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GETTING STARTED

Introduction
You know that moment at three in the morning when you sit up in bed and think: did we

actually agree on the tile colour?

Your partner is asleep. The builder's quote is in an email you archived in January. The

architect's drawings are on a USB stick in a drawer that also contains batteries, a

single chopstick, and a warranty card for a toaster you no longer own.

The Renovation Pond exists because of that moment. Not to prevent the panic entirely —

some renovation anxiety is practically a rite of passage — but to make sure that when the

thought arrives, the answer is somewhere you can actually find it.

Six interconnected tabs model a renovation from the first sketch on a napkin through to

whether the whole project was worth it (spoiler: the kitchen always is). Change one

number — your budget, your scope, your timeline — and every downstream calculation

updates instantly. Like throwing a stone into a pond.

The Pond Metaphor

Think of your scope of work as the stone. You throw it in. The budget is the first ripple

— how much per square metre, how many trades, how much contingency. The contractors are

the second ripple — who do you need, what do they cost, when are they available? The

timeline is where the ripples converge into a critical path. And the Dashboard is the

shoreline, where you stand back and see whether the whole thing is going to come together

or fall apart.

Change the stone, and the ripples change shape. That's the point.

PRIVACY

Everything runs in your browser. Your budget, your contractor quotes, your material
specifications — none of it leaves your machine. No servers, no accounts, no tracking.
Your renovation data is yours alone.

The tool works offline. Once you've opened the HTML file, you could disconnect your
router and it would still function perfectly. (Don't actually disconnect your router.
You'll need it to email the plumber about that leak.)
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The Ripple Effect
How one number becomes every number.

Every tab feeds downstream. This isn't a collection of separate spreadsheets duct-taped

together — it's a single system where data flows like water through pipes. Here is how:

Source Feeds into What flows

Project Brief Budget, Scope, Timeline,
Contractors

Property size, dates, type

Scope & Phasing Budget, Timeline, Contractors Work items, cost estimates, phases

Budget Contractors, Cash Flow,
Dashboard, ROI

Category allocations, spend tracking

Contractors Budget, Timeline, Cash Flow,
Dashboard

Hired costs, deposits, schedule

Timeline Dashboard Task count, delays, completion

Cash Flow Dashboard, Budget Payments, outstanding balance

All tabs Dashboard, Decision Log Health metrics, auto-fill data

THE INTERCONNECTION IS THE PRODUCT

Traditional renovation planning gives you a spreadsheet for the budget, a different one
for the timeline, and a WhatsApp group for the panic. The Pond lets you pull a lever on
any tab and watch all the dials move at once. That moment when you realise adding
underfloor heating changes your budget, pushes back the timeline by two weeks, and
requires a different electrician? That's the product working.

The most important thing to understand is that you don't need to fill in every tab to
get value. Start with the Brief and the Budget. Everything else layers on top. The Pond
is designed to be useful at the back-of-envelope stage and at the we-start-demolition-
Monday stage.
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Quick Start
Eight steps from blank screen to a renovation you can see.

1. Open the file — Open The_Renovation_Pond.html in any modern browser. Chrome, Firefox,

Safari, Edge, Brave, Arc — all work. Mobile too, though you'll appreciate the extra

screen space of a laptop for the first pass.

2. Project Brief — Start here. Enter your property address, size in square metres, the

renovation type, and your target dates. This is the stone — everything else ripples from

it. Set your currency symbol. If you're an investor or landlord, toggle the owner type —

it changes the ROI tab.

3. Scope & Phasing — Define your work items and assign them to phases. The five phases

follow standard construction sequencing: Strip & Structure, First Fix, Second Fix,

Finishes, Snagging. Load a template for kitchen or bathroom renovations to get started

quickly.

4. Budget & Cost Tracking — Enter your total budget and contingency percentage. The

default categories cover standard renovation cost centres. Adjust allocations until the

progress bar sits comfortably in the green. Watch the per-square-metre number — it's your

sanity check.

5. Contractor Comparison — Start adding contractors as you find them. Track quotes,

ratings, and start dates. The status pipeline is your hiring CRM.

