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THE PROPERTY
The property comprises a detached 3 bed farmhouse together with 
a range of agricultural buildings on a site extending to approximately 
1.5 acres (0.60 Ha) together with approximately 6.84 acres (2.77 
hectares) of Grade 1 arable farmland. The extent of the property being 
sold is shown edged red on the attached plan.

HIGH FEN BRIDGE FARMHOUSE
Accessed from High Fen Crooked Drove off the A141 through the 
farmyard this 3 bedroom detached farmhouse offers approximately 
180m² of living accommodation with views over open fen countryside. 
The property is in close proximity to Huntingdon (9.5 miles), 
Peterborough (19 miles) and Cambridge (24 miles). The property was 
built in 1994 subject to an Agricultural Occupancy Restriction and is set 
within a small garden area currently laid to grass. The accommodation 
briefly comprises:

Single storey entrance hall with access from front door leading to large 
hallway with office, downstairs W.C. and kitchen access from hallway 
with built in units leading to store and back door. Dining room access 
from hallway with double opening patio doors to garden, living room 
access from inner hallway with sliding patio doors to garden and large 
feature fireplace.

Stairs from ground floor lead to galleried landing with 3 double 
bedrooms, the largest of which having a separate en-suite shower room 
with sink and W.C. together with walk in wardrobe area and built in 
sliding wardrobes. Family bathroom accessed from landing with bath 
and power shower, sink and W.C.

Outside the property benefits from off road parking and garden and 
patio area.

THE BUILDINGS
Accessed from High Fen Crooked Drove and located to the south of 
High Fen Bridge Farmhouse there are a range of agricultural buildings 
with a hard surfaced yard area. The buildings are detailed below as 
numbered on the attached plan:

B Potato store: steel portal frame building with block walling to 6ft 
with asbestos cladding under asbestos roof with halogen lighting, 
concrete floor and foam insulation.

C General Purpose building: concrete portal frame building with 
brick work to 6ft with asbestos cladding under an asbestos roof 
with concrete floor. 45ft x 45ft (13.70m x 13.70m)

D Nissan Hut: a steel framed Nissan Hut with corrugated profile 
sheeting with concrete floor and foam insulation, formerly a 
potato chitting store. 44ft x 23ft (13.40m x 7.01m)

E Implement store: 3 bay open fronted store, timber framed 
under asbestos and corrugated profile roof sheeting. 45ft x 30ft 
(13.70m x 9.14m).

F Former potato store/workshop building: steel portal framed building 
with profile cladding under asbestos roof with concrete floor and 
halogen lighting, part foam insulated. The building benefits from 
permission for B8 use being storage and distribution. 70ft x 40ft 
(21.35m x 12.20m).

G&H Court Yard and Implement sheds: This area comprises a range of 
previously open fronted timber and corrugated metal sheds and 
stores, some with concrete floors under asbestos roofs.

THE LAND
To the northeast of the property there is approximately 6.84 acres 
(2.77 hectares) of Grade 1 farmland with access to High Fen Crooked 
Drove in a single parcel. The land is currently let on a cropping licence 
and is currently cropped with potatoes having being fallow in 2016/17.
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DIRECTIONS
Travelling from Huntingdon take the A141 towards Chatteris, follow the 
A141 past Warboys, just before entering the High Fen Straight Drove, 
turn right onto High Fen Crooked Road and the property can be found 
on the left hand side Travelling from Chatteris take the A141 (High Fen 
Straight Drove) towards Huntingdon, at the end of High Fen Straight 
Drove turn left onto High Fen Crooked Road and the entrance to the 
property is on your left.

The property is located down High Fen Crooked Drove off the A141 
between Warboys and Chatteris and for Sat Nav use post code 
PE28 2UJ.

GENERAL REMARKS AND STIPULATIONS

Method of Sale
The freehold of High Bridge Fen Farm is being offered for sale by Public 
Auction on 30th August 2017 at 6.00pm at the George Hotel, High 
Street, Huntingdon, PE29 3AB

Tenure
The property is being offered for sale on behalf of RSM receivers acting 
as receivers and the property is offered for sale freehold subject to the 
following agreements:

High Fen Bridge Farmhouse and buildings are currently let under a 12 
month lease agreement which commenced on 1st April and expires 
on 31st March 2018 at an annual rent of £36,000 which permits 
subletting of the property. 

High Fen Bridge Farm House is currently sublet under an Assured 
Shorthold Tenancy which commenced on 1st April 2017 for a fixed 
term of 6 months and is currently a monthly periodic tenancy. No notice 
to terminate the Tenancy has been served.

Buildings B, C, D & F are currently sublet under Licence agreements 
all of which commenced on 1st April 2017 and expire on the 30th 
September 2017. 

The land is currently let on a cropping licence for the 2017 season.

Copies of the agreements are contained in property information pack 
available to download from the selling agents. A hard copy pack can be 
supplied at a cost of £30.00 plus VAT. 

Vendor
We are instructed to sell the property by Damian Webb and Phillip 
Sykes of RSM Restructuring Advisory Ltd acting as LPA Receivers of the 
property. The Receivers act as agents of the borrower without personal 
liability.

Shooting rights
Shooting rights over the property are in hand and are included within 
the sale.

Basic Payment Scheme & Environmental Stewardship
There are no Basic Payment Scheme entitlements included with the 
sale of the property. 

The land is not currently subject to any Environmental Stewardship 
Scheme.

Minerals
The mineral rights in so far as they are owned are included with the 
sale.

Fixtures and Fittings
All those items usually regarded as Tenant’s Fixtures and Fittings are 
specifically reserved from the sale. 

Energy Performance Certificate
Grade E 

Wayleaves, Easements and Rights of Way
The property is being sold subject to and with the benefit of all rights 
including rights of way, whether public or private, light, sport, drainage, 
water and electricity supplies and other rights and obligations, 
easements and quasi easements and restrictive covenants and all 
existing and proposed wayleaves.

Planning
The property is located within the administrative area of Huntingdonshire 
District Council. 

Highbridge Fen Farm House is subject to an agricultural occupancy 
condition which is attached to planning consent 89/02117/OUT. It is 
stated within this condition that “The occupation of the dwelling shall be 
limited to a person solely or mainly employed, or last employed in the 
locality in agriculture as defined in section 290 of the Town and Country 
Planning Act 1971 or in forestry or a dependent of such person residing 
with him or her or a widow or widower of such person”.

The farmyard and buildings benefit from a change of use application 
for B8 storage and distribution uses granted under planning consent 
08/03017/FUL.

It is considered that the buildings may be suitable for further alternative 
uses, subject to obtaining the necessary planning consents. 

Energy Efficiency Rating

50

80



Holdover
The property is sold subject to holdover of the land for the removal of 
the potato crop until 30th October 2017.

Boundaries and Ditches
The Buyer will be deemed to have inspected the property and satisfied 
themselves as to the ownership of any boundary, fence, hedge, tree 
or ditch. Should any dispute arise as to the boundaries or any other 
points arise on the stipulations, particulars or plans or interpretation of 
any of them the question shall be referred to the selling agent acting as 
experts whose decision shall be final.

Services
The Farmhouse benefits from mains water and electricity and a septic 
tank system. The buildings benefit from mains electricity.

Postcode
PE28 2UJ

Local Authority
Huntingdonshire District Council, Pathfinder House, St Mary’s Street, 
Huntingdon, PE29 3TN

Council Tax
Band E

Council Tax Payable 2017/18 = £2,022.18

Drainage Charges
Environment Agency 2017/18 = £2.0283/ha

The land is located within Warboys, Somersham & Pidley Internal 
Drainage Board catchment area with rates of £0.20/£1 of the rateable 
value

VAT
Any Guide Price quoted or discussed are exclusive of VAT, we are not 
aware that VAT will be payable on the property but in the event that 
a sale of the property, or any part of it, or any right attached to it, 
becomes a chargeable supply for the purposes of VAT, such tax will be 
payable in addition to the purchase price.

Land Registry
The property is registered under Land Registry Titles CB331101 & 
CB331111.

Viewing
The property may be viewed on the following viewing days and times 
when representatives of the selling agent will be present to permit 
access:

• Wednesday 26th July 11am – 3pm

• Saturday 12th August 11am – 3pm

• Wednesday 23rd August 11am – 3pm 

For their own safety those viewing are asked to be as vigilant as possible 
when inspecting any part of the property.

If you are unable to attend the specified viewing days please contact 
the selling agent to arrange a suitable appointment. 

Photographs & Particulars
Taken and Prepared June/July 2017

Health and Safety
Given the potential hazards of the site we would ask you to be as vigilant 
as possible when making your inspection for your own personal safety, 
particularly around the buildings.

