
Business Rates Revaluation 2017
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Content of the briefing

• Examining the consultations associated with business rates 

retention

• Reviewing the draft lists at a national, regional and local level

• Identifying potential budgetary and financial impact

• Explaining potential short term gains and medium term risks

• Considering options for modelling

• Discussing planning effectively for managing gains and losses
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Session 1 – Understanding Revaluation and the 

potential financial consequences 

• How it works, including implications for the multiplier

• Analysis of draft lists

• How it impacts on the business rates retention scheme 

• An outline of the potential budgetary and financial impact

3



How it works

• Periodic reassessment of market rents to establish valuations

• Nationally supposed to be net neutral (i.e. so increasing / decreasing 

market rents nationally does not change the cost to business of business 

rates) 

• So when valuations have increased nationally the multiplier decreases 

nationally

• The new rateable value will as usual be increased in line with RPI at 

September

• As appeals will occur against new draft list that will reduce valuations, an 

extra factor is added to the multiplier to match assumed levels of appeals

• To businesses it is the change in cost relative to others nationally that 

determines if their bill will go up or down

• For local authorities the intention is for neutral effect through an 

adjustment to the tariff or top up 
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Analysis of draft lists by region

5

• The national average for the change 

in valuation on local lists in 2017 is 

9.6% across England (20.9% 2010)

• Only the London region (23.7%) 

exceeded this average (London and 

the South West in 2010) 

• One region experienced a decline in 

rateable values at revaluation – the 

North East (-0.9%) (none in 2010)

• In 2010 all regions experienced an 

increase in their rateable values, 

although the lowest increases were 

those of 8.6% in the East Midlands 

and 12.2% in the West Midlands;

• New businesses in higher ranked 

regions now provide relatively (to 

2010 list) greater gain than in lower 

regions



Analysis of draft lists – changes to bills 2017 

(average)
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• Only the Central List (28%) and 

London region (11%) have seen an 

average increase in Bills

• Largest decline is in the North East  

(-11%)

• Loss of existing businesses in London 

becomes more expensive to councils; 

and least expense of losses to current 

base is in North East



Analysis of draft lists – long term change
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• Long term growth in valuations 

greatest in London (92%) and lowest 

in West Midlands (32%)

• Only London is above the national 

average increase over the period of 

56% 

• The valuations in London have risen 

almost three times more greatly than 

in the West Midlands and are more 

than double the increases in all of the 

Midlands and the North of England

• Outside of London the average 

change in liability across all other 

English regions has been negative 

• Increases in central list have 

significant role to play in keeping 

increases in bills down across all 

English regions



Analysis of draft lists by authority - 2017
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• Average of all authority percentage changes of 6.5%

• Biggest increase of 84.1% in West Somerset

• Biggest decrease -20.5% Redcar & Cleveland

• Quartile ranges

– Top quartile 18.2% average

– Second quartile 7.4% average

– Third quartile 3.1% average

– Bottom quartile -2.8% average

• Remember these are a reflection of change in value of ‘market rents’ between 2010 

and 2017 (at dates determined)



2017/18 - Technical Consultation 

• DCLG set out an approach to making revaluation revenue neutral for 

local authorities within the 2017/18 Local Government Finance 

Settlement Technical Consultation Paper

• Closed 28 October 2016

• DCLG are proposing through adjustments to the Top Up / Tariff, to 

counteract the changes to the RV & Multiplier, to make it revenue 

neutral for local authorities. 
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Revaluation 2017 – Appeals 

• Revaluation will trigger business rate appeals

• To compensate for this, nationally, the multiplier is not decreased by the 

same percentage as the increase in RV.  An allowance is made for the 

future loss in RV following appeals  

• Local authorities will therefore be able to collect business rates at the 

higher multiplier amount and, in theory, this should compensate them 

for future losses in RV

• The adjustment to Tariff and Top up amounts does not reflect the 

higher multiplier (to deal with the future appeals loss)  
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September 2016 – Draft List

• The revaluation RV’s (effective April 2017) published in September 

2016 is only a draft.  The final list will not be finalised until early in 2017.  

This is too late for the local government finance settlement.  Therefore, 

DCLG propose that the 2017/18 Tariff / Top Up adjustments will be 

based a draft list, with a correction in 2018/19 i.e.

• 2017/18 – based on draft list

• 2018/19 – based on final list + one off correction for 17/18 

• 2019/20 – based on final list 
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Draft list Nationally

• Based on initial figures published by DCLG   . . . . .

• The 2016/17 Multiplier is 48.4p

• Nationally, the draft list shows an increase in RVs of +10.6%

• Therefore, without appeals, the multiplier would have changed by          

-10.6% to 43.8p

• Then, with inflation at +1.8%, (standard year on year inflationary 

increase), this should have increased the multiplier 44.6p

• However, the provisional multiplier has been set at 46.7p, which is 2.1p 

higher.  

