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CILEX Level 6 Single Subject Certificate/CILEX Level 6 Professional Higher  
Diploma in Law and Practice/CILEX Level 6 Graduate Fast-Track Diploma 

Unit 17 – Conveyancing 

Case study materials  

January 2023  
 
 
 
Information for candidates  
 
• You should familiarise yourself with these case study materials before the examination, taking time 

to consider the themes raised in the materials. 
 

• You should consider the way in which your knowledge and understanding relate to these materials. 
 

• In the examination, you will be presented with a set of questions which will relate to these materials. 
 

• You may discuss these materials with your tutor(s).  
 
 
 

Instructions and information to candidates during the examination 
 
• You are allowed to take your own clean/unannotated copy of this document into the examination. 

Alternatively, you can access the electronic version of this document in the examination. 
 

• You are not allowed access to any statute books in the examination. 
 

• You must comply with the CILEX Exam Regulations – Online Exams at Accredited Centres/CILEX 
Exam Regulations – Online Exams with Remote Invigilation. 
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ADVANCE INSTRUCTIONS TO CANDIDATES 
 
You are working as a trainee lawyer in the Property Department at the firm of Kempstons LLP, The 
Manor House, Bedford, MK42 7AB. Your supervisor is Sharma Sinha. 
 
Sharma acts for Margery Arrowsmith in relation to her sale of a property. Sharma also acts for Margery 
and her partner, Jed Bates, in relation to their linked purchase transaction. Sharma has asked you to 
conduct the running of these transactions and has supplied you with the following documents. 
 
 
Document 1  Attendance Note dated 16th January 2023 
 
Document 2 Official copy of the register of title for Flat 1A, Gerald Woodruff House, Secklow Gate 

East, Central Milton Keynes, MK9 5AL 
 
Document 3 Extract from Lease relating to Flat 1A, Gerald Woodruff House, Secklow Gate East, 

Central Milton Keynes, MK9 5AL 
 
Document 4 Conveyance dated 24th August 1984 relating to 6 High Street, Winnywick, 

Northamptonshire, NN6 6NS 
 
Document 5 Deed of Gift dated 15th June 1987 relating to 6 High Street, Winnywick, 

Northamptonshire, NN6 6NS 
 
Document 6 Extract from Replies to Enquiries of the Local Authority (CON29)  

relating to 6 High Street, Winnywick, Northamptonshire, NN6 6NS 
 
Document 7 Standard Conditions of Sale (Fifth Edition – 2018 Revision) 
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DOCUMENT 1 
 

ATTENDANCE NOTE 
 

Sale of Flat 1A, Gerald Woodruff House, Secklow Gate East,  
Central Milton Keynes, MK9 5AL 

AND 
Purchase of 6 High Street, Winnywick,  

Northamptonshire, NN6 6NS 
 
 
Date:      16 January 2023 

 
Time engaged:      66 minutes 
 
Fee earner:               Sharma Sinha 

 
Clients’ full names:   Margery Zena Arrowsmith (sale)  

 and  

 Margery Zena Arrowsmith and Jed Robert Bates (purchase) 
  

Address:                     Flat 1A, Gerald Woodruff House, Secklow Gate East, Central Milton 
                                     Keynes, MK9 5AL (Margery’s present address) 
 
Contact details:        marrowsmith@gmail.co.uk 

 
 
BACKGROUND INFORMATION 
 
Margery Arrowsmith previously worked in a high-profile industry in London, with her own show 
business public relations firm. However, she is now semi-retired, having returned to live in her mother’s 
flat in Milton Keynes city centre in order to care for her mother following the death of her father 
(Grahame Arrowsmith). Her mother (Zena Ann Arrowsmith) was ill for a considerable time and has sadly 
died. Margery is now selling the flat. 
 
Margery is the executor and sole beneficiary of her late mother’s estate. The Grant of Probate is on file.  
[NOTE TO CANDIDATES: The grant is NOT supplied nor required for this examination.] 
 
Margery is not married but has a partner, Jed Bates. He is a musician. They are buying a property 
together in Northamptonshire, in the small country village of Winnywick.  
 
The seller is Kevin Diffey, whose wife died recently. 
 

 
 
 
 
 
 
 
 

Turn over 



Page 4 of 20 

 
1. DETAILS OF SALE 

 
Property: Flat 1A, Gerald Woodruff House, Secklow Gate East, Central 

Milton Keynes, MK9 5AL. 
  
Sale Price: £370,000 
  
Contents: All carpets and curtains are included in the Sale Price. 
  
Buyers: Jemma White and Matthew Arnold White of 18, Townsend 

Close, Bletchley, Milton Keynes, MK3 6RL. 
  
Buyers’ Lawyers: Holdsworth and Co., Property Lawyers, 54 The Parade, 

Central Milton Keynes, MK9 3ES. George Holdsworth is 
dealing (email: g.holdsworth@hpl.co.uk). 

  
Mortgage: None. 
  
Deposit: 10% required. 
  
Fee, etc: Fixed quote of £700 plus VAT and disbursements. 
  
Buyers’ Mortgage Lender: 
 
Completion Date: 

Santander.  
 
As soon as possible. 

  
Estate Agents: Merry and Co., 56 Silbury Boulevard, Milton Keynes,       

MK9 2AF. The agent is Sam Spalding (email: 
s.spalding@merrys.co.uk). 

  
Other information: 
 
 
 
 
  

(1) We have received an email from the Buyers’ Lawyers 
confirming that they are instructed and asking for 
confirmation that we will also be following the Law 
Society Conveyancing Protocol. We will be giving that 
confirmation. 
 

(2) Client has signed all relevant Protocol documentation. 
She has left a bundle of documents, including the 
original Lease.  

 
(3) Client also mentioned that part of the garden fence 

had blown down in the recent gales and she has 
promised the Buyers that this will be dealt with before 
completion. 
 

(4) Client ID checks re Margery completed satisfactorily. 
 

 



Page 5 of 20 

 
2. DETAILS OF PURCHASE 
 
Property: 6 High Street, Winnywick, Northamptonshire, NN6 6NS. 

Seller: Kevin Albert Diffey whose address is the Property. 
  
Seller’s Lawyers: Lucille and Co, 71 Hazelwood Road, Northamptonshire, NN1 

1LN. The matter is being handled by Emily Smith whose email 
address is e.smith@lucillesolicitors.com. She has confirmed 
the matter will be dealt with under the Protocol.  

  
Purchase Price: £450,000. The clients have a deposit available of 10% if 

necessary. They are contributing to the Purchase Price equally. 
They do not require a mortgage. 

  
Mortgage N/A. 
  
Survey: Clients are arranging. 
  
Completion Date: As soon as possible.  
  
Linked transaction: To tie in with sale of Flat 1A. 

   
Fees, etc: Fixed quote — £950 plus VAT and disbursements. Client care 

and complaints procedure all dealt with, and engagement 
letter sent. [NOTE TO CANDIDATES: Letter NOT supplied.]  
 
Clients’ ID is satisfactory. 

  
Other information: (1) The estate agents’ particulars describe the property as 

“a very spacious home in superb countryside near the 
River Nene, with facilities for fishing and water sports. 
There is a nursery and primary school with outstanding 
Ofsted accreditation and a well-attended picturesque 
medieval church. A music festival is held every year in 
the village.” 

