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about living:room

Welcome to living:room — helping you identify the potential to add space and value to your home.

Whether you are buying, selling or extending, the living:room property report can help you to assess
your options in a changing market and make informed decisions about the issues that affect your home.

The report identifies how much extra space could be added to your home, either with or without planning
permission , based on current planning guidelines and assesses building costs, market values and cost
comparisons.

Understanding the potential to add space and value to your home can help in any of the following ways:

Buying a Home:

Looking for your dream home? Discover if your chosen property has the potential to add space and value,
adapt to changes in your lifestyle and weather the market.

Selling a Home:

Moving on up? Highlight the unexplored potential of your home to potential buyers and widen its appeal to
buyers for a quicker sale and a better price.

Extending a Home:

Love where you live but need more space? Assess the options for improving your home, its potential to add
space to meet your individual needs and make the most of your existing investment.

For more information on the challenges and opportunities of buying, selling and extending your home in the
current market, go to www.livingroom ie.

This is a ‘first steps’ service helping you assess your options before committing to change - the first of its
kind in Ireland, and has been developed specifically to meet the needs of homeowners and buyers. The
report includes indicative plans and sketch drawings to help you visualise how the additional space could
work for your home. Each report is prepared by a qualified Architect, drawing on over 15 years experience,
including 9 years working with the Irish planning system.

Our Customer Service Guarantee:

Customer service is our priority - our reports are prepared within 5 - 10 days of visiting your home or
property, depending on the type of report requested, allowing you to respond quickly to the market.
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about the report

What is the property report?

This report is an assessment of the potential to add space and add value to your home, or a home that you
wish to buy, based on current planning guidelines.

For the purpose of our report, we would define ‘potential’ as the opportunity to extend your home, add
space or construct additional buildings that could add space and increase its long-term value.

What does it do?

We often see and hear properties described as having ‘potential’ — our report identifies how much extra
floor area could be added to your home, either with or without planning permission, and where that extra
space can go. We also provide an assessment of building costs, market values and cost comparisons.

How does it do it?

First of all, we visit the property in question to assess your requirements, carry out a visual assessment and
check dimensions.

Then, we carry out a planning search to look for applications for changes to similar properties in the same
area and identify any problems that might restrict the potential of your home.

Did you know that it is possible to add up to 40m2 (430 square feet) to your home without applying for
planning permission, subject to certain conditions? This is known as Exempt Development - we use the
Exempt Development conditions and those for full Planning Permission to establish the amount of extra
space that could be added to your home under each option.

This information is translated into 3-D sketch drawings of your home to give an immediate impression of
what the extra space would look like with and without planning permission. These are not detailed planning
drawings and are for visualisation purposes only.

Finally, we provide an assessment of building costs, market values and cost comparisons.

Results

Our findings are broken down into 4 sections:

Property The house as existing and its local area;

Planning General and residential planning issues as relate to exempt development and a fullplanning
application;

Potential ~ The additional space that could be achieved, either with or without an application for
planning permission;

Project An assessment of cost and value.

You'll find a summary of these at the beginning of the report, followed by more detailed information in the
individual sections.
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report summary

In carrying out our assessment of your property we have focussed on the following areas:

Potential to Add Space
Potential to Add Value
Cost Effectiveness of realising Potential ~ (as compared to other available options)

Add Space:

We would assess the Potential to Add Space to this property to be as follows:

Planning Option Additional Area Space Potential More Info:
(m?)

Without Planning Go to Pages 12 - 13

With Planning Go to Pages 14 - 17

Explanation of Space Potential:
Poor:  No potential to add space or not enough space to form habitable rooms

Fair:  Ability to add space to form habitable rooms
Good: Ability to add space to form those habitable rooms that would elevate property to next level within local market.

Add Value:

We would assess the Potential to Add Value to be as follows:

Planning Option Approx. Value Value Potential More Info:
(O

Without Planning Short-term Go to Page 17

With Planning Short-term Go to Page 17

Explanation of Value Potential:

Short-term: Potential to add value within 1 - 2 years
Medium-term: Potential to add value within 2 - 5 years
Long-term: Potential to add value within 5+ years

* Based on current market.
Cost Effectiveness:

We would assess the Cost Effectiveness of realising the Potential to be as follows:

Planning Option Cost Savings Cost Effectiveness More Info:
(€)

Without Planning Go to Page 18 - 19

With Planning -

Explanation of Cost Effectiveness:

Poor:  No cost saving in extending as compared to other available options
Fair: A moderate cost saving in extending as compared to other available options
Good: A significant cost saving in extending as compared to other available options.
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PROPERTY: about the neighbourhood

Location

Carlow Town is located on the River Barrow, a bustling market centre
and has a population of approx. 20,700 (2006). It is located approx.
84km from Dublin.

The Millrace development is 3-4 years old and located on the
boundary of the Carlow Town Development Plan and the Carlow
Town Environs Local Area Plan, the boundary falling to the South of
the development along the line of the millrace itself. The lands are
Zoned Objective E - ‘To protect, improve and provide for residential
development and amenity.’

The property has an open outlook to a green area located alongside
the millrace. It is a designated Public Open Space for the
development and forms part of the conditions of the planning
application for the original development.

