and Tory MPs are calling for it to be lowered to help businesses adjust to the change. 
 
The Government has insisted that that there will be "no u-turn" and ministers have accused ratings agency of misleading the 
public about the business rate changes. 
 
In a joint letter to MPs Sajid Javid, the Local Government Secretary, and David Gauke, the Chief Secretary to the Treasury, say a 
"relentless campaign of distortions and half-truths" which has left three-quarters of small businesses concerned about rate 
rises. 
 
"The forthcoming business rate changes are not something to be afraid of," they said. "Most businesses will benefit, it will make 
the system fairer than before". 
 
A senior Tory source with close links to the Treasury said that there is increasing recognition from the Government about the 
scale of the problem. 
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The source said: "They will give some ground on this, there is a recognition that this is a big issue and it is causing concern in the 
Tory heartlands. It needs to be a tweak, not a u-turn. Privately ministers are recognising the concerns of MPs." 
 
Mr Hammond is facing a revolt from businesses in his own constituency as it faces some of the highest rate rises in the country. 
 
According to official forecasts the business rates bill in Runnymede in Surrey will rise by 24.7 per cent next year. 
 
Louise Punter, chief executive of the Surrey Chamber of Commerce, said: "Surrey is a very expensive place to run a business 
because property values are very high. 
 
"It is very difficult. You have to pay business rates before you've sold a single product of service. It is very debilitating if you've 
got that big bill. It's one of the biggest, most expensive costs we have. 
 
"There are businesses in Philip Hammond's constituency that are being very badly affected. Surrey is an affluent area overall 
but there are still a lot of businesses that will be struggling to make ends meet." 
 
 
 
 
The oldest pub in England faces paying £22,000 a year EXTRA in business rates 
 
Ye Olde Trip to Jerusalem in Nottingham, which has been in existence since 1189 AD, is to be hammered by a 65% rate hike 
 
THE oldest pub in England is to be hammered by a 65% rate rise as ministers consider an ‘action plan’ to soften the blow on 
small businesses. 
 
The watering hole  – a favoured stop for crusading knights en route to the Holy Land – sits at the foot of Nottingham Castle and 
is promoted as “the oldest inn in England”. 
 
Pub owner Greene King has already written to Chancellor Philip Hammond along with the bosses of pub and restaurant chains 
to plead that their pubs face being wiped off Britain’s high streets. 
 
Pub chiefs have told Mr Hammond the industry was “not prepared” for the “significant rises”. 
 
They said: “Margins in our sector are already under intense pressure. 
 
“We have already seen evidence of outlets closing as a result of the planned increase.” 
 
Pub chiefs have told the Chancellor the industry was ‘not prepared’ for the ‘significant rises’ 
 
The Federation of Small Businesses said it was unfair for businesses to be taxed on an “arbitrary property valuation” and not on 
the money they make. 
 
Spokesman Alan Soady said: “Pubs can be among the losers in this broken business rates system, because their location is often 
in higher-value premises such as on high streets. 
 
“If the result is that some traditional local pubs are left unable to afford as many staff, it is clearly not going to help the pub, its 
customers or the local economy.” 
 
Lib Dem leader Tim Farron added: “The local boozer is facing a rates hike while Amazon faces a cut. 
 
“This shows how out of touch ministers are. 
 
“The local pub is at the heart of communities and the government seem committed to heap more costs and more overheads on 
them. 
 
“These rates hikes should be the death nail for pubs up and country.” 
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Lib Dem leader Tim Farron added: ‘The local boozer is facing a rates hike while Amazon faces a cut. This shows how out of touch 
ministers are.’ 
 
It comes as the Chancellor considers an intervention to ease the “cliff edge” rates hikes for some businesses who face 
extinction with rises up to a staggering 300 per cent. 
 
Supermarket chiefs branded the business rates system as “archaic” and demanded “a level playing field” for all businesses. 
 
 
 
No 10 defends shake-up of business rates 
 
No 10 has defended its decision to conduct a revaluation of business rates without a similar shake-up of council tax, claiming 
that a significant number of enterprises will end up paying less. 
 
Business rates are being reassessed because there has not been a revaluation for seven years and one is therefore needed to 
make the system “fairer for businesses in the UK”, Theresa May’s spokesman said today. 
 
When rates were last set in 2010 they were based on property values in 2008. The revaluation was based on rentable values on 
April 1, 2015 and was published in September, to take effect in April. 
 
No 10 confirmed that there were no plans for a revaluation of council tax, which determines the annual charge paid by 
domestic properties, even though there has not been one for 24 years. 
 
Council tax revaluations have not happened since 1993 because of the fears of a huge political backlash, even though the 
average house price has risen from £50,128 to £205,937 over the same period — with huge variations in different regions. 
 
Asked why 10 Downing Street rejected a council tax revaluation but was going ahead with one for business rates, the 
spokesman said: “The point about the business revaluation is that it has been seven years. The revaluation of business rates is 
something that is recognised that had to be undertaken. The point of this is to make it fairer for business. This is about making 
it fairer for businesses in the UK.” 
 
About 73 per cent of businesses across the country would see their rates fall or stay the same as a result of the revaluation, No 
10 said, while about 600,000 smaller enterprises would pay no rates at all. 
 
A £3.6 billion transitional fund has been put in place to help businesses facing large rate rises, it pointed out. Overall, the 
revaluation process would be “revenue-neutral”, a spokesman said, with the Treasury taking in no extra income. 
 
“It is right that this revaluation has taken place,” the spokesman said. “It is about making it fairer.” 
 
The Times has revealed that senior ministers wrote to Tory MPs in an attempt to stave off a rebellion over the business rates 
revaluation. 
 
Sajid Javid, the communities and local government secretary and David Gauke, chief secretary to the Treasury, said there had 
been “a “relentless campaign of distortions and half-truths” about the revaluation and that most businesses would not see any 
rise in their bills. 
 
Their private letter to MPs said: “This year’s revaluation has been preceded by a series of reports claiming that rates are going 
to soar, that appeals are being banned and that hundreds of thousands of businesses will be forced to close. Such claims are 
simply untrue.” 
 
The ministers said 2017-18 “will see the biggest ever cut in business rates” and “three quarters of all businesses, right across 
the country, will see their rates either fall or stay the same”. 
 
They said the “misinformation circulating in the news” meant it was “understandable that business owners and lobby groups 
have raised concerns with many of you” but they insisted that the changes were “not something to be afraid of”. 
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Mark Field, a senior Tory MP who represents the Cities of London and Westminster, told the Westminster Hour programme on 
Radio 4 that he believed Mr Hammond would “tweak” the planned revaluation. 
 
Mr Field, vice-chairman of the Conservative Party, said: “I’m very confident that he is in listening mode and ‘tweak’ is the right 
word. 
 
“I think my own central London constituency probably is, in fairness, one of the minority of areas that lose out. But it will lose 
out and that particularly applies to small, independent retailers and the hospitality operators.” 
 
He said most businesses facing rises wanted a “smoother transition period” because “some of these very hefty increases will 
come in, effectively, over the next two or three years and that doesn’t give time for businesses who are affected to adapt or 
plan in full”. 
 
Mr Field said the change was meant to be revenue neutral but “now it’s apparent there will be a little more money and that 
provides the Treasury with a little bit of wriggle room”. 
 
The MP said he wanted ministers to “smooth things out a little bit” and have “some sort of cap in place” lower than the present 
“colossal” 42 per cent limit on rises. 
 
The issue is likely to be raised with Mr Hammond when he addresses the 1922 Committee of backbench Tories in Parliament, 
Mr Field said. 
 
 
 
Chancellor promises tax clampdown on internet giants and hints he is 'open to listening' to firms hardest hit by business rate 
rises 
 
Philip Hammond hinted at help for small shops hammered by business rates rise 
 
He's also promised a tax clampdown on Amazon and other big online companies 
 
But he then disappointed backbenchers by declining to commit himself to action 
 
The Chancellor last night promised a tax clampdown on Amazon and other big online companies as he hinted at help for small 
shops hammered by business rates rises. 
 
Philip Hammond told restive Tory MPs that he was ‘open to listening’ to the hardest-hit firms in a bid to help their plight. 
 
But he disappointed backbenchers by declining to commit himself to action to alleviate the impact of the business rates 
revaluation in next month’s Budget. 
 
He did, however, pledge longer term reform to level the playing field between large online firms and small high street shops. 
 
He is said to be looking at reforms to the property tax system to ensure that online firms pay their fair share. 
 
The move comes a week after it emerged that Amazon would pay less in business rates for its warehouses – while independent 
stores on the high street face rises of up to 300 per cent. 
 
The first business rates revaluation in seven years will leave more than a quarter of companies facing higher bills. But some 
online retailers have benefited because the value of their out-of-town premises has fallen, while the value of stores in affluent, 
urban areas has risen. 
 
A series of MPs who attended last night’s 80-minute meeting of the Tory backbench 1922 committee confronted him with 
examples of firms in their constituencies facing steep rises. 
 
One Tory MP at the meeting said Mr Hammond had said there may need to be some relief for small retailers in areas of high 
rents. 
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The Chancellor also apparently warned, however, that he may not be able to do anything soon because the first rates bills were 
being sent out from next week. 
 
A Treasury source said: ‘He’s open to listening to the issues of those who are hardest hit, but there was no decision either way.’ 
 
The source indicated that the Chancellor was looking at a longer-term solution to ease the difference between the traditional 
high street shops hit by the revaluation and the internet giants whose out-of-town warehouses benefit from low rates. 
 
‘One point that he raised is one of the challenges of the tax system right now is the challenge faced by the digital economy,’ he 
said. ‘That’s something that you can’t do something about overnight. 
 
‘This is a property tax. He made the point that the growth in the digital economy presents a challenge to that type of taxation 
and that’s something that has to be explored with HMRC and other departments.’ 
 
Last night Tory MP Andrew Bridgen said he was disappointed that Mr Hammond did not spell out concrete help for small 
businesses. 
 
He added: ‘What ministers need to understand is that all funding for public services is generated by wealth creation from 
business. It comes from nowhere else.’ 
 
The Government says 73 per cent of businesses will see their rates cut or stay the same, with some 600,000 firms not paying at 
all. 
 
Mr Hammond stressed that the revaluation was the subject of consultation with business organisations. 
 
 
Philip Hammond 'listening' to business rates concerns 
 
Chancellor Philip Hammond has told Conservative MPs he is "listening" to their concerns about an imminent re-evaluation of 
business rates. 
 
Ministers are under pressure with MPs warning the changes will lead to "eye-watering" bill rises for some firms. 
 
Questions have also been raised over calculations used by the government to defend the reforms. 
 
But the government said this was "scaremongering" and said it was making business rates "fairer". 
 
Rates are being updated for the first time in seven years, to bring them into line with property values. 
 
Business groups and some Tory MPs have warned of high street store closures and are urging Mr Hammond to use next 
month's Budget to mitigate the impact. 
 
At an 80-minute meeting of the Tory backbench 1922 Committee in Westminster on Monday evening, a series of MPs 
confronted the chancellor with examples of businesses in their constituencies facing steep tax rises. 
 
The changes come into force on 1 April as a result of a revaluation of premises carried out by the government, which says three 
quarters of businesses' rates will either go down or stay the same. 
 
In an email to MPs, ministers Sajid Javid and David Gauke included a list of constituency-by-constituency figures showing how 
the average business in each seat would be affected. 
 
It revealed many of the areas facing rate rises are in Tory heartlands, with the Home Counties facing some of the biggest 
increases. 
 
