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1 FOREWORd

I am sure everyone will be familiar with
the envelope that arrives every March
demanding a substantial sum of money
for the coming year. This is your new
rates liability from the Local Authority
and must be paid, however, the values
are based on hypothetical rental values
in 2015. A rebasing of the business rates
system should have taken place in 2015;
however this was postponed until 2017
for political reasons!

The period leading up to the 2017
Revaluation saw intense activity on the
part of the Valuation Office Agency as
they collected information from

ratepayers to ascribe updated levels of
value to every non-domestic
assessment throughout the country.

Many educational establishments are
now bearing the brunt of the new
increases in rateable value across the
country for various reasons, including
rising build costs and changes in
valuation approach. We have therefore
put together this booklet to summarise
the changes, which we trust you will
find useful.

Brian Sayers
Head of Education
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2 bAckGROUNd

Rateable values are based on the levels
of rent that would be paid for the
occupation of a property. However in
the case of many specialist types of
property such as Schools and Colleges,
where there is very little rental
evidence, the rateable values are based
on costs of construction. The current
rateable values were updated in 2017 to
reflect hypothetical rental values and
building costs in April 2015. The

Valuation Office updated their valuations
and published a new Rating List as part
of a series of changes that have taken
place under a new appeals regime.

Through an interpretation of the changes
in the costs of construction between the
rating valuation dates and understanding
circumstances affecting educational
property, we can prepare for negotiating
reductions in the levels of value.
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Online registration process

Alongside the introduction of the ‘Check,
Challenge, Appeal’ system, the
Government have also introduced a new
online registration process requiring all
ratepayers to register online with the
Government’s new website in order to
appoint an Agent, to commence the
appeals process.

Government Gateway

The new registration process requires
the creation of a Government Gateway
Id (often used for VAT purposes). These
details can then be used to access your
very own portal on the Valuation Office
website.

Valuation Office Portal

Once logged in to the Valuation Office
(VO) portal, you can ‘find’ properties
that belong to your establishment, and
appoint your Agent (our Agent Code is
39673). This is required in order for
Agents to submit and challenge appeals
on your behalf.

What will I need?

In order to complete the registration
process, all ratepayers will require –

� Rates bills

� NI No

� Passport/Payslip

3 WhAT ARE ThE kEy
chANGEs TO bE
AWARE OF?
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4 hOW dO yOU REspONd IF
yOU REcEIVE A FORM OF
RETURN? 

� The VOA might initially send a VO
6003 rent return form requiring you
to provide information regarding the
property. The information you
provide is important because it will
ultimately determine your business
rates bill.  

� For schools that have built
extensions or completely new
buildings, the VOA could send a VO
6065 building costs form. There are
sections on the form that require
specific detail. Incomplete or
inaccurate information could
generate bills that are excessive,
hence the need to get the detail
correct.

� The Beattie Partnership can assist
you with the completion of these
forms to ensure the necessary
information is provided to the VOA.
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The Government are concerned there
are too many appeals in the rating
system, causing unnecessary delays and
therefore in an attempt to improve the
review process they have introduced the
new Check, Challenge, Appeal (CCA)
system.  

The Enterprise Act provides the
framework for this to take place.  The
aims are to provide a more streamlined
and efficient system in which the key
issues are identified early by the
ratepayer/agent and are resolved as
quickly as possible.

some of the key changes

� Check stage to confirm facts with the Valuation Office earlier in the process

� Trigger (backstop) dates to ensure review process has some finality

� Secure online account to manage the review process

� Supporting evidence to be submitted earlier in the process than before

� Applies to England only (separate system for Wales, Scotland and N Ireland)