 
(2) Margery and Jed would like to build an extension to the 

Property for use as a studio in which Jed will offer guitar 
lessons for clients. 
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DOCUMENT 2 
 

Official copy of the register of title for  
Flat 1A, Gerald Woodruff House, Secklow Gate East,  

Central Milton Keynes, MK9 5AL 
 
 
 
 

 
 

 
 

 This official copy shows the entries subsisting on the register on 16 
January 2023 at 12:35:24. 

 This date must be quoted as the ‘search from date’ in any official 
search application based on this copy. 

 The date at the beginning of an entry is the date on which the entry 
was made in the register. 

 Issued on 16 January 2023 at 12:35.24. 
 Under s.67 of the Land Registration Act 2002 this copy is admissible 

in evidence to the same extent as the original.  
 This title is dealt with by the Land Registry, Coventry Office. 

 
 A: Property Register 
 This register describes the land and estate comprised in the title. 

 BUCKINGHAMSHIRE: MILTON KEYNES 

1 (16.10.2000) The Leasehold land shown edged with red on the plan 
of the above title filed at the Registry and being Flat 1A Gerald 
Woodruff House Secklow Gate East Central Milton Keynes (MK9 5AL) 
and parking space. 

NOTE: as to the land tinted blue only the ground floor flat is 
included in the title. [NOTE TO CANDIDATES: The title plan for this title has 
NOT been supplied and you may assume that is in order. You should, however, make 
reference to it if it is relevant to any answer that you give in the examination.] 

2  (16.10.2000) The mines and minerals are excepted. 

3 (16.10.2000) Short particulars of the lease(s) (or under-leases) 
under which the land is held are: 

Date:     29th September 2000 
Term:     125 years from 29th September 2000 

 Parties:  (1) Barratt Homes PLC 
  (2) Secklow Gate Management Company Limited                 

 (3) Zena Ann Arrowsmith and Grahame Arrowsmith  
Rent:     £200 per annum  
 
 

Edition date 16.10.2000 
 

Title Number BM79812 
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4 (16.10.2000) The Landlord’s title is registered under title number 
BM50403. [NOTE TO CANDIDATES: An official copy of the freehold title has NOT been 
supplied and you may assume that is in order. You should, however, make reference to it if it 
is relevant to any answer that you give in the examination.] 

5 (16.10.2000) There are excepted from the effect of registration 
all estates, rights, interests, powers and remedies arising upon, 
or by reason of, any dealing made in breach of the prohibition or 
restrictions against dealings therewith inter vivos contained in 
the Lease. 

6 (16.10.2000) Unless otherwise mentioned the title includes any 
legal easements granted by the registered lease(s) but is subject 
to any rights that it reserves, so far as these easements exist 
and benefit or affect the registered land. 

 
B: Proprietorship Register  
This register specifies the class of title and identifies the owner. It contains any 
entries that affect the right of disposal. 
 

Title absolute 
1 (16.10.2000) PROPRIETOR: ZENA ANN ARROWSMITH and GRAHAME 

ARROWSMITH of Flat 1A Gerald Woodruff House Secklow Gate East 
Central Milton Keynes MK9 5AL.  

2 (16.10.2000) The price stated to have been paid on the 29th 
September 2000 was £200,000. 

3 (16.10.2000) No disposition by a sole proprietor of the registered 
estate (except a trust corporation) under which capital money 
arises is to be registered unless authorised by an order of the 
court.  

4 (16.10.2000) No transfer by the proprietor of the registered 
estate is to be registered without a certificate signed by a 
director for the time being on behalf of Secklow Gate Management 
Company Limited or by a conveyancer that the provisions of clause 
6.17 or 6.18 of the registered lease have been complied with.  

 
C: Charges Register 
This register contains any charges and other matters that affect the land. 
1 (16.10.2000) The parts of the land affected thereby are subject to 

the rights granted by a Deed dated 29 April 1988 made between (1) 
New Towns Commission and (2) New England Homes (MK) Limited. 
 

2 NOTE: Copy filed under BM45210. 

 

End of register 
Turn over 
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DOCUMENT 3 
 

Extract from Lease relating to  
Flat 1A, Gerald Woodruff House, Secklow Gate East,  

Central Milton Keynes, MK9 5AL 
 

[NOTE TO CANDIDATES: You may assume that any omitted clauses are actually within the Lease and 
are correct.] 
 
5. THE TENANT COVENANTS with the Landlord:  
 
5.1.1  to pay the Rent and other money made payable to the Landlord at the times and in 
manner as provided without any deduction whatsoever 
 
5.1.2  to permit persons and their agents contemplating acquisition of the Landlord’s estate 
and interest in the Development and authorised by the Landlord or the Landlord’s agents to 
inspect the Property at reasonable times and after reasonable notice 
 
6. THE TENANT COVENANTS with the Landlord and the Management Company and (as a 
separate covenant) with each of the Other Tenants for the time being of the Dwellings (all of 
whom the Landlord the Management Company and the Other Tenants are in this clause 
collectively called “the Covenantees”) for the benefit of the property respectively vested in the 
Covenantees and each and every part of it:  
 
6.1  to pay contributions by way of the Service Charge to the Management Company equal 
to the Tenant’s Proportion of the amount which the Management Company may from time to 
time expend and as may reasonably be required on account of anticipated expenditure on 
rates services repairs maintenance or insurance being and including expenditure described in 
the Second Schedule AND to pay the Service Charge not later than 14 days of being demanded 
the contributions being due on demand and if so required in writing by the Management 
Company or the Landlord to pay the Service Charge by banker’s order to a bank or other 
financial institution account nominated by the Management Company or the Landlord as the 
case may be at such intervals as the Landlord or Management Company shall direct being not 
more frequently than monthly 
 
6.2  to observe the regulations set out in the Fifth Schedule  
 
6.3  to pay all rates taxes assessments charges impositions and outgoings which may be at 
any time during the Term assessed charged or imposed upon or payable in respect of or by the 
owner or occupier of the Property and in the event of any rates taxes assessments charges 
impositions and outgoings being assessed charged or imposed in respect of the Building to pay 
a proper proportion attributable to the Property  
 
6.4  to pay value added tax and any other tax chargeable in respect of payments due from 
the Tenant or where the Tenant is bound to reimburse or provide indemnity under or in 
connection with this Lease  
 
6.5  to keep the Property and all additions to it in good and tenantable repair and decorative 
condition (but not to decorate any part of the exterior of the Property including the exterior of 
external doors and windows of the Property) and forthwith to replace all broken glass and to 
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replace and renew the Landlord’s fixtures and fittings which materially reach the end of their 
useful life the replacement or renewal to be of suitable and at least equal or similar quality 

 
6.6  to keep clean the interior of the windows of the Property  
 
6.8  if the Tenant makes default in the performance of the covenants relating to works of 
repair decoration reinstatement or renewal to permit the Landlord or the Management 
Company and persons authorised by the Landlord or the Management Company (but without 
prejudice to the right of re-entry contained in this Lease) to enter the Property and carry out 
the works at the expense of the Tenant in accordance with those covenants and to repay the 
expense of the works to the Landlord or the Management Company (as the case may be) on 
demand  
 
6.10  not to cut maim or injure the structural parts roofs or walls of the Property or make any 
structural alterations or additions to the Property 
 
6.11  not to erect any aerial satellite receiving dish or like apparatus upon the Property 
 
