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Conveyancing is the branch of law that is concerned with the preparation of documents for the transfer of property between parties. The entire process of conveyancing ensures that all the major procedures involved in the purchase and sale of property are facilitated in a legal and legitimate manner. Selling and buying of properties is a sensitive activity since huge amount of money is involved and chances of being conned are very high especially if the party purchasing the property ignores to follow the right conveyancing process (St. George and Sidoli, 2022). Conveyancing comes in handy in such situations and it allows the involved parties do their due diligence before transferring the property. Over the years, there are significant number of individuals who have been swindled their money owing to the lack of a transparent framework that details how the conveyancing process should be undertaken. In a bid to curb these incidences, the Law Society has progressively been making changes that relate to the conveyancing Protocol (England). The changes made by the Law Society in 2019 to the National Conveyancing Protocol exemplifies such instances where the concerned agencies have attempted to come up with such legislative measures that are geared towards streamlining the process of conveyancing in Wales and England jurisdiction (Magee and Fox, 2014). Notably, the changes made to the National Conveyancing Protocol in 2019 by the Law Society has both the advantages and disadvantages in the arena of conveyancing. 
The National Conveyancing Protocol 2019 version replaces the 2011 edition. The Protocol is tailored to provide steps that are to be followed when conducting the sale and the purchase of a home for an own-occupier. The Protocol can be used when the transaction involves the freehold or leasehold property for the residential property (Dombercer and Sherr, 2013). However, it is not designed to cater for the individuals who are engaged in designing or purchasing new build homes. Primarily, the Protocol plays three critical roles in the life of the conveyancers. First, it standardises the residential conveyancing process by elaboration on the steps that are to be taken at any time that a conveyancing process is being undertaken. Additionally, it streamlines the conveyancing process by making it more transparent and efficient hence enabling a single or series of transactions to be completed within a reasonable time (Hatfield, 2015). Thirdly, it serves to improve the experience that the solicitors, lenders and clients have in the course of conveyancing process. As such, it bolsters confidence amongst all the stakeholders that are involved in carrying out a conveyancing process (Immanuel et al, 2020). It is however, important to note that the Protocol does not provide a checklist of what should be done with exactness as it recognises that a conveyancing process can be completed either by different order on simultaneously. 
The changes made by the Law Society in 2019 aims at rejuvenating the entire system of property acquisition in England and Wales. It is fashioned in such a manner that it assumes that the buyer and seller both have mortgage lenders and as such they shall be operating in an equal platform. Additionally, it assumes that the person involved is acting for the lender and the client as well. Different individuals can resort to the usage of the protocol since it has diverse application (Antropova, 2019). The Protocol can be used by the solicitors who are representing different persons when they are conducting the conveyancing transactions. The second group of individuals who can use the Conveyancing Protocol are those who are licensed by an appropriate professional body to engage in transaction that touch on conveyancing. The Protocol is tailored in such a manner that it has professional obligations therefore making it discretional for senior conveyancing practitioners to decide as to whether to use the Protocol or not. The guiding principle is however that when deciding on whether to use it or not one should be guided by the need to advance the best interests of the client. The Conveyancing Quality Scheme (CQS) are now obligated to follow this Protocol when they are engaging in a conveyancing transaction (Kuijpers et al., 2017). On the other hand, the non-CQS practitioners are not obligated to follow the Protocol even though it is in the best interest if they can follow the stipulations that are provided for in the said protocol. 
The revisions done to the National Conveyancing Protocol in 2019 are geared towards sealing the imminent gaps in the 2011 series that has been faulted over its failure to address challenges that are witnessed in the transactions that touch on conveyancing transactions (Dombercer and Sherr, 2013). Some of the gaps that were revised include eviction ban, stamp duty land tax, and the SRA standards and regulations. The 2019 revised National Conveyancing Protocol is fashioned in such a manner that it will harmonise the exigencies that are witnessed in the field of conveyancing (Johnson, 2017). This will be possible since the 2019 National Conveyancing Protocol aims at achieving the objective of a smooth sale and purchase transaction between the respective parties which would also involve lenders and agents. It endeavors to facilitate effective practice, transparency and openness for all the parties that are involved in the transaction of conveyancing (Harvey and McMilan, 2020). The protocol details the steps that are to be followed by the respective parties from the point of receiving conveyancing transaction up the point when the conveyancing process shall be completed. It is important to note that the National Conveyancing Protocol revised by the Law Society in 2019 takes considerations of all the requisite that are to be factored during the time that the conveyancer is investigating the title, at the time of exchanging the contract for facilitating the conveyancing process, during completion stage and when the registration process of the title will be taking place (Abbey and Richards, 2020). It is the intention of the 2019 Protocol that all parties are informed of their roles and the process of conveyancing comes to completion without any unreasonable delays. 
