Task 1
Follow-up Email to Ms. Thropp
Subject: Breakdown of Costs for Your Property Purchase
Dear Ms. Thropp,
Thank you for your call regarding your interest to purchase  Kiamo Ko Castle, Swansea West. As discussed in my voicemail, please find below a breakdown of the estimated legal costs associated with your purchase.
Legal Fees & Disbursements
Legal Fee (Property Price: £739,000) – £1,800
Mortgage Handling Fee – £200
Land Registry Fee – £295
Property Search Fees (Estimate) – £300
Bank Transfer Fee – £20 + VAT=24
ID verification fees-£20 + VAT=24
VAT on Legal Fees and Mortgage Handling Fee (20%)(1,800 + 200) = £400
Total Estimated Legal Costs – £3,043 (excluding LTT)
Additional Considerations-Potential Additional Costs – If indemnity insurance is required or additional legal work is needed, this could incur extra fees.
Other Important Information
Timeline: The purchase process typically takes 8-12 weeks, depending on mortgage approval, property searches, and any legal enquiries.
Commitment to Purchase: Since contracts have not yet been exchanged, you are not legally bound to proceed at this stage. However, some costs (such as searches) may be non-refundable if you decide to withdraw.
Please let me know if you have any further questions. I am happy to assist you throughout this process.
Best regards,
Mihaela Gavrila
Trainee Solicitor
Blue Light Law LLP



Task 2

MEMORANDUM
To: Vanessa T. Heart, Senior Associate, Blue Light Law LLP
From: Mihaela Gavrila
Date: 28 February 2025
Subject: Case Ref: VTH-10485/01 – Title Due Diligence for Kiamo Ko

The title register and deeds for Kiamo Ko (Appendix B) were reviewed to identify encumbrances or rights affecting the property. 
Easements
Easements are rights over land benefiting or burdening a property (Michelmores, 2023). Two key easements were identified:
1. Right of Way Over Neighboring Driveway (Benefit)
Kiamo Ko enjoys a right of way over the neighboring driveway, ensuring Ms. Thropp’s access. Under Section 2 of the Land Registration Act 2002, legal easements are registrable interests that benefit the dominant tenement and pass to successors in title (Land Registry, 2019). This right will transfer to Ms. Thropp, enhancing her property’s utility.
2. Right of Way Over Garden Path (Burden)
The neighboring property has a right of way over Kiamo Ko’s garden path, requiring Ms. Thropp to permit access. This burden runs with the servient tenement under the same Act, binding her as the new owner (Land Registry, 2019). It may impact her privacy or garden use.
Covenants
Covenants are obligations affecting land use, categorized as restrictive or positive (Wild, 2022; Land Registry Documents, 2023). Two were noted:
1. Restrictive Covenant: No Trade or Business Use
A covenant prohibits using Kiamo Ko for trade or business, restricting it to residential use. The burden of restrictive covenants runs with the land if registered, as per Section 79 of the Law of Property Act 1925 and the precedent in Tulk v Moxhay [1848] 41 ER 1143 (Land Registry Documents, 2023). This will bind Ms. Thropp, limiting commercial activities.
2. Positive Covenant: Maintain Shared Boundary Fence
An obligation exists to maintain the shared boundary fence. Positive covenants typically do not bind successors in title, as established in Haywood v Brunswick Permanent Benefit Building Society [1881] 8 QBD 403 (Paris Smith, 2022). However, exceptions like indemnity chains or the benefit and burden principle (Halsall v Brizell [1957] Ch 169) could apply if Ms. Thropp adopts associated benefits (Paris Smith, 2022). Without such mechanisms, this is unlikely to transfer.
Transfer Analysis
· Easements: The benefit (driveway access) and burden (garden path use) will transfer to Ms. Thropp, as they are inherent to the land’s legal title (Land Registry, 2019).
· Restrictive Covenant: The no-trade-or-business restriction will bind Ms. Thropp, enforceable by benefited parties (Dixon, 2021; Land Registry Documents, 2023).
· Positive Covenant: The fence maintenance obligation is unlikely to bind her absent specific arrangements, though further investigation is advised (Paris Smith, 2022).
Recommendations
Ms. Thropp will acquire the driveway access right and must respect the garden path easement. The restrictive covenant limits her to residential use, while the positive covenant’s enforceability is doubtful but requires checking for indemnity or benefit links in the deeds (ASB, 2023). I recommend verifying the title’s exact wording and any ancillary agreements to confirm these conclusions.
Conclusion
The easements and restrictive covenant will transfer, shaping Ms. Thropp’s rights and obligations. The positive covenant’s burden seems unlikely to apply, offering her potential relief from maintenance costs, subject to further review.

