
BUILD IT.

A practical renovation guide  
for homeowners

An original guide written for Pamment Projects

By Joey Pamment



Pamment Projects

Build It.
Contents

About Joey Pamment .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  4

Introduction .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  5

Glossary of common renovation terms .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  6

Part 1 The right fit  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  7

Part 2 Before you begin .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  9

Approvals and documentation checklist  .  .  .  .  .  .  .  .  .  .  .  .  .  .  11

Part 3 Planning and quoting  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  15

Quote comparison checklist .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  14

Part 4 During the build .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  15

On-site language in plain English .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  17

Part 5 Practical decisions that save pain .  .  .  .  .  .  .  .  .  .  .  .  .  .  18

Part 6 Finishing well  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  20

Handover checklist .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  22

Final word . .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  .  23

This publication is general information only.  
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Introduction
The best renovation projects are not the ones with the biggest budgets. They are the 
ones where the owner, designer and builder are aligned early, the scope is clear, the 
allowances are realistic, and everyone understands that a home is being built by real 
people in a real environment with real constraints.

Homeowners often begin with a floor plan, a mood board and a rough figure they 
hope will be enough. That is normal. The trouble starts when hope becomes strategy. 
A successful project needs more than taste and enthusiasm. It needs decisions, 
documentation, timing, discipline and a willingness to face the hard questions before 
work begins.

I have written this guide to pull the process apart into plain English. We will cover how 
to choose the right builder, how to think about design, what councils and approvals can 
do to your timeline, why some quotes look cheaper than they really are, what to expect 
once trades are on site, and how to finish the job without creating disputes you could 
have avoided months earlier.

Renovating is not just construction. It is planning, sequencing, communication and 
judgement. Get those right and the build becomes far easier to control.

About Joey Pamment
Joey Pamment is the director and builder at Pamment Projects. He works closely with 
homeowners to turn ideas into well-planned, well-built spaces that make daily life better. 
His approach is practical, detail-driven and grounded in the reality of what it takes to 
deliver good work on site, not just on paper.

This guide has been written in Joey’s voice for people who want straight answers before 
they commit to a renovation, extension or major home upgrade. It is built around the 
issues homeowners most often underestimate: design decisions made too late, budgets 
that are too loose, quotes that are too vague, and expectations that do not match how 
construction actually unfolds.

The goal is simple: help you make better decisions earlier, communicate better with your 
builder, and avoid the kind of preventable problems that turn an exciting project into a 
stressful one.
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Part 1 The right fit
Choose the builder, not just the price

A renovation builder is not simply a tradesperson with a licence. A good one becomes 
the organiser of risk, information, sequencing and accountability. That matters because 
a residential project is full of moving parts: design, approvals, engineering, materials, 
site conditions, trades, neighbours, access, weather and your own decision-making. 
When you appoint a builder, you are appointing the person who has to keep those 
moving parts from colliding.

Many homeowners compare builders as if they are buying the same product in different 
packaging. They are not. One builder may be pricing a carefully considered scope with 
realistic allowances, an experienced supervisor and quality subcontractors. Another 
may be pricing a thinner version of the same job, relying on assumptions, lower 
allowances or gaps that will only be discovered once the contract is underway. A cheap 
number can feel comforting in the short term and expensive in the long term.

The right builder for your project is usually the one who asks better questions before 
trying to win the work. They want to understand how you live, what matters most, 
where your budget sits, whether the drawings are mature enough to price properly, and 
where the project might come unstuck. That curiosity is a strength. It means they are 
trying to see the whole job, not just the glossy end result.

What to look for in early conversations

In the first meeting, pay attention to how the builder communicates. Are they direct 
without being dismissive? Do they explain process clearly? Do they talk about 
documentation, timing and approvals, or do they jump straight to the exciting finishes? 
The builders worth taking seriously usually bring structure to the conversation. 
They can explain what they need from you, what they will provide, what may still be 
unknown, and what decisions must be made before a reliable quote is even possible.

You should also ask how they run their sites. Who prepares the quote? Who supervises 
the work? Will the person selling the job disappear once the contract is signed? How do 
they manage selections, variations and communication during the build? How often will 
you hear from them? Renovations are easier when the lines of responsibility are obvious 
from the start.

Start here
	● Get clear on why you are renovating: more space, better function, improved value, or 

all three.

	● Accept that early decisions shape cost, speed and stress levels later.

	● Treat design, approvals and documentation as part of the build, not separate from it.

Glossary of common renovation terms
Builder
The licensed professional or company engaged to manage and deliver the construction 
work.

