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TOPIC 2: TORRENS TITLE 

1. INDEFEASIBILITY  

(a) Real Property Act, Section 41 

41 Dealings not effectual until recorded in Register 

(1) No dealing, until registered in the manner provided by this Act, shall be effectual to pass 
any estate or interest in any land under the provisions of this Act, or to render such land 
liable as security for the payment of money, but upon the registration of any dealing in the 
manner provided by this Act, the estate or interest specified in such dealing shall pass, or as 
the case may be the land shall become liable as security in manner and subject to the 
covenants, conditions, and contingencies set forth and specified in such dealing, or by this 
Act declared to be implied in instruments of a like nature. 

(b) Real Property Act, Section 42 

42 Estate of registered proprietor paramount 

(1) Notwithstanding the existence in any other person of any estate or interest which but for 
this Act might be held to be paramount or to have priority, the registered proprietor for the 
time being of any estate or interest in land recorded in a folio of the Register shall, except in 
case of fraud, hold the same, subject to such other estates and interests and such entries, if 
any, as are recorded in that folio, but absolutely free from all other estates and interests that 
are not so recorded except-- 

(a) the estate or interest recorded in a prior folio of the Register by reason of which another 
proprietor claims the same land, 

(a1) in the case of the omission or misdescription of an easement subsisting immediately 
before the land was brought under the provisions of this Act or validly created at or after 
that time under this or any other Act or a Commonwealth Act, 

(b) in the case of the omission or misdescription of any profit à prendre created in or existing 
upon any land, 

(c) as to any portion of land that may by wrong description of parcels or of boundaries be 
included in the folio of the Register or registered dealing evidencing the title of such 
registered proprietor, not being a purchaser or mortgagee thereof for value, or deriving from 
or through a purchaser or mortgagee thereof for value, and 

(d) a tenancy whereunder the tenant is in possession or entitled to immediate possession, and 
an agreement or option for the acquisition by such a tenant of a further term to commence 
at the expiration of such a tenancy, of which in either case the registered proprietor before 
he or she became registered as proprietor had notice against which he or she was not 
protected-- 

Provided that-- 

(i) The term for which the tenancy was created does not exceed three years, and 

(ii) in the case of such an agreement or option, the additional term for which it provides 
would not, when added to the original term, exceed three years. 

(2) In subsection (1), a reference to an estate or interest in land recorded in a folio of the 
Register includes a reference to an estate or interest recorded in a registered mortgage, 
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• Mrs Frazer borrowed money from the bank and as security for the loan provided them a 
mortgage over the land.  

• Mrs Frazer, forged her husbands signature and the bank did not know.  
• Mrs Frazer failed to make payments, the bank exercised their power to sell the land.  
• Walker bought the property from X and tried to take possession. 

Issue 
• Did Walker obtain title that was indefeasible? 

Held 
• The court held that Walkers title was indefeasible 

o The Torrens system is a system of immediate indefeasibility, therefore 
registration cure’s defects of title, except in cases of fraud (see below) 

o Title by registration.  
o The court did note that this would not prevent a person from brining a in personam 

claim 
Principle 

• Even if the instrument by which you get title is forged, registration cures the defect making 
it indefeasible unless there is actual fraud.  

(h) Breskvar v Wall | Immediate Indefeasibility, Title by Registration, Overcoming Indefeasibility 

Facts 
• Breskvar is the registered proprietor of land.  
• Breskvar wanted a loan and executed a transfer of property for security purposes to Petrie.  
• In the transfer documents, the name of the transferee was left blank at the time it was signed.  
• Breskvar then inserts his grandson Wall in the transfer.  
• Wall then uses the transfer from to register himself as the registered proprietor.  
• Wall then tries to sell the land to Alban who is an innocent bona fide purchaser for value.  
• Breskvar then lodges caveat.  
• [NB: This is different because Alban is not yet RP] 

Issue 
• Who has priority? Does the postponing conduct of Breskvar mean that Wall’s equitible 

claim is better? 
Held 

• The court held that the Torrens system is one of immediate indefeasibility, and that Alban 
had better title as Breskvar had engaged in postponing conduct.  

• Torrens system is a system of registration by title 
• Postponing Conduct 

o Breskvar by arming Wall with the blank transfer documents allowed Alban to be 
misled and therefore his conduct postpones his interest.  

