Diana Demeterova                                                                                                    Conveyancing 
 2314066                                                                                                      Assignment 1: coursework
AI DECLARATION
· I have used ChatGPT for the structure: “Can you advise me on how I structure a memo for conveyancing?”
· I have used ChatGPT for the structure: “Can you advise me on how I structure a report for conveyancing?”
· I have used Grammarly’s free automatic editor for proofreading and finding mistakes.


Task 1: Record a voicemail for a client 
Case Ref: IM-10485/01
Client: Ms Alyssa Jenkins 
Property: Arben Manor. Swansea West
Status: First-time buyer, Purchasing with a mortgage
Property price: Offer over £739,000 (Wales)
Fees and calculation 
The following estimates are based on Welsh Land Transaction Tax (LTT) rates and Trinity Law’s fixed fee structure.

	Item
	Fee (excl. VAT)
	VAT
	Total

	Legal Fee
( purchase, £650,001 - £800,000)
	
£1,800
	
£360
	
£2,160

	
Mortgage Handling Fee

	
£200
	
£40
	
£240

	
Searches

	
£300
	
N/A
	
£300

	
Land Registry Fee

	
£270
	
N/A
	
£270

	
ID Verification

	
£20

	
£4
	
£24

	
Telegraphic Transfer Fee

	
£20
	
£4
	
£24


The total, including VAT where applicable, is £3,018 (excluding Land Transaction Tax)




Land Transaction Tax (LTT)
The Welsh Land Transaction Tax will apply since the property is in Wales. For a first-time buyer purchasing at £739,000, the calculation is as follows:
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	Band (£)

	Rate (%)
	Tax (£)

	
Up to £225,000

	
0%
	
0

	
£225,001 - £400,000

	
6%
	
£10,500

	
£400,001 - £750,000
	
7.5%
	
£25,425













Using the Welsh Government’s online LTT calculator (2020), the total amount of LTT payable is £35,925.
Summary of Estimated Total 
	
Category

	
Estimated Cost


	
Legal Fees (inc. VAT)

	
£2,160

	
Mortgage Fees (inc. VAT)

	
£240

	
Payments

	
£618

	
Land Transaction Tax (LTT)

	
£35,925

	
Total Estimated Cost 

	
£38,943


Timescale and Commitment 
Depending on the outcome of property searches, the timing of mortgage offers, and the response of the other parties, the conveyancing procedure normally takes 8-12 weeks. Ms Jenkins is not required by law to move forward until the contracts are exchanged. She may cancel the transaction before this point, but any money previously paid might not be refundable. GOV.UK, (2025).

Voicemail Script 
Hello Ms Jenkins, my name is Diana, and I am currently a trainee solicitor at Trinity Law. I am reaching out to you today regarding your recent purchase of Arben Manor. 
I am happy to confirm that we would be willing to handle this purchase on your behalf. Our legal cost would be £1,800 plus VAT, including an additional £200 plus VAT to deal with your mortgage lender, based on the estimated £739,000 value of the house.
Additionally, you should budget around £600 to cover the required fees during the conveyancing procedure. 
These costs usually cover identity verification fees, registration with the Land Registry, and various required searches relating to the property. An advanced payment of £300 is generally required to start the searches. These searches help ensure there are no legal or environmental issues affecting the property, and the remaining amount will be used as the process continues for other essential payments. 
Land Transaction Tax is also required since the property is in Wales. We will exactly calculate this closer to completion; however, based on your purchase price, it would be around £35,925.
The entire procedure typically takes 8 to 12 weeks. Remember that you have the option to change your mind before the exchange of contracts; until then, you are not legally bound.
I will send a follow-up email outlining the next steps and providing a detailed written estimate. 
We appreciate your decision to use Trinity Law. Until then, goodbye



Task 2: Research the law and produce a memo to your supervising solicitor
To: Ida Matthews, Senior Associate 
From: Diana Demeterova, Trainee Solicitor
Date: 15th October 2025
Re: Arben Manor, Swansea West - Investigation of Title: Easements and Covenants

Following your instructions, I have examined Arben Manor’s Land Registry title and the related local search. In this memorandum, the easements and covenants that impact the property are identified, their benefits and burdens are evaluated, and their enforceability and transfers to our client, Ms Jenkins, after completion are discussed.