Speaking on BBC Radio 4's Today programme, Conservative Andrew Bridgen disputed the ministers' forecast of a reduction 
across his North West Leicestershire constituency. 
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He said some businesses were facing "eye-watering" rises, with one firm's monthly rates going up from £50 to £700, and said 
action was needed in the Budget to avoid the risk of "damaging the economy". 
 
Former Conservative Party chairman Grant Shapps also questioned the government's figures, telling the BBC's Victoria 
Derbyshire they were "being presented as if it's somehow a cut to business", while ex-business minister Anna Soubry tweeted: 
"Business rates are unfair and should either be radically reformed or scrapped." 
 
Business rates explained 
Business rates are a tax on non-residential property such as pubs, restaurants, warehouses, factories, shops and offices 
The amount businesses pay is based on how much annual rent could be charged on the premises, which is known as the 
rateable value 
This is combined with the "multiplier" - a figure set by the government each year - to determine the final bill 
The Westminster government's revaluation, the first since 2010, applies to premises in England 
Revaluations are also taking place in Scotland and Wales, and Northern Ireland carried out one in 2015 
According to reports, the figures have been underestimated because they do not take into account inflation or "appeals 
adjustments", which the Government adds to its calculations to ensure total revenues do not decline as a result of appeals by 
firms against rating decisions. 
 
But this was dismissed by the Department for Communities and Local Government, which said: "This latest claim from (rating 
agent) Gerald Eve is nonsense - we have been clear how our figures are calculated and what they include. 
 
"Councils and businesses can see how the revaluation is making bills fairer and is revenue neutral. 
 
"This is yet more scaremongering, when in reality the revaluation will mean businesses in 80% of council areas will see an 
average fall in their business rates bills due to revaluation before inflation." 
 
 
 
Business rates are a good tax – the Government should stick to its guns and revalue 
 
Who will defend business rates? They’re one of the most unpopular taxes in the country, because they seem so high and don’t 
discriminate between small high street shops and out-of-town warehouse retailers like Amazon. 
 
This year’s revaluation threatens to raise rates for London overall while cutting them everywhere else. It would be a revenue 
neutral change, but loss aversion means the businesses that will lose out are protesting much more loudly than the ones that 
stand to gain. 
 
But economists, left and right, tend to think of business rates as a very good tax. Even though it’s businesses that write the 
cheque, they say, it’s landlords who actually pay business rates. When rates go up, rents go down by the same amount, and vice 
versa. 
 
That sounds improbable to most people. But there’s actually quite a lot of evidence that it’s true. 
 
When business rates were introduced in their current form in 1990, replacing a myriad of local property taxes, rents gradually 
adjusted to price in the new rates. Places that saw their rates burden rise fell in value, and places that saw their burdens fall 
rose in value. There is other evidence that this is the case, and the IFS argues that the incidence is mostly on landowners in the 
long run. 
 
Why might this be? For most goods, the price is set by the supply and demand for that good. But when the supply is fixed the 
price is entirely determined by demand – the highest amount someone is willing to pay for it. 
 
There are 1,885 Picasso paintings in the world, and we’re not getting any more of them, so the price of one is entirely 
determined by what someone is willing to pay for it. 
 
The supply of land really is fixed, and the supply of commercial real estate is so tightly held back by restrictive planning laws 
that we’d expect something similar to hold when business rents are being set: the rental value of a property is whatever the 
highest bidder is willing to pay. 
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And since rates are a part of the cost of renting somewhere, businesses will factor that in to their calculation of how much 
they’re willing to spend on that location. 
 
The total cost of occupying the building or shop space is what matters, and how much of that is made up by rent and how much 
by rates isn’t relevant to them. When the amount they have to spend on rates rises, the amount they are willing to spend on 
rents falls. When rates fall, the amount they can spend on rents rises. Well, in the long-run, anyway: it takes some time for 
rents to adjust in this way. 
 
According to research by the British Property Federation, based on evidence from five revaluations between 1990 and 2010, it 
takes about three years for 75% of the rental adjustment to take place. Three years can be a long time for a firm to cope. 
 
There are a few ways we could deal with this problem. One is to have transitional reliefs, giving direct support to businesses 
caught with a higher bill for the transitional years. This is what we do at the moment, although the system is quite oddly run on 
the basis of property sizes instead of property values. 
 
A better approach might be to announce the rise a few years in advance, so rents could adjust in time for the introduction. This 
would give businesses more warning so they could adjust the amount they were willing to pay in rents before the rates rise 
actually kicked in. The problem with this is that, as we’ve seen, governments are easily bullied out of actually implementing 
revaluations. 
 
There are other problems with rates. They’re a tax on property values, not on land values alone. That means that landlords or 
businesses are punished for investing in their properties. If there are ways to estimate the value of the land alone, and levy 
rates on that, we will stop discouraging improvements to buildings. 
 
We also discourage landowners from using their land for business instead of housing, because council tax (which also falls on 
rental values) is so much lower than rates. 
 
And let’s be realistic about the politics. Most people will never accept the economic case that business rates fall on landlords, 
not businesses. As long as businesses are writing the cheques, most people will think the tax falls on business. If we replace 
rates with a ‘landlord tax’ the economic change would be cosmetic but the politics of revaluations could become a lot easier. 
 
One thing that isn’t a flaw in rates is that they apply indiscriminately to successful and unsuccessful businesses alike. Ideally, we 
want taxes to be as blind as possible to firms’ success, just as electricity and rental bills are. Taxing well-off businesses more 
than struggling ones keeps unviable firms around for longer and discourages investment by lowering the rewards for success. 
 
Remember that under the government’s plans London is the only region that would see a rise in rates overall – everywhere else 
would see a fall. Even though most of the benefits would pass to landowners, the changes would encourage greater property 
investment in the country outside of London. If the revaluation doesn’t go ahead, then next time the adjustments might be 
even bigger, making changes even more difficult. 
 
Unless we’re content to freeze rates across the country forever, benefiting London and hurting the rest of the UK, we should 
hope the government has the will to ignore the special interests and push ahead with this revaluation – or replace rates 
altogether with something politically easier to manage sensibly. 
 
 
How will business rates actually change where you live, after official figures are labelled 'misleading'? 
 
Sajid Javid is facing widespread criticism after his projected business rate changes were called into question by an expert report. 
 
Business rates are scheduled to change this year after being frozen since 2010. Given the large increase in property rental prices 
during this period, the increase in some areas is expected to be very high. 
 
But according to a report by Gerald Eve, experts in business rates, the Government's figures are underestimates because they 
do not take into account inflation or "appeals adjustments". 
 
Mr Javid wrote to all Conservative MPs on Saturday insisting that most firms will not see any rise in their bills. 
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Mr Javid's letter,  which was also signed by the Treasury Chief Secretary David Gauke, assured MPs that rates would fall in 250 
of the 329 local billing authority areas in England. 
 
However, Gerald Eve say that the Government has - by ignoring inflation and appeals adjustments - presented figures which are 
five to seven percentage points lower than they should be. 
 
When these assumptions were removed, analysts said only 135 councils would see a fall in business rates, with 191 seeing 
increases. 
 
This includes 11 councils areas where the Government predicted that business rates would fall by around one per cent, but 
where Gerald Eve predicts rates will actually increase by six per cent. 
 
Jerry Schurder, head of business rates at Gerald Eve, said: "The figures provided to Tory MPs show that the DCLG [Department 
for Communities and Local Government] is living in a parallel universe." 
 
So far the Government has refused to acknowledge any failings in their figures and have responded robustly to the claims from 
Gerald Eve. 
 
A Department for Communities and Local Government spokesman said: "This latest claim from (rating agent) Gerald Eve is 
nonsense - we have been clear how our figures are calculated and what they include. 
 
"Councils and businesses can see how the revaluation is making bills fairer and is revenue neutral. 
 
"This is yet more scaremongering, when in reality the revaluation will mean businesses in 80 per cent of council areas will see 
an average fall in their business rates bills due to revaluation before inflation." 
 
Who is right? 
 
Both sets of figures could be considered correct. 
 
The Government has specified how their analysis was calculated and by this token their projected changes to business rates can 
technically be considered 'correct' based on the criteria they've used. 
 
However, the issue lies in whether these figures are misleading due to the fact that they fail to take account of some important 
factors. 
 
If, as Gerald Eve suggests, the Government's rates are underestimates to the tune of five to seven percentage points this could 
mean that business owners have to fork out hundreds - if not thousands - of pounds more than they were expecting to in 2017. 
 
The proof will come when the new rates kick-in in April - but until then confusion seems to be the order of the day. 
 
 
 
Hammond in ‘listening mode’ on business rates after backlash from Tories 
 
Chancellor signalled that the government could look at alleviating changes to the tax, which is set to change dramatically in the 
coming weeks 
 
Philip Hammond has signalled that the government is looking at alleviating the impact of changes to business rates, which have 
triggered a fierce backlash among some Conservative MPs. 
 
The chancellor told his party’s influential 1922 committee that he was in “listening mode” over the policy, which will see rates 
rise by 13% in his own Runnymede and Weybridge constituency. 
 
Theresa May’s Maidenhead seat is also affected by a shakeup in the way the tax is calculated, using a revaluation of property 
prices, in a move that has triggered an outcry in parts of the business community and in the media. 
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Treasury sources said Hammond told MPs he was also aware of the challenges of the growing digital economy, amid warnings 
that smaller shops could go under as a result of increases, while the online retail giant Amazon would enjoy a cut in the tax bill 
paid for its warehouses. 
 
A source said: “It is a real challenge to the tax system when you have a specific tax based on property. It is very difficult and he 
told MPs that he was alive to this but that it isn’t something that can be changed overnight.” 
 
New rates will be set by the Valuation Office Agency in the coming weeks, and rates are due to rise unusually sharply in areas 
where property prices have increased sharply in recent years. 
 
The increase in business rates from April is the result of a new revaluation of the rental value of property in Britain. This is 
supposed to take place every five years but the previous revaluation was controversially delayed by the government for two 
years, making the change in bills from April more pronounced. 
 
London will be particularly affected because the rental value of property in prime areas has increased substantially since the 
financial crisis. 
 
Hammond told colleagues at the closed-doors meeting that business groups who were now critical of the policy had been 
supportive during a consultation. The source said Hammond would listen but was not committing to a change in policy at this 
stage. The meeting came after senior ministers wrote to Conservative MPs in an attempt to stave off a rebellion over the 
revaluation. 
 
The communities and local government secretary, Sajid Javid, and the Treasury chief secretary, David Gauke, said there had 
been “a relentless campaign of distortions and half-truths” about the planned changes. They insisted that bills would not rise 
for most firms. 
 
Earlier Gauke had hit back at “scaremongering” by valuation agents. He insisted that the vast majority of businesses would see 
no change, or a fall, in their rates, while a quarter would see their bills rise. 
 
However, Javid and Gauke have come under pressure after it was suggested they may have underestimated the rates rises by 5-
7% in figures sent out with the letter. 
 
An analysis by the consultancy Gerald Eve was also reported to show that rates will only fall in 135 council areas, not the 259 
claimed by the government. 
 
The controversy led to the Liberal Democrats accusing the ministers of misleading people with “half truths”. 
 
 
Business rate rises: government warns of 'campaign of half-truths' 
 
Email to Tory MPs says there will be no increase for most firms as criticism grows over calculations used 
 
The government has rejected suggestions it has underestimated business rate rises by 5-7% in a private letter sent to 
Conservative MPs, as criticism mounted of its calculations. 
 