[NB: Walls title was defeasible, as he had acted fraudulently] 

(i) Cassegrain v Gerard Cassegrain & Co Pty Ltd | Section 118 not for valuable consideration fraud 

Facts 
• A company was the registered proprietor of land.  
• Husband was one of the directors, he fraudulently procured a transfer of the land from the 

company to himself and his wife as ‘joint tenants’. 
• His wife was not complicit in the fraud. The husband then transferred his half interest to his 

wife for $1. 
Issue 

• Was the wife’s title defeasible under s118?  
Held 

• The court held that the wife’s title was defeasible pursuant to s118 
o This is because, she obtained her title from a person registered as proprietor of the 

land through fraud (without valuable consideration). 
o $1 was not sufficient to be valuable consideration.  
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(a) may pay such amount (which may include amounts by way of costs and interest) 
as the Registrar-General thinks reasonable, and 

(b) may, instead of or in addition to payment of a settlement amount, take other 
action. 

(5) A settlement amount may include any costs incurred by the claimant before the 
settlement. 

(6) The Registrar-General may delegate to a member of staff of the Department the power 
of the Registrar-General to settle claims under this section. 

(k) Diemasters v Meadowcorp | Assurance Fund for Bona fide, purchaser for value without notice 

Facts 
• Mortgagor attempted to discharge a mortgage by paying mortgagee in stolen and forged 

bank cheques.  
• Mortgagor then executed a contract of sale with a Jane.  
• On discovering the fraud, the mortgagee lodged a caveat preventing registration of the 

discharge of mortgage and registration of the transfer to the purchasers.  
Issue 

• Could the innocent purchaser receive compensation from the Fund? 
Held 

• The court held that the innocent party could receive compensation. 
o ‘It follows that in the ordinary case deprivation is the result of some interest lost as a 

result of the doctrine of indefeasibility…’. – Windeyer J. 
o ‘Had the land been under Old System title Jain, as bona fide purchaser for 

value without notice, would have taken a clear title ... It follows from this that it 
is because the land is under the Act that the mortgagees have maintained their 
priority.  

o Thus the fact that Jain has not obtained unencumbered title is because the land 
is under the Act. The question is whether this failure, which has almost certainly 
caused damage to Jain, arises as a result of the operation of the Act through Jain 
having been deprived of an unencumbered title as a consequence of fraud.’ – 
Windeyer J  

• ‘…the purpose of compensation by access to the Fund is to balance disadvantage which 
can otherwise be brought about by indefeasibility of title.  
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4. PRIORITIES 

(a) Barry v Heider | Legal v Equitable, Postponing Conduct 

Facts 
• Barry was the registered proprietor. He executed a transfer to Schmidt (which was not 

registered).  
• This included a document which acknowledged that consideration of $1,200 had been paid, 

although it was yet to be paid.  
• The transfer was voidable due to fraud on Schmidt’s behalf.  
• Schmidt then obtained an unregistered mortgage from Mrs Heider.  

Issue 
• Who was to gain priority, Barry (registered legal) or Heider (unregistered equitible) 

Held 
• The court held that Heider’s mortgage was to gain priority over Barry’s interest in the land, 

as there was postponing conduct on Barry’s behalf.  
• In other words ‘Barry enabled Schultz to commit the fraud’ by stating the whole of the 

consideration had been paid, Mrs Heider then lent the money on the belief of Barry’s own 
statement that the monies had been paid’ 

(b) Chan v Cresdon Pty Ltd | Unregistered Third-Party Guarantee 

Facts 
• A lease included a term according to which a guarantor would guarantee the lessee’s 

obligations “under this lease”.  
• The lease was never registered, but the lessee took possession and began paying rent.  
• The lessee then failed to pay rent and the lessor, sought to enforce it against the guarantor 

Issue 
• Was the guarantor clause enforceable? 
• Whether guarantee clause ‘under this lease’ was intended to include obligations under 

equitable lease? 
Held 

• Was the guarantee enforceable?  
o The high court held that there was no registered lease, and therefore no 

enforceable guarantee.  
• Does ‘under this lease’ include obligations under an equitible lease? 

o The high court held that the obligations ‘under this lease’ referred to obligations 
under a legal lease, and therefore as the current situation was a “common law 
tenancy at will terminable on one month's notice came into existence” as there was 
no legal lease only a equitible lease they could not be enforced.  