This Plan is based upon the Ordnance Survey Map with the sanction of the 
Controller of H.M. Stationery Office. Crown Copyright reserved. (ES100005264).  
This Plan is published for the convenience of Purchasers only. Its accuracy is not 
guaranteed and it is expressly excluded from any contract.  NOT TO SCALE.

* GUIDE PRICES are provided as an indication of each seller’s minimum expectation. They are not necessarily figures at which a property will sell and may change at any time prior to the auction. The property will be offered 
subject to a reserve price (a figure below which the Auctioneer cannot sell the property during the auction) which will be set within the quoted guide range or no more than 10% above a single figure guide.

IMPORTANT NOTICES Brown & Co Alexanders for themselves and for the Vendors or Lessors of this Property give notice that: 1. These particulars are intended to give a fair and accurate general outline only for the guidance 
of intending Purchasers or Lessees and they do not constitute an offer or contract or any part of an offer or contract. 2. All descriptions, dimensions, references to condition and other items in these Particulars are given as a 
guide only and no responsibility is assumed by Brown & Co Alexanders for the accuracy of individual items. Intending Purchasers or Lessees should not rely on them as statements or representations of fact and should satisfy 
themselves as to the correctness of each item by inspection or by making independent enquiries. In particular, dimensions of land, rooms or buildings should be checked. Metric/imperial conversions are approximate only. 3. 
Intending Purchasers or Lessees should make their own independent enquiries regarding use or past use of the property, necessary permissions for use and occupation, potential uses and any others matters affecting the 
property prior to purchase. 4. Brown & Co Alexanders, and any person in its employ, does not have the authority, whether in these Particulars, during negotiations or otherwise, to make or give any representation or warranty 
relation to this property. No responsibility is taken by Brown & Co Alexanders for any error, omission of mis-statement in these particulars. 5. No responsibility can be accepted for any costs or expenses incurred by intending 
Purchasers or Lessees in inspecting the property, making further enquiries or submitting offers for the Property. Any person inspecting the property does so entirely at their own risk.  6. All prices are quoted subject to contract 
and exclusive of VAT, except where otherwise stated. 7. In the case of agricultural property, intending purchasers should make their own independent enquiries with the RPA as to Basic Payment Scheme eligibility of any land 
being sold or leased.  8. Brown & Co Alexanders is the trading name of Brown & Co – Property and Business Consultants LLP. Registered Office: Granta Hall, Finkin Street, Grantham, Lincolnshire NG31 6QZ. Registered in 
England and Wales. Registration Number OC302092. 9. These Particulars were prepared in July 2017.
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COMMON AUCTION CONDITIONS (EDITION 3)
Reproduced with the consent of RICS

Glossary
This glossary applies to the auction conduct conditions and 
the sale conditions. Wherever it makes sense:
• singular words can be read as plurals, and plurals as 

singular words;

• a “person” includes a corporate body;

• words of one gender include the other genders;

• references to legislation are to that legislation as it may 
have been modified or re-enacted by the date of the 
auction or the contract date (as applicable); and

• where the following words printed in bold black type 
appear in bold blue type they have the specified 
meanings.

Actual completion date

The date when completion takes place or is treated as taking 
place for the purposes of apportionment and calculating 
interest.

Addendum

An amendment or addition to the conditions or to the 
particulars or to both whether contained in a supplement to 
the catalogue, a written notice from the auctioneers or an oral 
announcement at the auction.

Agreed completion date

Subject to condition 9.3:

(a)  the date specified in the special conditions; or

(b)  if no date is specified, 20 business days after the 
contract date;

but if that date is not a business day the first subsequent 
business day.

Approved financial institution

Any bank or building society that has signed up to the Banking 
Code or Business Banking Code or is otherwise acceptable to 
the auctioneers.

Arrears

Arrears of rent and other sums due under the tenancies and 
still outstanding on the actual completion date.

Arrears schedule

The arrears schedule (if any) forming part of the special 
conditions.

Auction

The auction advertised in the catalogue.

Auction conduct conditions

The conditions so headed, including any extra auction conduct 
conditions.

Auctioneers

The auctioneers at the auction.

Business day

Any day except (a) a Saturday or a Sunday; (b) a bank holiday 
in England and Wales; or (c) Good Friday or Christmas Day.

Buyer

The person who agrees to buy the lot or, if applicable, that 
person’s personal representatives: if two or more are jointly the 
buyer their obligations can be enforced against them jointly or 
against each of them separately.
Catalogue

The catalogue to which the conditions refer including any 
supplement to it.

Completion

Unless otherwise agreed between seller and buyer (or their 
conveyancers) the occasion when both seller and buyer have 
complied with their obligations under the contract and the 
balance of the price is unconditionally received in the seller’s 
conveyancer’s client account.

Condition

One of the auction conduct conditions or sales conditions.

Contract

The contract by which the seller agrees to sell and the buyer 
agrees to buy the lot.

Contract date

The date of the auction or, if the lot is not sold at the auction:

(a)  the date of the sale memorandum signed by both the 
seller and buyer; or

(b)  if contracts are exchanged, the date of exchange. If 
exchange is not effected in person or by an irrevocable 
agreement to exchange made by telephone, fax or 
electronic mail the date of exchange is the date on 
which both parts have been signed and posted or 
otherwise placed beyond normal retrieval.

Documents

Documents of title (including, if title is registered, the entries 
on the register and the title plan) and other documents listed 
or referred to in the special conditions relating to the lot.

Financial charge

A charge to secure a loan or other financial indebtness (not 
including a rent charge).

General conditions

That part of the sale conditions so headed, including any extra 
general conditions.

Interest rate

If not specified in the special conditions, 4% above the base 
rate from time to time of Barclays Bank plc. (The interest rate 
will also apply to judgment debts, if applicable.)

Lot

Each separate property described in the catalogue or (as the 
case may be) the property that the seller has agreed to sell 
and the buyer to buy (including chattels, if any).

Old arrears

Arrears due under any of the tenancies that are not “new 
tenancies” as defined by the Landlord and Tenant (Covenants) 
Act 1995.

Particulars

The section of the catalogue that contains descriptions of 
each lot (as varied by any addendum).

Practitioner

An insolvency practitioner for the purposes of the Insolvency 
Act 1986 (or, in relation to jurisdictions outside the United 
Kingdom, any similar official).

Price

The price that the buyer agrees to pay for the lot.

Ready to complete

Ready, willing and able to complete: if completion would 
enable the seller to discharge all financial charges secured on 
the lot that have to be discharged by completion, then those 
outstanding financial charges do not prevent the seller from 
being ready to complete.

Sale conditions

The general conditions as varied by any special conditions or 
addendum.

Sale memorandum

The form so headed (whether or not set out in the catalogue) 
in which the terms of the contract for the sale of the lot are 
recorded.

Seller

The person selling the lot. If two or more are jointly the seller 
their obligations can be enforced against them jointly or 
against each of them separately.

Special conditions

Those of the sale conditions so headed that relate to the lot.

Tenancies

Tenancies, leases, licences to occupy and agreements for 
lease and any documents varying or supplemental to them.

Tenancy schedule

The tenancy schedule (if any) forming part of the special 
conditions.

Transfer

Transfer includes a conveyance or assignment (and “to 
transfer” includes “to convey” or “to assign”).

TUPE

The Transfer of Undertakings (Protection of Employment) 
Regulations 2006.

VAT

Value Added Tax or other tax of a similar nature.

VAT option

An option to tax.

We (and us and our)

The auctioneers.

You (and your)

Someone who has a copy of the catalogue or who attends or 
bids at the auction, whether or not a buyer.

Auction Conduct Conditions
1  Introduction

1.1  Words in italics have special meanings, which are 
defined in the Glossary.

1.2  The catalogue is issued only on the basis that you 
accept these auction conduct conditions. They govern 

our relationship with you and cannot be disapplied 
or varied by the sale conditions (even by a condition 
purporting to replace the whole of the Common Auction 
Conditions). They can be varied only if WE agree.

2  Our role

2.1  As agents for each seller we have authority to

(a)  prepare the catalogue from information supplied 
by or on behalf of each seller;

(b)  offer each lot for sale;

(c)  sell each lot;

(d)  receive and hold deposits;

(e)  sign each sale memorandum; and

(f)  treat a contract as repudiated if the buyer 
fails to sign a sale memorandum or pay a deposit as 
required by these auction  conduct conditions.

2.2  Our decision on the conduct of the auction is final.

2.3  We may cancel the auction, or alter the order in which 
lots are offered for sale. We may also combine or divide 
lots. A lot may be sold or withdrawn from sale prior to 
the auction.

2.4  You acknowledge that to the extent permitted by law we 
owe you no duty of care and you have no claim against 
us for any loss.