In an email to Tory MPs, Sajid Javid, the communities secretary, and David Gauke, the chief secretary to the Treasury, said there 
had been “a relentless campaign of distortions and half-truths” about a business rate revaluation and said most firms would not 
see a rise. 
 
However, ratings agency Gerald Eve and the Liberal Democrats, which have done separate analyses, say the figures have been 
underestimated. They say they do not take into account inflation or “appeals adjustments”, which the government adds to its 
calculations to ensure total revenues do not decline as a result of appeals by firms against rating decisions. 
 
The analysis by Gerald Eve was also reported to show that rates would only fall in 135 council areas, not the 259 claimed by the 
government. 
 
Meeting Conservative MPs on Monday night, Philip Hammond, the chancellor, told them he was in listening mode but would 
not commit to looking again at the rises. 
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Tory MP Andrew Bridgen, one of those who spoke at the 1922 Committee meeting with Hammond on Monday, said he 
believed the figures in Javid’s letter “might not be giving the picture that businesses in the real world are going to get next week 
when they get their rates revaluations”. 
 
Bridgen, speaking on BBC Radio 4’s Today programme, stopped short of calling the figures misleading but said it was 
“disappointing” that they did not appear to give the full picture. “The reality is that bills are going out next week and the 
suggestion was my seat would be having on average a 1.3% reduction in business rates. I think we’re going to see a 3% rise 
dropping through the letterboxes in my constituency,” he said. 
 
Bridgen said he was also concerned about the signal that big rate rises, particularly on industrial premises, would send about 
the party. “We haven’t had a revaluation for seven years and I think it’s going to come as a bit of a shock to some businesses,” 
he said, citing one small business owner he had spoken to whose rates are going up from £50 a month to £700 a month. 
 
“If we are anything in the Conservative party, we should be the party of business and commerce,” he said. “And we’ve put huge 
burdens on to the private sector which they are bearing and still delivering the highest economic growth in the G7 and I think 
we have to be very careful not to kill the golden goose.” 
 
Bridgen said he was not yet threatening to block next month’s budget over business rates rises. “I’m not saying I’m going to 
vote against the whole budget on that basis but I’m registering my concerns,” he said. 
 
Fellow Conservative MP Grant Shapps told Channel 4 News on Monday that he told Hammond he was very concerned about 
the revaluation, saying he wanted a “fundamental review” of the entire system. 
 
According to the government’s own analysis, rates in Theresa May’s Maidenhead constituency will reportedly rise by an 
average 10%, and Hammond’s Runnymede seat in Surrey will see increases of about 13%. In minister Greg Hands seat of 
Chelsea and Fulham in London rates will rise up to 22.8% but in former chancellor George Osborne’s seat in Cheshire rates are 
forecast to drop by 11.8%. 
 
A spokesman for the Department for Communities and Local Government said: “This latest claim from Gerald Eve is nonsense – 
we have been clear how our figures are calculated and what they include. Councils and businesses can see how the revaluation 
is making bills fairer and is revenue-neutral. 
 
“This is yet more scaremongering, when in reality the revaluation will mean businesses in 80% of council areas will see an 
average fall in their business rates bills due to revaluation before inflation.” 
 
After the meeting with Conservative MPs, Treasury sources said Hammond told them he was also aware of the challenges of 
the growing digital economy, amid warnings that smaller shops could go under as a result of increases, while the online retail 
giant Amazon would enjoy a cut in the tax bill paid for its warehouses. 
 
New rates will be set by the Valuation Office Agency in the coming weeks, and rates are due to rise unusually sharply in areas 
where property prices have increased rapidly in recent years. 
 
A source said: “It is a real challenge to the tax system when you have a specific tax based on property. It is very difficult and he 
told MPs that he was alive to this but that it isn’t something that can be changed overnight.” 
 
The Lib Dem leader, Tim Farron, said the calculations were “pure misinformation and half-truths” and called for a rethink. 
“Small businesses are panicking about the impact of these massive rate hikes,” he said.  
“The only people who gain are Sports Direct and Amazon. It is time for a U-turn. The government needs to make it soon.” 
 
 
Philip Hammond ‘listening’ to MPs’ concerns over business rates 
 
Chancellor under pressure to ease tax burden for businesses in spring Budget 
 
The UK chancellor has promised Tory MPs he will listen to their concerns about businesses that are “hardest hit” by a business 
rates revaluation, as he faces a clamour of demands for more spending in next month’s Budget. 
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Philip Hammond is under pressure from backbench MPs to use his Budget statement on March 8 to ease the transition to new 
business rates — which are based on rental values and due to be updated in April for the first time in seven years — while also 
finding money for social care and schools. 
 
The chancellor told a meeting of Conservative MPs on Monday night that he was “open to listening to the issues of the hardest 
hit” as businesses prepare for the new regime. 
 
He also hinted that he would try to bring down rates in the longer term, addressing longstanding concerns on the high street 
that a levy on bricks and mortar puts shops at a disadvantage compared to online retailers. 
 
One Treasury official said: “It’s a property tax. He made the point that the growth of the digital economy presents questions for 
that kind of taxation.” 
 
Mr Hammond’s comments came after days of negative headlines about the business rates changes that will come into force on 
April 1. 
 
All commercial properties around the country have been revalued for the first time in almost a decade ahead of the shake-up, 
which will see a change in the amount of business rates paid every year by pubs, factories, shops, restaurants and warehouses. 
 
The last revaluation took place just before the property crash of 2008, after a surge of investment pushed up prices for cheap 
shops and offices in some of the most rundown parts of the country. 
 
When property prices subsequently slumped, owners were left paying relatively inflated levels of business rates. As a result, 
three-quarters of businesses will see rates either fall or stay the same in April as so-called “rateable valuations” — potential 
rental income — are adjusted to reflect current property prices. The revaluation has already been delayed by two years from 
2015. 
 
Yet for some companies, particularly those with premises in London and the south-east of England, the revaluation means a 
rapid jump in how much they will have to pay — prompting claims that some shops could be forced to close. 
 
BT Group, for example, has been told that the rateable value of its telecoms infrastructure network has nearly quadrupled. 
 
Over the weekend, ministers rejected the criticisms, saying that there had been a “relentless campaign of distortions and half-
truths” about the changes. 
 
“This year’s revaluation has been preceded by a series of reports claiming that rates are going to soar, that appeals are being 
banned and that hundreds of thousands of businesses will be forced to close,” Sajid Javid, communities secretary and David 
Gauke, chief secretary to the Treasury, wrote in a letter to MPs. 
 
“Such claims are simply untrue,” they added. 
 
Meanwhile, Downing Street said that 600,000 companies would pay no business rates at all. 
 
The government is offering transitional measures of £3.6bn to cap annual increases and decreases. But Bob Neill, a former local 
government minister, said on Monday that critics of the shake-up had some “genuine” concerns. 
 
Mr Neill, the Tory MP for Bromley & Chislehurst, said high streets in the south-east of England would be particularly hard hit. “I 
think that the concern is genuine and there are sensible things that the government can do to address this,” he said. 
 
Mark Field, MP for the Cities of London and Westminster, is among senior Tories to have expressed hopes that the chancellor 
would “tweak” the revaluation. “I’m very confident that he is in listening mode,” Mr Field said on Monday. 
 
Rates in Prime Minister Theresa May’s constituency of Maidenhead will rise by an average 10 per cent, while businesses in 
Runnymede, Mr Hammond’s seat, are set to go up by about 13 per cent. 
 
Downing Street, with a working Commons majority of only 16, is mindful of growing dissent among backbench MPs both about 
business rates and also the new funding formula for schools. 
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Justine Greening, education secretary, announced proposals in December to shift some school funding from urban areas to 
other more rural parts. That would mean funding cuts for 9,000 schools in England — while nearly 11,000 elsewhere will gain 
extra money. But trade unions which have analysed the plan found that the worst hit schools would be those with children 
from working but low-paid families. 
 
Critics of the plan include prominent Tory MPs such as Graham Brady, chair of the backbench 1922 committee. Hugo Swire, a 
former Foreign Office minister, called the proposals “entirely unacceptable” while Fiona Bruce, MP for Congleton, called the 
scheme “shocking”. 
 
 
Business rates rise threatens London's restaurants  
 
London’s pubs and restaurants are at risk of sliding off the menu as they struggle with a looming £336.5m jump in business 
rates bills. 
 
The Association for Licensed Multiple Retailers, ALMR, which represents leading restaurant chains including Pizza Express, 
Wagamama and Yo!Sushi, has written to the Chancellor to ask for more transitional relief for the sector ahead of the Budget 
next month. 
 
The average cost of dinner for one in London, which has the country’s highest concentration of Michelin-starred restaurants,  is 
around £50. 
 
As a result, in order to cover the soaring rates bill would means that the city’s restaurants will have to serve an extra 6.7m 
meals to cover the tax, according to rates specialists at CVS. 
 
However, the rising business rates which come at a time of rising wage bills and the steep rising import costs from a weaker 
pound will also mean that restaurants and pubs that survive will likely have to rise prices to cover their increases.   
 
Business rates have become the nemesis of British retailers and restaurants with many revealing they are now forking out more 
in rates than in rents due to the archaic property tax. The burden is expected to get a lot worse this April when a rates 
revaluation takes place for the first time in seven years. 
 
Because London rents have outpaced the rest of the country since the last revaluation in 2008, the capital’s business rates bill is 
set to rocket by over 20pc. 
 
The capital’s 7,105 restaurants will be stung with a £269.2m rates bill next year, compared to £201.95m this year, according to 
business rates specialists at CVS. 
 
The restaurants facing the biggest rise rates rise is TGI Friday’s near Leicester Square, which will suffer its rent bill rising by 
nearly £2m over the next five years. 
 
“Such drastic rises in business rates could leave the capital's restaurant operators squeezed and – in severe cases – at risk of 
closure”, said Mark Rigby, chief executive of CVS. “ The worst affected restaurants will see huge increases in their bills in just a 
matter of weeks". 
 
Ufi Ibrahim, chief executive of the British Hospitality Association, warned that "some will not survive and with them will go jobs 
and a lot of the enjoyment rest of us/ and foreign tourists, derive from hospitality and tourism.” 
 
“Already tourism in the UK has Tourism VAT at twice the European average and basic costs are on the rise too. There are 4.5 
million people working in hospitality and tourism  and these rises threaten many of these jobs, part of an industry which is the 
fourth largest.” 
 
Meanwhile, the British Retail Consortium has written to the Chancellor to urge for the Government to implement more 
frequent revaluations to avoid a sudden abrupt jump in rates and to scrap plans to overhaul the business rates appeal process. 
 
Recent research by Conlumino and Trafford Centre owner Intu revealed that three quarter of international retailers were 
shunning the UK because of this country’s complex business rates system. 
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Blow to City as London offices face £1.4bn rise in business rates bill 
 
Brexit and rising rates may force big names in finance to ditch the Square Mile as mayor Sadiq Khan calls for devolving tax 
powers to the capital 
 
A sharp rise in business rates for offices in the City of London is threatening to undermine the Square Mile’s drive to remain a 
key financial centre in Europe after Brexit. 
 
The business rates bill for offices in the City will rise by £1.4bn, or 33%, over the next five years. 
 
This means the 12,348 office addresses in the City will see their overall rates bill rise from £876m in this financial year to an 
average of £1.16bn a year over the next five years, according to property agent CVS. 
 
The bill will be picked up by occupiers of the offices, and is a new blow to the City’s banks, law firms and insurance companies 
as they weigh up their options after Britain’s vote to leave the European Union. 
 