• Was there a equitible lease? 
o The court will treat the agreement as a lease in equity, on the footing that equity 

regards as done what ought to be done and equity looks to the intent rather than the 
form, rests upon the specific enforceability of the agreement 

• Only a lease at law would satisfy the wording ‘under this lease’ 
 
• It also held that, although the rule in Walsh v Lonsdale meant that an agreement to lease 

gave rise to an equitable lease, it did not create a legal interest. Further, the operation of the 
rule depended upon the availability of specific performance of the agreement to lease. 
The facts in this case did not support such a finding. The guarantee of obligations 'under 
his lease' referred to obligations in a legal lease. Because no legal lease existed there was 
no enforceable guarantee. 

(c) Heid v Reliance Finance Corporation Pty Ltd 

Facts 
• H remained on the title but handed over certificate of title to the purchaser.  


	Topic 2: Torrens Title
	1. Indefeasibility
	(a) Real Property Act, Section 41
	(b) Real Property Act, Section 42
	(c) Real Property Act, Section 43
	(d) Real Property Act, Section 45
	(e) Real Property Act, Section 56C
	(f) Real Property Act, Section 118 | Where you are RP through fraud and gift
	(g) Frazer v Walker | Immediate Indefeasibility, Title by Registration
	(h) Breskvar v Wall | Immediate Indefeasibility, Title by Registration, Overcoming Indefeasibility
	(i) Cassegrain v Gerard Cassegrain & Co Pty Ltd | Section 118 not for valuable consideration fraud

	2. The register
	(a) Real Property Act, Section 3A
	(b) Real Property Act, Section 31B
	(c) Real Property Act, Section 32
	(d) Real Property Act, Section 33
	(e) Real Property Act, Section 36
	(f) Real Property Act, Section 117
	(g) Bursill Enterprises v Berger Bros | Misdescribed Folio’s and going Behind the Register
	(h) Deguisa v Lynn (2020) | Notes on Back of Document or Behind Register
	(i) Mercantile Credits v Shell Co | Does a right to renew under a contract attract indefeasibility
	(j) Provident Capital Ltd v Printy | All monies vs traditional mortgage
	(k) Ippin Textiles Pty Ltd v Winau Aust Pty Ltd | Forged Mortgage and RP receives nothing

	3. Assurance fund
	(a) Real Property Act, Section 120
	(b) Real Property Act, Section 129
	(c) Real Property Act, Section 129A
	(d) Real Property Act, Section 129B
	(e) Real Property Act, Section 130
	(f) Real Property Act, Section 131
	(g) Real Property Act, Section 132
	(h) Real Property Act, Section 133
	(i) Real Property Act, Section 134
	(j) Real Property Act, Section 135
	(k) Diemasters v Meadowcorp | Assurance Fund for Bona fide, purchaser for value without notice

	4. priorities
	(a) Barry v Heider | Legal v Equitable, Postponing Conduct
	(b) Chan v Cresdon Pty Ltd | Unregistered Third-Party Guarantee
	(c) Heid v Reliance Finance Corporation Pty Ltd

	5. Volunteers
	(a) Bogdanovic v Koteff | Volunteers and Indefeasibility in NSW
	(b) Rasmussen v Rasmussen | Volunteers and Indefeasibility in VIC

	6. fraud and agency
	(a) Assets Company Ltd v Mere Roihi | Actual Fraud and Wilful Blindness
	(b) Loke Yew v Port Swettenham Rubber | Actual Fraud with Occupier
	(c) Schultz v Corwill Properties Pty Ltd | Solicitor Agent
	(d) Dollars & Sense Finance Ltd v Nathan
	(e) Davis v Williams | Was the fraud bought home?
	(f) Australian Guarantee Corporation Ltd v De Jager | Wilful blindness, Witnessing

	7. Rights in personam or personal equities
	(a) Frazer v Walker | RP may have done something making them personally liable
	(b) Barry v Heider | Equitible interests can exist in Torrens Land | Purchase Title
	(c) Bahr v Nicolay | Rights in Personam, Trying to Remove the title of RP from register | Displace Title

	8. inconsistent statutes
	(a) Southeastern Drainage Board v Savings Bank of SA | Inconsistent Statute
	(b) City of Canada Bay v Bonaccorso | Inconsistent Statute
	(c) Hill Palm v Heavens Door | Inconsistent Statute
	(d) Real Property Act s42(3)
	(e) Conveyancing Act s88K
	(f) Constitution Act s109
	(g) Bankruptcy Act


