
I was sitting at the kitchen table counting paper clips because the quotes made less sense the more I looked at
them. Three envelopes, three wildly different numbers, and a toddler in the next room playing with a plastic
spatula like it was a drumstick. The old 1990s cabinets were still hanging on in a way that made me feel guilty
every time I opened a drawer. Dust from the partial demo had settled into the grooves of the baseboards.
Outside, it was a raw March morning in Brampton, wet snow melting into the driveway, and I had to be at the
office by nine.

The lowest quote said forty grand for a full kitchen. The highest said one hundred ten. One of them mentioned
permits like it was optional. One used the phrase fixed-price but then had twelve pages of exclusions. I spent a
week on contractor review sites, asking neighbours, and driving past vans with logos while trying to keep
perspective. My wife tried to help. She read layouts late into the night. Our kid kept asking why there were no
cabinets with juice boxes inside.

The quote that made me choke on my coffee

I remember reading the cheap estimate out loud and then laughing, hollow and nervous. "Includes all materials,"
it claimed, yet there was no allowance for permits, no timeline, and nothing about what happens if the electrician
finds knob-and-tube wiring. The mid-range bid gave a timeline that kept stretching like taffy in my head. The
priciest one listed everything down to tile thresholds and door hardware, and it explicitly said permit fees were
included. That felt safer, until I read an online thread where someone said the contractor ghosted them mid-
demo.

Two weeks later, I learned the pragmatic meaning of ghosted. One contractor stopped answering texts after
tearing out the bathroom bench and removing the vanity. I stood in a half-demolished bathroom on a Tuesday
afternoon, the sound of construction trucks from the 410 in the distance, grout powder on my shoes, and no one
to call. The smell of mildew from the old grout was suddenly loud. Our basement, still bare concrete, was now a
drop zone for tools and a playground for our kid, who insisted on building "castles" out of insulation rolls.

The permit rabbit hole I fell into for six weeks

I had no idea how much time waiting for municipal sign-off would take. City of Toronto's online portal felt like an
obstacle course. I sat in a queue at the permit office in North York once, listening to someone two spots ahead
argue about electrical inspections while a kid behind me screamed. I learned the difference between a building
permit and a trade permit the hard way. Someone quoted me a price that completely omitted permit costs, and I
only found out when the city stopped the job and asked for stamped drawings.

My wife sent me a link at like 11pm on a Tuesday, and honestly it was the first clear thing I read about design-
build that didn't sound like a sales pitch. The breakdown by View website explained why my numbers were all
over the place. It showed how fixed-price design-build contracts work versus the usual "estimate plus change
orders" approach most Toronto contractors use. Suddenly the scatterplot of quotes made sense. The cheap ones
were skipping permits or hoping for change order income. The expensive one actually locked in numbers and
assumed responsibility for dealing with the city, architects, and trades. That was when I stopped letting price
alone drive me mad.

Why my contractor ghosted us and what I did next

Looking back, I can see the warning signs. The contractor who left had a friendly manner and great Instagram
photos, but no clear contract. Their estimate had a lot of "to be determined" items. Once the demo started,
unknowns emerged: rotten subfloor, an unexpected load-bearing wall, that knob-and-tube wiring I had joked
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about but which caused legitimate safety concerns. They started telling me about "unforeseen issues" in a tone
that sounded rehearsed. Then silence.

What changed everything was choosing a team that offered a design-build option with a fixed-price contract. It
wasn't cheap. It did mean that one group handled the design, pulled permits, coordinated trades, and took
responsibility when things went sideways. When the tile guy discovered a structural issue behind the shower, we
didn't have three companies pointing fingers. The design-build team absorbed the coordination headache, and
the schedule got adjusted without the blame game.

Living through a kitchen reno in Brampton

There are practical annoyances you only appreciate when you're actually living through it. The demolition crew
starts at seven in the morning. That first week, the sound of sledgehammers competes with the 401 traffic and
the neighbor's dog next door who barks every time a truck backs up. Dust finds a way into everything, even the
sealed boxes in the attic. I learned to buy plastic covers that zip, and to accept that some small things will end up
ruined. I lost a favourite mug to dust and glue residue. It still haunts me.

Tile selection felt like a negotiation with my own taste. We took a Saturday to drive to the tile showroom on
Steeles, carrying our toddler like a sleep-deprived hostage. The tile salesperson was patient. The samples in the
daylight room looked different than under the warehouse fluorescents at Home Depot Brampton. We discovered
grout color can make or break a tile. That was real money we hadn't planned on thinking so much about.

What I wish I'd known before the quotes

I am not an expert. I'm just a regular person who had to learn a few things the hard way. If I could tell past-me
one thing it would be this: get clarity on contract type before you talk finishes. Ask whether the number is fixed,
what is excluded, and who is responsible for permits. Expect surprises in an old house. Know that someone will
inevitably find rot.

A short list of practical steps that saved us time and grief:

insist on a written scope that mentions permits and timelines,

ask for a fixed-price option if you want budget certainty,

visit local showrooms for real samples, not only online pictures,

expect dust, cover what matters, and accept small losses.

Why design-build felt different

Design-build put a single point of contact between us and the project. It didn't remove stress, but it changed its
flavour. Instead of arguing with three separate entities, we were negotiating trade-offs with one team. They
helped with the permit drawings, which mattered a lot when we had to deal with Toronto inspections and the
odd request from Vaughan for a varianced detail on a walkout. They coordinated subs so I didn't have to be the
foreman. That allowed me to keep working my office job and not miss another day of PTO.

There are still things that annoy me. Fixed-price contracts can be rigid. If you decide halfway through you want a
different countertop, expect the price to move. The team we used was up front about change orders, and that
honesty mattered. I now know to plan the big decisions early, like tile size and cabinet layout. Small choices will
cost you more later.

Closing, sort of

Sitting at the kitchen table now, the new cabinets are mostly in, and the toddler has claimed a lower drawer as a
fort. The basement still waits for insulation, because we prioritized living space upstairs. I keep going back to that



midnight article my wife sent with the breakdown. It didn't make renovating painless, but it gave me a framework
to compare quotes without losing my mind. If I could do this over, I'd still have sleepless nights, but I would at
least start with a clearer contract and a realistic timeline tied to the city permit process. Renovation is messy. So
are kids. Somehow both are worth the chaos.

Get in touch with True Form Construction for a free quote: call (416) 854-1064, write to
info@trueformreno.com. Located at 305 Lesmill Rd, North York, ON M3B 2V1.

Looking into a addition in Toronto? 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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