6.12  to view those parts of the Building to which the Tenant has access or which are visible 
to the Tenant for defects and wants of repair decoration reinstatement replacement or 
renewal for which the Landlord or the Management Company is responsible and forthwith 
notify the Landlord and the Management Company of any defects or wants of repair 
decoration reinstatement or renewal  
 
6.13  to yield up to the Landlord the Property at the expiry or sooner determination of the 
Term in good repair and decorative order and condition in accordance with the Tenant’s 
covenants with all additions and improvements and all fixtures now and during the Term 
affixed or fastened to or upon the Property  
 
6.14  to use and occupy the Property as a private dwelling for a single household or family 
occupation only and not for any other purpose  
 
6.15  not to assign underlet or part with possession of part of the Property as distinct from 
the whole  
 
6.16  not to assign underlet or part with possession of the Property as a whole without the 
Landlord’s written prior consent PROVIDED that in connection with the grant of such consent 
the Tenant must pay the Landlord’s reasonable fees in granting such consent and the assignee 
or undertenant must also comply with the provisions of clause 6.17  
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6.17  should the Tenant or any undertenant desire to transfer assign or underlet the Property 
or this Lease or an underlease (except in the case of an underletting for a period not exceeding 
three years) of the Property to ensure that the transferee assignee or undertenant enters into 
and executes the appropriate Deed of Covenant (in duplicate) in the form set out in the Sixth 
Schedule contemporaneously with the transfer assignment or underlease and with alterations 
as to the deaths of the parties or as other circumstances render necessary and to lodge the 
Deed of Covenant and the duplicate with and to pay the reasonable fees of the Landlord and 
the Management Company and of the respective solicitors for the Landlord and the  
Management Company in connection with the drafting, approval, engrossment and recording 
of the Deed of Covenant 
 
6.18  upon a devolution or other transmission of the Property, this Lease or an underlease 
(except in the case of an underletting for a period not exceeding three years) of the Property 
not coming within clause 6.17 to use the Tenant’s best endeavours to ensure that the person in 
whom the Property, this Lease or underlease becomes vested as a result of the devolution or 
transmission enters into and executes the appropriate Deed of Covenant (in duplicate) in the 
form set out in the Sixth Schedule and with such alterations as the deaths of the parties or as 
other circumstances render necessary and to lodge the Deed of Covenant and the duplicate 
with and to pay the reasonable fees of the Landlord and the Management Company and of the 
respective solicitors for the Landlord and Management Company in connection with the 
drafting, approval, engrossment and recording of the Deed of Covenant  
 
6.19  within one calendar month of every transfer assignment underlease mortgage or legal 
charge of the Property, this Lease or an underlease of the Property and also of every Grant of 
Probate or Letters of Administration, Order of Court or other instrument effecting or 
evidencing a devolution of the title of the Property, this Lease or an underlease being executed 
or operating or taking effect or purporting to operate or take effect to provide the respective 
solicitors for the Landlord and the Management Company with a certified copy for the purpose 
of registration and to pay the reasonable fees of the Landlord and the Management Company 
and of the respective solicitors for the Landlord and the Management Company in respect of 
each document or instrument so produced  
 
6.20  upon any transaction or disposition to which the Tenant is a party or over which the 
Tenant has control involving a transfer or assignment of this Lease to ensure that the 
transferee or assignee as a result of the transaction or disposition becomes a registered 
member of the Management Company if the Articles of the Management Company so permit 
 
6.21  upon any devolution or transmission of this Lease to which the Tenant is not a party and 
over which the Tenant has no control to use the Tenant’s best endeavours to ensure that the 
person in whom this Lease becomes vested as a result of the devolution or transmission 
becomes a member of the Management Company and so registered if the Articles of the 
Management Company so permit 
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6.31  if Rent properly payable (whether demanded or not) or any other monetary payment 
under this Lease is not paid within 14 days of becoming due then to pay interest on it at the 
 
Interest Rate the interest to accrue from day to day commencing on the date when the 
payment became due until payment is made 
 
 
[NOTE TO CANDIDATES: The Sixth Schedule containing the deed of covenant referred to has NOT been 
reproduced, but the purpose of the deed is to ensure that the incoming tenant takes over 
responsibility for the covenants and obligations in the Lease.]  
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DOCUMENT 4 
 

Conveyance dated 24th August 1984 relating to  
6 High Street, Winnywick, Northamptonshire, NN6 6NS 

 
 
THIS CONVEYANCE is made the 24th day of August One thousand nine hundred and eighty four 
BETWEEN MABEL CHRISTINE THORPE of 6 High Street, Winnywick in the County of 
Northampton (hereinafter called “the Vendor”) of the one part and PETER KENNETH WILLIAM 
DIFFEY and JUDITH MARY CAMPBELL of “The Hayloft”, Long Lane, Winnywick aforesaid 
(hereinafter called “the Purchasers”) of the other part  
 
WHEREAS 

 
(1) The Vendor is seised of the property hereinafter described for an estate in fee simple in 

possession subject as hereinafter mentioned but otherwise free from incumbrances  
 

(2)  The Vendor has agreed to sell the said property to the Purchasers for the sum of One 
hundred and fifty-two thousand pounds (£152,000)  

 
NOW THIS DEED WITNESSETH as follows:  
 
1. In consideration of the sum of ONE HUNDRED AND FIFTY-TWO THOUSAND POUNDS 

(£152,000) paid by the Purchasers to the Vendor (the receipt of which sum the Vendor 
hereby acknowledges) the Vendor as beneficial owner HEREBY CONVEYS unto the 
Purchasers ALL THAT freehold land together with the dwelling built thereon and known 
as 6 High Street, Winnywick in the County of Northampton as delineated on the plan 
annexed hereto and thereon edged red (“the Property”) TOGETHER WITH the right to 
pass and repass with or without vehicles at all times of the day and night over the 
unadopted service road fronting the Property subject to contributing a fair proportion of 
the cost of maintaining the same AND TOGETHER ALSO with the right to connect into and 
use all pipes wires and services connected to the Property in perpetuity TO HOLD unto 
the Purchasers as beneficial joint tenants for an estate in fee simple SUBJECT TO the 
covenants set out in the Schedule hereto but otherwise free from incumbrances. 
 

2. With the object and intent of affording protection to the Vendor’s retained land as shown 
edged blue on the said plan the Purchasers and all those deriving title under them 
HEREBY COVENANT to observe and perform the covenants set out in the Schedule 
hereto. 
 

THE SCHEDULE (hereinbefore referred to) 
 
(1)  Not to use the Property for any trade or business which might cause a nuisance to the 

owners or occupiers of the Vendor’s retained land.  
(2)  Not to keep pigs, goats or poultry on the Property. 
 

 

 

Turn over   
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(3)  Not to park any caravan, boat, or commercial vehicle in front of the Property. 
 
(4)  Not to erect any television aerial or radio masts or satellite dishes on the Property 

without the prior written consent of the Vendor. 
(5)  Not to extend the Property or alter any building thereon nor erect any shed 

summerhouse or treehouse without first submitting plans for approval to the Vendor. 
(6)  Not to allow the boundary fence marked with an inward “T” on the plan annexed 

hereto to fall into disrepair. 
(7)  Not to lop top or fell any tree within the curtilage of the Property without the prior 

written consent of the Vendor.  
 