3  Bidding and reserve prices

3.1  All bids are to be made in pounds sterling exclusive of 
any applicable VAT.

3.2  We may refuse to accept a bid. We do not have to 
explain why.

3.3  If there is a dispute over bidding we are entitled to 
resolve it, and our decision is final.

3.4  Unless stated otherwise each lot is subject to a reserve 
price (which may be fixed just before the lot is offered 
for sale). If no bid equals or exceeds that reserve price 
the lot will be withdrawn from the auction.

3.5  Where there is a reserve price the seller may bid (or 
ask us or another agent to bid on the seller’s behalf) 
up to the reserve price but may not make a bid equal 
to or exceeding the reserve price. You accept that it is 
possible that all bids up to the reserve price are bids 
made by or on behalf of the seller.

3.6  Where a guide price (or range of prices) is given that 
guide is the minimum price at which, or range of prices 
within which, the seller might be prepared to sell at 
the date of the guide price. But guide prices may 
change. The last published guide price will normally be 
at or above any reserve price, but not always – as the 
seller may fix the final reserve price just before bidding 
commences.

4  The particulars and other information

4.1  We have taken reasonable care to prepare particulars 
that correctly describe each lot. The particulars are 
based on information supplied by or on behalf of the 
seller. You need to check that the information in the 
particulars is correct.

4.2  If the special conditions do not contain a description 
of the lot, or simply refer to the relevant lot number, 
you take the risk that the description contained in 
the particulars is incomplete or inaccurate, as the 
particulars have not been prepared by a conveyancer 
and are not intended to form part of a legal contract.

4.3  The particulars and the sale conditions may change 
prior to the auction and it is your responsibility to check 
that you have the correct versions.

4.4  If we provide information, or a copy of a document, 
provided by others we do so only on the basis that we 
are not responsible for the accuracy of that information 
or document.

5  The contract

5.1  A successful bid is one we accept as such (normally on 
the fall of the hammer). This condition 5 applies to you 
if you make the successful bid for a lot.

5.2  You are obliged to buy the lot on the terms of the 
sale memorandum at the price you bid plus VAT (if 
applicable).

5.3  You must before leaving the auction:

(a) provide all information we reasonably need from 
you to enable us to complete the sale memorandum 
(including proof of your identity if required by us);

(b) sign the completed sale sale memorandum; and

(c) pay the deposit.

5.4  If you do not we may either:

(a) as agent for the seller treat that failure as your 



repudiation of  the contract and offer the lot for sale 
again: the seller may  then have a claim against you 
for breach of contract; or

(b) sign the sale memorandum on your behalf.

5.5  The deposit:

(a) is to be held as stakeholder where VAT would 
be chargeable on the deposit were it to be held as 
agent for the seller, but otherwise is to be held as 
stated in the sale conditions; and

(b) must be paid in pounds sterling by cheque or by 
bankers’ draft made payable to us on an approved 
financial institution. The extra auction conduct 
conditions may state if we accept any other form of 
payment.

5.6  We may retain the sale memorandum signed by or on 
behalf of the seller until the deposit has been received 
in cleared funds.

5.7  If the buyer does not comply with its obligations under 
the contract then:

(a)  you are personally liable to buy the lot even if you are 
acting as an agent; and

(b)  you must indemnify the seller in respect of any loss the 
seller incurs as a result of the buyer’s default.

5.8  Where the buyer is a company you warrant that the 
buyer is properly constituted and able to buy the lot.

6  Extra Auction conduct conditions

6.1  Despite any special condition to the contrary the 
minimum deposit we accept is £1000 (or the total 
price, if less). A special condition may, however, require 
a higher minimum deposit.

General Conditions of Sale
The general conditions (including any extra general conditions) 
apply to the contract except to the extent that they are varied 
by special conditions or by an addendum.

1.  The lot

1.1  The lot (including any rights to be granted or reserved, 
and any exclusions from it) is described in the special 
conditions, or if not so described the lot is that referred 
to in the sale memorandum.

1.2  The lot is sold subject to any tenancies disclosed by 
the special conditions, but otherwise with vacant 
possession on completion.

1.3  The lot is sold subject to all matters contained or 
referred to in the documents, but excluding any financial 
charges: these the seller must discharge on or before 
completion.

1.4  The lot is also sold subject to such of the following as 
may affect it, whether they arise before or after the 
contract date and whether or not they are disclosed by 
the seller or are apparent from inspection of the lot or 
from the documents:

(a)  matters registered or capable of registration as local 
land charges;

(b)  matters registered or capable of registration by 
any competent authority or under the provisions of any 
statute;

(c)  notices, orders, demands, proposals and 
requirements of any competent authority;

(d)  charges, notices, orders, restrictions, agreements 
and other matters relating to town and country 
planning, highways or public health;

(e) rights, easements, quasi-easements, and 
wayleaves;

(f) outgoings and other liabilities;

(g) any interest which overrides, within the meaning of 
the Land Registration Act 2002;

(h) matters that ought to be disclosed by the searches 
and enquiries a prudent buyer would make, whether or 
not the buyer has made them; and

(i)  anything the seller does not and could not 
reasonably know about.

 1.5  Where anything subject to which the lot is sold would 
expose the seller to liability the buyer is to comply with 
it and indemnify the seller against that liability.

1.6 The seller must notify the buyer of any notices, 
orders, demands, proposals and requirements of any 
competent authority of which it learns after the contract 
date but the buyer must comply with them and keep 
the seller indemnified.

1.7 The lot does not include any tenant’s or trade fixtures or 
fittings.

1.8 Where chattels are included in the lot the buyer takes 
them as they are at completion and the seller is not 
liable if they are not fit for use.

1.9 The buyer buys with full knowledge of:

(a) the documents, whether or not the buyer has read 
them; and

(b) the physical conditions of the lot and what could 
reasonably be discovered on inspection of it, whether or 
not the buyer has inspected it.

1.10 The buyer is not to rely on the information contained 
in the particulars but may rely on the seller’s 
conveyancer’s written replies to preliminary enquiries to 
the extent stated in those replies.

2.  Deposit

2.1 The amount of the deposit is the greater of:

(a) any minimum deposit stated in the auction conduct 
conditions (or the total price, if this is less than that 
minimum); and

(b) 10% of the price (exclusive of any VAT on the price).

2.2  The deposit

(a) must be paid in pounds sterling by cheque or 
banker’s draft  drawn on an approved financial 
institution (or by any other  means of payment that the 
auctioneers may accept); and

(b) is to be held as stakeholder unless the auction 
conduct conditions provide that it is to be held as agent 
for the seller.

2.3 Where the auctioneers hold the deposit as stakeholder 
they are authorised to release it (and interest on it if 
applicable) to the seller on completion or, if completion 
does not take place, to the person entitled to it under 
the sale conditions.

2.4  If a cheque for all or part of the deposit is not cleared 
on first presentation the seller may treat the contract as 
at an end and bring a claim against the buyer for breach 
of contract.

2.5  Interest earned on the deposit belongs to the seller 
unless the sale conditions provide otherwise.

3.  Between contract and completion

3.1  Unless the special conditions state otherwise, the seller 
is to insure the lot from and including the contract date 
to completion and:

(a) produce to the buyer on request all relevant 
insurance details;

(b) pay the premiums when due;

(c) if the buyer so requests, and pays any additional 
premium, use reasonable endeavours to increase the 
sum insured or makebother changes to the policy;

(d) at the request of the buyer use reasonable 
endeavours to have the buyer’s interest noted on the 
policy if it does not cover a contracting purchaser;

(e) unless otherwise agreed, cancel the insurance at 
completionapply for a refund of premium and (subject 
to the rights of any  tenant or other third party) pay that 
refund to the buyer; and

(f) (subject to the rights of any tenant or other third 
party) hold on trust for the buyer any insurance 
payments that the seller receives in respect of loss 
or damage arising after the contract date or assign to 
the buyer the benefit of any claim; and the buyer must 
on completion reimburse to the seller the cost of that 
insurance (to the extent not already paid by the buyer 
or a tenant or other third party) for the period from and 
including the contract date to completion.

3.2  No damage to or destruction of the lot nor any 
deterioration in its condition, however caused, 
entitles the buyer to any reduction in price, or to delay 
completion, or to refuse to complete.

3.3  Section 47 of the Law of Property Act 1925 does not 
apply.

3.4  Unless the buyer is already lawfully in occupation of the 
lot the buyer has no right to enter into occupation prior 
to completion.

4.  Title and identity

4.1  Unless condition 4.2 applies, the buyer accepts the title 
of the seller to the lot as at the contract date and may 
raise no requisition or objection except in relation to any 
matter that occurs after the contract date.

4.2  If any of the documents is not made available before 
the auction the following provisions apply:

(a) The buyer may raise no requisition on or objection 
to any of the documents that is made available before 
the auction.

(b) If the lot is registered land the seller is to give to the 
buyer within five business days of the contract date 
an official copy of the entries on the register and title 
plan and, where noted on the register, of all documents 
subject to which the lot is being   sold.