• The allowance for appeals (i.e. future RV loss) is 2.1/46.7 = 4.7%
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Draft list Nationally

• Most recent figures . . . . .

• The 2016/17 Multiplier is 48.4p

• Nationally, the draft list shows an increase in RVs of +11.0%

• Therefore, without appeals, the multiplier would have changed by  

48.4/1.11 = to 43.6p

• Then, with inflation at +2.0%, (standard year on year inflationary 

increase), this should have increased the multiplier 44.5p

• However, the provisional multiplier has been set at 46.6p, which is 2.1p 

higher.  

• The allowance for appeals (i.e. future RV loss) is 2.1/46.6 = 4.7%
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LG Futures - Revaluation Tool & Report

• Using the guidance in the Technical Consultation, LG Futures have 

developed a Revaluation Tool to support authorities in understanding the 

implications of Revaluation locally 

• Today’s slides include examples that are taken form the Tool.  These 

provide practical examples of the suggested approach by DCLG and the 

potential issues that could impact on individual authorities

• Those purchasing the Tool (which comes with a supporting Report) will 

see how their provisional RVs announced will impact on: Top Up / Tariff 

amount, the levy and safety net calculation, how much has been allowed 

for by DCLG locally for appeals and the potential resource impact of 

appeals taking time to filter through  

• The Tool is interactive, allowing the user to change scenarios around the 

actual level of appeals that may come through (compared to the DCLG 

provision) and the timing of them
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LG Futures - Revaluation Tool & Report

• The Tool (in Excel) and Report (in PowerPoint) can be produced based on 

nationally available data 

• The Tool includes guidance notes and allows the user to update figures 

in the report (i.e. the tables in the report are provided in the Tool and will 

update if assumptions change)

• We will go through the Report if needed (although most of those received 

to date have not required this)

• Typically they have been provided within 1 to 2 days of orders being 

received

• The cost is £1,495 plus VAT

• An example of the Tool will be sent with the slide pack

• Any queries – please contact Lee Geraghty on 07738 000 368 or via 

email at lee.geraghty@lgfutures.co.uk
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Example – RV change lower than national average

• The change in RV is shown in Table 1 below. 

Table 1 - Change in RV

Draft Rateable Value 2017 (£) 108,429,000                           

Rateable Value 2010 (£) 102,069,000                           

Change (£) 6,360,000                               

Change (%) 6.2%
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Locally – Change in ability to collect Business Rates

• Using the figures from Table 1 and the new multiplier* value, the change 

in business rates income can be determined: 

*The multiplier without the appeals adjustment is used i.e. 43.8p, as this then allows the authority to 

collect the higher amount, in order to compensate for appeals. 

Table 2 - Change in business rates income (gross)

2017 RV 108,429,000                           X 0.438 = 47,491,902                              

2010 RV 102,069,000                           X 0.484 = 49,401,396                              

Change (£) (1,909,494)                               

Change (%) -3.9%
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Adjustment in 2017/18

• The adjustment to authorities’ top up/tariff amounts will eventually be 

made based on 2016/17 NNDR3 values and actual RV change.  

However, these will not be available until autumn 2017.

• Therefore, 2015/16 NNDR3 values are to be used for 2017/18, with a 

one-off correction in 2018/19, based on the 2016/17 NNDR3 amounts.  

The 2017/18 adjustment amount is shown in Table 3 below.

Draft 2017 RV 108,429,000       X 0.438 = A = 47,491,902     

2010 RV 102,069,000       X 0.484 = B = 49,401,396     

2015/16 NNDR3 Income  (£) 39,283,100         X 0.484 / 0.480 = C = 39,610,459     

Local Share = D = 40%

Top up / Tariff Adjustment (£) = C (1-A/B) D = J = 612,419          

Table 3 - 2017/18 Amount
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Adjustments in 2018/19

• The adjustment for 2018/19 (and onwards) plus the one off adjustment 

required due to 2015/16 actuals being used for 2017/18  are shown in 

Table 4 below. 

Final 2017 RV 108,429,000       X 0.438 = E = 47,491,902     

2010 RV 102,069,000       X 0.484 = F = 49,401,396     

2016/17 NNDR3 Income  (£) 41,341,848           = G = 41,341,848     

Local Share = H = 40%

Top up / Tariff Adjustment (£) = G (1-E/F) H = K = 639,189          

One of Adjustment for 2018/19 (£) = G (1-E/F) H - J = L = 26,769            

Table 4 - 2018/19 Amounts

19



Change to the Top Up / Tariff

• Tables 5 & 6 below show the current and revised business rate retention 

amounts.