IN WITNESS whereof the parties hereto have hereunto set their hands and seals the day and 
year first before written 

 
 
Signed sealed and delivered                        Mabel Christine Thorpe  LS 

by MABEL CHRISTINE THORPE  
in the presence of:  
 

Fred Little 
Legal executive 
Bedford 
 

 
Signed sealed and delivered  
by PETER KENNETH WILLIAM DIFFEY         P.K.W. Diffey  LS 
in the presence of: 

 
Anne Evans 
Secretary with Southalls Solicitor 
Wimbledon London  

 
 

Signed sealed and delivered  
by JUDITH MARY CAMPBELL                         J M Campbell  LS 
in the presence of:  
 
Anne Evans  
Secretary with Southalls Solicitors 
Wimbledon London 

 

[NOTE TO CANDIDATES: You should assume that this area became a compulsory land registration area 
in 1990.] 
 
 
NOTE TO CANDIDATES: You may assume that this conveyance has been duly stamped with the correct 
ad valorem and particular delivered (PD) stamps.  

Turn over 
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DOCUMENT 5 
 

Deed of Gift dated 15th June 1987 relating to  
6 High Street, Winnywick, Northamptonshire, NN6 6NS 

 
 
THIS DEED OF GIFT is made the 15th day of June One thousand nine hundred and eighty seven 
BETWEEN PETER KENNETH WILLIAM DIFFEY and JUDITH MARY DIFFEY both of 6 High Street, 
Winnywick in the County of Northampton (hereinafter called “the Donors”) of the one part and 
KEVIN ALBERT DIFFEY and SUSAN ANNE ELIZABETH DIFFEY both of 126a Long Lane, Cattletown 
in the said County of Northampton (hereinafter called “the Donees”) of the other part 
 
WHEREAS: 
 
(1) The Donors are seised of the property hereinafter described for an estate in fee simple in 

possession subject as hereinafter mentioned but otherwise free from incumbrances  
 

(2) The Donors have agreed to convey the said property to the Donees as hereinafter 
described 

 
NOW THIS DEED WITNESSETH as follows:  
 
1. IN CONSIDERATION of their natural love and affection for the Donees the Donors as 
beneficial owners HEREBY CONVEY unto the Donees ALL THAT property known as 6 High 
Street, Winnywick in the County of Northampton as shown edged red on the plan annexed to a 
Conveyance dated 24th August 1984 and made between Mabel Christine Thorpe of the one 
part and the Donors of the other part (“the Conveyance”) TO HOLD unto the Donees for an 
estate in fee simple as tenants in common in equal shares TOGETHER WITH the rights granted 
in the Conveyance but SUBJECT TO the covenants contained or referred to in the Conveyance. 
 
2. THE DONEES (with the object and intent of affording the Donors a full and sufficient 
indemnity in respect of any breach of the said covenants but not further or otherwise) HEREBY 
JOINTLY AND SEVERALLY COVENANT with the Donors and any person deriving title under them 
that they will at all times hereafter observe and perform the said covenants and shall keep the 
Donors and their respective estates and effects indemnified against all actions claims demands 
and liabilities in respect thereof so long as the same shall affect the property hereby conveyed 
and remain subsisting and capable of taking effect. 
 
3. IT IS HEREBY CERTIFIED that this deed falls within category L in the schedule to the Stamp 
Duty (Exempt Instruments) Regulations 1987. 
 
 
IN WITNESS whereof the parties hereto have hereunto set their hands and seals the day and 
year first before written  
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Signed sealed and delivered  
by PETER KENNETH WILLIAM DIFFEY           P.K.W. Diffey  LS 
in the presence of: 
 
Anne Evans 
Secretary with Southalls Solicitors 
Wimbledon London  

 
Signed sealed and delivered  
by JUDITH MARY DIFFEY                              J M Diffey  LS 
in the presence of:  
 
Anne Evans  
Secretary with Southalls Solicitors 
Wimbledon London 

 
 
Signed sealed and delivered  
by KEVIN ALBERT DIFFEY                              Kevin Albert Diffey  LS 
in the presence of: 
 
Sarah Kennedy 
Solicitor 
Stantons  
Northampton 
 
 
Signed sealed and delivered 
by SUSAN ANNE ELIZABETH DIFFEY                 Susan Anne E Diffey LS 
in the presence of:  
 
Sarah Kennedy 
Solicitor 
Stantons  
Northampton 
 
 
[NOTE TO CANDIDATES: You should assume that this area became a compulsory land 
registration area in 1990.] 
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DOCUMENT 6 
 

Extract from Replies to Enquiries of the Local Authority (CON29)  
relating to 6 High Street, Winnywick, Northamptonshire, NN6 6NS 

 
 

 

Part I Local Enquiries 
 
1. PLANNING AND BUILDING REGULATIONS 
 

1.1  
 

Decisions and Pending Applications 
Which of the following relating to the property have been 
granted, issued or refused or (where applicable) are the 
subject of pending applications 

 

(a) a planning permission;   None 
(b) a listed building consent; None 
(c) a conservation area consent  None 
(d) a certificate of lawfulness of existing use or development None 
(e) a certificate of lawfulness of proposed use or development None 
(f) building regulations approval  None 
(g) a building regulation completion certificate None 
(h) any building regulations certificate or notice issued in 

respect of work carried out under a competent person 
self-certification scheme? 

The local authority does not 
hold this information, the 
owner or occupier of the 
property should be asked to 
produce any such certificates. 

 
1.2 Planning Designations and Proposals 

What designations of land use for the property or the 
area, and what specific proposals for the property, are 
contained in any existing or proposed development plan? 

 
Mixed use 
 

 
2. 
 

ROADS 
Which of the roads, footways and footpaths named in 
boxes A and B on the front page are: 

 

(a) highways maintainable at public expense; Yes – High Street 
(b) subject to adoption and, supported by a bond or bond 

waiver; 
No 

(c) to be made by a local authority who will reclaim the cost 
from the frontages; or 

None 

(d) to be adopted by a local authority without reclaiming the 
cost from the frontages? 

None 
 

 
3.8 Contravention of Building Regulations 

Has a local authority authorised in relation to the property 
any proceedings for the contravention of any provision 
contained in Building Regulations? 

No 
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3.9 Notices, Orders, Directions and Proceedings under 
Planning Acts 
Do any of the following subsist in relation to the property, 
or has a local authority decided to issue, serve, make or 
commence any of the following:-  

 

(a) an enforcement notice No 
(b) a stop notice No 
(c)  a listed building enforcement notice; No 
(d) a breach of condition notice; No 
(e) a planning contravention notice; No 
(f) another notice relating to breach of planning control No 
(g)  a listed building repairs notice; No 
(h)  In the case of a listed building deliberately allowed to fall 

into disrepair, a compulsory purchase order with a 
direction for minimum compensation; 

No 

(i) a building preservation notice; No 
(j) a direction restricting permitted development; No 

 
(k) an order revoking or modifying planning permission; No 
(l)  an order requiring discontinuance of use of alteration or 

removal of building or works; 
No 

(m)  a tree preservation order; No 
(n)  proceedings to enforce a planning agreement or planning 

contribution? 
No 

 
3.10  
 

Conservation Area 
Do the following apply in relation to the property- 

 

(a) the making of the area a Conservation Area before 31st 

August 1974 
No 

(b) an unimplemented resolution to designate the area a 
Conservation Area? 

