
GROWING HIGH STREETS: 
PENALTIES FOR EXPANSION 

Recommendations (England only)
•  With a primary attachment to one property as well as one business, Small Business Rate Relief (SBRR) works as a 

disincentive for businesses to grow and open up new premises. The Government should change SBRR to reflect a 
personal threshold that a business owner is entitled to, so that it applies to multiple properties owned by one business, 
below the combined value of £15,000. This can be done by removing the rateable value ceiling of £2,899 on second 
properties.

Under current rules, businesses can claim Small Business Rate Relief (SBRR) on premises with a rateable value of £12,000 or 
less. For properties with a rateable value of £12,001 to £15,000, the rate of relief will go down gradually from 100 per cent, to 0 
per cent.1

If a high street business were to expand into a second premise, such as the next town or village, they would only keep existing 
reliefs on the first property for the first 12 months, unless none of the properties had a rateable value over £2,899 and the 
combined value of all properties is less than £20,000 or £28,000 in London.2

This means that the majority of small businesses growing from one premise to a second will lose any existing relief. This can 
have devastating effects on the health of the business, and can add thousands of pounds onto monthly operating costs. 

This quirk in the rules means that a business can receive full relief if they have a single property with a rateable value of 
£12,000, while a business with two properties each with a value of £3,000 would not receive any relief. This is despite the 
total combined rateable value being half the £12,000 threshold. This is clearly unfair and this discourages businesses from 
expanding to more than one site.

The Government needs to back small businesses wishing to expand, by allowing them to keep existing reliefs on properties 
instead of hitting them with penalties for growth and expansion. 

Case Study: FSB member, podiatry clinic, Lancashire

“I opened my first podiatry clinic in a small town, providing a range of much-needed healthcare services to the local 
community. It was located on the high street and business was doing well. 

“I was asked to expand into a neighbouring town because their local podiatrist had died and I knew the area well. That 
clinic wasn’t big, but it was just about large enough for me to open up for a few days a week. 

“What I didn’t expect was that I’d be losing my Small Business Rate Relief on both this clinic and my original one, meaning 
I was now facing a bill of thousands of pounds. The two properties have a combined value significantly below the £12,000 
SBRR threshold.     

“My first thought when I found this out was whether or not I’d be able to keep my staff, and my responsibility to them 
and their families. I came close to closing the new practice down almost as soon as it opened, as the risk was too high. 
Expanding has been hard enough as it is, I won’t be doing it again any time soon.”

1 Business Rates Relief, Government website, available at: https://www.gov.uk/apply-for-business-rate-relief/small-business-rate-relief
2 Ibid
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