
   The aim of this research is to evaluate the changes made in the National Conveyancing Protocol by the Law Society in 2019. The term ’’conveyancing protocol’’ is the set of steps that guide the seller and purchaser while they are dealing with the property. Additionally, it is the best practice that gives a risk-free environment during the dealing of the specific property. However, these protocols can be used in the residential transaction of leasehold and freehold (Young, 2018, pp.22). The first conveyancing protocol was introduced in 1990 that was eventually revised in 2004. Moreover, these protocols were also updated in late 2007 due to improve the transaction of leasehold (Broadhead, 2016). In 2011 that was designed in an effective manner and was very different from the transaction protocols that improve the relationship between the involved bodies in a specific transaction, including estate agents, mortgage brokers, and surveyors. However, the law society made several changes in the conveyancing protocol in 2019 in order to decrease the deficiency of the conveyancing protocol that was established in 2011 (‌ Abbey and Richards, 2020). The law society updated the edition of the conveyancing protocol on 19 August 2019 to overcome the deficiency of the edition 2011, which Law society claims a person who wants to use conveyancing protocol in dealing with the property so should be part of the conveying quality scheme (CQS) (The Law Society, 2022). However, the purpose of law society is to sort out the practices in all residential conveyancing transitions that provide conveyancers with the set rules or principles in order to improve the conveyancing procedure (Sheurs, 2011, p.29). 
   The 2011 edition of the Law Society Conveyancing Protocol was superseded by the 2019 edition on August 19th, 2019 (Silverman, 2020). This is crucial since it includes numerous revisions that are indicative of the constant development of the sector. The revisions aim to remind all parties involved in the conveyancing process of their ongoing responsibilities to lessen the possibility of fraud and boost the procedure's overall efficiency. The revisions were necessitated by the new Conveyancing Quality Scheme (CQS) Core Practice Management Standards, the Court of Appeal decision in Dreamvar [2018] EQCA Civ 1082, the SRA Transparency Rules, government discussions on the property buying and selling process and the leasehold system, and the amended Code for Completion by Post. Each of these factors is crucial to the success of the new Protocol, because the new 2019 Conveyancing Protocol details the measures consumers must take to protect their business and customers from transaction fraud, phishing, and email scams. Solicitors and anyone with the proper credentials may use the Conveyancing Protocol in their work. Maintaining this level of precision is recommended (Boyle et al., 2019).
This protocol is very effective and efficient because it improves the process of a transaction between two or more bodies, and both seller and purchaser will be bound to follow these protocols (Co, 2019). From the residential conveyancing perspective, in which people also need to agree with the other party's solicitors, but it can also be utilised without the acknowledgement of the other side's solicitors. First, this conveyancing protocol came into action in early 2011. The only purpose of this protocol was to sort out several types of obligations of solicitors with clients. Additionally, after using these obligations, the client can identify the most significant transaction of their lives (Unger, 2021, pp.38). Moreover, these obligations also help people to understand the standard of services and conveyancing process. In addition, sometimes solicitors forget that client is the centre of the transaction that has to be informed throughout. Furthermore, solicitors also have to keep updating lender clients to a transaction (Engelmann et al., 2022, p.100582).  
Moreover, the term conveyancing is not contentious in nature because both parties require the same outcome while they are selling and buying properties (Hewitson, 2017). However, this protocol only helps to make the transaction smoother for both the clients and solicitors. On the other hand, there are several types of breaches in the general requirements of this protocol before the transaction begins properly. One of the common problems that were registered in CQS offices about the obligations of the people who are affected by this process (Unger, 2021, pp.40). This problem was sending the draft contract documents through email; that was very annoying to get an email which contained supporting and contract documents such as copies of the title, fitting forms, fixtures, and information form as well. Furthermore, people also registered several types of problems with this obligation in CQS offices and claimed to improve the protocol as well (Conveyancing protocol., 2019).
When it comes to the purchase and sale of real estate for owner occupants, the National Conveyancing Protocol (the Protocol) provides a comprehensive structure. The Law Society developed and recently revised this document with the goal of facilitating a trouble-free purchase and sale transaction amongst all involved parties, including lenders and agents (Moore et al., 2022, pp. 69). From the initial instructions through deducing the seller's title, investigating the buyer's and/or lender's title, exchanging contracts, completing the transaction, and registering the deed, the Protocol's goal is to promote best practises, transparency, and open communication between all parties involved in the conveyancing process. Since a buy or sale transaction is typically the most important undertaking in a client's lifetime, it is important that it is conducted in a way that ensures all parties are kept informed and any needless delays are avoided to everyone's satisfaction (“PDR Property Laywers,” 2022).
