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Ai Declaration:
· I used Grammarly’s free automatic editor for spelling and grammar check
· I used ChatGPT for the structure of speaker notes – “Can you advise me on how to structure my speaker notes for a client interview?”

Research and Preparation Notes

Student Role: Trainee Solicitor – Diana Demeterova
Firm: Trinity Law
Clients: Alex Morgan and Owen Peters
Transaction: Joint purchase of freehold residential property
Property: 3-bedroom house valued at £375,000
Mortgage: £300,000 from Riches Building Society
Interview Date: Monday, 12th January 2026

In order to provide proper legal study, problem-spotting, and preparation for advising first-time buyers on a joint residential conveyancing transaction, these notes were created prior to the client interview. Additionally, these notes assist in delivering a clear, structured, and client-focused interview.

Overview of the Conveyancing Process.

1. Pre-Contract Stage

The solicitor for the buyer will get a draft contract pack from the seller’s solicitor upon acceptance of an offer. The draft contract itself, an official copy of the register of the title and a little plan demonstrating the seller’s legal ownership of the property, the Property Information Form (TA6), which offers crucial details about the property like boundaries, disputes and alterations, and the Fittings and Contents Form (TA10), which specifies what is included in or excluded from the sale are usually included in this pack. At this stage, the buyer’s solicitor will examine the title to make sure it is good and marketable, ask the seller’s solicitor any pre-contact questions, request relevant searches, and evaluate the mortgage offer while also representing the lender. It is crucial to remember that until contracts are exchanged, neither side is legally committed. (PreuveneersLLP, 2021).

2. Exchange of Contracts

Once all searches have been successfully returned, all unresolved questions with the seller have been addressed, and the terms of the mortgage offer have been met, contracts are exchanged. Both the buyer and the seller are now legally obligated to complete the transaction. When contracts are exchanged, the buyer often pays a deposit equal to 10% of the purchase price, at which point both parties are bound by the terms of the agreement. At this point, a specific completion date is decided upon, and the buyer takes the legal risk of the property, which means they are now in charge of insuring it going forward. (PreuveneersLLP, 2021). 

3. Completion 

Upon completion, the buyer’s solicitor uses the buyer’s money and the mortgage advance that the lender has granted to transfer the remaining purchase price to the seller’s solicitor. The buyer can legally take ownership of the property once the seller’s solicitor verifies that the money has been received. (PreuveneersLLP, 2021).

4. Post-Completion

Following completion, the Buyer’s Solicitor will deal with the post-completion requirements. This includes paying any Stamp Duty Land Tax (SDLT) owed on the purchase, registering the buyer as the property’s legal owner, and registering the lender’s mortgage at HM Land Registry. (PreuveneersLLP, 2021).

Joint Ownership of Property.

When two or more people buy property together, they have to decide how to divide the benefits and legal interest. (Galliardhomes, 2021).

1. Joint Tenants

In a joint tenancy, there are no separate or defined shares in the property; instead, the owners hold it collectively as a single legal unit. The right of survivorship, which implies that in the event of one owner’s death, their interest in the property immediately transfers to the remaining owner, regardless of the terms of any will, is the key feature of this type of ownership. A joint tenant is therefore unable to leave their portion of the property by will. For couples who have contributed equally financially and who want the property to pass to the surviving owner automatically, this ownership structure is frequently appropriate. (GOV.UK, 2025).

2. Tenants in Common

Under a tenancy in common, each owner has a separate share of the property, which may or may not be equal depending on their contributions. There is no right of survivorship, which means that in the event of one owner’s death, their share may be passed on to another person under a will instead of passing to the other owner automatically. A Declaration of Trust is frequently used to officially document each owner’s share of the property. 

This method is appropriate when the owners have made uneven contributions, wish to safeguard their own investments or have estate planning concerns. Before exchange contracts, clients must make informed decisions regarding the kind of ownership to choose. (GOV.UK, 2025). 

Mortgage, Deposit, and Financial Considerations

1. Mortgage 

Riches Building Society has made a mortgage offer to the clients, and the solicitor represents both the client and the lender to make sure the title is good and marketable, all lender requirements are met, and no risks are found in the searches or title. Shortly before completion, the mortgage funds are requested. (LexisNexis, 2025).