Table 5 - Existing Business Rate Retention amounts 2017/18 2018/19 2019/20

£m £m £m

Baseline Need 3.4           3.5           3.6             

MINUS NNDR Baseline (16.5)        (17.0)        (17.6)           

EQUALS Top Up / (Tariff) (13.1)        (13.5)        (13.9)           

Table 6 - Revised Business Rate Retention amounts 2017/18 2018/19 2019/20

£m £m £m

Baseline Need 3.4           3.5           3.6             

Minus NNDR Baseline (16.5)        (17.0)        (17.6)           

Plus Adjusted Top Up / Tariff 0.6           0.7           0.7             

Plus One Off Adjustment 0.0           

Plus Multiplier inflation 2018/19 onwards 0.0           0.0             

Equals Revised Top Up / (Tariff) (12.5)        (12.8)        (13.2)           
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Resources (excluding appeals’ adjustment)

• Table 7 overleaf shows the before and after impact of the revaluation 

adjustments.  These figures do not include the additional income received due 

to the appeals’ adjustment (see next slide)

• Variances between the existing and new resource projections are due to the 

difference between the proposed income figure used for 2016/17 (that 

excludes S31 grant) and the total forecast income figure for 2017/18 (which 

includes S31 grant)

• The technical consultation reflects that this issue may need to be addressed 

(page 23 point iii)

• The figures overleaf assume that the amounts announced at the 2017/18 local 

government finance settlement will be applied in the levy/safety net 

calculation.  However, an alternative scenario (based on these amounts being 

updated to reflect the one-off adjustment) is also shown in our Tool

21



Resources (exc Appeals adj)

Table 7 Resource Projections - Existing & Revised

Existing Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 17.5          18.0          18.6          

Plus (Tariff) / Top Up (13.1)         (13.5)         (13.9)         

Equals Pre Levy / Safety Net 4.4            4.5            4.6            

Levy (0.5)           (0.5)           (0.5)           

Safety Net -            -            -            

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0        

Revised Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 16.8          17.3          17.8          

Plus (Tariff) / Top Up (12.5)         (12.8)         (13.2)         

Equals Pre Levy / Safety Net 4.3            4.5            4.6            

Levy (0.4)           (0.5)           (0.5)           

Safety Net -            -            -            

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0        

Variance (0.0)           (0.0)           (0.0)           (0.0)         
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Implications for Businesses (1)

• Table 14 overleaf shows how forecast overall income has changed between 

2016/17 and 2017/18.  This is broken down by the various changing elements 

between 2016/17 and 2017/18

• Whilst Revaluation is intended to be revenue neutral for local government, it will 

not be for business rate payers. Whilst there will be transitional arrangements in 

place (scale of which to be determined) to reduce the immediate impact of 

changes to bills; eventually the new RV level will be reflected in bills (subject to 

appeals)

• The subsequent chart shows how changes to the overall income will impact on the 

average bill (in percentage terms) i.e. that is in line with your authority’s average 

RV change
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Implications for Businesses (2)*

* excluding transitional arrangements

Table 14 - A breakdown of the change in forecast business rates income 2016/17 to 2017/18 

£m £m %

2016/17 Forecast Income 17.1                      

RV change 1.1                        18.2                      6.2%

Multiplier change (1.7)                       16.5                      -9.5%

Inflation 0.3                        16.8                      1.8%

Appeals Adj. 0.8                        17.6                      4.7%

Overall Change 0.4                         2.5%
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Implications for Businesses (3)*

* excluding transitional arrangements

25



Example – RV change higher than national average

• The change in RV is shown in Table 1 below. 

Table 1 - Change in RV

Draft Rateable Value 2017 (£) 600,000,000                           

Rateable Value 2010 (£) 500,000,000                           

Change (£) 100,000,000                           

Change (%) 20.0%
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Locally – Change in ability to collect Business Rates

• Using the figures from Table 1 and the new multiplier* value, the change 

in business rates income can be determined: 

*The multiplier without the appeals adjustment is used i.e. 43.8p, as this then allows the authority to 

collect the higher amount, in order to compensate for appeals. 

Table 2 - Change in business rates income (gross)

2017 RV 600,000,000                           X 0.438 = 262,800,000                            

2010 RV 500,000,000                           X 0.484 = 242,000,000                            

Change (£) 20,800,000                              

Change (%) 8.6%
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Adjustment in 2017/18

• The adjustment to authorities’ top up/tariff amounts will eventually be 

made based on 2016/17 NNDR3 values and actual RV change.  