6. Timeline & Critical Path — Build your project schedule or load the template for a

standard renovation timeline. The Gantt view shows phase overlaps and dependencies at a

glance.

7. Cash Flow & Draw Schedule — Record every payment: deposits, stage payments, material

orders, professional fees. The summary shows what's paid, what's scheduled, and what's

overdue.

8. Dashboard — Check the health badges. Click the Oracle section for sensitivity analysis

— which budget levers have the biggest impact? Low-Hanging Fruit gives you actionable

tips based on your specific numbers.

THE TWO-FILE SYSTEM

Keep two files together: the HTML tool and your latest state JSON. Email them to
yourself, put them on a USB stick, store them in a cloud folder. Open the HTML
anywhere, import your state, and you are exactly where you left off. Your entire
renovation plan, in two files smaller than a single phone photo.
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THE TABS

Project Brief
The blueprint you drop in.

Every renovation begins as a feeling. Somewhere between 'I'd love a bigger kitchen' and

'absolutely not more than fifty thousand' lives the shape of your project. The Brief is

where you capture that shape before it evaporates into the fog of contractor calls and

Pinterest boards.

Enter your property address. This sounds trivial, but it matters — it appears in exports,

in the Decision Log, in the data you'll reference for years. Enter your target dates. The

moment you do, a countdown appears. That number will follow you through every tab,

ticking down like a metronome you can hear in your sleep.

The Property Size

This is, after the budget, the most consequential number you'll enter. It ripples into

everything. Cost per square metre. Material quantities. Skip hire calculations. The

difference between 80 square metres and 150 square metres is not twice as many tiles —

it's a fundamentally different project.

Be honest with this number early. You can always revise it, and the Pond will re-ripple

everything when you do. But starting with a realistic estimate saves you from falling in

love with a specification you can't afford.

Field What it does What it feeds

Property Address Identifies the project Decision Log, Files

Target Dates Sets the countdown; drives
scheduling

Timeline, Dashboard

Property Size The master number for per-m²
calcs

Budget, Scope, Contractors

Currency Symbol Localises all monetary displays Every tab with money

Property Type Informs complexity estimates Scope, Risk

Renovation Type Guides contingency and scope Budget, Scope

Owner Type Toggles
homeowner/investor/landlord

ROI tab

Permits Tracks planning status Timeline, Dashboard

Vision & Notes Free-form brief Your own reference
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THE BLUEPRINT

This is where every ripple begins. Your property size flows into Budget (per-m² costs),
Scope (complexity), Timeline (duration), and Contractors (trade requirements). Change
it and watch every downstream tab update. The Brief doesn't just describe your
renovation — it defines the physics of the entire system.
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Scope & Phasing
Every wall, every wire, every tile.

There's a particular kind of optimism that takes hold when you first start listing

renovation work items. 'Oh, while we're at it, we might as well redo the bathroom.'

'Since the walls are open, let's add some downlights.' 'Actually, how much would

underfloor heating cost?' This is called scope creep, and it is the reason your builder

drives a nicer car than you.

The Scope & Phasing tab doesn't prevent scope creep — nothing can, short of welding your

wallet shut — but it makes it visible. Every work item has an estimated cost and a

priority tag. When you're staring at a scope that costs thirty per cent more than your

budget, the 'nice to have' items are the first candidates for the chopping block.

The Five Phases

Construction follows a natural sequence, and fighting it costs money. The five phases in

the Pond follow industry standard:

Phase 1 — Strip & Structure. Demolition, structural alterations, steels, underpinning.

The ugly phase. The phase where your house stops looking like a house and starts looking

like a warning.

Phase 2 — First Fix. The invisible infrastructure. Plumbing pipes behind walls,

electrical cables in floors, heating pipework, insulation. None of it glamorous. All of

it essential.

Phase 3 — Second Fix. Where things start to come together. Kitchen units, bathroom

sanitaryware, sockets, switches, tiling. The phase where you begin to see the vision.

Phase 4 — Finishes. Painting, decorating, fixtures, final touches. The phase where you

spend an unreasonable amount of time choosing door handles.

Phase 5 — Snagging & Completion. The walk-through. The punch list. The moment where you

notice the paint drip on the skirting board that will bother you for the next five years

if you don't mention it now.

