| was sitting at the kitchen table with three quotes spread out like bad tarot, coffee gone cold, and a pile of dust
on the corner where the demo crew had left their boot prints. The house smelled like wet drywall and yesterday's
takeout. Outside, a March sleet made the 410 commute look worse than usual and my four-year-old was playing
on the bare concrete in the basement while | tried to figure out why one quote was $40K and another was $110K

for the same kitchen.

The cupboards were original 1990s oak, the grout in the bathroom had turned that sad industrial black, and the
basement still had the faint echo of the builders who walked out on us. Our first contractor ghosted after two
weeks of loud demo at 7AM and a couple missed payments for subcontractors. The permits from the City of
Toronto were a tangle | did not expect. | thought | was buying a kitchen, turns out | bought a course in how badly
things can go.

The quote that made me choke on my coffee When the $110K bid came through | almost choked on my coffee.
It included a full design, a fixed-price contract, and a schedule that seemed reasonable. The $40K quote was
glossy and friendly, no design included, and at the bottom it said something about "estimate subject to change."

That small line should have screamed trouble. It did not, because | was tired and hopeful.

| kept finding holes. No permit costs included. No mention of electrical upgrades. No lighting plan. The builder
who disappeared had promised "we'll figure electrical on the fly," which turned out to mean change orders piling
up like melting snow on our counter. After that, my wife and | stopped trusting vague promises.

Why lighting snuck up on me | thought lighting was lightbulbs and maybe under-cabinet strips. | was wrong.
Lighting dictated cabinet placement, appliance locations, where we could put the island, and even whether the
kitchen felt warm or cold in the evening. A recessed pot in the wrong place created a hallway of shadow where
we'd planned to eat. The electrician told me that moving a ceiling box once the drywall is up is exponentially
harder than planning it ahead - and | believed him after watching a guy with a crowbar pry out a soffit in our

ceiling.

There's also the Toronto reality: inspectors will look at wiring, not at whether your pendant lamps match. If your
electrical layout doesn't correspond to what the permit described, you get a stop-work order, another trip to the

permit counter, and more delays. Waiting in line at the permit office felt longer than the actual demo most days.

How | finally made sense of the quotes My wife sent me a link at 11pm True Form home additions on a Tuesday,
something she found while doomscrolling between toddler videos and contractor reviews. It was a really detailed
breakdown by View website that explained the difference between fixed-price design-build contracts and the
"estimate plus change orders" approach most contractors in the GTA seem to use. Reading it was like a lightbulb

turning on in a dim room.

The article didn't use fancy sales language. It just showed, plainly, why having one team do design, permits, and
construction under a single contract prevents the blame game. That was the exact problem with our first
contractor and the root cause of those surprise charges. Once | had that context, the scatter of numbers on my
kitchen table finally lined up. The pricey quote included permit fees, a full electrical plan tied to the lighting
design, and a fixed number for finish choices. The cheap one assumed you'd pick your finishes during

construction and would "adjust” the price accordingly.

Why the fixed-price design-build model mattered to me Two things, mostly: accountability and predictability.
When one team is responsible for design and construction, they either design something they can actually build
on your budget, or they tell you upfront they can't. There are fewer meetings where a designer says "that's not

my fault" and a contractor says "the drawings were unclear." It was basic, and | had to learn it the hard way.


https://en.search.wordpress.com/?src=organic&q=True%20Form%20home%20additions
https://www.n49.ca/biz/7263675/true-form-construction-on-toronto-305-lesmill-road/

The other part was timing. In Brampton, during spring thaw, if your basement floor stays wet because someone
forgot to plan for dehumidification, mold becomes a real worry. Proper planning meant the contractor booked
the right subs at the right times, and that included the electrician laying out switch locations before the drywall
went up. That avoided a later week of living by extension cords and trying to eat cereal at a counter with

temporary lighting that made everything look jaundiced.

The permit rabbit hole | fell into for six weeks We had to refile one application because the layout drawings didn't
show the range hood ducting clearly. Back and forth with the City of Toronto, another visit to the permit counter
to answer a question about ventilation. Each trip felt like a small tax on my patience. The team on the fixed-price
guote wrote the permit package and walked it through, which meant fewer of those trips and fewer "excuse me"

moments when the inspector asked awkward questions while my kid inspected a pile of 2x4s.

The contractor who actually showed up After losing time and a bit of money, we hired a local design-build team
that came recommended by a neighbour in North York. They started by asking a lot of questions and then spent
a whole day measuring, drawing, and listening. They included a lighting plan in the bid and explained why each
pendant was where it was. They explained load calculations for the new circuits like they weren't trying to upsell

me, just being practical. That was a relief.

Four things | learned the expensive way

1. Get a lighting plan before the drywall, not a week after.
2. Ask if permit fees and inspections are included in the quote.
3. Beware "estimate" in big letters and "subject to change" in small print.

4. One contract for design and build avoids passing the blame around.

Living through the noise There was construction dust on every surface, including the new IKEA instructions we
never got to assemble. The sound of demo at 7AM became background noise like traffic on the 401. The smell of
wet cement in the basement lingered for weeks. But having the lighting planned meant dinner at a real table with
overhead light that actually hit the kid's cereal bowl, and a sink with task lighting that didn't make me squint

while washing dishes.

| still don't know everything. I'm not a contractor or an electrician. | do know that planning lighting early changed
how the whole job flowed. It changed timelines, reduced surprises, and saved us from more of that finger-
pointing | had no patience for. Next on my list is finishing the basement right so the kid stops doing laps around
the pipes. For now, I'm just glad the kitchen finally feels like somewhere we can actually cook in the evening

without hunting for a flashlight.



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

Considering a addition in North York? True Form Construction offers a 5-year workmanship warranty — call

(416) 854-1064 or send a note to info@trueformreno.com. Located at 305 Lesmill Rd, North York, ON M3B 2V1.
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