The Law Society Conveyancing Protocol of 2019 bear the roles that the general solicitor is expected to carry out in the course of Conveyancing Protocol unlike the 2011 edition where the obligations of the general solicitor were not laid out expressly (ARE, 2017). By expressly indicating the roles of the general solicitor, it is expected that the solicitors when acting on behalf of their clients shall discharge their mandate in such a manner that creates harmony between their client and other parties that are involved in the conveyancing transaction (Hopkins, 2020). As a matter of course, the Law Society Conveyancing Protocol indicates that the conveyancing solicitors have various roles. 
The first role of the solicitors is to ensure that the transaction can proceed smoothly, they ought to ensure that all information is shared, subject to any confidentiality obligations that have not been waived. The second role of the conveyancing solicitors is to ensure that they have managed and covered timing and other expectations and linked transactions such as chains appropriately. In addition, the solicitor should consider any potential conflicts of interest during the whole transaction. These can arise when the solicitor is acting for more than one party, for example, sellers, buyers and lenders. The solicitors are also bestowed with the role of ensuring that there is strict compliance with the duties that have been set for the lenders.  
The other additional role includes acting with courtesy and co-operate with third parties. They also have the duty of responding promptly particularly in relation to dispatch and receipt of money, exchange of contracts and completion. Solicitors should agree at an early stage on how they will communicate with all others involved and respond promptly to communications. Besides, the solicitors should ensure you always comply with regulatory and statutory requirements and SRA warnings. They are also obligated to ensure proper internal and external arrangements for file management have been communicated to their client(s) in relation to holiday and sickness absence. 
In the instances where the solicitor is acting for a lender as well as for either the buyer or the seller, the duties owed to the lender client are professional obligations and are subject to the lender client’s specific instructions (Doversberger, 2010). In doing so, it is expected that the solicitors shall maintain high standards of courtesy and deal with others in a fair and honest manner. There is general expectation that in all their undertakings and performance of their duties, the solicitor shall endeavor to use the most up-to-date version of the Code for Completion by post, contract, forms and formulae and accompanying guidance published by the Law Society or such approved equivalent publications as may be notified by the Law Society through periodic updates made on its website at www.lawsociety.org.uk. (Stephen, 2018). 
The solicitors, in the 2019 National Conveyancing Protocol are expected to act in such manner that shows that they are upholding virtues and act in a manner that ensures integrity is upheld. As such, they should ensure that they comply with the money laundering, terrorist financing and transfer of funds (information on the payer) regulations 2017 and client identification requirements. In additional, solicitors should ensure that their publicity and costs information (including any website) meets the requirements of the SRA rules and codes of conduct and, to ensure transparency of costs and expenses, ensure they give an accurate estimate to their clients at the time of engagement and adjustments thereafter if relevant. 
Outlining the roles expected of the conveyancing solicitors is an indication of the embodiment of the central role that solicitors play in the conveyancing process. The 2019 Protocol recognises the importance of displaying courtesy as a solicitor who is handling a conveyancing brief on behalf of the client. As such, a solicitor is able to communicate with the parties involved in a manner that is respectful and free from any form of arrogance. Prior to the changes induced in 2019 Conveyancing Protocol such obligation was not expected of the conveyancing solicitors. As such, there arose several disputes between the solicitors and the parties involved in conveyancing since in most cases, the solicitors felt pressured whenever their client sought to know the far they have gone with their conveyancing brief (Murphy, 2020). Additionally, it puts obligation on the solicitors to outline the channels of communication they shall use whenever they are communicating with the parties involved in the conveyancing transaction. As such, it becomes easy to handle any issues that may arise from the communication relied especially when the channel used is the one that has not been agreed upon by the parties at the time, they are commencing the transaction process (Abbey and Richards, 2017). Furthermore, it is now a mandatory obligation that the solicitor records the instructions that they receive from the party they are acting for in the conveyancing brief (Vozarikova, 2010). This makes it possible to decipher any instances that may occasion dispute in the event that the instructing client feels that the solicitor goes contrary to the instructions given. The only shortcoming that borders this obligation is that the Protocol does not spell the manner in which these instructions are to be recorded by the general solicitor involved in the conveyancing transaction. 