The lands located across the millrace on this boundary are Town
Council lands falling within the Carlow Environs LAP - these lands
are Zoned Residential and are not developed at this time.

Transport

Carlow Town lies on the main railway line between Dublin and Waterford, with a commute time of approx. 1
hour. The train station is located within a 10 minute drive of the Millrace development.

Ordnance Survey Map

The OS Map below indicates the physical boundaries of the property (outlined in red) and its proximity to
neighbouring properties - the distance to the side and rear boundaries of the property are relevant to
calculating what can be achieved under Exempt Development guidelines (extending without making a
planning application) and the distance to neighbouring properties is relevant to residential amenity under a
full planning application.
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PROPERTY: about the house |

Existing 99m?
Floor Area

Rear Garden 130m?2
Development Pg. 12-16
Potential

Garden

Rear View of House (Not To Scale)

Front Garden
& Drive
(Off-street Parking)

Site Plan  (Not To Scale)

© living:room 2008 - 2009. All rights reserved.

3/4 year old development of approx. Xno. units.
Located in giet cul-de-sac with local access only -
no through traffic.

SW orientation - house overlooks open amenity
area.

Full 2 storey structure with single storey bay win-
dow to front.

Living room to front
Kitchen diner to rear

2 double bedrooms (1 with en-suite shower)
1 single bedroom

Family bathroom and en-suite shower at first floor,
Accessible WC at ground floor

To red line boundary as indicated on site plan and
OS map

Gross internal floor area - ground and first floor

Laid to grass with timber fence and concrete post
boundary treatment

Parking currently provided for 1no. car.
Front garden laid to grass.

Timber frame with masonry / rendered external
leaf and hipped roof with tiled finish
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View of Front

Kitchen

wC

Living

Hall

Ground Floor Plan (Not to Scale)

© living:room 2008 - 2009. All rights reserved.

PROPERTY: about the house Il

View of Rear

Ground Floor Area

(m?)
Living Room 20.0
Family Kitchen 34.5
Utility Room 2.8
wcC 2.0
Storage 15

Total (excl. porch)

72.0

Ground Floor Area

(m?)
Living Room 20.0
Family Kitchen 34.5
Utility Room 2.8
WC 2.0
Storage 1.5

72.0

Total (excl. porch)

Bath
Bed 2
HP
Landing
En-s
Bed 1
Bed 3

First Floor Plan (Not to Scale)
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PLANNING: context

The Local Authority

Carlow Local Authorities,
Planning Department,
County Buildings,

Athy Road,

Carlow Town

Office Hours : 9.00am to 4.30pm. Monday to Friday (excluding public holidays).

Email : secretar@carlowcoco.ie

Tel: 059 917 0300

Planning Policy

The Carlow Town Development Plan 2003—2009, is the current document establishing the local policy for
sustainable development and proper planning in the area. The review process for the new Development
Plan began in 2007 and the public consultation process for the draft plan is currently ongoing.

Design Standards

Appendix One of the Town Plan - ‘Residential Developments - Layout and Design Guidelines’ gives the
qualitative and quantitative standards for residential design and makes the following comments on
preserving residential amenity:

‘In residential areas whose character is established by their density or architectural form, a
balance has to be struck between the reasonable protection of the amenities and privacy of
adjoining dwellings, the protection of established character and the need to provide
residential infill. The design approach should be based on a recognition of the need to
protect the amenities of directly adjoining neighbours and the general character of the area
and its amenities i.e. views, architectural quality, civic design etc.’

For more information on Residential Amenity, go to Page 11.

Planning History

A copy of the planning decision for the Millrace housing development is not available from Carlow County
Council Planning Department at this time.

It would be advisable to seek further clarification from the Planning Department, prior to proceeding with
any work, to establish if there is a clause prohibiting Exempt Development, as this condition has been im-
posed by some local authorities on new housing developments, depending on density.

The original developer has recently gained permission from the Planning Dept. to build a further phase as
part of the Millrace development - the Grant of Permission for the later phase does not impose any restric-
tive conditions relating to Exempt Development.
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PLANNING: general issues

When considering a proposal for new development of any kind, the planning department will be looking at a
number of established planning criteria as outlined in the Development Plan and other relevant planning
legislation.

The primary issues are outlined and explained below.

Planning Issue

Zoning

Applicable?

Zoned Objective E - ‘To protect , improve and provide for
residential development and amenity’.

Where extending an existing house there are unlikely to be Zoning issues,
unless original house is illegal development.

Roads

Development Plan indicates Roads Objectives for lands within local au-
thority boundary.

Routing of Services

Locations of services could affect size and location of proposed extension.

Rights of Way / Wayleaves

These may render parts of a site unsuitable for building which in turn af-
fects size and location of extension.

Architectural Conservation
Area

This means that it is part of an environment that is attractive in the ar-
rangement of its buildings and open spaces and that special care will be
taken by the local authority to protect it, when considering changes in this
location.

Exempt Development

Up to 40m2 can be added to a residential property without planning permis-
sion, subject to specific criteria.

Declaration of Exemption
(Section 5)

An application can be made to the local authority to confirm Exempt Status
of proposed extension carried out under specific criteria, as above.