Easements 
a) Express easement - right of way (Rocky Road)

According to the Charges Register, the 1974 Conveyance set aside a right of access through the “Rocky Road” for the benefit of a Poppy Field Park, the nearby property. This is a legally formed easement that was registered under s.27(2)(d) of the Land Registration Act 2002 and specifically created by deed. Since the property is a registered interest, Ms Jenkins will accept it subject to this requirement under s.29 LRA 2002. The neighbouring owners have the right to cross Rocky Road thanks to the easement, and Ms Jenkins is not allowed to block access. However, under the Law of Property Act 1925, the benefit of this easement will immediately transfer to Ms Jenkins as successor as an overriding interest.

b) Implied/ quasi-easement – party walls and fences

Party walls or fences will “continue to be such and be used, repaired, and maintained,” according to a declaration recorded in the Property Register. The rule in Wheeldon v Burrows [1879] 12 Ch D 31 allows for the passing of quasi-easements of this kind when land is divided. This rule implies a transfer of any continuous and evident easement required for the reasonable enjoyment of the property. (UOLLB,2024). As a result, Arben Manor and any nearby land continue to benefit as well as be burdened by these mutual rights of support and maintenance.

c) Statutory easement – Public sewer

A public sewer is located inside the boundary, according to the drainage search. The Water Industry Act 1991 s.159 allows the statutory undertaker an implied right of access for maintenance and inspection. This right binds successors in title and cannot be excluded.

Covenants
a) Restrictive covenant

The 1974 Conveyance places several limitations on users, such as:
· No “noisy, noxious or offensive” trade or business
· No livestock, place of worship, or sale of alcohol

The vendor’s retained land within a 100-metre radius is protected by these negative covenants. According to Tulk v Moxhay [1848] 2 Ph 774, restrictive covenants that affect the land and are intended to run with it bind successors in equity when notice is given. Chen, W. (2020). Ms Jenkins will be bound by the covenants upon registration as they are specifically included in the Charges Register.

b) Positive covenant – maintenance of Rocky Road

As stated in Austerberry v Oldham Corporation [1885] 29 Ch D 750, the commitment to “fully maintain the road known as Rocky Road” and retain its colour scheme is a positive covenant that may only be enforced against the original covenantor. IPSA (2025). Nonetheless, each buyer is required under section 5 of the Land Registration Act 2002 to observe the covenant, carry it out, and compensate successors. GOV.UK (2025). Ms Jenkins will not be legally bound as a result, but her indemnification agreement will guarantee that the duty is upheld contractually via subsequent transfers. The rule established in Halsall v Brizell, [1957] Ch 169, which states, ‘A person cannot enjoy a right (like an easement or facility) without also taking on the associated responsibility (like maintaining or paying for it). LexisNexis (2025).
Ms Jenkins will purchase Arben Manor subject to:
· The specific right-of-way that Poppy Field Park benefits from 
· The rights of the mutual party wall
· The drainage easement is provided by statute
· The restrictive covenants that regulate how the land may be used.
As part of the indemnification chain, she will also be indirectly in charge of maintaining the Rocky Road. No limit on local land charges or planning is visible. Ms Jenkins needs to be informed that the covenants limit future construction and that she needs to protect the neighbouring owners’ rights of way.


Task 3: Investigation of Title Report 

Client: Ms Alyssa Jenkins
Property: Arben Manor, Country Road, Swansea, SA51 9FT
Case Reference: IM-10485/01
Prepared by: Diana, Trainee Solicitor
Date: 20.10.2025

This investigation of the Title Report evaluates the registered interests and ownership of Arben Manor in Swansea West, which Ms Jenkins intends to purchase. In accordance with the Land Registry Act 2002 s.67, this title report summarises the entries found in the official copy of the register and examines the impact that any easements, covenants, or other obligations will have on her after completion.

Title Overview and Ownership Registration 
The freehold estate in land is listed at HM Land Registry under the Title No. WA1234 is known as Arben Manor. According to the Land Registration Act 2002, Ms Jenkins has a strong form of ownership since the class of title is absolute. According to the Law Society Property Information Form (TA6), Mr Peter Hawkes purchased the property on March 12th, 2004, and it is still registered in his name. This confirms the legitimacy of his ownership and is consistent with the title registration. The house is a detached home with garden space and access via a private lane known as Rocky Road. There has been no disclosure of leases, tenancies or occupancies that are harmful to the registered proprietor. The TA6 verifies that the property is freehold, linked to all mains utilities and is unaffected by active construction projects, disputes, or planning enforcement.

Property Register
Arben Manor is described in the Property Register, which also refers to provisions in a conveyance between Argent People’s Trust and Western People’s Trust on August 15th, 1974. Successors in title are nonetheless bound by and benefit from the rights and obligations established by the transaction. The Crown owns the mineral beneath the land; this is a common exception that presents little risk to home occupants. The seller states that there are no known boundary conflicts or disputes regarding who owns fences or walls, and the title plan matches the true boundaries specified in the TA6.

Covenants Affecting the Property
a) Restrictive Covenants

Restrictive covenants imposed by the 1974 Conveyance include:
· A prohibition on retaining animals
· A prohibition on the sale or manufacture of alcohol 
· A prohibition on using the property as a house of worship 
· A prohibition on using the land for any loud, noxious, or unpleasant trade or activity.

