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Question 1
Module ref: 6d Technical basics – Applying for a Grant of Probate
1 mark

How much is the current statutory legacy payable to a surviving spouse or civil partner when a person dies intestate leaving issue (children)?

· A: £250,000
· B: £270,000
· C: £322,000
· D: £350,0046




Question 2
Module ref: 1e Organisations
1 mark

What is the purpose of the UK Finance Mortgage Lenders’ Handbook (‘the Handbook’)?

· A: It contains guidance for lenders in deciding whether to offer a mortgage to a prospective borrower
· B: It lists details of all duly authorised mortgage lenders, who must comply with the rules set out in the Handbook
· C: It provides a standard set of mortgage instructions to a lawyer acting for the lender
· D: It sets out the rights and obligations of the borrower and must be drawn to their attention by the borrower’s lawyer




Question 3
Module ref: 11a Sale – the contract of sale
1 mark

An executor is selling a property owned by the deceased and has instructed a lawyer to act in the sale. The lawyer is now drafting the contract for sale.

What type of title guarantee should normally be given by an executor under the terms of the contract? 

· A: Absolute
· B: Full
· C: None
· D: Limited


Question 4
Module ref: 5a Regulatory matters
1 mark

The seller of a house has instructed his lawyer to issue a draft contract to more than one prospective buyer, so that there will be a “contract race”. 

Which ONE of the following statements represents best practice as to whether the lawyer may act in a contract race? 

· A: Yes, provided all buyers are immediately informed that there is a contract race and the seller gives consent to this disclosure 
· B: Yes, provided the seller confirms his instructions in writing that he wishes to deal with more than one buyer at the same time
· C: No, because it would impose an unfair burden upon the prospective buyers and cause them potentially wasted costs
· D: No, unless the seller agrees to indemnify the unsuccessful party for any wasted legal costs they incur



Question 5
Module ref: 17b Post completion
1 mark

Within what time limit must a buyer’s lawyer submit a Land Transaction Return to HMRC in respect of the purchase of a property in England and pay any required SDLT?

Within

· A: 14 working days of completion
· B: 14 days of completion
· C: 30 working days of completion
· D: 30 days of completion



Question 6
Module ref 14c Reporting to client and exchange of contracts
1 mark

A lawyer is acting for a buyer client purchasing a property with the aid of a mortgage.

What must the lawyer ensure they have on file prior to exchanging contracts?

· A: Mortgage instructions from the lender
· B: The buyer client's mortgage offer
· C:  A bank statement from the buyer client's bank showing the funds available
· D: A redemption statement from the lender



Question 7
Module ref: 3d Technical basics – Property documents
1 mark

A couple are purchasing a house, which is the first plot forming part of a newly built residential estate. The estate has a single registered title. 

Which form of purchase deed will be used in this transaction?

Form

· A: TR1
· B: DS1
· C: TP1
· D: AP1





Question 8
Module ref: 11a Sale – drafting the contract and preparing the pre contract package
1 mark

What is the interest rate provided for in contracts incorporating the Standard Conditions of Sale (Fifth Edition – 2018 revision)?

· A: 4% above the Law Society’s interest rate
· B: The Law Society’s interest rate
· C: Barclays Bank base rate
· D: 2% above Barclays Bank base rate





Question 9
Module ref: 15b Preparing for completion
1 mark

The form which will be used to obtain a Land Registry search where the buyer is purchasing part of the land in the seller’s registered title is

Form

· A: K16
· B: K17
· C: OS1
· D: OS2



Question 10
Module ref: 2c Underpinning land law
1 mark

Which one of the following is capable of being a legal interest affecting freehold land?

· A: Restrictive covenant
· B: Easement
· C: Beneficial interest
· D: Fee simple






Question 11
Module ref: 10b Deducing and investigating title
1 mark

Which HM Land Registry prescribed forms must be used to make an application for first registration of title to land?

· A: FR1 and DS1
· B: AP1 and DL
· C: FR1 and DL
· D: AP1 and DS2





Question 12
Module ref: 16b Completion and post completion
1 mark

A lawyer is completing a residential property purchase on behalf of a buyer client. Completion will not be taking place in person. The buyer’s and seller’s lawyers are each adopting the Conveyancing Protocol.