Best regards,
Mihaela Gavrila
Trainee Solicitor
Blue Light Law LLP


Task 3

Investigation of Title Report
Property: Kiamo Ko Castle, Beach Road, Swansea, SA51 9FT
Client: Ms. Elisa Thropp
Solicitor: Blue Light Law LLP
Date: 10 February 2025
File Reference: VTH-10485/01
1. Introduction
This report provides an in-depth investigation of the Kiamo Ko Castle, Swansea, identifying key legal rights and obligations that will transfer to yourself upon completing your purchase. The objective is to ensure you fully understand any burdens or benefits of the property and can make an informed decision before proceeding with the purchase.
As a freehold property, you will obtain absolute ownership, meaning you will not have to pay ground rent or adhere to leaseholder restrictions. However, some significant restrictive covenants and easements will bind you as the new owner by s.79 of the Law of Property Act 1925. These include obligations to maintain a roadway, prohibitions on certain land uses, and restrictions related to mineral rights (Law of Property Act 1925). This report outlines these key issues, to determine their impact on your ownership of the property.
2. Ownership and Title Details
Kiamo Ko Castle is registered under Title Number WA1234 at the HM Land Registry. The property is owned by Mrs. Samantha Tigelaar, who purchased it on 4 February 2004 for £312,900. You will acquire the title as absolute freehold, meaning there are no competing ownership claims, and you will hold full rights over the land, subject to any legal restrictions that apply (HM Land Registry, 2025).
However, the Charges Register reveals an existing mortgage charge held by the Emerald Building Society (2009). The seller must discharge this mortgage before completion to ensure you receive the property with a clear and marketable title. A priority search should be conducted before the exchange of contracts to confirm that no further charges have been registered.
3. Easements (Rights Over Land)
3.1 Right of Way – "Yellow Brick Road"
The property is subject to a legal easement granting the trustees and occupiers of Poppy Field Park an established right of way over the Yellow Brick Road, which runs through the estate. This easement is permanent and cannot be unilaterally removed by you, as easements generally run with the land under s.62 of the Law of Property Act 1925.
 An easement benefiting another property automatically transfers unless expressly excluded in the conveyance (Wheeldon v Burrows [1879]). If you were to block or interfere with access, affected parties could seek an injunction or damages.
3.2 Crown Ownership of Mineral Rights
The Crown retains ownership of emerald mines and minerals beneath Kiamo Ko Castle. This means you will not have rights over any underground mineral resources.
Under the Mines and Minerals Act 1923, the Crown retains the ability to extract minerals, which may lead to potential access or excavation on the property (Mines and Minerals Act 1923). Although this is unlikely, it remains a theoretical risk that should be disclosed before purchase. You may wish to investigate indemnity insurance to protect against any future claims by the Crown.
3.3 Transfer of Burdens of Easements
Under Section 62 of the Law of Property Act 1925, easements automatically pass with the land upon transfer unless expressly excluded. This means that any existing rights granted to third parties, such as the right of way over the Yellow Brick Road, will continue to bind you as the new owner.
Legal Implications for you:
You cannot unilaterally remove, alter, or obstruct the Yellow Brick Road without the consent of the beneficiaries (trustees and occupiers of Poppy Field Park).
Should you attempt to block or restrict access, the beneficiaries could take legal action, including an injunction to prevent interference or damages for loss of access.
The continued maintenance obligation of the Yellow Brick Road remains enforceable, potentially requiring you to bear the cost of upkeep.
Potential Options:
If you wish to modify or limit the right of way, you may negotiate a deed of variation with the beneficiaries, though this is unlikely unless an alternative route is provided.
Indemnity insurance could be considered if  you are concerned about potential legal disputes arising from the easement. Thus, the right of way is a legally binding burden that you will inherit, and any interference with it could result in legal action against yourself.
4. Restrictive Covenants (Obligations & Restrictions on Use)
4.1 Prohibited Uses
The title includes restrictive covenants prohibiting certain activities, which are legally binding and will transfer to you. These restrictions prevent the property from being used for noisy, offensive, or noxious activities (e.g., industrial use, manufacturing), Keeping livestock on the premises, operating a place of worship and Selling or producing alcohol.
4.2 Obligation to Maintain the "Yellow Brick Road"
A positive covenant requires you as the owner of Kiamo Ko Castle to maintain the Yellow Brick Road in its golden-yellow colour and ensure it remains accessible to Poppy Field Park.
Unlike restrictive covenants, positive covenants do not automatically run with the land. However, this covenant is contractually binding under the original title transfer agreement and can be enforced by beneficiaries who rely on the road for access. If you fail to comply, affected parties could apply for an injunction or damages, as seen in Federated Homes Ltd v Mill Lodge Properties Ltd [1980]
4.3 Transfer of Burdens of Restrictive Covenants
Under Section 79 of the Law of Property Act 1925, restrictive covenants run with the land and remain enforceable against subsequent owners. This means that you must adhere to existing land use restrictions even though you did not personally agree to them.
Key Restrictions on Property Use
Prohibition on Industrial or Commercial Activity – The covenant prevents Kiamo Ko Castle from being used for manufacturing, trade, or other commercial enterprises. If you intended to convert any part of the property into a business, this covenant would restrict you from doing so.
Ban on Livestock – Keeping farm animals on the property is expressly forbidden under the title covenants.
Prohibition on Alcohol Sales or a Place of Worship – The land cannot be used for selling alcohol or religious purposes, which may affect any plans to operate an event venue or community space.
Enforcement & Legal Risks
Restrictive covenants are enforceable by any successors in title to the original covenantor, meaning neighbors or local landowners may take action if you breach these restrictions.
If breached, affected parties may apply for an injunction or seek damages, as confirmed in Tulk v Moxhay [1848], which established that restrictive covenants must be observed by future landowners.
Options for Modification or Removal
Apply to the Upper Tribunal (Lands Chamber): you may attempt to have covenants modified or discharged under Section 84 of the Law of Property Act 1925, but this requires demonstrating that the restriction is obsolete or impedes reasonable use of the land.
Negotiate a Deed of Release: If those with enforcement rights agree, you could negotiate a release or amendment of the covenants, but this is often challenging.
Indemnity Insurance: If the restriction is minor but enforcement is uncertain, an insurance policy could mitigate financial risk. Thus, you must carefully consider these legal restrictions before proceeding with the purchase. If any of these restrictions conflict with your intended use of the property, you may wish to explore modification options or insurance protection to mitigate risks.
5. Additional Considerations
5.1 Radon Risk
The property is located in a Radon Affected Area, meaning there is a potential health risk from radon gas exposure. Public Health England advises that properties in radon-affected areas should undergo testing and, if necessary, mitigation measures.
5.2 Right to Withdraw from Purchase
Since contracts have not yet been exchanged, you are not legally bound to proceed. You may withdraw without penalty, though some costs, such as search fees, may not be refundable 
5.3 Potential Additional Costs
Indemnity insurance may be required if you are concerned about restrictive covenants or access disputes.
The ongoing cost of maintaining the Yellow Brick Road should be factored into ownership responsibilities.
Land Transaction Tax (LTT)
5.4 Land Transaction Tax (LTT) 
As the property is based in Wales, you will be liable to pay Land Transaction Tax (LTT) upon completion of the purchase. Based on the purchase price of £739,000 the total LTT due is £35,925, as calculated using the Welsh Revenue Authority’s tax calculator. See the attached screenshot. The tax breakdown is as follows:
0% on the first £225,000 = £0
6% on the next 175,000 (225,000-400,000) = £10,500
The remaining 339,000 (400,001-739,000) is taxed at 7.5 % =25,425
Total LTT-10,500+25,425=35,925
You must ensure this amount is accounted for in your budget, as failure to pay could result in penalties from the Welsh Revenue Authority.
5.5 Capital Gains Tax Considerations
Capital Gains Tax, or CGT, is a tax practice that charges tax on the increase in the value of a property as opposed to the amount paid for it. However, CGT only applies where the property is not the seller’s own home. In your case, it will be a freehold property; CGT will only apply if you choose to sell the property in future. 
6. Conclusion and Recommendations
In conclusion, you will obtain full freehold ownership of Kiamo Ko Castle, but certain easements and restrictive covenants will be transferred to the property. You must comply with land-use restrictions and maintain the Yellow Brick Road, which remains an enforceable obligation. Additionally, the Crown retains mineral rights, limiting potential claims over underground resources. Due to the radon risk, environmental testing is advised. Before proceeding, we should clarify past covenant enforcement, consider indemnity insurance, and confirm mortgage discharge by the seller.
If you are satisfied with these terms, we may confidently exchange contracts. [image: A screenshot of a tax calculation

