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Thank you! 
Thank you for purchasing this eBook. I hope you find a ton of value inside. If you have any 
questions or would like to chat about building a house, please email me or slide into my 
Instagram DMs. I would love to help you.  

You can stay in touch by following @KCHomeReport on Instagram or signing up to my 

newsletter at kchomereport.com/newsletter 
 

Finally - go check out www.kchomereport.com for countless FREE resources.  

Happy building! 

Andi Telker, Author 
CEO, KC Home Report  
Real Estate Agent | Model & Spec Home Designer  
e  | kchomereport@gmail.com 
w | kchomereport.com  
Instagram: @kchomereport 

All photos without a credit noted were used under license from unsplash.com, godaddy.com, Adobe Stock, or are owned by Andi and Brad Telker.  

Cover photo by Cardinal Crest Homes and Design. 

Copyright 2020 © Andi and Brad Telker  

This guide is for informational purposes only. The authors of this book are not licensed contractors or loan officers and are not responsible for any 
financial loss, emotional loss, or injuries sustained resulting from the use of any information herein. 

All rights reserved.  

Unauthorized use, reproduction or distribution of this publication, or any portion of it, may result in civil and criminal penalties, and will be 
prosecuted to the maximum extent possible under the law. 
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1. 
THE BEGINNING 

 

F
our years prior to writing this eBook, my husband and I built our first home. We had a 
second kid on the way and decided it was time to move. We were looking for a house 
with more bedrooms and a bit more space. At the time, building a house was the 

last thing on our minds. For some reason we decided to tour some model homes. After 
walking through the second model, we were sold. “Let’s build”, we said.  

We spent the following 10 months designing and building the house we still live in today, 
documenting the entire journey. We toured dozens of model homes to get design ideas, built 
massive spreadsheets analyzing every detail, took over 400 photos, drove our builder crazy - 
and ended up with a great house. At the time we wished there was a manual - a 
comprehensive guide that led you through the building process and gave you tips along the 
way. Finally, four years later, we built that guide. 

If you’re reading this eBook you’re probably thinking about or getting ready to build your 
first home - in which case, congratulations! Building your first home is something to get 
excited about. There will be lots of ups and downs, but if you understand the process, and 
you’re armed with the right questions, you will end up with the house of your dreams and 
only a few minor headaches.  

5  R E A S O N S  B U I L D I N G  
I S  N O T  F O R  YO U  

Before we get started, we need to talk about why you shouldn’t build a house. Yes I know, 
major buzz kill! But there are some reasons building a house may not be the right choice and 
we need to cover these details first. 
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1. YOU DON’T HAVE ENOUGH TIME 

Building a house is not a quick process. Most builders estimate an average build time 
of approximately 6-9 months. But it could take longer due to inclement weather, 
material or equipment delays, building complications, labor 

shortages and many other reasons.  

It’s also worth noting this time frame is the building process only. It 
does not include time to choose a builder, pick a lot, find the right 
neighborhood, decide on your floorpan, create a budget, and finally 
sign and execute the contract. How long does this part take? It 
depends. But preconstruction could take you 4-8 weeks. 
Maybe longer.  

2. YOU DON’T HAVE 9-5 FLEXIBILITY 

One downside to building a house is the dozens of meetings you need to attend, 
most of which happen between 9-5. Some meetings are short and sweet - 1 hour 
plus drive time. Some are much longer, 3-5 hours.  

You’ll also want to visit the site 2-4 times per month to make sure 
everything is going according to plan.    

If you add this up, you’re looking at close to 150 hours over 60+ 
meetings.  

See Table 1 for an estimated breakdown.  

Finally, most of these meetings take considerable concentration. So if you have young kids, 
you might need to get a babysitter on retainer.   
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3. YOU DON’T ENJOY DESIGN 

 

Do you or your spouse enjoy home design? When you build a house you’ll need to 
select countertops, backsplash, paint colors, carpet color and style, door types, 
hardwood stain color, lights, and more. You also need to make sure colors and 

patterns match.  

To give you an idea of the design scope, here is a list of what you will be selecting. It’s 
exhausting to look at, though not all inclusive.   

• Countertops for kitchen, bathrooms and basement bar, if applicable - includes 
choosing type, color, pattern and edge detail for each 

• Backsplash for kitchen, all bathrooms and basement bar, if applicable 

• Flooring for each room (if carpet: color, style, grade, pad type)  

• Cabinet design for the kitchen and each bathroom, including door & handle 
styles, and stain/paint color for each room  
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Table 1: Estimated Number of Meetings During Build

Meeting Type Quantity

Preliminary meetings with builder 2-3

Preliminary meetings with agent(s) 2-3

Vendor meetings 15-20

Personal visits to check progress 30-40

Walk throughs with construction manager 6-7

Total Number of Estimated Meetings 55-75



• Cabinet design for any built-ins 

• Every light fixture  

• Exterior and interior paint 
colors  

• HVAC (efficiency upgrades, 
zoning, etc)  

• Faucets for kitchen and 
bathrooms  

• Sinks for kitchen and 
bathrooms  

• Interior and exterior door 
designs and handles   

• Appliances  

• Pantry, drop station and 
closet designs 

• Floor plan and exterior 
elevation design  

• Stone selections   

• Fireplace(s)  

• Stuccos vs siding 

• Window color, style and upgrade options 

This list probably excites you or scares the crap out of you.   

The good news is that you should have access to a designer through the interior designer 
vendor. They won’t design the whole house for you, but they will keep you out of trouble 
and on budget.  
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4. YOU DON’T HAVE ENOUGH CASH 
 

Most builders require around a 5% down payment before they will start the build process. If 
you are building a $500,000 house for example, your down payment would be $25,000.  

The down payment is also non-refundable. And for good reason - it’s a 
lot of work to get everything prepped to build your house. If you change 
your mind, the builder owns a lot they may not want.   

