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Part 1: Introduction
For homeowners about to move, conveyancing can be one of the most complicated parts of the moving process.
reallymoving.com understands the frustration felt by homeowners trying to get their heads round conveyancing and has
prepared this in-depth document to explain all you need to know to enjoy smooth and cost-effective conveyancing
undertaken by a reputable provider.
Conveyancing is the legal process of transferring ownership of a property from one party to another, but when it comes
to moving house it has a wider definition. Commonly referring to the whole body of legal-administrative work undertaken
to enable a house sale or purchase to be legally valid, it is undertaken by solicitors or specialist Licensed Conveyancers.
This document answers all the essential questions you may have about conveyancing, from how much it costs to how
long it will take. As well as a full breakdown of the conveyancing process it answers more in depth questions that can
help put your mind at rest. There’s also a comprehensive glossary that explains many of the more complex words used.
Other key information included:
•
•
•
•

How to ensure your conveyancing provider is reputable
How much you should expect to pay and how to be sure you aren’t being ripped off
When you should arrange for the keys to your new house to be picked up
Whether you can conduct DIY conveyancing and save money

Whether you’re a first-time mover or an experienced homeowner you’ll no doubt benefit from the up-to-date information
presented free in this document. Whether you’re buying, selling or remortgaging a house you’ll need to undertake
conveyancing, so why not read on and get the lowdown on one of the most misunderstood aspects of the moving
process?
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Part 2: Comprehensive conveyancing information
What is conveyancing?
Conveyancing is an umbrella term that refers to the legal and administrative work associated with transferring ownership
of a property from one party to another. It is undertaken principally by solicitors who receive instruction once an offer has
been made on a property and accepted by a second party. Following the successful offer, solicitors representing the
seller and buyer will exchange details and begin the conveyancing process.
Homeowners remortgaging their property will also need to a provider to complete the associated conveyancing process.

Who undertakes conveyancing?
Traditionally conveyancing is undertaken by solicitors acting on behalf of the buyer and seller. In recent years
‘conveyancers’ have become more popular – these specialists are licensed and regulated by the Council for Licensed
Conveyancers. Many conveyancers are solicitors who now choose to specialise in conveyancing only.
Homeowners are legally able to undertake conveyancing themselves but the process can be complicated, as well as
time consuming. Specialist legal knowledge may be required in more complex cases, such as on leasehold properties. In
addition mortgage lenders are invariably keen to protect their investments and will often insist on professional
conveyancing services, as will other parties who may not wish to risk the process falling through.
Incorrect conveyancing can also open you up to legal issues, for example over boundaries or planning permission.

Who needs conveyancing?
If you are buying, selling or remortgaging a house you will need to undertake conveyancing.

How much does conveyancing cost?
Conveyancing fees vary widely depending on the service used (solicitors, DIY conveyancing) and the price of the
property you are selling, buying or remortgaging.
Research shows that UK homeowners can expect to pay anything from between £250 to £1300 for conveyancing.

What’s included in a conveyancing quote?
Conveyancing quotes are made up of two distinct costs:

1. Basic fee
This covers the cost of the solicitor or conveyancer’s time and varies depending on the method used to calculate the
figure. Some solicitors charge by a fixed-fee, although this is becoming rare. Others charge on a per-hour basis which
should be avoided as the costs can mount quickly if there are any irregularities. The most common – and most costeffective option – is based on a sliding scale depending on the selling or buying price of the property concerned.
If you are selling a leasehold property your basic fee should be higher (between £40 and £250 more) as there is extra
paperwork involved. Your solicitor should ask you whether the property is freehold or leasehold – if they don’t, be wary.