No 

 
3.11 Compulsory Purchase 

Has any enforceable order or decision been made to 
compulsorily purchase or acquire the property? 

 
 
No 

 
3.12  
 

Contaminated Land 
Do any of the following apply (including any relating to 
land adjacent to or adjoining the property which has been 
identified as contaminated land because it is in such a 
condition that harm or pollution of controlled waters 
might be caused on the property):- 

 

(a) a contaminated land notice; No 
(b) in relation to a register maintained under section 78R of 

the Environmental Protection Act 1990:- 
(i) a decision to make an entry; or 
(ii) any entry; or 

No 
 

(c) 
 

consultation with the owner or occupier of the property 
conducted under section78G(3) of the Environmental 
Protection Act 1990 before the service of a remediation 
notice? 

No 
 

 
 

 

Turn over 
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DOCUMENT 7 

STANDARD CONDITIONS OF SALE (FIFTH EDITION — 2018 REVISION) 

(NATIONAL CONDITIONS OF SALE 25TH EDITION, LAW SOCIETY’S CONDITIONS OF SALE 2011) 
This form is reproduced for educational purposes only. Reproduced by kind permission of the Solicitors’ Law Stationery Society and the Law Society of England and Wales. 

________________________________________________________________________________________________________________________________________________________________________
1. GENERAL 
1.1 Definitions 
1.1.1 In these conditions: 

(a)  ‘accrued interest’ means: 
(i)  if money has been placed on deposit or in a building society share account, the 

interest actually earned 
(ii) otherwise, the interest which might reasonably have been earned by depositing the 

money at interest on seven days’ notice of withdrawal with a clearing bank less, in 
either case, any proper charges for handling the money 

(b) ‘clearing bank’ means a bank admitted by the Bank of England as a direct participant in 
its CHAPS system 

(c) ‘completion date’ has the meaning given in condition 6.1.1 
(d) ‘contents price’ means any separate amount payable for contents included in the contract 
(e) ‘contract rate’ means the Law Society’s interest rate from time to time in force 
(f) ‘conveyancer’ means a solicitor, barrister, duly certified notary public, licensed 

conveyancer or recognised body under sections 9 or 23 of the Administration of Justice 
Act 1985 

(g) ‘lease’ includes sub-lease, tenancy and agreement for a lease or sub-lease 
(h) ‘mortgage’ means a mortgage or charge securing the repayment of money 
(i) ‘notice to complete’ means a notice requiring completion of the contract in accordance 

with condition 6.8 
(j) ‘public requirement’ means any notice, order or proposal given or made (whether before 

or after the date of the contract) by a body acting on statutory authority 
(k) ‘requisition’ includes objection 
(l) ‘transfer’ includes conveyance and assignment 
(m) ‘working day’ means any day from Monday to Friday (inclusive) which is not Christmas 

Day, Good Friday or a statutory Bank Holiday. 
1.1.2 In these conditions the terms ‘absolute title’ and ‘official copies’ have the special meanings 

given to them by the Land Registration Act 2002. 
1.1.3 A party is ready, able and willing to complete: 

(a) if he could be, but for the default of the other party, and 
(b) in the case of the seller, even though the property remains subject to a mortgage, if the 

amount to be paid on completion enables the property to be transferred freed of all 
mortgages (except any to which the sale is expressly subject). 

1.1.4 These conditions apply except as varied or excluded by the contract. 
1.2 Joint parties 
 If there is more than one seller or more than one buyer, the obligations which they undertake 

can be enforced against them all jointly or against each individually. 
1.3 Notices and documents 
1.3.1 A notice required or authorised by the contract must be in writing. 
1.3.2 Giving a notice or delivering a document to a party’s conveyancer has the same effect as 

giving or delivering it to that party. 
1.3.3 Where delivery of the original document is not essential, a notice or document is validly given 

or sent if it is sent: 
(a) by fax, or 
(b) by e-mail to an e-mail address for the intended recipient given in the contract. 

1.3.4 Subject to conditions 1.3.5 to 1.3.7, a notice is given and a document is delivered when it is 
received. 

1.3.5   
(a) A notice or document sent through a document exchange is received when it is available 

for collection. 
(b) A notice or document which is received after 4.00 pm on a working day, or on a day which 

is not a working day, is to be treated as having been received on the next working day. 
(c) An automated response to a notice or document sent by e-mail that the intended recipient 

is out of the office is to be treated as proof that the notice or document was not received. 
1.3.6 Condition 1.3.7 applies unless there is proof: 

(a) that a notice or document has not been received, or 
(b) of when it was received. 

1.3.7 A notice or document sent by the following means is treated as having been received as 
follows: 
(a) by first-class post: before 4.00 pm on the second working day after posting 
(b) by second-class post: before 4.00 pm on the third working day after posting 
(c) through a document 

exchange: 
before 4.00 pm on the first working day after the day on which 
it would normally be available for collection by the addressee 

(d) by fax: one hour after despatch 
(e) by e-mail: before 4.00 pm on the first working day after despatch. 

1.4 VAT 
1.4.1 The purchase price and the contents price are inclusive of any value added tax. 
1.4.2 All other sums made payable by the contract are exclusive of any value added tax and where 

a supply is made which is chargeable to value added tax, the recipient of the supply is to pay 
the supplier (in addition to any other amounts payable under the contract) a sum equal to the 
value added tax chargeable on that supply. 

1.5 Assignment and sub-sales 
1.5.1 The buyer is not entitled to transfer the benefit of the contract. 
1.5.2 The seller cannot be required to transfer the property in parts or to any person other than the 

buyer. 
1.6 Third party rights 

Unless otherwise expressly stated nothing in this contract will create rights pursuant to the 
Contracts (Rights of Third Parties) Act 1999 in favour of anyone other than the parties to the 
contract. 

2. FORMATION 
2.1 Date 
2.1.1 If the parties intend to make a contract by exchanging duplicate copies by post or through a 

document exchange, the contract is made when the last copy is posted or deposited at the 
document exchange. 

2.1.2 If the parties’ conveyancers agree to treat exchange as taking place before duplicate copies 
are actually exchanged, the contract is made as so agreed. 

2.2 Deposit 
2.2.1 The buyer is to pay or send a deposit of 10 per cent of the purchase price no later than the 

date of the contract. 
2.2.2 If a cheque tendered in payment of all or part of the deposit is dishonoured when first 

presented, the seller may, within seven working days of being notified that the cheque has 
been dishonoured, give notice to the buyer that the contract is discharged by the buyer’s 
breach. 

2.2.3 Conditions 2.2.4 to 2.2.6 do not apply on a sale by auction. 
2.2.4 The deposit is to be paid: 

(a) by electronic means from an account held in the name of a conveyancer at a clearing 
bank to an account in the name of the seller’s conveyancer or (in a case where condition 
2.2.5 applies) a conveyancer nominated by him and maintained at a clearing bank, or 

(b) to the seller’s conveyancer or (in a case where condition 2.2.5 applies) a conveyancer 
nominated by him by cheque drawn on a solicitor’s or licensed conveyancer’s client 
account 

2.2.5 If before completion date the seller agrees to buy another property in England and Wales for 
his residence, he may use all or any part of the deposit as a deposit in that transaction to be 
held on terms to the same effect as this condition and condition 2.2.6. 

2.2.6 Any deposit or part of a deposit not being used in accordance with condition 2.2.5 is to be held 
by the seller’s conveyancer as stakeholder on terms that on completion it is paid to the seller 
with accrued interest. 