Completion will be carried out in accordance with:

· A: Completion under the SRA Code of Conduct for Firms
· B: The Law Society Conveyancing Completion Protocol
· C: Completion under Law Society Formula B
· D: The Law Society Code for Completion by Post



Question 13
Module ref: 7d Technical basics. Entitlement to act and personnel: property and private client
1 mark

Who would be the client(s) when a lawyer is instructed to act in the winding up of a deceased person’s estate?

· A: The beneficiaries and any immediate family members 
· B: The personal representatives and the beneficiaries
· C: The personal representatives only
· D: The personal representatives, the beneficiaries and any immediate family members





Question 14
Module ref: 1a Organisations
1 mark

Which organisation is responsible for producing the Conveyancing Protocol and the Transaction (TA) forms?

· A: Council for Licensed Conveyancers
· B: Solicitors Regulation Authority
· C: HM Land Registry
· D: The Law Society





Question 15
Module ref: 15b Preparing for completion
1 mark

What HM Land Registry form will be used to transfer the whole of the legal title of a registered freehold house?

· A: Form AS1
· B: Form TR1
· C: Form AP1
· D: Form TP1



Question 16
Module ref: 13b Financing a purchase
1 mark

The buyer of a property is looking to fund the purchase with a type of mortgage which guarantees that at the end of the mortgage term the full amount of the loan will have been repaid, with interest.

Which type of mortgage would be the most appropriate in these circumstances? 

· A: Endowment mortgage
· B: Pension mortgage
· C: Repayment mortgage 
· D: Interest-only mortgage






Question 17
Module ref: 9b Taking instructions, initial steps and advice
1 mark

How can a lawyer discover whether or not the title to a property is registered?

· A: By using HMLR Map Search or Search of the Index Map 
· B: By asking the local authority as part of a local search
· C: By checking the Ordnance Survey map covering the area where the property is situated
· D: By making a Land Charges search in relation to the property






Question 18
Module ref: 17b Completion and post completion
1 mark

A lawyer is preparing the application to HM Land Registry for registration of a client’s purchase of a property with registered title. 

Which form would be used to make the application?

· A: AP1
· B: DS1
· C: FR1
· D: OS1



Question 19
Module ref: 1d Organisations 
1 mark

Which ONE of the following areas is governed by the Land Registration Rules 2003?

· A: The format in which prescribed HM Land Registry forms must be executed
· B: The time period within which an application for first registration must be made
· C: What types of unregistered interest can override a registered disposition  
· D: The rules of priority as to competing estates and interests in registered land



Question 20
Module ref: 9d Taking instructions
1 mark

A lawyer is acting for the seller of a house, which is currently mortgaged. The lawyer has obtained a redemption statement in readiness for completion. This statement includes a specified “daily rate”. 

What is the significance of the ‘daily rate’ in the redemption statement?

It is the

· A: daily amount which must be added to the stated redemption figure for each day that redemption is delayed
· B: rate at which the lender charges administration costs for each day it spends on the redemption process 
· C: penalty charged by the lender for each day that redemption is delayed 
· D: average amount of interest charged per day over the whole term of the mortgage loan



Question 21
Module ref: 10b deducing and investigating title
1 mark

A trainee lawyer is assisting with the sale of a listed property which has a registered title. The seller’s title will need to be deduced to the buyer’s lawyer as part of the pre-contract package.

Which of the following will need to be provided in order to deduce title under the Standard Conditions of Sale (5th edition - 2018 Revision)?

Official copies of

· A: the title register, the title plan, an up-to-date official search result and a draft transfer by the seller
· B: the title register, the title plan and copies of documents referred to on the register
· C: the title register and copies of any relevant documents relating to the title, including those mentioned on the register 
· D: the title register, copies of documents referred to on the register and an up-to-date official search result


Question 22
Module ref: 11a Sale – the contract of sale
1 mark

The Standard Conditions of Sale (5th edition – 2018 revision) provide that the deposit paid by the buyer on exchange of contracts must be held by the seller’s lawyer in a particular way.

· A: All the deposit must always be held as agent of the seller
· B: All or part of the deposit may be used as a deposit on a related purchase by the seller, with the balance held as stakeholder
· C: All the deposit must always be held as stakeholder
· D: All or part of the deposit may be used to discharge any mortgage of the seller, with the balance held by the stakeholder




Question 23
Module ref: 16b Completion
1 mark

What form of undertaking does a seller’s lawyer give in relation to the timeline for sending the deeds and documents to the buyer’s lawyer under the Law Society Code for Completion by Post?

