Bahamas Custom Home Budget Guide: Step-by-Step with Commercial Construction Freeport Comparisons

Building a custom home in The Bahamas is equal parts dream and discipline. The dream is your coastal lifestyle;
the discipline is a clear, defensible budget that keeps the vision on track from design to move-in. This step-by-
step guide outlines how to build a realistic budget for your Bahamian residence and contrasts each phase with
lessons learned from commercial construction Freeport projects—where schedules, procurement, and cost
control are often more standardized. Along the way, we'll highlight how insights from general contractors
Bahamas, multi family construction companies Freeport, and even specialized trades like restaurant builders near

me can sharpen your residential planning.
Step 1: Define Scope and Performance Standards

® Residential lens: Start with the fundamentals—total square footage, number of bedrooms/baths, structural
system (masonry, ICF, timber), and wind/hurricane performance targets. Establish your finish levels early (e.g.,
premium windows, natural stone, custom millwork) and confirm whether you're including site amenities such

as pools, docks, generators, solar, and rainwater systems.

® Freeport commercial comparison: In commercial construction Freeport, scope definition is locked early with
performance specs, allowing tighter bids and fewer changes. Borrow that rigor. Create a homeowner's Project

Requirements document to reduce ambiguity later.
Step 2: Select the Right Contract Strategy

® Residential lens: Decide between:

® Fixed-price (lump sum) once drawings are complete.

* Cost-plus with a fee, which can suit evolving designs but requires vigilant oversight.
® Construction management (CM) as agent or at-risk for complex builds.

® Freeport commercial comparison: Commercial restaurant contractors and hotel renovation contractor teams
frequently use GMP (Guaranteed Maximum Price) with transparent allowances and contingency buckets.

Consider a GMP-style structure with your general contractors Bahamas to blend cost certainty and flexibility.
Step 3: Build a Cost Framework Before You Bid

® Residential lens: Create a top-down budget by major divisions:

e Sitework and utilities (earthworks, septic/water, seawalls/docks if applicable)
e Structure and envelope (foundation, roof, hurricane openings)

* MEP systems (HVAC, electrical, plumbing, fire/life safety if needed)

* Interiors (flooring, cabinetry, fixtures)

® Exterior amenities (landscape, hardscape, pool)

® Soft costs (design, permits, surveys, insurance, legal, lender fees)

* Logistics (freight, storage, mobilization, inter-island transport)

® Contingency and escalation

* Freeport commercial comparison: In Freeport, multi family construction companies Freeport often template
budgets using historical cost libraries and vendor frameworks. Ask your GC to share historical benchmarking,

even if anonymized, to validate your early targets.

Step 4: Design to Budget, Not Budget to Design



* Residential lens: Engage your architect and builder in iterative cost checks at concept, schematic, and design

development. Lock specifications where possible before permit drawings. Use allowances sparingly and

"on

clearly (e.g., "appliances at X budget,” “tile at Y per square foot").

* Freeport commercial comparison: Hotel renovation company teams and restaurant construction companies
near me typically pre-qualify finish packages to maintain budget fidelity. Replicate this by selecting a curated

set of fixtures/finishes early and price them with suppliers.
Step 5: Anticipate Bahamian Cost Drivers

* Logistics: Island location affects freight, lead times, and storage. Freeport may offer logistics advantages, but

remote Family Islands require more contingency for transport and weather.

® Regulations and codes: Windstorm standards, flood elevations, and coastal permitting impact structure and

schedule. Commercial projects in Freeport plan these early; so should you.

* Labor and supervision: Skilled labor availability fluctuates. Working with established general contractors

Bahamas can reduce rework and slippage.

® Import duties/VAT: Work with your GC and customs broker to structure imports effectively and prevent

surprises. Commercial teams plan phased deliveries; apply the same discipline.
Step 6: Allocate Soft Costs Realistically

* Residential lens: Soft costs can be 15-30% of construction spending depending on complexity:
® Architecture and engineering

e Surveys, geotechnical, environmental studies

® Permits and approvals

e Owner's insurance and builder's risk

® legal and lender fees

* Freeport commercial comparison: Commercial teams forecast soft costs line-by-line and update monthly.

Adopt a similar dashboard to track burn rate and forecast-to-complete.
Step 7: Plan Contingencies and Escalation

® Residential lens:

® Design contingency (during early design): 5-10%

® (Construction contingency (for change orders and unknowns): 7-12%

® Escalation (for projects spanning multiple years): model market-based increases

® Freeport commercial comparison: Restaurant general contractors near me and hotel renovation contractor
groups segment contingencies by trade and phase, improving control. Consider separate buckets: owner

contingency, GC contingency, and allowances.
Step 8: Procure Strategically

* Residential lens:

* Pre-qualify bidders: Ask for references, safety records, and Bahamas-specific case studies.

® Break out alternates (e.g., metal vs. Concrete roof tiles) to preserve optionality without redesign.
* Lock long-lead items early (windows/doors, generators, specialty fixtures).