Keep in mind this isn’t all the cash you will need. It’s likely you will 
need at least 10% down in total: 5% before the build starts and the 
remainder the day you close. Some lenders may require more, up to 
20% down. This is why it’s important you talk to a lender early in the 
process. 

If you don’t have enough cash for a down payment but have a good amount of equity in your 
current home, a bridge loan may be a good option for you. A bridge loan allows you to use 
equity in your current home as a down payment for the new home. Talk to a lender for more 
information on this loan type and to see if you qualify.  

5. YOU ARE CONTINGENT 
 

Being contingent means your bank won’t lend you money for the new house until you 
sell your current home.   

If you are contingent it doesn’t mean you can’t build. Far from it. But it means 
moving twice or potentially selling your current home below market value.  

How would this work? One option is to sell you current home before construction starts and 
move into your parents' house (oh hell no) or rent an apartment for a while.   
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The other option is to sell your house at the same time you’re moving into your new home. 
Timing this is difficult. You may have to lower your selling price to get it sold, which could 
cost you $10s of thousands.   

 
WHAT IF YOU DON’T WANT TO BUILD, 

BUT YOU WANT A BRAND NEW HOUSE? 
 
 
If you decide building is not for you but you want a brand new house, there is another 
option - a spec home.   

A spec home, also 
referred to as a 
speculative home, 
is a brand new 
house that a 
builder designs, 
builds and then 
puts in their 
“inventory”.  

Typically specs 
don’t have many 
upgrades because 
they need to 
appeal to the 
masses in order to 
sell quickly. BUT, 
it’s still a brand new home!  

You can buy a spec home just like you would any other house. And then you can make it 
your own by changing paint colors or light fixtures.   

If you made it this far and still want to build, let’s move to the next section!  
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2. 
PRECONSTRUCTION  

 

The rest of this eBook is broken into three sections: 1) Preconstruction - everything 
that happens before construction starts, 2) Construction - building your house 
until the day you close, and 3) Post close - everything that happens for the first 

year after close.  

The goal of each section is get you thinking, to open your mind to ideas or questions you 
may not have thought of, and to help you avoid major mistakes.   

It’s worth noting that not everything in the preconstruction phase must happen in this 
order. In many cases you will work on multiple steps simultaneously.   
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10 PRECONSTRUCTION STEPS 

1. SET BUDGET 

I always recommend starting your home building journey by talking to a lender. Your lender 
will help determine your max budget, how much cash you will need at closing, and if you 
are contingent. This process isn't too painful, but it does require you to gather some 
financial information such as: 

• Gross annual income 

• Previous two or three pay stubs  

• Tax returns from previous two years 

• Current mortgage payment 

• Monthly auto loan payments   

• Monthly payment for all other loans/debts, IE student loans, alimony, child 
support, personal loans, HELOCs, etc.   

• Type of loan you want (30 year fixed is a good place to start, but there are many 
other options)  

• Expected down payment  

 
Don’t forget to include taxes and insurance in your estimated mortgage (your lender should 
include these).  

Pay close attention to how much cash you’ll need at closing. Depending on your loan size, 
some banks might require 20% down. If you don’t have or don’t want to put that much 
down, there may be lenders that will allow less down. Make sure to shop around if your 
lender isn’t meeting your needs.  
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E X P E R T  T I P :   

Don’t use your lender’s pre-approval amount as your budget. Why? 

1. What if you need to take out another loan during the build process? Even 
another $50/month loan could prevent your home loan from closing.   

2. What if you decide to finish your basement or add a similarly expensive upgrade? 
If you were maxed out from the start, you may not be able to upgrade.  

3. You might be house poor. No one wants to live in a house and not be able to 
afford new furniture.   

 

2. CHOOSE LOCATION 
You can change almost anything about a house except it's location. Here is everything to 
consider when it comes to choosing location. 

SCHOOL DISTRICT 

Whether you have kids or not, which school district your house feeds into 
should be considered. People that do have kids, or are planning on having 
kids care about this. 

If you’re in Johnson County (Kansas City Metro), you can click the links 
below to view boundary line maps for Olathe, Blue Valley, Shawnee Mission, Desoto and 
Gardner-Edgerton school districts. Double check boundary lines with your agent or school 
district before signing a contract.  

Map of Johnson County: boundary lines for Olathe, Blue Valley, Shawnee Mission, Desoto 
and Gardner-Edgerton school districts.  

Map of Olathe District: boundary lines for each Olathe school. 

Map of Blue Valley District: boundary lines for each Blue Valley school.  

Map of Shawnee Mission District: boundary lines for each Shawnee Mission School. 
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https://www.google.com/maps/d/u/0/viewer?mid=184Xa6OXiSLq6_1O_Hh2C5jXxB_0&ll=38.88227107928356,-94.80426039061092&z=11
https://www.google.com/maps/d/u/0/viewer?mid=1Fu_bWa2GNNj2of52o24MtiFI9Pc&ll=38.85460609995005,-94.81153964996338&z=13
https://www.google.com/maps/d/u/0/embed?mid=1E1o1Jgu3aYhMl1oMvoc7XdtxRGE&ll=38.83403316886806,-94.67972667887807&z=11
https://www.google.com/maps/d/u/0/embed?mid=1jGayAN6JoSyQgmxtvfDmhqmK7oo&ll=38.95112342457009,-94.73439583886756&z=11


DISTANCE TO RESTAURANTS, GROCERY 
STORES AND RETAIL SHOPPING  
If you enjoy eating out or you're frequently at the grocery store, proximity to these locations 
is critical. A good rule of thumb is to be inside a 5 minute drive, which is about 3-4 miles. 
When you’re in awe, walking through a model home, a 15 minute drive 
doesn't seem far. But once you’re settled, 15 minutes is an eternity.  
 