SCOPE IS A NEGOTIATION

Every renovation is a three-way negotiation between what you want, what you can afford,
and what the building will allow. The scope tab makes this negotiation visible.
Critical items are non-negotiable. Important items are worth fighting for. Nice-to-have
items are where you give ground when the budget pushes back. Know which category
everything belongs to before the builder starts quoting.
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Budget & Cost Tracking
Where every euro, pound, and dollar gets a job.

There's a particular kind of dread that comes with renovation budgets. You have a number

— let's say fifty thousand. It feels substantial, right up until the moment you start

dividing it by categories. Structural: eight thousand. Plumbing: four thousand.

Electrical: three and a half thousand. Kitchen: another eight. And suddenly you're at

thirty thousand and you haven't touched the bathroom.

The Budget Allocator doesn't make this arithmetic less painful. But it makes it visible.

And visibility is the only antidote to the three-in-the-morning spiral.

The Contingency Fund

Before you allocate a single euro, the tool sets aside your contingency. The default for

renovations is 15%. For older properties or gut renovations, 20–30% is not paranoia —

it's realism. This isn't money you're not spending — it's money you're spending on

surprises that live behind plasterboard. The rotten joist. The asbestos artex. The drain

that runs under where you wanted the island.

The contingency is subtracted from your total before the allocation bar is calculated. So

if your budget is €50,000 with a 15% contingency, your usable budget is €42,500. The bar

fills against €42,500, not €50,000. This keeps you honest.

The Per-Square-Metre Reality Check

Divide your total budget by your property size. This gives you your per-square-metre

spend. Industry averages vary wildly by location and scope, but here's a rough guide:

€300–€600/m² — Cosmetic refresh. Paint, flooring, fixtures. No structural changes.

€600–€1,200/m² — Partial renovation. New kitchen, bathroom, some rewiring.

€1,200–€2,000/m² — Full renovation. Everything back to brick and rebuilt.

€2,000+/m² — High-spec, extension, or listed building work.

These are not prescriptions. A €400/m² renovation can transform a property. The number

tells you what's achievable at each level, not what's required for a good result.

THE 40% RULE

In many renovations, labour costs consume 35–45% of the total budget. If yours is
significantly higher, you might be paying premium rates or have an inefficient
schedule. If it's significantly lower, check whether your contractor quotes include
materials or not. This isn't a rule — it's a sanity check.
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Contractor Comparison
Every quote, every reference, every red flag.

Hiring contractors is one of the stranger experiences in property ownership. You're

essentially inviting strangers into your home to take it apart and put it back together,

and you're doing it based on a quote, a recommendation from someone's cousin, and a gut

feeling.

The Contractor Comparison tab won't tell you which builder to hire — that's a question

for your gut, their references, and the quality of their previous work. But it will make

sure you don't lose track of the conversation.

The Pipeline

Every contractor starts as a name and a trade. From there, they move through a pipeline:

Shortlisted, Contacted, Quoted, Hired, Deposit Paid, Paid in Full, or Declined. This

pipeline isn't just organisation — it feeds the Dashboard. The ratio of hired to total

contractors tells you how far along you are in the procurement phase.

What to Track

For each contractor: the quoted price (the full amount, not just the deposit), what

you've paid so far, their expected start date, and a rating from 1 to 5 based on your

impression from meetings and references. The notes field is for everything else — their

phone number, insurance details, who referred them, and whether they showed up on time to

the initial meeting. That last detail tells you more than any reference ever will.

THE THREE-QUOTE RULE

Get at least three quotes for every major trade. Not because the cheapest is
necessarily the best, but because three data points give you a market rate. If two
quotes are within 10% of each other and the third is 40% cheaper, that cheap quote is
telling you something — either they've missed something in the scope, or they're
planning to make up the difference in variations. Ask questions before you sign.
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Timeline & Critical Path
Week by week, trade by trade.

There's a version of your renovation that exists only in your imagination. In that

version, the builder finishes on time, the electrician arrives the day after first fix is

complete, and the kitchen units arrive exactly when the tiler has finished the floor.

Nobody orders the wrong size window. Nobody discovers a load-bearing wall where the

opening was planned.