® Freeport commercial comparison: Commercial restaurant contractors bundle high-risk scopes and pre-buy
critical materials to stabilize schedules. Ask your GC to propose pre-purchase strategies and storage

solutions.



Step 9: Evaluate Bids Beyond the Bottom hospitality construction Bahamas Line

Residential lens: Normalize bids by:

Ensuring complete scope coverage via a matrix

Reviewing exclusions/assumptions

Comparing markups, fees, and general conditions transparently
Assessing schedule credibility and staffing plans

Freeport commercial comparison: In Freeport, competitive tenders often include alternates, unit rates, and

provisional sums. Encourage this format for your custom home to avoid apples-to-oranges comparisons.

Step 10: Manage During Construction Like a Pro

Residential lens:

Hold weekly site meetings with minutes and cost-to-complete updates.

Track allowances and changes separately from base contract to maintain clarity.
Require three quotes for major change orders when feasible.

Freeport commercial comparison: Restaurant builders near me and multi family construction companies
Freeport rely on earned-value tracking and look-ahead schedules. Request a 3—6 week look-ahead and

monthly cost reports from your GC.

Where Specialized Commercial Expertise Can Help a Home

Precision interiors: Teams experienced as restaurant construction companies near me bring rigorous kitchen

ventilation, waterproofing, and durable finishes—useful for coastal homes with heavy indoor-outdoor living.

Phased renovations: A hotel renovation company or hotel renovation contractor understands working around

occupancy and protecting finished areas—skills that translate to renovating a residence in stages.

Compliance and safety: restaurant contractors near me accustomed to health and fire codes can elevate your

home's safety planning, especially for generator rooms, gas systems, or advanced exhaust.

Sample Budget Structure (Percentage-Based)

Sitework and utilities: 8-15%

Structure and envelope: 25-35%

MEP systems: 15-22%

Interiors and millwork: 15-25%

Exterior amenities (pool/landscape/hardscape): 5-12%

Soft costs (A/E, permits, surveys, insurance): 15-30%
Logistics and mobilization: 3-8% (higher on remote islands)

Contingency and escalation: 10-20% combined, based on risk

Scheduling Considerations

Lead times: Coastal-grade windows/doors and standby generators can dictate the critical path. Lock

selections and deposits early.

Weather windows: Build calendars around hurricane season. Commercial construction Freeport teams buffer

for weather; you should too.

Inspections: Coordinate inspections with local authorities and third-party engineers early to prevent idle time.

Choosing Your Team


https://greython.com/about/

* Shortlist general contractors Bahamas with demonstrated island logistics competence and transparent

financial reporting.

® |f you plan a compound or income-producing unit, consult multi family construction companies Freeport for

insights on durability, shared services, and maintenance.

® For specialty kitchens or outdoor dining pavilions, input from commercial restaurant contractors or restaurant
general contractors near me can refine ventilation, grease management, and utility sizing far beyond typical

residential norms.
Quiality, Value, and Resale

® Prioritize the building envelope: roofs, waterproofing, and windows drive longevity and insurance outcomes.
* Invest in energy resilience: solar-plus-storage, high-SEER HVAC, and dehumidification reduce operating costs.

® Choose finishes that weather well: commercial-grade coatings, corrosion-resistant hardware, and easy-to-

maintain surfaces—areas where restaurant construction companies near me often excel.
Quick Checklist to Kick Off

* Written owner’s project requirements and finish standards
* Preliminary budget with category percentages and contingencies
* Contract strategy selected (lump sum, cost-plus, or GMP-style)

* Pre-qualified bidders list: at least two general contractors Bahamas and one alternate with relevant island

experience
® long-lead item plan with deposit timelines

® Monthly reporting cadence: schedule, cost, and risk
FAQs

Q1: How much contingency should | carry for a Bahamas custom home? A: Plan 7-12% construction contingency
after design is well-defined, plus 5-10% design contingency during early design. Add a separate escalation

allowance if your schedule extends beyond 12 months.

@

Q2: What's the best way to compare bids from general contractors Bahamas? A: Issue a detailed scope matrix
and require bidders to fill it out, list exclusions, and price alternates. Normalize fees, general conditions, and

allowances. Consider requesting unit rates for likely changes to keep change orders predictable.

Q3: Can experience from restaurant contractors near me really help a residence? A: Yes. Commercial restaurant
contractors bring advanced know-how in ventilation, moisture control, durable finishes, and code-driven safety—

valuable for high-performance home kitchens and outdoor cooking setups.

Q4: When should | involve a hotel renovation company or hotel renovation contractor? A: If you're renovating in
phases, living in the home during work, or managing complex waterproofing and guest-suite layouts, these

teams’ phasing and protection strategies can reduce disruptions and protect finished spaces.

Q5: Is building in Freeport different from the Family Islands? A: Often, yes. Freeport projects may benefit from
more predictable logistics and contractor availability. Remote islands typically require higher logistics allowances,
longer lead times, and larger contingencies. Align your budget to the specific site conditions and supply chain

realities.



