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Revaluation 2017 
 

Utilities Committee 
 

Practice Note 6 
Valuation of Fixed-Line Telecommunications Networks 

 
1.0 Introduction 
 

This Practice Note applies only to fibre optic telecommunication networks 
including; backbone, trunk, backhaul, point to point networks and service 
connections valued by application of the Comparative Principle where rentals 
provide the relevant evidence for the establishment of the scheme of 
valuation. 
 
This Practice Note does not apply to telecommunications networks of 
considerable size and extent where rental evidence is not available. These 
networks will be valued by application of the Revenue Principle. 
 
A separate Practice Note exists for the valuation of Wireless 
Telecommunications Subjects - SAA Utilities Committee, Practice Note 1. 
 
With few exceptions, the lands and heritages covered by this Practice Note 
will fall to be valued under the terms of Sect 7A of the UNon-Domestic Rating 
(Valuation of Utilities) (Scotland) Order 2005U (the Order) and be the subject of 
an entry (a “designated entry”) to be made in the Valuation Roll for 
Renfrewshire Council. 
 
To qualify for inclusion as a designated entry, the Telecommunications 
Operator must be named in the Order and the installed network must extend 
beyond a single local authority area. 

 
2.0 Classification, Survey and Measurement 

 
2.1 UFibre Network 

 
Details should be obtained from a form of return or directly from the 
operator.  These include: 
1. Start and End points of the routes. 
2. Route length in km. 
3. The number of fibres lit for each route section. 

 
2.2 UNetwork Buildings 

 
Generally, network buildings are converted industrial or office 
properties. These should be surveyed in accordance with the relevant 
Practice Note for that class of property. 
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It is important to separately note the areas of the transmission / 
switching rooms, as these areas may have been improved. 
 
Floor plans showing the installed non-rateable transmission equipment 
should be obtained to confirm actual used areas in the event a 
redundancy allowance is applied. 
 
Plant rooms and loading bays are usually outside of the main switching 
pod. These will generally be found to occupy unimproved space. 
 
Ancillary office space should be measured and valued according to the 
local evidence for that class of subject. Improvements such as raised 
floors and air conditioning should be noted. 

 
2.3 URateable Plant and Machinery 

 
Full details of rateable plant & machinery should be noted. These will 
typically include. 
 
i. Diesel Generators (Note kVA)  
 
ii. UPS Systems (Note kVA)  
 
iii. Batteries (Note voltage and number)  
 
iv. Primary Transformers (Note range of voltage transformation)  
 
v. Primary Distribution Boards and Switches  
 
vi. CCTV  
 
vii. Air Conditioning systems  
 
viii Fire protection systems 
 
Ideally an electrical schematic plan should be obtained to confirm the 
extent of the rateable plant & machinery.  

 
The items of Plant and Machinery to be included in valuation will be 
governed by the provisions of the Valuation for Rating (Plant and 
Machinery) (Scotland) Regulations 2000 (as amended) and valued with 
reference to the Rating Cost Guide. 

 
3.0 Basis of Valuation 

 
Valuations for this class of lands and heritages should be on a comparative 
basis, founded upon rental evidence, in line with the scale of values which are 
set out in Appendix 1. 
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3.1 UThe Unit of Valuation 
 
The unit of assessment should include all contiguous fibre routes 
occupied by the operator as one network as well as all connected 
operational network buildings such as those used for transmission, 
switching, relay, points of presence and data centres.   This will include 
all posts, wires, fibres, cables and ducts, telephone kiosks, towers, 
masts, switching equipment or other equipment, servitudes or 
wayleaves, used by that fixed line operator wholly or mainly for the 
purposes of monitoring, processing or transmission of communications 
signals for the provision of telecommunications services. 
 

3.2 UFibre Network 
 
Whilst all fibres share the same physical characteristics national 
networks can be divided into Trunk and Access. 

 
3.2.1 UTrunk Fibres 

 
The trunk fibre network comprises of fibres that link directly between 
towns and cities directly. 

 
3.2.2 UAccess Fibres 

 
The Access fibre network runs from switch buildings around a local 
area and will physically connect with a customer’s premises.  Its 
purpose is to collect traffic from customers and deliver it to the nearest 
network building.  There are a greater number of fibres in an Access 
network as each customer’s premises must be separately connected to 
the network. 
 
Individual fibre connections with route lengths of less than 1 kilometre 
will be assessed individually based on the actual rents paid. 

 
3.3 UTotal Route Length of Network 

 
This is the starting point for the valuation. The amount per route 
kilometre (km) is always determined by the total length of the network 
not the length of an individual section.  The value per route km to be 
used should always be from the row corresponding with the total route 
length (or by interpolation if between two distances). 

