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LGFA 1988, s. 64(9):

“A hereditament is composite if part only of it consists of domestic property”

“Domestic property”: LGFA 1988 s. 66(1):

“it is used wholly for the purposes of living accommodation”

What is a composite hereditament?
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Two key points to note from the definition:

- must be a single hereditament

• Mazars tests must be met

• Common occupation

• “wholly different purpose”?

- a discrete part must be domestic 

• If the whole is used for mixed domestic and non-domestic purposes, 

then it is not a composite

What is a composite hereditament?
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Note – a composite hereditament is a “non-domestic” hereditament for rating 

purposes: LGFA 1988 s. 64(8)(b)

It is also a dwelling for CT purposes: LGFA 1992 s. 3(3)

- the whole composite is the dwelling … not just the domestic part!

What is a composite hereditament?
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LGFA 1988 Sch 6 para 2(1A):

“The rateable value of a composite hereditament none of which is exempt 

from local non-domestic rating shall be taken to be an amount equal to the 

rent which, assuming such a letting of the hereditament as is required to be 

assumed for the purposes of sub-paragraph (1) above, would reasonably be 

attributable to the non-domestic use of property.”

The valuation hypothesis for 
composites – the rating list
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The Council Tax (Situation and Valuation of Dwellings) Regulations 1992, reg 

7:

“In the case of a dwelling which is a composite hereditament or is part of a 

single property which is a composite hereditament, the value of the dwelling, 

for the purposes of valuations under section 21 of the Act, shall be taken to 

be that portion of the relevant amount which can reasonably be attributed to 

domestic use of the dwelling.”

The valuation hypothesis for 
composites – the CT valuation list
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The “relevant amount”:

“the amount which the composite hereditament might reasonably have been 

expected to realise on the assumptions mentioned in regulation 6, … if for the 

references to the dwelling throughout … that regulation, there were 

substituted references to the composite hereditament.”

The valuation hypothesis for 
composites – the CT valuation list
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CT valuation assumptions apply even where a part of a composite 

hereditament falls to be valued as a dwelling in its own right, by virtue of 

physical self-containment:

Valuation of Dwellings Regs 1992, reg 7(1)

- valuation oddity!

The valuation hypothesis for 
composites – the CT valuation list
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Atkinson v Lord [1997] RA 413

CT banding appeal

The issue: whether the “relevant amount” needs to be determined in carrying 

out a CT valuation

The valuer must have regard to the relevant amount … but need not calculate 

what it actually is!

The relevant amount
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Atkinson v Lord [1997] RA 413

Schiemann LJ on the “relevant amount”:

“an understandable legislative technique to bring composite hereditaments 

into line with purely domestic hereditaments and to bring the impact of the 

Council Tax on the person living in part of a composite hereditament into line 

with its impact on a person living in comparable accommodation which was 

not part of a composite hereditament.”

Purpose of the “relevant amount” is to avoid “lotting” of value

The relevant amount
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Atkinson v Lord [1997] RA 413

Note the tension between the legislative purpose and the legislative 

technique …

The relevant amount
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Atkinson v Lord [1997] RA 413

Held:

The valuer must have regard to the relevant amount … but does not always 

need to calculate what it actually is!

e.g. valuer knows a non-comp would be worth 10% more than a comp for a 

given type, within a given value range.

The relevant amount
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Does the Atkinson v Lord  logic apply to the “relevant amount” to be 

determined for rating purposes as well as for CT purposes?

My view: in principle yes … but likely to be rarer

 - valuation vs banding

 - the rating valuer usually will need to determine the relevant amount

The relevant amount
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Daniels (LO) v Monmouth School [2009] EWHC 2720 (Admin)

Reg 7 confined to the identified hereditament

Where a single business comprises multiple hereditaments on classical 

principles, relevant amount is not the value of the whole business!

The Monmouth case
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Stowe School v Bunyan (LO) 23 June 2023

- concerned three housemaster’s flats within the school

- appellant sought to determine value of whole school using CB, and 

identified amount of CB valuation attributable to the dwellings

- LO valued the flats in isolation by reference to comparables from composite 

and non-composite properties

Composite valuation in CT – a recent 
illustration
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Stowe School v Bunyan (LO) 23 June 2023

Tribunal rejected both approaches:

- appellant’s approach unsuitable as cost did not equate to value (school was 

Grade I Listed)

- LO’s approach rejected because (it seems) of use of non-composite 

comparables

Tribunal valued using comparables drawn from within the same school where 

CT bands had been settled

Composite valuation in CT – a recent 
illustration
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Ludgate House Ltd v Ricketts (VO) [2023] RA 149

UT remittal to consider valuation of LH as a single composite hereditament

VO’s primary case – the property should be valued as though it was non-

domestic

VO also contended the residential areas of the property could be 

“consolidated” into the location most advantageous to the HT

Composite valuation in rating –
reasonable attribution
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Ludgate House Ltd v Ricketts (VO) [2023] RA 149

Held:

- property had to be valued as a composite: concurrent security purpose of 

the owner did not vitiate the only use made of the bedrooms as a purely 

domestic use

- BUT the property fell to be valued as an office subject to a temporary

guardianship scheme … significantly impacted on the extent of the non-

domestic attribution of value

Composite valuation in rating –
reasonable attribution
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Ludgate House Ltd v Ricketts (VO) [2023] RA 149

Held:

- HT was entitled to, and could, exercise contractual rights to re-arrange the 

domestic and non-domestic parts of the property so as to maximise the 

efficient use of the space (para 141)

- problematic – is this really the attribution of value to the domestic use of 

property? Or attribution of value to some alternative hypothetical domestic 

use? Does the hypothesis allow the latter?

Composite valuation in rating –
reasonable attribution
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“We remind ourselves at this point that the task in hand, for a composite 

hereditament, is to ascertain the rent which would reasonably be attributable 

to the non-domestic elements of the Building.” (para 146)

… but went on to value on consolidated basis

I.e. valued on the basis that the non-domestic elements were located 

elsewhere to reality

Composite valuation in rating –
reasonable attribution

20



Ludgate House the most recent word on “reasonable attribution” … but I 

suspect it won’t be the final word!

Composite valuation in rating –
reasonable attribution
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