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Submission from the Scottish Assessors’ Association 
 
On behalf of the Scottish Assessors’ Association I thank the Committee for its consideration of 
the Valuation (Postponement of Revaluation) (Scotland) Order 2020.  
 
The Committee will no doubt be aware of the role that Scottish Assessors play in delivering 
revaluations, and the resolution of appeals in relation to those revaluations, in accordance with 
the requirements of the Valuation Acts for all non-domestic subjects. Scottish Assessors have 
successfully delivered these services for over a century. The Scottish Assessors Association 
(SAA) draws together the cumulative experience of Assessors and their staff in order to 
promote consistency in the operation of the Valuation Roll, and to act as a consultative and 
advisory body in these matters.  
 
The SAA is unequivocal in its view that, for the reasons noted below, the proposed delay of the 
revaluation from 1 April 2022 until 1 April 2023 (and the associated change of the revaluation 
“tone” date from 1 April 2020 until 1 April 2022) is the most logical and pragmatic solution to the 
issues that have arisen in relation to the covid-19 pandemic. There are two main reasons why 
this appears to be a necessary course of action, namely uncertainty in property markets and an 
unprecedented appeal workload.  Both of these are a direct result of the pandemic.  I have 
noted some aspects of these below: 
 
Firstly, when considering uncertainly in the property markets, the Committee will of course be 
aware that the country went into a nationwide lockdown to counteract the effects of the 
pandemic in late March 2020. A phased easing of restrictions occurred over the summer and 
into Autumn, although some areas, particularly the Aberdeen area and the Greater Glasgow 
area, endured further spells of increased lockdown restrictions over this period. Restrictions 
were largely re-introduced throughout the central belt in early October 2020 with much of the 
country moving to level 3 of the Government’s five tier strategic framework on 23 October. At 
the time of writing the outlook over the winter months of 2020/21, whilst uncertain, appears 
likely to see the continuation of restrictions for much of the country for a significant period of 
time.2 
 
Whilst the SAA is clear that members of the Committee will be all too familiar with the details of 
the different lockdown restrictions, and their impact upon society and citizens generally, the 
SAA would wish to highlight the uncertainty that these conditions have brought to the property 
rental market. The property rental market is of course the foundation stone of non-domestic 
rating. Each General Revaluation is based upon the rental value that each property is 
assessed to have at the relevant “tone” date. The tone date for the currently scheduled 
revaluation in 2022 is 1st April 2020.  
 
It is apparent that the property rental market entered a period of great uncertainty from the 
point when the country first went into a national lockdown in March 2020. The widespread 
closure of the vast majority of business premises, the restrictions on when and how these 
business premises may be re-opened, and the general restrictions on the movement of people, 
may be expected to have impacted on the rental values of non-domestic properties. These 
impacts may potentially have had two distinct types of effect:-  
 

(i) those effects which are the direct result of restrictions preventing the use, or seriously 
limiting the use that could be made of individual properties or the manner in which 
trade could be conducted within the premises, are likely to have had an impact upon 
property rental values, and  



(ii) there may be a general effect on the economy arising from the pandemic which could 
impact upon property rental values in a similar fashion to the market conditions that 
impacted on property rental values in 2008.   

 
It will no doubt take some time for the effects of the pandemic on property rental levels to 
stabilise and become clear. There are a number of difficulties to overcome: 
 
 There appears to be little rental evidence available as yet to indicate what levels of rental 

value have been since the pandemic arrived. Amended rents and new rents will require to 
be agreed between landlords and tenants. There has been considerable uncertainty over 
the length of time that the various lockdown restrictions will last and of course restrictions 
have been imposed, lifted, and in many cases re-imposed in one form or another. There 
has also been considerable uncertainty in terms of how long the various business support 
schemes that have been initiated by government will last - most notably the furlough 
scheme. In order to arrive at any agreement as to what impact these circumstances will 
have on the rental value of the property concerned, both the landlord and the tenant will 
each require to form their own opinion of the impact of these circumstances and how long 
these circumstances are likely to last. They will then require to negotiate some form of 
agreement and of course each will be intent on preserving their own interests as best they 
can. As such, it is anticipated that some time will be taken before property markets 
properly reflect the impact of the health emergency and the attendant economic 
conditions.  
 

 The restrictions have clearly impacted on different types of business occupier differently. 
The rating hypothesis assumes that a shop is a shop without distinctions being made as 
to whether it is a book-shop or a butcher’s shop. However, in the current circumstances 
one type of shop may have been required to close whilst another type of shop may have 
been permitted to remain open. This may give rise to different levels of rental value within 
the same general category of subject.  
 

 Once new rental agreements have been struck, Assessors will require to ingather and 
analyse that information which in itself will take some time. It is anticipated that any 
agreements struck will be specific to the financial circumstances of the particular landlord 
and the particular tenant concerned, possibly reflecting the presence or absence of 
support mechanisms. As such it may well be the case that there is little or no consistency 
between the levels of rents struck, even for similar properties in the same location, 
making comparison between properties difficult. 
 