2. Deposit

The deposit is paid at contract exchange and is typically 10% of the purchase price. The deposit is held by the seller’s solicitor as a stakeholder, and it is usually lost if the buyer fails to complete the transaction after exchange. (Advice, 2025).

3. Legal Effect of Exchange

Both the buyer and the seller are legally obligated to finish the transaction when contracts are exchanged. The buyer could lose their deposit if either party does not finish, and the defaulting party may be liable for interest, losses or a breach of contract lawsuit. (Colton, A. 2024)

4. Completion Funds

The mortgage advance from the lender, the buyer’s contribution, legal fees, search expenses, Land Registry fees, and any potential Stamp Duty Land Tax are all included in the total amount needed at completion. To finalise the transaction, these payments are sent to the seller’s solicitor. (EllisandCo.co.uk, 2025).

5. Financial Risk and Additional Costs

Buyers should be aware of potential additional costs in addition to the purchase price. These could include Stamp Duty Land Tax (SDLT), Land Registry fees, interest or penalties for late completion, indemnity insurance (for instance, if planning or building regulations approval is missing), and any additional legal fees that might arise if delays or complications occur during the transaction. (GovernmentDigitalService, 2024).

Searches: Purpose, Relevance and Risk
1. Local Authority Search
Reveals:

Important details regarding the property may be found through a Local Authority search, such as the existence of building rules approvals and planning permissions, the status of road adoption, and any enforcement notices that may have an impact on the property. This search assists in locating any legal or regulatory problems with the transaction. (Dhamu, A. 2024b).

Relevance:

Particularly significant because there is no proof of approval for the conservatory.

Risks and Responses:

If issues are found, the buyer may not be able to go forward if the local authority takes enforcement action or if the mortgage lender raises concerns. Obtaining indemnity insurance, requesting retrospective consent, renegotiating the purchase price, or, in more serious circumstances, pulling out of the deal entirely are all possible solutions. (Dhamu, A. 2024b).

2. Drainage and Water Search

A drainage and water search confirms who oversees maintaining the drains, if the property is linked to mains water and sewage, and whether any public sewers are located inside or near the property limits. This is crucial because the existence of common drainage or public sewers may limit future construction projects and expose the owner to continuing maintenance or repair obligations. (LeviSolicitors, 2016).

3. Environmental Search

An environmental search determines if the property is impacted by problems like polluted ground, flood risk, or being close to landfills or other dangerous usage. Any negative discoveries might influence the property’s worth, the buyer’s capacity to get or keep a mortgage, future obligations for repair, and the need for research or preventative actions. (Jenkins, W. (2017).

4. Coal Mining Search

In some places, a coal mining search is relevant since it shows if the land has been impacted by previous, ongoing, or planned mining activities. This is crucial since mining activities might raise the possibility of ground instability or subsidence, and any negative results may require more research, professional examinations, or the use of indemnity insurance to safeguard the buyer and appease the lender. (GOV.UK,2025b).

Issue Identified: Conservatory Without Consent

The draft contract pack indicates that a conservatory has been established on the property; however, there is no evidence to suggest that the necessary planning permission or building regulations approval was secured. This presents a potential legal issue, as improper consent may lead to enforcement action by the local authority or concerns from the mortgage lender, which must be addressed before the transaction can proceed without risk. (Girlings.com, 2024).

Legal Risks:

The buyer faces several legal risks if there is no proof of planning permission or building regulations approval. These risks include the potential for local authorities to take enforcement action, concerns about the conservatory’s structural safety and compliance, and the possibility that the mortgage lender refuses to lend money until the problem is completely resolved. (solegal.co.uk, 2025).

Possible Solutions:

Depending on the circumstances and level of risk involved, there are a variety of approaches to resolve the lack of building regulations approval or planning permission. Obtaining indemnity insurance, which protects the lender and the buyer from loss caused by enforcement action, is a common solution. As an alternative, the seller could be required to apply for retrospective consent, although this cannot always be guaranteed and may result in delays. If the problem cannot be successfully resolved, the buyer may choose to back out of the deal or try to renegotiate the purchase price to reflect the risk. In residential conveyancing, this is quite a frequent problem that is usually fixable without stopping the purchase from moving forward. (Vooba, 2022).