To send them at the latest by

· A: the end of the day of completion
· B: the end of the working day following completion
· C: 2pm on the day of completion
· D: the end of the second working day following completion




Question 24
Module ref: 17b Completion and post completion
1 mark

A lawyer is acting for the buyer of a freehold house in England at a price of £250,000. The client is obtaining a mortgage to assist in funding the purchase. The lawyer has asked the buyer to sign the Land Transaction Return form (‘LTR’) in readiness for completion. 

What is the purpose of the LTR on completion of the purchase?

It is sent to

· A: HM Land Registry as part of the application for registration of the client’s purchase 
· B: the client’s mortgage lender to confirm completion of the new mortgage
· C: HMRC to notify there has been a transfer of a freehold in England
· D: the local authority to provide details of the new owner of the house



Question 25
Module ref: 11b Sale- drafting the contract and preparing the pre contract package
1 mark

Which of the following items is listed in the “outdoor area” section of the Fittings and Contents Form (TA10)?

· A: Outside lights
· B: Patio furniture
· C: Outdoor kitchen equipment
· D: Parasol and weighted base



Question 26
Module ref: 4c Co-ownership
1 mark

A couple have just completed their joint purchase of a house. They each contributed to the purchase price and hold the property as beneficial tenants in common in the shares specified in the ‘declaration of trust’ panel in the Form TR1.

What step will HM Land Registry take in respect of the co-ownership when registering the TR1?

· A: Record the buyers’ beneficial shares in a schedule in the charges register
· B: Enter a Form A (‘co-ownership’) restriction in the proprietorship register
· C: Show the buyers’ contributions to the purchase price as part of the ‘price paid’ entry in the proprietorship register
· D: Make no entry because trusts must be kept off the register of title



Question 27
Module ref: 5a Regulatory matters
1 mark

Carly has made an appointment with a lawyer on behalf of Griff, her elderly father, to make a new Will. Griff is capable of making a Will but Carly wants to attend the appointment with him so she can inform the lawyer that Griff is leaving his whole estate to her. 

Which ONE of the following statements correctly describes whether this situation creates an issue of professional conduct for the lawyer?

· A: There is a risk of conflict of interest between Griff and Carly, but the lawyer can agree to act in the matter if they both sign a disclaimer
· B: There is no risk of conflict of interest between Griff and Carly because by attending the appointment together would demonstrate that Griff agrees with Carly 
· C: There is no risk of conflict of interest between Griff and Carly because they are closely related, but Carly cannot attend the appointment because this would be a breach of confidentiality
· D: There is a risk of conflict of interest between Griff and Carly and the lawyer should therefore decline to act in the matter


Question 28
Module ref: 2b Underpinning land law
1 mark

A couple are putting their house on the market for sale. It currently contains a number of fixtures and fittings. They ask their lawyer about whether the fixtures and fittings will automatically pass with the property to the buyer. 

What is the legal position with regard to the fixtures and fittings (unless the contract stipulates otherwise)?

· A: Both fixtures and fittings will pass automatically
· B: Only fixtures will pass automatically
· C: Only fittings will pass automatically
· D: Neither fixtures nor fittings will pass automatically




Question 29
Module ref: 7a Entitlement to act and personnel
1 mark

The owner of a property has recently died. In his Will he appointed executors, both of whom pre-deceased him. Personal representatives have now been appointed to deal with his estate and sell the property. 

Under what document will these personal representatives derive their authority to act?

· A: The Will
· B: A Grant of Probate
· C: A Grant of Administration
· D: A Grant of Administration with the Will annexed




Question 30
Module ref:  9b Taking instructions, initial steps and advice
1 mark

A seller made a false statement when replying to the questions in the Property Information Form (TA6). This statement induced the buyer to enter into a contract with the seller.

What will be the legal effect of this statement?

· A: The seller will be subject to a fine under the terms of the Law Society Conveyancing Protocol
· B: The buyer may have a claim against the seller for breach of contract
· C: The buyer has no remedy because statements given in Form TA6 have no legal status
· D: The buyer may have a misrepresentation claim against the seller


Question 31
Module ref: 14e Exchange of contracts
1 mark

Which ONE of the following steps will involve the giving of a professional undertaking by the seller’s lawyer to the buyer’s lawyer?