 In the particular case of the hospitality sector there may be significant difficulties 
encountered in seeking to establish any pattern of relationship between rents and 
business activity given that most properties have been closed for significant periods of 
time.    

 
The second key point is that across Scotland, circa. 50,000 appeals have been lodged on the 
basis that the covid-19 pandemic has caused a material change of circumstances. These 
appeals require to be resolved by the amended statutory disposal date of 31 December 2021. 
For the reasons given above this will be a challenging deadline, particularly if litigation is 
required through the appeals system. For the sake of comparison, some 80,000 appeals were 
lodged following the general revaluation in 2017. Circa 71,500 of those appeals have been 
resolved in the 36 month period since the appeals were lodged. 
 
The SAA’s position is that it is right and proper that these factors should be taken into account 
in resolving the appeals that have been lodged, notwithstanding the difficulties and generally 
unsatisfactory nature of the rental evidence that may be available to do so. Assessors will 



make every possible effort to reach an equitable assessment of the rateable value in each case 
within the required timeframe. 
 
However, the SAA’s position is that the current conditions outlined above would be highly 
prejudicial to the delivery of a suitably robust and reliable General Revaluation if the date of the 
revaluation, and the tone date, are not amended as set out in the Valuation (Postponement of 
Revaluation) (Scotland) Order 2020. 
 
As highlighted above, there are likely to be real difficulties caused by the very limited amount of 
rental information that is available to base a revaluation on which reflects the post-covid 
situation. Such evidence as is available is likely to be inconsistent and unreliable. Rental 
evidence from before the pandemic is likely to be of limited use and would be open to 
significant legal challenge. If the limited post pandemic evidence alone is adopted as the basis 
for a revaluation then the valuations that are based upon that information may not be robust 
and reliable. This could place the circa £2.9Bn of income generated by non-domestic rates at 
significant risk. 
 
A further consequence of basing the revaluation on very limited and potentially unreliable 
information could be to undermine ratepayer’s confidence in the levels of value applied. This 
could potentially increase the volume of appeals that are made against valuations, which could, 
in turn, undermine the viability of the three yearly revaluation cycle that has been introduced 
through the Barclay reforms. Ultimately basing a revaluation on limited and potentially 
unreliable information could undermine general confidence in the system of non-domestic rates 
to deliver a robust and reliable tax base. 
 
The SAA also has a fundamental concern over the distribution of the rating burden that could 
arise if the revaluation is undertaken on the limited and potentially unreliable information that is 
currently available. The overall purpose of a revaluation is to spread the rating burden amongst 
ratepayers according to the rental value that each property had at the tone date. In general 
terms this is readily achieved as property rental markets tend to adjust relatively slowly over 
time, with some sectors gradually increasing in relative terms and other sectors gradually 
reducing in relative terms. A revenue neutral revaluation redistributes the rating burden 
according to the passing levels of rental values at the tone date - and that pattern is “baked in” 
until the next revaluation comes into force. However, the current situation is quite abnormal. 
The impact of basing a revaluation on the levels of value available at this point in time may be 
to lock non-domestic ratepayers into a commitment to pay non-domestic rates at levels that 
may prove to be a very transient and inconsistent basis. Ratepayers will be committed to pay 
rates charges for a period of three years - until the next revaluation comes into effect, when in 
fact the picture may change quite radically over the coming months and years. 
 
The SAA is aware of suggestions that the revaluation should not be delayed until 2023 but 
rather should proceed on 1 April 2022 with a tone date of 1 April 2021. However, the SAA 
firmly believes that the situation with covid-19 is clearly ongoing and is likely to last through the 
winter of 2020/21. We are already almost three quarters of the way through the financial year 
20/21, which would be the basis for values passing at a tone date of 1 April 2021. The 
availability of reliable rental, cost and turnover information in the current financial year is 
already very limited and it seems extremely unlikely that there is any prospect that sufficient 
information will become available to deliver a reliable and robust revaluation using the 
suggested tone date of 1 April 2021.  
 
Finally I should highlight that the largest part of Assessors resources in the period until 31 
December 2021 will require to be directed towards resolving the circa. 50,000 material change 
of circumstance appeals that have been lodged. As time progresses the prospect of effectively 



completing a suitably robust and reliable revaluation for 1 April 2022 becomes increasingly 
remote.   
 
For the above reasons the SAA has come to the strong view that the interests of ratepayers 
and of the rating system generally will be best served if the dates of the revaluation and tone 
date are amended as proposed in the draft legislation.  
 
I hope that these thoughts are of some assistance to the Committee in considering this draft 
legislation. However, if I can be of any further assistance please do not hesitate to contact me. 
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