2.3 Auctions 
2.3.1 On a sale by auction the following conditions apply to the property and, if it is sold in lots, to 

each lot. 
2.3.2 The sale is subject to a reserve price. 
2.3.3 The seller, or a person on his behalf, may bid up to the reserve price. 
2.3.4 The auctioneer may refuse any bid. 
2.3.5 If there is a dispute about a bid, the auctioneer may resolve the dispute or restart the auction 

at the last undisputed bid. 
2.3.6 The deposit is to be paid to the auctioneer as agent for the seller. 
3. MATTERS AFFECTING THE PROPERTY 
3.1 Freedom from incumbrances 
3.1.1 The seller is selling the property free from incumbrances, other than those mentioned in 

condition 3.1.2. 
3.1.2 The incumbrances subject to which the property is sold are: 

(a) those specified in the contract 
(b) those discoverable by inspection of the property before the date of the contract 
(c) those the seller does not and could not reasonably know about 
(d) those, other than mortgages, which the buyer knows about 
(e) entries made before the date of the contract in any public register except those 

maintained by the Land Registry or its Land Charges Department or by Companies 
House 

(f) public requirements. 
3.1.3 After the contract is made, the seller is to give the buyer written details without delay of any 

new public requirement and of anything in writing which he learns about concerning a matter 
covered by condition 3.1.2. 

3.1.4 The buyer is to bear the cost of complying with any outstanding public requirement and is to 
indemnify the seller against any liability resulting from a public requirement. 

3.2 Physical state 
3.2.1 The buyer accepts the property in the physical state it is in at the date of the contract unless 

the seller is building or converting it. 
3.2.2 A leasehold property is sold subject to any subsisting breach of a condition or tenant’s 

obligation relating to the physical state of the property which renders the lease liable to 
forfeiture. 

3.2.3 A sub-lease is granted subject to any subsisting breach of a condition or tenant’s obligation 
relating to the physical state of the property which renders the seller’s own lease liable to 
forfeiture. 

3.3 Leases affecting the property 
3.3.1 The following provisions apply if any part of the property is sold subject to a lease. 
3.3.2   

(a) The seller having provided the buyer with full details of each lease or copies of the 
documents embodying the lease terms, the buyer is treated as entering into the contract 
knowing and fully accepting those terms. 

(b) The seller is to inform the buyer without delay if the lease ends or if the seller learns of 
any application by the tenant in connection with the lease; the seller is then to act as the 
buyer reasonably directs, and the buyer is to indemnify him against all consequent loss 
and expense. 

(c) Except with the buyer’s consent, the seller is not to agree to any proposal to change the 
lease terms nor to take any step to end the lease. 

(d) The seller is to inform the buyer without delay of any change to the lease terms which 
may be proposed or agreed. 

(e) The buyer is to indemnify the seller against all claims arising from the lease after actual 
completion; this includes claims which are unenforceable against a buyer for want of 
registration. 

(f) The seller takes no responsibility for what rent is lawfully recoverable, nor for whether or 
how any legislation affects the lease. 

(g) If the let land is not wholly within the property, the seller may apportion the rent. 
4. TITLE AND TRANSFER 
4.1 Proof of title 
4.1.1 Without cost to the buyer, the seller is to provide the buyer with proof of the title to the property 

and of his ability to transfer it, or to procure its transfer. 
4.1.2 Where the property has a registered title the proof is to include official copies of the items 

referred to in rules 134(1)(a) and (b) and 135(1)(a) of the Land Registration Rules 2003, so far 
as they are not to be discharged or overridden at or before completion. 

4.1.3 Where the property has an unregistered title, the proof is to include: 
(a) an abstract of title or an epitome of title with photocopies of the documents, and 
(b) production of every document or an abstract, epitome or copy of it with an original 

marking by a conveyancer either against the original or an examined abstract or an 
examined copy. 

4.2 Requisitions 
4.2.1 The buyer may not raise requisitions: 

(a) on any title shown by the seller before the contract was made 
(b) in relation to the matters covered by condition 3.1.2. 

4.2.2 Notwithstanding condition 4.2.1, the buyer may, within six working days of a matter coming to 
his attention after the contract was made, raise written requisitions on that matter. In that event, 
steps 3 and 4 in condition 4.3.1 apply. 

4.2.3 On the expiry of the relevant time limit under condition 4.2.2 or condition 4.3.1, the buyer loses 
his right to raise requisitions or to make observations. 

4.3 Timetable 
4.3.1 Subject to condition 4.2 and to the extent that the seller did not take the steps described in 

condition 4.1.1 before the contract was made, the following are the steps for deducing and 
investigating the title to the property to be taken within the following time limits: 
Step  Time Limit 
1. The seller is to comply with condition 

4.1.1 
Immediately after making the contract  

2. The buyer may raise written 
requisitions 

Six working days after either the date of the 
contract or the date of delivery of the seller’s 
evidence of title on which the requisitions are 
raised whichever is the later 

 

3. The seller is to reply in writing to any 
requisitions raised 

Four working days after receiving the 
requisitions 

 

4. The buyer may make written 
observations on the seller’s replies 

Three working days after receiving the replies  

The time limit on the buyer’s right to raise requisitions applies even where the seller supplies 
incomplete evidence of his title, but the buyer may, within six working days from delivery of 
any further evidence, raise further requisitions resulting from that evidence. 

4.3.2 The parties are to take the following steps to prepare and agree the transfer of the property 
within the following time limits: 
Step  Time Limit 
A. The buyer is to send the seller a draft 

transfer 
At least twelve working days before completion 
date 

B. The seller is to approve or revise that 
draft and either return it or retain it for 
use as the actual transfer 

Four working days after delivery of the draft 
transfer 

C. If the draft is returned the buyer is to 
send an engrossment to the seller 

At least five working days before completion 
date 

4.3.3 Periods of time under conditions 4.3.1 and 4.3.2 may run concurrently. 
4.3.4 If the period between the date of the contract and completion date is less than 15 working 

days, the time limits in conditions 4.2.2, 4.3.1 and 4.3.2 are to be reduced by the same 
proportion as that period bears to the period of 15 working days. Fractions of a working day 
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are to be rounded down except that the time limit to perform any step is not to be less than 
one working day. 

4.4 Defining the property 
 The seller need not: 

(a) prove the exact boundaries of the property 
(b) prove who owns fences, ditches, hedges or walls 
(c) separately identify parts of the property with different titles 

 further than he may be able to do from information in his possession. 
4.5 Rents and rentcharges 
 The fact that a rent or rentcharge, whether payable or receivable by the owner of the property, 

has been, or will on completion be, informally apportioned is not to be regarded as a defect in 
title. 

4.6 Transfer 
4.6.1 The buyer does not prejudice his right to raise requisitions, or to require replies to any raised, 

by taking any steps in relation to preparing or agreeing the transfer. 
4.6.2 Subject to condition 4.6.3, the seller is to transfer the property with full title guarantee. 
4.6.3 The transfer is to have effect as if the disposition is expressly made subject to all matters 

covered by condition 3.1.2 and, if the property is leasehold, is to contain a statement that the 
covenants set out in section 4 of the Law of Property (Miscellaneous Provisions) Act 1994 will 
not extend to any breach of the tenant’s covenants in the lease relating to the physical state 
of the property. 