· A: Submission of the draft contract to the buyer’s lawyer for checking and approval
· B: Provision of official copies of the seller’s registered title to the buyer’s lawyer as evidence of title
· C: Sending the Property Information Form to the buyer's lawyer, containing replies from the seller
· D: ‘Release’ of the seller’s part contract to the buyer’s lawyer on exchange of contracts under Law Society Formula C





Question 32
Module Ref: 2e

What class of title is HM Land Registry most likely to award on first registration where the applicant is unable to produce any title deeds as they have been destroyed in a house fire?

· A: Qualified title
· B: No title guarantee
· C: Possessory title
· D: Limited title guarantee





Question 33
Module ref: 4b Technical basics – Property Documents
1 mark

Certain requirements for a contract for the sale of land are imposed by statute. 

Which ONE of the following statements correctly describes a relevant aspect of those statutory requirements?

· A: The contract may be made orally or in writing, provided it incorporates all the agreed terms
· B: The requirements are imposed by s.2 of the Law of Property Act 1925
· C: A contract in writing must fully set out all the agreed terms, as incorporation of a document by reference is not permitted
· D: The seller and buyer may each sign one copy of the contract, provided the copies are identical


Question 34
Module ref: 15	[Sale – Preparing for completion]

A lawyer is acting for the buyer of a property with a registered title. The buyer is funding the purchase with a mortgage loan from a building society. The buyer’s lawyer is about to send a pre-completion OS1 Official Search to the Land Registry.

In whose names(s) should the Official Search be made?

· A: The buyer only
· B: The seller and the buyer jointly
· C: The buyer and the lender jointly
· D: The lender only




Question 35
Module ref: 6c Technical basics – Applying for a Grant of Probate
1 mark

Anya died on 1 January 2023 domiciled in the UK. Her estate is an excepted estate. A trainee lawyer asks their supervisor about the IHT forms that will need to be completed for HMRC purposes.

What response should the supervisor give?

· A: Form IHT400 only is required
· B: Form IHT205 only is required
· C: No forms are required
· D: Both forms IHT205 and IHT400 are required




Question 36
Module ref: 13b Financing a purchase
1 mark

What is the purpose of a mortgage protection life policy?

It will 

· A: pay off a repayment mortgage if the borrower dies during the mortgage term
· B: pay off the capital of an interest-only mortgage at the end of the mortgage term
· C: pay the monthly mortgage payments for a fixed period of time if the borrower is unable to work
· D: pay out a capital lump sum to the borrower if they survive the whole mortgage term


Question 37
Module ref: 2c
1 mark

Which ONE of the following correctly describes the legal status of the title to a commonhold property?

It is a

· A: type of freehold estate in land
· B: type of leasehold estate in land
· C: separate type of estate in land in its own right
· D: separate type of legal interest in land in its own right




Question 38
Module ref: 5e Regulatory matters
1 mark

Lois is selling the house she has owned for 30 years. She has lived in it throughout. The value of the house has increased by £200,000 since she bought it. Lois also owns a buy-to-let flat, which is currently tenanted. Her lawyer has confirmed there is no capital gains tax (CGT) payable.

Which ONE of the following statements correctly identifies why no CGT is payable?

Because Lois has lived in it

· A: for any three out of the last 10 years of her ownership
· B: for the last three years of her ownership
· C: throughout her ownership
· D: for half her period of ownership




Question 39
Module ref: 3c Technical basics. Documents: property and private client
1 mark

A testator must have mental capacity to make a valid Will. What are the criteria for capacity set out in Banks v Goodfellow [1870]?

A testator must understand they are making a Will and

· A: that it will last until they die or revoke it, the precise value of their estate and the moral claims they ought to consider
· B: the effect of making a Will, the precise value of their estate and that they must provide for the people who depend upon them in the Will
· C: that it will last until they die or revoke it, the extent of their estate and that they have an obligation to provide for some people in the Will
· D: the effect of making a Will, the extent of their estate, and any moral claims they ought to consider


Question 40
Module ref: 2e Underpinning land law
1 mark

Which ONE of the following is a legal interest in land as defined in the Law of Property Act 1925?

· A: Restrictive covenant created in a deed
· B: Estate contract created in writing
· C: Right of entry for a landlord created in a legal lease
· D: Mortgage created in writing but not by deed




Question 41
Module ref: 13b Financing a purchase
1 mark

A couple are buying a house with the assistance of a mortgage. Their adult son will be living with them at the new house. The contract incorporates the Standard Conditions of Sale (Fifth edition – 2018 revision). The couple’s lawyer is also acting for the lender.

