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The British Beer & Pub Association (BBPA) is the leading trade association for the 
brewing and pub sector in the UK. Our members represent approximately 95 per 
cent of beer brewed and own around 40 per cent of the UK’s pubs. 
 
The BBPA believes that the burden of business rates has become excessive, 
amounting to approximately 10 per cent of pub business costs. We also believe that 
the current regime disproportionately affects smaller businesses. In this response we 
have answered the specific questions but we have also proposed solutions that 
would redress the balance on small businesses, such as pubs. 
 
The current regime does take into account the effect of business rates on smaller 
businesses, through both the lower level of the multiplier for small businesses and 
Small Business Rate Relief (SBRR). This clearly demonstrates recognition that the 
burden falls hardest on small business. However these tend to only affect the 
smallest businesses and more needs to be done for other small businesses. 
 
The BBPA would therefore propose extending the thresholds at which small 
businesses are defined. The uniform business rate has an RV threshold of £18,000 
(£25,500 in London) and there is the potential for this to be extended. In the 2013 
Autumn Statement Retail Relief was introduced for properties with an RV of £50,000 
and below. This level could be used for the uniform business rate split between large 
and small. To be meaningful there would also probably need to be a wider 
differential between the rates for large and small businesses. 
 
An alternative would be to extend SBRR. Currently this is only applicable to 
businesses with an RV of £12,000 and below. The BBPA would propose that this 
could be extended up to £50,000, with a 100% discount for the smallest businesses 
and a sliding scale to £50,000. One proposal that has been mentioned would be to 
remove some small businesses altogether from the rates system to assist these 
businesses and also to remove substantial administration costs from the scheme. 
Using the threshold of £12,000 would be acceptable but it may well be more effective 
if this was increased even higher. 
 
It is recognised that these measures would come at a cost. Therefore there would 
either need to be a reduction in revenue generated from the business rates system, 
or larger businesses would need to take more of the burden. 
 
A summary of our key points is given below: 
 
• The current method of property valuation remains the most appropriate for 
pubs, but additional work needs to be carried out to ensure Revaluations take 
account of the most up-to-date trends in the market. 
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• Changes should be made to allow pub businesses to challenge their RV on 
the basis of reduced turnover/business activity 
• Revaluations should take place within a three to five year period 
• Automatic application of reliefs should be the default position – with reliefs 
simplified to allow this to happen 
• All reliefs should be listed on bills to promote their availability 
• There needs to be greater transparency and communication of the 
Revaluation methodology 
• The system should be amended to offer greater, permanent support for small 
businesses – by amending the thresholds to include more businesses 
• The presumption of a ‘zero-sum’ rates system should be reconsidered in the 
light of the evolving retail environment, particularly online sales 
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1) The Valuation Office Agency is currently required to set rateable values that 
are based on the annual rental value of each property at a certain date. What 
are your views on this approach whilst recognising that the government 
believes business rates should continue to be based on rental property 
values? 
 
It remains clear that Government will continue with a property-based system for 
business rates. Given this starting point we believe that the annual rental value at a 
certain date is the appropriate way of determining business rates. The method by 
which the annual rental value is calculated remains an issue but is discussed below.  
 
Given the evolving nature of the retail landscape there is a related point about how 
'businesses' are taxed. Online retailers of all types tend to therefore be able to 
operate with much lower costs. This inevitably disadvantages high-street, property-
based businesses such as pubs. A mechanism that can capture these types of 
business will allow a reduction in rates from other ratepayers. If 'business' continues 
to move towards online sales then we would question the need for business rates to 
be viewed as a 'zero-sum game'. If less business is being carried out in local 
authority areas then the payment of business rates should decrease accordingly.  
 
2) What are your views on a less individualised approach to arriving at a 
rateable value, such as banding, a system of ’zones’, indices, or rolling 
revaluations, as described above? 
 
The BBPA remains unconvinced that any of these approaches would make the 
current system any more effective, or fairer, than the current regime. One suggestion 
that had been considered was regional multipliers. In the first year the multiplier 
would be the same but would take into account regional economic (RPI or property 
values) factors.  
 
3) Moving from the current system to one where properties were placed in 
bands would result in bills rising for some ratepayers and falling for others. 
What would be considered an acceptable variance from current bills? 
 
We do not support a banded approach as it would still need individual valuations. 
However it if was to be introduced the bandings would have to be relatively small, 
particularly at the lower end of the rateable value scale. A move in the RV of around 
5 per cent could be acceptable but there will still be discontent for those who feel that 
their bill has been increased to fit within a band.  
 
4) What are your views on the Valuation Office Agency’s use of the ‘receipts 
and expenditure’ and ‘contractors basis’ valuation methods used to value 
property that is not normally let? What do you think about how these methods 
are applied? 
 
