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I acknowledge the use of Copilot (https://copilot.microsoft.com) on 31st of December 2025. 
the prompt(s):

1. [What is the purpose of local searches?.]

2. [What is another word for questions/checks in a legal context]

I confirm that I have not presented any AI generated text as my own work. I confirm I
have copies of my drafts, notes, and other resources I used before, and after the use of
AI tools which I may be asked to provide in evidence.



















Oral Script – Client Interview
Opening 
“Good morning Alex, good morning Owen. Thank you for coming in today. My name is Alexandra-Maria Baloi and I’m a trainee solicitor here at Trinity Law. I’ll be dealing with your matter, under supervision, and today’s meeting is really about walking you through the purchase and answering any questions you may have.
I know this is your first property, so my aim is to explain the process clearly and make sure everything makes sense. I’ll take notes as we go, and please feel free to interrupt me at any point if something isn’t clear.”
Transition:
“Before we get into the more detailed points, it might help if I start by giving you an overview of how the process works from start to finish.”

Conveyancing Process 
“Now that your offer has been accepted, the legal work begins. The seller’s solicitor sends us a pack of documents, including the draft contract and the title documents. My job is to review those carefully to make sure the seller owns the property and that there aren’t any legal issues that could affect you later on.
Once that’s done, I raise enquiries to clarify anything that isn’t clear from the paperwork, and at the same time we order searches. When all of that information is back and your mortgage is in place, we move towards exchange of contracts. Exchange is the point where the agreement becomes legally binding, and completion then follows on the agreed date, when the money is paid and you receive the keys.”
Transition sentence:
“That’s the process in broad terms. One area that often raises questions, especially for people buying together, is how ownership actually works in law.”

Joint Ownership 
“Because you’re buying together, the legal title is held jointly, but you do have a choice in how you hold the property financially.
One option is joint tenants, where you both own the property as a whole. The main feature of this is that if one of you were to pass away, the property would automatically pass to the other.
The alternative is tenants in common. In that case, you each own a defined share, which doesn’t have to be equal, and you can leave your share to someone else in a will. This option is often used where buyers want to protect their individual contributions.
There’s no right or wrong option it really depends on your circumstances, and we can discuss this in more detail before completion.”
Transition sentence:
“Linked to that is how the purchase is actually funded, so I’ll talk you through the mortgage and money side of things next.”

Mortgage, Deposit and Financial Process
“You’re purchasing with a mortgage from Riches Building Society, and as part of that, I act for both you and the lender. The lender’s main concern is that the property provides good security for the loan.
In terms of timing, you’ll provide your deposit before exchange of contracts. That deposit is held safely until completion. Shortly before completion, the mortgage funds are sent to our client account, and on completion day we transfer the full purchase price to the seller’s solicitor.
It’s important to be aware that once contracts are exchanged, you’re legally committed to the purchase. If completion doesn’t happen, there can be financial consequences, such as losing the deposit or paying interest. I’ll make sure you’re fully aware of all costs involved, including legal fees, searches, tax, and any unexpected expenses.”
Transition sentence:
“One of the ways we manage risk before exchange is through searches, so I’ll explain what those involve and why they’re important.”

Searches and Identified Issue 
“We carry out several searches as part of every purchase. The local authority search looks at planning permissions, building regulations approval and any enforcement action. This is particularly relevant here because the documents indicate that a conservatory has been added, but no approval paperwork has been provided.
That doesn’t automatically mean there’s a serious problem, but it is something we need to investigate further. Depending on what the search shows, options might include further enquiries, indemnity insurance, or discussing whether the seller can obtain approval after the works were completed. I’d also need to report this to your lender, as it may affect their security.
Other searches include the drainage and water search, which confirms connections and responsibilities, and the environmental search, which looks at issues like flooding or contamination. If any concerns come up, I’ll explain them clearly and talk you through your options before anything moves forward.”
Transition sentence:
“I appreciate that issues like this can sound worrying, especially when you’re buying your first home.”

Client Care and Reassurance
“My role is to guide you through the process and deal with any issues as they arise. I’ll explain things clearly, keep you informed, and make sure you’re comfortable with each decision before we move ahead. If something unexpected comes up, we’ll deal with it together and look at the available solutions.”