However, these will not be available until autumn 2017

• Therefore, 2015/16 NNDR3 values are to be used for 2017/18, with a 

one-off correction in 2018/19, based on the 2016/17 NNDR3 amounts.  

The 2017/18 adjustment amount is shown in Table 3 below

Draft 2017 RV 600,000,000       X 0.438 = A = 262,800,000   

2010 RV 500,000,000       X 0.484 = B = 242,000,000   

2015/16 NNDR3 Income  (£) 280,000,000       X 0.484 / 0.480 = C = 282,333,333   

Local Share = D = 30%

Top up / Tariff Adjustment (£) = C (1-A/B) D = J = (7,280,000)      

Table 3 - 2017/18 Amount
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Adjustments in 2018/19

• The adjustment for 2018/19 (and onwards) plus the one off adjustment 

required due to 2015/16 actuals being used for 2017/18  are shown in 

Table 4 below

Final 2017 RV 600,000,000       X 0.438 = E = 262,800,000   

2010 RV 500,000,000       X 0.484 = F = 242,000,000   

2016/17 NNDR3 Income  (£) 290,000,000         = G = 290,000,000   

Local Share = H = 30%

Top up / Tariff Adjustment (£) = G (1-E/F) H = K = (7,477,686)      

One of Adjustment for 2018/19 (£) = G (1-E/F) H - J = L = (197,686)         

Table 4 - 2018/19 Amounts
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Change to the Top Up / Tariff

• Tables 5 & 6 below show the current and revised business rate retention 

amounts

Table 5 - Existing Business Rate Retention amounts 2017/18 2018/19 2019/20

£m £m £m

Baseline Need 49.2         50.6         52.2            

MINUS NNDR Baseline (85.9)        (88.4)        (91.3)           

EQUALS Top Up / (Tariff) (36.7)        (37.8)        (39.0)           

Table 6 - Revised Business Rate Retention amounts 2017/18 2018/19 2019/20

£m £m £m

Baseline Need 49.2         50.6         52.2            

Minus NNDR Baseline (85.9)        (88.4)        (91.3)           

Plus Adjusted Top Up / Tariff (7.4)          (7.6)          (7.6)            

Plus One Off Adjustment (0.2)          

Plus Multiplier inflation 2018/19 onwards (0.2)          (0.5)            

Equals Revised Top Up / (Tariff) (44.1)        (45.8)        (47.1)           
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Resources (excluding appeals’ adjustment)

• Table 7 overleaf shows the before and after impact of the revaluation 

adjustments.  These figures do not include the additional income received due 

to the appeals’ adjustment (see next slide)

• Variances between the existing and new resource projections are due to the 

difference between the proposed income figure used for 2016/17 (that 

excludes S31 grant) and the total forecast income figure for 2017/18 (which 

includes S31 grant)

• The technical consultation reflects that this issue may need to be addressed 

(page 23 point iii)

• The figures overleaf assume that the amounts announced at the 2017/18 local 

government finance settlement will be applied in the levy/safety net 

calculation.  However, an alternative scenario (based on these amounts being 

updated to reflect the one-off adjustment) is also shown in the Tool
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Resources (exc Appeals adj)

Table 7 Resource Projections - Existing & Revised

Existing Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 88.6          91.3          94.2          

Plus (Tariff) / Top Up (36.7)         (37.8)         (39.0)         

Equals Pre Levy / Safety Net 51.9          53.5          55.2          

Levy (1.2)           (1.2)           (1.3)           

Safety Net -            -            -            

Post Levy / Safety Net Income 50.7          52.3          53.9          156.9      

Revised Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 96.2          99.1          102.3        

Plus (Tariff) / Top Up (44.1)         (45.8)         (47.1)         

Equals Pre Levy / Safety Net 52.1          53.2          55.2          

Levy (1.4)           (1.2)           (1.4)           

Safety Net -            -            -            

Post Levy / Safety Net Income 50.7          52.0          53.8          156.5      

Variance (0.0)           (0.3)           (0.2)           (0.4)         
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Why a change in resources?

Existing 2017/18 2018/19 2019/20

Multiplier 0.493 0.508 0.524

RPI 1.8% 3.0% 3.2%

Baseline Need 49.155        50.629        52.249        

Tariff / Top Up (36.703)       (37.804)       (39.014)       

NNDR Baseline - Levy Purposes 85.858        88.433        91.263        

Safety Net 45.47          46.83          48.33          

Levy  42.7% 42.7% 42.7%

Revised 2017/18 2018/19 2019/20

Multiplier 0.446 0.459 0.474

RPI 1.8% 3.0% 3.2%

Baseline Need 49.155          50.629          52.249          

Tariff / Top Up (44.116)         (45.848)         (47.108)         