Protected Structure
(or Proposed)

Development Plan lists all protected structures located within local author-
ity boundary.

Strategic Development Zone

The Government may designate a site or sites for the making of a strate-
gic development zone and specify the types of development for that zone.

Appeal Pending?

A new application for planning permission will not be considered if there is
an existing application for the same property which has not yet been de-
cided.

Part V Social & Affordable
Housing

Works to an existing house are exempt from the requirements of Part V,
which requires that a % of new housing development be allocated for So-
cial and Affordable use.

Retention required?

If a property or part of a property was constructed without the proper con-
sents, it is unauthorised development and planning permission may be
required to retain the existing structure.

Local Area Plan

A Local Area Plan sets out the strategy for the proper planning and sus-
tainable development of a specific area within a local authority and for a
timescale as specified by the authority.

Special Amenity Area

A planning authority may make a Special Amenity Area Order (SAAQO)
declaring a specified area to be of special amenity by reason of its out-
standing beauty, special recreational value or the need for nature conser-
vation.

© living:room 2008 - 2009. All rights reserved.
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PLANNING: without permission

In the case of Exempt Development (carrying out work without the need for a formal planning permission
application), the requirements of Residential Amenity have been distilled into a series of guidelines and
parameters and compliance with these is deemed to be in accordance with proper planning and sustainable
development.

The key parameters are outlined in the table below and those relevant to this property are highlighted.

Description of Work Exempt? Conditions

Extension to rear of house -
single storey

Up to 40m? (440ft?) -
with restrictions

Extension to rear of house - Up to 12m2 (135ft?) -

2 storey with restrictions
Demolition of existing extension or Yes Doesn't apply to an existing house
outbuildings

Conversion of garage to side or rear for use Subject to max. area above with restrictions

as part of house

Building a garage to side or rear of house Not in front of building line - with restrictions

Yes
Yes
Building a porch to the front of house _ Up to 2m? (22ft?) - with restrictions

Alterations to Protected Structure No Planning permission required
Building walls, fences or adding gates to an Yes Up to height of 1.8m - with restrictions
existing entrance

Building a new or widening an existing No Planning permission required
entrance

Internal alterations Don't affect use of house

External painting, maintenance & repairs Don’t change the fundamental appearance of house

Boiler house, chimney for central heating system or oil tank up to
3,500I capacity

Chimney or boiler house

Paths, ponds & patios Also includes car parking, hard landscaping, not more that 1m
above or below ground level and providing no more than 2no. car

parking spaces to front or side of property

TV Aerial /Satellite Dish Yes TV or radio aerials not to exceed 6m in height above roof.
Satellite dishes up to 1m located to side or rear, below top of roof.
Satellite dish to front of property will require planning permission.

Storage of Caravan or Boat Yes 1no. caravan, 1no. campervan or 1no. boat can be stored in gar-
den for up to 9 months of the year as long as it is not inhabited
and is not used for business purposes.

Signs / Advertisements Yes Ordinary domestic signs (house name, number, ‘beware of the
dog’ etc.) up to 0.3m2 are exempt.

Sales or letting signs are permissible up to 0.6m? - only 1no. per
property and this must be removed within 7 days of sale or letting.

For further information see:

Leaflet PL5 — Doing Work Around the House - The Planning Issues
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PLANNING: with permission

Where the proposed changes do not meet the Exempt Development requirements, an application for
planning permission will be required. A planning application will outline the existing property and the
proposed changes. The planning issues to be addressed in the application and the design process are
those which protect residential amenity - the ability to enjoy your home.

The key issues are outlined in the table below and those relevant to this property are highlighted.

Residenital Amenity Development Plan Comment
Standards

Location Outer Suburban Edge of town Greenfield development - not adjacent to existing
infrastructure and public transport network.

Density - Plot Ratio Density refers to how much development a particular plot of land
is capable of accommodating - this is usually calculated as a ratio
of the site area.

Site Coverage refers to how much of the available land can be
built upon - this is usually calculated as a % of the site area.
Carlow Town Development Plan defers to the standards laid out in
‘Residential Design Guidelines for Local Authorities’ (1999), which
weighs site capacity against the other quantitative and qualitative
measures below.

Density - Site Coverage

Building Line Building Line refers to the front face of the property & its distance
from the footpath or street.

Generally, proposed changes in existing built environments are
required to observe the existing building line. although there may

be scope for more flexibility when creating new built environments.

Building Height No. of storeys - new proposals should respect the height of the

existing building and that of neighbouring properties.

Size, Massing, Scale Proposed changes to an existing property should not overwhelm
either the existing property or the neighbouring ones. It should be

respectful and proportionate to the existing context.

Privacy / Overlooking In planning terms the issue of overlooking is determined by the
distance between opposing first floor windows , particularly at
the rear of a property.

Generally, this standard applies to 2-storey development with in-
creased distances imposed for 3-storey development or higher.
The standards may be relaxed where appropriate measures have

been taken to ensure privacy.

Overshadowing Overshadowing is the undue loss of light to a property and is
generally only a problem with buildings of significant height or
where new buildings are located very close to existing ones.