Goldman Sachs, Nomura and law firm Linklaters all face tax rises, as does the Bank of England, which will pay £21m in business 
rates over the next five years and faces an increase of more than £1.5m a year on its Threadneedle Street headquarters. 
 
The disclosure of the bill for the City will increase the pressure on the government to make changes to the business rates 
system in the budget next month. 
 
Sadiq Khan, the mayor of London, said the business rates increase facing thousands of businesses across the capital – including 
small high street shops, pubs and restaurants – is “unacceptable”. 
 
The overall increase in the business rates bill for London is expected to be £9.4bn over the next years. 
 
In a letter to property representatives, seen by the Guardian, the mayor said he is working with the local authorities in London 
to push the government to devolve more responsibility for the tax to the capital. This could allow London to be “decoupled” 
from national revaluation arrangements, he said, by valuing its own properties and setting its own tax. 
 
At present all properties in England are valued by the Valuation Office Agency (VOA). The business rates bill is then spread out 
across all properties, with the most valuable paying the highest tax. Business rates have already been devolved to Scotland, 
Wales and Northern Ireland. 
 
The increase in business rates from April is the result of a new revaluation of the rental value of property in Britain. This is 
supposed to take place every five years but the previous revaluation was controversially delayed by the government for two 
years, making the change in bills from April more pronounced. London will be particularly affected because the rental value of 
property in prime areas has increased substantially since the financial crisis. 
 
Khan said in the letter: “The GLA is working with London councils and the leaders of the 33 local authorities in London to 
encourage the government to devolve more responsibility for the administration of business rates to the capital. 
 
“This would include devolving responsibility for the VOA to London government which would allow the capital to be decoupled 
from the national revaluation arrangements. Such devolved arrangements already operate successfully in Scotland, Wales and 
Northern Ireland. 
 
“This reform would potentially allow us to avoid a repetition in five years’ time of the very large increases in bills which have 
arisen in London as a result of the 2017 revaluation. It would also provide us with an opportunity to ensure that the VOA locally 
is adequately resourced to deal with the challenges of managing business rates in capital moving forward.” 
 
Mark Rigby, the chief executive of CVS, backed the prospect of London taking more control of its business rates. 
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“With £9.38bn of business rates increases looming for London’s 32 boroughs and the City over the next five years, and as we 
head down the path of fiscal devolution for the capital, a system which works better and more efficiently for businesses in 
London could not be more important,” he said. 
 
“I support the mayor on his forward-thinking approach that London should have more power over the valuation of it’s 
commercial properties, and subsequently, with the right support for the Valuation Office Agency, this should lead to a swifter 
resolution of appeals for the capital’s ratepayers and provide greater political, local accountability.” 
 
The government is already pressing ahead with plans to allow parts of the country, including London, to retain 100% of their 
business rates by 2020. However, there are concerns this could leave some local authorities underfunded. 
 
Despite criticism of the business rates increases scheduled for April, the Department for Communities and Local Government, 
which oversees the system, has said it is fair because the revaluation reflects the state of the property market. Many businesses 
based in less affluent areas will see a cut in their rates bills as a result of the changes. 
 
A spokesman for the government said: “Our financial services sector makes a crucial contribution to our economy and we’re 
determined that it continues as the hub for both Europe and the rest of the world. 
 
“This revaluation improves the fairness of rate bills by making sure they more closely reflect the property market. That means 
nearly three quarters of businesses in England will see no change or even a fall, and for the minority who do face an increase – 
including those in the City – we have introduced a £3.6bn transitional relief scheme.” 
 
 
NHS to be hit by crippling business rates rise, analysis finds 
 
NHS hospitals and GP surgeries in England and Wales face a £635 million hike in their business rates over the next five years, it 
emerged as health authorities threatened legal action.  
 
A new analysis found that health authorities, many of which are already struggling to cope with huge financial pressure, will see 
their business rates will rise by an average of a third by 2021. 
 
Some of the country's biggest hospitals will see their business rates double amid warnings that they will have to find further 
savings to fill black holes in their budgets. 
 
Theresa May is already being urged to reconsider "penal and unfair" rises in business rates amid warnings that some firms face 
being hit with a huge rise in their bills. 
 
Ministers will on Wednesday face calls to end anomalies in the tax system which see high street shops pay higher rates on small 
premises than online giants do for vast warehouses. 
 
The new rates, which take effect in April and represent the first change in almost a decade, will see companies paying rates 
which have been calculated to take into account the rise in property prices since 2008. 
 
It means many businesses in the South East will face soaring rates while others in areas where High Street rental prices have 
fallen will benefit. 
 
The Institute of Directors urged the Government to "level the playing field" to help smaller businesses after an analysis by 
business rates specialists CVS suggested that the business rate bill for Amazon's nine distribution centres will fall by 1.3 per 
cent. 
 
By contrast street retailers in parts of the country, particularly in the South East, are facing rises of up to 400 per cent. 
 
Stephen Martin, director general of the IoD, said: "In the short term, the Government must take action to relieve some of the 
pressure on the small businesses facing hikes in business rates and encourage companies to bring forward productivity-
boosting investment. 
 
"But we should also look to the future, launching a new Tax Commission to look at what the growth of self-employment and 
online business mean for the tax system. 



P a g e  | 40 

 

International Property Tax Institute 

IPTI Xtracts- The items included in IPTI Xtracts have been extracted from published information. IPTI accepts no responsibility for the 
accuracy of the information or any opinions expressed in the articles. 

 

 
"The goal must be a much more level playing field, which treats both high street and online businesses fairly and adapts to the 
growth of the 'platform economy', which is leading to an increase in flexible work." 
 

From April 2017 1.9m British properties will be valued based on 2015 rental values, rather than 

their 2008 values. The revaluation, which normally occurs every five years, was delayed to avoid 

disrupting the general election. 

As a result, the majority of British companies which have properties with a rateable value of more 

than £15,000 will face soaring rates bills as rents have increased since the recession. Some retailers 

in the capital will face 400pc increases over the next 5 years, while rates will fall for many 

businesses outside London. In regional towns high street rents have slumped since the financial 

crisis. 

Annual rates increases have been capped at 42pc, but this is significantly higher than the 12.5pc cap 

during the last revaluation in 2008. 

The Government is also reforming the business rates appeal process. As part of the reform the 

Valuation Tribunal for England (VTE) can only order a change to the rateable value of a property if 

the existing valuation was "outside the bounds of reasonable professional judgement". Currently the 

VTE can order a change where it sees fit. 

A worrying part of the proposed changes means that any appeal claim within a margin of error - 

expected to be 15pc - will be automatically thrown out. 

Analysis for The Telegraph has revealed that the Government typically sets aside between £1.2bn 

and £1.5bn for business rates miscalculations. As a result businesses could face a black hole of up to 

£6bn over the next five years. 

The changes mean that businesses will have to pay up, even if the bill is wrong. 
 
The Telegraph has already revealed how the changes have led to warnings that some retailers, charities and retailers will fight 
to survive because they face the "perfect storm" of rising rates, the increased cost of the living wage and Brexit uncertainty. 
 
It was on Tuesday claimed that a sharp rise in business rates for offices in the City of London is threatening to undermine the 
Square Mile’s drive to remain a key financial centre in Europe after Brexit. 
 
The business rates bill for offices in the City will rise by £1.4bn, or 33 per cent, over the next five years. 
 
Sadiq Khan, the Mayor of London, has called for responsibility for valuing properties and setting business rates to be devolved 
to the capital. 
 
There is now mounting concern in Whitehall about the impact of the business rate rises on the NHS. More than 150 health 
authorities have joined forces and are threatening to mount a major test case against a local authority unless they are granted 
an exemption or rebate. 
 
One in six Accident & Emergency departments are under threat of closure as part of efforts to close a £22billion hole in the 
health service budget by 2021. 
 
A total of 33 casualty units could face closure or being replaced with minor injuries units. Hospitals will be hit hard as they are 
large premises and the the equivalent cost of rebuilding, which the rate is based upon, would be high. 
 
Business rates are supposed to be reviewed every five years, but the previous revaluation was controversially delayed by the 
government for two years, making the change in bills from April more pronounced. 
 
The analysis by Gerald Eve, a firm which advises businesses on rates, found that business rates for hospitals will rise from 
£328million this year to £418million in five years time, while GPs and health centres will see their costs rise from £257million to 
£332million a year over the same period. 
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Some health authorities will have to pay millions more  including Peterborough City Hospital, which will see rates rise from 
£2.5million to £4.8million by 2021, while the University Hospital Birmingham NHS Trust's bill is set to rise from £4.2million to 
£7.6million. 
 
Royal London Hospital in East London will see its bill rise by nearly 60 per cent to £9.7million. 
 
Peterborough and Stamford Hospitals NHS Foundation Trust said that rising business rates mean that it needs to put "additional 
cost efficiencies in place" on top of existing savings. 
 
The trusts are being represented by Billfinger GVA, a property consultancy, which said that hospitals are facing "exponential" 
increases in business rates. 
 
Jerry Schurder of Gerald Eve, a firm which advises companies and public sector bodies businesses on rates, said: “At a time 
when the NHS is under huge budgetary pressures, these rises in business rates liabilities highlight just how punitive the system 
has become and will be a cause of real concern for those tasked with delivering hospital and clinic services." 
 
Sally Gainsbury, a senior policy analyst at the Nuffield Trust think tank, said: "Hospitals are currently overspending at a rate of 
between £150million and £250million a month. They will struggle to absorb an extra hit like this - the NHS is already in severe 
financial difficulties. 
 
"When a hospital has to cut costs, it doesn't take long before they end up having to look at their staffing numbers, at doctors 
and nurses. They will be rushing around having to treat more and more patients." 
 
A spokesman for the Local Government Association said: “We have sought legal advice from counsel. We believe that NHS 
trusts and foundation trusts are not charities, and that the applications for rate relief are therefore unfounded.” 
 
A Government spokesman said: "All properties, including hospitals, have their rateable values set independently by the 
Valuation Office Agency and taxpayers have the right to appeal the VOA’s valuation.  
 
"This revaluation improves the fairness of rate bills by making sure they more closely reflect the property market. We have also 
introduced a £3.6 billion transitional relief scheme to limit the impact of any increases. ” 
 
 
 
Chancellor warned business rates could 'paralyse' pubs 
 
Increase: the hospitality trade is the only industry that is seeing an increase in rateable values across the whole country 
 
Pubs are in danger of being 'paralysed' by new business rates, the Association of Licensed Multiple Retailers (ALMR) has warned 
after writing to the Chancellor calling for rates reform. 
 
Ahead of the Budget in March, the ALMR has urged Chancellor Philip Hammond to consider reforming the way that rateable 
values for pubs are calculated. 
 
The new business rates take effect in April this year and research from the association has found that pubs will, on average, see 
a 15% rise in rateable values, despite most other industries seeing a reduction. 
 
ALMR chief executive Kate Nicholls told The Morning Advertiser the Association had written to the Chancellor because the 
industry was approaching a "crucial moment". 
 
"Our letter to the Chancellor, and much of our main Budget submission, concentrates on the issue of businesses rates – an 
issue that the ALMR has been fighting for years. 
 
"We now approach a crucial moment where the Government must act to ensure that rates bills are equitable, in order to 
protect investment, growth and employment in our sector, which is a key economic driver. 
 
"Business rates are an issue for many businesses, but the unique way in which they are assessed [in the licensed trade] means 
that the problem is magnified for pubs. This is the only sector facing increases in rateable value in every UK region. 