Which ONE of the following statements best describes the step the lawyer will need to take in relation to the son?

· A: Advise that the son signs the mortgage deed as a co-mortgagor jointly with his parents
· B: Arrange for the son to sign the Form TR1, containing a disclaimer of any rights he might have in the house
· C: Check that the son has signed the ‘occupier’s consent’ in the special conditions in the contract
· D: Ensure the son signs a declaration in favour of the lender, postponing any rights he may have in the house




Question 42
Module ref: 15b preparing for completion
1 mark

Mira is buying a new build house in Wales for £220,000. Mira sold her house in England six months ago and has been living with her parents since then. Mira is taking out a mortgage to cover the balance of the purchase price and will pay the deposit from her savings. Contracts have been exchanged, completion is imminent, and her lawyer is preparing a completion statement for Mira.

From the list below, select TWO items that will be shown on Mira’s completion statement.

· A: Balance of purchase price
· B: The full purchase price
· C: LTT
· D: Lawyer’s fees
· E: Estate agent’s fees


Question 43
Module ref:6a Technical basics. Applying for a Grant of Probate; intestacy; personal representatives
1 mark

Harry’s wife, Sonia, has recently died. Harry is the sole executor of Sonia’s estate and is happy to deal with some of the preliminary tasks, but prefers to instruct a lawyer to apply for the grant of probate. 

Sort the list of steps below into the order they will need to be taken by Harry.

· (1) Arrange for the estate to be valued
· (2) Register Sonia’s death
· (3) Agree to the lawyer placing statutory advertisements under s27 Trustee Act 1925
· (4) Notify government organisations and banks and building societies of the death
· (5) Approve the lawyer’s fees







Question 44
Module ref: 11a Sale – drafting the contract and preparing the pre contract package
1 mark

Val is selling her registered freehold house to Jack. Two issues have arisen in relation to the house.
Val’s neighbour, Don, regularly and openly crosses her rear garden to access a public footpath via Val’s garden gate. Don has been using this access for over 20 years. Val has never given him permission to do this. Don’s use of this access has created a visible pathway on the ground from his garden to Val’s garden gate.  

Val is currently in dispute with her other neighbour Gill about the position of the boundary fence between them because Val believes Gill took possession of some of her land when she had a new fence erected. 

Match each of the issues with the correct statement as to whether Val must disclose it to Jack and why.

STATEMENT:

· A: Val need not disclose this as it is a patent defect in title and can be discovered by Jack on inspection
· B: Val must disclose this as it is a latent defect in title and cannot be discovered by Jack on inspection


	ISSUES
	STATEMENT

	Don’s access over the garden
	

	Dispute with Gill
	








Question 45
Module ref: 16b Completion
2 marks (1 mark awarded per each correct answer)

A lawyer is acting for the seller of a property. Contracts have been exchanged with the buyer’s lawyer and the sale is due to be completed shortly. Both lawyers have agreed to adopt the Law Society Code for Completion by Post (“the Code”). 

Which TWO of the following are provisions of the Code?

· A: The seller’s lawyer must provide replies to the Form TA13 at least five working days before completion
· B: The seller’s lawyer will, upon receipt of the completion monies, hold the deeds and documents to the order of the buyer’s lawyer
· C: The seller’s lawyer is automatically appointed the authorised agent of the buyer’s lawyer for completion 
· D: The buyer’s lawyer will pay all reasonable costs incurred by the seller’s lawyer in effecting completion by post 






Question 46
Module ref: 4d Co-ownership
2 marks (1 mark awarded per each correct answer)

Max and Dev owned a freehold property and are registered as joint proprietors. There is a Form A restriction in the Proprietorship Register. Max and Dev have agreed to sell the property to Luis. Contracts have not been exchanged. Dev dies but Max wishes to continue with the sale.

Which TWO of the following statements correctly identify the steps that Luis’ lawyer should now take before contracts can be exchanged?

Luis’ lawyer should request

· A: a certified copy death certificate for Dev to prove his death
· B: that the draft contract is amended to remove Dev’s name as joint seller, leaving Max as the sole seller
· C: a certified copy grant of representation to Dev’s estate, when it is available
· D: that the draft contract is amended to remove Dev’s name and the insertion of the details the person who has agreed to sell with Max
· E: that Max’s lawyer applies for removal of the Form A restriction from the registered title


Question 47
Module ref: 17b Post completion
2 marks (1 mark awarded per each two correct selections)

A lawyer acting for both a buyer and their lender has recently applied for registration of the buyer’s purchase and the new mortgage. HM Land Registry has now raised a requisition in relation to this application. 

