
12th December 2025 
 
Dear Mr Ewing, MSP, 
 
Thank you for your emails of the 10th and 11th December 2025 and I note all that you write. 
 
I should explain that the process of revaluation involves a completely fresh start. In the preparation 
of their valuation Assessors are in no way bound or fettered by the levels, methods or schemes of 
valuation which they used for the previous roll. Assessors may follow similar systems of classification 
or they may introduce entirely new ones. Case law has affirmed that comparison with what has gone 
before is not a relevant ground of appeal nor is the complaint, so often heard from ratepayers, 
which is levelled at the extent to which a valuation has “increased”. 
 
Assessors are statutorily required to place Net Annual Values and Rateable Values on non-domestic 
properties entered on the Valuation Roll. The legal definition of Net Annual Value is : ‘..the rent at 
which the lands and heritages might reasonably be expected to let from year to year if no grassum 
or consideration other than the rent were payable in respect of the lease and if the tenant 
undertook to pay all rates and to bear the cost of the repairs and insurance and the other expenses , 
if any , necessary to maintain the lands and heritages in a state to command that rent.’ 
 
Therefore, reference to rents is key when Assessors are carrying out rating valuations. Self- Catering 
accommodation is valued for rating purposes using the Comparative Principle Method of valuation, 
with the primary evidence being rents, and there is no proposed change to that methodology.  
 
However, as there were certain changes being proposed by the SAA in terms of approach, a formal 
consultation was carried out and this ran from September and closed on the 17th October 2025. All 
feedback received was considered by the SAA before draft valuations were carried out. 
 
The SAA’s Hospitality Properties Committee is responsible for preparing the 2026 Practice Note 
(valuation guidance note) for the valuation of Self- catering accommodation. Throughout this year, 
communication has been ongoing between the CEO of the Association of Scotland’s Self-caterers 
(ASSC) and the Chair of the SAA’s Hospitality Properties Committee, Magnus Voy. Proposed changes 
in approach and the   why reasons have been fully explained by Mr Voy. If ASSC has an alternative, 
reasoned methodology to derive a Net Annual Value that they wish to propose then the SAA 
would be happy to consider this as part of the SAA’s pre-agreement framework which ends on 20 
February 2026. The definition of Net Annual Value must however be borne in mind. 
 
The SAA would also be happy to consider any evidence which can put forward relating to why 
existing rental evidence may not have been set on a sound basis. For clarity, rental evidence is not 
the income received by operators for letting their accommodation on short term lets. Rental 
evidence would be where there is a landlord and a tenant relationship and legal obligations on the 
parties. The let would usually also be on a longer term basis than short term lets. 
 
The 2026 Valuation Roll published on the 30th November 2025 is a draft Valuation Roll. Final 
valuations will be published on the 1st April 2026 and will also become effective on that date. Any 
changes made to Rateable Values between 30th November 2025 and 1st April 2026 will be 
published at Scottish Assessors – Scottish Assessors Association website   
 
The rate poundage and small business bonus scheme threshold for 2026-27 is not yet known. These 
figures will be announced after the Scottish budget process and will assist ratepayers in calculating 
the financial aspects the draft valuations. 

https://www.saa.gov.uk/


 
I can advise that further engagement is due to take place between the SAA,  ASSC and ASSC’s 
professional rating adviser on Wednesday 17th December 2025. 
 
If your constituents remain aggrieved with their final valuation roll entries which come into effect on 
1st April 2026, challenges to the valuations can be made using the statutory proposals process. More 
information on this process can be found at Non-Domestic Proposals – Scottish Assessors 
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https://www.saa.gov.uk/ndp/