Public Open Space 15% (Greenfield) In new developments, a certain amount of space must be set

10% (Other) aside for use as an amenity space by the residents and to improve
the quality of the overall environment.

Private Open Space Each house must have an adequate sized private garden.

Car Parking & Roads Standards  [1.5 - 2 spaces per ho use |lssues to be considered include pedestrian safety and proximity to
alternative modes of transport.

Internal Space Standards Carlow Town Development Plan defers to standards laid down in
‘Guidelines on Residential Developments in Urban Renewal Des-
ignated Tax Incentive Areas’ (Department of the Environment

1995)

© living:room 2008 - 2009. All rights reserved. R egistered Business No. 364121



POTENTIAL: without planning permission |

New 131m2
Floor Area

Additional 32m2

Space

Development Good
Potential

Garden

Bed 4

. . . Ens Bed 2
Rear View of House with Potential Extension (Not To Scale)

Part single, part 2-storey extension to rear, includ-
ing bay window to side of extension.

Living room to front
Enlarged Family-style Kitchen to rear

3 double bedrooms (3 with en-suite facilities)
1 single bedroom

Family ‘Jack and Jill' style bathroom and en-suite
shower at first floor,
Accessible WC retained at ground floor

As previously

Gross internal floor area - ground and first floor

Potential to provide new patio area adjoining family
kitchen & maximise link to garden

Front Garden
& Drive
(Off-street parking)

Front garden could be landscaped to provide park-
ing for 2no. cars, subject to access.

Timber frame with masonry / rendered external
leaf and hipped roof with tiled finish.

Flat roof over single storey part of living area and
bay window.

Hipped tiled roof over 2-storey extension to match
existing.

Double-glazed enclosure to form entrance porch.

Site Plan  (Not To Scale)
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POTENTIAL: without planning permission Il

Benefits of Potential Additional Space:

Additional living space at ground floor level;

Family-style kitchen to maximise connection with garden;

New utility room;

New storage room;

New front porch - opportunity to improve thermal performance under new BER ratings;

New master bedroom with en-suite shower at first floor level;

Existing en-suite converted to ‘Jack and Jill’ style bathroom, providing both family bathroom and en-
suite facilities for both adjoining double bedrooms.

Further Opportunities:
Hard landscaping to front garden could provide parking for 2no. cars (subject to access);

A new 'Velux’ style window could be provided at rear of roof to give natural light and ventilation to
new bathroom.

Ground Floor Area
(m2)
Living Room 20.0
Eﬁéﬂlgl Family Kitchen 345 Bed 4

Utility Room 2.8
wC 2.0
Storage 15
Porch 1.7
Total (excl. porch)

Utility e Bed 2
First Floor

Store Bed 1 11.4 Landing
Bed 2 10.9

wce Bed 3 6.5 o
Bed 4 (Incl. en-suite) 15.6 Bath
En-suite 25
Bathroom 4.75

Bed 1
Hall Bed 3
Porch
Ground Floor Plan (Not To Scale) First Floor Plan (Not To Scale)
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POTENTIAL: with planning permission |

New 161m2
Floor Area

Additional 62m2

Space

Development Good
Potential

Garden 2

Garden 1

Rear View of House with Potential Extension (Not To Scale)

Part single, part 2-storey extension to rear

Living room to front increased
Enlarged Family-style Kitchen to rear
Multi-purpose additional room to rear

3 double bedrooms (3 with en-suite facilities)

1 single bedroom

Multi-purpose additional room to rear (with poten-
tial en-suite)

Family ‘Jack and Jill' style bathroom and en-suite
shower at first floor,

Accessible WC moved to rear - potential to double
as wet room en-suite.

As previously

Gross internal floor area - ground and first floor

Garden area divided into ‘rooms’ with potential for
different uses / treatment.

Front Garden
& Drive
(Off-street Parking)

Front garden could be landscaped to provide park-
ing for 2no. cars, subject to access.

New construction to match existing.
Flat roof to single storey part of living room.
Glazed enclosure to form front parch.

Site Plan  (Not To Scale)
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Floor Plans
WC
Living /
Bed 5
Utility
Garden 1
Family
kitchen
St
St
Living

Porch

Ground Floor Plan (Not to Scale)
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POTENTIAL: with planning permission Il

Ground Floor Area
(m2)
Living 21.0
Family Kitchen 41.7
Bed 5/ Play 11.7
Utility 21
wcC 2.0
Storage 2.0
Porch 1.7
Total 100.0
(excl. porch)
First Floor Area
(m2)
Bed 1 11.4
Bed 2 10.9
Bed 3 6.5
Bed 4 17.3
(Incl. en-suite)
En-suite 2.5
Bathroom 4.75

Total

61.0

Garden 1
Bed 4
En-s
Bed 2
Landing
HP
Bath
Bed 1
Bed 3

First Floor Plan (Not to Scale)
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POTENTIAL: with planning permission I

Benefits of Potential Additional Space:

Additional living space at ground floor level;

Existing living room rationalised and extended:;

Family-style kitchen to maximise connection with garden;

Multi-functional living space / office / Bed 5 in private location at rear of property;

Accessible WC moved to more discreet location at rear of property with option to double as wet
room, providing en-suite facilities to Bed 5;

New utility room;

New storage room;

New front porch - opportunity to improve thermal performance under new BER ratings;

New larger master bedroom with en-suite shower at first floor level;

Existing en-suite converted to ‘Jack and Jill’ style bathroom, providing both family bathroom and en-
suite facilities for both adjoining double bedrooms.

