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Your voice in fourism matters Supporting self-catering in Scotland Land&Estates

Ivan McKee MSP
Minister for Public Finance
Scottish Government

Via email: MinisterPF@gov.scot

9th December 2025
Dear Minister,

We are writing to you, collectively, to express our profound concern at the emerging issues surrounding
the draft 2026 Non-Domestic Rates (NDR) revaluation for Scotland’s self-catering accommodation sector,
and its potentially devastating implications for Scotland’s wider visitor economy.

Scotland’s tourism and hospitality sector finds itself in precipitous times. The Scottish Tourism Alliance’s
recent survey! brought that into sharp focus, with businesses across the country reporting falling
profitability, suppressed demand, escalating operating costs and declining confidence. Many operators
indicate that they are still struggling to recover fully from the pandemic while battling ongoing economic
volatility and uncertainty created by regulatory and fiscal reforms.

Our sector is reeling from one cost blow after another, with the recent UK Government Budget only
adding more pressure. The cumulative regulatory burden, including the abolition of the Furnished
Holiday Let tax regime, onerous short term let licensing and planning rules, proposed EPC reforms and
sustained inflation in core business costs, is eroding the resilience of businesses at an alarming rate.

It is in this already fragile landscape that Scottish Assessors have introduced highly perplexing changes to
the valuation methodology for self-catering properties. As the Association of Scotland’s Self Caterers
highlights?, of the 16,513 self-catering units on the Valuation Roll, only 501 are recorded as rented, and
the bed space rates underpinning the new model were derived from just 135 properties. A national
valuation methodology based on such a limited and unrepresentative dataset is deeply problematic.

The ASSC’s survey work has identified draft Rateable Value increases averaging around 120 percent, with
some operators facing rises approaching 300 percent. For small, family run rural businesses, increases of
this magnitude are simply unmanageable. Respondents report acute financial stress and are
contemplating closure should this come to pass. Many also fear for the long-term sustainability of their
communities, as rural Scotland relies heavily on self-catering accommodation to support local
employment and wider economic activity.

" https://scottishtourismalliance.co.uk/scottish-tourism-alliance-pre-budget-snap-survey-many-
tourism-businesses-at-breaking-point-without-cost-relief/
2 https://www.assc.co.uk/industry-news/assc-statement-on-draft-rateable-values-and-revised-bed-

space-rates
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Inflated draft RVs also threaten to push many operators out of eligibility for the Small Business Bonus
Scheme, with further uncertainty surrounding SBBS thresholds at the forthcoming Scottish Budget in
January 2026. Businesses affected by the reduction in relief when the thresholds were changed three
years ago are also now coming to the end of the transitionary relief period, meaning they will be faced
with full bills for the first time next year. Now is not the time to compound this extra cost by layering on
even more.

Diversified rural businesses are particularly exposed to changes affecting SBBS entitlement. The increases
for self-catering have been so dramatic that some businesses have gone from qualifying for relief to being
subject to the intermediate business poundage rate, further exaggerating the already cliff-edge impact.
This represents not only a potential structural shock to Scotland’s accommodation capacity and tourism
competitiveness, but also to wider, already fragile, rural economies.

Evidence from the ASSC’s November 2025 Barometer Survey, completed by 444 operators, reinforces the
seriousness of the situation. Confidence in the future of the sector has deteriorated sharply, with barely
more than half of operators indicating that they intend to remain in business and almost a quarter
expressing uncertainty about their future. These are businesses that are already putting everything into
staying operational; availability levels remain exceptionally high, with the overwhelming majority open
for well over 140 nights each year. A large proportion of operators depend on the Small Business Bonus
Scheme to remain viable. The prospect of falling below the revised threshold or losing the scheme
entirely is causing widespread anxiety about future sustainability.

This is further echoed in the 24-hour snap survey undertaken on 1 and 2 December 2025, which received
459 responses in just a single day.

One of the most distressing findings emerging from this research is the impact on mental wellbeing. Two
thirds of respondents reported that the draft valuations had already caused either significant stress or
deep worry. Many expressed sleeplessness, anxiety and a sense of being overwhelmed by the cumulative
weight of recent regulatory changes. Some respondents describe the situation as “unbearable”,
“devastating” and “the final straw”, reflecting not only the financial implications but the psychological toll
of sustained uncertainty and escalating pressures. For individuals running small, family businesses, often
rooted in their homes and communities, the emotional weight of potentially losing their livelihoods is
profound. These concerns cannot be dismissed as peripheral. They are a stark indicator of a sector under
immense and unsustainable pressure.

The broader consequences extend far beyond individual wellbeing. Self-catering accommodation plays a
vital role in sustaining the vibrancy of rural and island economies particularly as a cornerstone of farm
diversification at a time when many agricultural businesses are under financial pressure. For numerous
farms, hospitality income is not supplementary but critical to keeping the wider business afloat. A diverse
and balanced mix of accommodation is essential to supporting year-round visitor demand, encouraging
investment, strengthening local supply chains and enhancing Scotland’s wider reputational offer. Small
tourism enterprises underpin population retention in fragile areas, support local services and help sustain
cultural and community life. Any assessment of the revaluation must therefore be viewed within this
wider economic, social and demographic context.

The scale of the increases being applied across the sector is disproportionate at a time when what is
required is a nuanced and proportionate approach. When combined with the ongoing costs of STL
licensing, the abolition of the Furnished Holiday Let regime, planning constraints and rising operating
costs, the cumulative impact is becoming existential. Many operators no longer see a clear route to
remaining viable. The risk of widespread business closure is now material and immediate.

While we fully recognise that Assessors operate independently, it remains within the gift of the Scottish
Government to mitigate these harms through targeted reliefs. Restoring SBBS thresholds to their



previous levels, and ensuring additional reliefs are available during this destabilising period, would
provide critical support to a sector facing unprecedented pressures. Without this intervention, the risk to
rural economies, to small business resilience, and to the mental wellbeing of those who run them is
significant.

We would welcome the opportunity to brief you directly and to work constructively with the Scottish
Government and all relevant bodies to find a fair, evidence led and sustainable way forward.

Self-catering has long been one of Scottish tourism’s greatest success stories. BiIGGAR Economics
analysis® shows it provides a £1 billion annual contribution to the economy, supporting thousands of jobs
across Scotland. Yet this contribution is now at risk. The combination of accumulated regulatory burdens,
tax changes and now an unprecedented revaluation threatens to erode a sector that has consistently
delivered for Scotland’s economy, communities and reputation.

As a sector, we hope we can count on your support in ensuring that this revaluation process receives the
scrutiny, balance and fairness it urgently requires.

Yours sincerely,

Association of Scotland’s Self-Caterers
Scottish Tourism Alliance

Scottish Land and Estates

Federation of Small Businesses
Scottish Agritourism

cc Shona Robison MSP, Cabinet Secretary for Finance and Local Government

Kate Forbes MSP, Deputy First Minister and Cabinet Secretary for the Economy and Gaelic

3 https://assc.flywheelsites.com/wp-content/uploads/2024/12/Economic-lmpact-of-Short-term-Lets-in-
Scotland-Report-by-BiGGAR-Economics-11Dec24.pdf
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