2. Disbursements
Disbursements are costs incurred by the solicitor that are passed onto you. These should be similar across all
conveyancing quotes as they are fixed charges incurred during the conveyancing process. Here are the common
disbursements and the amount you should expect to pay:
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Buying a property
Bankruptcy search – [£2 - £4 per person taking out the mortgage] – your mortgage lender will need confirmation
you have not been declared bankrupt, and this check is a formality of the pre-completion searches (also known as
‘priority searches’)
Local authority searches – [£100 - £200] – the cost of these will vary depending on which Borough your property
resides in. Quotes that do not ask for your postcode will only give an approximate figure. These searches are
designed to protect you from council plans that may affect your property in the time after you’ve moved in.
Land registry office copies – [£4 - £8] – a pre-completion search to ensure the vendor owns the property you are
attempting to purchase
Environmental search – [£30 - £35 + VAT] – this checks for ground contamination in close proximity to the property.
If contamination is found you may be liable even thought you did not cause it.
Drainage search – [£30 - £40 + VAT] – this ensures the property is connected to fresh and foul water sewers. The
cost will vary between water companies but should not fall too far outside the range given above.
Chancel repair liability search – [£10 + VAT] – depending on where your property is located you may have to pay a
contribution to the upkeep of the local parish church.
Local searches – [£40 - £250 + VAT] – these are location-specific and depending where you live you may not have to
pay any. They check for the presence of coal mining, limestone mining, tin mining and similar activities. Quotations
are unlikely to include them but follow up with your provider as soon as possible. Each individual search should cost
around £40 - £70.
Telegraphic transfer fee – [£20 - £30 + VAT] – this fee is charged by your bank and covers the cost of sending the
money used to purchase the property to the seller’s conveyancing provider.
Land registration fee – [£40 - £700] – This is a fixed cost disbursement that depends on the cost of the property being
purchased. Conveyancing quotes should factor in the real cost of the land registration fee.
Below £50,000
£50,001 - £80,000
£80,000 - £100,000
£100,001 - £200,000
£200,001 - £500,000
£500,001 - £1,000,000
£1,000,001 +

£40
£60
£100
£150
£220
£420
£700

Stamp duty – [percentage of property price] – all buyers will pay stamp duty, otherwise known as ‘land tax,’ based
on the cost of the house they are purchasing. Conveyancing quotes should automatically calculate the stamp duty
payable.
Up to £125,000
£125,001 to £250,000
£250,001 to £500,000
£500,001 to £1,000,000
£1,000,001 to £1,999,999
£2,000,000 +

0%
1%
3%
4%
5%
7%
(as of June 2012)
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Selling a property
Land registry office copies - [£4-£8] – these confirm you are the legal owner of the property you wish to sell.
Telegraphic transfer fee – [£20 - £30 + VAT] – this charge will not apply if you have a mortgage of less than £60,000
to cash in as these can be redeemed using the free BACS bank transfer system.

How do I know if a conveyancing quote is legitimate?
Cash-strapped homeowners will inevitably look for the cheapest conveyancing quotes but in many cases this is a
double-edged sword. While it is possible to get a good price, quotes that fall outside the fee spectrum should be
regarded with suspicion.
Only professional and reputable solicitors and conveyancers should be approached.
Less than reputable conveyancing firms will try a number of tricks to get you to instruct them. They may invent
disbursements by taking tasks that should be covered under the basic fee, hiding them away until you’ve signed and
then upping the price considerably. Because of this the initial quote you receive will be very low, but you still end up
paying well over the odds.
This is why it’s important to get several quotes before you buy – the above trick fuels many of the ultra-low deals, so if
a price seems too good to be true it probably is.
Legitimate quotes will include both an itemised list of disbursements and will provide the small print for you to
read before you sign. Carefully check the small print to ensure there are no significant charges that will get tacked
on later down the line.

How long should conveyancing take?
The average house conveyancing process should take between eight and 12 weeks. Here is a breakdown of how it
takes place:
Instruction to exchange – 3.5 – 10 weeks

Stage 1
Your conveyancing provider will:
-

Contact the seller’s solicitor to obtain the contract pack

You will:
-

Have the offer on the property accepted
Have your mortgage approved
Arrange for a survey to be conducted. The Mortgage Lender may insist on their own surveyor-valuer, but you
should consider commissioning an independent survey

Stage 2
Your conveyancing provider will:
-

Request and obtain a copy of your mortgage offer
Carry out the necessary local authority searches

You will:
-

Arrange building insurance

Stage 3
Your conveyancing provider will:
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-

Analyse the contract pack, results of local authority searches and your mortgage offer and report back to you
with the important details
Discuss with you possible completion dates and negotiate one with your seller’s conveyancing provider

You will:
-

Tell your mortgage provider the most appropriate completion dates
Review the information presented to you, asking any questions if necessary
Sign the final contract and return it to your solicitor – be sure you want to before you do!

