PURCHASING
A PROPERTY

WHAT DO I NEED TO KNOW?
Purchasing a property is often the largest ﬁnancial transaction you will make. It
can be both an exciting and stressful time. Our experience of property
transactions is extensive, in the buying of both residential property and
commercial property.

WHAT ARE THE STEPS TO BUYING A PROPERTY?
1. Pay your Booking Deposit
Once you have decided to purchase a property, you should pay a booking
deposit to the estate agent. The amount of the booking deposit can vary and
depends on the purchase price of the property. A booking deposit is fully
refundable until such time as contracts for the property are signed by both you
and the seller of the property.
You should always ensure that you receive a receipt from the estate agent. The
estate agent will issue a Sales Advice notice to all parties involved, which
includes you, your solicitor, the seller and the seller’s solicitor.
2. Appoint a Solicitor
You will need to instruct a solicitor to act on your behalf in relation to your
purchase. Your solicitor will review contracts, title documents and planning
documents to the property.
3. Arranging your Loan Oﬀer
Once you have paid your booking deposit you should contact your Bank straight
away in order to arrange ﬁnance. This is not necessary if you are a cash buyer.
You will receive a Letter of Oﬀer setting out the details of the loan, the amount,
repayment term, interest rate, monthly repayments, conditions etc. The Loan
Pack comprising Mortgage Documentation will issue to your Solicitor.
When your solicitor has checked the Loan Pack and discussed key terms with
you, various documents are signed and completed to enable the Bank/Building
Society to proceed with your loan.

Tip: You should get loan approval in principle from your bank before you
start your property search. Loan approval in principle means that the
bank tells you how much they are prepared to lend you. It will give you an
indication of the amount they are willing to lend to you and what other
requirements they will have. It can help you to be practical and know the
price range you should be looking at.
4. Arranging your Life Cover/Life Insurance
All banks will require you (and your partner in the case of a joint mortgage) to
have Life Insurance in place when taking out a mortgage.
This is life cover in the event that either you (or your partner) dies before the
mortgage has been repaid. If you are taking out a mortgage on a commercial
property banks do not always require life cover, but this will depend on
individual circumstances.
5. Arranging Property Insurance
It is a requirement by all lending institutions to insure your property. Property
Insurance is also advisable even if you are a cash purchaser. Insurance should
cover damage to property such as damage from ﬁre, ﬂood, among other risks.
Household insurance is made up of two parts, namely building insurance and
contents insurance. There can be diﬀerences between policies in terms of what
they exclude and the extras included. When you buy insurance, it is essential to
read the policy details ﬁrst so you are aware of what your policy does and does
not cover.
6. Contracts Received
The seller's solicitor, on receipt of the Sales Advice Notice from the estate agent/
auctioneer, will issue the contracts to your solicitor. Included in these
documents are the title documents, planning documents and BER certiﬁcate.
You will meet with your solicitor at this point to go through matters in detail.
7. Instructing an Engineer/Surveyor
At this stage you should instruct an engineer to complete a structural survey of
the property. It is vital that you have the property surveyed. If a defect or major
defects are discovered in a property after you have signed contracts you will
have no recourse against the seller or the estate agent.

Tip: Your engineer will spot things that will not be obvious to you or me.
Your engineer should also check the map that you receive with the
property to ensure that the property you have agreed to buy corresponds
with what is on the map with the title documents. This survey is very
diﬀerent to the survey carried out by your bank and is signiﬁcantly more
detailed.
If there are any extensions to the property it is important that your engineer
also checks the extensions and the relevant planning documents. Your
engineer should also carry out a Planning Search in the Local Authority oﬃce to
ensure that the property that you are purchasing is fully compliant with
Planning Permission and Building Regulations.
You should also attend the local authority’s oﬃce yourself and investigate if
there are any developments planned for the area e.g. major roads, large
housing estates, dumps, etc.
Tip: If the property is in a poor condition, we would advise that you
should consult a builder on the cost involved in repairing the property as
you will need to take this into account in your budget.
8. Signing Contracts
When your solicitor is satisﬁed that all matters are in order with the contracts,
title documents and planning documents and you are satisﬁed with the
contents of your engineers report, you will attend your solicitor’s oﬃce to sign
contracts and pay the deposit. The deposit paid is 10% of the purchase price.
You can deduct this from any booking deposit that you have already paid to the
estate agent.
In relation to a new house you will be signing contracts and a building
agreement. The building agreement is an agreement between you and the
builder where the builder agrees to build the property as per the plans and
speciﬁcation attached to the agreement. It is therefore necessary that you go
through this in detail as your solicitor will not be aware of what has been
verbally agreed between you and your builder and you need to ensure that
everything is included in your building agreement. Your solicitor returns the
contracts and building agreements, in duplicate signed by you, together with
the deposit to the seller’s solicitor.