NNDR Baseline - Levy Purposes 93.472          96.276          99.357          

Safety Net 45.47            46.83            48.33            

Revised Levy 47.4% 47.4% 47.4%
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Implications for Businesses (1)

• Table 14 overleaf shows how forecast overall income has changed between 

2016/17 and 2017/18.  This is broken down by the various changing 

elements between 2016/17 and 2017/18

• Whilst Revaluation is intended to be revenue neutral for local government, it 

will not be for business rate payers. Whilst there will be transitional 

arrangements in place (scale of which to be determined) to reduce the 

immediate impact of changes to bills’ eventually the new RV level will be 

reflected in bills (subject to appeals) 

• The chart overleaf shows how changes to the overall income will impact on 

the average bill (in percentage terms) i.e. that is in line with your authority’s 

average RV change
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Implications for Businesses (2)*

* excluding transitional arrangements

Table 14 - A breakdown of the change in forecast business rates income 2016/17 to 2017/18 

£m £m %

2016/17 Forecast Income 87.0                      

RV change 17.4                      104.4                    20.0%

Multiplier change (9.9)                       94.5                      -9.5%

Inflation 1.7                        96.2                      1.8%

Appeals Adj. 4.5                        100.7                    4.7%

Overall Change 13.7                       15.8%
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Implications for Businesses (3)*

* excluding transitional arrangements
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Transitional arrangements for businesses

• Consultation 28 September to 26 October

• Ratepayers facing increases will see their bill capped at a set 

percentage

• Arrangements self funding

• Therefore limitation to annual reductions

• So should be no net cost to local government

• 2 options proposed

– Difference is option 2 passes on reductions more quickly to 

medium sized businesses and larger businesses see increases 

passed through more quickly

• Government preference is for option 2

37



Summary messages

• Revaluation will change levels of business rates collected

• There is therefore an adjustment to your Top Up or Tariff

• Complex mechanism for determining this for 2017/18 and correcting it for 

2018/19 and beyond

• There is an allowance for future appeals
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Budgetary and financial impact and the MTFP –

session 2

Main areas to consider

• Potential of significantly increased income in 2017/18

• Differential levels of appeals across authorities compared to 

nationally assumed rate 

• Levels of appeals vs levels of contingent liability

• Treatment in NNDR1, NNDR3 and General Fund Reserves

• Potential impact on level of levy paid or safety net received

• Future reset of business rates baseline

• Levels of non-s31 Mandatory Reliefs proportionate to increases 

/decreases in rateable value

39



Session 2 – Updating your MTFP projections

• The appeals conundrum

– “Analysis: back to square one on assessing business rates appeals” 

LGC, 27th October 2016

– The main issues arising

– Modelling for appeals

– Financial implications of different modelling assumptions

• Short term gains and medium term risks

• Modelling options
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Recap – session 1 

• The assumed business rates income changes (i.e. RV and multiplier) are 

counteracted by an equivalent change to the Top Up / Tariff amount

• In addition all figures (NDR Baseline, Baseline Need and Top Up or Tariff) 

are inflated by the inflation figure

• However, the actual amount collected will be higher, as the multiplier will 

be increased by a further amount for appeals.  At present this is thought to 

be a further 2.1p (or 4.7%)

• This additional income is not counteracted by a change to the Top 

Up or Tariff amount.  It is intended to reflect subsequent lost RV from 

appeals

• When the actual multiplier is used i.e. 46.7p, rather than the adjusted 

multiplier of 44.6p (see slide 13), the forecast income increases for each 

year.  The following slides are based on the District example from session 

1

41



Resources (excluding appeals’ adjustment)

Table 7 Resource Projections - Existing & Revised

Existing Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 17.5          18.0          18.6          

Plus (Tariff) / Top Up (13.1)         (13.5)         (13.9)         

Equals Pre Levy / Safety Net 4.4            4.5            4.6            

Levy (0.5)           (0.5)           (0.5)           

Safety Net -            -            -            

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0        

Revised Levy / Safety Net Calc 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 16.8          17.3          17.8          

Plus (Tariff) / Top Up (12.5)         (12.8)         (13.2)         

Equals Pre Levy / Safety Net 4.3            4.5            4.6            

Levy (0.4)           (0.5)           (0.5)           

Safety Net -            -            -            

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0        

Variance (0.0)           (0.0)           (0.0)           (0.0)         
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Resources (including appeals’ adjustment)

Table 8 - Impact of the appeals adjusted multiplier

2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 16.8          17.3          17.8          51.9       

Plus (Tariff) / Top Up (12.5)         (12.8)         (13.2)         (38.5)      

Equals Pre Levy / Safety Net 4.3            4.5            4.6            13.4       

Levy (0.4)           (0.5)           (0.5)           (1.4)        

