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Question 1
Module ref: 9c Taking instructions
1 mark

A couple are buying a house in their joint names. Their lawyer has suggested the use of Form JO when applying to register their purchase at HM Land Registry.

What is the purpose of Form JO in relation to a jointly owned property?

· A: To record how the legal estate in is to be held
· B: To agree how the outgoings and expenses are to be shared
· C: To record how the beneficial interests are to be held
· D: To apply for entry of a Form A (‘co ownership’) restriction




Question 2
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 3
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 4
Module ref: 11a Sale – the contract of sale
1 mark

A contract incorporates the Standard Conditions of Sale (5th edition – 2018 revision) (“SCS”) and contains no special conditions relating to the time for completion.

What is the latest time for completion under the SCS where the seller is not in default?

· A: 2pm
· B: 1 hour before close of business of the seller’s lawyer
· C: 12 noon
· D: 1 hour before closing of business of the seller's lawyer’s bank





Question 5
Module ref: 1a Organisations
1 mark

The Conveyancing Protocol is published by the 

· A: Solicitors Regulation Authority
· B: Legal Ombudsman
· C: Law Society
· D: Legal Services Board





Question 6
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 7
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 8
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 9
Module ref: 9b Taking instructions
1 mark

The executors of the deceased owner of a house are selling the property. They have no information as to the title to the property. Their lawyer has carried out an Official Search of the Index Map (‘SIM’) at HM Land Registry.

What is the purpose of carrying out a SIM in these circumstances?

· A: To provide an official copy of the title plan for any registered title to the property
· B: To identify whether the whole or any part of the property has a registered title
· C: To confirm whether the deceased is the registered owner of the property
· D: To provide a protection for any application for first registration by the executors


Question 10
Module ref: 15b Preparing for completion
1 mark

A buyer’s lawyer will need to carry out a bankruptcy search on their client only in circumstances where:

· A: The property has an unregistered title
· B: The buyer is self-employed
· C: The contract for the purchase requires this
· D: The buyer is purchasing with the assistance of a mortgage






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

A property has a registered title. The register contains a number of different entries. 

Which ONE of the following register entries would relate to an equitable interest?

· A: A notice relating to a restrictive covenant
· B: A registered easement benefitting the property
· C: A registered charge over the property
· D: A reference to the red edging on the title plan






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: 7c Entitlement to act and personnel
1 mark

It is possible for a donor to make two types of Lasting Power of Attorney.

Which ONE of the following correctly identifies those two types?

· A: Health and Welfare / Property and Financial Affairs
· B: Mental Welfare / Medical Care
· C: Medical and Personal Care / Monetary and Property Affairs
· D: Financial Matters / Mental Capacity




Question 14
Module ref: 17a Completion and post completion
1 mark

A couple are selling their house and have marketed it through a firm of estate agents. At their initial interview with their lawyer, they ask about payment of the estate agent’s fees in relation to their sale. 

When will the estate agent’s fees will normally be paid?

· A: As soon as a buyer’s offer has been accepted
· B: As soon as a draft contract is sent to the buyer’s lawyer
· C: Upon exchange of contracts
· D: Upon completion of the sale





Question 15
Module ref: 1a Organisations
1 mark

The Conveyancing Protocol is published by the 

· A: Solicitors Regulation Authority
· B: Legal Ombudsman
· C: Law Society
· D: Legal Services Board



Question 16
Module ref: 12b Pre contract searches and enquiries
1 mark

Form CON290 is used to raise optional enquiries of the local authority. The form contains an enquiry relating to registrations under the Commons Registration Act 1965 or the Commons Act 2006. 

Why is it important to check for any such registrations?

· A: To ascertain whether the land has a registered commonhold title
· B: To identify whether the land is registered as a town or village green
· C: To establish whether the land is held as tenants in common 
· D: To check whether the land has the benefit of any rights of common 





Question 17
Module ref: 9a Taking instructions
1 mark

Which ONE of the following statements about Energy Performance Certificates is correct?

· A: They are valid for 10 years from the date they are prepared
· B: They provide energy efficiency ratings and environmental impact ratings ranging between A to H
· C: They are not required on the sale of newly built houses 
· D: They must be commissioned within 28 days of the property being marketed 





Question 18
Module ref: 15a Preparing for completion
1 mark

In the replies to the Completion Information and Undertakings Form TA13, the seller’s lawyer has given a professional undertaking in respect of the seller’s existing mortgage.

What is the nature of that undertaking?

That the

· A: seller will discharge the existing mortgage forthwith on completion 
· B: sale proceeds will be sufficient to discharge the existing mortgage forthwith on completion
· C: seller’s mortgage lender will discharge the existing mortgage forthwith on completion 
· D: seller’s lawyer will discharge the existing mortgage forthwith on completion  



Question 19
Module ref: 4b Co-ownership
1 mark

Su and Kim are the registered co-owners of a house and are currently holding it as joint tenants. They have decided to sever their joint tenancy so that it is clear that they each own a separate half share of the house.