Not applicable to the pub sector.  
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5) Do you have any views on the way that public houses are valued? 
 
The pub sector has a unique method of valuation, using a turnover approach to 
determine an equivalent rental value. This recognises the very individual status of 
pub businesses and the business models that operate in the sector. Whilst this does 
result in a more complicated method of valuation that is not always easily 
understood, there are potential benefits.  
 
Underpinning this methodology is the Approved Guide for Valuing Public Houses, 
agreed between the BBPA and the VOA, which provides a clear steer for valuers to 
produce their final valuation. The BBPA supports the basis of this document, 
notwithstanding the need for it to be updated to take into account changing market 
circumstances. 
 
Overall the BBPA feels that the current methodology for valuing pubs should be 
maintained. It is felt that this methodology has been improved over recent 
Revaluations and is now capable of producing a reasonable estimate of the 
anticipated rental value of a pub property. In some instances it may be more 
appropriate to value a pub premise on an area basis, such as where these are on a 
high-street in a non-traditional pub building. This would only be in exceptional 
circumstances as set out in the Approved Guide for Valuing Public Houses. 
 
The basis for this calculation would need to be Fair Maintainable Trade (FMT), rather 
than purely on turnover. This reflects the basis for rental assessments in the market 
and the individual circumstances of pub businesses. 
 
The turnover-based method of calculating rateable values is more equitable for pubs 
than other methodologies. Currently some pubs could have substantial areas of their 
property that are not in regular use, such as function rooms and 'beer gardens'. It 
would not be appropriate for a pub to have these areas valued at the full local value. 
Additionally there are a number of specific areas of pubs - such as the cellar, storage 
areas and the lavatories - that would have to be valued separately which could add 
significant complications to the valuation process for pub businesses.  
 
Given that pub properties have their rateable value set on the basis of turnover the 
BBPA strongly believes that there is a case for reassessments between 
Revaluations to take into account significant changes in turnover. The current 
methodology unequivocally links turnover for the sector to property rental value 
through the RV. 
 
The tied model that operates within the pub trade is no different as it also has an 
intrinsic link between rent and turnover/business performance. The amount that a 
tied pub landlord will pay in total rent will increase or decrease in line with their 
turnover/trading performance. 
 
Turnover also works as a proxy for the rental value of a property, reflecting local 
circumstances. A property whose turnover is in decline is likely to have become less 
valuable on the rental market, both to prospective licensees and other businesses. 
Being able to factor this into reassessments will enable rateable values to more 
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accurately reflect property values between Revaluations where significant changes 
have occurred. 
 

 
6) Some ratepayers have suggested establishing annual, 2-yearly, or 3-yearly 
revaluations instead of the normal 5 yearly cycle. How frequently do you think 
the rateable value of a property should be re-assessed at a revaluation, 
bearing in mind possible impacts on the predictability and volatility of bills? 
Why? 
 
It is recognised that Revaluations create both winners and losers, however they are 
effective at resetting rateable values to more equally reflect the value of property at a 
given point. This addresses regional and property type changes since the 
Revaluation date. There was a general feeling within the pub industry that the delay 
in the Revaluation has caused the stresses in the current system, particularly those 
that have lost out, and therefore it should be ensured that such a significant time 
period between Revaluations should not be allowed to occur in the future. The 
economic crisis further accentuated this problem. The BBPA does however 
recognise the DCLG analysis that suggested the pub trade as a whole would be 
worse off if a Revaluation had occurred in 2013, to be applied in 2015 – although 
many members are skeptical of these findings.  
 
We believe Revaluations should be carried out at a minimum of every five years, 
potentially being reduced to every three to four years, although there are no strong 
views on this. We believe that there would be less demand for more frequent 
Revaluations if pub businesses were able to have their RV amended on the basis of 
a significant reduction in turnover. If this was permitted as a Material Change of 
Circumstances, as it previously was, then a more equitable balance would be 
maintained throughout the period. As pubs are valued uniquely, based on turnover, 
then it is appropriate that turnover should be considered as a factor for reassessing 
the business' RV.  
 
Related to the length between Revaluations is the issue of Transitional Rate Relief. 
Ideally this would not exist as it creates distortions between what a business should 
be paying and what they are actually paying. However given the extended period 
between Revaluations (2008-2015) it is likely that there will be significant changes to 
some RVs at the next Revaluation. Therefore we believe that transitional rate relief 
will need to be maintained post-2017. In theory more frequent revaluations would 
reduce the need for transitional rate relief. 
 