(c) If the lot is not registered land the seller is to give 
to the buyer within five business days an abstract or 
epitome of title starting from the root of title mentioned 
in the special conditions (or, if none is mentioned, a 
good root of title more than fifteen years old) and must 
produce to the buyer the original or an examined copy 
of every relevant document.

(d) If title is in the course of registration, title is to 
consist of certified copies of:

(i)  the application for registration of title made to the 
land registry;

(ii) the documents accompanying that application;

(iii) evidence that all applicable stamp duty land tax 
relating to that application has been paid; and

(iv) a letter under which the seller or its conveyancer 
agrees to use all reasonable endeavours to answer 
any  requisitions raised by the land registry and to 
instruct the land registry to send the completed 
registration documents to the buyer.

(e) The buyer has no right to object to or make 
requisitions on any title information more than seven 
business days after that information has been given to 
the buyer.

4.3  Unless otherwise stated in the special conditions the 
seller sells with full title guarantee except that (and the 
transfer shall so provide):

(a) the covenant set out in section 3 of the Law of 
Property (Miscellaneous Provisions) Act 1994 shall not 
extend to matters recorded in registers open to public 
inspection; these are to be treated as within the actual 
knowledge of the buyer; and

(b) the covenant set out in section 4 of the Law of 
Property (Miscellaneous Provisions) Act 1994 shall not 
extend to any condition or tenant’s obligation relating 
to the state or condition of the lot where the lot is 
leasehold property.

4.4  The transfer is to have effect as if expressly subject to 
all matters subject to which the lot is sold under the 
contract.

4.5  The seller does not have to produce, nor may the buyer 
object to or make a requisition in relation to, any prior or 
superior title even if it is referred to in the documents.

4.6  The seller (and, if relevant, the buyer) must produce to 
each other such confirmation of, or evidence of, their 
identity and that of their mortgagees and attorneys (if 
any) as is necessary for the other to be able to comply 
with applicable Land Registry Rules when making 
application for registration of the transaction to which 
the conditions apply.

5. Transfer

5.1  Unless a form of transfer is prescribed by the special 
conditions:

(a) the buyer must supply a draft transfer to the seller at 
least ten business days before the agreed completion 
date and the engrossment (signed as a deed by the 
buyer if condition 5.2 applies) five business days before 
that date or (if later) two business days after the draft 
has been approved by the seller; and

(b) the seller must approve or revise the draft transfer 
within five business days of receiving it from the buyer.

5.2  If the seller remains liable in any respect in relation to 
the lot (or a tenancy) following completion the buyer is 
specifically to covenant in the transfer to indemnify the 
seller against that liability.

5.3  The seller cannot be required to transfer the lot to 
anyone other than the buyer, or by more than one 
transfer.

6.  Completion

6.1  Completion is to take place at the offices of the seller’s 
conveyancer, or where the seller may reasonably 
require, on the agreed completion date. The seller can 
only be required to complete on a business day and 
between the hours of 0930 and 1700.

6.2  The amount payable on completion is the balance of 
the price adjusted to take account of apportionments 
plus (if applicable) VAT and interest.

6.3  Payment is to be made in pounds sterling and only by:

(a) direct transfer to the seller’s conveyancer’s client 
account; and

(b) the release of any deposit held by a stakeholder.

6.4  Unless the seller and the buyer otherwise agree, 
completion cannot take place until both have complied 
with their obligations under the contract and the 
balance of the price is unconditionally received in the 
seller’s conveyancer’s client account.

6.5  If completion takes place after 1400 hours for a reason 
other than the seller’s default it is to be treated, for the 
purposes of apportionment and calculating interest, as 
if it had taken place on the next business day.

6.6  Where applicable the contract remains in force following 
completion.

7.  Notice to complete

7.1  The seller or the buyer may on or after the agreed 
completion date but before completion give the other 
notice to complete within ten business days (excluding 
the date on which the notice is given) making time of 
the essence.



7.2  The person giving the notice must be ready to 
complete.

7.3  If the buyer fails to comply with a notice to complete 
the seller may, without affecting any other remedy 
the seller has:

(a) terminate the contract;

(b) claim the deposit and any interest on it if held by 
a  stakeholder;

(c) forfeit the deposit and any interest on it;

(d) resell the lot; and

(e) claim damages from the buyer.

7.4  If the seller fails to comply with a notice to complete 
the buyer may, without affecting any other remedy 
the buyer has:

(a) terminate the contract; and

(b) recover the deposit and any interest on it from 
the seller or, if applicable, a stakeholder.

8.  If the contract is brought to an end

 If the contract is lawfully brought to an end:

(a) the buyer must return all papers to the seller and 
appoints the seller its agent to cancel any registration of 
the contract; and

(b) the seller must return the deposit and any interest 
on it to the buyer (and the buyer may claim it from the 
stakeholder, if applicable) unless the seller is entitled to 
forfeit the deposit under condition 7.3.

9.  Landlord’s licence

9.1  Where the lot is or includes leasehold land and licence 
to assign is required this condition G9 applies.

9.2  The contract is conditional on that licence being 
obtained, by way of formal licence if that is what the 
landlord lawfully requires.

9.3  The agreed completion date is not to be earlier than the 
date five business days after the seller has given notice 
to the buyer that licence has been obtained.

9.4  The seller must:

(a) use all reasonable endeavours to obtain the licence 
at the seller’s expense; and

(b) enter into any authorised guarantee agreement 
properly required.

9.5  The buyer must:

(a) promptly provide references and other relevant 
information; and

(b) comply with the landlord’s lawful requirements.

9.6  If within three months of the contract date (or such 
longer period as the seller and buyer agree) the licence 
has not been obtained the seller or the buyer may (if 
not then in breach of any obligation under this condition 
9) by notice to the other terminate the contract at any 
time before licence is obtained. That termination is 
without prejudice to the claims of either seller or buyer 
for breach of this condition 9.

10.  Interest and apportionments

10.1 If the actual completion date is after the agreed 
completion date for any reason other than the seller’s 
default the buyer must pay interest at the interest 
rate on the price (less any deposit paid) from the 
agreed completion date up to and including the actual 
completion date.

10.2  Subject to condition 11 the seller is not obliged to 
apportion or account for any sum at completion unless 
the seller has received that sum in cleared funds. 
The seller must pay to the buyer after completion 
any sum to which the buyer is entitled that the seller 
subsequently receives in cleared funds.

10.3  Income and outgoings are to be apportioned at actual 
completion date unless:

(a) the buyer is liable to pay interest; and

(b) the seller has given notice to the buyer at any 
time up to completion requiring apportionment on 
the date from which interest becomes payable by the 
buyer; in which event income and outgoings are to be 
apportioned on the date from which interest becomes 
payable by the buyer.

10.4  Apportionments are to be calculated on the basis that:

(a) the seller receives income and is liable for outgoings 
for the whole of the day on which apportionment is to 
be made;

(b) annual income and expenditure accrues at an equal 
daily rate assuming 365 days in a year, and income and 
expenditure relating to some other period accrues at an 
equal daily rate during the period to which it relates; and

(c) where the amount to be apportioned is not known at 
completion apportionment is to be made by reference 
to a reasonable estimate and further payment is to 
be made by seller or buyer as appropriate within five 
business days of the date when the amount is known.

11. Arrears

Part 1 Current rent

11.1  “Current rent” means, in respect of each of the 
tenancies subject to which the lot is sold, the 
instalment of rent and other sums payable by the tenant 
in advance on the most recent rent payment date on or 
within four months preceding completion.

11.2  If on completion there are any arrears of current rent 
the buyer must pay them, whether or not details of 
those arrears are given in the special conditions.

11.3  Parts 2 and 3 of this condition 11 do not apply to 
arrears of current rent.

Part 2 Buyer to pay for arrears

11.4  Part 2 of this condition 11 applies where the special 
conditions give details of arrears.

11.5  The buyer is on completion to pay, in addition to any 
other money then due, an amount equal to all arrears of 
which details are set out in the special conditions.

11.6  If those arrears are not old arrears the seller is to assign 
to the buyer all rights that the seller has to recover 
those arrears.

Part 3 Buyer not to pay for arrears

11.7  Part 3 of this condition 11 applies where the special 
conditions:

(a) so state; or

(b) give no details of any arrears.

11.8  While any arrears due to the seller remain unpaid the

11.9  Where the seller has the right to recover arrears it must 
not without the buyer’s written consent bring insolvency 
proceedings against a tenant or seek the removal of 
goods from the lot.