How will they co-own the property after the severance?

They will own

· A: both the legal estate and the beneficial interest as tenants in common
· B: the legal estate as tenants in common and the beneficial interest as joint tenants
· C: both the legal estate and the beneficial interest as joint tenants in common
· D: the legal estate as joint tenants and the beneficial interest as tenants in common




Question 20
Module ref: 5c Regulatory matters
1 mark

Which ONE of the following statements in relation to a professional undertaking given by a law firm is correct?

An undertaking

· A: given by an employee of the firm will only bind the employee who gave it
· B: can only be given by a partner in the law firm
· C: given by anyone in the firm will bind the firm and the person giving it
· D: can only be given in writing by a lawyer in the law firm



Question 21
Module Ref:  13b Financing a purchase
1 mark

A lawyer is acting for the buyer of a property. The buyer is buying with the assistance of a mortgage. The lawyer has received mortgage instructions. The title to the property is registered.

Who is a client of the lawyer in these circumstances?

· A: The buyer only
· B: The lender only
· C: The buyer and the lender
· D: The buyer, the lender and HM Land Registry


Question 22
Module ref: 2b Underpinning land law
1 mark

The seller of a property wishes to remove a small tree from the garden on completion, as it has sentimental value. The seller has specified this in the Fittings and Contents Form (TA10). The contract incorporates the Standard Conditions of Sale (fifth edition – 2018 revision) and there are no additional special conditions.

What is the legal position regarding the tree?

· A: It cannot be removed by the seller because it is a fixture, even though the TA10 provides for this
· B: It will automatically pass to the buyer as a fitting and cannot be removed, even though the TA10 provides for this
· C: It can be removed by the seller even though it is a fixture, as the TA10 provides for this
· D: It will automatically be retained by the seller as a fitting and can be removed, regardless of whether the TA10 provides for this


Question 23
Module ref: 12c Purchase – pre contract searches and enquiries
1 mark

Which ONE of the following is covered by a standard pre-contract enquiry in the Property Information Form (TA6)?

· A: Where the keys will be left on completion
· B: Whether there is a central heating installation guarantee
· C: How much deposit the seller requires on exchange of contracts
· D: Whether the property is within a National Park 



Question 24
Module ref: 16b Completion
1 mark

The sale of a residential property is due to be completed shortly. The transaction is being conducted under the Law Society Conveyancing Protocol. 

Will the Law Society Code for Completion by Post apply to this transaction?

It will apply

· A: unless either of the parties’ lawyers state otherwise
· B: only at the request of the buyer’s lawyer
· C: only at the request of the seller's lawyer
· D: provided both parties’ lawyers agree to this


Question 25
Module ref: 6e Technical basics. Applying for a Grant of Probate; intestacy; personal representatives
1 mark

What is the legal position if one of the personal representatives personally buys the deceased’s house from the estate after it has been advertised for sale by an estate agent?

The purchase is

· A: automatically void because it is a breach of duty by the personal representative
· B: voidable should a beneficiary wish to object for a good reason
· C: valid because the property had first been placed on the open market 
· D: potentially void unless it is approved by all of the other personal representatives


Question 26
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)?

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



Question 27
Module ref: 15	[Sale – Preparing for completion]
1 mark

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 28
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 29
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 30
Module ref: 17b Post completion
1 mark

A transfer of a freehold property in England is a notifiable transaction for SDLT purposes unless the price paid for the property is less than:

· A: £40,000
· B: £125,000
· C: £250,000
· D: £625,000



Question 31
Module ref: 14b Reporting to client and Exchange of contracts
1 mark

George is selling his house.  A trainee lawyer has been asked to carry out a pre-exchange file review on George’s file to check all steps have been carried out in readiness for exchange of contracts. A redemption figure has been obtained for the existing mortgage and replies to enquiries given to the buyer’s lawyer. 

In addition to the redemption figure and replies to enquiries, the trainee lawyer should also expect to find on file:

· A: Approved draft contract signed by George and acknowledgement of receipt of George’s deposit
· B: Draft contract signed by George and advice that George can cancel his buildings insurance
· C: Draft contract signed by George’s buyer and receipt of the buyer’s deposit to hold to order
· D: Approved draft contract signed by George and advice to George to retain his building insurance until completion







Question 32
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 33
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 34
Module ref: 1a Organisations
1 mark

The Law Society Conveyancing Protocol (‘the Protocol’) is designed for use in residential conveyancing transactions.

Which ONE of the following statements regarding the Protocol is correct?