Select words and phrases from the options below, to complete the following paragraph to explain why it is important for the lawyer to reply to this requisition within the time limit specified.

Failure to respond to an HMLR requisition could lead to the registration application being [Gap 1: cancelled / delayed]. This could result in the buyer not being registered as [Gap 2: owner / proprietor] and the new mortgage not appearing on the [Gap 3: Charges / Property] register. Ultimately, the buyer and lender clients could sue the lawyer for [Gap 4: breach of contract / negligence].



	Gap 1
	

	Gap 2
	

	Gap 3
	

	Gap 4
	







Question 48
Module ref: 11a Sale – drafting the contract and preparing the pre contract package
2 marks (1 mark awarded per each correct answer)

Freda is selling her freehold house, which she bought some years ago using her own money. Freda’s long-term partner, Lemar, lives with her and they will be moving abroad together. Five years ago, Lemar paid for an extension to the house from his own funds. Freda’s elderly father, Ben, currently lives with them as he is now quite frail, but he will be moving into a residential care home on completion of the sale. The title register of the house shows Freda as the sole registered proprietor. 

Which TWO of the following will the buyer’s lawyer require to ensure that all parties release any interests they may have in the house and vacate on completion?

· A: That Ben and Lemar sign the contract in the signature box along with Freda
· B: That Ben and Lemar’s names are inserted in Special Condition 7 in the contract which they both then sign
· C: That Ben and Lemar both sign an undertaking in favour of the buyer’s conveyancers that they will vacate on completion
· D: That Ben and Lemar execute the Transfer deed before completion
· E: That Freda appoints a second trustee to sell with her to overreach any beneficial interest Lemar might have 


Question 49
Module ref: 2c Underpinning land law
2 marks (1 mark awarded per each correct answer)

A trainee and their supervising lawyer have been discussing legal estates and legal interests in land, with reference to a property consisting of a house and paddock owned by an existing client, Anna. 

From the following text highlight TWO sentences that refer to legal interests in land.

Anna owns the freehold of her house and a paddock, which were transferred to her by deed. Anna’s house has the benefit of a right of way granted by deed over her neighbour’s driveway.  Anna’s paddock is subject to the burden of a restrictive covenant not to keep chickens on her land, which was imposed by deed. Anna rents out her house under a lease made by deed, in which she reserves a right to re-enter the house if the tenant fails to comply with their obligations.







Question 50
Module ref: 17b Post completion
2 marks (1 mark awarded per each two correct answers)

A lawyer is acting for the buyer of a residential freehold property. The buyer, who sold their previous home several years ago, currently lives in Wales where they are living in a property owned by their parents. The property they are buying is located in the north-east of England and the purchase price is £122,500. The buyer does not own any other property and will be buying the property to live in as their home.

Fill in the FOUR gaps by choosing from the options, below:

A [Gap 1: Land Transaction Return (form SDLT1) / Land Transaction Tax (LTT) Return] must be delivered to [Gap 2: the WRA / HMRC] after completion. Stamp Duty Land Tax is not payable in relation to this transaction as [Gap 3: the buyer lives in Wales / the purchase price is below the SDLT threshold]. If the lawyer lodges the relevant tax return three weeks after the applicable deadline for doing so, there is an automatic fixed penalty of [Gap 4: £100 / £200].



	Gap 1
	

	Gap 2
	

	Gap 3
	

	Gap 4
	




Question 51
Module ref 3c Technical basics. Documents: property and private client
2 marks (1 mark awarded per each two correct selections)

Evelyn made a Will. In this Will she appointed her friend Lucas to be her executor and gave the following gifts:
The sum of £1,000 from her Fontwell Bank savings account to her friend Harjit;
Her brown Chesterfield leather three-seater sofa to her friend Don;
The sum of £10,000 to Lucas; and
A car to her friend, Norm.

Match each of the gifts to the type of legacy to which it relates.

Gifts
· A: General legacy
· B: Specific legacy
· C: Demonstrative legacy
· D: Pecuniary legacy


	LEGACY
	GIFTS

	£1,000 from Fontwell Bank account
	

	Chesterfield leather sofa
	

	£10,000
	

	A car
	







Question 52
Module ref: 15b Preparing for completion
2 marks (1 mark awarded per each correct answer)

A lawyer is acting for a couple in their purchase of a house which has a registered title. Completion is due to take place shortly and the lawyer has carried out an official search with priority.