At this stage in the process you should also be signing your mortgage
documents which your solicitor will return to your bank.
Tip: We would always advise, particularly when you are purchasing a
family home, that before signing the contracts you should drive by the
property late in the evening or at the weekends to get familiar with the
neighbourhood as you will learn a lot.
9. Exchange of Contracts
The seller's solicitor returns one copy of the contract to your solicitor. The
building agreement is also returned in the case of a new house. This creates a
binding agreement between you and the seller to complete the sale.
10. Closing
Once all the questions have been answered about the property to the
satisfaction of both you and your solicitor all matters are deemed to be dealt
with. A closing date and time is ﬁnalised which both parties are agreeable to. It
is important at this stage that you contact your bank and ensure that everything
is in order to draw down your funds.
In the case of a new house, things are a little diﬀerent. The building agreement
sets out that the house will be completed within a particular time scale. When
the house is completed the builder sends a completion notice which sets out
that the property is ready.
On receipt of this you should instruct your engineer to complete a "snag list" of
the house. Your engineer will inspect the property and do up a list of unﬁnished
works that need to be completed by the builder. You should add to this list any
items that have not been completed to your satisfaction. This list is given to the
site foreman. The foreman should contact you when this list is completed. You
should make sure that all items on the list have been completed to your
satisfaction.

11 Closing of the Purchase and Receiving the Keys
The completion of your purchase takes place at the seller's solicitor’s oﬃces.
Your solicitor attends and closes the sale on your behalf. Once your solicitor is
happy that all title documents have been signed, your solicitor hands over the
purchase money and receives the keys.
Tip: We would always advise where possible that you visit the property
prior to the closing to make sure that all contents have been removed
from the property and the contents included in the purchase price are
still on the property.
12 Finalising Matters
After the sale is completed your solicitor will contact you and ask you to sign the
purchase deed. This is an important title document which transfers the title of
the property into your name. You must sign as soon as possible as there is a
strict time limit for the payment of stamp duty to the Revenue Commissioners.
When you have signed, your solicitor will stamp the deed and then send the
deed and your mortgage document to the Land Registry so that the property
can be registered in your name.
The period of time required for registration to be completed can vary. Don’t be
alarmed if registration takes a long time. It doesn’t aﬀect your ownership of the
property and doesn’t stop you selling the property before registration is
complete.
When registration is completed you will receive a Folio (title document) which
shows you as registered owner of the property.
The mortgage will also be registered on the Folio. If you have obtained a
mortgage with a bank your title deeds are then sent to your bank. Your bank will
hold onto the deeds until such time as the mortgage is paid in full.

HOW DO I KNOW IF I HAVE TO PAY STAMP DUTY
Stamp duty is a tax charged on the documents that transfer the ownership of
property from one person to another. It is paid by the purchaser or receiver of
the property. Stamp duty is an additional expense that must be taken into
account when buying a property. The level of stamp duty that you pay depends
on the following:
•
•
•

Whether the property is residential or non-residential
The value of the property that you are purchasing
Your status e.g. ﬁrst time buyer, owner occupier, investor.

7.5%
The stamp duty is paid to the Revenue Commissioners, who acknowledge
receipt of the duty in writing. Without this receipt, your deeds cannot be
registered.

WHAT IS A BER CERTIFICATE?
A Building Energy Rating (BER) Certiﬁcate is a rating of the overall energy
eﬃciency of a property. The rating is on scale of A to G, with A1 being the most
energy eﬃcient and G being the least energy eﬃcient. A BER Certiﬁcate enables
a purchaser to understand the overall energy eﬃciency of a building that they
are purchasing.

WHAT ARE THE COSTS INVOLVED IN
PURCHASING A PROPERTY?
Stamp Duty

The amount payable will depend on the type of
property, the value and your status.

Solicitors Fees

You should obtain a quote from your solicitor.

Surveyors Fees

The engineer/surveyor will complete a report
on the condition of the property and will check
the maps to the property.

Search Fees

Will vary depending on the title and extent of
the enquiries to be made.

Registration Fee

The costs associated with registering the title,
either with the Registry of Deeds or the Land
Registry

Insurance

It is essential that adequate insurance be put
in place covering the structure of the property
when the auction is over.

Life Cover

Your lending institution will also insist that
mortgage protection insurance be taken out.
This ensures that if the borrower dies that the
proceeds of the mortgage protection
insurance will pay oﬀ the remainder of the
mortgage.

VAT
(may not apply to
the property you
are purchasing )

Vat may be payable. You will need to discuss
this in further detail with your
solicitor/accountant.

(This should be completed and given to your solicitor when you meet to discuss
the property that you are purchasing)

Booking Deposit paid

CHECK LIST
Use the check list below to help you prepare for your meeting with us about
purchasing a property.
Have your passport/driving licence and an up to date utility bill to conﬁrm
your identity. Solicitors are required to keep copies of these documents for
all new clients
Proof of your PPS number (your PPS number is required by the Revenue
Commissioners in relation to stamping your deed)
Prepare a budget to ensure you are aware of all the costs involved in your
purchase
Has your engineer/surveyor completed a structural report of the property?
Has you engineer/surveyor checked the map of the property
Attend the local authorities’ oﬃce and investigate if there are any
developments planned for the area e.g. major roads, large housing
estates, dumps, etc?
Have you contacted your bank and arranged a mortgage, (if necessary)?
Have you arranged life cover?
Have you arranged household insurance?
Now that you are in the process of purchasing a property you should also
consider making a Will or updating your Will. Download our Guide to Making
your Will at www.bmsolicitors.ie/wills/guide-to-writing-your-will/

If you require further information about purchasing a property, please contact:

64 O’Connell St., Limerick
Tel: 061 599033 | Email: info@bmsolicitors.ie | www.bmsolicitors.ie
Disclaimer The contents of this guide are for general information purposes only and do not constitute legal
advice. No liability whatsoever is accepted by Browne & Murphy Solicitors for taking action or refraining from
taking action on reliance on the information contained in this guide.