P a g e  | 42 

 

International Property Tax Institute 

IPTI Xtracts- The items included in IPTI Xtracts have been extracted from published information. IPTI accepts no responsibility for the 
accuracy of the information or any opinions expressed in the articles. 

 

 
"Pubs are being paralysed by exorbitant rates, which often can mean putting off investment or employment. We need action on 
this issue right now to protect the futures of the UK’s pubs and bars," she said. 
 
Unique calculations for pubs 
 
Business rates for pubs are calculated differently to other businesses, as they take account of trading potential as well as site 
value, an issue that's consistently come under criticism from trade bosses. 
 
Nicholls told BBC Radio 4's Today programme that this was just one area that results in pubs paying unfair business rates. 
 
She said: "Uniquely for pubs, rateable values are based on trading potential, as well as what the property could be rented for. 
That is why we are paying a disproportionate burden of business rates. 
 
"Over the course of the past seven years, we have seen an explosion of e-commerce, which the business rates regime hasn't 
kept pace with. Retailers and businesses with office space can now generate the same amount of turnover from a much smaller 
physical premises. Pubs, bars and restaurants are bricks and mortar premises that can't be moved online, so they are bearing a 
disproportionate burden." 
 
The ALMR’s letter to the Chancellor has, therefore, called for him to consider introducing transitional relief for licensed 
premises – similar to that recently offered to broadband providers – when the new rateable values take effect in April. 
 
'Sends out the wrong message' 
 
The Glasgow Chamber of Commerce is another trading body, which, in recent days, has added its voice to the growing calls for 
rates reform. 
 
The group's chief executive, Stuart Patrick, said: "We are in a situation where licensed premises are subject to a different 
assessment process than businesses in other sectors, creating an unequal playing field. 
 
"Glasgow’s night-time economy which includes world-class restaurants, bars and nightclubs, is a key driver for people choosing 
to visit the city and this revaluation process sends out the wrong message.  
Businesses in the leisure industry should closely check their revaluation and start the appeal process if they are affected by a 
large rise in rateable value." 
 
 
Cash-strapped NHS forced to shell out extra £635m due to the hike in business rates 
 
Rates will increase by a third by 2021, but some hospitals and surgeries will have their charges doubled 
 
NHS surgeries and hospitals will be forced to shell out an extra £635million over the next five years in England and Wales due to 
the hike in business rates. 
 
Health trusts already struggling to plug black holes in their budgets have threatened legal action – and bosses warn the 
increased fees will worsen their finances even further. 
 
Rates will rise by a third on average by 2021, but some hospitals will have their charges doubled – with Peterborough City 
Hospital set to see rates jump from £2.5m to £4.8m. 
 
More than 150 trusts are threatening to mount a major test cast against a local authority unless they’re granted an exemption 
or rebate. 
 
Business rates for hospitals will rise from £328m to £418m in five years, while GPs will see their costs rise from £357m to £332 
over the same period. 
 
Sally Gainsbury, of the Nuffield Trust think tank, said: “Hospitals are currently overspending at a rate of between £150m and 
£250m a month. They will struggle to absorb and extra hit like this. 
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“When a hospital has to cut costs, it doesn’t take long before they end up having to look at their staffing numbers, at doctors 
and nurses.” 
 
PM Theresa May was urged to scrap the “penal and unfair” system. 
 
And it’s not just NHS trusts that will be hit by the crippling rates rise. 
 
Small businesses will reportedly be hit by rises of up to 400 per cent, while online giants such as Amazon will pay lower rates for 
their huge warehouses. 
 
The new rates, which will take effect in April, will see firms paying amounts calculated on the rise in property prices. 
 
A Treasury spokesman said the retail sector as a whole would see business rates fall by 6 per cent and added: “All taxes are kept 
under review and any changes are announced at fiscal events.” 
 
 
 
Let the Mayor save our high streets from crippling rates rises 
 
Small shops and pubs are under threat from the Treasury’s revaluation — it’s time for City Hall to take back control 
 
A wealthy resident of One Hyde Park, the Candy brothers’ luxury carbuncle in Knightsbridge, will this year pay a property tax of 
£1,400. On the ground floor of the same building is a shop selling Rolex watches. Its property tax is £244,000. Is Britain a 
banana republic or not? 
 
I am not sure if Rolex counts as a convenience store for One Hyde Park, as in, “Darling, we seem right out of Rolexes. Can you 
pop round the corner and get me a couple?” But for any local shop to pay 180 times what an adjacent flat pays is barking mad. 
 
Across London, businesses big and small are now gazing at their new business rate bills with horror. 
 
The O2 Arena’s is up 142 per cent, the Tower of London up 90 per cent and the Bank of England up 61 per cent. Harrods is to 
pay a staggering £18 million. 
 
The Treasury, surprise, surprise, has calculated that it needs not pay any extra at all. The cynicism is total. 
 
Smaller entrepreneurs have no protection. The Spitalfields delicatessen owned by the writer Jeanette Winterson last year paid 
£21,000 in tax. 
 
The rateable value is now £54,000 and she faces closure. Rows of shops, even in Kensington High Street, are either shut or 
shutting, savaged by both business rates and online suppliers, many of whom pay no taxes. 
 
The rates paid by my local pub will go from £31,000 to £42,000. This is almost 20 times what the (much larger and richer) 
houses around it are paying.  
 
We all know that public spending must be paid for and taxes must rise. But taxes should be fair and should embrace some idea 
of public good. London’s taxes are unfair and inexplicable. If the Communities Secretary, Sajid Javid, forces my pub to close, I 
will not forgive him. 
 
Ever since Thatcher seized local business taxes for the Treasury in 1990 — returning some of the revenue in block grant — their 
size and the property values on which they are based have been fixed by central government. National politicians, cowards by 
nature, have fought shy of raising these values.   
 
Since that time London has grown hugely richer than the rest of Britain, and business tax valuations have become seriously 
unbalanced. 
 
Some adjustment to the benefit of the North was in order, and for two thirds of the country business rates are now coming 
down. In London have they soared, but Londoners, long cosseted, should be careful how they protest. 
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But protest they should. For big corporations business rates are just another overhead. For small shops the sudden rise has 
been like boiling frogs. Values concealed by political cowardice since 2008 have grown hotter and hotter and now, suddenly, 
the frogs are dead in the water.  
 
The valuation rises are dumb. In the first place they treat individual businesses the same, irrespective of profit or importance to 
the community, depending on the rental value of surrounding properties. 
 
Given the Government’s new freedom to permit changes of use, this is a massive incentive to any building owner to get out of 
high-tax commercial and into low-tax residential. It is as if Whitehall had put a bullet in the head of our high streets. 
 
The Government has proposed some transitional relief, but this cannot possibly compensate for the swingeing rises. 
 
First, there must be a case for discounting independent small businesses or certain classes of use, such as food shops and pubs. 
 
As high-street campaigner Mary Portas says: “These start-ups and independents are the people we want to move in to difficult 
areas, who hold the key to regenerating them. In countries like France mayors have the power to determine these things.” 
 
More to the point, something must end the monster tax disparity between London’s high street businesses and residential 
properties. 
 
While Labour’s mansion tax was ill-conceived, its principle was sound: that wealthy properties should pay proportionately more 
than poor ones. 
 
It is absurd that a One Hyde Park flat should be liable for the same council tax as a flat a fifth its value down the road, and 
barely one per cent of what is paid by a local shop. 
 
Property taxes worldwide are levied to pay for local services. Britain’s nationalisation of business rates has been a shambles. 
 
Retail businesses are, in effect, subsidising wealthy home-owners’ property taxes. The latter have plummeted in real terms over 
the past quarter century, aiding the upward spiral of house prices. Business rates have soared 
 
The last London mayor, Boris Johnson, was asleep on this case. Whitehall’s war on high streets has been persistent. 
 
It has long promoted out-of-town shopping centres and hypermarkets. The Treasury’s tax indulgence of offshore retailers and 
home delivery is notorious. 
 
There is no attempt to link tax policy with town planning, despite the old mantra that pubs, cafés and high street shops are vital 
to cohesive communities.  
 
When the current Business Secretary Greg Clark was planning minister he promoted easier change-of-use from commercial to 
housing as some vague free-market boon. 
 
This upheaved high street rents and rates values and devastated shops other than tax-free charities and high-margin coffee 
bars. Clark became the patron saint of Starbucks.  
 
The idea that ministers are ideally placed to oversee the shifting social economy of the London high street is palpably absurd. 
 
In most big cities the character of shopping streets and the taxes imposed on them are decided by mayors and councils. They 
may make mistakes but they are accountable for them locally. 
 
The Mayor’s recent local finance commission advocated bringing all taxes on property, including stamp duty, under the aegis of 
London’s local government. 
 
The gross revenue would then be redistributed across London on the basis of need. It is a good idea. Anything is better than 
what we have now. 
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Businesses face ‘astronomical’ rise in rates bills 
 
First revaluation in 7 years provokes anger and calls for overhaul of system 
 
At the base of One Hyde Park, a development of luxury flats in London, is a reminder why some say Britain’s system of property 
tax has become dangerously bent out of shape.  
In April, the Rolex shop on the ground floor will see its bill exceed the combined tax on the 85 apartments upstairs, following a 
40 per cent rise to £239,500. 
 
The huge imbalance results from the way that the UK calculates property taxes. For residents, property taxes are still based on 
house prices from 26 years ago. But for businesses, they are updated regularly. The first “business rates” revaluation in seven 
years takes effect in April, and is already stirring outrage and demands to overhaul what many regard as an outdated system. 
 
“In the next couple of weeks people are going to get rates bills that are astronomical,” said John Webber, head of business 
rates at property consultancy Colliers International, predicting some businesses in central London would face increases of 300-
400 per cent. 
 
Tony Travers, an expert on local government at the London School of Economics, blamed the imbalance on political pressures. 
“The sum total of the property tax system is far more draconian for businesses than for households. It’s hard not to conclude 
that this is because householders vote whereas businesses are seen as able to cope,” Mr Travers said. “This revaluation is an 
incredibly odd thing for a pro-business government to visit upon business.” 
 
The Treasury defended the revaluation, saying it “improves the fairness of rate bills by making sure they more closely reflect 
the property market”. It said cuts to business rates last year would mean a third of businesses would pay no rates and nearly a 
million businesses would see their bills cut. 
 
But business lobby groups have singled out changes to the tax as their chief demand of the government in next month’s 
Budget, with the CBI, British Chambers of Commerce and Institute of Directors calling for an easing of exemption rules and 
other reforms. Without them, some longstanding businesses in central London, in particular, claim they will be forced to 
relocate. 
 
“Business rates” are a key pot of revenue for the government. In 2016-17, they are forecast to raise £28bn compared with 
£43bn for corporation tax. 
 
The revaluation will not raise any new income. Instead, it is a redistribution of the taxpaying burden among 1.8m properties in 
line with the changing property market. Although this is supposed to happen every five years, the last revaluation was delayed 
by two years. The government said back in 2012 that the delay was to prevent “unexpected hikes” in tax for small businesses 
and has since granted exemptions to some of the smallest businesses. 
 
However, many believe the move by Eric Pickles and George Osborne, then the communities secretary and chancellor, was 
political — the changes would have taken effect in April 2015, one month before the general election. “It is a fascinating 
coincidence that the revaluation they postponed would have taken place just before a general election,” Mr Travers said. 
 