7) Would your views change if more frequent revaluations meant: 
 
We do not have strong views on the revaluation period but have the following views 
on the scenarios below.  
 
a) rates bills changed more often i.e. were less stable and less predictable than 
currently? 
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Stability is important for businesses and we therefore believe that Revaluations 
should not be too frequent. Three years is likely to be the shortest period that would 
be considered appropriate.  
 
b) it were necessary to use a less individualised approach to valuing property 
than currently which would mean that ratepayers with different rents, who at 
the moment pay significantly different bills, might pay the same amount? 
 
We believe that a property-specific approach to valuation is nearly inevitable so do 
not believe that a less individualised approach would work. In general we believe 
that the most accurate method should be used to calculate the RV so would support 
a less-frequent, more accurate approach.  
 
8) Do you think ratepayers would be more, less, or just as likely to appeal the 
rateable value of their property if revaluations were more frequent? 
 
The BBPA believes that more frequent Revaluations could lead to fewer appeals as 
the Revaluation although it’s not clear to the exact nature of such a change.  
 
9) Reducing the time allowed to prepare a revaluation from the current 2 years 
would also reduce the time available for ratepayers to check their rateable 
values and prepare for changes to their rates bills. It would also mean the 
Valuation Office Agency would have less time to collect and analyse rental 
evidence to prepare valuations. How do you think this would impact 
ratepayers and local authorities? 
 
We do believe that there needs to be sufficient time built into the revaluation process 
to consider and challenge the RV where appropriate. However we do believe there 
are strong grounds for reducing this from two years. The length of time between the 
antecedent date and the new RV coming into force is one of the key factors that 
contribute to a feeling that rates do not reflect actual values. We would therefore 
support a reduction in the two years, most likely to one year, as long as there is still 
adequate time remaining for challenge. An investment in data collection would help 
to speed up this process. We believe this would minimise the impact on businesses. 
 
10) What is your understanding of how a revaluation affects final business 
rates bills? Would you like to receive more information from the government 
on how this works? 
 
The BBPA fully understands the way in which a revaluation affects final business 
rates bills, subject to a detailed knowledge of the overall property market. There is 
still a significant degree of misunderstanding amongst some smaller businesses 
within the sector and it is therefore important that this is communicated where 
possible to ratepayers. 
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11) Do you feel that you understand your rates bill? What would help you to 
understand it better? 
 
The BBPA has a strong knowledge of the process for setting the bills. However we 
do believe that more could be done to communicate this to ratepayers. More detailed 
information could be provided to businesses, with additional consistency across 
billing authorities. 
 
12) There are a number of reliefs available for certain types of property or 
property use which can reduce the amount of business rates you pay. What do 
you think of the general level of awareness about the reliefs available? 
 
Awareness of the reliefs available is extremely variable, based on both the business 
and the relief. We believe there are large numbers of businesses missing out on 
reliefs, particularly Small Business Rate Relief, as they don’t know that they exist. As 
we discuss below putting all reliefs onto the bill will highlight what is and isn’t 
available. 
 
13) What is your experience, in general, of how the reliefs system is 
administered? 
 
We do not believe that the reliefs system is administered very efficiently at present. 
We would urge greater transparency in the reliefs available and more automatic 
application of reliefs. 
 
14) Some reliefs are applied automatically to bills and some require ratepayers 
to request them from their local authority. What are your views on this? 
 
We would strongly urge as many reliefs as possible to be applied automatically. The 
recent Retail Relief could have been applied automatically and indeed has been by a 
number of billing authorities. However many councils have not applied this and 
ratepayers have to either apply for it or have it applied retrospectively. This damages 
the impact of a positive policy. 
 
Small Business Rate Relief (SBRR) is currently not applied automatically due to 
multiple occupancy rules that prohibit this being applied to a business that owns 
more than one property.  To streamline the system we believe the multiple 
occupancy rule should be reconsidered, with the benefit that more small properties 
are supported through the rates regime and the administration of the relief is much 
reduced. If a very small pub is owned by a company that owns multiple pubs there is 
still a community benefit in ensuring that the pub remains viable by offering SBRR. 
 
We believe there is the potential for more clarity on how discretionary rate relief can 
be applied to encourage its use, which is currently disincentivised to some extent by 
the loss of revenue attached. There also appears to be a concern that if such a relief 
is applied to one business then this could amount to an opening of the floodgate with 
other businesses requesting such reliefs. Within the pub (and potentially wider) 
industries there could be a definition of a property that is offering community 
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services. The Pub is the Hub scheme has such a definition that could be shared, 
which could lead to more targeted reliefs to businesses that are highly valued by the 
local community. 
 
15) Your business rates bill is calculated by your local authority (council). If 
you receive business rates relief of any kind, this should be listed on your bill. 
Do you have views on how the reliefs you receive are currently shown on your 
bill? 
 