· A: Its adoption in residential property transactions is compulsory for all lawyers
· B: It is a quality accreditation scheme which seeks to ensure lawyers operate to consistently high standards 
· C: It can be adopted only by lawyers who are members of the Conveyancing Quality Scheme (‘CQS’)
· D: If the lawyer acting for one party does not adopt it this does not prevent the lawyer acting for the other party from doing so 


Question 35
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 36
Module ref: 4c Co-ownership
1 mark

A freehold property with a registered title is being sold by the survivor of two co-owners, who held the property as beneficial joint tenants. The deceased owner is still shown as a registered proprietor.

What evidence of the surviving owner’s authority to sell the property will be required by the buyer’s lawyer?

· A: A copy of the deceased’s Will
· B: A copy of the deceased’s death certificate
· C: A copy of the Grant of Probate to the deceased’s estate
· D: A certificate from the survivor’s lawyer confirming their authority



Question 37
Module ref: 3c Technical basics – Wills and codicils
1 mark

Which of the following is an accurate statement in relation to the effect of the test in Banks v Goodfellow (1870)?

· A: The testator is not to be deemed as incapable of making a decision and therefore lacking capacity to make a Will merely because they make an unwise decision
· B: The test is no longer of relevance since it has been superseded by the tests set out in the Mental Capacity Act 2005
· C: A court will presume a testator has mental capacity to make a Will and the person opposing the Will must prove lack of capacity at the time the Will was made
· D: When determining the capacity of the testator to make a Will, the testator’s physical state of health is the primary consideration




Question 38
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 39
Module Ref:  15a, 15b & 16b of the syllabus.
1 mark

Which of the following is an undertaking contained in the replies by the seller’s lawyer to the Completion and Undertakings Form (TA13)?

· A: An undertaking to adopt the Law Society’s Code for Completion by Post
· B: An undertaking to hand over the keys upon completion
· C: An undertaking to give vacant possession upon completion
· D: An undertaking to provide listed deeds and documents upon completion



Question 40
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 41
Module ref: 17b Post completion
1 mark

A couple are selling their existing home and buying a new freehold house in England for £275,000. They ask their lawyer whether they will have to pay any Stamp Duty Land Tax (“SDLT”) on the purchase and, if so, how much. Neither of them own, or have owned, any other property.

How much SDLT will be payable on their purchase?

· A: £0
· B: £1,250
· C: £2,500 
· D: £3,750 


Question 42
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 43
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 44
Module ref: 3c Technical basics. Documents: property and private client 
1 mark

Pedro wishes to make a new Will. His existing Will is held for safekeeping by his lawyer and Pedro wants to ensure it is destroyed. 

Which ONE of the following statements correctly identifies circumstances in which Pedro’s existing Will will be destroyed?

· A: Pedro collects his existing Will from his lawyer, draws lines through the provisions of his existing Will and writes “revoked” in the margin
· B: Pedro attends his lawyer’s office to collect his existing Will but then asks the receptionist at the firm to cut up his existing Will in front of him
· C: Pedro collects his existing Will from his lawyer and at home, throws his existing Will into his open fireplace but does not light the fire
· D: Pedro telephones his lawyer, tells the lawyer he wishes to make a new Will and requests that his lawyer destroys the existing Will while Pedro listens to the act of destruction on the phone







Question 45
Module ref: 9d Taking instructions, initial steps and advice
2 marks (1 mark awarded per each correct answer)

Kate is selling her freehold house, which has an unregistered title and is subject to a building society mortgage. The current mortgage will be redeemed on completion of the sale. Kate has given instructions to her lawyer to act for her on the sale, along with her personal details, address and details about her existing mortgage. Her lawyer will also act for the building society in relation to redemption of the existing mortgage and needs to obtain the title deeds to progress the sale.

Which TWO of the following provisions will the building society expect to be included in the lawyer’s title deeds request letter before it will release the title deeds?

· A: Kate’s full name and address and that Kate is selling the property
· B: The sale price of the property and an undertaking to discharge the mortgage on completion
· C: An undertaking to hold the title deeds to the order of the building society and the mortgage account number
· D: The buyer’s full name and address and the proposed completion date 
· E: The Land Registry title number for the property and a signed authority from Kate to release the deeds


Question 46
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 47
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 48
Module ref: 15b Preparing for completion
2 marks (1 mark awarded per each two correct answers)

A lawyer is acting for the buyer of a newly built house from ABC Builders Ltd, whose freehold title is registered under two title numbers. The house ‘straddles’ these titles and forms part of one title and the whole of the other (smaller) title. The buyer is taking out a mortgage and the lawyer also acts for the lender. 

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

The pre-completion searches which will need to be undertaken by the buyer’s lawyer include [Gap 1: an OS1 / an LLC1] search, [Gap 2: an OS3 / an OS2] search and [Gap 3: a K15 / a K16] search. Given the type of seller, it will also be advisable to undertake [Gap 4: A Company / a CON290] search.