Property taxes have a particular resonance for the Conservative party: the replacement in the early 1990s of “domestic rates” 
— taxes charged to home occupants — with a poll tax caused riots that helped to bring down the Thatcher government. The 
poll tax was then replaced with a council tax. Mr Webber called the latest delay in the business rates revaluation “ridiculous” 
and blamed the longer wait for causing bigger swings. It had “done nothing to help the high street” in the Midlands and north 
of England, he added, noting that struggling businesses there were due a cut of 40-60 per cent two years ago. 
 
Businesses cannot predict what will happen to their rates bills at a revaluation since the calculation involves not only the 
change in their own property’s value but also what has happened to others. 
 
New technology is making it possible to do revaluations more regularly, according to Mr Webber. Property is revalued every 
year in Denmark and the Netherlands, for example. “It’s not difficult to do,” he said. 
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Last year the government said it “aims to deliver” more frequent revaluations at least every three years. 
 
In London, the mayor and council leaders complained that the economic disparity between the capital and the rest of the 
country would lead to a steady ratcheting up of the tax burden under the current system. Sadiq Khan, mayor, told the FT the 
current situation “is grossly unfair” and the result of a “skewed system”. They have called for the operation of the system to be 
devolved to London and separated from the rest of the country as a way of “protecting businesses from unreasonable 
increases”. 
 
 
'Council tax bombshell' will see rates rocket 25% in the next three years 
 
 
Research by the House of Commons library shows town halls will need to raise billions to keep up with the cost of social care 
 
Labour has warned of a council tax “bombshell” after documents showed bills are to rise by 25% by the end of the decade. 
 
Research by the House of Commons library revealed ministers expect town halls to scoop almost £6billion extra a year in 
council tax by 2020. 
 
If shared equally across each home, it would mean the average band D household paying an extra £371 a year by then. 
 
Shadow Local Government Minister Jim McMahon said: “What we have on our hands is a council tax bombshell.” 
 
The extra cash represents a 25% rise on the £22billion raked in by councils in England in 2015. It is the cumulative effect of 
annual 2% council tax hikes allowed over the five-year period, plus two further 3% increases unveiled by Theresa May last year 
to help cover the cost of social care. 
 
Mr McMahon blasted the Prime Minister for failing to address the social care crisis and leaving it to councils to hike taxes. 
 
Referring to cuts of up to 40% to many town halls since 2010, he said: “Local councils have been backed further into a corner by 
a barrage of funding cuts from the Government, and their only option is to keep increasing council tax. 
 
“Instead of hurting ordinary families, we need a fresh look at how we fund a health and social care system that is fit for now, 
and for the future.” 
 
Cllr Claire Kober of the Local Government Association, which represents more than 370 councils, added: “Social care faces a 
funding gap of at least £2.6billion by 2020. Services supporting the elderly and disabled are at breaking point. It cannot be left 
to council taxpayers alone to fix them.” 
 
Chancellor Philip Hammond , who failed to mention the social care crisis in his mini-Budget in November, is under under 
mounting pressure to offer a funding boost in in his first full Budget next month. 
 
Even his own council in Surrey was left so short of cash for social care it proposed a 15% council tax hike in a single year. The 
plan was dropped last week. 
 
A Department of Communities and Local Government spokesman said: “Council tax is expected to be lower in real terms at the 
end of this Parliament than it was in 2010 and we’ve protected residents by allowing them to veto excessive rises at a local 
referendum. 
 
He said a four-year funding settlement made almost £200billion available to local authorities, adding: “We’ve also announced 
an additional £900million for social care, meaning councils will have £7.6billion of dedicated funding over the four years.” 
 
 
 
SCOTLAND - Glasgow bar owners warn business rates revaluation will be 'final straw' for some 
 
Leisure sector argues that assessment method puts city's busy night-time economy at an unfair disadvantage 
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Glasgow hoteliers and publicans are warning that the business rates evaluation could force some of them to close down. 
 
Senior representatives from the leisure sector attended a recent 'crisis' meeting on the issue, also supported by city business 
organisations such as Glasgow Chamber of Commerce, the Glasgow Restaurants Association, Greater Glasgow Hotels 
Association and the Sauchiehall Street Business Improvement District. 
 
Glasgow Chamber of Commerce is now encouraging businesses to check their proposed business rates revaluation and to lodge 
an official appeal if the figures from the assessor have greatly increased. 
 
Hoteliers and publicans argue that the business rates revaluation process is unfairly weighted against licensed businesses, 
which they say are subject to a different assessment method which puts a major focus on turnover in calculating the final 
rateable value. 
 
They are also unhappy that assessors are using sales figures from 2014/15, which further inflates the values as many businesses 
reported a bumper year due to external factors such as the Commonwealth Games. 
 
Duncan Johnston, general manger of Hotel Indigo Glasgow, said: “Any potential rise in business rates is of great concern for 
hoteliers, some of whom are reporting increases of up to 200%. 
 
''At a time when the city is placing a huge focus on boosting the number of visiting tourists putting an extra strain on hotels 
doesn’t seem very sensible. 
 
“It will also deter investors, put off by tighter margins if rates are inflated. This would have a negative impact on new hotels 
coming into the city and investment for our existing stock.” 
 
Ryan James, chairman of Glasgow Restaurants Association, said: “There are many different pressures facing the city’s 
restaurant businesses, which are so tightly squeezed I genuinely believe rate increases could be the final straw. 
 
“Our independent culinary offering will undoubtedly suffer and, as one of the city’s prized attributes to visitors and locals alike, 
this is unacceptable. 
 
“I honestly can’t get my head around why licenced businesses are subject to a different assessment method than other 
companies and feel this is extremely unfair.” 
 
The revaluation comes less than three months after Glasgow launched its ambitious Tourism and Visitor Plan to attract one 
million more visitors by 2023. 
  
Many of the businesses that will be most affected by the revaluation are those which are integral to Glasgow’s offer as a great 
place for visitors to come and enjoy. 
 
The retail and night-time economy was recently valued by the Moffat Centre as collectively contributing £5.46bn to the city’s 
economy, generating more than 33,000 full-time jobs. 
 
Brian Fulton, chairman of the Sauchiehall Street BID, said: “Our members grouped together to contribute an added percentage 
on top of existing rates specifically to enhance the overall area so any further forecasted rises in rateable value will be very 
unsettling news. 
 
“The majority of businesses along Sauchiehall Street are licenced premises, faced with the same challenges experienced by the 
industry as whole, so we’re understandably wary of any additional financial burden resulting from an unfair assessment 
process.” 
 
Stuart Patrick, chief executive of Glasgow Chamber of Commerce, said the underlying sentiment which came out of the meeting 
was one of major concern from the leisure business community about the methodology in which revaluations are calculated for 
the licensed trade. 
 
“We are in a situation where licensed premises are subject to a different assessment process than businesses in other sectors, 
creating an unequal playing field. 
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“These companies are a crucial asset in support of the city’s tourism strategy but instead of being able to look forward they’ve 
instead come under major pressure, with some set to experience a doubling of their annual business rates bill. 
 
“Glasgow’s night-time economy which includes world-class restaurants, bars and nightclubs, is a key driver for people choosing 
to visit the city and this revaluation process sends out the wrong message. 
 
“Businesses in the leisure industry should closely check their revaluation and start the appeal process if they are affected by a 
large rise in rateable value. 
 
“During the appeal process businesses are liable for the increased rates bill and given the process can take a number of years to 
conclude we would be keen to understand if there will be any form of transitional relief available to the sector.” 
 
A Scottish Government spokesman said: “The Scottish Government announced a package of action to reduce business rates as 
part of the draft budget presented to Parliament by Finance Secretary, Derek Mackay. 
 
''The Small Business Bonus Scheme, which has already saved firms around £1.2 billion, will be expanded from April to lift 
100,000 properties out of rates completely. 
 
''Meanwhile, 8,000 business properties will no longer pay the Large Business Supplement, and the overall business rates 
poundage – the core tax rate that applies to the rateable value of business properties – will also be cut by 3.7% to 46.6p.'' 
 
The spokesman added that the rating valuation of business properties is undertaken by independent assessors, funded by local 
councils, not the Scottish Government. 
 
He said: ''Each council retains all the business rates revenue it collects, and it is for councils to apply rates reductions, on top of 
existing statutory reliefs, as they see fit. Individual business rate payers can appeal their valuation via independent processes if 
they feel it is incorrect.” 
 
 
 
SCOTLAND - Business rates burden must be addressed 
 
IT HAS been seven years since the last commercial property revaluation. With two Holyrood and two General Elections, two 
referendums, and enormous fluctuations in economic conditions since then, not even Nostradamus would have been able to 
confidently predict each businesses liability in advance. 
 
Although rates revaluation sounds tedious, it’s crucial to the health of the retail industry. Business rates are the single largest 
tax paid by retailers, many of whom scratch their heads wondering what they receive in return. Last year retailers paid one-
quarter of the £2.8 billion raised from rates. 
 
To explain the problem, the current approach to revaluation is a bit like getting a new council tax bill – but with little idea why 
or how the band your house is in came about, with only weeks to prepare, and as if the tax rate had risen consistently over the 
past seven years. It’s unsurprising firms have been concerned. 
 
For businesses in geographical areas or sectors deemed to have done well over the seven years, the likelihood is they will face 
significant rises. For retailers operating in a highly competitive market with narrow margins that might well mean a significant 
extra hit on top of a number of other costs, including the new apprenticeship levy. 
 
The theory is this rates rise should be offset elsewhere. However, in areas which have performed less well, businesses may 
already have suffered. To learn that their rates bill might now be lower is little comfort. 
 
There is a systemic problem here. Business rates are a revenue for government, but retailers have found themselves forking out 
more, most notoriously the 5,077 businesses who still pay the Large Business Rates Supplement, which doubled last year. 
Meanwhile, shop numbers have fallen 1,700 over these seven years, with 10,000 fewer retail jobs. 
 
It’s this tinkering which has created a tax leviathan. The current system is anachronistic, unwieldy, unresponsive and broken. 
That’s why the SRC campaigned for fundamental business rates reform. We were delighted when ministers announced Ken 
Barclay would lead a review, and we’ve already made our arguments to his commission. 
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The case is straightforward. Retailers want a system which is flexible, simple, and competitive. First, we want to see a 
commitment to three-yearly revaluations. That would ensure the tax flexed with economic circumstances and gave firms 
certainty. It would reduce the enormous number of appeals which bedevil the system. 
 
Secondly, the whole system needs simplified. Why does Scotland have 14 Assessors who calculate valuations when the whole 
of England and Wales has one? Similarly, politicians’ endless tinkering with the system has created innumerable reliefs and 
levies – these need simplified. 
 
Finally, business rates need to be focused around promoting economic growth rather than just raising revenue. To the 
Government’s credit the small firms’ relief is a start. But the case for only promoting small businesses is flawed. One of the 
structural failings of the Scottish economy is the failure of SMEs to upscale their businesses. When the tax system 
disproportionately penalises them for doing so, it’s hardly a surprise. 
 
 
SCOTLAND - Property tax out of kilter  
 
Buying a £1m home costs £45,000 more in Scotland than in England because of LBTT 
 
Any decent and fair society requires a decent and fair taxation system; if we want first class public services, then we must all 
bear the cost of their provision. And those who can afford more should pay more. But governments should be careful that their 
tax plans do not have the effect of damaging the economy.  
 
The Scottish property tax – a charge that sees an extra £45,000 added to the cost of a £1 million house if it is bought in Scotland 
rather than England – may not bring the benefits that SNP ministers believe.  
 