The Timeline tab is where you build the bridge between that imagined version and reality.

It won't make the project perfect — no renovation is — but it will give everyone involved

a shared understanding of what's supposed to happen when.

The Gantt View

The timeline visualises as a simple Gantt chart, colour-coded by phase. Red for

demolition and structural. Amber for first fix. Green for second fix. Blue for finishes.

Grey for snagging. At a glance, you can see whether your trades overlap sensibly or

whether you've scheduled the plasterer before the plumber has finished first fix.

Critical Dependencies

Every renovation has a critical path — the longest chain of dependent tasks that

determines the shortest possible project duration. You can't plaster before the plumber's

pipes are in the wall. You can't tile before the tanking is dry. You can't install the

kitchen before the floor is level. Understanding these dependencies is the difference

between a project that flows and one where tradespeople stand around waiting for each

other at your expense.

THE BUFFER PRINCIPLE

Build at least one week of unscheduled buffer into your timeline, ideally between first
fix and second fix. This is where the inevitable delays get absorbed without cascading
into everything downstream. A plasterer who needs an extra two days for drying time. A
delivery that arrives a day late. An unexpected discovery behind the bath panel.
Buffers are not optimism — they're structural engineering for your schedule.
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Cash Flow & Draw Schedule
When money leaves the account.

Renovation cash flow has a particular rhythm. A large deposit at the start. Silence for a

few weeks while demolition happens. Then a sudden cluster of invoices as materials are

ordered and trades begin work. Another lull during drying time. Then a cascade of second-

fix payments that arrives with the persistence of a spring tide.

The Cash Flow tab tracks this rhythm. Every payment has a description, an amount, a date,

a payee, and a status: Scheduled, Paid, Overdue, or Held.

The Draw Schedule

In construction, payments are often structured as 'draws' — staged payments released as

work is completed. A typical structure: 10–20% deposit on signing, stage payments at

completion of each phase, and a final payment (often with 5% retention) after snagging is

complete.

Track each draw separately. The gap between 'scheduled' and 'paid' is your upcoming cash

commitment. If that gap makes you uncomfortable, the system is working. Better to see the

wave coming than to be surprised when it arrives.

Never Pay in Full Up Front

This cannot be stated firmly enough. No reputable contractor asks for full payment before

work begins. A deposit of 10–20% is standard. Stage payments tied to completed work are

standard. Full payment up front is a red flag the size of a skip.

RETENTION

Retention is money you hold back — typically 2.5–5% of the total contract value — until
a defined period after completion (often 3–6 months). It protects you against defects
that emerge after the builder has left. Some contractors resist retention clauses. The
good ones understand them. Include retention in your contract and track it in the Cash
Flow tab as a held payment.
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Dashboard
Everything at a glance.

The Dashboard is the shoreline. It's where you stand back from the detail — the

contractor emails, the material samples, the budget rows — and look at the whole pond.

Five health-check badges sit at the top, each with a traffic-light indicator. Green means

healthy. Amber means watch. Red means something needs attention.

Badge Green Amber Red

Budget Allocated ≤ 90% 91–100% > 100%

Scope Complete ≥ 80% 40–79% < 40%

Contractors Hired All hired In progress None yet

Days to Completion > 60 15–60 ≤ 14

Delays / Blocks 0 1–2 3+

Below the badges, two summary cards show the budget breakdown (total → contingency →

allocated → spent → remaining) and the scope snapshot (total items → complete → in

progress → on hold → scope cost estimate).

These cards are designed to be scanned in five seconds. If you need longer than that,

something needs attention.

The Oracle

Below the summary cards lives the Oracle — a sensitivity analysis tool that answers the

question: which levers move the budget the most? It models six budget-saving scenarios,

ranks them by impact, and shows proportional bars so the biggest opportunity is always at

the top. Below the bars, contextual tips reference your specific numbers and link to the

relevant tabs.

THE ORACLE AUTO-REFRESHES

Every time you open the Dashboard, the Oracle recalculates. As your numbers change —
contractors hired, budget allocated, scope items completed — the levers and tips update
to reflect your current reality. It's a living analysis, not a one-time report.
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ROI & Resale Impact
Did the numbers work?