Safety Net -            -            -            -         

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0       

2017/18 2018/19 2019/20 Total Change

£m £m £m £m £m

Forecast Business Rates Income 17.6          18.1          18.7          54.4       2.4            

Plus (Tariff) / Top Up (12.5)         (12.8)         (13.2)         (38.5)      -            

Equals Pre Levy / Safety Net 5.1            5.3            5.4            15.8       2.4            

Levy (0.8)           (0.9)           (0.9)           (2.6)        (1.2)           

Safety Net -            -            -            -         -            

Post Levy / Safety Net Income 4.3            4.4            4.5            13.2       1.2            

In Year Variance 0.4            0.4            0.4            1.2         

Revised Levy / Safety Net Calc

Revised Levy / Safety Net Calc - 

Additional income appeals
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Cost of appeals 

• The impact of appeals then needs to be considered

• Whilst the government allowed for 4.7%, the actual level of appeals is not 

known

46.7 – 44.6

44.6

• If the government were right about the amount, and it was evenly distributed 

across all authorities and they all occurred in year 1:

= 4.7%

Table 9 - Appeal loss at rate allowed for by DCLG

2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 17.6          18.1          18.7          54.4     

Less Appeals (0.8)           (0.8)           (0.8)           (2.4)     

Plus (Tariff) / Top Up (12.5)         (12.8)         (13.2)         (38.5)    

Equals Pre Levy / Safety Net 4.3            4.5            4.6            13.4     

Levy (0.4)           (0.5)           (0.5)           (1.4)     

Safety Net -            -            -            -      

Post Levy / Safety Net Income 3.9            4.0            4.1            12.0     

In Year Variance -            -            -            -      

Revised Levy / Safety Net Calc 

- Additional income appeals
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Appeal Scenarios

• Of course, appeals will be higher or lower than the 4.7% allowed for.  The 

chart below illustrates the cost of appeals at + and – 25%.  
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Timing of appeals by region

• Unfortunately, not all 

appeals arrive in year 1. 

The Table shows the 

spread of appeals raised 

(by caseload) by region and 

England for the 2010.  The 

chart shows the England 

spread.

2010/11 2011/12 2012/13 2013/14 2014/15 2015/16

ENGLAND 25% 18% 12% 10% 26% 9%

NORTH EAST 24% 17% 12% 10% 28% 9%

NORTH WEST 25% 17% 12% 10% 27% 9%

YORKSHIRE & THE HUMBER 28% 17% 12% 9% 25% 9%

EAST MIDLANDS 25% 15% 12% 10% 27% 10%

WEST MIDLANDS 24% 17% 13% 10% 26% 10%

EAST 24% 19% 12% 10% 26% 9%

LONDON 21% 20% 13% 11% 26% 8%

SOUTH EAST 28% 17% 11% 10% 25% 9%

SOUTH WEST 25% 17% 13% 11% 24% 10%
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Timing of appeals - locally 

• For the example authority, this would be:
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Table 12 Spread of Appeals, by caseload, from the 2010 Revaluation

2010/11 2011/12 2012/13 2013/14 2014/15 2015/16

A DISTRICT 30% 17% 12% 12% 23% 7%

EAST MIDLANDS 25% 15% 12% 10% 27% 10%

ENGLAND 25% 18% 12% 10% 26% 9%



Timing of appeals – locally – Example 1 

• Given less than half of the eventual appeals will be raised in year 1, the 

level of resources (after either appeals have been paid or provisions are 

created) is likely to be much higher than the revenue neutral position. E.g.  

Table 13 Appeals raised over three years

 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 17.6          18.1          18.7          

2017/18 in year appeals (0.4)           (0.4)           (0.4)           47%

2018/19 in year appeals  (0.2)           (0.2)           24%

2018/19 - backdated  for 2017/18  (0.2)           29%

2019/20 in year appeals (0.2)           

2019/20 - backdated  for 2017/18 (0.2)           

2019/20 - backdated  for 2018/19 (0.2)           

Plus (Tariff) / Top Up (12.5)        (12.8)        (13.2)        

Equals Pre Levy / Safety Net 4.7            4.5            4.1            

Levy (0.6)           (0.5)           (0.2)           

Safety Net -            -            -            

Post Levy / Safety Net Income 4.1            4.0            3.9            12.0          

Appeals all in Year 1 3.9            4.0            4.1            12.0          

Change 0.2            0.0            (0.2)           0.0            
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Timing of appeals - locally – Example 2

• For the second authority there is a potential loss if they only provide for 

the appeals raised.  This is because a levy will be paid on the higher 

income amount that will be needed to pay for appeals in year 3. This 

problem could be an issue for a number of authorities. 