Closing the Interview
“That covers the main points I wanted to discuss today. Do you have any questions at this stage, or is there anything you’d like me to explain again?
If anything comes to mind after today, please feel free to email me and I’ll get back to you as soon as I can. Thank you both for your time.”
























Research and Preparation Notes for Conveyancing Client Interview



Trainee Solicitor: Alexandra-Maria Baloi at Trinity Law
Clients: Alex Morgan and Owen Peters
Transaction: Joint purchase of a freehold residential property



Introduction and Purpose of the notes:

These research and preparation notes are produced in advance of a first client interview with Alex Morgan and Owen Peters, who are proposing to purchase a freehold residential property jointly. The property is a three-bedroom house with a purchase price of £375,000, funded in part by a mortgage of £300,000 from Riches Building Society, for which a formal mortgage offer has already been issued. As first-time buyers, the clients have indicated that they are unfamiliar with the conveyancing process and have specific concerns regarding how the legal process operates, how joint ownership functions in law, how the financial and mortgage arrangements will work in practice, and what conveyancing searches are required and why. 


The purpose of these notes is to ensure that the client interview is conducted in a structured, clear and professional manner, demonstrating both legal knowledge and appropriate client care. The notes reflects the issues that will arise during the transaction, including a potential defect identified in the draft contract documentation, and are intended to support a clear explanation of the process while allowing the clients to ask questions and gain reassurance. 



The Conveyancing Process for a Freehold Purchase

Once an offer for a property has been accepted, the conveyancing process begins. At this stage, the seller’s solicitor prepares and issues a draft contract pack to the buyer’s solicitor. This pack usually contains the draft contract, official copies of the title register, and title plan obtained from HM Land Registry, the Property Information Form and the Fittings and Contents Form. The buyer’s solicitor must review these documents carefully to ensure that the seller has good legal title to the property and that there are no defects that would negatively affect the buyer’s use or enjoyment of the property or its value. 


The principle governing ownership of land are rooted in the Law of Property Act 1925, which remains the foundation of modern conveyancing law. The title register is reviewed to check for any restrictions, rights, or financial interests that may affect how the property can be used or dealt with. Any issues requiring clarification are raised through pre-contract enquiries sent to the seller’s solicitor. These enquiries are important because they help uncover potential issues that would not be evident from the title documents themselves, including matters such as neighbour disputes or changes made to the property. 


As part of the pre-contract work, the buyer’s solicitor will order the relevant searches. While there is no absolute legal obligation to carry these out, they are essential in practice, particularly when a mortgage lender is involved. Searches provide information about possible issues affecting the property that cannot be discovered from the title itself. 


Once all enquiries have been satisfactorily answered, the search result reviewed, and the mortgage offer confirmed, the transaction can move towards exchange of contracts. Exchange of contracts is the stage at which the agreement becomes legally binding on both parties. At that point, the law requires that the contract for the sale of land is set out in writing, includes all terms agreed between the parties, and is properly signed. Upon exchange, a deposit is paid, typically amounting to 10% of the purchase price, and a fixed completion date is agreed. 


Therefore, after completion has taken place, the buyer’s solicitor is responsible
For dealing with the necessary post completion steps. This includes completing and submitting the Stamp Duty Land Tax return and ensuring that any tax payable is paid in accordance with the relevant statutory requirements. The solicitor must also apply to HM Land Registry to record the buyers as the registered owners of the property and to note the mortgage lender’s charge on the title. Although the registration process which is governed by the Land Registration Act 2002, may take some time to be finalised, the buyer’s legal interest is safeguarded from the point at which the application is submitted. 



Joint Ownership and Co-ownership Structures

When a property is bought by more than one person, the legal title must be held jointly. However, the buyer have a choice as to how they hold their beneficial interest in the property, which is an important aspect of joint ownership. In practice, that can be done in one of two ways for example as joint tenants or as tenants in common. The Trusts of Land and Appointment of Trustees Act 1996 provides the legal framework governing how property held on trust in that way is managed and dealt with. 

If Alex Morgan and Owen Peters choose to hold the beneficial interest as joint tenants, they will own the property together as a single unit. There are no distinct shares, and one of the key consequences is the right of survivorship. This means that if one owner dies, their interest in the property automatically passes to the surviving owner, regardless of any provisions in a will. This form of ownership is often preferred where parties wish to ensure that the property passes automatically to the survivor.