Further Opportunities:

Hard landscaping to front garden could provide parking for 2no. cars (subject to access);

A new 'Velux’ style window could be provided at rear of roof to give natural light and ventilation to
new bathroom;

New garden area divided into ‘rooms’ with potential for different uses / treatment and improved
privacy.
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PROJECT: about the market

Assessment of Value

Option Comment

Valuation figure given by local auctioneer based on similar properties for sale
within Millrace development

Existing House 215,000 - 225,000

Without Planning 255,000 - 265,000 |Based on max. valuation given by local auctioneer for 125m? extended house

(Exempt) - actual size is 2132m with features / space not available elsewhere in market

With Planning 305,000 - 315,000 |Conservative estimate based on values for 4 bed units with comparable floor
areas (see table below) taking account of less demand for semi-detached 5
bed unit.

What the Auctioneers Say:

We spoke to local Auctioneers about this property, its potential to extend and add value and they made the
following comments:

The Millrace residential development caters predominantly for first time buyer and investor market;

The Carlow housing market differs from larger urban centres like Dublin for a number of reasons:

- Price differential between different sizes of house is less marked,;

- ‘Recycling’ culture doesn't exist to the same extent (more land / housing stock available;

- No ‘need’ to extend as it easier to move to a bigger house in local area;

- Schools are accessible from any part of town - attendance not restricted to particular location /
address.

Homeowners move / improve (50:50) for more space initially but then other factors apply;

‘Keeping Up With the Joneses’ - buyers prefer to have larger house located with other large houses;

Extending existing property will add value but not equivalent to building costs in the short-term;

Existing house extended to approx. 125m2 valued at €260,000 max. in current market.

The Local Market:

At present there are a number of properties for sale within the Millrace development with asking prices
ranging from €225,000 - 238,000 for a 3 bed semi-detached house.

The following figures are based on a cross-section of approx. 60no. 3 & 4 bed semi-detached properties
available for sale in Carlow Town area, as of the week ending 15th August 2006 and give a feel of the
general market for similar properties in Carlow Town.

Type of Property Floor Area Average Value Market Adjusted

(m?) () Average Value*

€

3 bed semi-detached - second hand 78 - 125 200,000 - 265,000 239,220 218,886
3 bed semi-detached - new-build 96 - 125 230,000 - 265,000 249,600 228,384
4 bed semi-detached - second hand 120 - 135 239,000 - 320,000 276,267 252,784
4 bed semi-detached - new-build 120 - 185 260,000 - 385,000 310,570 284,172
* The myhome.ie NCB Property Barometer for April - June 2008 (published 10.07.08) indicates that the fall in asking prices have

not adjusted to match the fall in actual sales prices by an average of 8.5%, although this may be as high as 13.5 - 18.5% in
some cases. The figure shown here has been adjusted by the average 8.5%.

There is less information available on 5 bedroom properties in the local area, particularly semi-detached - it
is more likely that a 5 bed house would be detached, whether offered as new-build or second-hand. A 5
bed house in Carlow Town is currently on the market for €410,000.
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PROJECT: about construction costs

There are a number of cost factors to be taken into account when looking at the possibility of extending
your home - some of the costs to be considered are outlined in the table below.

Description

Planning
Option

(€

Comment

Building costs

4

,200 - 2,500
per m?

70,400 - 80,000

136,400 - 155,000

Figures taken from RIAI Survey (2006) - midlands
location and downturn in economy may contribute to
savings in this area.

Planning Costs:

Fee

Newspaper Advert
Signboard / Monitoring
OS Map Pack

Planning Appeal fee

34
250

55

(220)

80
n/a
n/a
n/a

n/a

34
250

55

(220)

Exempt option indicates fee for Section 5 application
for confirmation of exemption.

Newspaper ad costs dependant on length of text and
varies from publication to publication - check with local
authority for an approved list.

Signboard must be in place and visible for first 5
weeks of application - monitoring may be required in
remote locations.

Planning appeal can be considered in planning appli-
cation is refused - appeal fee not included in these
calculations. Additional architect fees may be incurred
for preparation of appeal documents.

Architect

8- 14%
of overall
build cost

8,488 - 9,600

16,368 - 18,600

Fee level of 12% assumed for full architectural service
- design inception to completion on site.

Savings can be made by agreeing a reduced service
where appropriate.

Rates based on RIAI Fee Survey 2005 - House Exten-
sions up to €3m.

Structural Engineer

1%

704 - 800

1,364 - 1550

Structural engineer can assess structural capacity of
existing property, design / check new foundations,
design / check new structural items like beams and
roof trusses and provide written confirmation of same.

Relocation Costs

€800
per month

2,400 - 4,800

4,800 - 7,200

Assumes relocation to similar sized property in Carlow
Town for duration of works at current rental rates.
Exempt Option assumes a 3 - 6 month timescale.
Planning option assumes a 6 - 9 month timescale.
Actual timescale will vary based on type, complexity
and size of project.