4.6.4 If after completion the seller will remain bound by any obligation affecting the property which 
was disclosed to the buyer before the contract was made, but the law does not imply any 
covenant by the buyer to indemnify the seller against liability for future breaches of it: 
(a) the buyer is to covenant in the transfer to indemnify the seller against liability for any 

future breach of the obligation and to perform it from then on, and 
(b) if required by the seller, the buyer is to execute and deliver to the seller on completion a 

duplicate transfer prepared by the buyer. 
4.6.5 The seller is to arrange at his expense that, in relation to every document of title which the 

buyer does not receive on completion, the buyer is to have the benefit of: 
(a) a written acknowledgement of his right to its production, and 
(b) a written undertaking for its safe custody (except while it is held by a mortgagee or by 

someone in a fiduciary capacity). 
4.7 Membership of company 
 Where the seller is, or is required to be, a member of a company that has an interest in the 

property or has management responsibilities for the property or the surrounding areas, the 
seller is, without cost to the buyer, to provide such documents on completion as will enable 
the buyer to become a member of that company. 

5. RISK, INSURANCE AND OCCUPATION PENDING COMPLETION 
5.1.1 The property is at the risk of the buyer from the date of the contract. 
5.1.2 The seller is under no obligation to the buyer to insure the property unless: 

(a) the contract provides that a policy effected by or for the seller and insuring the property 
or any part of it against liability for loss or damage is to continue in force, or 

(b) the property or any part of it is let on terms under which the seller (whether as landlord 
or as tenant) is obliged to insure against loss or damage. 

5.1.3 If the seller is obliged to insure the property under condition 5.1.2, the seller is to: 
(a) do everything necessary to maintain the policy 
(b) permit the buyer to inspect the policy or evidence of its terms 
(c) if before completion the property suffers loss or damage: 

(i) pay to the buyer on completion the amount of the policy monies which the seller has 
received, so far as not applied in repairing or reinstating the property, and 

(ii) if no final payment has then been received, assign to the buyer, at the buyer’s 
expense, all rights to claim under the policy in such form as the buyer reasonably 
requires and pending execution of the assignment hold any policy monies received 
in trust for the buyer 

(d) cancel the policy on completion. 
5.1.4 Where the property is leasehold and the property, or any building containing it, is insured by a 

reversioner or other third party, the seller is to use reasonable efforts to ensure that the 
insurance is maintained until completion and if, before completion, the property or building 
suffers loss or damage the seller is to assign to the buyer on completion, at the buyer’s 
expense, such rights as the seller may have in the policy monies, in such form as the buyer 
reasonably requires. 

5.1.5 If payment under a policy effected by or for the buyer is reduced, because the property is 
covered against loss or damage by an insurance policy effected by or on behalf of the seller, 
then, unless the seller is obliged to insure the property under condition 5.1.2, the purchase 
price is to be abated by the amount of that reduction. 

5.1.6 Section 47 of the Law of Property Act 1925 does not apply. 
5.2 Occupation by buyer 
5.2.1 If the buyer is not already lawfully in the property, and the seller agrees to let him into 

occupation, the buyer occupies on the following terms. 
5.2.2 The buyer is a licensee and not a tenant. The terms of the licence are that the buyer: 

(a) cannot transfer it 
(b) may permit members of his household to occupy the property 
(c) is to pay or indemnify the seller against all outgoings and other expenses in respect of 

the property 
(d) is to pay the seller a fee calculated at the contract rate on a sum equal to the purchase 

price (less any deposit paid) for the period of the licence 
(e) is entitled to any rents and profits from any part of the property which he does not occupy 
(f) is to keep the property in as good a state of repair as it was in when he went into 

occupation (except for fair wear and tear) and is not to alter it 
(g) if the property is leasehold, is not to do anything which puts the seller in breach of his 

obligations in the lease, and 
(h) is to quit the property when the licence ends. 

5.2.3 The buyer is not in occupation for the purposes of this condition if he merely exercises rights 
of access given solely to do work agreed by the seller. 

5.2.4 The buyer’s licence ends on the earliest of: completion date, rescission of the contract or when 
five working days’ notice given by one party to the other takes effect. 

5.2.5 If the buyer is in occupation of the property after his licence has come to an end and the 
contract is subsequently completed he is to pay the seller compensation for his continued 
occupation calculated at the same rate as the fee mentioned in condition 5.2.2(d). 

5.2.6 The buyer’s right to raise requisitions is unaffected. 
6. COMPLETION 
6.1 Date 
6.1.1 Completion date is twenty working days after the date of the contract but time is not of the 

essence of the contract unless a notice to complete has been served. 
6.1.2 If the money due on completion is received after 2.00 pm, completion is to be treated, for the 

purposes only of conditions 6.3 and 7.2, as taking place on the next working day as a result of 
the buyer’s default. 

6.1.3 Condition 6.1.2 does not apply and the seller is treated as in default if: 
(a) the sale is with vacant possession of the property or any part of it, and 
(b) the buyer is ready, able and willing to complete but does not pay the money due on 

completion until after 2.00 pm because the seller has not vacated the property or that 
part by that time. 

6.2 Arrangements and place 
6.2.1 The buyer’s conveyancer and the seller’s conveyancer are to co-operate in agreeing 

arrangements for completing the contract. 
6.2.2 Completion is to take place in England and Wales, either at the seller’s conveyancer’s office 

or at some other place which the seller reasonably specifies. 
6.3 Apportionments 
6.3.1 On evidence of proper payment being made, income and outgoings of the property are to be 

apportioned between the parties so far as the change of ownership on completion will affect 
entitlement to receive or liability to pay them. 

6.3.2 If the whole property is sold with vacant possession or the seller exercises his option in 
condition 7.2.4, apportionment is to be made with effect from the date of actual completion; 
otherwise, it is to be made from completion date. 

6.3.3 In apportioning any sum, it is to be assumed that the seller owns the property until the end of 
the day from which apportionment is made and that the sum accrues from day to day at the 
rate at which it is payable on that day. 

6.3.4 For the purpose of apportioning income and outgoings, it is to be assumed that they accrue at 
an equal daily rate throughout the year. 

6.3.5 When a sum to be apportioned is not known or easily ascertainable at completion, a provisional 
apportionment is to be made according to the best estimate available. As soon as the amount 
is known, a final apportionment is to be made and notified to the other party. Any resulting 
balance is to be paid no more than ten working days later, and if not then paid the balance is 
to bear interest at the contract rate from then until payment. 

6.3.6 Compensation payable under condition 5.2.5 is not to be apportioned. 
6.4 Amount payable 
 The amount payable by the buyer on completion is the purchase price and the contents price 

(less any deposit already paid to the seller or his agent) adjusted to take account of: 
(a) apportionments made under condition 6.3 
(b) any compensation to be paid or allowed under condition 7.2 
(c) any sum payable under condition 5.1.3. 

6.5 Title deeds 
6.5.1 As soon as the buyer has complied with all his obligations under this contract on completion 

the seller must hand over the documents of title. 
6.5.2 Condition 6.5.1 does not apply to any documents of title relating to land being retained by the 

seller after completion. 
6.6 Rent receipts 
 The buyer is to assume that whoever gave any receipt for a payment of rent or service charge 

which the seller produces was the person or the agent of the person then entitled to that rent 
or service charge. 

