Hotel Renovation Company: Suite Conversions and ROI Calculations

Converting standard rooms into suites has become one of the most compelling value-creation strategies for
hotel owners seeking to elevate ADR, extend length of stay, and appeal to higher-yield segments. When executed
by the right hotel renovation company, suite conversions can transform underperforming inventory into a
differentiated product with premium pricing and a stronger revenue mix. Yet the key to unlocking returns is
careful scoping, realistic ROl modeling, and disciplined construction management commercial contractors

Bahamas that minimizes downtime.

Why Suites Win in Today's Market Leisure travelers, families, and traveling professionals increasingly prefer larger
footprints, separated living/sleeping zones, and kitchenettes—features that support both comfort and
productivity. Suites also slot neatly into group strategies; sales teams can package premium rooms for VIPs and

small teams, pushing ADR while delivering value. For owners, the right suite mix can:
@

e Lift ADR by 20-60% over standard rooms, depending on market.
* Improve RevPAR through higher sell-out rates during events and holidays.
® Enhance brand perception and review scores, improving organic demand.

* Attract long-stay guests who generate steadier occupancy.

From a cost perspective, suite conversions are often less invasive than full gut rehabs. Smart reconfiguration of
adjacent rooms, selective MEP adjustments, and targeted FF&E upgrades can deliver a new category without

overcapitalizing.

Scoping the Conversion: From Layouts to Brand Standards The first step is a feasibility study. A seasoned hotel
renovation contractor will analyze your current floor plans to identify logical pairs or trios of rooms that can be

combined. The scope typically includes:

® Demising and structural: Removing connecting walls where permissible, adding insulation and acoustics,
reinforcing as needed.

® MEP: Re-routing plumbing stacks, upgrading electrical for additional outlets, and ensuring adequate HVAC

zoning for multi-room layouts.
* Life safety: Maintaining egress paths, smoke compartments, and fire separation ratings.

® Finishes and FF&E: Sourcing brand-approved casegoods, adding wet bars or kitchenettes, and elevating

design elements to justify the rate premium.

* Technology: Additional access points, upgraded Wi-Fi loads, and integrated lighting controls.

Brand standards matter. Suites must meet the flag's minimum square footage, amenities, and design criteria.
Early alignment with your restaurant design and build Bahamas property-improvement-plan (PIP) avoids rework

and keeps your renovation timeline realistic.

The ROI Equation: A Practical Framework To evaluate returns, owners should build a straightforward model

incorporating incremental revenue, displacement, cost, and downtime. A practical approach:
1) Baseline and premium assumptions

e Current ADR (standard room)
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* Expected ADR for suite category
® Occupancy differential (if any)

* Mix shift (what percentage of room nights will move to suites)

2) Incremental revenue calculation Incremental ADR x Suite room nights = incremental revenue. For example, if
the standard ADR is $150 and suites are projected at $210, the premium is $60. If a 20-room suite inventory runs
at 70% annual occupancy, that's roughly 5,110 room nights, yielding $306,600 in incremental top-line. Consider
potential occupancy lift from improved positioning.

3) Operating costs and margins Suites may have slightly higher housekeeping and utilities. If departmental flow-

through is 65%, apply this to the incremental revenue to estimate incremental GOP.

4) Project costs Include hard costs (demolition, framing, MEP, finishes, FF&E), soft costs (design, permits, brand
review), and indirects (contingency, financing, and owner’s rep). For limited-service properties, suite conversions
might range from $25,000-$60,000 per key converted; for upscale hotels, $60,000-$125,000+ depending on

kitchens and premium finishes.

5) Downtime and displacement Model lost revenue during construction and potential displacement of bookings.

A phased approach can reduce downtime but may add general conditions costs.
6) Returns

® Payback period = Total project cost / Incremental annual GOP
e ROI (year 1) = Incremental annual GOP / Total project cost

® |RR: Build a 5-10 year cash flow incorporating periodic refresh capex.

Sensitivity analysis is critical. Stress-test ADR premiums (+10-20%), occupancy assumptions, and cost overruns to

understand downside protection.

Construction Sequencing: Minimize Disruption, Maximize Speed The right hotel renovation company will propose

a phased playbook that protects revenue:

¢ Stack phasing: Convert vertically aligned rooms by riser to streamline MEP.
® Day-part scheduling: Noisy work during low-occupancy windows.

* Prefabrication: Millwork, casegoods, and bathroom pods where feasible.

® Just-in-time logistics: Reduce back-of-house congestion and guest impact.

* Mock-up room: Validate finishes, MEP loads, and brand compliance before full roll-out.