While we're on the topic, make sure to check the distance to anything else 
you frequent: work, babysitters, downtown, sports/music venues, 
Starbucks, etc.   

Finally, don’t forget to check the distance to highway access if this is important to you. 

LOCATION COST 
Most developments have an estimated price range found online or at the entrance to the 
neighborhood. For example: "Houses from the $400s-$700s". A good rule of thumb is to find 
a neighborhood where your budget is in the middle of this range (not your max “lender 
approved-budget”). It's difficult to build a house at the low end of these ranges, and you 
don’t want to be the most expensive house in the neighborhood. 

NEIGHBORHOOD 

Do you want a community pool with a workout center? Do you want a "neighborhood" feel 
with paved side walks? Are you looking for neighbors with young kids or 
a quiet street with no kids? Take a drive through your favorite 
neighborhoods a few times before you pull the trigger.   

Another note on neighborhood selection - find out if there is an HOA fee. 
This fee might change your budget if it’s expensive. Also worth noting 
here - some HOA’s are very strict and require their approval when selecting exterior paint 
colors, fence styles, etc. And many won’t let you add certain items to your yard. 
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COMMUNITY PACKAGE  
This is the upgrade package required by the neighborhood. Requirements may include 
stucco on the front elevation or on all four sides, an irrigation system, a 
minimum landscape budget, fully or partially sodded yard, 4-sided 
architectural paint, a minimum main-floor square footage, or more. This 
line item can range from $5,000-$25,000+ depending on the neighborhood. 

BUILDER APPROVAL  
Some developments have an approved builder list. If the builder you select is not on this list, 
they cannot build your house in that neighborhood. Sometimes you can get your builder 
approved. Sometimes not.  

If you are set on a specific builder, check with the onsite agent to see if they are approved, 
and if not, if you can get them added to the list. 
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3. CHOOSE LOT 
There is more to lot choice than just price and size. First, let’s cover the different types of 
lots you can choose from. 

WALKOUT LOT 
 
A walkout lot slopes from front to back - down and away from the street.  This slope 
exposes the basement wall, which allows you to install an exterior door and a number of 
above-grade windows. 

WA L KO U T  B E N E F I T S :     

• Lots of natural light in the basement  

• Outdoor access from basement level 
   

• Typically a flat driveway  

WA L KO U T  D R AW B A C K S :     

• Most expensive style to build   

• Requires a main level deck with steps to access the backyard 

• Easier for teenagers to sneak friends inside without you noticing 😃    

DAYLIGHT LOT 
A daylight lot has a gradual slope from front to back - similar to a walkout lot, but not as 
steep.   

Optional: Daylight lots can sometimes be configured into a “walkup” lot. In this 
arrangement, the builder will dig out a section in the rear, pour a pad, and install a walkout 
door and drain.  
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DAY L I G H T  B E N E F I T S :     

• More natural light in the basement than 
a standard lot 

• Typically a flat driveway  

• No basement exit to secure or worry 
about (no sneaky teenager parties 😃  )  

DAY L I G H T  D R AW B A C K S :     

• More expensive than a flat lot 

• Still requires a deck with steps to access the backyard   

STANDARD LOT 
Standard lots are generally flat lots, although 
they can sometimes have a small slope in 
either direction.    

S TA N DA R D  L O T  B E N E F I T S :     

• Typically the least expensive to style to 
build  

• Back patio or deck is at the same level as 
the main level. Homeowners generally get more use and enjoyment out of their 
backyard with standard lots without the need to walk down steps to access it.   

S TA N DA R D  L O T  D R AW B A C K S :    

• House may “sit up” more which means you could have a steeper driveway or more 
steps leading into the house from the garage 

• Basement will have little natural light unless you add a lot of egress windows  
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LOT LOCATION 
Another important consideration is where the lot is located in the neighborhood. Is it near 
the entrance? Is it 
tucked in the back of 
the neighborhood? Is 
it in a cul-de-sac? Are 
you close to a main 
road? What does your 
backyard face?…other 
houses? green space? 
a lake/pond/golf 
course?  

Most people want a 
quiet, private lot, but 
often this is hard to 
visualize when you’re 
looking at a pile of 
dirt. 

 

PLOT PLAN 

Ask the builder or onsite agent to show you how your 
house will sit on the lot. Depending on the curvature 
of the street, property lines, and other circumstances, 
your house may sit awkwardly. It also may have to be 
adjusted backward or forward - which could change 
your front yard/backyard proportions.   

E X P E R T  T I P :    

You can determine where each lot’s property lines 
intersect the street by locating the etched mark in the 
curb as seen in this photo.  
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ROCK 
Before you decide on a lot, find out if other houses close by hit rock. Hitting rock during the 
dig phase can be an expensive hit to the budget. Just because the next door neighbor didn’t 
hit rock doesn’t mean you won’t, but it decreases your odds. You can pay a contractor 
perform a test if you want to be 100% sure.  

FUTURE DEVELOPMENT PLANS 
Talk to the onsite agent to see if there is information available on future developments such 
as other neighborhoods popping up, new community centers, or other commercial 
development nearby. 

 
E X P E R T  T I P :  
If you have a hard time narrowing down your lot and neighborhood choices, try this 
exercise: First, narrow down to your favorite 3 lots. Then grab 3 sheets of paper. On the top 
of each sheet, write the name of the neighborhood, lot number and price. Then list all the 
pros and cons of each lot based on everything we've talked about so far. Then pick the best 
option! 

4. DECIDE IF YOU WANT AN 
AGENT TO REPRESENT YOU  

I strongly encourage people to hire an agent when building a new home.  

First, your agent is the only person that has your best interest in mind. When it comes to 
making decisions about budget, lot, neighborhood, builder, contract, home upgrades, or 
anything else, having someone on your side is priceless.  
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The developer wants to sell land. The onsite agent wants your lot reservation down 
payment. The builder wants you to sign the contract at full price. But your agent wants you to 
build the house of your dreams, in the best location for you, and at the best price.  