Table 13 Appeals raised over three years

 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 100.7       103.8       107.1       

2017/18 in year appeals (1.6)           (1.7)           (1.7)           36%

2018/19 in year appeals  (1.1)           (1.2)           24%

2018/19 - backdated  for 2017/18  (1.1)           40%

2019/20 in year appeals (1.9)           

2019/20 - backdated  for 2017/18 (1.8)           

2019/20 - backdated  for 2018/19 (1.9)           

Plus (Tariff) / Top Up (44.1)        (45.8)        (47.1)        

Equals Pre Levy / Safety Net 55.0          54.0          51.5          

Levy (2.8)           (1.6)           -            

Safety Net -            -            -            

Post Levy / Safety Net Income 52.2          52.4          51.5          156.1       

Appeals all in Year 1 50.7          52.0          53.8          156.5       

Change 1.5            0.4            (2.3)           (0.4)           
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Therefore budgetary impact

• Business rates collected will change for 2017/18

• Tariff / Top Up will change

• Usual inflationary change to all elements of the system

– E.g. Business Rates baseline; RSG; business rates income

• Assumed level of appeals that will be provided for as lost income in 

2017/18 

• The level of estimated levy or safety net payment for the year

• The impact on Pools

– Balance of Top Ups and Tariff authorities

– The step change in estimated levels of gain (or will it be 

assumed to be net neutral)
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And the financial impact

• Increased revenue for 2017/18 highly likely

– Impact of revaluation

– Higher / lower Top Up and increased / decreased Tariff

– Plus extra income from 2.1p (4.7%) on the multiplier for 

assumed levels of successful future appeals

– Less assumed income to be lost in year or set aside for appeals

– Payment of a levy or receipt of a safety net payment

• Impact on Collection Fund where assumptions per NNDR1 differ to 

assumptions and outturn in NNDR3  
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Biggest short term impact

• Increase in the multiplier to provide for future appeals

• 46.6p vs 44.5p = 4.7% for future appeals

• Early years: potentially significant additional income

– If calculated at the national average will be 4.7% in year 1

– Level of local variance to national average assumed

• Potential additional business rates leading income determined by

– NNDR3 completion

• But initial distributions per NNDR1 could lead to extra GF income 

followed by Collection Fund deficits
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With significant medium term implications

• Resource projections in General Fund

• Collection Fund surplus/deficits

• Levels of levy to be paid/Pool gains/Safety Net payments 
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Previously: Collection Fund distributions since 2013/14
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2013/14

£bn

2014/15

£bn

2015/16

£bn

2016/17

£bn

Rates overpaid 1.2 0.8 0.3(e) n/a

Deficit distributed 0.5 0.5 1.3 

Variance of estimate 

for year to actual

0.7 1.0 n/a

Main messages

• Significant over distribution in early years

• Offset against business rates income in future years

April 2017 onwards

• Do authorities repeat these levels of overestimate?



Previously: Collection Fund overpayments 2013/14 to 

2016/17
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2013/14

%

2014/15

%

2015/16

%

2016/17

%

Rates overpaid at 

NNDR1

5.4% 3.6% 1.3% n/a

Rates deficit

distributed

0% 2.2% 2.2% 5.5% 

Main messages

• No deficit appears in year 1

• Any initial deficit can have big future impact

• Gain in revenue in early years but big loss to local government in later years

• Importance of informed ‘equalisation reserve’ critical 

• Changes distributions of income, not levels of levy or safety net (NNDR3)

• Levels of appeals the key driver 



Past appeals adjustments

29

17

20

11

18.5

7.9 8.1

4.7

0

5

10

15

20

25

30

35

2000/01 2005/06 2010/11 2017/18

P
e
rc

e
n
ta

g
e
 %

Revaluations and appeals adjustment 
(calculated)

Revaluation Appeals

• Suggests 2017/18 could be 

relatively low

• Higher levels of revaluation 

correlate to potentially higher 

levels of appeals adjustment
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Past appeals adjustments

Multiplier 
was

Revaluation 
change

New 
multiplier 

(s/be)

RPI @ 
September

Inflation 
adjusted 

multiplier

Actual 
multiplier

Variance Appeals 
adjustment

2000/01 48.9p 29% 34.7 1.1 35.1 41.6 6.5p 18.5%

2005/06 45.6p 17% 37.9 3.1 39.1 42.2 3.1p 7.9%

2010/11 48.5p 20% 38.8 (1.4) 38.3 41.4 3.1p 8.1%

2017/18 48.4p 11% 43.6 2.0 44.5 46.6 2.1p 4.7%

• Can only apply this years method to past calculations

• Might not reflect actual allowance made at the time

• Gives a perspective on relative totals in past years; how declining change at revaluation 

potentially impacted upon levels of appeals

• 2017/18 looks low but …
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Key authority decisions

• When to assume cost of appeals will arise
– All in year 1; or

– Distributed across years

• What to assume for levels of appeals?
– Is it 4.7% or higher or lower and if a variance, why?