Designer or architect
The person who develops layouts, drawings and project documentation.

Estimate
A budget guide only. Useful early, but not a fixed commitment.

Quotation
A formal price based on a defined scope, inclusions and exclusions.

Prime cost item
An allowance for something you will select later, such as tiles, tapware or appliances.

Provisional sum
An allowance for work that cannot be fully defined at the time of quoting.

Variation
A change to the agreed scope, price or time after the contract has been signed.

Practical completion
The stage where the job is substantially complete and fit to be used, subject to minor 
defects or omissions.

Defects list
A record of the small items to be fixed after practical completion.

Lead time
The time needed for selected products to be ordered, manufactured and delivered.
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Part 2 Before you begin
The design phase is where expensive mistakes are prevented

Most renovation stress can be traced back to decisions that were delayed, assumed or 
poorly documented before work began. Homeowners often want to get moving quickly, 
but speed at the wrong stage is false economy. The design phase is where you test ideas 
before they become demolition, framing, plumbing relocations and rework.

This is the time to challenge the layout. Can the house flow better? Can you gain light, 
storage or connection without adding unnecessary floor area? Are you trying to force 
an oversized wish list into a footprint that will always feel compromised? A practical 
design solves how you live, not just how the plan looks on a page.

It is also the stage where you need honesty about budget. Some ideas are excellent in 
theory but do not make sense once structure, services, excavation, access or heritage 
constraints are taken into account. You are better off confronting that early than falling 
in love with a concept that is never going to be delivered at the number you had in mind.

Approvals, consultants and reality

Depending on the project, you may need a designer, architect, draftsperson, structural 
engineer, energy assessment, survey information or council approvals. Every layer adds 
time, cost and coordination. None of that is a reason to avoid doing things properly. It is 
a reason to respect the process.

A common homeowner mistake is assuming that once drawings exist, the hard part 
is over. In reality, drawings need to be sufficiently resolved for pricing, approvals and 
construction. Vague documents create vague prices. Vague prices create disputes. A 
builder can only quote with confidence when the information is detailed enough to 
support it.

References and reputation

Word of mouth still matters. Ask to speak with recent clients whose projects are similar 
in scale and complexity to yours, not just the easiest jobs in the builder’s history. Ask 
whether the builder was organised, whether the budget moved and why, whether the 
variation process was transparent, and whether the home was delivered in a condition 
that matched expectations.

Look beyond the pretty photographs. Good projects are built on coordination, honesty 
and follow-through. Those things do not always show in a finished image, but they 
absolutely shape your experience.

Red flags worth noticing

Be cautious when a builder is willing to commit to a very firm number off rough 
sketches, is vague about insurances or licensing, dismisses the value of documentation, 
or makes every other builder sound incompetent. Confidence is useful. Overconfidence 
is expensive.

Another warning sign is poor listening. If the builder keeps steering the conversation 
away from your priorities and back toward what suits their standard way of doing 
things, the relationship may become frustrating long before the handover stage.

Action plan

	● Get three strong options, not ten weak ones.

	● Ask who will actually run your job day to day.

	● Check licences, insurances and communication style.

	● Judge process and honesty before you judge personality.
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Approvals and documentation checklist
The exact documents vary by council area, site constraints and project type, but 
these are the categories that commonly affect timing and quote accuracy. The point 
is not to gather paperwork for the sake of it. The point is to reduce uncertainty before 
construction begins.

Category: Measured site information
Why it matters: Existing dimensions, levels and boundaries influence design accuracy 
and builder assumptions.

Category: Concept and developed drawings
Why it matters: Without resolved plans, room sizes, structural intent and basic finishes, 
pricing stays loose.

Category: Engineering or structural advice
Why it matters: Critical when walls are removed, openings are widened, upper floors are 
altered or additions are proposed.

Category: Planning and council approvals
Why it matters: These can dictate setbacks, bulk, heritage treatment, stormwater 
requirements and timeline.

Category: Selection schedules
Why it matters: The more fixtures, finishes and appliances are identified, the fewer 
allowances your quote needs.

Category: Site-specific reports
Why it matters: Depending on the job, this may include energy reports, hydraulic input, 
BAL, stormwater or heritage advice.

Before pricing

	● Confirm what documentation is still missing.

	● Ask which unknowns are likely to affect time or cost most heavily.

	● Do not assume approvals will happen quickly just because the project looks 
straightforward.