AI-generated content may be incorrect.]
Best regards,
Mihaela Gavrila
Trainee Solicitor
Blue Light Law LLP





Task 4
Reflection Log – Communication in Conveyancing Work
What?
During the conveyancing process for Kiamo Ko Castle, I had to adapt my communication style when corresponding with both my supervising solicitor, Vanessa T. Heart, and the client, Ms. Elisa Thropp. When writing to Ms. Thropp, I focused on using clear, accessible language, avoiding excessive legal jargon to ensure she could understand the key issues, such as easements, covenants, and legal costs. In contrast, my communication with Ms. Heart was more formal and technical, ensuring accuracy in legal analysis and citing relevant case law and statutes.
So What?
This experience reinforced the importance of audience-specific communication in legal practice. Clients require concise, plain-language explanations to make informed decisions, while supervising solicitors and legal professionals require precise, well-researched legal analysis. I also learned how to structure information effectively summarizing complex legal principles for clients while providing in-depth reasoning for legal professionals. This skill is essential for building trust with clients and demonstrating competency to senior colleagues.
Now What?
Moving forward, I will further refine my ability to tailor communication by practicing client-friendly explanations of legal concepts and improving my legal drafting skills for professional reports. I will utilize resources such as Law Society guidance on client care and seek feedback from senior colleagues to enhance my communication adaptability. These skills will be crucial as I progress in my legal career, ensuring I can convey legal issues effectively to both clients and legal professionals.
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