The Law Society Conveyancing Protocol is perhaps one of the best Protocol to be ever devised in England and Wales (Knowles et al., 2020). This is based on the fact the protocol was developed following extensive deliberation from all stakeholders involved in the process of conveyancing as well as the respective government agencies that are central to the conveyancing process. It derives its provisions from the best practice and guidance from the Law Society. Furthermore, it takes into account the various considerations that include but not limited to transparency, accountability, openness and inclusion. It is also expected that when dealing with third parties the general solicitor shall display courtesy of the optimal levels (Klempa and Penny, 2018). It also reflects the enhanced role of public participation since it borrows heavily from the recommendations that are given by the members of the public on what should be done towards improving the conveyancing practices in England and Wales (Dunne, 2021). It is for this reason, the Protocol includes the insights that are borrowed from the Money Laundering, Terrorist Financing and Transfer of Funds Regulations 2017. In addition, it is a reflection of the judicial pronouncement relating how conveyancing process should be conducted. For example, the case of Dreamvar (UK) Limited v Mishcon De Reya (a Firm) [2018] EWCA Civ 1082 brought into sharp focus the need to establish the identity of a seller of a property (Richards, 2021). This saw the need to have the Protocol making it clear that it is important that the seller do receive their money from the buyer’s solicitors immediately the transaction is completed. 
Moreover, the 2019 Conveyancing Protocol can be hailed for the manner in which it has standardised the conditions of sale, streamlined the code for completion by post, included the standard property forms and shed light on the formulae to be used in exchanging contracts during the conveyancing process. In deciding the conditions of sale to be applied in the course of a conveyancing transaction, the conveyancer is required to use their knowledge and professional judgement that will enable them to cat in the best interests of their client (Silverman, 2020). Additionally, they are expected to only make such amendments that are essential and fit in the given circumstances. It is for this reason; the practitioners of conveyancing brief are barred from making amendments from time to time. Amendments should happen when it is the only available recourse (Vozarikova, 2010). It is a requirement that any completion done during the conveyancing process should be completed by way of post unlike the various instance where the parties could complete the transaction using whichever manner deemed appealing for them. In the instance where there is variation to the code, it should be in writing and in line with the instructions that are issued by the instructing client. As regard the forms, the Protocol has devised standard forms that are to be filled in the course of conveyancing transaction. As such, there are standardised details that must be captured in the property forms that are to be used during the Conveyancing process. 
Despite the good things that are associated with the Conveyancing Protocol of 2019, there are some shortcomings that may hamper the realisation of the objectives intended in the document. Firstly, the protocol has been coined in such legalese that are not likely to be understood by the lay person. This flows from the fact that the language used is not easy for the lay people to understand. It therefore presumes that all people seeking conveyancing services must seek the services of a solicitor which are a bit expensive to get. In addition, the Protocol paves room for conveyancing transaction to take place digitally (Coates and Attwell, 2013). The Protocol has made it compulsory to have documents sent by email clearly identifiable and sent separately. However online transactions are prone to many fraudulent practices including but not limited to hacking, phishing, alteration and so on (Cooke, 2003). This may impugn the integrity of the online conveyancing process in the event that this were to happen. For that reason, it is imperative that conveyancers must be aware of the risk of transaction fraud, phishing and email scams (Hamburger, 2013). Whereas it is a good practice to have bank details shared with the buyer, the parties involved should very careful not to have these details leaked to third parties who are likely to interfere with the untended transaction. 
Essentially, the 2019 Law Society Conveyancing Protocol can be lauded for the immense changes it has brought in the field of property transaction. It has gone a long way in revamping the provisions that were in the 2011 Protocol. Prior to 2019, the 2011 version of the Conveyancing Protocol had numerous gaps that begged for amendments. The new Protocol was formulated to fill the gaps that were created by the new Conveyancing Quality Scheme (CQS) Core Practice Management Standards, the SRA Transparency Rules, and the revised Code for Completion by Post. If fully adhered to, the 2019 version is likely to bring the long-desired efficiency in the conveyancing transactions that happen on daily basis in England and Wales. The Law Society should explore effective strategies on how they can address the shortcomings that have been pointed in the 2019 National Conveyancing Protocol to make it full operational as intended from the way it has been drafted. 
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