After the dust settles — literally — and the last tradesperson has packed up their tools,

there's a quiet moment when the question surfaces: what did that actually cost us? And

was it worth it?

The ROI tab serves three audiences, toggled by the Owner Type field on the Brief tab.

For Homeowners

Track the value uplift. Enter your property's estimated value before and after the

renovation. The system calculates your total cost (including disruption costs like

temporary accommodation), the value uplift, and — because every renovation should be

measured on more than money — a satisfaction score from 1 to 10.

The 'cost per satisfaction point' metric might make you laugh, but it's useful. A €50,000

renovation that scores 9/10 costs €5,556 per satisfaction point. A €80,000 renovation

that scores 6/10 costs €13,333. The first project was twice as efficient at producing

happiness. This isn't to say smaller is always better — but the correlation between spend

and satisfaction plateaus surprisingly early.

For Investors

The investor view replaces satisfaction with business metrics: purchase price,

acquisition costs, renovation spend, holding costs, sale price, and selling costs. The

system calculates total invested, profit, margin percentage, and annualised ROI.

That annualised ROI is the number that matters for your portfolio. A 20% margin on a six-

month flip annualises to 40%. The same margin on a two-year project annualises to 10%.

Track this across projects and you'll quickly learn which types of renovations are worth

your capital.

For Landlords

The landlord view adds a gross rental yield calculation. If a renovation increases your

monthly rent from €800 to €1,200, that's a €400/month uplift — or €4,800/year. Against a

€30,000 renovation cost, that's a 16% gross yield on the improvement spend. The

renovation pays for itself in just over six years of additional rent.
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Decision Log
Your renovation journal.

You will make hundreds of decisions during a renovation. Some are momentous: the builder,

the layout, the worktop material. Some feel small at the time and turn out to matter

enormously: the socket placement, the paint finish, whether to move the boiler.

The Decision Log exists because memory is unreliable, and the version of you who chose a

tile in March will be a different person by August. Write down what you decided, why you

decided it, and what the numbers looked like at the time.

Decision Types

Scope Change — you've altered what's being done. A new work item, a descoped feature, a

changed specification. Change Order — a formal variation to an existing contract. The

builder needs more money or more time. Approval — something is signed off. A material

sample, a layout drawing, a colour scheme. Payment — money has changed hands.

Auto-fill

The Auto-fill button pulls current metrics from across all tabs: total budget, amount

allocated, amount spent, contractors hired, and scope completion. It snapshots the state

of your project at the moment of the decision. Six months from now, you'll see not just

what you decided, but what the world looked like when you decided it.

CLOSE THE LOOP

When one renovation ends, the Decision Log becomes your reference for the next —
whether that's another room, another property, or advice to a friend. What worked? What
didn't? What would you do differently? The answers are in the log. The Decision Log is
the feedback loop that connects the end of one project to the beginning of the next —
like a stone thrown from the shore back into the pond.
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FEATURES

The Oracle
The sensitivity analysis that shows you where to look.

Imagine you're €5,000 over budget. Where do you cut? The instinct is to trim a little

from everywhere — €300 less on tiles, €500 less on fixtures, €200 less on paint. But

trimming from everywhere makes everything slightly worse without making anything

dramatically better.

The Oracle takes a different approach. It asks: which single change would have the

biggest impact?

Sensitivity Analysis

The Oracle models six budget-saving scenarios and ranks them by monetary impact:

Reduce scope 10% — Cutting nice-to-have items saves 8–12% of scope cost.

DIY painting/decor — Painting is the most accessible DIY task, saving 60–70%.

Alternative materials — Switching from premium to mid-range saves 5–10%.

Negotiate contractors — Most trades have 5–10% flexibility.

Phase the work — Splitting into phases spreads costs across months.

Off-season timing — Winter scheduling can reduce labour costs 8–15%.

The levers are sorted by impact, with proportional colour bars, so the biggest

opportunity is always at the top. Click any lever to jump directly to the relevant tab.

The point isn't to tell you what to cut — it's to show you where the leverage is.

Low-Hanging Fruit

Below the levers, the Oracle generates contextual tips based on your specific numbers.