“Can I use the onsite agent to represent me?” 

Bad idea. Remember - the onsite agent works for the builder and/or the developer. They 
may be knowledgeable about the neighborhood, but they are not looking out for you. If (and 
when) there is a conflict, who’s side do you think they’ll be on? 

“Don’t I get a discount if I don’t use an agent?” 

Yes. You will probably get a small discount if you don’t hire an agent. The discount is a 
small price the builder pays to be in control during the building process. When issues arise, 
the builder can say, “that’s just the way it works” leaving you feeling stuck and helpless.  
 

E X P E R T  T I P :  

If you decide you want representation, make sure to hire an agent that has experience in 
new construction. Building a new home is more complicated and intimidating than buying a 
home off of the MLS. 

E X P E R T  T I P :   

Do not sign anything with the onsite agents until you decide whether or not you plan to 
hire an agent. When you sign an agreement to reserve a lot, you may be agreeing to not have 
representation. And typically once the onsite agent has your money, you are not allowed to 
hire an agent unless you forfeit your down payment.  

5. SELECT A BUILDER  

Choosing a builder is a big decision. You will be working alongside your 
builder every day for 6-12 months during construction and then 
another year after close through the warranty period. And then you will 
live with the results (good or bad). 
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Here are a number things to think about when picking a builder. Bullets that start with Q 
are questions to ask a potential builder. Bullets that start with an A are recommended 
actions. 

• Q: “How many houses do you build each year?” (Some contractors build 100s of 
houses and prefer lower cost, cookie cutter style. Some build 3-5 houses per year and 
are 100% custom. And many are in the middle.) 

• Q: "How much customization can 
we do and how do you handle floor 
plan changes before signing off on 
plans? Is there a fee for each 
change?” 

• Q: “How many houses is each 
construction manager in charge 
of?” 

• Q: “Who is the point of contact 
during construction?” 

• Q: “How do you communicate 
changes and updates? Do you have 
an online portal that will guide us 
through the build process?”  

• Q: “How do vendor selections 
work? What if I don’t like all the 
options for tile/carpet/appliances 
etc? Can we explore other 
vendors?” (Many builders only let 
you purchase through their 
vendors) 

• Q: "What happens if we hit rock or 
run into other site related issues?” 

• Q: “What is your warranty process like? Do you manage your own warranty or do you 
outsource this?” 

PA G E  21



• Q: “How have you addressed a recent issue with a buyer. What was it and how did you 
resolve it?” 

• A: Tour plenty of your builder’s spec and model houses to verify details such as tile, 
flooring, paint, trim, etc. If these details are sloppy then your house will be too.    

• A: Talk to owners that have built with this contractor. If you have trouble finding 
multiple people, email me at kchomereport@gmail.com and I will help you.  

• A: Ask for a list of the builder’s standard features. Builders that have higher base 
prices may have more standard features that are upgrades for other builders  

6. CHOOSE A FLOOR PLAN 

Here are a number of considerations when it comes to selecting a floor plan. 

If you can’t find a floor plan that completely suites your needs, most builders will let you 
modify one of their standard floor plans. If you want to start from scratch and build 
something unique, select a builder that will help you with a custom plan.  

• Floor plan style 

• Traditional 2 story: all bedrooms upstairs, 
including the master 

• 1.5 story: main-floor master, all other 
bedrooms upstairs  

• Reverse 1.5: main-floor master with 
other bedrooms in the finished basement. 
These are typically built on a walkout or daylight lot 

• Ranch: all bedrooms including the master on main level 

• Floor plan note: location of bedrooms may be important if you have young kids. In 
this case you might want all the bedrooms on the same level which would be a 2 
story or ranch style home  

• Number of bedrooms and bathrooms 
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• Vaulted ceilings in specific rooms 

• Location of bathrooms 

• Grand staircase 

• Butler’s pantry, dining room, theatre, or other specific room 

• Large foyer 

• Large master closet  

• Do you want an office? Where do you want it located? 

• Extra sitting room on main level (great for entertaining or as a toy room for young 
kids)  
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7. CHOOSE AN ELEVATION  

Elevation view is what your house looks like from the street. Included in the elevation 
drawing is roof type, roof style and pitch, roof peak locations, gutter placement, fireplace 
flues, framing notches, garage/window designs and more. The full set of elevation drawings 
will show all four sides of your home. Check them over and make sure you like them before 
moving on. 

 

Example elevation drawing by Roeser Homes, LLC
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8.  BUDGET TOTAL COST WITH 
LAND AND POTENTIAL UPGRADES 

There are a few things to consider when it comes to budgeting. First, understand that your 
budget at this moment in the process is an estimate. It will almost certainly change during 
the building process: you will change your mind a lot; you will add options you didn't expect 
to; you will remove options that were "must-haves".  

Also, make sure your budget includes extra cash for movers, new furniture, new TV's, and 
anything else that will pop up after you close. There’s always something.  

Before we cover potential upgrades, let's discuss how pricing works. Here is a simplified 
pricing estimate you will will receive from your builder.   

 

BUILDER BASE PRICE 
This is the price of the house without the lot or any upgrades.  
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LOT PRICE   
This is the price of the land only. Don't forget to include this in your budget. Most builders 
will include the lot cost in the estimate - but in case they don't, you've been warned.  

NEIGHBORHOOD PACKAGE 
We covered this already, but here is a recap. The neighborhood package (sometimes referred 
to as a community package) is the upgrade package required by the neighborhood HOA. 
Examples include stucco on the front elevation or on all four sides, irrigation system, 
minimum landscape budget, fully or partially sodded yard, 4-sided architectural paint, 
minimum main floor square footage, etc. Your builder should include this on your price 
sheet. This line item can range from $5,000-$25,000+ depending on the neighborhood.  

