Answers
What is land?
1. Anna purchases a house from Bilal which includes a big garden consisting of a greenhouse cemented to the ground, a very rare Japanese bush in a large pot, and a statue of Bilal's favourite cricket star built into the scheme of the paving area. Anna wants to know if these items are included in the sale of the land. The conveyance transferring the land to Anna was silent on the point. Which one of the following statements most accurately summarizes the legal position?
The greenhouse and statue are clearly annexed to the land by cement and form part of a larger garden and paving scheme. These items are intended to be permanent and improve the amenity of the land. The test for distinguishing chattels and fixtures places greatest weight on the second element, i.e. the purpose of annexation, and it seems these items are fixed to the land to improve the property, and thus will be fixtures. The bush is not annexed to the ground; it is contained in a pot and whilst rare could be readily relocated: Botham (1996); Berkley v Poulett (1976).
The greenhouse, bush, and the statue will likely all be fixtures as they have a permanency and increase the enjoyment of the land. incorrect
The greenhouse and the statue will likely be fixtures as they have a permanency and increase the enjoyment of the land but not the bush which can be moved and removed very easily and is more likely to be a chattel. correct
The greenhouse and bush will be chattels as both are easily moved and removed from the land; the statue has greater permanency and will be a fixture. incorrect
The bush and the statue will likely be fixtures as they have a special status as novel or unique items which increase the enjoyment of the land but the greenhouse can be easily demolished and removed. Incorrect

2. During a village 'Open Gardens' event, Chad found 14 gold coins and a stunning gold bracelet in Debbie's front garden. Both the coins and the bracelet have been dated to 1500. Who owns these items? Which one of the following statements most accurately summarizes the legal position?
If it can be shown the 10% precious metal requirement is satisfied for the bracelet, both the bracelet and the coins will amount to 'treasure' under s. 1(1) of the 1996 Act and therefore will belong to the Crown. Where there are more than ten coins at least 300 years old, the 10% precious metal requirement need not be met.

The items are both over 500 years old and therefore fall outside the provisions of the Treasure Act 1996. Chad is entitled to ownership of the items. incorrect
The items are both over 500 years old and therefore fall squarely within the provisions of the Treasure Act 1996. The items belong to the landowner, Debbie. incorrect
As there are over ten coins and presuming that the coins contain at least 10% precious metal, the coins will be regarded as 'treasure' under the 1996 Act and belong to the Crown. The bracelet as a single item will not be covered and so belongs to Chad. incorrect
As there are over ten coins and presuming that the bracelet contains at least 10% precious metal, the items are considered 'treasure' under the Treasure Act 1996 and so will belong to the Crown. Correct

3. Evan is the freehold owner of a parcel of land. Evan, who works out of the country, wants to make good use of the land while he is away and has agreed to allow two friends, Freya and Gary, occupy the land during his absence. Evan wants your advice as to whether he should grant Freya and Gary a lease or contractual licences to occupy the land? Which one of the following statements most accurately summarizes Evan's legal position?
Both a licence or a lease are possible in this scenario. A lease confers far greater an entitlements on tenants such as Freya and Gary including repairing obligations and protections from eviction. Evan would therefore be advised to protect himself by electing for the purely personal licence which can be brought to an end more quickly.

Both contractual licences and a lease will allow Freya and Gary to occupy the land but the licence has an advantage for Evan that it will confer fewer rights on Freya and Gary and Evan would be able to bring this arrangement to an end more easily than would be the case for a lease. correct
Both contractual licences and a lease will allow Freya and Gary to occupy the land but the lease has an advantage for Evan that it will confer fewer rights on Freya and Gary. Evan would be able to bring this leasehold arrangement to an end more easily than is the case for a licence. incorrect
Both contractual licences and leases will allow Freya and Gary to occupy the land and neither is more potent or precarious than the other. It is purely a matter of preference as to whether Evan elects to grant a lease or a licence. incorrect
Only a lease will allow Freya and Gary to occupy the land and a licence is not possible in this scenario. Incorrect

4. We can think of estates, interests, and rights over land as forming something of a hierarchy with the top of the hierarchy representing the greatest entitlement to enjoyment of land and the bottom representing the least entitlement. Which one of the statements best represents the appropriate hierarchy for the following rights in land: easements, licences, freehold estates, leases.
Freehold estates as legal estates in land are the most potent being the closest thing we have to outright ownership. They therefore sit atop our hierarchy. Then come leases which represent the only other legal estate in land law. Leases are akin to temporary ownership of land and come second in our hierarchy. Next come easements as non-possessory but nevertheless proprietary rights. Easements do not confer ownership but are proprietary and so are capable of binding third parties. Finally, licences occupy the bottom tier of our hierarchy as purely personal, non-proprietary interests which are only binding on the parties to the agreement.

The hierarchy looks like this: licences at the top tier, followed by freehold estates, then leases, with easements at the bottom tier of the hierarchy. incorrect
The hierarchy looks like this: licences at the top tier, then easements, then leases, with freehold estates at the bottom tier. incorrect
The hierarchy looks like this: freehold estates at the top tier, then licences, then leases, with easements at the bottom tier. incorrect
The hierarchy looks like this: freehold estates at the top tier, then leases followed by easements, with licences at the bottom tier. correct
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