Stage 4
Your conveyancing provider will:
-

Inform the seller’s solicitor you wish to proceed with the contract exchange

You will:
-

Send the deposit to your conveyancing provider

Stage 5
Your conveyancing provider will:
-

Swap signed contracts with the seller’s conveyancing provider
Send the deposit payment to the seller’s conveyancer

Exchange to Completion
Stage 1
Your conveyancing provider will:
-

Prepare the completion statement and send this to you
Carry out priority searches

Stage 2
Your conveyancing provider will:
-

Prepare the transfer deed

You will:
-

Study, sign and return the transfer deed

Stage 3
Your conveyancing provider will:
-

Send the signed transfer deed to the seller’s conveyancing solicitor
Request finances from your mortgage lender

Stage 4
Your conveyancing provider will:
-

Transfer payment for the house (minus the deposit) to the seller’s conveyancer
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-

Receive title deeds, transfer deeds and proof of any outstanding mortgages have been redeemed

You will:
-

Collect the keys to your new house
Move into your new house

Stage 5
Your conveyancing provider will:
-

Send your transfer deed and any applicable stamp duty to the Stamping Office
Send documents to HM Land Registry to register your ownership of the property

Stage 6
Your conveyancing provider will:
-

Receive title deeds from HM Land Registry and send them to your mortgage lender if they have provided finance,
or you if you are a cash buyer
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Part 3: Frequently asked conveyancing questions
Where can I find a good conveyancing solicitor?
Finding a decent conveyancing solicitor can be difficult. In reality, it’s less about finding a good provider than finding a
provider and taking steps to ensure they are good.
After all, good conveyancing solicitors are worth their weight in gold. Take the extra effort to locate a professional and
experienced provider to ensure your conveyancing is conducted as swiftly and agreeably as possible. Unfortunately
there are some less-than-reputable providers out there, but with the right knowledge it’s easy to avoid them. Using
online searches to find reliable conveyancers can be a good option; make sure you phone them up after you receive
your quote and ask about customer testimonials, as well as requesting a full list of itemised disbursements.
Alternatively asking friends and family for a personal recommendation can also be a good choice.
Ensure all conveyancers you deal with are licensed by the Council for Licensed Conveyancers, and that all solicitors
are regulated by the appropriate authorities. Request information about their experiences with conveyancing, such as
how long they have been providing conveyancing services and which partners are most actively involved.

When should I contact a solicitor?
Conveyancing providers should be contacted as soon as possible. From your point of view, this is beneficial for two
reasons: it allows you to contact a number of providers until you find one you are happy with based on both cost and
experience. Secondly, it gives you a chance to acclimatise yourself with the conveyancing process and ensure you
are not worrying constantly that it won’t be completed on time.

What can I do if I feel my conveyancing solicitor is useless?
Homeowners instructing a solicitor are traditionally given a client care letter at the onset, which details the company’s
grievance procedure. If you feel like the matter can be resolved internally – or taken to the appropriate arbiter – then
you may wish to follow the instructions on the letter. If the problem is minor, a simple phone call to a senior partner
can be sufficient to resolve it entirely.
If things have gotten very out of hand and it’s time to move on, then you are well within your right to sack your
conveyancing provider. If you do so you will receive a bill for the time spent on your conveyancing so far. If you feel it
is unreasonable then query it and ask for a breakdown of costs. If you cannot reach an agreement on the total, you
may have to contact the Solicitors Regulation Authority (SRA) for support. In the case of licensed conveyancers you’ll
need to approach the Council for Licensed Conveyancers (CLC).
Don’t forget to inform your mortgage provider you have changed conveyancing provider – they can then reissue your
offer.