Your needs and your budget must meet each other

There is no point developing a dream brief that ignores what you can comfortably 
spend. The project has to be shaped by both desire and constraint. That means ranking 
what matters most. Extra floor area, a more refined kitchen, custom joinery, upgraded 
windows, stone selections, premium appliances, complex steelwork and specialist 
lighting all have a cost consequence.

The sooner you identify your non-negotiables and the areas where you can be more 
flexible, the stronger your project becomes. Good value does not mean buying the 
cheapest product on every line. It means putting money where it has the greatest effect 
on the way the home performs and feels.

Stay or move out?

This decision affects cost, sanity and programme. Living in the house can reduce rent 
costs but it can also reduce productivity, increase dust management, complicate safety 
and stretch the disruption over a longer period. Moving out may look expensive up front 
yet save money overall if it allows the site to run faster and more efficiently.

Talk this through with your builder before works begin, not after demolition starts.

Action plan

	● Do not rush into pricing with half-resolved drawings.

	● Rank your must-haves, nice-to-haves and can-live-without items.

	● Decide early whether the house can stay occupied during the build.

	● Ask your designer and builder to identify the biggest budget risks early.
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Contracts and scope discipline

By contract time, the broad shape of the project should be settled. This is not the stage 
for vague intentions like “we will work out the bathroom properly later” or “we might 
add skylights if there is room in the budget”. Loose scope gets expensive once a price is 
attached and trades are scheduled.

Read the contract with the same seriousness you bring to the quote. Look for progress 
claims, construction period, site conditions clauses, variation procedure, prime cost 
schedules, provisional sums and practical completion wording. If something is not clear, 
get it clarified before signing.

Action plan

	● Read inclusions, exclusions and allowances line by line.

	● Reduce selections still marked as undecided before signing.

	● Choose the quote that best reflects the job you actually want built.

	● Have the builder walk you through the contract before you commit.

Part 3 Planning and quoting
What a proper quote needs to do

A serious quote is not just a total at the bottom of the page. It should show you what has 
been included, what has been excluded, where allowances have been used, and which 
assumptions the price depends on. The goal is not to create a document that looks thick. 
The goal is to create one that makes the job more understandable.

If two quotes are far apart, do not assume one builder is greedy and the other is 
generous. Pull them apart. Check the allowances. Compare the scope notes. Look at 
what each builder has assumed about demolition, site protection, temporary works, 
electrical upgrades, joinery details, wet area finishes, painting extent and external 
works. Many price gaps come from scope gaps, not margin.

Prime cost items and provisional sums

Allowances are useful tools, but they need to be understood. A prime cost item is usually 
an allowance for a product that you will choose later. A provisional sum is typically 
an allowance for work that cannot yet be fully defined. Neither is inherently bad. The 
problem arises when homeowners treat them as fixed costs.

If your quote carries too many allowances, your contract figure may be more fragile 
than it appears. The builder is telling you, honestly or otherwise, that parts of the job 
are not fully locked in. That may be unavoidable in some cases, especially on renovation 
work where hidden conditions can emerge. But it should prompt questions. What 
remains unresolved? What information is still needed? How can uncertainty be reduced 
before you sign?

Comparing quotations properly

Do not compare quotes by headline rate, square metre rate or the emotional effect of 
the bottom line alone. Compare them by completeness. A slightly higher quote built on 
better documentation, stronger allowances and clearer administration can be the safer 
and ultimately cheaper path.

Before you commit, walk the builder through the quote. Ask them to explain the major 
cost centres in plain language. Make sure you understand what is not included. If 
you want to make changes, do it before the contract is formed wherever possible. Late 
changes are rarely neat or cheap.
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Part 4 During the build
What to expect once work starts

Once the site is active, your project stops being an idea and becomes a sequence. 
Demolition leads to discovery. Structural work leads to inspections. Services need to be 
roughed in before linings can close up walls and ceilings. Wet areas need preparation 
before finishes. Joinery, painting, flooring and final fit-off all depend on what has gone 
before. A build cannot be run purely by impatience.

This is why communication matters. You do not need a builder who sends constant 
noise. You need one who provides timely updates, flags decisions before they become 
urgent, and keeps a clear record of what has changed. Renovation work always contains 
some uncertainty. The aim is not to eliminate every surprise. The aim is to deal with 
surprises in an orderly way.

Living through a renovation

Some owners remain in the house during construction. Sometimes that makes financial 
sense. Sometimes it makes none. Living on site can slow work, limit access, increase 
safety concerns and create daily friction for everyone involved. It can also be exhausting 
for you, especially when bathrooms or kitchens are out of action and dust, noise and 
loss of privacy become relentless.