As indicated above, the Protocol's goal is to ensure that all parties have a clear understanding of the process, and the behaviour of the conveyancers acting for the seller and the buyer will greatly contribute to this goal. But most of experts are suggesting that it has not been successful in its goal (AVRillo, 2022). The Law Society's best practises and recommendations served as the foundation for the Protocol, which also takes into account things like being transparent and courteous with outside parties, as well as the “Money Laundering, Terrorist Financing, and Transfer of Funds Regulations 2017” and the identification of clients when representing them in the function of practitioner for the seller or purchaser of a property (Unger, 2021, pp.39).
Conveyancers have always been subject to professional obligations under the National Protocol in relation to sale and purchase transactions. However, recent events and Case Law have brought into sharp focus the obligations on conveyancers which are there for the ultimate protection of clients involved in conveyancing transactions (Richards, 2022). An emphasis on verifying the identities of customers has been made. If the conveyancer is operating on behalf of the seller, he or she must verify the identities of anybody above the age of 17 who resides at the property and determine whether the occupant's permission to the sale is necessary, which may necessitate the occupant's seeking separate legal counsel. Any occupants' contributions to the property's down payment, monthly mortgage payments, maintenance costs, or other expenses or upgrades should be factored into this analysis.
The importance of confirming a seller's identification was recently highlighted in Dreamvar (UK) Limited v. Mishcon De Reya (a Firm) [2018] EWCA Civ 1082 (Cradduck, 2019, pp.27). This case and the subsequent amendment to the Law Society Code for Completion by Post serve as a reminder to conveyancers of the critical nature of verifying that the person holding themselves out as the owner of a property is in fact the true owner under the Contract and therefore entitled to receive the purchase monies upon completion from the buyer's solicitor (Dixon, 2010, pp. 184). Even though the Conveyancing Protocol is included in the terms and conditions of a company, most clients won't be aware of it until after the earliest stages of a transaction have already taken place. The Protocol is crucial because it works invisibly to make property transfers easier for everyone involved. All parties' interests are safeguarded, and the profession of conveyancing is supported because of this. Just like any other framework, it serves as a guide, but it can help to cement in place best practises and ways of working that improve the conveyancing process for everyone involved (‌Co, 2019).
Although, here are all the obligations of edition 2019 after the changes and some modifications (Novitriandi et al., 2019, pp.295). According to the edition of 2019, to complete the transaction, the parties must be as open and transparent as feasible with information while adhering to the terms of any relevant non-weighable confidentiality agreements. They must be certain that they have dealt with and managed time, other expectations, and associated transactions, such as chains, in an appropriate and effective manner (Chen and Iong, 2020, pp.73). It is essential to bear in mind the possibility of competing interests throughout the transaction. It is difficult to avoid conflicts of interest when representing many parties, such as buyers, sellers, and lenders, in the same transaction. Moreover, to prevent complications with the individuals who are providing the loan, they must ensure that they satisfy all of their obligations (Hardjono and Smith, 2021, pp.1589). It is essential to act swiftly, particularly when money is being moved, contracts are being signed and exchanged, and a transaction is being finalised. Establish an early and consistent method of communication with all process participants (Bhalaji, 2019, pp.60). 
Furthermore, to fulfil the professional responsibilities assigned to a lender client while simultaneously representing both the buyer and the seller, the specific instructions provided by the lender client must be adhered to. Maintain the highest standards of etiquette at all times and treat people with the utmost respect and candour at all times (Cradduck, 2019, pp.19). Additionally, to comply with the Money Laundering, Terrorist Financing, and Transfer of Funds Regulations of 2017, both seller and purchaser must be able to provide identity verification for the customers (Hardjono and Smith, 2021, pp.1587). To preserve cost transparency, one must ensure that all information about the publicity and costs complies with SRA laws and standards of behaviour and that one provides customers with an accurate estimate at the time of engagement, as well as any required adjustments later on. As a buyer, vendor, or lender, maintain a record of all the advice one have given to consumers (Chen and Iong, 2020, pp.75).