12.  Management

12.1  This condition 12 applies where the lot is sold subject to 
tenancies.

12.2  The seller is to manage the lot in accordance with its 
standard management policies pending completion.

12.3  The seller must consult the buyer on all management 
issues that would affect the buyer after completion 
(such as, but not limited to, an application for licence; 
a rent review; a variation, surrender, agreement to 
surrender or proposed forfeiture of a tenancy; or a new 
tenancy or agreement to grant a new tenancy) and:

(a) the seller must comply with the buyer’s reasonable  
requirements unless to do so would (but for the 
indemnity in paragraph (c)) expose the seller to a 
liability that the seller would not otherwise have, in 
which case the seller may act reasonably in such a way 
as to avoid that liability;

(b) if the seller gives the buyer notice of the seller’s 
intended act and the buyer does not object within five 
business days giving reasons for the objection the seller 
may act as the seller intends; and

(c) the buyer is to indemnify the seller against all loss 
or liability the seller incurs through acting as the buyer 
requires, or by reason of delay caused by the buyer.

13.  Rent deposits

13.1  This condition 13 applies where the seller is holding or 
otherwise entitled to money by way of rent deposit in 
respect of a tenancy. In this condition 13 “rent deposit 
deed” means the deed or other document under which 
the rent deposit is held.

13.2  If the rent deposit is not assignable the seller must on 
completion hold the rent deposit on trust for the buyer 
and, subject to the terms of the rent deposit deed, 
comply at the cost of the buyer with the buyer’s lawful 
instructions.

13.3  Otherwise the seller must on completion pay and assign 
its interest in the rent deposit to the buyer under an 
assignment in which the buyer covenants with the seller 
to:

(a) observe and perform the seller’s covenants and 
conditions in the rent deposit deed and indemnify the 
seller in respect of any breach;

(b) give notice of assignment to the tenant; and

(c) give such direct covenant to the tenant as may be 
required by the rent deposit deed.

14.  VAT

14.1  Where a sale condition requires money to be paid 
or other consideration to be given, the payer must 
also pay any VAT that is chargeable on that money or 
consideration, but only if given a valid VAT invoice.

14.2  Where the special conditions state that no VAT option 
has been made the seller confirms that none has been 
made by it or by any company in the same VAT group 
nor will be prior to completion.

15.  Transfer as a going concern

15.1  Where the special conditions so state:

(a) the seller and the buyer intend, and will take all 

practicable steps (short of an appeal) to procure, that 
the sale is treated as a transfer of a going concern; and

(b) this condition G15 applies.

15.2  The seller confirms that the seller

(a) is registered for VAT, either in the seller’s name or as 
a member of the same VAT group; and

(b) has (unless the sale is a standard-rated supply) 
made relation to the lot a VAT option that remains valid 
and will not be revoked before completion.

15.3  The buyer confirms that:

(a) it is registered for VAT, either in the buyer’s name or 
as a member of a VAT group;

(b) it has made, or will make before completion, a VAT 
option in relation to the lot and will not revoke it before 
or within three months after completion;

(c) article 5(2B) of the Value Added Tax (Special 
Provisions) Order 1995 does not apply to it; and

(d) it is not buying the lot as a nominee for another 
person.

15.4  The buyer is to give to the seller as early as possible 
before the agreed completion date evidence:

(a) of the buyer’s VAT registration;

(b) that the buyer has made a VAT option; and

(c) that the VAT option has been notified in writing to 
HM Revenue and Customs; and if it does not produce 
the relevant evidence at least two business days before 
the agreed completion date, condition 14.1 applies at 
completion.

15.5  The buyer confirms that after completion the buyer 
intends to:

(a) retain and manage the lot for the buyer’s own 
benefit as a continuing business as a going concern 
subject to and with the benefit of the tenancies; and

(b) collect the rents payable under the tenancies and 
charge VAT on them

15.6  If, after completion, it is found that the sale of the lot is 
not a transfer of a going concern then:

(a) the seller’s conveyancer is to notify the buyer’s 
conveyancer of that finding and provide a VAT invoice in 
respect of the sale of the lot;

(b) the buyer must within five business days of receipt of 
the VAT invoice pay to the seller the VAT due; and

(c) if VAT is payable because the buyer has not complied 
with this condition 15, the buyer must pay and 
indemnify the seller against all costs, interest, penalties 
or surcharges that the seller incurs as a result.

16.  Capital allowances

16.1  This condition 16 applies where the special conditions 
state that there are capital allowances available in 
respect of the lot.

16.2  The seller is promptly to supply to the buyer all 
information reasonably required by the buyer 
in connection with the buyer’s claim for capital 
allowances.

16.3  The value to be attributed to those items on which 
capital allowances may be claimed is set out in the 
special conditions.

16.4  The seller and buyer agree:

(a) to make an election on completion under Section 
198 of the Capital Allowances Act 2001 to give effect 
to this condition 16; and

(b) to submit the value specified in the special 
conditions to HM Revenue and Customs for the 
purposes of their respective capital allowance 
computations.

17.  Maintenance agreements

17.1  The seller agrees to use reasonable endeavours to 
transfer to the buyer, at the buyer’s cost, the benefit of 
the maintenance agreements specified in the special 
conditions.

17.2  The buyer must assume, and indemnify the seller in 
respect of, all liability under such contracts from the 
actual completion date.

18.  Landlord and Tenant Act 1987

18.1  This condition 18 applies where the sale is a relevant 
disposal for the purposes of part I of the Landlord and 
Tenant Act 1987.

18.2  The seller warrants that the seller has complied with 
sections 5B and 7 of that Act and that the requisite 
majority of qualifying tenants has not accepted the 
offer.

19.  Sale by practitioner

19.1  This condition 19 applies where the sale is by a 
practitioner either as seller or as agent of the seller.

19.2  The practitioner has been duly appointed and is 
empowered to sell the lot.



19.3  Neither the practitioner nor the firm or any member 
of the firm to which the practitioner belongs has any 
personal liability in connection with the sale or the 
performance of the seller’s obligations. The transfer is 
to include a declaration excluding that personal liability.

19.4  The lot is sold:

(a) in its condition at completion;

(b) for such title as the seller may have; and

(c) with no title guarantee; and the buyer has no 
right to terminate the contract or any other remedy 
if information provided about the lot is inaccurate, 
incomplete or missing.

19.5  Where relevant:

(a) the documents must include certified copies of 
those under which the practitioner is appointed, the 
document of appointment and the practitioner’s 
acceptance of appointment; and

(b) the seller may require the transfer to be by the 
lender exercising its power of sale under the Law of 
Property Act 1925.

19.6  The buyer understands this condition G19 and 
agrees that it is fair in the circumstances of a sale by 
a practitioner.

20.  TUPE

20.1  If the special conditions state “There are no 
employees to which TUPE applies”, this is a warranty 
by the seller to this effect.

20.2  If the special conditions do not state “There are no 
employees to which TUPE applies” the following 
paragraphs apply:

(a) The seller must notify the buyer of those employees 
whose contracts of employment will transfer to the 
buyer on completion (the “Transferring Employees”). 
This notification must be given to the buyer not less 
than 14 days before completion.

(b) The buyer confirms that it will comply with its 
obligations under TUPE and any special conditions in 
respect of the Transferring Employees.

(c) The buyer and the seller acknowledge that pursuant 
and subject to TUPE, the contracts of employment 
between the Transferring Employees and the seller will 
transfer to the buyer on completion.

(d) The buyer is to keep the seller indemnified against 
all liability for the Transferring Employees after 
completion.

21.  Environmental

21.1  This condition 21 only applies where the special 
conditions so provide.

21.2  The seller has made available such reports as the 
seller has as to the environmental condition of the 
lot and has given the buyer the opportunity to carry 
out investigations (whether or not the buyer has read 
those reports or carried out any investigation) and the 
buyer admits that the price takes into account the 
environmental condition of the lot.

21.3  The buyer agrees to indemnify the seller in respect of all 
liability for or resulting from the environmental condition 
of the lot.

22.  Service Charge

22.1  This condition 22 applies where the lot is sold subject to 
tenancies that include service charge provisions.

22.2  No apportionment is to be made at completion in 
respect of service charges.

22.3  Within two months after completion the seller must 
provide to the buyer a detailed service charge account 
for the service charge year current on completion 
showing:

(a) service charge expenditure attributable to each 
tenancy;

(b) payments on account of service charge received 
from each tenant;

(c) any amounts due from a tenant that have not been 
received;

(d) any service charge expenditure that is not 
attributable to any tenancy and is for that reason 
irrecoverable.

22.4  In respect of each tenancy, if the service charge 
account shows that:

(a) payments on account (whether received or still then 
due from a tenant) exceed attributable service charge 
expenditure, the seller must pay to the buyer an amount 
equal to the excess when it provides the service charge 
account;

(b) attributable service charge expenditure exceeds 
payments on account (whether those payments have 
been received or are still then due), the buyer must use 
all reasonable endeavours to recover the shortfall from 
the tenant at the next service charge reconciliation date 
and pay the amount so recovered to the seller within 

five business days of receipt in cleared funds; but in 
respect of payments on account that are still due from 
a tenant condition 11 (arrears) applies.