Coordination with Food & Beverage Upgrades Suite conversions often coincide with F&B refreshes—a synergy
that can lift overall guest satisfaction and non-room revenue. If you are concurrently evaluating “restaurant
contractors near me,” align schedules so kitchen and dining work doesn’t overlap with high-impact suite phases.
Experienced commercial restaurant contractors or restaurant construction companies near me can streamline
permitting for grease ducts, ventilation, and life-safety upgrades that sometimes intersect with guestroom risers.
Strong collaboration with restaurant general contractors near me and restaurant builders near me ensures brand-
consistent finishes and operational flow, especially if suites include pantry service or expanded room service

menus.

Regional Expertise and Compliance Local knowledge accelerates approvals and reduces surprises. Owners in the
Caribbean, for instance, benefit from general contractors bahamas who understand coastal codes, hurricane
resistance, and import logistics. In and around Freeport, tapping multi family construction companies freeport

and commercial construction freeport professionals can help when a property includes extended-stay or mixed-



use components. Their familiarity with local labor markets, customs clearance, and material lead times can

compress schedules and hedge against supply chain risk.
Cost Controls and Risk Management

® Early procurement: Lock in long-lead items (HVAC components, casegoods, lighting) to sidestep delays.

* Contingency planning: Carry 10-15% for unforeseen conditions; older buildings may reveal MEP or structural

surprises.
* QA/QC discipline: Daily punch walks, photo documentation, and BIM coordination reduce rework.

* Guest communication: Wayfinding, noise notices, and service recovery protocols preserve review scores

during construction.

e Sustainability: Consider low-VOC finishes, LED lighting, and water-saving fixtures to enhance operating

margins and meet ESG goals.

Case Snapshot: A Simple Payback View Assume a 200-key select-service hotel converts 16 rooms into 8 one-

bedroom suites.

* Incremental ADR: +$70 vs. Standard

® Occupancy: 72% annually

e Suite room nights: 8 keys x 365 x 72% = 2,920

* Incremental revenue: $70 x 2,920 = $204,400

* Flow-through at 65%: $132,860 incremental GOP

® Project cost: $720,000 all-in (including soft costs and downtime)
e Simple payback: ~5.4 years; Year-1 ROl ~18.4%

If the ADR premium sustains and brand mix improves, the IRR can be compelling—especially when combined

with a PIP that was already scheduled, allowing cost-sharing across scopes.
Selecting the Right Partner Look for a hotel renovation contractor with:

® Proven suite-conversion portfolios and brand references.

* In-house preconstruction for accurate takeoffs and value engineering.
e Strong safety record and transparent scheduling tools.

® |ocal trade relationships and permitting expertise in your jurisdiction.

Ask for a pilot mock-up, a detailed phasing plan, and a live cost model you can pressure-test with your

assumptions.
Actionable Next Steps

e Commission a feasibility study and mock-up.

e Align with your brand on suite design, ADA, and life-safety.

® Build a conservative ROl model with sensitivities.

® Prequalify contractors with relevant hospitality and F&B capabilities.

® Sequence work to protect peak periods and group business.

Thoughtful suite conversions can become the cornerstone of a property’s repositioning, differentiating it from

competitors and compounding value over time.

Questions and Answers



Q1: How many rooms should | convert to suites without hurting occupancy? A1: Start with 5-10% of keys, analyze
booking pace by segment, and expand based on sell-through. A mock-up period and limited release allow you to

calibrate ADR and demand before committing to a larger mix shift.

Q2: What timeline should | expect for an 8-12 suite conversion? A2: From design to turnover, plan for 16-28
weeks, depending on permitting, MEP complexity, and lead times. With strong preconstruction and phased

stacking, in-room work per suite can be 3-5 weeks after the mock-up is approved.

Q3: Can | bundle F&B upgrades with suite work to save money? A3: Yes. Coordinating with commercial restaurant
contractors and vetted restaurant contractors near me can consolidate mobilization, share design resources, and

optimize inspections. Just ensure the phasing protects breakfast and peak dining periods.

Q4: How do | handle coastal or island logistics for materials? A4: Engage general contractors bahamas or teams
experienced in commercial construction freeport. They can forecast customs lead times, plan consolidation

shipments, and identify locally sourced alternates to avoid schedule slips.

Q5: What's the most common mistake owners make in ROl modeling? A5: Overestimating ADR premiums and
underestimating soft costs and downtime. Build a sensitivity table, assume conservative premiums initially, and

update projections after the mock-up'’s first 60-90 days of performance.



