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VALUATION TRIBUNAL FOR ENGLAND 

 

 
 

 
Non Domestic Rating; Valuation Appeal; Local Government Finance Act 1988;Warehouse 

& Premises, Main Space Price; Lotus and Delta Ltd v Culverwell (VO) & Leicester City 

Council [1976] RA 141; Comparables; Appeal allowed in part.  

 
RE: Cookes Wastekare Ltd, Raeburn Road, Ipswich IP3 0ET 

 

APPEAL NUMBER: 351524315314/538N10 
 
BETWEEN: 

  
 

 

 

 

 

 

PANEL: 

 
                       Cookes Waste Kare Ltd                                        

                                       And 

 

Mrs J Alexander 

Valuation Officer 

 

 

 

Mr J Rockliff (Chairman) 

Mr R Shah 

 
Appellant 

 

 
 

Respondent 

 

 

SITTING AT: 

 

ON: 

 

Bury St Edmunds Farmers Club 

 

30 July 2015  

 

APPEARANCES:   
 
Mr J Hoskins of Evans and Payne, Appellant’s Representative  

Mr G How, Valuation Officer’s Representative 

 

 
 
Summary of Decision 
 

1. Appeal allowed in part.  

 

2. The Rateable Value (RV) is reduced from £30,250 to £28,500 with effect from 1 April 

2010. 
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Introduction 

 

3. This appeal has been brought in respect of the following: The appeal arose out of a 

proposal made on 5 August 2014 on the grounds that the entry should describe the correct 

extent of the hereditament and the entry is excessive, unfair, incorrect and/or bad in law. 

The proposal sought a reduction to the RV to £1 with effect from 1 April 2010.  

 

4. The absence in this decision of a reference to any statement or item of evidence placed 

before it by the parties should not be construed as it having been overlooked by the panel. 

 

5. The floor areas of the property were not agreed however the appellant’s representative 

stated he would accept the areas of the Valuation Officer for the purposes of this appeal 

and the hearing continued on this basis. 

 

6. The appeal property comprised a warehouse with two portable buildings a concrete yard 

and land.  The warehouse measured 399.80 m
2,

 the portable buildings 112.10 m
2
 hard 

surfaced land 6344 m
2
 including the lorry spaces and the remaining land 874.20 m

2
.   

 

Issues 

 

7. The issues before the panel were the main space price to be adopted to the warehouse and 

the price per m
2
 of the land.   

 

Evidence and Submissions 

 

8. Mr Hoskins presented the panel with a submission containing his case and appendices 

including a copy of the proposal, location plan, site plan and photographs of the appeal 

property and comparable properties. In view of this evidence he sought a revised RV of 

£27,500.   

 

9. Mr How provided a submission containing, a copy of the valuation scheme reference 

97470, details of comparable properties with photographs and an assessment summary of 

comparable properties. In view of his evidence he sought a dismissal of the appeal. 

 

 

Decision and Reasons 

 

10. The panel gave careful consideration to all of the evidence presented and decided to 

allow the appeal in part and confirmed a revised RV of £28,500. 
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11. In arriving at its decision the panel had regard to the basis of valuation from schedule 6 to 

the Local Government Finance Act 1988 as amended by the Rating (Valuation) Act 

1999, which provides that: 

“(1) The rateable value of a non-domestic hereditament none of which consists of 

domestic property and none of which is exempt from local non-domestic rating shall be 

taken to be an amount equal to the rent at which it is estimated the hereditament might 

reasonably be expected to let from year to year on these three assumptions— 

(a) the first assumption is that the tenancy begins on the day by reference to 

which the determination is to be made; 

(b) the second assumption is that immediately before the tenancy begins the 

hereditament is in a state of reasonable repair, but excluding from this 

assumption any repairs which a reasonable landlord would consider 

uneconomic; 

(c) the third assumption is that the tenant undertakes to pay all usual tenant’s 

rates and taxes and to bear the cost of the repairs and insurance and the other 

expenses (if any) necessary to maintain the hereditament in a state to 

command the rent mentioned above”. 

 

12. The panel also accepted that the decision of the Lands Tribunal in Lotus and Delta Ltd v 

Culverwell (VO) & Leicester City Council (1976) is binding and confirmed that the 

correct starting point was the rent on the appeal property. However, the rent must also be 

looked at in the light of the rents and settlements in respect of other similar properties to 

ensure it is consistent. 

 

13. In this case the passing rent of the appeal property was £4,300 per annum but as this was 

a ground rent only the panel considered it to be of no relevance and disregarded it. 

 

14. Neither party referred to any indirect rental evidence and therefore with a lack of rental 

evidence to determine the correct main space price and land values the panel looked to 

the comparable properties provided by the parties for assistance   

 

15. The parties referred to the following comparables for the warehouse:- 

 

Address Area 

m
2
 

MSP m
2
 RV £ Settled 

241 Felixstowe Road, 

Ipswich IP3 9BN 

521.40 38.69 15,250  

Securicor Ltd, 

Raeburn Road, 

Ipswich IP3 0EF 

647.43 38.00 32,750  

Green and Skinner, 

Beaconsfield Road, 

Ipswich IP1 4AD 

849.90 33.89 28,500 SO by VT 

7, Scrivener Drive, 

Ipswich IP2 0SD 

766.63 38.36 25,250 Withdrawn 

Abt Plastic Designs, 

Sandy Hill Lane, 

Ipswich IP3 0HY 

671.91 38.00 25,500 Agreed 
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10 The Drift, Nacton 

Road, Ipswich IP3 

9QR 

213.61 40.61 20,000 Withdrawn 

4, Wright Road, 

Ipswich, IP3 9RN  

150.75 45.10 13,000 Agreed 

 

16. The panel attached significant weight to these comparables which indicated that a tone of 

the list had been established for warehouses dependant on their size. Mr How explained 

that when calculating the total areas for industrial properties any portable buildings were 

not included and therefore the size of the warehouse of the appeal property was 399.80 

m
2
. The panel having accepted this explanation was of the opinion that based on the 

established tone the main space price of £39.34 per m
2 

being placed between the rate 

adopted for 10 The Drift, a smaller property, and 241 Felixstowe Road, a larger property, 

appeared fair and reasonable.   

 

17. In respect of the value adopted for the land at the appeal property the panel attached little 

weight to the two comparables at Land Adjacent former Volvo Site, Raeburn Road, 

Ipswich IP3 0E as these were land only with no buildings within the assessment and the 

panel considered they would be of less value. The panel referred to the comparables 

within the same valuation scheme at 10 The Drift, 4 Wright Road and ABT Plastics all of 

which had hard surfaced land valued at £7.50 per m
2
 in accordance with the valuation 

scheme and which had been the subjects of settlements. The panel concluded that £7.50 

per m
2
 was the established tone for hard surfaced land and also the valuation scheme 

referred to hard surfaced land at £7.50 per m
2. 

In considering the contention of Mr 

Hoskins that the land suffered a disadvantage being on a sloping site the panel agreed that 

this disability would be likely to result in a hypothetical tenant placing a lower rental bid. 

The panel was of the opinion that a 5% allowance would be sufficient to reflect the 

sloping site.  

 

18. The panel in referring to the photographs considered that the rough surfaced land was in 

fact unsurfaced land. Mr How conceded this point and stated that unsurfaced land would 

be valued at £3.50 per m
2
 and therefore the panel was of the opinion that this rate should 

be adopted for the appeal property. 

 

19. In view of its findings and conclusions, the panel allowed the appeal in part and 

determined that the following valuation was correct:  

Description Area/m² Price per m² Value/£ 

Warehouse 374.54 39.34 14734 

Reception/Entrance 14.42 47.21 681 

 

Mess/staff room 10.84 43.27 469 

Total Area 399.80   

Sub Total   15884 

Unsurfaced Land 874.20 3.50 3060 

Lorry Trailer spaces 350.00 7.13 2496 

Hard Surfaced Land 284.0 7.13 2025 

Portable Building 17.2 25.00 430 

Portable Building 55.30 25.00 1381 

Portable Building 39.60 25.00 990 

Car parking Spaces 15  2250 

Total Value   28516 

Rounded to   28500 
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Order 

 

20. Under the provisions of Regulation 38(4) of The Valuation Tribunal for England 

(Council Tax and Rating Appeals) (Procedure) Regulations 2009, the Valuation Tribunal 

for England orders the Valuation Officer to amend the entry for the appeal property to 

rateable value £28,500 with effect from 1 April 2010. 

 

21. Under Regulation 38(9), the Valuation Officer must comply with this order within two 

weeks of the date of its making. 

 

Date: 25 August 2015 

 

Appeal number: 351524315314/538N10 

 
 
 


