
First-Time Buyer’s Guide

(Scotland): Step-by-Step from

Start to Keys in Hand

Buying your first home is exciting—but it can also feel a bit overwhelming. Here’s a 

simple guide to help you through each stage of the journey, from getting your 

documents in order, to moving in and managing your bills. As always, I’m here to guide 

you every step of the way

 Step 1: Get Your Documents Ready 

Before we can explore your mortgage options, I will need a few key documents. These help me 

understand your income, outgoings, and credit status. There’s no pressure we go at your pace:

ID – Passport or driving licence 

Proof of address – Recent utility bill or bank statement (within 3 months) 

Income – Last 3 months’ payslips (or 2 years’ tax returns if self-employed) 

Bank statements – Last 3 months showing your income and spending 

Credit commitments – Details of loans, credit cards, car finance etc. 

Proof of deposit – Bank savings or gifted deposit letter (if applicable) 



 Step 2: Speak to a Mortgage Advisor (That’s Me!)

Once you’ve got your documents and a rough idea of what you’re looking for, we’ll have a relaxed 

chat about: 

Your situation (income, job, credit, savings) 

How much you can borrow 

What your monthly payments might look like 

Current mortgage deals (fixed, tracker, etc.)

Deposit requirements - In Scotland, the property price is generally set by the valuation on the 

home report. However, a lot of the time buyers have to bid over the Home Report valuation to 

secure a property. This means you need to have leeway for a higher deposit if you have to bid 

over the valuation price. 

Example: If you have a 30k deposit and the Home Report valuation is 200k you might have to offer 

at 210K to secure the property. Then you need to find the additional 10K for the purchase price. If 

you have to take this from your deposit savings, you now only have £20K for your deposit!

  Step 3: Get a Mortgage Agreement in Principle/Decision in Principle (AIP/DIP) 

This is a “mini approval” from a lender based on basic checks. It helps you: 

Show estate agents you’re serious 

Know your borrowing limit 

Avoid wasting time on homes outside your budget 

An AIP/DIP is usually valid for 30–90 days and doesn’t commit you to anything. As your mortgage 

advisor, I apply for and acquire an AIP/DIP on your behalf, so that’s less work and less stress for 

you. I will need all the documents listed from Step 1 to ensure I am entering accurate information for 

your AIP/DIP. 

 An AIP/DIP is not a guarantee of a mortgage and a full mortgage offer would still be subject to an 

application, documentation submission, and full underwriting by the lender. 



  Step 4: Start House Hunting

You don’t need to wait until everything is perfect to look around—it’s good to get a feel for what’s 

out there! But do keep in mind: 

Location & budget – Look at areas you can afford based on your likely borrowing power. 

Speak to estate agents – Let them know you’re a first-time buyer; they’ll appreciate that. 

In Scotland, seller’s must provide a “Home Report” about the property to buyers. It contains: 

A single survey 

An energy report 

A property questionnaire (which has been completed by the seller) 

Viewing tips – Don’t be afraid to ask questions or take notes. 

 !!! BE CAREFUL ! ! ! 

Most estate agents follow the Estate Agents Code of Practice and the Mortgage Market Code of 

Conduct, which state that buyers must not be pressured into using any specific mortgage 

broker or solicitor. 

However, some estate agents—particularly when dealing with first-time buyers—are implying 

that you must use their in-house mortgage adviser or their chosen firm of solicitors to view a 

property or accept an offer. This is not true and is both misleading and inappropriate. 

Please be assured that you are under no obligation to use the estate agent’s broker or 

conveyancer. If you are ever told otherwise, you can confidently respond by saying that you 

already have a mortgage adviser acting for you and that you are aware of the Code of Practice 

rules estate agents must follow. 

If you feel uncomfortable at any point or face undue pressure from an estate agent, please let 

me know—I will be more than happy to contact them directly on your behalf. 

You have every right to work with professionals you trust and I am here to support you 

throughout the entire process. 



 Step 5: Appoint a Solicitor/Conveyancer

In Scotland, the formal offer on a property is submitted via a solicitor. You need to appoint your 

solicitor early in the process so you can be ready to make an offer when you’ve found a property. 

A closing date is when all interested parties must submit a formal offer to the selling solicitor, 

along with proposed timescales and any other information they want to share, such as their 

buying position.

The seller will then choose their preferred buyer – this may not always be the person who bid 

the most money! 

Following this, the seller’s solicitor issues a qualified acceptance letter, making the sale more 

secure.

 Step 6: The Mortgage Application Process

Once you’ve found a property and had an offer accepted, we’ll move forward with your full 

mortgage application. At this stage, I will also need: 

The property details and estate agent contact. 

Your solicitor’s information - I can also recommend solicitors and provide comparison quotes if 

needed.

Here’s what happens next: 

1.  Full application submitted. 

2.  Lender checks your documents. 

3.  Physical valuation booked or auto-valuation completed (the lender values the property to 

ensure it’s worth what you’re paying). 