These aren't generic advice — they reference your actual contingency percentage, your

contractor pipeline, your timeline delays, and your scope composition. Each tip links to

the tab where you can take action.
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Files & State Management
Your data. Your machine. Your control.

Your work is saved automatically in the browser's localStorage every time you make a

change. This means if you close the tab and reopen it, your data is still there. But

localStorage is tied to one browser on one device. If you clear your browser data, switch

laptops, or want to share your planning state with your partner or project manager, you

need to export.

Exporting

Click 'Export All' on the Files tab. A JSON file downloads with all nine tabs' data,

timestamped with the current date. Keep this file alongside the HTML. Together, they are

your complete renovation planning system. The JSON file is tiny — typically under 50 KB.

Importing

Click 'Import All' and select a previously exported JSON file. The system validates that

it's a Renovation Pond state file, then restores all tabs. Everything ripples on import,

so all downstream calculations update immediately.

The Reminder

If you've made changes but haven't exported in 15 minutes, a gentle toast notification

appears: Your work lives in this browser only. Export to keep it safe. The amber dot on

the Files tab indicates unsaved changes.
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Keyboard Shortcuts

Shortcut Action

Ctrl/Cmd + 1 Project Brief tab

Ctrl/Cmd + 2 Scope & Phasing tab

Ctrl/Cmd + 3 Budget & Cost Tracking tab

Ctrl/Cmd + 4 Contractor Comparison tab

Ctrl/Cmd + 5 Timeline & Critical Path tab

Ctrl/Cmd + 6 Cash Flow & Draw Schedule tab

Ctrl/Cmd + 7 Dashboard tab

Ctrl/Cmd + 8 ROI & Resale Impact tab

Ctrl/Cmd + 9 Decision Log tab

Ctrl/Cmd + S Export full state

Escape Close modals
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REFERENCE

How to Think About Your Budget
A framework, not a formula.

Renovation budgets are peculiar. You're spending more money in a single project than most

people spend in years, on a combination of products and services you've never purchased

before, in a building whose hidden condition you can't fully know until you start opening

walls.

Here's a framework that might help.

The Three Layers

Layer 1: Non-negotiables. The things your renovation cannot happen without. Structural

work. Building regulation compliance. Weatherproofing. Whatever is needed to make the

building safe, legal, and watertight. Allocate for these first.

Layer 2: Important-but-flexible. The things you want done well but where price points

vary enormously. Kitchen. Bathroom. Flooring. Electrical upgrades. A brilliant kitchen at

€6,000 might serve you better than a mediocre one at €12,000.

Layer 3: Nice-to-have. Underfloor heating. Smart home systems. Feature lighting. Designer

tiles. A cloakroom you'll use three times a year. These make the space special, but the

renovation would still be successful without them. Allocate for these last, from

whatever's left after layers 1 and 2.

THE MATERIAL TRAP

It's easy to spend hours choosing the perfect tile and forget that the labour to
install it costs more than the tile itself. Always budget materials and labour together
for each item. A €5/m² tile with €40/m² installation costs the same per square metre as
a €25/m² tile with €20/m² installation — but feels like a very different decision when
you're standing in the showroom.
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The Renovation Calendar
What to do when.

The Dashboard shows you days remaining. But what should you actually be doing at each

stage? Here's a rough guide.

Timeline What to focus on

3+ months out Define scope. Get architect drawings if needed. Apply for permits. Set
budget. Get 3+ quotes.

2–3 months Hire contractor(s). Agree payment schedule. Order long-lead items
(kitchen, windows, sanitaryware).

1–2 months Finalise specifications. Confirm start date. Arrange skip hire. Notify
neighbours. Set up site access.

2–4 weeks Final contractor briefing. Clear the property. Protect what stays. Set up
temporary kitchen if needed.

Week of start Site setup. Dust sheets. Services isolated. Builder has keys, drawings,
and your phone number.

During the build Visit regularly. Decide quickly. Document changes. Update the Pond. Pay
on time. Breathe.

That last row — 'During the build' — deserves its own meditation. You've spent months

planning. You've tracked every euro, confirmed every contractor, finalised every

specification. And now the work has started. The single most important thing you can do

is be available. Answer questions quickly. Make decisions promptly. Visit the site

regularly. A builder waiting for your decision on socket placement costs you money for

every hour they can't work on that wall.
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The Art of Contractor Conversations
What to ask, when to push, and when to trust your gut.