Which TWO of the following statements best describe the purpose of an official search with priority?

· A: It allows a period of two months for the transfer to the buyers to be registered otherwise a new Form TR1 will then be required
· B: It confers a limited protection within which the transfer to the buyers must be registered
· C: It gives the transfer to the buyers unlimited priority over any registered or unregistered equitable interests
· D: It confirms whether there have been any changes to the register since the date of the official copies supplied in the contract pack


Question 53
Module ref: 9c Taking instructions, initial steps and advice
2 marks (Options must be sorted into the correct order to achieve the two marks that are available)

A couple are buying a house on a popular housing estate which was built around 12 years ago. They know the property needs some minor repairs and re-decorating but other than that they do not intend to make any changes to it. They are obtaining a mortgage to fund the purchase and are considering what type of survey, if any, might be appropriate. 

The following is a list of options available to the buyers regarding a survey.

Sort these options into the correct order from most appropriate to least appropriate, having regard to the facts stated above.

· A: Obtain a RICS Home Survey Level 3
· B: Rely on a mortgage valuation report
· C: Obtain a RICS Home Survey Level 2
· D: Decide that no survey will be necessary
· E: Obtain a RICS Home Survey Level 1









Question 54
Module ref: 4d Co-ownership
2 marks

Tomaz, Dua, Freya, Lucy and Cruz have recently bought a registered freehold house together, all contributing equal amounts to the purchase. The transfer deed named them all, in the same order. They have agreed to own the house as beneficial tenants in common in equal shares, as set out in a separate Declaration of Trust.  

Which ONE of the statements below correctly identifies what will be shown in the proprietorship register of the title to the house?

The names of

· A: Tomaz, Dua, Freya and Lucy and an entry referring to the Declaration of Trust
· B: Tomaz, Dua, Freya, Lucy and Cruz and an entry referring to the Declaration of Trust
· C: Tomaz, Dua, Freya and Lucy and a Form A restriction
· D: Tomaz, Dua, Freya, Lucy and Cruz and a Form A restriction



Question 55
Module ref: 11a Sale – drafting the contract and preparing the pre contract package 
2 marks

A lawyer is acting for a couple who are selling a residential freehold property with registered title. The sellers are the joint registered proprietors, but their 25-year-old son Kieran has lived with them in the property since 2020. Kieran has not made any contributions towards the property during his period of occupation. There are no covenants, mortgages or restrictions in the register of title.

Which ONE of the following statements best describes the steps which will be required during the sale transaction in relation to Kieran and the reasons for them?

Kieran

· A: will be required to sign the sale contract to agree to give vacant possession on completion 
· B: will be required to sign the sale contract as his occupation automatically gives him an overriding interest in the property, which must be released on sale
· C: will be required to sign the sale contract to assign any rights he may have in the property to the buyer
· D: has an equitable interest in the property under a trust of land and it will be necessary for this to be overreached on sale by the appointment of an additional trustee



Question 56
Module ref 3c Technical basics. Documents: property and private client
2 marks

In 2021, Pieter made a Will in writing appointing his son, Ken, to be his sole executor and giving Ken all the residue of his estate. Pieter signed the Will in the presence of two neighbours while they watched and then the neighbours both signed and added their addresses as witnesses. The Will did not, however, contain an attestation clause.  

Pieter has recently died. Ken has been advised that Pieter’s Will might be invalid because there is no attestation clause.

Which ONE of the following statements best describes whether Pieter’s Will is valid and whether Ken may be able to prove this?

· A: The Will is completely invalid, even though Pieter has signed it in the presence of two witnesses, because an attestation clause is always required in a Will. Ken cannot therefore prove validity
· B: The Will is valid because there is no requirement for an attestation clause in a Will and, as two witnesses have signed the Will, due execution is presumed.  Ken does not therefore need to do anything more to prove validity
· C: The Will is valid because there is no requirement for there to be an attestation clause in a Will. However, due execution is not presumed. Ken will therefore have to prove validity by asking one of the witnesses to swear an affidavit of due execution
· D: The Will is currently invalid because an attestation clause is always required in a Will. However, if due execution can be proved, the Will becomes valid. Ken will therefore have to prove validity by asking one of the witnesses to swear an affidavit of due execution


Question 57
Module ref: 5c Regulatory matters
3 marks (1 mark awarded per each correct answer)

Undertakings are an important feature of conveyancing practice and the consequences of breaching a binding undertaking can be very serious. It is therefore essential that lawyers know when they are giving an undertaking.