SELECTION OVERAGES 
Builders include a “standard selection” budget on their price sheet for tile, appliances, 
lighting, landscaping, carpeting, plumbing and HVAC. Then there is an itemized section 
called "overages" where you can budget extra money for upgrades in these areas.  

S E L E C T I O N  OV E R A G E S  T I P :  

It can be difficult to know how much to budget for selection overages. You will probably 
make a lot of upgrades since the “standard selections” are typically the lowest cost options. 
So here is the tip: tour the model home with the builder or your agent with the model 
price sheet in-hand to get a feel for how much the model house allowances include. Then 
you can determine if you think you’ll spend more or less on upgrades than the model.  

UPGRADES 
We will cover upgrades shortly.  

TOTAL PRICE 
Add everything together for a total price. Notice the final price of the house is 
$225,000 more than the base price. 
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Upgrades

The following is a list of potential upgrades to consider adding into your budget. It’s a 
long list, however not all inclusive. Some upgrades may not be possible with your 
builder, lot, elevation, neighborhood or floor plan.   

A lot of these options must be coordinated before final drawings are approved. If you want 
to make changes after drawings are approved that affect the floor plan, elevation, structure 
or foundation type, it may be too late - or it 
could be expensive and time consuming. 

• Major floor plan changes like adding 
square footage, adding a room, 
changing the location of a bathroom, 
moving walls, etc. 

• 10’+ main level ceilings 

• 10’+ basement ceilings. Note: most 
builders’ standard basement height is 
9’. But typically this is measured 
from the bottom of the 4" basement 
slab. So the finished height ends up 
around 8’8” or so. Ask your builder 
to confirm finished space height if 
you plan on finishing your basement. 

• Garage extension. Note: standard 
garage lengths leave a lot to be 
desired. If you have more than a 
couple steps into your house, the 
standard garage length will feel 
cramped. 

• Suspended garage: this option creates additional square footage in basement 

• Garage door upgrade 
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• Taller garage door: a nice option if you have tall vehicle 

• 2" x 6" construction, if it’s not standard 

• Front porch: this may affect your elevation choice 

• Extra egress windows or an egress bay of windows  

• Egress well type: concrete or insert style  

• Remove garage/basement posts. They are annoying - especially in the garage. 

• Vaulted ceilings  

• Double front doors 

• Double doors/sliders leading out to a back deck/patio 

• Extra windows in the office, master bedroom, other areas of home  
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• Covered back patio/deck 

• Extra concrete slab for outdoor table, BBQ grill, or kids play area 

• Convert sealed windows to be operable. Verify with your builder which windows 
come standard as operable. More windows may be permanently shut than you 
expect.  

• Upgraded windows 

• Upgraded insulation 

• Master bath/kitchen heated floors   

• Light trays 

HVAC 

There are many potential upgrades for your HVAC system. Here is a short list to consider:  

• Zoning or multiple systems  

• Multistage furnace or air conditioner  

• High efficiency furnace or air conditioner  

• Upgraded filtration  

• Humidifier  

• UV Lights & Ionizers  

• Energy recovery ventilator   

• Smart thermostat(s) 

• Flush mount floor registers  

My husband had been in the HVAC industry for 
10 years when we built, so I leaned on his expertise in this department. We added zoning, a 
humidifier, UV lights, and a 5" air filter. The humidifier, UV lights and 5" filter improve 

PA G E  2 9



indoor air quality and are relatively inexpensive upgrades. Zoning is more expensive 
however has many benefits -  it removes hot/cold spots and saves a lot of energy. It provides 
the most benefit in multilevel homes. 

ELECTRICAL 

Here’s a quick look at some potential electrical upgrades:  

• Panel upgrade  

• Extra can lights in the office or other area of home 

• Extra garage outlets. Consider putting these on a separate circuit. 

• Extra exterior outlets  

• Extra outlet in the pantry  

• Motion sensor in the 
pantry 

• Extra floor outlet in the 
center of large rooms like 
kitchen or family room  

• Extra 230v circuit near 
furnace for steam 
humidifier   

• Rough-in wiring for an 
extra thermostat in case 
you add HVAC zoning later  

• Ceiling fans in living room, bedrooms, back patio, etc 

• LED lights. It's worth asking for the cost, but more than likely it will be a fraction of 
the price to install on your own. You might be able to provide the lights and have the 
builder/electrician install them. Why LED lights? Compared to incandescent bulbs, 
LED bulbs use a fraction of the energy (pay back is around 6 months), they radiate 
less heat (easier on your air conditioner), and they last much longer.   
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APPLIANCES 
 

Here are some appliance upgrades to consider: 

• Upgraded refrigerator / built-in 
refrigerator (Sub-Zero pictured to the 
right) 

• Double ovens. Make sure to coordinate 
change with cabinet & countertop vendors  

• Larger/more powerful/upgraded 
microwave  

• Ultra quiet dishwasher  

• Upgraded stove/burners + additional 
burners 

• Upgraded kitchen hood  

• Beverage centers for dry bar or basement 
bar  

• Built-in coffee/espresso machine 

PLUMBING 
Here are some plumbing upgrades to consider: 

• Extra spigots close to the garage or driveway - exterior and/or interior 

• Pot filler above stove 

• Soap dispenser in main kitchen island 

• Retractable outlet/charging station in main kitchen island  

• Rain/additional shower heads for master shower  

• Basement wet bar drain in case you finish the basement  
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• Touch on/off faucets 

• Tankless water heater 

• Laundry room sink 

• Comfort height toilets. I strongly recommend this upgrade in your master bathroom 
and all community bathrooms. The standard toilet most builders install are child-
size. Upgrade these to "comfort height" and move on.  

CABINETS 

Here are some cabinet upgrades to consider:  

• Cabinet redesign. Don’t like where the microwave or oven is located? Move it!  