Talking to building contractors is unlike any other transaction in your life. You're not

buying a product with a spec sheet. You're hiring skilled tradespeople to solve problems

that often can't be fully understood until the walls are open.

The First Meeting

Before you talk numbers, talk scope. Walk them through the property. Explain what you

want to achieve, not just what you want to build. A good contractor will ask follow-up

questions. A great contractor will tell you something you hadn't considered — a cheaper

way to achieve the same result, a structural issue you'll need to address, a regulation

you might not know about.

The Quote

When the quote arrives, check three things. First: is it itemised? A single lump sum for

'renovation works' tells you nothing. An itemised breakdown — demolition, structural,

plumbing first fix, plumbing second fix — lets you compare line-by-line across quotes.

Second: does it include materials, or just labour? This distinction alone accounts for

most budget surprises. Third: what's excluded? The exclusions list is often more

revealing than the inclusions.

When to Negotiate

Most contractors have some flexibility, particularly for larger projects, winter

scheduling, or if you can be flexible on exact start dates. The ask should be respectful:

'Is there flexibility in the schedule that could bring the cost down?' works better than

'Can you do it cheaper?'

Some things are non-negotiable. An electrician's rate reflects certification, insurance,

and the cost of getting it wrong. A structural engineer's fee covers the liability of

signing off that your house won't fall down. Don't negotiate safety.
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The Renovation Emergency Kit
What to have on hand when the building is open.

Somewhere in the property — ideally in a clearly labelled box that doesn't get buried

under plasterboard offcuts — should be the following collection of mundane but essential

items.

A torch with charged batteries. Power gets disconnected during first fix. You will need

to inspect work in dark spaces. Your phone torch is not good enough for checking behind a

stud wall.

Dust sheets and plastic sheeting. Even with a builder who 'keeps things clean,' dust

migrates through a house like it has a personal vendetta against your furniture.

A first aid kit. Not a box of novelty plasters. A proper one with antiseptic, bandages,

and burn gel.

Padlocks. If the property is unoccupied during works, secure it. Tools get stolen. So do

boilers, radiators, and copper pipe.

A copy of every quote and contract. Printed. Paper. In a folder. Because the email search

function is not your friend at seven in the morning when the builder is asking whether

the worktop was supposed to be oak or walnut.

A notebook and pen. For the site. Write down every verbal agreement, every change

discussed, every question you need to follow up. The conversation you had with the

plumber on Wednesday will be a blur by Friday. The notes won't be.

Your architect's or designer's contact details. On paper. Because when the builder calls

to say 'there's something behind this wall that's not on the drawings,' you need to reach

your designer within minutes, not hours.
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Lessons from Real Renovations
The things nobody tells you until afterwards.

Planning tools give you structure. Experience gives you wisdom. Here are the things that

homeowners and developers consistently say they wish they'd known earlier.

It Will Take Longer Than You Think

Take whatever timeline your builder gives you. Add 30%. That is your realistic completion

date. This isn't cynicism — it's maths. Every renovation encounters delays: weather,

material lead times, unexpected discoveries, inspector availability, the plasterer's

other job running over. Build the buffer in from the start, and a three-month project

that finishes in four feels like a minor setback, not a catastrophe.

The Cheapest Quote Is Rarely the Best Value

If three builders quote €30,000, €32,000, and €22,000 for the same work, the right

response to the €22,000 quote is not excitement — it's curiosity. What have they

excluded? Are they pricing their labour sustainably? Will they be available when you need

them, or are they juggling five underpriced jobs simultaneously? The best value is

usually the quote that's competitive, detailed, and comes from someone who asked good

questions about the scope.

You Will Change Your Mind

About the tiles. About the layout. About whether you need that extra socket. This is

normal. The important thing is to change your mind before the relevant trade has finished

their work, not after. A moved socket during first fix costs virtually nothing. A moved

socket after plastering and painting costs time, money, and goodwill.