 
3.4 UNumber of Lit Fibres 

 
The value should be taken from the column corresponding with the 
number of lit fibres. 
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3.5 UNetwork Buildings 
 
All network buildings occupied with the fixed line telecommunications 
network are to be valued, adopting local tone rental levels reflecting 
where necessary any tenant’s improvements. 

 
3.6 UAllowances 
 
3.6.1 UModern Industry Standard (MIS) 

 
Note for this class of property, the requirement for fewer trunk network 
fibres and less building space compared to the amount required for the 
old multiple fibre networks is acknowledged in valuing these older 
networks to a “Modern Industry Standard” (MIS).  The practical 
implementation of this is described below. 
 
Modern Industry Standard (MIS) was determined in the English VT 
decision in respect of Cable & Wireless UK v Subacchi (VO). In that 
decision, the valuation of inter-city trunk connections was capped at 6 
fibres. 
 
The decision acknowledged that trunk (intercity) networks are capable 
of using modern, non-rateable, dense wavelength division multiplexing 
(DWDM) transmission equipment which no longer requires multiple 
fibres to increase capacity.  This technology was available at the Tone 
Date and, in a vacant and to let situation, a prospective tenant would 
utilise this equipment.  Therefore, the value of a modern trunk network 
should be capped at a maximum of 6 lit fibres  Routes lit by non – MIS 
equipment should still be valued but capped at 2 fibres.  This allowance 
does not apply to access or wholly urban networks where multiple lit 
fibres are still required in order to connect with customers premises. 
The maximum value per route km for  modern trunk networks in excess 
of 1,000 km is therefore £394. 

 
3.6.2 UOther Allowances 

 
Older fibres installed pre-1995 are likely to have greater attenuation 
(loss of intensity of the light passing through the fibre) and less capacity 
than more modern fibres due to the degradation of the more frequent 
joints in the fibre and to the lower quality of the fibre.  Obsolescence 
allowances for these older fibres should be considered. 
 
Where networks are merged the circumstances of each case will be 
investigated to determine whether there is duplication of routes in the 
same cable or duct, or whether the routes are diverse. 
 
Note that diversity is often required for network resilience and integrity 
reasons and to provide access to a greater number of customers. 
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4.0 UEntry to be made in Valuation Roll 
 
4.1 Where a fixed-line or fibre network exists only in a single local authority 

area, regardless of whether the operator is a named company or not  
an entry should be made in that local valuation roll in accordance with 
this practice note. 

 
4.2 Where a fixed- line  or fibre optic network is in the rateable occupation 

of a company not listed in the Order, but extends over more than one 
local authority area, the value should be apportioned between each 
area and an entry should be made in each local valuation roll and in 
accordance with this practice note. 

 
4.3 Where a fixed-line or fibre network extends to more than a single local 

authority area UANDU is in the rateable occupation of a company listed in 
the UNon-Domestic Rating (Valuation of Utilities) (Scotland) Order 2005U, 
an entry should be made in the valuation roll for the Renfrewshire 
Council area in accordance with this practice note and using the 
method of value deemed appropriate by the Designated Assessor for 
Fixed-Line Telecommunications. 

 
4.4 The entry in the valuation roll should be described as “Telecoms 

Network”. In the circumstances described in 4.2 above the description 
should be “Telecoms Network (part)”. 

 
 
Appendix 1 – Valuation Scale Tables 
 
In the following 8 Tables it should be noted that. 
 

• Individual fibre connections with Route lengths of less than 1 kilometre will be 
assessed individually based on the actual rents paid. 

• RV/Route km reduces incrementally between 1 km and 10 km total network 
route length.  

• The RV/Route km is a fixed rate from 10 Route km to 100 Route km total 
network length. 

• RV/Route km reduces incrementally between 100 km and 1,000 km total 
network route length.  

• RV/Route km should be interpolated between Route km total lengths outside 
the fixed range. 

• There is an overall cap in RV/Route km at 48 fibres  

• National Trunk (Inter Town/City) networks are valued to a Modern Industry 
Standard and capped at 6 fibres 

• Access and Urban networks are capped at 48 fibres  

• Obsolescence allowances can be considered on an individual case basis for 
fibres installed pre-1995 
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Appendix 1 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 1 (continued) 
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Appendix 2 
 
Worked example:- 
 
Total network length 1,050 km 
Section 1:-   500 km, 2 lit fibres 
Section 2:- 550 km, 4 lit fibres 
 
 
UValuation 
Section 1:- 500 km x £250 (the distance of section 1 multiplied by the 2 fibre rate 

for the entire route length of 1,000 km) 
 
Section 2:- 550 km x £340 (the distance of section 2 multiplied by the 4 fibre rate 

for the entire route length of 1,000 km) 
 
Access network fibres are valued on this basis up to a maximum of 48 lit fibres 
 
 