• Kitchen/bar cabinets to the ceiling. This makes the space feel bigger and creates 
more storage. Double bonus! 

• Custom hardware   

• Deeper cabinets 
over fridge   

• Built-in microwave 

• Built-in coffee/
espresso machine 

• Glass cabinet 
inserts   

• Cabinet wine racks   

• Dressers with 
toppers for the 
master closet   

• Office built-ins  

• Soft close drawers  
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SOLID SURFACE TOPS (COUNTERTOPS & 
SINKS) 
At the solid surface tops vendor, you will select sinks and countertops. First let’s cover sink 
options. All of the photos below are from Kitchen Cabinet Kings. Click here for a 
comprehensive tour of 12 different sink options including:  

• Farmhouse, undermount, granite composite, cast iron, fireclay, single steel bowl, and 
more 

Next let’s cover countertops. Currently the most popular countertops are granite, quartz and 
marble. Here is a rundown of each: 
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• Granite is a natural stone. Since it’s made of rock it is very durable, however it’s 

porous and has to be sealed every 1-3 years. It’s available in a variety of colors and 
designs and is heat resistant. 

◦ Pros: low cost; durable, 
stain resistant; heat 
resistant; scratch resistant   

◦ Cons: limited color 
options since it's a natural 
stone; requires sealing 1-3 
years; busier designs  

• Quartz is considered an 

upgrade from granite. It's not 
porous, so liquids cannot 
penetrate the surface. One 
reason people like quartz is the 
design flexibility. Unlike granite, 
quartz has more simple design 
options. Some slabs closely 
resemble marble without the 
high price tag. Quartz is also 
resistant to water stains and 
acidic liquid stains from juice or 
wine. 

◦ Pros: More simple 
designs, can resemble 
marble; not porous; maintenance free; durable; consistent color and pattern; 
scratch resistant 

◦ Cons: Less heat resistant than granite; can yellow over time if exposed to 
direct sunlight  
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• Marble is the most expensive countertop option. It's a natural stone, however it 

is soft and porous. This means it needs to be sealed often. Even when maintained 
well, marble can stain from red wine, pasta sauce, etc, and is also sensitive to acidic 
liquids and chemical cleaners.   

◦ Pros: Simple, elegant design and colors; high end feel 

◦ Cons: Needs frequent maintenance; can be damaged or stained easily; tends to 
darken over time; not heat resistant   

 

TRIM 
Here are some trim upgrades to 
consider: 

• Interior french doors for office 
or other room  

• Wainscotting  

• Chalkboard in hallway or office  

• Coffered ceilings (see image to 
right for example) 

LIGHTING 
Here are some lighting upgrades to consider: 

• Under cabinet lighting. This is relatively inexpensive, looks great and adds 
functionality.  

• Ceiling fans for bedrooms, family room, back patio/deck, etc 

• Additional can lights in the office, above the sink in the basement bar 

• Exterior lighting 
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LANDSCAPING  
Here are some landscaping upgrades to consider: 

• Sprinkler system - does it include shrub zone? 

• Rain sensor for sprinkler system  

• Additional trees or shrubs 

• Full sodded, if not already required 

FIREPLACE  

Here are a few fireplace upgrades to 
consider: 

• Upgrade the standard fireplace 

• Add a fireplace in master bedroom, 
office or back patio 

• Add two-side fireplace between office 
and family room, or between family 
room and outside 

STONE  

Here are some stone upgrades to consider: 

• Carry stone to the ceiling above the family room fireplace, if room is vaulted 

• Add stone to front elevation  

• Stone HVAC vent covers  

• Stone column wraps  

• Outdoor fireplace or fire pit   
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LOW VOLTAGE 
Here are some low voltage upgrades to consider: 

• TV conduit from back of the TVs to a cabinet (built-in or freestanding) that will hold 
DVD player/cable box/smart TV box   

• Whole home WIFI, TV mounts, move electrical outlets behind TVs  

• Whole home sound system  

• Pre-wire speakers for future audio system  

• Security system  

INTERIOR DESIGN  
Of all the vendor meetings, this one covers the most details. Each meeting takes about 3-5 
hours. Most build jobs will require around 3 design meetings. At these meetings you will 
select tile, flooring, paint colors, and more for every room in the house. Here are some 
potential upgrades to consider budgeting: 

• Upgraded tile backsplash in kitchen or bathrooms 

• Upgrade bathrooms from insert showers to tile showers   

• Herringbone style kitchen or master bathroom backsplash or flooring 

• Upgraded wood flooring for kitchen, dining room or living spaces 

• Upgraded carpet and pad, especially in high traffic areas 

• Ultra deep colors  

• Extra paint colors. Many builders only include two indoor colors. 

• Paint your front door an accent color  
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9. MAKE AN OFFER 
 

Before you sign on the dotted line, make an offer. Just like buying a house on the MLS, 
buying a new construction house is negotiable. Maybe not a lot. Some builders may scoff at 
you. But it’s worth a shot. You could also ask the builder to pay for closing costs.  

10. SIGN THE CONTRACT 
Once you and your builder agree to a price, you will sign a formal contract. If you’ve ever 

purchased a house, the process is very similar (just more paperwork). Once this step is 
complete, it's time to start building your house! 
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3. 
CONSTRUCTION  

 

In this section I'll walk you through every step of the construction process. Keep in mind 
that every build project is unique. There will be similarities with your house, however 
exact dates, timelines, deadlines and processes may be different.  

The reason we are covering this section in such detail is for good reason: deadlines can be 
missed and decisions could be rushed if you aren't prepared. Since there is an infinite 
number of ways to customize a house, and builders can’t read your mind, you need to be 
prepared. 

In as much detail as we do go into, we can't cover everything. If we did, this book would be 
1,000 pages and quite worthless.   