THE ONE THING

Before the project starts, agree with your household on the one thing that matters
most. Not the thing you're spending the most on — the thing that would make the
renovation feel complete. For one person it might be the kitchen island. For another it
might be the natural light from the new window. Protect that thing in the budget and
the scope. Let the rest be flexible. If your one thing turns out the way you imagined,
the renovation was a success — regardless of what else went sideways.
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Data Flow — A Deeper Look
What happens when you change a number.

The ripple metaphor is intuitive, but understanding the specific mechanics helps you use

the tool more effectively. Here's what happens, step by step, when you change a key

number.

Scenario: You Increase the Budget from €50,000 to €65,000

The moment you change the number on the Budget tab, the ripple function fires.

Brief tab: Per-square-metre cost recalculates upward. If your property is 120m², that's a

jump from €417/m² to €542/m². The stat card updates.

Budget tab: Contingency amount increases proportionally. At 15%, it goes from €7,500 to

€9,750. Usable budget rises from €42,500 to €55,250. Your allocation progress bar drops

from amber to green — you now have room.

Dashboard: The budget health badge may shift from 'TIGHT' to 'ON TRACK'. The Oracle

recalculates — the 'Negotiate contractors' lever now shows a larger absolute saving

because 10% of a bigger number is a bigger number.

ROI tab: Cost per square metre recalculates. If you're an investor, the margin tightens

unless the sale price moves too.

Scenario: A Task Slips to 'Delayed'

You change a timeline task from 'In Progress' to 'Delayed'. The ripple:

Timeline: The delayed task shows in red on the Gantt chart. The stat cards update —

delayed/blocked count increments.

Dashboard: The 'Delays/Blocks' badge may shift from 'CLEAR' to 'MANAGEABLE' or

'ATTENTION'. The Oracle's low-hanging fruit tips may flag the delay and remind you that

every week of delay costs money.

This is the power of interconnection. A single status change on one tab creates visible

pressure on three others.
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Glossary

Term Definition

Allocated Budget assigned to a category. Not yet spent — a plan, not a receipt.

Building Control The regulatory body that inspects work for compliance. Separate from
planning permission.

Contingency Reserve budget (15–20%) for surprises behind walls, under floors, and
above ceilings.

Critical Path The longest chain of dependent tasks. Determines minimum project
duration.

Day Rate What a tradesperson charges per day. Varies by trade, region, and season.

Draw A staged payment released as work progresses. Standard in construction
contracts.

First Fix Pipes, cables, and ducts installed behind walls and under floors before
plastering.

Gantt Chart A bar chart showing task duration and overlap. Named after Henry Gantt,
1910.

Making Good Repairing surfaces after first fix — filling, patching, preparing for
decoration.

Per-m² Cost Total budget divided by property area. The fundamental unit of renovation
budgeting.

Retention Money held back (2.5–5%) until defects period ends. Protects against
post-completion issues.

Ripple The cascade of downstream effects when a single number changes. Central
to the Pond.

Scope Creep The gradual, often invisible, expansion of work beyond the original plan.

Second Fix Visible elements installed after plastering: sockets, switches, taps,
sanitaryware, kitchens.

Snagging Walk-through inspection to identify defects before final payment. Also
called a punch list.

Usable Budget Total budget minus contingency. The actual amount available for
allocation.

Variation A formal change to the contracted scope. Should be priced and agreed in
writing.
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Disclaimer
All calculations, projections, and analyses generated by The Renovation Pond are

estimates for planning purposes only. They do not constitute financial, legal,

construction, or professional advice.

Renovation work carries inherent uncertainties including but not limited to hidden

structural issues, material price changes, contractor availability, planning permission

outcomes, weather, building regulation requirements, and the general unpredictability of

opening walls in old buildings. Users should independently verify all outputs and confirm

details directly with licensed professionals before making commitments or entering into

contracts.

The software is provided 'as is' without warranty of any kind, express or implied.

Offline.Ltd's total liability shall in no event exceed the purchase price paid for the

software.

Offline.Ltd

"No cloud. No nonsense. Just tools."

The Renovation Pond is part of the Offline.Ltd collection. Nine tools, zero dependencies,

works forever. Your renovation data stays on your machine — always.

Version 1.0 · April 2026

https://offline.ltd
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