22.5  In respect of service charge expenditure that is not 
attributable to any tenancy the seller must pay the 
expenditure incurred in respect of the period before 
actual completion date and the buyer must pay the 
expenditure incurred in respect of the period after 
actual completion date. Any necessary monetary 
adjustment is to be made within five business days of 
the seller providing the service charge account to the 
buyer.

22.6  If the seller holds any reserve or sinking fund on 
account of future service charge expenditure or a 
depreciation fund:

(a) the seller must pay it (including any interest earned 
on it) to the buyer on completion; and

(b) the buyer must covenant with the seller to hold it 
in accordance with the terms of the tenancies and to 
indemnify the seller if it does not do so.

23.  Rent reviews

23.1  This condition 23 applies where the lot is sold subject 
to a tenancy under which a rent review due on or before 
the actual completion date has not been agreed or 
determined.

23.2  The seller may continue negotiations or rent review 
proceedings up to the actual completion date but may 
not agree the level of the revised rent or commence 
rent review proceedings without the written consent 
of the buyer, such consent not to be unreasonably 
withheld or delayed.

23.3  Following completion the buyer must complete 
rent review negotiations or proceedings as soon as 
reasonably practicable but may not agree the level 
of the revised rent without the written consent of the 
seller, such consent not to be unreasonably withheld or 
delayed.

23.4  The seller must promptly:

(a) give to the buyer full details of all rent review 
negotiations and proceedings, including copies of all 
correspondence and other papers; and

(b) use all reasonable endeavours to substitute the 
buyer for the seller in any rent review proceedings.

23.5  The seller and the buyer are to keep each other 
informed of the progress of the rent review and have 
regard to any proposals the other makes in relation to it.

23.6  When the rent review has been agreed or determined 
the buyer must account to the seller for any increased 
rent and interest recovered from the tenant that relates 
to the seller’s period of ownership within five business 
days of receipt of cleared funds.

23.7  If a rent review is agreed or determined before 
completion but the increased rent and any interest 
recoverable from the tenant has not been received 
by completion the increased rent and any interest 
recoverable is to be treated as arrears.

23.8  The seller and the buyer are to bear their own costs in 
relation to rent review negotiations and proceedings.

24.  Tenancy renewals

24.1  This condition 24 applies where the tenant under a 
tenancy has the right to remain in occupation under 
part II of the Landlord and Tenant Act 1954 (as 
amended) and references to notices and proceedings 
are to notices and proceedings under that Act.

24.2  Where practicable, without exposing the seller to 
liability or penalty, the seller must not without the 
written consent of the buyer (which the buyer must not 
unreasonably withhold or delay) serve or respond to any 
notice or begin or continue any proceedings.

24.3  If the seller receives a notice the seller must send a 
copy to the buyer within five business days and act as 
the buyer reasonably directs in relation to it.

24.4  Following completion the buyer must:

(a) with the co-operation of the seller take immediate 
steps to substitute itself as a party to any proceedings;

(b) use all reasonable endeavours to conclude any 
proceedings or negotiations for the renewal of the 
tenancy and the determination of any interim rent as 
soon as reasonably practicable at the best rent or rents 
reasonably obtainable; and

(c) if any increased rent is recovered from the tenant 
(whether as interim rent or under the renewed tenancy) 
account to the seller for the part of that increase that 
relates to the seller’s period of ownership of the lot 
within five business days of receipt of cleared funds.

24.5  The seller and the buyer are to bear their own costs 
in relation to the renewal of the tenancy and any 
proceedings relating to this.

25.  Warranties

25.1  Available warranties are listed in the special conditions.

25.2  Where a warranty is assignable the seller must:

(a) on completion assign it to the buyer and give notice 
of assignment to the person who gave the warranty; 
and

(b) apply for (and the seller and the buyer must use all 
reasonable endeavours to obtain) any consent to assign 
that is required. If consent has not been obtained by 
completion the warranty must be assigned within five 
business days after the consent has been obtained.

25.3  If a warranty is not assignable the seller must after 
completion:

(a) hold the warranty on trust for the buyer; and

(b) at the buyer’s cost comply with such of the lawful 
instructions of the buyer in relation to the warranty as 
do not place the seller in breach of its terms or expose 
the seller to any liability or penalty.

26.  No assignment

 The buyer must not assign, mortgage or otherwise 
transfer or part with the whole or any part of the buyer’s 
interest under this contract.

27.  Registration at the Land Registry

27.1  This condition 27.1 applies where the lot is leasehold 
and its sale either triggers first registration or is a 
registrable disposition. The buyer must at its own 
expense and as soon as practicable:

(a) procure that it becomes registered at Land Registry 
as proprietor of the lot;

(b) procure that all rights granted and reserved by the 
lease under which the lot is held are properly noted 
against the affected titles; and

(c) provide the seller with an official copy of the register 
relating to such lease showing itself registered as 
proprietor.

27.2  This condition 27.2 applies where the lot comprises part 
of a registered title. The buyer must at its own expense 
and as soon as practicable:

(a) apply for registration of the transfer;

(b) provide the seller with an official copy and title plan 
for the buyer’s new title; and

(c) join in any representations the seller may properly 
make to Land Registry relating to the application.

28.  Notices and other communications

28.1  All communications, including notices, must be in 
writing. Communication to or by the seller or the buyer 
may be given to or by their conveyancers.

28.2  A communication may be relied on if:

(a) delivered by hand; or

(b) made electronically and personally acknowledged 
(automatic acknowledgement does not count); or

(c) there is proof that it was sent to the address of the 
person to whom it is to be given (as specified in the sale 
memorandum) by a postal service that offers normally 
to deliver mail the next following business day.

28.3  A communication is to be treated as received:

(a) when delivered, if delivered by hand; or

(b) when personally acknowledged, if made 
electronically; but if delivered or made after 1700 hours 
on a business day a communication is to be treated as 
received on the next business day.

28.4  A communication sent by a postal service that offers 
normally to deliver mail the next following business day 
will be treated as received on the second business day 
after it has been posted.

29.  Contracts (Rights of Third Parties) Act 1999

 No one is intended to have any benefit under the 
contract pursuant to the Contract (Rights of Third 
Parties) Act 1999.



1. Interpretation

1.1. Words in bold type have special meanings, which are 
defined in the Glossary.

1.2. Words that are neither in square brackets nor in italics 
constitute the special conditions applicable to the 
relevant lot.

1.3. References to the general conditions are for 
convenience only and are not intended to be 
comprehensive.

2. The Lot

 Lot High Fen Bridge Farm

3. Name and address of the seller

 The seller: Raj Kumar Singh (acting by Damian Webb 
and Phillip Rodney Sykes as fixed charge receivers 
(defined below).

 The receivers: Damian Webb and Phillip Rodney 
Sykes of RSM Restructuring Advisory Limited, 25 
Farringdon Street, London EC4A 4AB. Collectively 
known as the seller.

4. Name, address and reference of the seller’s 
conveyancer

 Shoosmiths LLP of West One, 114 Wellington Street, 
Leeds, LS1 1BA (Ref: RB/M-00555690)

5. Brief description of the lot (see condition G1.1)

 Freehold land being land and buildings at High 
Fen Bridge Farm, Heath Road, High Fen, Warboys, 
Cambridgeshire, registered at the Land Registry with 
absolute title under title numbers CB331101 and 
CB331111.

6. Rights to be granted (see condition G1.1)

 None.

7. Rights to be reserved (see condition G1.1)

 None.

8. Exclusions (see condition G1.1)

 None.

9. Tenancies (see condition G1.2)

9.1. The lot is also sold subject to all leases, licences and 
other deeds or documents or oral tenancies that give 
anyone a right to occupy the lot.

9.2. The lot is sold in the state and condition it is in on the 
actual completion date without vacant possession 
and the buyer acknowledges that neither the seller 
nor the receivers shall be under any obligation to 
remove any items or waste from the lot and the 
condition will not entitle the buyer either to refuse 
to complete or to delay completion or to claim 
compensation in respect of any waste or other items 
remaining at the lot on the actual completion date.

10. What the sale is subject to (see condition G1)

10.1. The matters set out in the general conditions.

10.2. The agreements, covenants, declarations, 
easements, exceptions, provisions, reservations, 
stipulations and other matters set out or referred to 
in the Property and Charges Registers of title number 
CB331101 and CB331111.

10.3. The rights, reservation and exceptions (if any) referred 
to in special conditions 6, 7 and 8.

10.4. The covenants (if any) contained in the prescribed 
form of transfer.

11. Deposit (see condition G2)

 10% of the price (exclusive of any VAT on the price) 
is to be paid to the auctioneer and held by the 
auctioneer (or, if the auctioneer chooses, the 
seller’s conveyancer) as stakeholder for the seller.