Property experts report that the Land and Buildings Transaction Tax is discouraging highly paid executives from moving to 
Scotland.  
 
It is tempting to place this issue in the category of “First World Problems”, but if wealthy individuals decide against living in 
Scotland, the long-term effect will be to deprive public coffers in Edinburgh of a career’s worth of taxes.  
 
The Scottish Government has announced plans to use Holyrood’s tax powers to introduce the top rate of income tax at a level 
lower than it sits in England and Wales.  
 
On top of that, businesses have been hit by substantial increases in rates which have led some employers to warn they’ll have 
to pass on charges to customers or shut up shop. Scotland’s economy currently lags behind the rest of the UK and that 
economic picture is likely to get worse as we move towards departure from the European Union. This being so, the Scottish 
Government should be cutting taxes, not raising them.  
 
To prosper, Scotland must attract as many high earners as possible and we must be a competitive place for businesses to 
relocate. For too long Scottish politicians have treated the private sector as an afterthought, lavishing love and attention on 
public sector workers. It’s time for a rethink by First Minister Nicola Sturgeon and her colleagues. A smart tax system that truly 
benefits all will not be created through the introduction of punishing high charges for wealth creators. 

 
 
 
Council tax increases: Nearly every town hall in the country planning major changes, survey finds  
 
Nearly every council in the country is planning a tax raid on households to boost funding, a new survey has found. 
 
Research has found that more than 90 per cent of town halls are planning council tax increases of up to 5 per cent as well as 
increasing charges for services such as parking and green waste collections. 
 
Conservative MPs last night accused councils of plotting “back-door methods” to “squeeze” households. 
 
It comes amid growing claims by councils about significant financial shortfalls because of the rising cost of social care. 
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The survey by the Local Government Information Unit (LGiU) found that , 94 per cent of town halls intend to increase service 
charges. 
 
Some councils even plan to charge higher fees for funerals in cemeteries or crematoria, the research found. 
 
The same proportion of town halls also said that they are planning to increase council tax by up to 5 per cent for residents over 
the coming year, a move that will add around £76 to the typical bill for a household. 
Councils are able to increase council tax by up to 5 per cent without having to call a referendum under Government rules. 
 
The latest survey for the first time suggests that nearly every council in England intends to increase bills for households. 
 
At the end of 2016, only around a quarter of councils had been expected to put up tax in the coming year. 
 
It follows a major row over Tory-run Surrey council, which had been threatening to hold a referendum on whether to increase 
council tax by 15 per cent. 
 
Theresa May was accused by Labour of offering Surrey a “sweetheart deal” allowing it to keep 100 per cent of business rates in 
order to abandon plans for the referendum. 
 
According to the survey by the LGiU, four other councils have now abandoned plans for referenda allowing them to raise 
council tax by more than 5 per cent. 
 
Of the councils surveyed, 52 per cent said that adult social care is the greatest pressure on their finances. 
 
A quarter of the town halls which said they are planning service charge increases said that more than 5 per cent of their 
2017/18 budget will now be funded by the hikes to things like parking fees and garden waste collections. 
 
Conservative MP Julian Knight, a member of the Communities and Local Government select committee, said: “Councils need to 
realise that parking is essential for businesses and retailers and when they are coming to a time when they are going to keep 
business rates relief, putting up parking charges in this way is going to be self-defeating. 
 
“Councils need to be honest with their residents about their finances. Just trying to use these back-door methods to squeeze 
cash out of users is not right.” 
 
Town halls are planning increases to council tax and service charges such as parking and bin collections  
 
John O'Connell, chief executive of the TaxPayers' Alliance, said: “Residents who are themselves struggling to make ends meet 
are going to be alarmed by this, given that taxpayers across England have seen their council tax rise by nearly 60 per cent in real 
terms since 1996/97, with a total of 152 local authorities increasing council tax every single year. 
 
“Councils must remember and respect the fact that families are facing financial constraints too so they really must cut out every 
bit of non-essential spending such as increases in councillors' allowances, for example, before asking residents to dig deeper 
into their pockets.” 
 
Of the 375 councils in England and Wales, 131 took part in the annual study. 
 
Jonathan Carr-West, chief executive of LGiU, said: "Local government finances across the country are in a dire state. Council 
budgets are stretched beyond measure. 
 
"Increased demand coupled with the management of nearly a decade of cuts from the Government has left local government 
at breaking point. Everyone is expecting someone to fail. They are just hoping it won't be them." 
 
A series of Conservative MPs have demanded that the Government cuts foreign aid spending in order to fund social care for 
pensioners. 
 
Philip Davies, MP for Shipley, said: “It is utterly ridiculous that we are increasing taxes for the people just about managing – the 
people the government is supposed to be prioritising – when there is so much money wasted in overseas aid that could be 
spent to help elderly and disabled people in our own country. 
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“I am afraid the government are hugely out of touch with the public on this issue.” 
 
 
 
STA ramps up solar business rates campaign ahead of April adoption 
 
The Solar Trade Association is ramping up its campaign against a proposed increase in solar business rates, aiming to secure a 
U-turn ahead of new rates coming into force on 1 April 2017. 
 
The STA is to meet with financial secretary to the Treasury Jane Ellison today to discuss the issue, with the association hoping to 
convince the government that commercial solar rooftops should not be penalised in such a fashion. 
 
After coming to light last summer, the proposed increase in business rates – which could see systems designed for self-
consumption hit by eight-fold increases in taxes – has created considerable uncertainty in the rooftop market. 
 
Although chancellor Philip Hammond could prevent the increase via legislation – and next month’s spring Budget would provide 
ample opportunity to do so – the increase still stands to come into effect from 1 April 2017. 
 
Leonie Greene, head of external affairs at the STA, told Solar Power Portal that the trade body would be using the discussion to 
put across the position the UK solar industry finds itself in following the raft of cuts enacted over the past 18 months. 
 
Central to the discussions will be the business rates issue set against the backdrop of current energy policy, the anti-
competitive nature of the taxes and how sites designed for self-consumption over export are to be penalised. 
 
“The case we have is very strong - we're confident of that. We know other departments are on our side so this comes down, yet 
again, to the Treasury & its willingness to look objectively at the facts. From an economic perspective solar is a no-brainer; we 
estimate parking this tax hike & very modest reforms to FITs will unlock a billion of extra investment in solar rooftops this 
parliament,” Greene added. 
 
Opposition to to the business rates increase on solar is widespread throughout the political landscape, with London's deputy 
mayor for environment and energy Shirley Rodrigues this week adding her voice to the calls to amend the plans. 
 
Speaking at the Energy Storage and Connected Systems conference, she said the government needed to "stop changing the tax 
system to disadvantage renewables and low carbon energy generation", using the busiuness rates issue as the latest example. 
 
The STA's meeting coincides with the delivery of a letter to the Treasury signed by schoolchildren from Eleanor Palmer Primary 
in Camden pleading for the increase to be scrapped. The school installed solar on its roof last year after raising £19,500. 
 
Supermarket giant Sainsbury's is continuing to support the fight against the new rates having been one of more than 160 
organisations to address the chancellor last year. 
 
Meanwhile a petition launched by Greenpeace calling on chancellor Philip Hammond and PM Theresa May to abort the 
increase has neared 150,000 signatures. 
 
 
 
Rip up rates regime to raise productivity, leaders urge 
 
Business chiefs tell chancellor to reform levy 
 
The chancellor should use the budget next month to rip up the business rates regime to raise investment and tackle Britain’s 
woeful productivity record, an influential corporate lobby has said. 
 
The tax, which is levied on property values and produces £29 billion a year, is an “outdated and poorly designed system that 
places a crippling financial burden on many companies”, the British Chambers of Commerce said in its submission to the 
Treasury before the March budget. 
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The CBI, Britain’s biggest employers’ group, also has called for reform of business rates in the budget, but it stopped short of 
demanding as radical an overhaul as the BCC, which wants a series of changes that would cost the taxman more than £4 billion 
a year. 
 
In return, companies would “invest more in training, recruitment and growth plans and close the productivity gap, which is 
absolutely critical to supporting success through the Brexit transition”, the BCC said. 
 
Britain’s productivity is so poor that it takes a UK worker five days to deliver what a German can make in four, undermining 
living standards and wages. Philip Hammond has put productivity at the heart of his plans, announcing in the autumn statement 
in November a £23 billion productivity investment fund for infrastructure and innovation over the next five years. 
 
However, the sum was dwarfed by the forecast collapse in business investment since Brexit. The Office for Budget 
Responsibility has estimated that uncertainty caused by the referendum will lower private corporate spending by £27 billion a 
year by 2021, compared with the £3 billion of additional annual spending that year by the government. “The £27 billion beats 
the £3 billion by a street and that is why productivity growth is going lower in our forecast,” Sir Stephen Nickell, a former 
director at the OBR, told MPs late last year. 
 
The BCC, which represents thousands of companies, expects business investment this year to shrink by 2.1 per cent, the worst 
performance “since the height of the financial crisis in 2009”. To counter the fall, it said: “The focus for budget 2017 must be on 
supporting long-term business investment by taking action to deliver real reform to the business rates system.” 
 
Rain Newton-Smith, the CBI’s chief economist, said that “top of the list is for the government to tackle the UK’s outdated 
business rates system”. 
 
Business rates will be updated in April for the first time in seven years, but the government has insisted that the changes should 
not affect the total pot. It means that while rates will fall for 920,000 businesses and stay the same for another 420,000, they 
will rise sharply among the remaining 510,000. 
 
The BCC has urged the government to “abandon the fiscal neutrality principle” and to tolerate higher borrowing because “the 
guiding principle of reform must be to increase business survival, growth and investment”. 
 
It said that plant and machinery should be excluded from the property valuations, at a cost of £2 billion. Companies’ rates rise if 
they invest in better technology or new machinery, which creates “perverse incentives”. 
 
The BCC also urged the government to bring forward from 2020 to this year plans to switch the inflation uprating from the 
retail prices index to the lower consumer prices index. The move would cost the state £350 million a year. The CBI said that the 
switch should be made in 2018. 
 
The BCC, the CBI and the Federation of Small Businesses all said that boosting productivity should be the priority in the budget. 
 
 
 
 
Rise in business rates favours online retailers over high street 
 
Amazon warehouses will see their rates fall while average London shop pays 14% more 
 
New business rates that will apply from April will skew competition further in favour of online retailers at the cost of high street 
shops, according to new research.  
 
The typical London shop is facing a 14 per cent rise in rates, while online retailers operating from out-of-town warehouses will 
only pay an extra 2 per cent, according to analysis by CVS, a business rates and rent consultancy.  
 
“If you’re sending your product straight to the consumer, and your business rates are based on industrial warehouse rates, 
you’ve a massive competitive advantage,” said Alan Hawkins, of the Independent Retailers Association. “The high street is being 
left with its historical cost base, and people go and window-shop and then buy it online at home.” 
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Property costs such as rent and rates can add up to half of all costs for retailers, according to estate agents Savills, while the 
costs of distribution centres are much lower. 
 
Across the country, CVS said the average shop faces an extra 8.4 per cent in rates. But there are wide disparities and some 
central London shops face 100 per cent increases.  
 
By comparison, distribution centres for retailers will pay 1.6 per cent more. According to CVS’s calculations, Amazon’s 
warehouse bill will fall slightly, Asos’s warehouse in Barnsley will see no change in rates, and Boohoo, the online fashion 
retailer, will benefit from a 13 per cent fall in rates on its Burnley facility.  
 
Amazon said business rates were rising on its offices but declined to comment further. 
 