Alternatively, they may choose to hold the property as tenants in common. In this case, each owner has a distinct share in the property, which does not have to be equal. There is no right of survivorship, and each party can leave their share to someone else through a will. This form of ownership is commonly used where buyers have contributed different amounts towards the purchase or wish to protect their own financial position. A declaration of trust is often used to formally record those arrangements. 


Given that the clients are first-time buyers, it is particularly important that they understand the longer-term consequences of each option, including what would happen in the event of death, future sale, or a separation. The chosen method of ownership must be clearly reflected in the transfer deed on completion. 



Mortgage Arrangements and Financial Implications

The purchase of the property is being funded in part by a mortgage from Riches Building Society. Where a property is being purchased with the assistance of a mortgage, the solicitor will usually act for both the buyer and the lender, no conflict arises. In this role, the solicitor must follow the requirements set out in the UK Finance Mortgage Lenders’ Handbook, which contains the lender’s instructions. A key part of this is ensuring that the lender has proper security over the property. 

The purchase price will be funded partly by the clients’ own contribution and partly by the mortgage advance. On exchange of contracts, the deposit is normally held by the seller’s solicitor as stakeholder, meaning it cannot be released until completion has taken place. The mortgage funds are requested shortly before completion and are paid into the buyer’s solicitor’s client account. 

Exchange of contracts has important legal consequences, once exchange has occurred, the buyers are legally committed to the purchase. If they are unable to complete, they risk losing their deposit and may be responsible for additional costs and interest. Financial consequences can also arise if completion is delayed, particularly where this affects the mortgage offer. 

In addition to the purchase price, the clients must be advised of further costs connected with the transaction. These include legal fees, search costs, Land Registry fees and Stamp Duty Land Tax under the Finance Act 2003. Additional expenses may also arise if unexpected issues occur, such as the need for indemnity insurance or specialist reports. It is important that clients are informed of these possible costs at an early stage so they can accordingly.  


Conveyancing Searches: Purpose, Relevance and Risk

Conveyancing searches play a vital role in identifying risks that may affect the property. The local authority search provides information about planning permissions, building regulation approvals, enforcement notices, compulsory purchase orders and the status of adjoining roads. This search is particularly relevant in the present transaction due to the existence of a conservatory for which no evidence of planning permission or building regulations approval has been provided. 

Under the Town and Country Planning Act 1990 and the Building Act 1984, local authorities have powers to take enforcement action in certain circumstances. Although enforcement may be time-limited, the absence of approval can still affect the property’s value, mortgage ability and future sale ability. If adverse entries are revealed, possible responses include requesting further documentation from the seller, renegotiating the purchase price, or obtaining indemnity insurance. 

The drainage and water search confirms whether the property is connected to mains water and sewerage and whether any public sewers or water mains run within the boundaries of the property. This information is relevant to future maintenance responsibilities and potential development of the property. 

The environmental search assesses risks such as contaminated land, flooding and proximity to landfill sites. Liability for contaminated land can arise under the Environmental Protection Act 1990 and may attach to the current owner, even if they did not cause the contamination. This makes the search particularly important from the buyer and the lenders prospective. 

Where applicable, a coal mining search is also required. That search identifies whether the property is located in a coal mining area and whether past mining activity could give rise to subsidence or structural damage. Adverse results may affect insurance, mortgage availability and long-term property value. 



Identified Issue: Conservatory Without consent

An initial review of the contract documentation shows that the seller has added a conservatory, but there is no evidence of planning permission or building regulations approval. Thos raises a potential legal issue and could also have practical implications for both the buyers and their mortgage lender. Under the UK Finance Mortgage Lenders’ Handbook, a solicitor must report any matters that could affect the value of the property or the lender’s security. 

One way of addressing this issue may be through indemnity insurance, which can provide financial cover in the event of enforcement action being taken. However, it is important to explain to the clients that this does not resolve the underlying problem and may become invalid if the local authority is approached. Another option may be to ask the seller to obtain retrospective consent, although that is not always possible. The clients should therefore be fully advised of the risks so that they can decide how they wish to proceed. 