4.  Underwriting – The lender assesses your loan request and reviews all documents and details 

specific to your situation. They may request additional documents or information at this time. 

5.  Mortgage offer issued – Once approved, your offer is sent to you and your solicitor. 

I will keep you updated throughout this process, so you’re never left wondering what’s going on.

Step 7: Exchange of Missives 

This involves your solicitors and the seller’s solicitors writing back and forth to negotiate on 

your respective conditions. These letters/emails are called the 'missives'. Once these 

conditions are agreed, your solicitor will keep in touch to check the conditions are on track to 

be met. 



Step 8: Conclusion of Missives and Completion 

A binding contract to purchase or sell is reached on acceptance of all points in the missive 

letters. This is called the “Conclusion of Missives”. When the missives are concluded, the sale 

becomes legally binding.  

You will also want to ensure you have buildings insurance and mortgage protection in place, 

effective at the conclusion of missives. I can help advise on options for both items if you wish. 

This protects your financial commitments if anything should happen to you or the property 

before the completion date and onwards. 

After conclusion of missives, the next goal is to arrange a completion date. This is the date that 

the lender pays your solicitor the mortgage loan, your solicitor pays the seller’s solicitor the 

purchase amount and you get the keys to your new property!

The completion date that is agreed can be affected by a number of factors such as the 

logistics of both parties moving house, or if you are in a property chain.

 Step 9: What to Expect When You Move In

Once you’ve got the keys (yay!), you’ll be responsible for: 

Mortgage payments – Paid monthly to your lender (we’ll go through how much and when). 

Council Tax – Paid to your local council. 

Utilities – Gas, electricity, and water bills 

Broadband & TV licence 

Buildings insurance – Should be arranged at exchange and this is often a requirement of the 

mortgage. 

Contents insurance – Optional but wise to have. 



  Extra Info! – Additional Costs Involved in the House Buying Process

There are other associated fees in the house buying process that you will need to keep in mind. 

Solicitor's fees will definitely come into play. The other fees will be variable according to the 

mortgage product and lender that you apply to. Make sure that you have considered your ability to 

pay these additional fees as part of the house buying process. 

These are:

Solicitor/Conveyancer fees: £1,000 - £2,500. The solicitors conduct all the searches, handle 

title deeds and transfer all monies (deposit/final loan) between the lender and seller's solicitor. 

Valuation fee: £0 - £500. This is the cost to a lender to assess the value of the property you 

want to buy to ensure it is sufficient financial security for the loan. 

Product fee: £0 - £2,000. This is an admin charge from the lender for providing your mortgage 

product. Product fees can usually be added to the total loan but then you pay interest on it. 

Property Survey: £500 - £1,500. This is the survey of the property that you want done on your 

behalf to make sure there aren't any structural or building defects. There are 3 different levels 

of survey depending on the depth of investigation you require. Here is a link to a consumer 

guide from the Royal Institute of Chartered Surveyors with more information on the types of 

surveys. 

Mortgage Advisor Fee: £0 - £1,000 depending on the advisor and product requirements of the 

client. This is the advisor fee for searching and recommending products for you, making an 

application, and liaising to successful offer and completion. 

Land and Buildings Transaction Tax (LBTT): The tax paid to the government for buying a 

property. The cost depends on the price of the property and whether you are a first time buyer 

or if you already own additional properties. Your solicitor will formally confirm what your LBTT 

obligation is. A general guide on LBTT is available here. The government website on LBTT is 

available here.

  Ongoing Support

Even after you receive your mortgage offer, I will still keep an eye on your lender’s rates before you 

complete and update you if I think there is a better rate available for you. In some cases, it could be 

beneficial to apply for a lower rate, but I will always go through the benefits and risks with you. 

After you’ve completed and moved in, I’m still here to help. I’ll check in before your initial mortgage 

deal ends to review your options and make sure you stay on the best rate.

https://www.rics.org/consumer-guides/house-surveys-uk-the-costs-types-and-benefits-of-an-rics-home-survey
https://www.rics.org/consumer-guides/house-surveys-uk-the-costs-types-and-benefits-of-an-rics-home-survey
https://www.moneysavingexpert.com/mortgages/stamp-duty/
https://revenue.scot/taxes/land-buildings-transaction-tax


Contact information

Need help or have questions? 

Make an appointment for a full discussion, or Whatsapp or email me for quick queries. No question is 

too small, and there’s no such thing as a silly one—I’m here to make this easy for you. Welcome to the 

property journey! 

Best wishes, 

Jamie Horsley 
Mortgage and Protection Advisor  

OSL Financial Services 

 

📱 Mobile: 07467 576419 

📧 Email: jamie@osl-fs.co.uk  

🌐 Website: Jamie Horsley - OSL Financial Services  

🔵 Facebook: Jamie Horsley | Business Facebook 

🌐 Linktree: Jamie Horsley - Linktree

 

OSL REGISTERED OFFICE ADDRESS 

11 Dinthill 

Telford

Shropshire

TF3 2DT 
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