Changes and modifications in the conveyancing process create several types of positive impacts on the conveyancing process, in which reducing the fraud risk is one of the major benefits for the clients or solicitors who are involved in property dealing. In addition, this process also increases the efficiency and effectiveness process. Modified conveyancing protocol requires a smaller number of steps to implement conveyancing protocol and gives high functionality to the process. Moreover, several types of conveyancing transactions can be done digitally, which also improves the functionality of this process (Silverman, 2020). Modified protocol benefits contain a reminder which is a document sent through an email. Reminders should be clearly identifiable and sent separately to the receiver. This protocol also concerns that conveyancers should be conscious of the risks of phishing, transaction fraud, and email scam as well. This protocol also provides several types of steps from which people can protect their clients and organization (Unger, 2021, pp.38). Further, this protocol also offers opportunities to add several types of special conditions to the contract in settled circumstances, and specific bodies cannot make unnecessary enquiries of the other side conveyancer. Tax regime and stamp duty become complicated and continuously that convert into the easiest way after updating this protocol which recommends people special tax advice in order to improve the efficiency and effectiveness of this protocol (Richards, 2022). 
The conveyancing protocol of 2019 was very beneficial for the people, but several professional bodies require some additional changes in order to make the conveyancing process more effective. Additionally, several of the bodies submit their suggestions and problems to the conveyancing quality schemes office. However, some of the changes suggested by the professional bodies are given below (Cradduck, 2019, pp.30).        
Land tax policy: From 2019, CQS firm is required to adopt an approach in relation to the advice and calculation to home buyers with respect to land tax obligations. Additionally, the new standard will help members of the firms to discuss complete adequate trials with the clients (Silverman, 2020). In addition, members of the CQS also collect several types of important information to make the tax liability and verify all land tax calculations that will be noted in document form. Moreover, this verification will be beneficial for other experienced individuals within the same firm. That means smaller firms that outsource the calculation may use an alternative method to encounter this new requirement (Richards, 2022). Before edition of 2019, firm members were not able to demonstrate full audit trails of the advice given to the clients, information collected for the purpose of establishing the tax liability, as well as verification of the Land Tax calculation being noted on the file.
 Leasehold properties: This is the change required by CQS organization in order to improve the process of dealing in buying leasehold properties. Additionally, in this change organization need, the client should be aware of the amount of ground services charges and rates in the lease process. Moreover, this policy will also be beneficial for the lender and purchaser to be treated as equivalent clients (Silverman, 2020).    
Handling of conflicts: Protocol practices also require some additional set of processes to handle the disputes. Additionally, CQS should also give instructions about what the client should do when conflict has been identified. Moreover, CQS also require policies that will help to minimize the risk of conflict in dealing with properties (Unger, 2021, pp.41). In addition, the conveyancing protocol should also pursue assurance of any information that can be affected by the lending decision. Furthermore, conveyancing protocol should concern providing effective consent that has been obtained for the clients. Moreover, in the absence of approval from the client, there is a risk of raising a conflict of interest to prevent organizations from continuing (Silverman, 2020).      
Property and mortgage fraud: Conveyancing protocol should improve the requirement process. Additionally, requirement help to minimize the risks of mortgage fraud and property that will help to improve the functionality of the protocol process. Moreover, this change will also reduce the chances of terrorist financing and money laundering as well. In addition, the new standard of conveyancing protocol supports the relevant checks to identify the clients and reviews against the conveyancer that is part of the other party. Furthermore, the Conveyancing protocol should also highlight the duties to carry out relevant risk assessments as well as staff training to identify the several types of risks and their management (Richards, 2022).

This study can be concluded that the Law Society Conveyancing Protocol from 2011 was updated on August 19, 2019. This is important because it demonstrates how the industry is continually changing. The changes are intended to tighten the ongoing duties of all parties engaged in conveyancing in order to prevent fraud and increase efficacy. Due to the new Conveyancing Quality Scheme (CQS), SRA Transparency Rules, government talks on purchasing and selling real estate, and the amended Code for Completion by Post, adjustments were required. The new Protocol's efficacy is dependent on each component. Moreover, the study also analysed that the 2019 Conveyancing Protocol edition highlights how users may safeguard their businesses and clients against phishing, spam, and fraud. The Conveyancing Protocol can be used by solicitors and others. Precision is advised.  
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