One final note before starting: if and when you visit the site, it’s critical to remember that it 
is a construction zone and could be dangerous. Ask your builder for their rules and 
guidelines for visiting the site before you start the build process.    
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1ST ROUND OF VENDOR 
MEETINGS 

Soon after you sign your contract, you will start meeting with vendors to make preliminary 
selections for tile, flooring, countertops, appliances, light fixtures, cabinets, landscaping, 
plumbing, HVAC, fireplace, stone and more. In total you will meet with 9-10 
vendors. Nothing is permanent at this point.   

PLOT MEETING 

Most builders will meet you at your lot around this time to finalize the plot plan. During 
this meeting you will confirm how your house will sit on the lot, the type of foundation 
you’re building (walkout, daylight or full 
basement), driveway slope, drainage, and 
any structural upgrades you’re 
considering. This is usually when you 
confirm if you would like to upgrade your 
windows.   

E X P E R T  T I P :    

Windows need to be ordered before the 
dig starts since they are installed early in 
the framing process. So be sure to confirm 
exterior window color at this time. Some 
builders automatically assume beige since 
it’s common to paint exteriors an earthy 
tone. You can pick white or black though!   
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FINAL APPROVAL OF 
HOUSE DRAWINGS AND 

PERMITTING  
About this time you will finalize your construction drawings. In some cases this happens 
around the time you sign the builder agreement. Other times this could take a few more 
weeks, or longer. It all depends how much time you spend tweaking your drawings.   

As soon as you 
sign your house 
drawings, your 
builder starts 
pulling permits. 

T I M E L I N E  
T I P :  If you 
change anything 
that affects the 
floor plan or 
structure after this 
stage, there will 
likely be an 
engineering fee 
and potentially an extra permitting fee.  

 

T I M E L I N E  T I P :  This is when you need to decide if you will rough-in plumbing 
for a basement wet bar.   
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SITE PREP & DIG 
Once your builder receives all the necessary permits, it's time for construction to start! The 
first step is to prepare the lot, which includes a lot survey, staking the lot, and then digging.  

E X P E R T  T I P :  This is a good time to remind you how important it is you visit the 
site as often as you can. Every job is unique and occasionally things are missed. If you catch 
mistakes early, you will save yourself headaches and time. I recommend visiting the site at 
least weekly if you can.  

WA R N I N G :  Do not visit the site without your builder’s prior consent nor without 
reading and abiding by all instructions and warnings from your builder. Until your house is 
finished it is a construction zone and can be dangerous.  
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FOUNDATION 

In this stage, footings are poured, walls are formed, and basement plumbing is roughed in. 
Then the basement and garage slabs are poured and waterproofed. The first inspection 
happens as soon as the foundation stage is complete.  
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FRAMING STAGE 
Once the foundation is poured it’s time for framing. In this stage the house is framed and 
the windows, vapor resistant wrap, and siding are installed. The final part of the framing 
stage is the electrical, plumbing and HVAC (MEP) rough-in. This includes installation of the 
furnace, ductwork, insert fireplaces and more.   

Once this stage is complete there is another round of inspections.   

T I M E L I N E  T I P :  During this stage you need to decide if you will upgrade your 
insulation.   
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FRAMING WALK THRU 
 

Near the completion of framing you will meet your builder on site 
to finalize HVAC, electrical, plumbing and insulation upgrades. You will 
also discuss low voltage options and confirm kitchen and bathroom 
cabinet configurations. This could be 2 or 3 separate meetings.  

T I M E L I N E  T I P :  Prior to this walk thru, reference the Upgrades section starting 
on page 27 to refresh your memory on potential upgrades. 

T I M E L I N E  T I P :  Take pictures of the entire house once the framing stage is 
complete, including the HVAC, plumbing and electrical rough-in. These photos will be 
handy down the road. 

T I M E L I N E  U P DAT E :   

• Appliance selections finalized 

• 3rd designer meeting - by this time you should have all of your design selections 
completed. Final approval soon.  
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INSULATION 
Insulation is an important step in the construction process. The better the insulation the 
lower your energy bills and the quieter your home will be. Pictures below show upgraded JM 
Spider insulation being installed.  
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SHEETROCK 
This is when the inside of your house starts to take shape. Depending on the size of your 
house, this could take a few days to a couple weeks. Once this stage is done, things start to 
move fast.   

T I M E L I N E  U P DAT E :  

• Finalize interior door selections 

• Countertop pricing and selections finalized     

• Cabinets drawings finalized 

TRIM WALK THRU 
Once the sheetrock stage is complete you will meet your builder on site to discuss trim 
design and options including the pantry, master closet, mud 
room drop station/boot bench, and any other trim upgrades or 
changes.   
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TRIM STAGE 
Shortly after the trim walk thru, trim stage begins. This stage includes installing hardwoods, 
interior doors, cabinets, built-ins, pantry, closets and of course all the trim. The exterior of 
the house is prepped for stucco around this time, if applicable.  

Measurements for countertops and tile are taken at the completion of this stage, which 
means it’s time to finalize those selections! 
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T I M E L I N E  U P DAT E :   

• Lighting selections finalized  

• Interior design selections finalized  

• Choose countertop slabs 

PAINT & STAIN 
Now that trim, doors and cabinets are installed, it’s time for paint and stain. This is also 
around the time stucco is installed. 
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COUNTERTOPS & TILE FLOORING 
Now it’s time to install countertops and tile flooring. If you opted for heated floors they 
would be installed just prior to the tile installation. You are now about 30 days until close! 

T I M E L I N E  U P DAT E :  Low voltage and landscape upgrades finalized 
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HVAC AND EXTERIOR CONCRETE 
Next, the outdoor HVAC unit is installed and started up. Exterior grading is also finished 
around this time, then walkways, patio and driveways are installed.   

Around this time, all of your upgrades and design selections have been finalized. There 
should be no more major decisions to make. Now just enjoy the race to the finish!   