We believe that to add greater transparency to the system billing authorities should 
be mandated to list all reliefs that are available to businesses. The vast majority of 
these will be zero discount but it will highlight those reliefs that businesses are 
entitled to and empower more businesses to understand the business rates regime. 
Information on each relief will need to be provided by the local authority to enable 
interpretation of what is available. 
 

 
16) Bills (demand notices) are issued to ratepayers by billing authorities. They 
calculate final bills by multiplying a property’s rateable value as set by the 
Valuation Office Agency, by the business rates multiplier as set by central 
government, less any mandatory or discretionary reliefs, including transitional 
relief. What are your views on how clearly bills show the way in which a final 
business rates liability is calculated? How might bills be made easier to 
understand? 
 
The bills that we have seen tend to be set out in a relatively straightforward manner, 
however there are some inconsistencies across local authorities. Any move towards 
standardisation of bills would be welcomed by the BBPA We believe there should be 
two sections on the bill, one showing the gross amount payable (multiplier and RV) 
and one list of reliefs with a sum at the bottom. This should make the methodology 
clearer. In our view most pub owners understand the bill but have a greater issue in 
understanding how the RV was calculated, which generates complaints.  
 
17) The government is interested to know whether the following aspects of the 
current system for billing and collection of business rates present issues for 
business ratepayers, and if so, how these might be addressed: 
 
a) Bills are usually issued to ratepayers in paper form 
 
We would support the retention of paper forms, though businesses should have the 
option of receiving their bill electronically as with bank statements. 
 
b) Format of bills may vary across billing authorities, though core content 
should be the same 
 
As discussed earlier there are some issues with consistency across billing 
authorities. We welcome the fact that there are a number of common factors but 
believe these could be expanded. A more standarised bill would also help those 
companies that operate across different authorities. 
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c) Each property is separately liable for rates and so ratepayers receive a 
separate bill for each property they occupy 
 
There is some appetite for the aggregation of bills within an authority but this could 
serve to undermine some of the suggested changes to add transparency and clarity 
to bills. 
 
d) Changes to the rateable value of a property can lead to an additional, 
amended bill being issued to the ratepayer 
 
We believe this is an inevitable consequence of changes that occur and do not 
believe there is a simple and fair way to avoid this. 
 
18)  It can be difficult for the Valuation Office Agency to identify promptly 
changes to a property that may mean its rateable value should change, 
particularly if these changes cannot be seen from outside the property. When 
the change is finally identified, this can result in backdated bills for the 
ratepayer. To what extent do you think this is an issue for business 
ratepayers? What could all parties reasonably do to limit the number of 
situations where this happens? 
 
We believe the current situation is acceptable as local councils are already informed 
of significant changes through the planning system. As long as the local authority is 
coordinating between departments this is not likely to be a major issue. 
 
19) Changes to rateable values can be made within the life of the rating list, 
and up to one year after the next list has been compiled. Most backdated bills 
or refunds are backdated to the date when the change to the rateable value of 
the property came into effect. What are your views on this? 
 
We believe that backdated increases should be limited to the current financial year. 
For a small business any further backdating can be catastrophic and lead to 
business failure. Backdated payments should also be able to be paid over a longer 
time period than is currently the case to allow businesses to manage these additional 
payments. 
 

 
20) Currently, the Valuation Office Agency collects rental information from 
ratepayers using forms of return sent by post. What is your experience of 
completing forms of return? Do you have suggestions for improving the way 
that you are asked to provide information to the Valuation Office Agency? 
 
Feedback received from members has indicated that the forms are currently too long 
and complicated and this has deterred people from completing the form and some 
inaccuracies. Reducing the length of the form will therefore be a positive step. The 
ability to make electronic returns would also assist.  
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21) Do you have suggestions for improving the quality of data provided to the 
Valuation Office Agency, while minimising the burdens on business? 
 
As above, simplification of the return forms and electronic returns would improve the 
quality of data provided, whilst reducing the burden on businesses.  
 
22) The Valuation Office Agency publishes data on its website that shows 
rateable value and floor space. What are your views on how the Valuation 
Office Agency could improve the data it makes available? If you had greater 
access to Valuation Office Agency data, how would you use it? 
 
The BBPA would support more data being made available on the process of setting 
rateable values, provided that confidential data is not made available in the public 
domain. The RV is the main point of contention in the business rates system and the 
greater transparency that additional data would bring would help to alleviate some of 
the criticism of the system. This would allow more effective reassessments and, 
potentially, fewer spurious ones.  
 
23) There are currently legal constraints that apply to the data which the 
Valuation Office Agency can share with ratepayers. Greater sharing of data 
could help the system run more smoothly. How do you think this could be 
achieved? 
 
It is evident that any data release would need to comply with data protection 
regulations but could significantly improve the system. The BBPA would be happy to 
discuss this further with Government. 
 

*** 