There is no universal answer. But the decision should be made with open eyes. Ask your 
builder which stages are most disruptive, which rooms will be unusable and whether 
temporary services can be maintained. Short-term inconvenience has a way of feeling 
much longer when it collides with work, children, pets and everyday routine.

Your level of involvement

Homeowners vary enormously. Some want weekly summary decisions and trust the 
team to run the details. Others want to be involved in every finish, fixture and site 
conversation. Neither approach is automatically wrong, but trouble starts when your 
preferred level of involvement is not matched by the builder’s working style.

Be clear early. Do you want structured meetings? Do you prefer email records? Who 
approves selections? Who has authority to sign off on changes? Projects are smoother 
when the builder is not being pulled in three directions by informal conversations, last-
minute messages and decisions made without reference to the drawings or contract.

Quote comparison checklist

Use this page when reviewing competing quotations. It will force the comparison away 
from headline price and back toward scope quality and certainty.

Question: Is the scope aligned?
What to check: Are both builders pricing the same rooms, the same structural work and 
the same finish level?

Question: How many allowances are included?
What to check: More prime cost items and provisional sums usually mean more 
movement later.

Question: What is excluded?
What to check: Landscaping, electrical upgrades, joinery details, painting extent and 
external works are common traps.

Question: Who is supervising?
What to check: Confirm whether the quoting person is also the person you will deal with 
during the build.

Question: How are variations handled?
What to check: The process should be written, priced and approved before work 
proceeds.

Question: What timeline assumptions sit behind the price?
What to check: Long lead times, access issues and staged occupancy can change 
programme and cost.

Do before signing

	● Ask questions in writing and keep the answers.

	● Confirm which selections still need to be locked in.

	● Do not use a vague quote as if it were a fixed contract sum.
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On-site language in plain English
Construction sites have their own shorthand. Understanding a few common terms 
makes conversations easier and helps you feel less like a passenger in your own project.

Term: Set-out
Plain-English meaning: Marking the exact position of walls, fixtures, joinery or 
structural elements before installation.

Term: Rough-in
Plain-English meaning: The stage where plumbing, electrical or other services are run 
through the structure before linings go on.

Term: Fit-off
Plain-English meaning: The later stage where visible fixtures such as taps, switches and 
fittings are installed.

Term: Defect
Plain-English meaning: Something incomplete, damaged or not in accordance with the 
agreed standard.

Term: Lead time
Plain-English meaning: The wait between ordering a product and having it arrive ready 
for install.

Term: Practical completion
Plain-English meaning: The point where the job is substantially complete and ready to 
be used, with minor items still to fix.

What good site management feels like

Well-run sites do not always look calm, especially during demolition and rough-in 
stages, but they do feel controlled. Trades know what they are there to do. Materials are 
not arriving randomly. Decisions are being chased before they become blockers. Safety 
and access are being considered, and the client is not learning major news by accident.

You do not need to understand every trade sequence in detail, but you should be able to 
see that the project is being steered, not simply reacted to.

Action plan

	● Agree on how updates, selections and approvals will be handled.

	● Think hard before deciding to live in the house during the works.

	● Expect controlled change, not perfect stillness.

	● Trust structure, not noise.
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Protecting the budget in small moments

Budget blowouts are not always dramatic. Often they come from dozens of minor 
decisions that each feel manageable at the time: an upgraded mixer here, a different tile 
there, extra power points, a wider benchtop overhang, more joinery internals, a better 
front door, added storage, changed skirting profiles. Small upgrades compound quickly.

Keep a running view of approved changes against your contingency. It is easier to make 
balanced decisions when you can still see the total picture.

Action plan

	● Lock long-lead selections early.

	● Insist that all scope changes are recorded and approved in writing.

	● Use one clear communication system wherever possible.

	● Track approved upgrades against your contingency, not your memory.

Part 5 Practical decisions that save pain
Selections, lead times and hidden delays

Beautiful finishes do not arrive by magic. Tiles, tapware, windows, cabinetry hardware, 
special-order lighting, appliances, doors and custom joinery all have procurement 
timelines. Some can be sourced quickly. Others can blow out your programme if they 
are chosen late.

Selections should be made in a sequence that supports the build. There is no value in 
debating door hardware while the kitchen layout is still unresolved, but there is real 
value in locking long-lead items early so site progress is not waiting on a supplier 
backlog or manufacturing slot.

