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INTRODUCTION


Since I wrote the first edition of the Irish Property Buyers’ Handbook back in 2011, the property market in Ireland has changed. More importantly, the world has changed, particularly in how information is consumed. I know that property buyers need access to the most up-to-date, reliable and immediate information when the time comes to start searching for that ideal property or when it’s time to put in the winning offer.


There isn’t always time to get to a bookshop, or to wait for an online order to be delivered, or to wade through lots of helpful though not necessarily relevant content to answer that one pressing property query or to help guide you through one particular stage of the buying process. I understand. For times like these, the Property Insider’s Guide series has an ebook for you.


Current titles cover choosing a property, property negotiation and making an offer, working with your solicitor, understanding a structural survey report – and more titles will follow, just as fast as I can find experts to share their specialist knowledge and experience. And if there are topics that you’d like to see covered in the series, or you’d like to contribute to the series as an expert writer on your own specialist area, do drop me a line at carol@caroltallon.com. I’d love to hear from you!


This ebook – the first in the series – looks at choosing a home of your own. Whether it’s your first house purchase or you’re trading up or downsizing, you’re sure to find nuggets of value or that cause you to think a little differently. Enjoy your reading. I hope you and yours have many happy years in your new home!


Carol Tallon


Property Insider’s Guide series editor


Dublin


August 2017









1: DECIDING TO BUY


Is now the right time for you?


Buying your first home has become a societal rite of passage, just one more box to tick on the checklist of a successful life. Generally, the list goes something like this: education, career, relationship, career progression, home ownership. And this pathway works for many people., though not for others.


The financial upheaval in the world over the past decade has caused much displacement (either permanent or temporary), resulting in people working in ‘temporary’ positions or on contract work for years at a time while the increased cost of living and renting expenses makes saving for a mortgage all the more difficult.


Although access to mortgages certainly has become easier in recent years, mortgage lenders are cherry-picking the very best applicants and the very best properties. For example, two financially equal applicants seeking finance for an apartment in Dublin and for an apartment in Carrick-on-Shannon will receive unequal loan offer treatment. This gives certain first-time buyers an advantage based solely on geography.


It can also result in market-ready buyers being nudged into buying before they are personally ready. They know the market has stabilised somewhat – bearing in mind that ‘stable’ is a relative term – and that finance is more accessible than in recent years. If they are in their 30s and early 40s with a steady income and deposit savings in place, there is an expectation that now is the right time to buy – but that might not be the case.


The first, and most important, question that any prospective buyer must ask themselves is whether now is the right time for them to buy. Yes, this may be a good time generally to step into the market but that does not necessarily mean that it is the right time for you specifically to invest the time, energy and money into buying a home. Despite the hype of a recovering market, a purchase in this or any market should be for the long term, so it is important to get it right. When you are facing this decision, there are both personal and external market considerations that ought to be taken into account.


Personal considerations


The first area to consider is the individual. As a prospective buyer, you must assess genuinely and dispassionately whether you are financially in a position to buy. That means not only whether you will qualify for a mortgage based upon your income, but also whether you have cash savings of 12 to 13 per cent of the value of the property to cover the deposit, any stamp duty applicable, legal and agency expenses and other associated costs of buying. If the answer is “No”, as a prospective buyer you would be well advised to consult a financial adviser who will put together a plan, or financial road map, to set you on the right track for a successful application in the near future. Of course, if you have the cash resources, this is one box ticked; however, as already mentioned, it’s just one box – being in a position financially still does not necessarily mean that the time is right for you to buy.


Next, you should evaluate your lifestyle – are you ready to be tied to a mortgage commitment? Another point worthy of consideration is job security: you may have a job today but how secure is the position? Is a career change on the cards, or possibly relocation? All of these factors must be considered before you start the house-hunting process.


The second consideration, after you have satisfied yourself that you are in a position to start looking for a new home, is the type of property that you require – note require, not want! Are you in search of a house, an apartment or perhaps a live / work unit of the type that is becoming increasingly popular among first-time buyers? The reason why this is important is that there is still some level of over-supply in the apartment market outside the capital so buyers of this type and location of property will have greater negotiating power. On the other hand, as the supply of new homes and secondhand family home-type houses continues to dwindle, buyers might well be better served by waiting for a year or even two years until significant new supply comes to the market. The simplest way to judge this is to make enquiries through local authorities and to look through recent grants of planning permission. More importantly, buyers can look through recently-filed commencement notices, as these will give a good indication to the type and scale of new developments due to become available locally over the next two years. Unfortunately, these searches will not give any indication of the launch price of new developments so far in advance, so it will be important to keep a watchful eye on actual sale prices achieved in the relevant area via the National Property Price Register (NPPR) (www.propertypriceregister.ie).
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