� Key correspondence copied to ratepayers by the Valuation Office 

� Fines for ratepayer for providing false information 

� Valuation Tribunal refund their fee if the appeal is successful

5 WhAT ARE ThE chANGEs
ExpEcTEd FROM chEck,
chALLENGE, AppEAL?

The process and dates are subject to change

CHALLENGECHECK APPEAL
01/04/2017 

CONFIRM FACTS

12 MONTHS

SUBMIT

4 MONTHS

SUBMIT TRIBUNAL

4 MONTHS

DISCUSSIONS

18 MONTHS

APPEAL 
TRIBUNAL

4 WEEKS
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5

check - the ratepayer/agent ensures
the relevant facts are confirmed and
agreed where possible and provides any
missing factual information to the
Valuation Office.  If necessary the Rating
List will be corrected to reflect the facts.

challenge - the ratepayer/agent can
challenge the basis of the existing
valuation stating the grounds and must
provide an alternative valuation,
supported by evidence.  There will be

discussions between the parties and
ultimately the Valuation Office will issue
a ‘considered decision’.

Appeal - this allows a ratepayer/agent
to appeal to the independent Valuation
Tribunal and a fee is payable. The
Tribunal will consider the previous
‘decision’ from the Challenge stage
based on the evidence put forward and
exchanged at the Challenge stage and
then make its decision.

WhAT ARE ThE chANGEs
ExpEcTEd FROM chEck,
chALLENGE, AppEAL?
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The three most relevant elements that
might change the rateable value are
presented below: 

1. Physical Changes to Buildings

� New buildings and facilities

� Demolitions

� Alterations, extensions and
major refurbishments

� Acquisitions and disposals

� Upgrading sports facilities

2. Changes to Use of Buildings

� Property becoming occupied 
or unoccupied

� Investment property being
vacated or occupied

� Change of use of property
between domestic and 
non-domestic

3. Interaction with Council Tax

� Shared accommodation with
non-domestic element, 
e.g. dining areas and common
rooms

� Property being vacated

� New occupiers

� Whether new occupiers have
another address elsewhere

� Is occupation governed by a
Service Contract (better
performance of duties) or
Assured Shorthold Tenancy
(AST)

We can assist with researching any
impact on projected liability for you.
We can also lodge an appeal during the
build period and following completion
of the works.

6 WhAT cAN cAUsE yOUR
RATEAbLE VALUE TO
chANGE?
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7 WhAT ARE ThE chANGEs
IN bUsINEss RATEs
FOLLOWING ThE 2017
REVALUATION?

Research shows that rateable values for
many Schools and Colleges increased
sizeably, although there are wide
variations based on the size of the rating
assessment and the location.

In addition, despite an initial drop in the
uniform business rate (multiplier) in
2017/18, the multiplier has now increased
back towards it’s pre-revaluation levels
and is now £0.493 for 2018/19.

cURRENT LIAbILITy 2018/19
£315,000 x 0.493 = £155,295**

** Note: If the school is in receipt of
mandatory relief the figure reduces to
£31,059

Average rateable value
increase of 26%

Within the spring statement in
March 2018 the chancellor
announced plans for the next
Revaluation to be in 2021,
reducing this Revaluation from
five to four years. plans were also
announced for subsequent
revaluations to be 3-yearly.
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5 sTEps TO sAVINGs

1 Obtain Property Information
We liaise with you to obtain your
copy rates bills, background
information on your site buildings
and any key changes.  We
supplement this with additional
background information that we
collate ourselves.

2 Research and Appraisal
We conduct a desktop review to
determine any scope for savings
based on a RAG summary (red,
amber, green).  This would involve a
review of the detailed valuation
breakdown from the Valuation
Office.

3 Inspect and Measure
Our referencer will visit your site and
conduct check measurements
where appropriate.

4 Check, Challenge, Appeal
process begins where
recommended, which involves a
check, to determine the facts, a
challenge to cover the valuation
points and an Appeal which is
expected to be fairly rare and is only
required where agreement is not
already reached.

5 Settlement Report
On conclusion of the appeals
process, we will report the
agreement to you including a
summary of the savings to date and
any estimated savings for the
remainder of the Revaluation period.

Utilising some of the knowledge
obtained during the business rates
process we can offer you further estate
and property management services.