Client Care and Interview Skills

Since the clients are first-time buyers, the conveyancing procedure may make them feel nervous or overwhelmed; therefore, providing excellent client service is crucial. In order to ensure that the clients feel informed and supported at every stage, this involves delivering clear and uncomplicated explanations, frequently evaluating the clients’ understanding, providing comfort and empathy throughout the interview, taking a structured and organised approach and actively encouraging the clients to ask questions. (Cilexregulation.org.uk, 2023).

Possible Client Questions

1. What happens if we separate?
a. How you hold the property will determine who owns it if you later split up. Unless otherwise specified, both own it as joint tenants. Each has a set portion as tenants in common, which makes splitting or selling easier. One could buy the other, you could agree to sell, or it might be settled in court or by negotiation. Future problems can be avoided by selecting the appropriate structure today. 

2. Can ownership be changed later?
a. Yes, after you purchase the property, ownership. For example, a Declaration of Trust can be established to document ownership shares, and joint tenants can be changed to tenants in common through a formal legal. Procedure. However, choosing the best ownership structure early on, prior to the exchange, is typically easier and more affordable.

3. What if the seller withdraws?
a. Even if it is irritating, the seller has the legal right to back out of the deal without facing any penalties up to the exchange of contracts. However, after contracts are exchanged, the seller is legally obligated to move on; if they don’t, you can be eligible for compensation and other legal remedies. This explains why contract exchange is such a crucial step in the procedure.

4. What if completion is delayed?
a. There may be financial consequences if completion delays occur after contracts have been exchanged. The person who caused the delay might be required to repay the other party for any losses or interest. For this reason, we don’t exchange contracts until we are certain that everything, including mortgage funding and finishing arrangements, is in place. 

5. How long will the process take?
a. A simple house purchase typically takes 8 to 12 weeks from offer acceptance to completion; however, this might vary based on things how soon searches are returned and whether problems occur. We’ll keep you informed at every stage of the procedure and promptly notify you if anything is likely to cause a delay.

In addition to establishing an understanding of the significance of providing first-time buyers with clear client care, these notes demonstrate careful preparation to offer advice on the conveyancing procedure, joint ownership options, mortgage and financial consequences, and the purpose and risks of property searches. When combined, they enable the delivery of a confident, clear, and client-focused interview.





























Client Interview Speaker notes
1. Opening the interview

“Good morning, Alex, good morning, Owen. My name is Diana, and I am a trainee solicitor at Trinity Law. Thank you for coming in today.”

“I understand this is your first time buying a home together, which is a really exciting milestone; however, it can also be stressful and feel like a big step, so today is about giving you clarity and confidence.”

“I would like to walk through the key parts of the process, which include:
· How the conveyancing procedure works from now until you get the keys.
· What different ways you can legally own a property together?
· How do the financial sides work, including deposits, mortgage funds, and other additional costs?
· And the searches that will be carried out.”

“I will be explaining everything in clear and straightforward terms, but please do feel free to stop me at any point if something isn’t clear or if you would like me to explain in more detail. This is your purchase, and it is important that you feel fully informed before deciding.”

2. Explaining the conveyancing process

“I will start by explaining the conveyancing process from where you are now through to getting the keys.”

“At the moment, although your offer has been accepted, nothing is legally binding. We have received the draft contract pack from the seller’s solicitor, which includes the title documents and the property information forms.”

“Our role at this stage is to review all of that carefully. We will check that the seller owns the property, there are no restrictions or rights affecting it, and that everything matches what you have been told. We will then raise enquiries, these are questions that we send to the seller’s solicitor to clarify anything that might be missing, misunderstood and potentially problematic.”

“At the same time, we will be carrying out the searches which I will be explaining in more detail shortly.”

“Once we are satisfied with everything, we will move to the exchange of contracts. This is the key legal moment because once contracts are exchanged, both you and the seller are legally committed to the transaction.”

“Completion will usually take place one to two weeks later. On completion day, the purchase money is transferred, you will receive the keys and become the legal owner. After that, we deal with post-completion work, which includes paying any Stamp Duty Land Tax and registering you as the new owner at HM Land Registry.”