Client Care and Interview Approach 

Effective client care is an essential part of the conveyancing process, particularly where clients are purchasing their first home. First-time buyers are often unfamiliar with the legal stages involved and may feel uncertain about their responsibilities and the financial commitments they are entering into. During the client interview, it is therefore important to provide advice in a clear and accessible manner, avoiding unnecessary technical legal language and explaining key terms where required to ensure full understanding. 

The interview should be structured in a way that allows the clients to raise questions and express any concerns they may have. Managing expectations is also a key aspect of client care, which included providing realistic guidance on timescales and explaining that delays may occur due to issues such as adverse search results or third-party requirements. Any potential risks or additional costs should be communicated honestly, while reassurance can be offered by outlining the steps available to address such issues. Checking the clients’ understanding throughout the meeting helps to support informed decision-making and reflects good professional practice. 


Conclusion

These research and preparation notes demonstrates a clear and understanding of the conveyancing process as it applies to the joint purchase of a freehold residential property. They address the key legal stages of the transaction, the implications of joint ownership, mortgage and financial considerations, and the purpose and significance of the required conveyancing searches. Potential legal and practical risks, including issues identified within the contract documentation, are considers alongside appropriate responses and advice. The notes are grounded in relevant legal principles and professional practice, while maintain a strong focus on clear communication and effective client care. This preparation ensures that the client interview can be conducted confidently, professionally, and in a manner consistent with the standard expected of a trainee solicitor. 


 






































References:
Expert Participation (1984) Building Act 1984, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/1984/55 (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1984/55

Expert Participation (1972) Law of property Act 1925, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/Geo5/15-16/20/section/1 (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/Geo5/15-16/20

Expert Participation (1990) Town and Country planning Act 1990, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/1990/8/contents (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1990/8/contents


Expert Participation (1990a) Environmental protection Act 1990, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/1990/43/part/IIA (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1990/43/part/IIA

Expert Participation (1996) Trusts of land and appointment of trustees Act 1996, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/1996/47 (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1996/47
Expert Participation (2002) Land registration Act 2002, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/2002/9 (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/2002/9

Expert Participation (no date) Finance Act 2003, Statute Law Database. Available at: https://www.legislation.gov.uk/ukpga/2003/14/contents (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/2003/14/contents
Equity Mortgage Lender’s Handbook for Conveyancers - accessible version (no date) Gov.uk. Available at: https://www.gov.uk/government/publications/help-to-buy-2021-2023-equity-mortgage-lenders-handbook-for-conveyancers/equity-mortgage-lenders-handbook-for-conveyancers-accessible-version (Accessed: 8 January 2026).
https://www.gov.uk/government/publications/help-to-buy-2021-2023-equity-mortgage-lenders-handbook-for-conveyancers/equity-mortgage-lenders-handbook-for-conveyancers-accessible-version

IHTM15031 - The extent of the share: joint property passing by survivorship - HMRC internal manual - Gov.uk (no date) Gov.uk. Available at: https://www.gov.uk/hmrc-internal-manuals/inheritance-tax-manual/ihtm15031 (Accessed: 8 January 2026).
https://www.gov.uk/hmrc-internal-manuals/inheritance-tax-manual/ihtm15031

LexisNexis Property expert (2020) Dealings post-completion and pre-registration, Lexisnexis.co.uk. LexisNexis. Available at: https://www.lexisnexis.co.uk/legal/precedents/dealings-post-completion-pre-registration (Accessed: 8 January 2026).
https://www.lexisnexis.co.uk/legal/precedents/dealings-post-completion-pre-registration#:~:text=Article%20Summary,Tax%20(LTT)%20in%20Wales.


Law of property (miscellaneous provisions) act 1989 (no date) Gov.uk. Available at: https://www.legislation.gov.uk/ukpga/1989/34/section/2/1997-01-01?view=plain (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1989/34/section/2/1997-01-01?view=plain


(No date) Gov.uk. Available at: https://www.legislation.gov.uk/ukpga/1991/56 (Accessed: 8 January 2026).
https://www.legislation.gov.uk/ukpga/1991/56


The stamp duty and stamp duty land tax (variation of the Finance Act 2003) regulations 2003 (no date) King’s Printer of Acts of Parliament. Available at: https://www.legislation.gov.uk/uksi/2003/2760/made (Accessed: 8 January 2026).
https://www.legislation.gov.uk/uksi/2003/2760/made


