Business rates have been revalued for the first time in seven years and are calculated on the rental value of the premises. Mat 
Oakley, head of commercial property research at Savills, said the revaluation would hit smaller retailers since the “nationals will 
see increases in the south balanced out by decreases elsewhere”. 
 
In central London the change will “draw into question the need to be in the West End, or have as many stores in the West End” 
and he said that some chains are exiting the area. He said there are “more impending voids” on Oxford Street, the capital’s 
principal shopping street “than we have seen for a while”.  
 
Mr Oakley said the gaps on Oxford Street would fill because of the desire among many companies, including a growing number 
of manufacturers such as Dyson and Tesla, to have a flagship store there.  
 
But high streets elsewhere may suffer. “Many high streets up and down the country have seen amazing regeneration over the 
past five years and we are at risk of losing it all,” said Mary Portas, the retail expert who conducted a government review on the 
high street. 
 
“We’ll end up with more restaurants and bars that are owned by chains. There won’t be fashion shops or butchers, it will be 
chain cafés and restaurants and I think that’s terribly sad,” she added.  
 
Jeanette Winterson, the novelist, runs Verde and Co, a deli in east London, which faces closure after being issued with a 59 per 
cent increase in rates, phased over three years. “It seems insane to me that as we are about to trigger Article 50 and when 
sterling has tanked, the government should expect London businesses to find more money,” she said. 
 
 
Millions face 5% council tax rise to fund social care 
 
Rises in council tax bills have been demanded by local authorities to help shore up the social care system 
 
Millions of householders face the biggest rise in council taxes for a decade as local authorities across the country revealed this 
weekend that they propose to increase bills this year by nearly 5%, three times the rate of inflation. 
 
One in three of the country’s biggest councils that have already drawn up their proposed rises have opted for the maximum 
4.99% that is allowed without holding a referendum, a Sunday Times survey reveals. 
Hampshire, East Sussex, Wiltshire, Bristol, Nottingham and Leeds are among those taking advantage of Theresa May’s decision 
to let them increase bills to raise money for social care. 
 
The average band D council tax bill in England last year was £1,530. A price rise of nearly 5% would mean an extra £76 on bills. 
 
An above-inflation rise in the cost of bills is a setback for the prime minister’s pledge to help those she has described as “just 
about managing”. The increase comes as families are also contending with sharp rises in energy prices and food bills. 
 
The rise in council tax bills has been demanded by local authorities to help shore up the country’s failing social care system, 
which the Local Government Association has warned faces a funding gap of £2.6bn by 2020. 
 
Norman Lamb, the former health minister, said the tax rises would penalise families while failing to generate enough money for 
the care system. 
 



P a g e  | 54 

 

International Property Tax Institute 

IPTI Xtracts- The items included in IPTI Xtracts have been extracted from published information. IPTI accepts no responsibility for the 
accuracy of the information or any opinions expressed in the articles. 

 

Lamb led a cross-party delegation of MPs to meet the prime minister last Wednesday to appeal for a solution that will ensure 
that elderly and vulnerable people are cared for and alleviate the strain on the NHS. 
 
“It is wrong to be putting the burden of sorting this onto a tax which is unfair, which hits lower income households harder and 
which increases inequality across the country as wealthy areas are able to raise more from this than poorer areas,” he said. 
 
“This just reinforces the absolute need to confront this properly rather than endless sticking plaster solutions as we lurch from 
crisis to crisis.” 
 
A survey of the country’s top tier 152 councils, conducted last week by The Sunday Times, showed that 86 who responded had 
already drawn up their proposed council tax rises. 
 
Of those, 28 had opted for the maximum permitted amount of 4.99% and 34 for rises between 3.99% and 4.99%; 21 councils 
set the proposed increase below 3.99%. Only two have chosen to freeze the tax for 2017-18. 
 
One council, Surrey, had proposed a figure of 15% and will be holding a referendum. Residents will get a rebate if it is rejected. 
Jeremy Hunt, the health secretary, has given the “principled” move his blessing as the MP for South West Surrey. 
 
Philip Hammond, the chancellor who is also a local MP, has remained neutral, however. He had been expected to find more 
money for social care in his autumn statement but No 10 was accused of blocking it. 
 
Following an outcry, Sajid Javid, the communities secretary, announced that he was changing council tax rules to let authorities 
charge an extra 3% ring-fenced for social care. 
 
A few councils are not imposing hefty increases. Hammersmith and Fulham in west London said it is freezing council tax. 
 
The Labour-led council said it had taken a “hard-nosed” approach to council finances, reducing the cost of its senior 
management team, reducing spending on publicity and renegotiating property deals with developers. 
 
Under the rises permitted by councils, an increase of 1.99% can be imposed to fund local services with a further 3% to fund 
social care. A referendum must be held for any proposed rise above 4.99%. 
 
 
 
 
Surrey Council tax rise of 15% approved before public vote 
 
A 15% increase in council tax has been approved in Surrey - before a referendum on the issue has been held. 
 
Authorities are legally required to hold a vote on increases above 2%, but council chiefs gave the go-ahead on Tuesday. 
 
If it is rubber-stamped by fellow officials, residents could be landed with the tax hike in April - a month before May's ballot on 
the issue. 
 
The Conservative-led council said government cuts were to blame. 
'More for less' 
It is expected to approve the new rates - which would add £200 a year to the bill for a Band D property - at a meeting next 
week. 
 
Waiting until the referendum - to be held alongside local elections on 4 May - would prevent the council from starting "vital" 
work to identify areas for spending cuts, it said. 
 
The ballot would cost up to £300,000, plus a further £630,000 to send out new bills if the rise was rejected, according to council 
documents. 
 
It has drawn up an alternative budget in case it loses the referendum.  

 
What next? 

https://mycouncil.surreycc.gov.uk/documents/s35124/item%2008%20-%20Council%20tax%20setting%20report%20for%202017-18.pdf
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Government legislation says the council tax bills must be issued as usual in March and then amended if the rise is rejected in 
the referendum. 
 
If paying by direct debit, council tax payers would be debited for April and May, including the increase, and if the rise is rejected 
their remaining monthly debits would be recalculated for the remaining months.  
 
Those paying annually would receive a new bill and a refund if the budget is rejected in the public vote.  

 
Highest average bills 
Surrey County Council's planned 15% rise only affects its portion of the bill. The district councils, police and crime 
commissioner, fire authority and parish councils all set their own and add it to the overall charge. 
 
However, when these are taken into account, council taxpayers across Surrey already have some of the highest bills in England. 
 
Districts of Surrey account for 8 of the 10 largest average annual bills per home, according to figures from the Department for 
Communities and Local Government. 
 
The average council tax in Elmbridge, taking into account property of every value, was £1,893 for 2016-17. 
 
In Surrey Heath it was £1,810. 
 
This is because the Band D rate (£1,696 in Elmbridge), often referred to as the "average", is not the average in areas with larger 
numbers of more valuable homes. 

 
 

Claire Kober, chairman of the Local Government Association's resources board, said: "After years of striving to keep council tax 
as low as possible or frozen, many town halls have found themselves having to ask residents to pay more council tax over the 
next few years, particularly to try and offset some of the spiralling costs of social care. 
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"Services supporting the elderly and disabled are at breaking point. It cannot be left to council taxpayers alone to try and fix 
them. 
 
"Only genuinely new additional government funding for social care will give councils any chance of protecting the services 
caring for our elderly and disabled." 

 
Analysis: BBC Surrey political reporter Jack Fiehn 
I have been going to cabinet meetings at county hall for several years now, but the mood at this one was particularly solemn. 
 
Conservative councillors said that such a large tax rise went "against the grain", was "counter intuitive" and done with a "heavy 
heart". 
 
But, in the end, the vote in favour was unanimous. 
 
Councillors also approved an alternative budget, based upon a 5% tax rise, in case the referendum in May is lost. However, they 
argued that this is not a sustainable option and would mean "draconian" cuts to services if it happened. 
 
Will there be a last minute deal which leads to the referendum being cancelled? The council leader David Hodge said that if the 
government does make an offer of extra funding over the next few days, he will make a decision about bringing it to the full 
council meeting on 7 February. If an offer were to happen after that date, he said he would call an emergency meeting.  
 
So there are negotiations taking place and it is still not certain that this tax increase will go ahead. 

 
Councillor Hazel Watson, leader of the Lib-Dem opposition on the council, said: "The Conservative administration at County Hall 
is asking Surrey residents to pay more for less - an unreasonable and unaffordable 15% council tax increase and £93m of 
unspecified cuts in council services. 
 
"It is time for the Tories at County Hall to end their secrecy and to spill the beans about the £93 million of cuts which are 
coming down the pipeline." 
 
The council said the alternative budget would lead to cuts of £30m in 2017-18, rising to £73m in 2019-20.  
 
The council said: "Because a referendum on the proposed council tax would not happen until 4 May 2017, the council would 
lose time beginning the extra work to achieve the additional £30m service reductions it would need to find within 2017/18." 
 
 
Plans to exempt conveniences from business rates criticised 
 
 
CORNWALL Council’s deputy leader has expressed disappointment at news on plans to exempt public toilets from business 
rates, saying this would create a ‘funding shortfall’ for the authority. 
 
North Cornwall Conservative MP Scott Mann last week said formal proposals have now come forward in the Local Government 
Finance Bill that would give local authorities the power to waive business rates under their discretion on public toilets. 
 
Many public toilets in the county have been taken on by town and parish councils.  
 
However, Liberal Democrat Cornwall Councillor for Launceston North and North Petherwin Adam Paynter, who is also the local 
authority’s deputy leader, said: “We have previously lobbied Central Government over the unfair burden of charging business 
rates on public toilets. While we welcome the Government’s decision to give local councils the powers to award discretionary 
relief from April 2018 under the Local Government Finance Bill, we are disappointed that there is no mention of additional 
money for councils which take up these powers. Applying these powers to the public toilets that are the responsibility of town 
and parish councils in Cornwall would create a £156,000 funding shortfall for the council. If the powers were applied to all 
public toilets in Cornwall, the shortfall would increase to around £250,000. We have previously called on the Government to 
compensate local authorities for any such funding shortfall, as it has done previously with other business rate relief measures, 
but we have yet to receive any confirmation that this will happen.” 
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Cllr Paynter attended last week’s meeting of Launceston Town Council, where he said: “It’s not going to save council tax payers 
a penny. 
 
“It would help town and parish councils and other businesses that are rateable but overall it’s not going to save the tax payer. 
 
“It will be for the next council after May to look at discretionary rate relief policy.” 
 
Launceston’s town clerk Christopher Drake told the Post the cost of the business rates on its three sets of public toilets it has 
previously taken on from Cornwall Council is £3,605.80. 
 
He said: “We would welcome any rate relief on sites, but even if this is not forthcoming. I would hope that the council would 
aim to keep the toilets free to use and our budget for 2017-18 allows for their continued free use.” 
 
Mr Mann, on welcoming the legislation, said: “It simply isn’t acceptable to have vital assets like public toilets being closed, and 
that’s why I wrote to David Cameron back in 2015 to request that business rates be waived, which currently see councils forking 
out thousands of pounds to pay for. 
 
“This legislation will allow Cornwall Council to waive business rates on all public toilets, and I was delighted to see this 
legislation passed by MPs.” 
 
The Local Government Finance Bill will now proceed to Committee Stage for line-by-line scrutiny before then returning to the 
floor of the House of Commons for Third Reading. Once passed, it will then proceed to the House of Lords for similar scrutiny. 
 
 
 