Budget Cost
(approx.)

82,072 - 95,280

159,271 - 182,689

Actual costs will vary from project to project - some of the variables include:

Size of Project
Complexity of Project
Length of Project

Location
Materials

Quality of finish

© living:room 2008 - 2009. All rights reserved.

- costs not necessarily cheaper for very small project (economy of scale)
- more time consuming, specialist consultant input etc.

- additional mortgage payments / rental accommodation etc.

- project costs can be cheaper outside main urban areas

- standard construction processes or new technologies?

- high specification = more labour intensive / more expensive.
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PROJECT: cost comparison

Here we determine if extending this property is a cost effective solution as compared with alternative
options available in the local market, by examining the financing of each, over a 5 year period.

Option 1:  Buy existing 3 bed semi-detached house at €225,000, as first time buyer, and after 3 years

extend to 4 bed semi (Exempt Development) to meet lifestyle changes;

Option 2:  Trade up from existing 3 bed semi-detached house to new-build 4 bed semi-detached house
at €310,000 on another estate in local area;

Option 3:  Buy 4 bed semi-detached house at €310,000, as first time buyer, on another estate in local

area.
Type of Cost Option 1 Option 2 Option 3
€ (€) (€)
Auctioneer Fees (1.5%) n/a 3,375 n/a
Marketing (brochures, boards etc.) n/a 650 n/a
Legal Fees (selling) n/a 2,730 n/a
Deposit (15%) 33,700 46,500 46,500
Stamp Duty 0 12,950 0
Valuation 150 150 150
Structural Report 650 0 0
Solicitor Fees (buying) 2,900 3,900 3,900
Total Upfront Costs €37,450 €70,255 €50,550
Total Cost of purchase €228,700 €333,755 €314,050

Value of initial loan (85%) 191,250 263,500 263,500
Loan Period 30 years 30 years 30 years
Interest Rate (5 Year fixed) 5.99% 5.99% 5.99%
Cost of Extending €82,100 n/a n/a
Value of Top-up Loan (85%) €69,785 n/a n/a
Additional Investment (15%) €12,315 n/a n/a
Loan Period 27 years n/a n/a
Interest Rate (5 Year fixed) 5.99% n/a n/a

Year 1 - Mortgage 13,744.92 18,937.44 18,937.44
Year 2 - Mortgage 13,744.92 18,937.44 18,937.44
Year 3 - Mortgage 13,744.92 18,937.44 18,937.44
Year 4 - Mortgage 13,744.92 18,937.44 18,937.44
Year 4 - Top-up 5220.12

(18,965.04)
Year 5 - Mortgage 13,744.92 18,937.44 18,937.44
Year 5 - Top-up 5220.12

(18,965.04)
Total Lending Costs €79,164.84 €94,687.20 €94,687.2 0

© living:room 2008 - 2009. All rights reserved.

R egistered Business No. 364121



PROJECT: cost comparison analysis

Analysis of Costs

Year1-5 Option 1 Option 2 Option 3

€ (€) (€)
Upfront Costs 37,450 70,255 50,550
Potential Saving +32,802 +13,100
Lending Costs 79,164.84 94,687.20 94,687.20
Potential Saving +15,522.36 +15,522.36
Total Costs 116,614.84 164,942.20 145,237.20
Potential Saving +48,324.36 +28,622.36
Saving as % of cost of extension 58.8% 34.8%

For the purposes of comparison, the current housing market values and lending rates have been assumed as constant over 5 year
period.

Loan criteria and quotations are based on current rates as advertised on-line by Permanent TSB (as 18.08.08) and utilising standard
on-line mortgage, stamp duty and moving cost calculation tools courtesy of www.yourmortgage.ie and www.myhome.ie.
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terms and conditions

1. In these conditions:

'BUSINESS' means living:room whose registerssl dlinss is 8 Sarsfield Street, Phibsborbligi, Du

'LIVING:ROOM'S FEES' means the fees quotédrgyribenh from time to time, for the protisdbpeicified Service

'CLIENT' means the person submitting the Bitsp€omter Form

'CONTRACT" means the contract for the prakisiSpexified Service

'DOCUMENT!' includes, in addition to any doauritiy, iany map, plan, graph, drawing or pihoaogrélm, negative, tape or other devicergmbody
visual images and any disc, tape or other destengnany other data, whether in electrastiosfioviae.

'FIRST CONTACT FORM' means the initial commplsténiitted by the Client to the Businessdiietaail or completed by the Company on initial
contact by the client by telephone or other

'INPUT MATERIAL' means any Documents or oidler aratemy data or other information prothée@lient relating to the Specified Serudm@ncl
but not limited to, any information providddrst entact Form or the Questionnaire Fdren)invaktctronic form or otherwise

'ORDER FORM' means the order form submitt€tidny tbehe Business requesting provisi@petified Service

'OUTPUT MATERIAL' means any Documents or g#igranateny data or other information proirdeg:imom relating to the Specified Sertriee whe
in electronic form or otherwise

'PROJECT' means the project to which the Seecifiedelates as detailed in the Order Form

'SPECIFIED SERVICE' means the service to laehyrdividg:room for the Client as detailedrifethieorm including the preparation of the report
1.2 The headings in these Conditions are foermoaeety and shall not affect their intempretatio

2. Application of Terms

2.1 These conditions are the only conditionsicipbiving:room are prepared to deal witmtten@lieey shall govern the Contract to thenesthls
other terms and conditions.