8
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AppENdIx - REsEARch

Alongside the publication of the new
Rating List, we carried out additional
research, with our findings revealing a
mixed picture. Overall the Valuation
Office have increased the rateable
values of schools within the
independent sector by an average of
26.15%, however the variations between
schools is particularly marked.

The rateable values reflect a
combination of changes in building
costs, together with the Valuation Office
increasingly moving valuations over to a

rental approach, particularly in the
South East of England. In terms of build
costs the Tender Price Index (TPI) is one
of a number of sources of evidence for
analysing movements (See TPI Index
graph below). The TPI is an index of the
initial tenders put forward by
contractors across a wide spectrum of
construction types.

 Building costs and prices are of course
subject to significant volatility which
has affected the cost of materials and
labour, amongst other aspects of the

Tender Price Index for new constructions against time (based on the data
published by the Department for Business, Innovation & Skills1)
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construction market. Therefore, data needs to be handled with a degree of
scepticism but it can be a useful pointer to market trends.

Independent schools will to some extent be influenced by general construction
market trends, however, there will also be more localised factors which will
influence their construction costs. For example, accommodating the presence of
existing buildings on-site, the need to have specific facilities and also many schools
often want their new building to make a ‘statement’. This all presents challenges in
analysing build costs, which will ultimately determine their new valuation.

The contractor’s Test, which establishes the basis of valuation for most schools, is
based on a modern equivalent building and in theory this should remove the
bespoke nature of some school buildings. However, the Valuation Office have
analysed the construction costs of new buildings around the valuation date of 2015
and compared these with additional construction cost data.

The table below is a more detailed breakdown of the Rating List’s published figures
and demonstrates that schools with a rateable value up to £100,000 have been
affected the most. The reality is, however, bar a few exceptions that schools have
seen their rateable values increase. The increase for most schools has exceeded that
resulting from the last Revaluation exercise in 2010.
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WhAT’s NExT?

We will:
� continue our research on educational

establishments to establish any patterns of
values, trends and facts

� liaise with the Valuation Office regarding the
timeline for commencing the Group pre
challenge Review (GpcR) process to advance
the negotiations process

� negotiate with the specialist Valuation
Officer to agree the practice Note followed
by discussions on individual rateable values

As the revaluation progresses we will contact you to discuss
any specific queries or concerns that you may have. 

In the meantime, please feel free to contact 
any of our team if you have any questions.

REFERENcE LIsT
(1) Department for Business, Innovation & Skills, Construction price and cost

indices.[Online] Available from: https://www.gov.uk/government/statistics/bis-
quarterly-construction-price-and-cost-indices-january-to-march-2014
[Accessed on 16th of July 2015]
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ThE bEATTIE pARTNERshIp
EdUcATION TEAM

Don Beattie 
Senior Partner
don.beattie@bepart.co.uk
0161 242 45 90

Brian Sayers
Head of Education
brian.sayers@bepart.co.uk
0161 242 45 93

Paul Giness
Partner
paul.giness@bepart.co.uk
0161 242 45 80

Mike Haslam
Referencer
mike.haslam@bepart.co.uk
0161 242 45 96

Stephen Seary
Assistant Surveyor
stephen.seary@bepart.co.uk
0161 242 45 83

Liz Honer
Customer Relations
liz.honer@bepart.co.uk
0161 228 22 24

Zainab Bobat
Operations Manager
zainab.bobat@bepart.co.uk
0161 242 45 94

Chris Stern 
Consultant
chris.stern@bepart.co.uk
0161 228 22 24

Matthew Stanton
Administrator
matthew.stanton@bepart.co.uk
0161 242 45 89

Andy Allan
Consultant
andy.allan@bepart.co.uk
0161 228 22 24
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HEAD OFFICE:

The Beattie Partnership
2nd floor
3 Hardman Square
Manchester
M3 3EB

T: 0161 228 2224
F: 0161 228 1214

LONDON OFFICE:

The Beattie Partnership
20-22 Wenlock Road
London
N1 7GU

T: 0207 183 8321

Email us at:

2017@bepart.co.uk
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