How much is the average property conveyancing fee?
The conveyancing fee is made up of the provider’s basic fee in addition to a list of itemised disbursements, which are
fixed costs incurred by the provider which are then passed onto you. Research shows that UK homeowners can
expect to pay between £250 and £1300 for a full conveyancing service. For more information, please see the above
comprehensive section on conveyancing fees.

Are online conveyancing providers reliable?
Online conveyancing providers can mean two things: real world conveyancing providers that also advertise and
promote their services online, and a new wave of specialised services that avoid the costs of a real-world presence
by exclusively providing conveyancing services online with communication undertaken by post and telephone.
In both cases there are reliable and unreliable firms, and conveyancing providers should not be judged on the
medium over which they sell their service. The truth is, many providers have moved to the online arena as it offers a

Reallymoving.com (C) 2010. All Rights Reserved.

low-cost way of reaching a large proportion of homeowners who require conveyancing services. For the homeowner,
online quotes provide a very easy and quick way to compare a wide range of providers.
There’s nothing wrong with buying from an online provider per se, but it’s important to perform basic checks to ensure
the reliability of the provider in question. These checks should be performed whichever provider is chosen: please
read above for full information on identifying whether a conveyancing provider is legitimate.

If I pull out of a sale do I still have to pay for conveyancing?
You can pull out of a sale at any time up to the exchange of contracts. However, you’ll always need to pay your
conveyancing provider for any services rendered up until this point. This will include part of the basic fee and the
disbursements based on fixed costs that have already been incurred during the process.

Are there instances where DIY conveyancing is not possible?
Yes, in many cases one or more parties involved will insist on professional representation. Purchasers with a
mortgage may find their mortgage provider will not provide finance unless assurances are made of a solicitor
handling all aspects of the conveyancing process. In many cases the same solicitor represents both the buyer and
the lender, in which case there may be preferential rates to be gained by the buyer. Considering the complicated
legal work involved, in addition to the time investment, there is little to be gained from DIY conveyancing in this regard.
Sellers planning on paying off an outstanding mortgage with the proceeds from their house sale will not have the
DS1/END1 forms necessary to remove the lender’s charge at HM Land Registry on completion. This is because the
lender will not issue this document until the mortgage has been paid in full. The purchaser’s solicitors must accept the
word of the seller’s solicitors that the mortgage will be repaid and this form provided in due course. This gentleman’s
contract is accepted because there are reputations at stake, and the seller’s solicitor’s risks being struck off should
they renege on the promise. In addition they will have adequate insurance to cover the buyer’s potential lawsuit.
With this in mind, it is highly unlikely the seller will be allowed to conduct their own conveyancing. Furthermore, the
legal subtleties and potential risks can make the prospect very unattractive. If it is possible to perform your own
conveyancing, you may still need to instruct a conveyancer to deal with the redemption aspect of the process.
In reality, any situation where the conveyancing process is or may become complex is not suited to DIY
conveyancing. Sales involving leasehold properties should not use DIY conveyancing.

Is there anything I should be doing while waiting for the conveyancing process to complete?
The homeowner has certain tasks during each stage of the conveyancing process. Please see above for a full
breakdown of your responsibilities. Outside of these, a lot of patience and optimism is needed as you wait for all tasks
to be completed. As stated, this can take between 8 and 12 weeks so it’s important you keep your mind on other
important things, such as booking a removals firm or packing your possessions.

When do I pick up my keys?
Picking up the keys to your new property is one of the last tasks in the conveyancing process. The estate agents will
only surrender them to you if they have received confirmation from the seller’s conveyancing provider that payment
has been made in full. If an estate agent has not been appointed, your seller will hand over the keys after being
advised to do so by their conveyancing provider.

I have been advised that I need a local conveyancing provider. Is this true?
It is not necessary to instruct a conveyancing provider local to your area, but you may do so if you wish. Many
reputable and experienced companies do not have client-facing premises (to cut down on overheads) and so all
correspondence is handled via phone, post and in some cases e-mail. This helps keep the cost down for you.
Conveyancing providers are located throughout the United Kingdom and most provide services to homeowners
spread in all areas of the country. Establishing their credentials is far more important than where they are based.