• How to show costs of appeals at NNDR1 and for NNDR3 in each year
– As and when arise; or

– Contingent liability

• Implications for:
– Resource projections in General Fund

– Collection Fund surplus/deficits

– Levels of levy to be paid/Pool gains/Safety Net payments 
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2010 list – challenges and success (1)

59

• Shows numbers of 

appeals not value of these 

appeals

• Highest proportion 

challenged and 

successfully challenged in 

London – highest level of 

increase at revaluation, 

but ..

• Mixed regional picture 

across rest of regions e.g. 

North West and South 

West

• So, any clear messages?



2010 list – challenges and success (2)
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• The regions with the highest and lowest increase in valuations at 2010 revaluation 

experienced the highest and lowest proportion of appeals against their lists and 

highest and lowest proportions of appeals that led to a change in the local list

• Analysis of the average tertile regional change at revaluation in 2010 show a 

correlation between the level of revaluation and the levels of successful appeals



How to show costs of appeals at NNDR1 and for 

NNDR3 in each year

• In NDDR1 at full estimated national value or as a variation to this percentage 

amount

– Higher where higher levels of increase

– Lower where lower levels of increase 

• In NNDR3 as and when arise

– Using past methodology of levels of appeals and potential levels of success 

and cost of appeals

– Contingent liability

– But will not just have ‘appeals’ there could be ‘check’ and ‘challenge’ 

adjustments
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Appeals – summary of main issues

• Is the nationally assumed average of 4.7% sufficient (£1.1bn est.)?

• How much will your local levels of successful appeal vary compared to the actual 

national average?

• When will the appeals arise and when will they be concluded to give certainty for 

MTFP?

• When will appeals be provided for?

• And ongoing appeals against 2010 list (broader issue of whether provisions for 

2010 list too high/low)  
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Levels of levy to be paid/safety net payments 

• How much is set aside can impact on level of levy or safety net

• More set aside in earlier years = lower “non-domestic rating income from rates 

retention scheme”

• So reduced income in earlier years – is there an incentive to ‘load’ income early?

• But if a levy paying authority then you could pay higher levy in earlier years that is 

greater than the reduced levy paid in later years

• So …
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Timing of appeals - locally – Example 2 revisited

• For the second authority there is a potential loss if they only provide for 

the appeals raised.  This is because a levy will be paid on the higher 

income amount that will be needed to pay for appeals in year 3. This 

problem could be an issue for a number of authorities. 

Table 13 Appeals raised over three years

 2017/18 2018/19 2019/20 Total

£m £m £m £m

Forecast Business Rates Income 100.7       103.8       107.1       

2017/18 in year appeals (1.6)           (1.7)           (1.7)           36%

2018/19 in year appeals  (1.1)           (1.2)           24%

2018/19 - backdated  for 2017/18  (1.1)           40%

2019/20 in year appeals (1.9)           

2019/20 - backdated  for 2017/18 (1.8)           

2019/20 - backdated  for 2018/19 (1.9)           

Plus (Tariff) / Top Up (44.1)        (45.8)        (47.1)        

Equals Pre Levy / Safety Net 55.0          54.0          51.5          

Levy (2.8)           (1.6)           -            

Safety Net -            -            -            

Post Levy / Safety Net Income 52.2          52.4          51.5          156.1       

Appeals all in Year 1 50.7          52.0          53.8          156.5       

Change 1.5            0.4            (2.3)           (0.4)           
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Other issues to consider

• RVs increasing / decreasing in the area – ability of businesses to pay

• Transitional relief assists in smoothing the impact of RV changes on bills, 

it is outside the scope of the business rates retention scheme (i.e. it is not 

a cost to the authority).

• Impact of final list, once announced

• Impact of actual 2016/17 income on the Top Up / Tariff Adjustment

• S31 Grant – may be adjusted for revaluation

• Cost of increases in own Local Authority business rates; examples

– LA schools 8.8%

– Museums & Galleries 31.3% to 45.0%

– Cemeteries 69.2%

• Of interest due to national issues

– Nursing Homes 28.3%

– Day nurseries 35.7%

– Hospitals and clinics NHS 19.9%
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For example: Hospitals & Clinics
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Summary

• Appeals the critical issue

• There is differential risk and reward of accounting for appeals in different ways

• Modelling for impact to your MTFP is required before making decisions

• The broader costs to the local authority of Revaluation
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Rupert Dewhirst
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