3. Supply of the Specified Service

3.1 living:room shall provide the Specifiedt&éneicClient subject to these Conditionsingyeg o additions to the Specified Service Gotitisons
must be agreed in writing by living:room dieshthe C

3.2 The Client shall at his own expense suppbolini with all necessary Documents or otlas,matkall necessary data or other infoataignto
the Specified Service, within sufficient tiaf#edidng:room to provide the Specifieda®ereiceeport in accordance with the Conti@bentisaall
ensure the accuracy of all Input Materiabdmingtralways rely upon the accuracy of tiatenpitin addition to living:room’s own mevgsuaacthdata
collected,

3.3 Responsibility for the safe keeping otialMategpal shall be at the sole risk of thizddli¢he time of delivery to the Client

3.4 The Specified Service shall be providerlanaeawith the Order Form and otherwise imegedtddiving:room's current brochure asgablishe
website or other published literature relagngpedfied Service from time to time, stigset @onditions

3.5 Further details about the Specified Sethackj@nor recommendations about its

provision or utilisation, which are not giseg:indim's website or other promotional Jiteegtioe made available on written request

3.6 living:room may correct any typograpHiealesrars or omissions in any brochure, prbliteridage, quotation or other documenttoethéng
provision of the Specified Service withoutliyyolitite Client unless such errors or oraisgionsto fraudulent misrepresentation

3.7 Where living:room cannot perform the Gerfbacigany shall notify the Client.

4. Charges.

4.1 The Client may cancel in writing the Coartratinee after the Order Form is signedibgtthp tb the initial property inspection icestitte Client
will then be refunded the total price of thet Gahater this time the Client shall no dmegtietright to cancel.

4.2 Subject to any special terms agreed, tlsh&lipay living:room's Fees as detailed dettfeo®n and any additional sums, which arbeigesd
living:room and the Client for the provisidspefified Service. Final Payment shall be caatieobyheque on delivery of final report.

4.3 Additional Fees shall be payable if liviffigrroeasons beyond its control, is involvedvimekxor incurs extra expense, such as where:

- The scope of the Specified Service is vénge@l@nt

- Itis necessary to vary any item of work cahunean®leted due to the nature of the Project

- Services by others are not provided or ark delaye

- The Client requests amendments to any skgishsbésime level drawings or detail level dratwiigsd by living:room

- Provided always that no additional feesishaliree without the prior written authoriylieithe

4.4 All fees quoted to the Client for the pobtiedBpecified Service are exclusive of ayddatiiTax, for which the Client shall beafigiditiole at
the applicable rate from time to time. All fkebshm@id to the Business on behalf of lming:roo

4.5 The Business acting on behalf of livingatbloenestiitled to invoice the Client for thierpofweach stage of the Specified Service

4.6 living:room 's Fees and any additional simessbayl be paid by the Client to the Congedimgr (tdth any applicable Value Added Takpahdmyit
set-off or other deductions) at time of defhefinaf report. A deposit of €300.00 is rdfirimecf order of the Specified Service;

4.7 If payment is not made when due, livingahidoeresttitled, without limiting any othétr miglyteave, to charge interest on the outstaodinig(both
before and after any judgment) at the rate of&tebase rate from time to time of Baadbfrtnel the due date until the outstandingsapaodiiry
full

4.8 The Client shall pay the expenses (if afigyl sSpelce Order Form.

Expenses other than those specified shall loatgdxztwith the prior authorisation of the Client

4.9 Where the performance of the SpecifiedsSmrsEnded or terminated by the Client oresLisp&erthinated by living:room because of aftireach
Contract by the Client, living:room shalldzetergalyment of all fees and expenses intherédt® of suspension or termination suchdessidolated
on a time basis by reference to living:rooeusrérerourly rate (if applicable) plus VAEr toijletany expenses incurred to the datensicuspe
termination.

5. Rights in Input Material and Output Material

5.1 The property and any copyright or othetaitpieperty rights in any Output Materiatlgisallbtherwise agreed in writing betwersoliviagd the
Client, belong to living:room

5.2 Subject to payment of living:room's febsntish&ll have a licence to copy and us aathell@ansultants and contractors providieg tetie
Client to use and copy Output Material for petatesbt the Project to which the Specifeas 8&lates, provided that:

5.2.1 living:room shall not be liable if theMatepial is used for any purpose other trmamthiahfit was prepared;

5.2.2 In the event of the Client being in tiptautient of any fees or other amounts dueofivimgry suspend use of the licence on gividgyseven
notice of intention to do so. Use of the licgheeresamed on receipt of outstanding amounts

5.3 The Client warrants that any Input Matésalsendy living:room for the purpose ofgptioeiSimecified Service will not infringe tightopgther
rights of any third party and the Client simaifintildng:room against any loss, damagesxpesses or other claims arising from anyisgemerft
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terms and conditions

5.4 Subject to paragraph 5.3, living:room thetrants Output Material and its use by tHerGliemgurposes of utilising the Specifiedv@kmvite
infringe the copyright or other rights of grgrthiathd living:room shall indemnify theg@ilestiaay loss, damages, costs, expensesctaimtharising
from any such infringement

6. Rights of Third Parties

For the avoidance of doubt, save as expredslyl fooin this agreement nothing in this Glalirachfer or purport to confer on any thadyphenefit
or right to enforce any term of this Contract

7. Suspension and Termination

7.1 Either the Client or living:room may, segaindays notice to the other, suspend aetperfimanance of the whole or part of thedSpemwifoes. ff
the performance of the Specified Service isesliapdnmbt resumed within three months, livingyrdiynmotice in writing to the Client tehminate t st
Contract

7.2 living:room may suspend performance ofifiled Spedce and its obligations under thet Gonfiéang at least seven days notice to thaf ©ien
intention and the grounds for doing so in thiea¢veatClient:

7.2.1is in default of payment of any feesamoties due;

7.3 living:room may resume performance ddtitsnshdig receipt of any outstanding amounts

8. Statutory Requirements 1
8.1 Unless otherwise agreed in writing, tfehalliergtruct the making of applications fiog plarmission and approval under buildingudat&me and
other statutory requirements, and applicationsefor by freeholders and all others havergsirinrthe Project. The Client shall paytaosystasrges
and fees and any expenses and disbursementsaspeéet iof such applications iso
8.2 Where applicable, the Client shall conaply abffgations under the Safety Health & YW&iakesect, including the appointment of a ¢dPnpjeten
Supervisor (Design Stage) as soon as practicable

9. Other Appointments

9.1 Unless otherwise expressly agreed withttirev@iing with living:room, the Clientmsbiatl@pd pay any consultants and other pensapbeas
required under separate contracts. living:rpomtmapt shall be limited to the SpecifiedaSeteteded in the Order Form

9.2 The Client, in respect of any work or Becdnesction with the Project performed arforbeed by any person other than the livirtgatioom s
9.2.1 Hold such person responsible for the cenapet@erformance of his services and forthisisite in connection with work undertaken by hiip
9.2.2 Hold any principal Contractor and/orrdthetd®® responsible for his management aimhaperethods, for the proper carrying out detiocoafp
their works and for health and safety provision 5.
9.3 In the event of the Company being spewsficaiigd in writing to arrange a land sutveyygey shall be limited to the provision oédneasuings.
The survey will not address the condition operty por its suitability for the Project stouetnyal issues.

10. Warranties and Liability

10.1 living:room warrants to the Client thattfiedSpervice will be provided using reasmeadntel skill Where living:room supplies inaonithcthes
provision of the Specified Service any goatisdifeitput Material) supplied by a thirdiipgrtpdm does not give any warranty, gua@thtsetem

as to their quality, fitness for purpose osettieringhall, where possible, assign to theeCtienefit of any warranty, guarantee oryrgleemity the
person supplying the goods to living:room.

10.2 living:room shall have no liability terthiaCdiny loss, damage, costs, expensesctaiothéor compensation arising from any Infaitaviate  n-
instructions supplied by the Client which goketacomorrect, inaccurate, illegible, outeoiceeny in the wrong form, or arising fratetagival or non-
arrival, or any other fault of the Client

10.3 The purpose of living:room is to enalildi@vecpnsider the realisable potential mntleedr lother property and to access to a teikemiee,
which suits their project and budget. THE CATHENSION IS DRAWN IN PARTICULAR TO THE LIOFTIAABINTY PROVISIONS BELOW
10.4 All warranties, conditions and other téetidingtatute or common law (save for thensaommtitied by section 12 of the Sale of GA9d@9 rate

to the fullest extent permitted by law exchaded ftontract.

10.4.1 Except in respect of death or persgrauspat by living:room or any of its empla@ressratjsub-contractor negligence or fraudulent
misrepresentation or as expressly providée$er @onditions living:room shall not be tieb@uistomer for any indirect or consequentialdossge 1s
(whether for loss of profit, loss of businéssvaisej, costs, expenses or other claims fpraxdieompensation whatsoever and howsoedevttahs
arise out of or in connection with the Contract

10.5 living:room shall not be liable to ther ®ketiéemed to be in breach of the Contratirbgfraay delay in performing, or any faéui@mo, pny of
living:room's obligations in relation to thedSBecifice, if the delay or failure was dueawosanyeyond living:room's reasonable control

10.6 Subject to clause 9.1 and without prejhdigenerality of clause 9.4, the living:raficapeloes not warrant:

10.6.1 That the Specified Service will be camatstediance with any programme or timetaberégect;

10.6.2 That planning permission or any otley statséent will be granted,;

10.6.3 The performance, work or products of others;

10.6.4 The solvency of any other body appdireétiibgt whether or not such appointment wars timadelvice of the living:room

10.6.5 That the values or other potential tefarligthg:room’s report are realisable ed realis

Terms and conditions © living:room 2008
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