12. Insurances (see condition G3)

12.1. The buyer assumes all risk in the lot from the 
contract date.

12.2. The seller has no obligation to insure the lot after the 
contract date but may at its option insure its interest 
in the lot against damage or destruction by fire or 
other hazard or in respect of any other insurable risks 
or perils which the seller in its sole discretion thinks 
expedient.

12.3. No damage or destruction to the lot, nor any 
deterioration in its condition, however caused will 
entitle the buyer either to any reduction of the price 
or to refuse to complete or to delay completion.

13. Title (see condition G4)

 Title Number: CB331101 and CB331111

14. Registered or unregistered?

 Registered at the Land Registry with absolute title.

15. Title guarantee (see condition G4.3)

 No title guarantee, for such right and title as the 
seller may have.

16. Transfer (see condition G5)

 A copy of the prescribed form of transfer is attached 
to these special conditions. The transfer is to be 
executed in duplicate and the buyer is to ensure that 
the duplicate transfer is returned to the seller’s 
conveyancers as soon as possible after the actual 
completion date. If condition G19.5(b) is exercised 
the transfer of the lot shall be in such form as the 
receivers require and the buyer shall accept such 
transfer without any requisition or objection thereto. 
If there are arrears of rent owed by any occupant or 
tenant of the lot then the arrears shall be added to 
the amount due on completion from the buyer to the 
seller.

17. Agreed completion date (see condition G6.1)

 Means the agreed completion date as defined in 
the Glossary.

18. Interest rate (see condition G10)

 4% over Barclays Bank plc base rate from time to 
time.

19. Arrears (see condition G11)

 Parts 1 and 2 of conditions G11 apply.

20. VAT (see conditions G14 and G15)

 Please refer to extra special condition 6.

21. Capital allowances (see condition G16)

 As far as the receivers are aware, no capital 
allowances are available.

22. Maintenance agreements (see condition G17)

 As far as the receivers are aware there are no 
maintenance agreements.

23. TUPE (see condition G20)

 As far as the receivers are aware there are no 
employees to which TUPE applies.

24. Environmental (see condition G21)

 Condition G21 does not apply.

25. Warranties (see condition G25)

 As far as the receivers are aware there are no 
available warranties.

26. Amendments to the general conditions

27. The words “1400 hours” are to be deleted from 
condition G6.5 and are to be replaced with the words 
“1300 hours”.

28. Condition G1.3 the words “but excluded any 
financial charges: these the seller must discharge 
on or before completion” are deleted.

29. Condition G4.1 the words “except in relation to any 
matter following the contract date” are deleted.

30. Condition G4.2 does not apply and the words “unless 
condition G4.2 applies are deemed to be deleted 
from condition G4.1.

31. Condition G4.9 is deleted.

32. In condition G14.1 the words “but only if given a 
valid VAT invoice” are deleted.

33. Condition G14.2 is deleted.

34. Extra special conditions

Definitions

 Excluded matters means all or any of the following 
facts or information relating directly or indirectly to 
the lot and whether or not within the knowledge or 
contemplation of the receivers:

 (a) the description or identity of the lot;

 (b) title to the lot;

 (c) the state and condition of the lot, including the 
presence or absence of deleterious materials or any 
defects in the structure of the lot, whether or not 
discoverable by inspection;

 (d) the fitness of the lot for its intended use or any 
other use;

 (e) the planning history of the lot;

 (f) the presence of absence of any hazardous 
materials in contamination in, on, under or over 
the lot and any other environmental information in 
respect of the lot;

 (g) the rights of any person in occupation of the lot; 
and

 (h) any other information or facts relating directly or 
indirectly to the lot whether or not contained in any 
public registers.

 Charge means the legal charge dated 15 May 2015 
made between (1) the seller and (2) the Lender.

 Existing matters means all or any of the matters set 
out in special condition 10.

 Lender means Saving Stream Security Holding 
Limited registered in England and Wales under 
company number 9736866 and whose registered 
office is at Brankesmere House, Queens Crescent, 
Southsea, Hants PO5 3HT.

 Receivers means Damian Webb and Phillip Rodney 
Sykes of RSM Restructuring Advisory Limited, 25 
Farringdon Street, London EC4A 4AB.

1. Agreement

 The seller, acting by the receivers, agrees to sell and 
the buyer agrees to buy the lot at the price.

2. Status of the seller

 The lender appointed the receivers of the lot on 18 
November 2016.

3. Role of the receivers

 The receivers:

 (a) act without any personal liability whatsoever;

 (b) enter into this agreement only for the purpose of 
obtaining the benefit of the terms of this agreement;

 (c) are not required to give and will not give the buyer 
any personal covenants or warranties of whatever 
nature; and

 (d) are to join in the transfer of the lot for the 
purposes only of obtaining the benefit of the 
indemnities from the buyer.

4. Exclusion of liability

 Neither the receivers nor their partners, employees, 
agents or successors are:

 (a) to incur any personal liability to the buyer 
whatsoever whether on their own part or in respect 
of any failure on the part of the seller to observe, 
perform or comply with any of its or their obligations 
under this agreement or under or in relation to any 
associated arrangements or negotiations whether 
such liability would arise under the Law of Property 
Act 1925. The Insolvency Act 1986 or otherwise 
howsoever; or

 (b) to be liable to the buyer for any actions, claims, 
demands, injury or proceedings or any costs, 
damages expenses, liability or losses, whether 
incurred directly or indirectly, in relation to the 
excluded matters or these conditions or the lot.

5. Appointment of the receivers

 The buyer has had the opportunity to inspect copies 
of the charge and the appointment of the receivers 
and:

 (a) neither the seller or the receivers will be obliged 
to produce any evidence that the lender was or is 
entitled to appoint receivers; and

 (b) the buyer is not to raise any enquiry or requisition 
or objection to the charge or the appointment of the 
receivers.

6. Value Added Tax

6.1. Sums payable under these conditions are exclusive 
of VAT which shall be payable on completion in 
addition to the sums due on completion.

6.2. If the seller or the receivers subsequently learn 
that the Property has been elected for VAT then the 
buyer shall on demand pay all VAT immediately to the 
receivers and upon cleared funds being received by 
the receivers in respect of the sums payable by the 
buyer under extra special condition 6.1 and 6.2, 
the buyer will be entitled to receive a VAT invoice in 
respect of that payment and the seller shall use its 
reasonable endeavours to provide a VAT invoice to the 
buyer.
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6.3. Obligations on the seller arising out of conditions 
G14 and G15 shall be performed by the receivers 
only to the extent that they are able and empowered 
to so and the receivers shall not incur any liability 
whatsoever in respect of any failure to perform or 
comply with conditions G14 and G15.

7. Execution of documents

 If the receivers so require, the buyer is to accept 
without objection or requisition a transfer of the lot 
duly executed by the lender in exercise of its power 
of sale as legal mortgagee pursuant to the charge. 
This transfer is to be in the Land Registry standard 
form TR2 with no title guarantee but including an 
indemnity from the buyer in favour of the seller, the 
receivers, and the lender in respect of any breach 
of the existing matters or other matters subject to 
which the lot is sold. The buyer acknowledges that 
the seller and the receivers will jointly satisfy their 
respective obligations under this agreement if the 
transfer of the lot is in this form.

8. Additional Provisions

8.1. The buyer acknowledges and warrants to the seller 
and the receivers that:

 (a) these conditions have not been entered into 
wholly or partly in reliance on any statement or 
representation made by or on behalf of the seller;

 (b) it has been invited to inspect the lot or cause the 
lot to be inspected on its behalf;

 (c) it is relying in all respects upon its own enquiries, 
inspections, searches and surveys of the lot;

 (d) it has available to it, either internally or externally, 
skilled professional advice concerning the lot and is 
relying in all respects on that professional advice.

8.2. Neither the seller nor the receivers:

 (a) will answer pre-contract enquiries or requisitions 
on title; or

 (b) give any warranties or representations whether 
oral or written, express or implied, about any of the 
excluded matters.

8.3. The price has been calculated and agreed on the 
acknowledged basis that:

 (a) the risk of good title to the lot not passing to the 
buyer is the  buyer’s alone and that the lot 
is transferred to the buyer subject to the limitations 
contained in these conditions; and

 (b) without the buyer assuming the risks under these 
conditions which it is assuming and agreeing to 
the limitations contained in these conditions, the 
receivers would not have been willing to sell the lot 
to the buyer except at a much higher price.

8.4. If the buyer does not receive good title or 
unencumbered title to the lot the buyer shall not 
be entitled to rescind or avoid these conditions nor 
receive any compensation or reduction in price in 
respect thereof.

