
 
ACS Submission: Transitional Rate Relief 

ACS (the Association of Convenience Stores) welcomes the opportunity to respond to the 
Department for Levelling Up, Housing and Communities consultation on transitional rate 
relief. ACS represent 33,500 local shops across the UK including Spar UK, McColls, BP and 
thousands of independent retailers. More information about ACS is included in Annex A 

ACS welcomes the government moving to a three yearly revaluation period. We believe the 
three yearly revaluations will better reflect changes in the property market and economy 
resulting in accurate billing for ratepayers. The last revaluation of business rates was six 
years ago and based on rental values from 2015 meaning that existing rateable values (RV) 
are misaligned with current rental values. The delay to the revaluation is largely down to a 
lack of action from government to shorten revaluation period which many in the industry 
have called for over a decade. 

The upcoming revaluation of the non-domestic rates will be based on April 2021 property 
values. The new revaluation will reflect the significant change in the retail property market 
that has been disrupted by technological change, shifting shopping habits and a once in a 
generation pandemic. We believe that the government must ensure that businesses are 
supported with managing fluctuations in RVs given there has been such a long and 
disruptive period between revaluations. 

ACS is a longstanding supporter of the government’s transitional rate relief scheme. It has 
been an important relief for evening out increases in business rates over a revaluation 
period. However, given the unprecedent changes seen since the last revaluation it is difficult 
to design a transitional relief system before seeing the outcome of the revaluation. We 
acknowledge that many businesses will want to scrap downward transitional rate relief. We 
are sympathetic to this view as it will more quickly align rates bills with actual rental values, 
but this should not be at the expense of business seeing increases in their rateable values 
too. Not all businesses trading from premises with appreciation in value and thus higher RVs 
will necessarily be more successful or profitable, and transitional relief is a mechanism 
through which they receive proportionate support.  

The impact of the pandemic has not been felt equally across the convenience sector. Many 
neighbourhood and village stores saw increases in sales during national lockdowns. 
However, convenience retailers trading from transport hubs, city centres or petrol forecourt 
sites (PFS) saw a huge reduction in footfall and sales during national lockdowns. Therefore, 
the transitional rate relief scheme needs to, as it has always done, balance support for 
businesses seeing increases with those see decreases in their rateable value. 

Overview of ACS’ Response  

- Deliver faster downward transition to businesses that have seen a reduction in their 
business rates bills 

- Retain upward transitional rate relief for business that have seen an increase in their 
business rates bills funded through central government 

- Continue to recognise small businesses in the transitional rate relief caps 

ACS has answered the relevant consultation question below.  
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Question 1: how do you believe the government should strike the balance in the 2023 
transitional arrangements between supporting ratepayers facing increases to their 
bills and allowing the effect of the revaluation to flow through into bills? 

We recognise that the extended time between revaluation periods and the impact of the 
pandemic means there is greater urgency to reduce bills for ratepayers through downward 
transition. We recommend that the government attempts to deliver downward transition more 
quickly than it has in previous transitional rate relief structures. However, we also want to 
see support for businesses experiencing increases in their bills by retaining upward 
transitional rate relief.  

If the retention of upward transition cannot be delivered by offsetting against downward 
support, then the government should centrally fund upward transitional relief. Central funding 
of upward relief is justified because of the unprecedent impact of the pandemic during the 
revaluation period. The challenge of the current revaluation is down to successive 
governments failing to reduce the burden of business rates on businesses and move to more 
frequent revaluation periods.  

Centrally funded upward transitional rate relief is needed to bridge the gap to the business 
rates system moving to more frequent revaluations. It is also needed to enable retail 
businesses to continue to invest in their businesses, employees and high streets at a time of 
significant economic uncertainty. Based on research from business rates relief issued during 
the pandemic we found that 61% of convenience retailers invest relief into improving their 
stores or delivering new services1. 

Question 2: what format of transitional relief do you think should be provided for the 
2023 revaluation? 

Question 3: do you think that we should continue to provide assurances through 
transitional relief that bills will not rise by more than a set percentage due to the 
revaluation? 

Question 4: do you think we should provide different caps for different sizes of 
properties? 

We believe that upward transitional rate relief should be retained and that businesses should 
be provided with assurances that bills will not increase by more than a set percentage. This 
will help businesses seeing an increase in their business rates plan their response.  As 
outlined in response to question one, we believe it is likely that retaining upward transitional 
relief will require central government funding if downward transition is to be scrapped or 
delivered more quickly. 

We believe upward transitional rate relief is also important because it has helped businesses 
that are challenging incorrect rating assessments. We have seen examples where rateable 
values have been vastly miscalculated by the Valuation Office Agency (VOA). The upward 
transitional rate relief scheme has helped mitigate increases due to incorrect rating 
assessments that often take years to resolve. 

Convenience stores are generally defined as trading from premises under 3,000sqft 
(280sqm). 71% of convenience retailers are operated by small independent business owners 
with majority of them trading from premises below the small property size £28,000 RV 
threshold2. Therefore, in the convenience sector, premises size is a generally a good 

 
1 ACS Voice of Local Shops Polling May 2021 
2 ACS Local Shop Report 2021 



mechanism for directing support to small businesses. We continue to support recognition of 
different caps for different sizes premises in the transitional rate relief scheme.  

Question 5: what are you views on how we should fund transitional relief within the 
requirement for the government to have regard to the object of securing (so far as 
practicable) that the scheme is revenue neutral over its life? 

For the next revaluation period it may not be possible for the government to deliver a 
revenue neutral transitional relief scheme. This revaluation period has been delayed and 
represents a significant disruption to retail sector and changes to the UK economy. We 
believe that if the government wants to deliver downward transition quicker or scrap it 
altogether then upward transition must be centrally funded by the government.   

Question 6: do you have any other views on the format of the transitional 
arrangements for the 2023 revaluation? 

No comments 
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