6.7 Means of payment 
 The buyer is to pay the money due on completion by a direct transfer of cleared funds from an 

account held in the name of a conveyancer at a clearing bank and, if appropriate, an 
unconditional release of a deposit held by a stakeholder. 

6.8 Notice to complete 
6.8.1 At any time after the time applicable under condition 6.1.2 on completion date, a party who is 

ready, able and willing to complete may give the other a notice to complete. 
6.8.2 The parties are to complete the contract within ten working days of giving a notice to complete, 

excluding the day on which the notice is given. For this purpose, time is of the essence of the 
contract. 

6.8.3 On receipt of a notice to complete: 
(a) if the buyer paid no deposit, he is forthwith to pay a deposit of 10 per cent 
(b) if the buyer paid a deposit of less than 10 per cent, he is forthwith to pay a further deposit 

equal to the balance of that 10 per cent. 
7. REMEDIES 
7.1 Errors and omissions 
7.1.1 If any plan or statement in the contract, or in the negotiations leading to it, is or was misleading 

or inaccurate due to an error or omission by the seller, the remedies available to the buyer are 
as follows. 
(a) When there is a material difference between the description or value of the property, or 

of any of the contents included in the contract, as represented and as it is, the buyer is 
entitled to damages. 

(b) An error or omission only entitles the buyer to rescind the contract: 
(i) where it results from fraud or recklessness, or 
(ii) where he would be obliged, to his prejudice, to accept property differing substantially 

(in quantity, quality or tenure) from what the error or omission had led him to expect. 
7.1.2 If either party rescinds the contract 

(a) unless the rescission is a result of the buyer’s breach of contract the deposit is to be 
repaid to the buyer with accrued interest 

(b) the buyer is to return any documents he received from the seller and is to cancel any 
registration of the contract. 

7.2 Late completion 
7.2.1 If there is default by either or both of the parties in performing their obligations under the 

contract and completion is delayed, the party whose total period of default is the greater is to 
pay compensation to the other party. 

7.2.2 Compensation is calculated at the contract rate on an amount equal to the purchase price, 
less (where the buyer is the paying party) any deposit paid, for the period by which the paying 
party’s default exceeds that of the receiving party, or, if shorter, the period between completion 
date and actual completion. 

7.2.3 Any claim for loss resulting from delayed completion is to be reduced by any compensation 
paid under this contract. 

7.2.4 Where the buyer holds the property as tenant of the seller and completion is delayed, the seller 
may give notice to the buyer, before the date of actual completion, that he intends to take the 
net income from the property until completion. If he does so, he cannot claim compensation 
under condition 7.2.1 as well. 

7.3 After completion 
Completion does not cancel liability to perform any outstanding obligation under this contract. 

7.4 Buyer’s failure to comply with notice to complete 
7.4.1 If the buyer fails to complete in accordance with a notice to complete, the following terms 

apply. 
7.4.2 The seller may rescind the contract, and if he does so: 

(a) he may: 
(i) forfeit and keep any deposit and accrued interest 
(ii) resell the property and any contents included in the contract 
(iii) claim damages 

(b) the buyer is to return any documents he received from the seller and is to cancel any 
registration of the contract. 

7.4.3 The seller retains his other rights and remedies. 
7.5 Seller’s failure to comply with notice to complete 
7.5.1 If the seller fails to complete in accordance with a notice to complete, the following terms apply. 
7.5.2 The buyer may rescind the contract, and if he does so: 

(a) the deposit is to be repaid to the buyer with accrued interest 
(b) the buyer is to return any documents he received from the seller and is, at the seller’s 

expense, to cancel any registration of the contract. 
7.5.3 The buyer retains his other rights and remedies. 
8 LEASEHOLD PROPERTY 
8.1 Existing leases 
8.1.1 The following provisions apply to a sale of leasehold land. 
8.1.2 The seller having provided the buyer with copies of the documents embodying the lease terms, 

the buyer is treated as entering into the contract knowing and fully accepting those terms. 
8.2 New leases 
8.2.1 The following provisions apply to a contract to grant a new lease. 
8.2.2 The conditions apply so that: 

‘seller’ means the proposed landlord 
‘buyer’ means the proposed tenant 
‘purchase price’ means the premium to be paid on the grant of a lease. 

8.2.3 The lease is to be in the form of the draft attached to the contract. 
8.2.4 If the term of the new lease will exceed seven years, the seller is to deduce a title which will 

enable the buyer to register the lease at the Land Registry with an absolute title. 
8.2.5 The seller is to engross the lease and a counterpart of it and is to send the counterpart to the 

buyer at least five working days before completion date. 
8.2.6 The buyer is to execute the counterpart and deliver it to the seller on completion. 
8.3 Consent 
8.3.1   

(a) The following provisions apply if a consent to let, assign or sub-let is required to complete 
the contract. 

(b) In this condition ‘consent’ means consent in the form which satisfies the requirement to 
obtain it. 

8.3.2   
(a) The seller is to apply for the consent at his expense, and to use all reasonable efforts to 

obtain it. 
(b) The buyer is to provide all information and references reasonably required. 

8.3.3 Unless he is in breach of his obligation under condition 8.3.2, either party may rescind the 
contract by notice to the other party if three working days before completion date (or before a 
later date on which the parties have agreed to complete the contract): 
(a) the consent has not been given, or 
(b) the consent has been given subject to a condition to which a party reasonably objects. In 

that case, neither party is to be treated as in breach of contract and condition 7.1.2 
applies. 

9 CONTENTS 
9.1 The following provisions apply to any contents which are included in the contract, whether or 

not a separate price is to be paid for them. 
9.2 The contract takes effect as a contract for sale of goods. 
9.3 The buyer takes the contents in the physical state they are in at the date of the contract. 
9.4     Ownership of the contents passes to the buyer on actual completion.



Page 20 of 20 

 
 

End of the case study materials 

© 2023 The Chartered Institute of Legal Executives 

 


	Case study materials
	January 2023
	________________________________________________________________________________________________________________________________________________________________________
	1. GENERAL
	1.1 Definitions
	1.2 Joint parties
	1.3 Notices and documents
	1.4 VAT
	1.5 Assignment and sub-sales
	1.6 Third party rights

	2. FORMATION
	2.1 Date
	2.2 Deposit
	2.3 Auctions

	3. MATTERS AFFECTING THE PROPERTY
	3.1 Freedom from incumbrances
	3.2 Physical state
	3.3 Leases affecting the property
	4. TITLE AND TRANSFER
	4.1 Proof of title

	4.2 Requisitions
	4.3 Timetable
	4.4 Defining the property
	4.5 Rents and rentcharges
	4.6 Transfer
	4.7 Membership of company

	5. RISK, INSURANCE AND OCCUPATION PENDING COMPLETION
	5.2 Occupation by buyer

	6. COMPLETION
	6.1 Date
	6.2 Arrangements and place
	6.3 Apportionments
	6.4 Amount payable
	6.5 Title deeds
	6.6 Rent receipts
	6.7 Means of payment
	6.8 Notice to complete

	7. REMEDIES
	7.1 Errors and omissions
	7.2 Late completion
	7.3 After completion
	7.4 Buyer’s failure to comply with notice to complete
	7.5 Seller’s failure to comply with notice to complete

	8 LEASEHOLD PROPERTY
	8.1 Existing leases
	8.2 New leases
	8.3 Consent

	9 CONTENTS