T I M E L I N E  U P DAT E :  Appliances delivered 
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INTERIOR FINISHINGS 
Things move quickly now. Light fixtures, tile backsplash, bathroom mirrors, shower doors 
and mirrors are installed.   

Low voltage, electrical, plumbing and HVAC are finished.   

Hardwoods are stained. Just prior, you will meet your builder on site to confirm stain color 
if you haven’t already.   

T I M E L I N E  U P DAT E :  Appraisal is ordered  

T I M E L I N E  T I P :  Consider locking the interest rate with your lender. If you do, 
make sure the expiration date is 1-2 weeks after closing. If closing is delayed you may lose 
the rate lock. 

T I M E L I N E  T I P :  If you plan on hiring a company to install blinds or window 
treatments, start coordinating this now. 
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CARPET AND EXTERIOR PAINT 
Next, the exterior is painted and carpet is installed.  The inside of your home is now 
complete except for touch ups and any last minute items. You are probably 1-2 weeks away 
from closing! 

 

T I M E L I N E  U P DAT E :   

• Walk thru with construction manger 

• Start punch list (this will probably be a long list - don’t let that scare you) 

• Around this time is the final inspection 

 

T I M E L I N E  T I P :  Coordinate utilities to be turned on the day you close (and 
turned off at your old house) 

T I M E L I N E  T I P :  Notify the post office of your close date. They won’t deliver mail 
to your new address until you do this.  
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LANDSCAPING AND CLOSING! 
 

The last steps before closing is landscaping and 
sodding the yard.   

Can you move in on the day you close? How does 
warranty work? What if there are still items that 
need to be fixed? 

We will cover these questions and more in the final 
section of this eBook. For now just sit back, relax, 
and enjoy that new house smell.  
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4. 
POST CLOSE  

 

Your house is finished and now it’s time to move in! If you followed our TIMELINE 
TIPS, utilities are turned on, mail is on the way and window treatments will be 
installed soon.  

The first few weeks living in a brand new home that you designed is exciting. But the work is 
not over yet. In the final section of this eBook we will cover when you can move in and what 
to expect in the first 30 days as well as the 90 day and eleven month warranty period.  

MOVE IN DATE 
Some builders will not hand over keys or let you move in until all the 
paperwork for the deed has been filed and recorded at the courthouse. This 
can take up to two business days. Be sure to ask your builder about this 
prior to close to discuss your options. Make sure to coordinate any changes 
to your move-in date with your movers.  
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FIRST 30 DAYS 
The first few weeks in your new home will be busy. Not only will you be spending time 
getting settled, you will also be working with you builder to finish the punch list. Punch list 
items can vary from paint touch ups to HVAC issues, missing shower doors, no sod, etc. 

The builder’s goal is to finish the punch list by close, but don’t expect that to happen. There 
will almost certainly be items left to finish in the first 30 days after you close.  

 

WARRANTY 
Most builders include a one year limited warranty on everything that doesn’t have a 
manufacturer’s warranty such as the HVAC equipment, water heater and appliances. Make 
sure to ask your builder for information on this before you sign your contract. Depending on 
the number of issues you experience (yes, there will be some), the warranty process could 
be a nightmare. Warranty experience is one aspect you should get firsthand testimonials 
from previous customers to see how the builder handles this portion. 

 
E X P E R T  T I P :  

Make sure you fully understand your builder’s warranty process prior to close. What’s the 
best way to do this? READ YOUR BUILDER’S WARRANTY PAPERWORK!  

This document should cover when the warranty walk throughs are, and what items can and 
cannot be fixed. For example, if your wood floors crack or have major shifts, and you did not 
have proper temperature and humidity control, your builder may not fix these issues. The 
last thing you want is an item that can’t be fixed because you didn’t follow simple 
instructions.  
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90 DAY AND 11 MONTH 
WARRANTY WALK THRU 

 

Most builders include two warranty walk through periods during your first year to discuss 
and coordinate repairs. Typically these happen at 90 days and 11 months after close. Some 
repairs such as dry wall cracks and nail pops are only fixed once, so 
these repairs should be coordinated during the 11 month walk thru.  

MAINTENANCE 
Keeping your house clean and appliances maintained will prevent issues from getting out of 
hand and will extend the life of your appliances. As always, check with your builder to see if 
they have any specific recommendations that I omitted.  

• HVAC tuneup in the spring and fall 

• Replace HVAC air filter as needed, typically every 1-6 months depending on your 
situation and filter type 

• Keep landscaping tidy  

• Check that gutters are free of debris and that downspouts are working properly  

• Keep walls, floors and exterior clean to help reveal early signs of cracks, moisture or 
other damage 

• Periodically check for leaks under sinks, around toilets, baths, showers and basement  

• Check your sump pump occasionally to verify pump is operational and sump is not 
overflowing 

• Check smoke alarms, CO2 sensors and radon fan if applicable  
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E X P E R T  T I P :  

Visual inspection: Schedule a visual inspection of your entire home at least quarterly. This 
can be a simple walk around the interior and exterior of your home. Keep your eyes peeled 
for early signs of damage or current issues such as wood rot, insect infestation, water 
damage, structural movement or other items noted above in the maintenance list. The 
earlier you discover issues, the less expensive the repair.  
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Thank you 
Thanks again for purchasing this eBook. If you have any questions or would like to chat 
about building, please email me or send DM me on Instagram. I would love to help you.  

Stay in touch by following @KCHomeReport on Instagram or signing up to my newsletter 

at kchomereport.com/newsletter 
 

Check out www.kchomereport.com for countless FREE resources. Happy 
building! 

Andi Telker, Author 
CEO, KC Home Report  
Real Estate Agent | Model & Spec Home Designer  
e  | kchomereport@gmail.com 
w | kchomereport.com  
Instagram: @kchomereport
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