The purpose of the covenants was to protect the vendor’s retained property, which is now a Poppy Field Park. Under Tulk v Moxhay [1848], ‘they touch and concern” the land and have been properly safeguarded by registration, since they bind successors in equity. The seller’s TA6 confirms the property’s sole purpose as a private dwelling and its lack of any covenant breaches. As a result, Ms Jenkins will purchase the property subject to these covenants, but it appears that there has never been a breach.

b) Positive Covenant – Maintenance of Rocky Road

A positive covenant in the same 1874 conveyance requires that the owner “preserve its red colour” and keep Rocky Road in excellent condition. Freehold land is not subject to positive covenants; this was established in the case Austerberry v Oldham Corporation [1885]. However, successive transfers have incorporated compensation covenants. In accordance with Halsall v Brizell [1957] Ch 169 (the “benefit and burden” concept), Ms Jenkins will legally agree to reimburse the current owner and fulfil the maintenance duty. The TA6 refers to the seller’s care of the road and the prices, which are discussed casually with neighbours.

Easements Affecting the Property
c) Right of way – Rocky Road 

The 1974 Conveyance gives the area that is currently a part of Poppy Field Park an express right-of-way over a private land known as Rocky Road. As the successors in title, Ms Jenkins is bound by this legal easement, which is registered under the Land Registration Act (2002) s.27(2)(d). The seller’s TA6 refers to the fact that Poppy Field Park owners use Rocky Road for access and that there have been no disagreements or restrictions. Ms Jenkins should refrain from interfering with this right and preserve clear access.

d) Party Walls and Boundaries

The Conveyance declares that party or boundary walls “shall continue to be such and shall be used, repaired and maintained.” According to Wheeldon v Burrows [1879] 12 Ch D 31, these reciprocal rights and responsibilities are probably now legal easements upon separation of ownership. The TA6 indicates that there has been no neighbour conflict over shared walls or fences, and all boundary features are in good condition.

e) Statutory Easement – Public Sewer

There is a public sewer beneath the rear garden, according to the seller’s TA6 and search results. Welsh Water, the statutory undertaker, has a legal right of entry to maintain and repair its infrastructure under s.159 of the Water Industry Act (1991). The land is automatically bound by this right and cannot be excluded. If maintenance is needed, Ms Jenkins should grant appropriate access.

Other Matters revealed by the TA6

· Disputes: The seller confirms no evidence of any notifications, complaints, or ongoing or past disputes with nearby owners.
· Planning and Alterations: Since 2004, no expansions or changes have been made. There are no pending enforcement notices, listed building consents or planning approvals.
· Environmental and Drainage: According to the TA6, there are no reports of Japanese knotweed or pollution, and the property is not in a flood-risk region.
· Services: Mains gas, electricity, water and drainage are all connected to the property. Every piece of work has the necessary completion certificate.
· Occupiers: No tenants or licensees live on the property; it is sold with vacant possession.

Financial Charges 
The property is still secured by a mortgage, as evidenced by the registration of a formal charge dated November 19th, 2009, in favour of Brickside Building Society against the title. To grant Ms Jenkins a clear and marketable freehold title, this fee must be redeemed and eliminated, either before or after completion. Under Land Registration Rule 2003, r.14, the seller oversees setting up the discharge and supplying evidence, usually using an e-DS1 form.

Good and Marketable Title 
The title of Arben Manor looks solid and marketable after reviewing the Land Registry title, supporting conveyances, and the seller’s TA6 form, subject to the following usual qualifications:
· Although it does not unnecessarily limit usage, the right-of-way across Rocky Road helps neighbouring land 
· Reasonable restrictions on residential usage are imposed by restrictive covenants, but they do not impose any extraordinary costs.
· As is common for shared private roads, the positive covenant to maintain Rocky Road is enforceable through compensation and not directly at law.
· Although there are statutory rights of access (sewer), they do not endanger regular enjoyment.
There have been no revealed negative entries, reports, or unregistered interests. The formal title document and the seller’s declarations match.

Recommendations
1. Proceed with the purchase, subject to Ms Jenkins’ approval of the designated covenants and easements.
2. Include a standard covenant for title in the transfer deed 
3. Obtain confirmation of the Rocky Road shared maintenance agreement in writing from the nearby owners.
4. Retain the TA6 as evidence of seller disclosure if there is a future disagreement over limits or covenants.
5. Verify completion of the local authority and drainage searches to make sure there are no new entries or notifications before exchange.

In conclusion, the registered title documentation and the seller’s TA6 are in accordance. There are no significant title flaws, adverse easements or covenants violations, and the land is held freehold. The land’s requirements are typical of a residential property and do not significantly reduce its usage or value.

In my opinion, Ms Jenkins may proceed with the purchase.
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Detailed calculation

This is a breakdown of how the total amount of tax was calculated.

Purchase price bands (£)

Up to 225,000

Above 225,000 and up to 400,000

Above 400,000 and up to 750,000

Above 750,000 and up to 1,500,000

Above 1,500,000

Percentage rate (%)  Amount (£)

0 225,000
6 175,000
75 339,000
10 0
12 0

Tax due (£)

0.00

10,500.00

25,425.00

0.00

0.00

Total tax due: £35,925.00