3. Joint Ownership

“Since you are buying together, it is important to decide how you will own the property legally. There are two options, and I will explain them in simple terms.”

Joint Tenants:

“The first option is a joint tenant. Under this arrangement, you both own the whole property together with defined shares. A key feature is the right of survivorship, which means if one of you were to pass away, the property automatically passes to the surviving owner, regardless of what your will might say. This option is often chosen by couples who want everything to pass automatically between them.”

Tenants in Common:

“The second option is tenants in common. Here, you each own a specific share of the property. That share can be 50/50, or it can be unequal. For example, one of you is contributing a larger deposit. If one of you were to pass away, your share will pass according to your will rather than automatically to the other owner. This option can be particularly helpful when contributions are not equal or when you want more flexibility in estate planning.”

“There is no right or wrong choice. It all depends on your personal circumstances and how u want the property to be dealt with in the future. You don’t have to decide today, but it is something we must confirm before the exchange of contracts.”

“Before I move on, do you have any questions about those options?





4. Mortgage, Deposit and Financial Considerations

“I will not explain how the financial side works, as that’s often what first-time buyers find most stressful.”

Deposit:

“When we exchange contracts, you will usually have to pay a deposit of 10% of the purchase price. That deposit is held by the seller’s solicitor. However, if after the exchange, a buyer pulls out without a legal reason, that deposit is normally lost. This is why we only exchange one=c everything is fully in place, and you are completely comfortable.”

Mortgage:

“You already have a mortgage offer from the Riches Building Society, which is great. We act for both you and the lender, and the bank will only release the mortgage funds once they are satisfied that the property is legally sound.”

“The mortgage money is sent to us just before completion, and on the completion day, we combine the mortgage funds with your own contribution and transfer the full purchase price to the seller’s solicitor.

Legal Effect of Exchange:

“Once contracts are exchanged, the agreement becomes legally binding. If completion is delayed, there can be financial consequences such as interest or penalties. Again, this is why we make sure everything, including the mortgage offer, searches and enquiries are fully resolved before the exchange.”

Additional Costs:

“In addition to the purchase price, you should budget for legal fees, search fees, Land Registry fees, and possibly Stamp Duty Land Tax. There may also be additional costs if issues arise, such as indemnity insurance if paperwork for the conservatory is missing. This will be discussed before anything else is agreed.”






5. Searches

“I will now explain the searches we carry out and why they are important.”

Local Authority Search:

“Planning approval, building regulations, road adoption, and any enforcement actions are all revealed by this search. In your case, it is crucial since, although the seller has constructed a conservatory, there is no proof that it was approved by building or planning regulations.”

“We might have to think about a solution like indemnity insurance or further research if it fails to be solved.”

Drainage and Water Search:

“This search confirms who oversees maintaining the drains, if the property is linked to the main water and sewerage, and whether any public sewers run within or near the property boundaries. Public sewers have the potential to restrict future construction projects, which might have an impact on the buyer’s use of the property and the lender’s willingness to lend.”

Environmental Search:

“This search checks for environmental issues that might impact the property, such as contaminated ground, flood risk, or nearby landfills. These problems are important because they could reduce the value of the property, put the owners at risk of future liabilities, or influence the mortgage lender’s willingness to make a loan. Before the purchase can move further, more research or protective measures, such as insurance, would be necessary if any issues are found.”

Coal Mining Search:

“In some areas, we carry out a coal mining search to see whether there has been any coal mining activity in the past, present, or future that could have an impact on the property. This is important since mining operations raise the possibility of ground instability or subsidence, which might influence the property’s safety, value, and insurability as well as the mortgage lender’s desire to move forward.”

“If any search reveals an issue, we will discuss the risk with you and look at solutions such as further reports, insurance, or renegotiation.

6. Reassurance and Client Care

“I want to reassure you that most transactions follow this structure and that issues like missing paperwork for extensions are very common and usually resolvable. I understand that this is your first purchase and that the process can feel overwhelming.”

“It is our responsibility to help you at every stage and ensure that you are well informed before making any decisions.”

7. Closing the Interview

“Are there any questions you have at this point, or is there anything you would like me to clarify before we finish her?”

“We will request the searches, raise enquiries with the seller’s solicitor and continue to examine the contract pack. As things progress, I will keep you updated.”
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