Highlight THREE matters from the sentences in the list below that constitute an undertaking:

· A: A confirmation, given in the replies to Form TA6, that there are no non-owning occupiers of the property aged over 17
· B: An obligation to deliver a Land Transaction Return to HMRC within 14 days of completion
· C: An obligation to send written confirmation of completion to a buyer’s lawyer under the Law Society Code for Completion by Post
· D: An agreement by a seller’s lawyer, given in the replies to Form TA13, to adopt the Law Society Code for Completion by Post
· E: The obligation for a seller’s lawyer to include official copies of a seller’s title in the pre contract package under the Law Society Conveyancing Protocol
· F: The obligation to send out a client’s part contract on the day of exchange when using Law Society Formula C




Question 58
Module ref: 12c Purchase – pre contract searches and enquiries 
3 marks (1 mark awarded per each correct answer)

A client is buying a cottage built in 1900 and extended in 1990. The title was first registered just under 20 years ago and has a Possessory freehold class of title. The title is registered in the maiden name of the seller, who lives at the cottage with her husband. The register contains:

· Details of a restrictive covenant imposed in a Conveyance dated 3rd July 1955 restricting use of the property to residential purposes only;
· an existing mortgage taken out by the seller;
· a right of way over the unadopted lane giving access to the cottage from the main road. 

There are no filed documents listed on the register.

Which THREE of the following best describe pre-contract steps which the buyer’s lawyer would take in these circumstances?

· A: Request the seller to seek consent to the 1990 extension from the person with the benefit of the covenant
· B: Ask the seller to apply to HM Land Registry to upgrade the class of title
· C: Require that the existing mortgage be discharged prior to exchange of contracts
· D: Obtain a certified copy of the seller’s marriage certificate
· E: Check section 8 of the TA6 Property Information Form regarding “Rights and informal arrangements”
· F: Obtain a copy of the Conveyance of 3rd July 1955


Question 59
Module ref:14e Reporting to client and Exchange of contracts
3 marks (1 mark awarded per each two correct selections)

Kit and Gaz have instructed their lawyer Neil on their sale and purchase. Kit and Gaz are selling their freehold house to Mik, who is a first-time buyer. Kit and Gaz are buying a freehold house from Rachel, who is moving abroad.  Kit and Gaz want to ensure that they exchange contracts on their sale and purchase simultaneously.

Select words and phrases from the options below, to complete the following paragraph which explains the steps Neil will take to exchange of contracts.

The parties have all agreed a completion date. All the lawyers are holding their own clients’ parts of the contracts. 

Neil telephones Mik’s lawyer and obtains [Gap 1: an agreement / an undertaking] from Mik’s lawyer to exchange contracts under Law Society [Gap 2: Formula A / Formula B / Formula C] if Neil calls him back [Gap 3: by 4pm today / by tomorrow]. 

Neil then telephones Rachel’s lawyer, and they exchange contracts under [Gap 4: Formula A / Formula B / Formula C].  Neil rings back Mik’s lawyer to confirm exchange and they insert [Gap 5: the exchange and completion dates / the time of exchange]. 

All parties now put their clients’ parts of the contract in the post and Mik’s lawyer and Neil will transfer [Gap 6: the deposit / the purchase price] to Rachel’s lawyer. 
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Question 60
Module ref: 17b Post completion
3 marks (1 mark awarded per each correct selection)

Owen owned a freehold house with a registered title in Wrexham, Wales with a large garden. Twelve months ago, Owen fenced off a large plot at the end of his garden and built a bungalow on the plot. Owen was in the process of selling the bungalow to Jon when he died. Owen’s Will appoints Dai as executor and it is Dai who has now completed the sale of the bungalow to Jon. Jon purchased the bungalow for £300,000.  Jon’s lawyer will be applying to HM Land Registry for registration through the electronic Digital Registration Service. 

From the list below, which THREE documents must Jon’s lawyer scan to support the registration application?

· A: Contract
· B: Grant of probate 
· C: LTT certificate
· D: SDLT5
· E: TP1
· F: TR1
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