	Gap 1
	

	Gap 2
	

	Gap 3
	

	Gap 4
	









Question 49
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 50
Module ref: 13b Financing a purchase
2 marks (1 mark awarded per each two correct answers)

A property with a registered title is being sold. There is an existing mortgage in the register. Contracts have just been exchanged. The buyer is obtaining mortgage finance to fund the purchase.  

Match the relevant step which each person in the list will take during the conveyancing transaction:

· Buyer’s lawyer: (	)
· Seller’s lawyer: (	)
· Existing mortgage lender: (	)
· New mortgage lender: (		)

A: Obtain a redemption statement
B: Submit a certificate of title
C: Execute a Form TR1
D: Release the mortgage advance
E: Execute a Form DS1
F: Commission an EPC



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

Paul has owned his registered freehold house for 25 years. The house is situated at the end of a track that Paul uses on foot and by car regularly to get to and from his house. Paul does not own the track and does not know who does but he believes the title to it is unregistered. Paul has never been stopped from using the track, nor has he sought permission to use it or paid for his use of it. No express right for Paul to use the track appears within his registered title but Paul is concerned that this lack of information about the benefit of this right may impede any future sale. Paul has asked his lawyer to apply for registration of the benefit of this right.

Below is a list of steps that Paul’s lawyer will take to apply for registration of the benefit of Paul’s right. 

The first step is given for you. Put the list of remaining steps into the correct order from first to last. 

Request a SIM search on the track which confirms the title of the track is registered (1)

· A: Complete form AP1 detailing the title numbers of Pauls’ house and the track
· B: Identify on a title plan the exact area of the track that Paul is claiming a right over
· C: Lodge form AP1, the plan and ST4 with HM Land Registry with the appropriate fee
· D: Require Paul to sign a statement of truth on Form ST4 confirming the type of right and how long he has been using it


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

A seller is selling a registered freehold house which was owned by himself and his late wife as beneficial joint tenants. There is an existing mortgage on the house. The buyers are purchasing as beneficial tenants in common in equal shares and are having a mortgage loan.

Which TWO of the following will need to execute the transfer to the buyers in Form TR1?

· A: The seller
· B: The seller and the personal representative of the late wife
· C: The seller’s lender
· D: The buyers
· E: The buyers’ lender







Question 53
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 54
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 55
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 56
Module ref: 6d Technical basics. Applying for a Grant of Probate; intestacy; personal representatives
2 marks

Timba has recently died without making a Will. His estate has been valued at £800,000. Timba had no spouse or civil partner and no children. Timba has a brother, Hally, a half-sister Rosa from his mother’s first marriage, an aunt, Koo, and his late mother’s elderly parents, Mac and Mabel all surviving him. Timba’s parents are both deceased.

From the list below, identify who would be entitled to his estate.

· A: Hally
· B: Mac and Mabel
· C: Rosa
· D: Hally and Rosa
· E: Koo






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: 2f Underpinning land law
3 marks (1 mark awarded per each two correctly ordered selections)

Silvio and Hana jointly own a house which they bought five years ago with the assistance of a building society mortgage. They have recently decided to remortgage their house to a different building society at a better interest rate. Their lawyer has received the new mortgage instructions. Their lawyer applies for official copies of the registered title, requests a redemption figure from their current mortgage lender and is now ready to proceed to completion of the remortgage. 

Sort the list of steps set out below that their lawyer will carry out into the correct order.

· A: Obtain a Form DS1 for the existing mortgage
· B: Submit a Form OS1 search on the registered title and a bankruptcy search on Silvio and Hana’s full names
· C: Arrange for Silvio and Hana to execute the mortgage deed
· D: Receive the funds from the new lender, redeem the existing mortgage and date the new mortgage deed
· E: Apply for registration of the new mortgage
· F: Submit a Certificate of Title and Request for Funds to the new lender




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. 



	Gap 1
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Question 60
Module ref: 4d Co-ownership
3 marks

A husband and wife are selling their house, which is registered in their joint names. The husband’s mother also lives in the house and has a one-third interest in it, although her name is not on the legal title. The mother’s interest has been disclosed in the pre-contract enquiries and there is a Form A (‘co-ownership’) restriction in the register. 

Which ONE of the following statements best describes the legal position in relation to the mother’s interest?

It will

· A: be binding on the buyer as an overriding interest, because the mother is in actual occupation
· B: be binding upon the buyer because it is protected by the restriction
· C: not be binding upon the buyer, because an interest under a trust of land cannot be an overriding interest
· D: not be binding upon the buyer, as it will be overreached on completion because the sale is by two trustees



[end of paper]
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