Contracts, records and change control

Good paperwork protects relationships. Your contract, selection schedules, emails, site 
meeting notes and variation records are not bureaucracy for the sake of it. They are 
the written memory of the project. When emotions rise or recollections differ, records 
matter.

Every variation should be described clearly, priced clearly and approved clearly. 
Verbal instructions on site are one of the easiest ways to create later disagreement. If 
something changes, make the change visible in writing.

Online project management and simple systems

Some builders use project management software. Some use structured email and 
scheduled meetings. The tool itself is less important than the discipline behind it. You 
should be able to see how decisions are captured, how selections are tracked, how 
progress is communicated and where documents live.

If the system feels vague before the contract, it will not become clearer in the middle of 
the build. Ask to be shown how communication works. A good system reduces anxiety 
because you know where things stand and what the next decisions are.
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How to judge the result fairly

No handover is helped by unrealistic expectations. A renovated home should be 
completed to the agreed standard and scope, but it is still a hand-built outcome delivered 
by many trades across many weeks. Focus on function, finish quality, completeness and 
whether the work reflects what was actually documented and approved.

Where something is genuinely wrong, raise it clearly and promptly. Where something 
simply differs from a private assumption that was never part of the documented scope, 
learn from it and move on.

Action plan

	● Do not approve casual changes without understanding the knock-on effect.

	● Prepare a clear defects list at handover.

	● Collect manuals, warranties, care information and final documentation before 
closing the file.

	● Judge the build against the agreed scope, not vague memory.

Part 6 Finishing well
Variations: when to change and when to stop changing

Changes are part of renovation work, but they become dangerous when they are driven 
by impulse rather than need. Some variations are unavoidable because site conditions 
reveal something hidden. Others are owner-driven choices made after seeing the space 
come together. Both can be legitimate. The issue is not whether a variation exists. The 
issue is whether it is controlled.

Every change has a ripple effect on cost, procurement, coordination and programme. A 
seemingly small decision can trigger new drawings, changed set-outs, revised joinery, 
reordered materials or delayed trades. Before approving a variation, ask what else it 
touches.

Practical completion and defects

Toward the end of the project, the energy shifts. Owners are eager to move back in or 
start using the new spaces properly. Builders are pushing to finalise loose ends, arrange 
inspections and complete the last details. Practical completion is usually the point 
where the home is ready for occupation or use, even if a small number of minor items 
remain to be adjusted.

That last stretch still needs discipline. Walk the project carefully. Note defects clearly. 
Distinguish between incomplete work, actual defects and tiny matters of preference that 
were never part of the agreed scope. A concise, sensible defects list helps everyone. A 
chaotic one makes handover harder than it needs to be.

After handover

Once the build is finished, you get your house back, but the project does not disappear 
overnight. Learn how things work. Understand your warranties, manuals and 
maintenance requirements. Natural materials settle. Paint can need minor touch-up. 
Silicone and sealants require maintenance. Timber, stone and external finishes all 
respond to time and weather.

The best projects feel calm at the end because the owner knows what was built, what 
was changed, what remains under warranty and how to care for the result. Finish well 
and the value of the work lasts far beyond the excitement of the final clean.
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Final word
A renovation does not have to be painless to be successful, but it should never feel 
random. Good outcomes come from clear intent, realistic budgeting, disciplined 
documentation and a builder who can bring order to complexity.

If you take nothing else from this guide, take this: make the important decisions earlier 
than feels comfortable, ask better questions before you sign, and choose the team that 
gives you confidence in both the workmanship and the process.

That is how you build something worth living in.

Handover checklist
Before the project file is put away, make sure the practical and administrative close-out 
has been handled properly.

Item: Defects list
Confirm before close-out: Minor items documented clearly with realistic timing for 
rectification.

Item: Warranties and manuals
Confirm before close-out: Appliances, waterproofing, glazing systems, hardware and any 
specialist products.

Item: Final selections record
Confirm before close-out: Useful for future maintenance, replacements and warranty 
claims.

Item: Certificates and compliance documents
Confirm before close-out: Collect anything relevant to the works completed and store it 
safely.

Item: Care and maintenance notes
Confirm before close-out: Know how timber, stone, painted surfaces, sealants and 
exterior finishes should be maintained.

Item: Outstanding payments and claims
Confirm before close-out: Confirm what remains due and what conditions attach to 
release or finalisation.

Close-out habits

	● Photograph the finished work once the home is clean and settled.

	● Store all final documents in one folder, not across random email chains.

	● Book any follow-up maintenance items before they are forgotten.
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