8.5. The buyer does not have the right to rescind these 
conditions as a result of any defect, error or omission 
in respect of the excluded matters.

8.6. The buyer will not be entitled to exercise any legal 
or equitable lien or right of set-off or counterclaim in 
respect of any claims that it may have against the 
seller or the receivers.

8.7. The buyer is entering into these conditions with full 
knowledge of and on the basis of the agreements in 
extra special condition 8.1.

8.8. The terms and conditions of these conditions and 
the exclusions and limitations contained in these 
conditions are fair and reasonable having regard to 
the circumstances of the sale of the lot by a seller in 
receivership where it is usual that no representations, 
warranties or conditions, express or implied, statutory 
or otherwise are given by or on behalf of the seller or 
the receivers.

8.9. Any liability of the seller and any remedy of the buyer 
at law or in equity in respect of any statement or 
representation is excluded to the extent authorised 
by the Misrepresentation Act 1967 and the Unfair 
Contract Terms Act 1977.

8.10. The Seller and the receivers and each of them will 
not be liable for any loss, damage, expenses or injury 
of any kind whatsoever, consequential or otherwise, 
arising out of or due to or caused by any defect or 
deficiency of any sort in the lot.

8.11. These conditions constitute the entire contract 
between the parties and may be varied or modified 
only in writing by the parties or their authorised 
representatives specifically referring to this clause 
and stating that these conditions are varied in the 
manner specified.

8.12. As regards any date or dates or period or periods 
mentioned in these conditions time is of the 
essence.

8.13. Neither the seller nor the receivers are obliged to 
discharge any liability of the seller as at completion 
that is in the nature of an unsecured claim against the 
seller.

8.14. The buyer has no recourse against the seller or the 
receivers for liabilities or obligations that arise under 
or out of this sale or the effect of which are passed to 
the buyer by operation of the law.

8.15. If the buyer accesses the lot prior to completion 
of the sale without the receivers’ express written 
authority the seller acting by the receivers may 
rescind this contract by serving written notice on 
the buyer to that effect and this contract shall be 
treated as rescinded immediately on service of such 
notice and the seller shall retain the deposit and any 
interest accrued.

9. Environmental

9.1. The lot may have been used in the past for potentially 
contaminative uses and the buyer is buying the lot in 
its existing state and condition. The buyer has been 
given permission and adequate opportunity to carry 
out its own surveys, inspections and investigations of 
the lot.

9.2. The price reflects the fact that the lot is being 
sold in its existing state and condition and that any 
remediation costs will be the responsibility of the 
buyer and not of the seller.

9.3. The buyer will be exclusively responsible for 
complying with any notices served in connection with 
the state and condition of the lot and for the cost of 
any remediation action required at the lot.

9.4. The buyer will indemnify the seller and the 
receivers against all actions, claims, demands and 
proceedings taken or made against the seller and/
or the receivers and all costs, damages, expenses, 
liabilities and losses incurred by the seller and/or the 
receivers arising as a result of the receivers entering 
into these conditions or in connection with the lot.

10. Planning

 The buyer will be deemed to purchase the lot with 
knowledge in all respects of its authorised use for the 
purposes of town and country planning legislation 
from time to time in force and no warranty statement 
or representation has been made or given to the 
buyer that the lot can be used or developed in any 
particular way or for any particular purpose and the 
seller and the receivers shall not be liable to the 
buyer if the lot cannot for any reason whatsoever be 
so used or developed.

11. Searches

 In addition to those items noted in clause 14 above, 
on completion the buyer will reimburse the seller 
the cost of the local authority search and enquiries, 
copy planning permissions obtained, official copies 
and other searches that have been supplied to 
the buyer relating to the lot, details of which will 
be provided to the buyer prior to the agreed 
completion date.

12. Third Party Costs

 The buyer shall be responsible for the payment of 
all of the receivers costs of sale including any legal, 
auctioneer or landlords costs (if any) in connection 
with the lot and all other third party costs payable in 
connection with the transfer of the lot. †

13. Notice to complete

 If the buyer does not complete on the agreed 
completion date (and notice is due to the buyer due 
to the default of the buyer) the buyer will pay to the 
receiver’s conveyancer the sum of £300 + VAT to 
cover the cost of any such notice prepared or served 
by the seller’s conveyancers.

14. Completion

14.1. Completion will take place by post in accordance 
with the current edition of the Law Society Code for 
Completion by Post (1984 version, revised in 1998).

14.2. Prior to completion the Seller will provide the 
following information:

 (a) Completion statement; and

 (b) Details of the account to which the completion 
monies must be remitted.

14.3. All completion monies must be remitted by electronic 
funds transfer. Bankers drafts and other forms of 
payment will not be accepted.

14.4. If there are arrears of rent owed by any occupational 
tenant at the lot then the arrears shall be added to 
the amount due on completion from the buyer to the 
seller.

14.5. The Buyer shall be responsible for the seller and 
receiver’s costs of sale including (but not limited to) all 
auction, sale and legal fees disbursements and costs 
associated with the production of the seller’s legal 
pack, auctioneers fees costs and expenses. †

14.6. Neither the seller nor the receivers are obliged to 
hand over any keys for the lot on completion.

15. Energy Performance Certificate - Grade E

 The receivers have commissioned an Energy 
Performance Certificate but neither the seller nor 
the receivers will be under any obligation to provide 
this to the buyer on or before the actual completion 
date.

16. Rent deposits

16.1. The seller will not assign or transfer any rent deposit 
(which includes any deposit monies held in any 
Tenancy Deposit Scheme) (if any) on completion. If 
the receivers hold such rent deposits, in the absolute 
discretion of the receivers, the seller will make on 
the actual completion date an allowance from the 
price of an amount equal to such rent deposits.

16.2. The buyer warrants to the seller and the receivers 
that, where applicable:

 (a) it is a member of the relevant tenancy deposit 
scheme;

 (b) it will no later than 10 business days from the 
actual completion date notify the tenancy deposit 
scheme of the change in ownership of the lot;

 (c) it will no later than 10 business days from the 
actual completion date serve notice under the 
tenancies to confirm who will manage the lot, that 
the rules of the existing tenancy deposit scheme still 
apply or (where the existing tenancy deposit scheme 
will no longer apply) that notwithstanding no deposit 
monies may have been transferred or allowed to the 
buyer under extra special condition 16.1, the 
tenancy deposits will be protected by another scheme 
pursuant to the Housing (Tenancy Deposit Schemes) 
Order 2007; and

 (d) it will provide the tenants of the tenancies with 
all requisite information within the relevant time limits 
pursuant to the Housing (Tenancy Deposit Schemes) 
Order 2007 under any specific tenancy deposit 
scheme notified to the tenants as referred to above.

16.3. The buyer will indemnify the seller and the receivers 
in respect of any breach by the buyer of the 
warranties provide above in extra special condition 
16.

17. Notice to tenants – Landlord and Tenant Act 
1985 (if applicable)

17.1. The buyer shall serve notices on behalf of the seller 
and the receivers and/or the buyer (as appropriate) 
on each of the tenants under the tenancies at the 
lot (at the postal addresses of the apartments within 
the lot and at any secondary postal addresses of 
each of the tenants under the tenancies in each 
case) within 21 business days of the actual 
completion date giving notice to such tenants of 
the assignment from the seller to the buyer of the 
reversion to the tenancies pursuant to Section 3 of 
the Landlord and Tenant Act 1985 (“the 1985 Act”) 
together with any other information required in these 
notices pursuant to Section 3 of the 1985 Act (“the 
Section 3 Notice”).

17.2. The buyer covenants to serve the Section 3 Notices 
in accordance with extra special condition 17.1 
and the buyer shall fully and effectually indemnify 
the seller and the receivers against any costs, 
claims, expenses, charges, demands, fines and other 
liabilities arising under Section 3 or Section 3A of the 
1985 Act as a consequence of the buyer’s breach 
or non-observance of the provisions of extra special 
condition 17.1.

17.3. Upon the reasonable request of the sellers’ 
conveyancers the buyer’s conveyancers shall 
provide the sellers’ conveyancers with written 
evidence that all such Section 3 Notices in respect 
of the tenants have been served by the buyer in 
accordance with extra special condition 17.1.
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MEMORANDUM OF SALE

Property Address:

The Seller:

The Buyer:

It is agreed that the Seller sells and the Buyer buys the property described in the accompanying 

particulars and conditions of sale subject to their provisions and the terms and stipulations in them  

at the price above mentioned.

Purchase Price:

Less Deposit:

Balance:

Dated:

Completion Date:

Signed: 

As Agents for the Seller we acknowledge receipt of the deposit in the form of:

Dated:

Signed: The Buyer

Buyer’s Solicitor:

Seller’s Solicitor:

Post Code: Tel:

Authorised Agent for Seller

Post Code: Tel:

Post Code: Tel:


