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VALUATION TRIBUNAL FOR ENGLAND 
 

Referencer: 
Shop and Premises – Tone of the list – Local rental evidence - Comparable 
properties – Appeal allowed 

 

 
Re:   Funeral Parlour: Bst & Gnd Floor, 149 Kentish Town Road, London NW1 
8PD 
        Café Bst and Gnd Floor 159a Kentish Town Road London NW1 8PD 
 
Rateable Value: £19,000 & £20,000  
 
Appeal: 521016979930/539N10 & 521017616362/539N10 
 
Hearing on: 26th September 2011 
 
At: Whitechapel Valuation Tribunal Offices. 

 

Parties in attendance: 
 

Mr.R. Magee: Lamberts Chartered Surveyors  
(Appellant’s representative) 
Mr. H. Makhdumi, Evans and Payne  
(Appellants representative) 
Mr.  J. Cooper (Respondent) representing the Valuation 
Officer  
 

Members: Mrs J. Ellis (Chairman) 
Mr. A. Harris 
Mr. A. Yunis 
 

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 being overlooked by the Tribunal. 

 
Introduction:  
 

1: The Chairman introduced the Proceedings.  The independence of the Panel was 
emphasised and the procedure to be followed during the hearing explained. 
 
2: When considering and arriving at its decision, it was for the Panel to decide where 
the greater weight of evidence lay and determine accordingly. 
 
3: The appeal before the Panel arose from proposals, received by the Valuation 
Officer on 21st May 2010 and 26th October 2010 seeking to challenge the existing 
Rateable Values.  The proposals sought reductions with effect from 1st April 2010.  
 
4: From the submissions of both parties the Panel noted that the subject 
hereditaments were retail units located to the south of Prince of Wales Road on 
Kentish Town Road.  
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Decision and Reasons: 
 
5: When arriving at its decision, the Tribunal was governed by rating legislation laid 
down by Parliament which defines Rateable Value : 
 
6: Schedule 6 of the Local Government Finance Act 1988, as amended by Section 1(2) 
of the Rating (Valuation) Act 1999, defined that the Rateable Value of a non-domestic 
property shall be taken to be the amount equal to the rent at which it was estimated the 
property might reasonably be expected to let on a year to year basis 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 the 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. 

 
7: From this it was necessary to look at the available rental evidence and establish 
what the estimated rent would be in the light of the above assumptions.  The Panel was 
advised that unit 159a pays a rent of £15,000, but that this is between connected 
parties and therefore does not reflect open market value.  No rental information was 
provided for unit 149.  
 
8: Turning to the comparable evidence of rents provided, the Panel noted the location 
of the comparables cited and the dates that the rents were agreed.  
 
9: The following rental evidence from other retail buildings in the locality was provided 
by the Valuation Officer:  
 

Address Description Area 
ITMS 

m² 

Date of 
Rent 

Adjusted 
Rent 

RV Analysed 
Rent 
£/m² 

Assessment 
Unit value 

£/m² 

163A Kentish 
Town Road 

Shop 32.19 24.06.2008 13300 14250 413.17 450 

163 Kentish 
Town Road 

Hairdressing 
Salon 

26.6 22.10.2008 14475 12500 518.27 450 

171 Kentish 
Town Road 

Shop 27.56 25.12.2007 14600 12250 529.75 450 

 
10. From the evidence of rents, the Panel noted the tone of £450 per m2 for the shops 
in Kentish Town Road.  In addition evidence was provided of an appeal that had been 
made in respect of 175 Kentish Town Road by Hammer Properties that had not been 
prosecuted. 
 
 
 
11: The Appellant’s representative submitted to the Panel that the information in 
respect of 163A was unreliable as the rent shown on the form of return of £15,000 had 
never been paid and the tenant had agreed a lower rent of £13,000.  In addition, 
information was provided in respect of 173 Kentish Town Road where a rent of £15,000 
had been agreed from December 2009; this devalues at £390 per m².   
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The Panel was also advised that 150 Kentish Town Road has a rent from October 
2009 which devalues at £349 per m² and the lease on 164 Kentish Town Road from 
May 2009 devalues to £434 per m². 
 
12: The Panel noted the submission that under the 2005 List the parade of shops to the 
north of Prince of Wales Road were assessed at a higher level than the subject parade; 
however for the current List the level of value was the same.  The parade to the north 
had a number of national multiple shops such as Tesco, Somerfield etc, whereas the 
appeal parade is a mix of small grocers, taxi offices fried chicken shops etc and is a 
less attractive down market area, with less passing trade.  
 
13: The view that this end of Kentish Town Road was less valuable is supported by the 
submission that the shops on the other side of the Road drop in value despite there not 
being the break created by Prince of Wales Road.  The Panel accepted that the subject 
parade clearly attracts a different standard of shop occupier and is a less attractive 
location with non retail properties such as a Church opposite which breaks up the 
shopping parade.  
 
14: The Panel looked in detail at all of the submissions and accepted that the rental 
evidence provided by the Valuation Officer related to the parade to the north of the 
appeal units and no rents were available for the appeal parade which has a road 
separating it from the shops where the rents were cited.  However the rent closest to 
the April 2008 valuation date on 163A Kentish Town Road devalues to £413.17 
Indicating that the Appellant’s valuation of £415 per m² is not out of line.  This view is 
supported by the shops on the opposite side of the road which have been assessed by 
the Valuation Officer on the basis of £400 per m². 
 
15: With regard to the unit at 149 the Panel noted the submission from the Appellant’s 
representative that this unit had a return frontage which had been reflected in the 
valuation by increasing the basic zone A price to £420. 
 
16: In conclusion, the Panel determined that having regard to the rent closest to the 
AVD, supported by the level of value on the opposite side of the road, a rate per m² of 
£415 Zone A was determined for unit 159A which produced a revised Rateable Value 
of £18,500.  To reflect the return frontage on unit 149 a zone A of £420 was determined 
resulting in a revised rateable value of £17,000 
 
Order:  
 
17: Under the provisions of Regulation 38 (4) and (9) of The Valuation Tribunal for 
England (Council Tax and Rating Appeals) (Procedure) Regulations 2009 the VTE 
orders the Valuation Officer to alter the Rating List within two weeks of the date of this 
order to show: 
 
 
18: Rateable Value of £17,000 with effect from 1st April 2010 in respect of Funeral 
Parlour and Premises Bst and Gnd flr 149 Kentish Town Road London. 
 
19: Rateable Value of £18,500 with effect from 1st April 2010 in respect of Café and 
Premises Bst and Gnd flr 159A Kentish Town Road London. 
 

 
 
RefMB 