Does the conveyancing process differ for a remortgage?
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The process varies slightly in that there is not another party to deal with; other than the associated contacts involved
in the conveyancing process, such as HM Land Registry, your conveyancing provider will only have to deal with your
new mortgage lender. They will still have to complete some priority searches, for example Local Searches, even
those these will have been completed when the property was initially purchased.

What is the ‘interest rate’ in the Contract?
The interest rates provides a degree of compensation to one party if the other delays the transaction beyond the
agreed upon completion date. There are, however, legitimate reasons why a completion date can be put back. You
should seek advice from your conveyancer as to whether compensation can be sought if you find your moving date
altered at the behest of the other party.

I am looking to book my removals company. What time should I book them for on the
completion date?
Most contracts state the completion time as no later than 2pm, which means the funds must be transferred to the
seller by that time so that the seller is happy to provide vacant possession. Transferring the money to the seller’s
solicitor’s bank account can be delayed by bank problems or other issues (most transfers are undertaken by
telegraphic transfer). A significant chain can also prevent money getting to the right place at the right time. Answering
this question is therefore difficult, although there is a general agreement that removals firms should be booked for the
morning so that both parties can move into their new properties in the afternoon. This provides plenty of time for the
moving process.
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Part 4: Conveyancing glossary
Agreement – another word for contract.
Basic fee – the fee charged by the solicitor for their time and skills. This is most often calculated as a percentage of
house’s sale price, although can also be calculated as a fixed-fee or on a per-hour basis.
Breach of Contract – once contracts have been exchanged, if either party pulls out and does not complete the
conveyancing process they are in breach of contract and the non-defaulting party can legally seek reparations.
Boundaries – boundaries define the extent of the property in question and are usually marked with fencing, hedging
or walls. They can often be shown explicitly on the deeds plan but may not be.
Building insurance – once contracts have been exchanged, you will in most cases become responsible for the new
property’s building insurance. This must cover the cost of rebuilding the entire property if it is destroyed.
Caveat Emptor – this literally translates to ‘let the buyer beware,’ and means the buyer is responsible for finding out
the condition of a property using a surveyor
Chain – whereby the success of one purchase depends on the sale and purchase of another. Several ‘links’ in the
chain can make the conveyancing process particularly complicated.
Chattels – items of personal property left over at a house and included in the purchase price, such as furniture. These
are described on the Fixtures and Fittings Form.
Client care letter – solicitors will send a client care letter for you to sign and return. This is a formal contract and
should be read thoroughly. It will detail what services will be provided and a breakdown of the cost, in addition to the
solicitor’s complaints procedure.
Coal mining search – if the property is situated in a coal mining area this search will be conducted by the
conveyancer to find out if coal mining activities will affect the property in the future.
Completion date – the legal end of the conveyancing process, the point at which full payment has been made and the
title deeds transfer from one party to another. In everyday usage it refers to handing over keys and physically moving
into the new property.
Completion statement – a documented financial breakdown of the property purchase normally sent after exchange
but before completion. This important letter details the conveyancer’s full fees including disbursements and VAT.
Conservation area – if the property to be bought lies in a conservation area protected by a local authority, it may be
subject to exterior planning restrictions to preserve the look of the area.
Contract – a legal document that sets out all details regarding a property purchase including information on the
property itself, the buyer and the seller.
Conveyance – an archaic name for the legal document that officially confirms the sale or purchase of a property or
piece of land. Nowadays the transfer is conducted using a Transfer deed/document although in some cases a
conveyance may be used.
Conveyancing – the legal and administrative process of transferring property title from one party to another. This is
most often undertaken by solicitors or licensed specialists and is a necessity for most property sales taking place
within the United Kingdom.
Conveyancer – conveyancers are those who undertaken the conveyancing process. Traditionally they are solicitors,
but in recent years specialists have appeared who solely offering conveyancing, often at reduced prices. These may
be solicitors who have decided to specialise, or licensed and regulated firms that are not qualified as solicitors.
