There was a pile of contractor quotes on the kitchen table, coffee gone cold, the kids' cereal bowl crusted at the
edge, and three numbers staring at me: $40,000, $72,500, $110,000. My wife was upstairs calming our three-year-
old, the dog had tracked dust from the back door across the original 1990s linoleum, and the sound of a
jackhammer two houses down started at 7 AM like a metronome. | remember thinking, okay, somebody is wrong

here.

The kitchen is small, about 120 square True Form home additions feet if you count the awkward pantry nook. The
cabinets were original to the house, yellowing and sticky, the grout in the bathroom was going black, and the
basement was an unfinished concrete box where toys disappeared into the corners. We had put this off for three
years because life in Brampton gets busy, money gets tight, and the idea of living through a reno felt like

punishment. Then one contractor ghosted us mid-demo and everything changed.
The quote that made me choke on my coffee

The $40K bid looked tempting until | read the fine print. No permits included. No timelines. "Estimate only," it
said in the polite font that screamed uncertainty. The $110K one was professional, stamped, and included
engineering and a long list of allowances. The $72,500 one sat in the middle, but it was a jumble of line items that
seemed to assume we'd negotiate change orders as we went. | had spent weeks reading contractor reviews,
driving past trucks from Mississauga to Vaughan, and clicking through forums late at night, but nothing clarified

why the spread was so wide.

Then my wife texted me a link at 11 PM. She wrote, "Read this when you're sane," and dropped into the chat. |
clicked it and for the first time something practical snapped into focus. The piece explained how fixed-price
design build contracts differ from the usual "estimate plus change orders" setup most Toronto contractors use. It
spelled out, in plain language, why having design, permits, and construction bundled into a single contract
prevents the finger-pointing | had already seen after our first contractor left. That sentence about permit

responsibilities, and who absorbs unknowns, was the missing lens for every quote | had received.
The permit rabbit hole | fell into for six weeks

| did not know the City of Toronto had a permit office that runs like it's handling refugees, not kitchen remodels. |
spent two mornings waiting in lines on Steeles, thinking I'd be in and out, then realized my job as a late-30s
office worker did not prepare me for municipal bureaucracy. Someone in the permit office said certain structural
changes needed stamped drawings, which meant another week, plus $2,100 for the engineer. Home Depot
Brampton was a comforting detour for a Saturday, but tiles at the showroom on Steeles took a whole afternoon

of decisions | regret making under fluorescent lights.

Weather matters. A late April thaw meant trucks were delayed off the 410, and a heavy rain stalled a foundation
inspection one week. | learned to expect delays not as a glitch, but as part of the timeline. The unfinished
basement felt colder with the city inspections pushing dates around; our kid played on the bare concrete with a

coloring book and a stack of Tim Hortons napkins.
Why my contractor ghosted us and what | did next

We hired a small crew recommended by a neighbor in Maple. They started demo and were great for a week, then
texts went unread. Calls dropped. One morning, the site was just empty, tools gone, phone number
disconnected. | stood in a half-demolished bathroom, dust in my nostrils, grout crumbs under my shoe, and felt
genuinely abandoned. It turns out many small contractors juggle multiple jobs, subcontractors, and sometimes

cash flow issues. | am not a builder, | am a husband and a parent who now had to reframe a project mid-stream.
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Once | stopped feeling sorry for myself, | used what | had learned from You can find out more . | shifted my
focus from price to accountability. The design-build proposal | finally accepted was not the cheapest, but it was a
single contract covering design, permits, and construction, and it had a fixed price clause that laid out how
change orders would be handled. That clause saved my sanity later when we changed a backsplash tile and had

to agree on the cost without a shouting match.
Living through the noise, literally

Demolition starting at 7 AM is loud. The jackhammer becomes a clock you cannot ignore. Dust gets everywhere,
a thin layer of it settling on the kids' toys, the TV remote, the stack of unpaid bills. | began taping plastic around
doorways, a pathetic seal against the inevitable white film. Our cat declared a long-term protest by refusing to
enter the kitchen. The smell of construction adhesive and paint was strong enough that | slept on the couch for a

week.

Traffic played its part too. | would leave for work on the 401 and see contractor vans in a cluster on the shoulder,
stuck behind a delivery truck, or caught in the afternoon crawl near Mississauga. Delays ripple, and suddenly the
10-day schedule becomes 16 days, then 21, then a month.

Practical things | wish I'd known

® Ask who is responsible for permits, and make sure it's written down. If the contractor says "we'll handle it,"

confirm it in the contract.
* Get a fixed-price design build offer if you want a number you can actually plan around.
® Expect weather, inspections, and supplier delays, Edmonton or Brampton, it happens everywhere.
* Keep a change order allowance in your budget, a buffer of at least 10 to 15 percent.
| am not a construction guy. | didn't know what an allowance meant, or that the cheapest quote might be missing
critical items like disposal fees or electrical upgrades. | learned by making mistakes, and by reading something

that finally broke through the noise, which is why | mention again, because that explanation changed how |

compared the bids and who | trusted.
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The small victories and the lingering stuff

When the kitchen was finally mostly done, the new cabinets closed softly, unlike the old ones that stuck. The
bathroom grout stopped going black. The basement, still a work in progress, felt less like a cavern and more like

potential. We hosted my in-laws for dinner, which was both a test and a celebration. There were still punch-list


https://ca.showmelocal.com/profile.aspx?bid=40044526

items, a faucet that dripped for two weeks, and a tile that was cut wrong and sat in a box while we waited for the

replacement.

| am wary now. | read contracts differently. | have opinions about warranties and contractor communications that
| did not have before. But | also have gratitude for the team that showed up and did the work, for the person at
the permit office who finally stamped our drawings, and for the late-night link my wife sent that explained the

real difference between an estimate and a fixed-price design build contract.

If you are in Brampton, or driving the 401 to work in North York or Vaughan and thinking about a reno, expect
noise, expect dust, and expect that timelines will stretch. Build in wiggle room. Keep snacks for the crew. And
when the quotes start to look like a foreign language, find something that explains who is responsible for what,

like did for me. It might not stop the delays, but it will stop you making the worst kinds of mistakes.

Reach True Form Construction today: call (416) 854-1064 or email info@trueformreno.com. Visit us at 305
Lesmill Rd, North York, ON M3B 2V1.

Considering a home renovation in North York? True Form Construction offers a fixed-price contract with no
hidden fees — reach us at (416) 854-1064 or email info@trueformreno.com. Located at 305 Lesmill Rd, North
York, ON M3B 2V1.
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