Council for Licensed Conveyancers (CLC) – the governing body that licenses and regulates conveyancers. You
should always ensure your conveyancer is a full member. See Law Society.
Covenant – obligations and restrictions, known as ‘positive’ and ‘negative’ covenants respectively, that can be
attached to a property. Obligations require you to maintain something within your boundaries whilst restrictions
prevents the construction of specific structures.
Deposit – a deposit is paid to the seller on exchange of contracts: this is normally 10% of the purchase price although
is negotiable subject to agreement from the seller.
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Disbursements – disbursements are fixed costs incurred by a conveyancing provider undertaking the conveyancing
process on your behalf, which are then passed on to you. Examples include local authority and bankruptcy searches.
DIY conveyancing – most people appoint a solicitor or conveyancer when buying or selling a property but some
choose to undertake the process themselves. This can be very risky in some cases, such as when dealing with
leasehold properties.
Drainage search – a check carried out during the conveyancing process that ensures a property is connected to both
fresh and foul water sewers.
Exchange of contracts – contracts are signed and the process becomes legally binding. Past this point neither buyer
nor seller can pull out of the transaction without possible legal consequences. Two identical copies of the contract are
signed and exchanged via post. The deposit is also paid to the seller.
Fixture and fittings form – provided by the seller’s conveyancing solicitor, this form sets out what parts of the property
are included in the sale and must be signed off by the buyer before purchase.
Freehold – a freehold property involves a permanent change in ownership of land or a building that is not timesensitive and will not revert to another owner unless a new sale is agreed. Compare with leasehold.
HM Land Registry – the government body that deals with ownership of property and land throughout England Wales,
but not Scotland and Northern Ireland.
Land registry office copies – the legally permissible document outlining who owns your property, held by HM Land
Registry. It is requested by your conveyancing provider during the conveyancing process.
The Law Society – the governing body
Leasehold – in contrast to a freehold property, a leasehold property is one where a party buys the right to occupy
land or a building for a given length of time, which may extend into hundreds of years. Compare with freehold.
Leasehold property information form – an alternative version of the Property Information Form (SPIF) that is used
when dealing with leasehold properties.
Local authority searches - these searches are conducted during the early stages of the conveyancing process and
are designed to protect you from council plans that may affect the state of your property once you’ve moved in. Note
that this only refers to things affecting the land up to the legal boundaries of your property: for a more comprehensive
check you’ll need to ask your solicitor to perform a ‘planning search,’ which will cost approximately £25 more.
Pre-completion searches – these are searches undertaken by your conveyancing provider before contracts are
exchanged. They check to see that you haven’t suddenly become bankrupt and that the property in question is legally
owned by the seller. Also known as priority searches.
Priority searches – see pre-completion searches.
Property Information Form – sellers are required to fill this form in and return it to their conveyancing provider. It asks
questions regarding boundaries, disputes, services, relationships with neighbours, legal rights, restrictions and other
important information. Failure to provide correct information is an offence; in cases where you’re unsure your solicitor
should be able to help.
Redemption settlement – this is the sum of money transferred to a lender if you decide to pay back your mortgage
early, consisting of the outstanding lump sum balance in addition to a penalty fee charged to cover the interest the
lender will subsequently lose out on.
Solicitor – the legal conveyancing process is traditionally undertaken by a solicitor who acts on your behalf once
instruction has been received. In this regard conveyancing is merely one of the services the solicitor offers. See
conveyancer.
Solicitor’s Regulation Authority (SRA) – the independent regulating body of the Law Society of England and Wales,
the SRA can be called upon to deal with disputes if you have received an unsatisfactory service from your solicitor.
Stamp duty – all buyers pay stamp duty based on the purchase price of the property in question. The money accrues
to HMRC. Please see above for information on how much stamp duty you will pay.
Title deeds – title deeds provide proof of ownership on a particular property. Mortgage lenders will hold onto title
deeds as they legally own the property until the mortgage is paid back. Once you have instructed a solicitor they will
arrange to obtain the title deeds from the lender, which may take up to 3 weeks.
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Transfer deed – a document that legally transfers your property into the name of the buyer. It must be signed by you
in the presence of a witness.
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