
Remodeling a home in Bellingham can be as simple as a bathroom refresh or as ambitious as a full kitchen

overhaul with exterior upgrades and a new deck. Either way, the moment you start collecting bids from

remodel contractors, the complexity jumps. Numbers look similar at a glance, but the details carry the real

cost, risk, and schedule. I have sat across tables with homeowners and contractors in Whatcom County for

years, and the gap between a good bid and a costly one usually shows up in scope, allowances, change

orders, and the way the contract handles unknowns like rot under siding or plumbing that doesn’t meet

code.

If you plan to work with remodeling contractors in Bellingham, WA, or compare kitchen and bathroom

remodeling bids from multiple firms, this guide unpacks what matters. It is written for homeowners who want

to avoid unnecessary change orders, choose the right team for their budget and timeline, and understand

how to protect themselves without souring the relationship with the chosen contractor.

What a “bid” really contains

A bid is not just a price. It is a set of assumptions about labor, materials, sequencing, and risk. Two bids for a

kitchen remodel in Bellingham might differ by 25 percent while both contractors swear they can deliver the

same result. Once you read the scope of work line by line, you will spot why.

A thorough bid from reputable Bellingham home remodeling contractors usually includes a detailed scope, a

schedule window, a payment schedule, allowances for fixtures and finishes, exclusions, and a mechanism for

change orders. It may also reference drawings, engineering, or permit requirements. Less thorough bids

compress this into a single page. When a contractor offers a single number with vague language, you end up

carrying the uncertainty. That can work for small handyman projects, but not for a kitchen remodel

Bellingham homeowners expect to last 20 years, or for a bathroom remodel in a 1920s Sehome bungalow

with touchy plumbing.

Scope of work, written clearly

Scope is where you check if everyone envisions the same project. For a kitchen remodeling contractor in

Bellingham, scope should cover demo, framing adjustments, plumbing and electrical updates, insulation,

drywall, cabinets, counters, flooring, paint, and appliances. If the bid says “install owner-supplied cabinets,”

make sure it also states who handles layout, leveling, scribing, pulls, and fillers. If you’re working with

Bellingham kitchen remodeling contractors on a full-gut job, confirm the bid includes GFCI outlets,

dedicated circuits for appliances, and code-required ventilation. The city inspection will require it even if

your old kitchen didn’t have it.

For a bathroom remodel Bellingham residents often run into waterproofing ambiguity. The scope should

name the waterproofing system, brand, and method for the shower. “Tile shower” is not enough. Specify

pan type, membrane, and whether niches and benches are included. Good bathroom remodeling

contractors in Bellingham list the tile size and layout pattern and whether bullnose or Schluter trim is used.

Exterior work like siding in Bellingham, WA adds more uncertainty due to moisture and hidden damage. A

siding contractor in Bellingham, WA should call out housewrap type, flashing at windows, trim details, and

how they’ll handle rot if they find it. If the bid says “repair rot as needed,” you need a unit price for rot repair

so you can forecast cost. The Pacific Northwest climate is unforgiving, and homes in the county often show

surprise sheathing damage once old siding comes off.



For decks, a Bellingham deck builder should specify footing sizes, post treatment, hardware type, decking

species or composite brand, railing details, and whether the work includes permits. “New cedar deck” isn’t a

bid, it’s a promise without a plan.

Allowances and the real price

Allowance lines look friendly. They also create the biggest budget swings. An allowance is a placeholder

dollar amount for a category you have not finalized, like “appliance package 4,000,” “tile 6 per square foot,”

or “plumbing fixtures 1,500.” In practice, allowances often understate real-world pricing. You might have no

trouble finding 6 per square foot tile online, but the style you like at a local supplier in Bellingham hits 9 to 12

before tax. Multiply that across a 120 square foot kitchen floor, add underlayment and transitions, and the

difference shows up as a change order.

When you compare bids from Bellingham kitchen remodel contractors, normalize the allowances. If one

contractor carries a 5,000 countertop allowance and another carries 8,500, the lower bid might not be lower.

Ask them to price the same set of allowances so you can see the apples-to-apples delta. Do the same with

lighting, bath accessories, and shower glass. The type of glass alone framed, semi-frameless, or frameless

can swing by 1,000 to 2,500.

Exclusions and gray zones

Exclusions deserve a slow read. A contractor might exclude permit costs, dump fees, appliance installation,

patching and painting beyond the immediate work area, or any work behind existing walls. Painting is a

common omission. If you expected interior painting in Bellingham as part of your project, make sure it is

written into the scope, with the number of coats and which rooms included. Exterior painting services for

siding or trim repair should spell out prep methods, primer, sheen, and whether caulking is included.

Roofline and ventilation items often land in the gray zone. With roofing in Bellingham, WA, a remodel that

touches the roof deck or penetrations chimneys, vents, skylights may require roof patching or flashing that

is not in the original bid. Clarify who is responsible if your new range hood requires a roof penetration. It is

cheaper to decide this before demo starts.

Permits, inspections, and engineering

Most work in a kitchen remodel Bellingham homeowners plan with significant structural or systems changes

requires permits. The contract should state who draws plans, who submits and pays for permits, and who

coordinates inspections. In older homes around Lettered Streets or Fairhaven, you may discover

noncompliant wiring or framing that an inspector requires you to bring up to code once opened. The

contract should define how code-triggered upgrades are handled. Good Bellingham remodel contractors

include language that explains upgrades required by inspectors will be processed as change orders with

cost and time implications. That is fair as long as the markups are defined.

Engineering shows up in projects involving wall removal, beam installation, or new openings for larger

windows. If you are aiming for a wider kitchen pass-through or converting a load-bearing wall to a beam, you

will need calcs. Decide in advance whether the contractor includes engineering or expects you to retain an

engineer directly. Some custom home builders in Bellingham also offer design-build services where

engineering is bundled. If a bid includes “engineering by others,” that cost still lands on the project, just not

in the number you see today.



Labor rate, overhead, and profit

Home remodeling contractors in Bellingham structure pricing in two common ways. Some present a fixed

price lump sum for the defined scope. Others work time-and-materials with a not-to-exceed number. Both

track labor and materials underneath with markups that cover overhead and profit. Typical combined

markup ranges from 25 to 45 percent for remodel work, sometimes more for small, complex projects. If a bid

shows very low markup, that cost might reappear later as change orders or quality compromises. If a

contractor can explain their markup and how it keeps a skilled crew on-site, that transparency usually

suggests better project control.

Schedule and sequencing, not just start dates

The schedule should be more than “6 to 8 weeks.” Ask for a rough sequence with durations. For a

Bellingham kitchen remodel, you want to see demo, rough framing, rough plumbing and electrical,

inspections, insulation, drywall, cabinets, counters template and lead time, flooring, trim, paint, backsplash,

final electric and plumbing, and punch list. Countertop fabrication alone may add a 2 to 3 week gap between

cabinet install and counter install. In busy seasons, like late spring when many homeowners engage

Bellingham remodeling contractors at once, subs are booked out. If a bid promises a very fast schedule, ask

who their countertop fabricator and electrician are and whether those teams confirmed availability.

Exterior projects around the Sound must consider weather windows. Siding in Bellingham, WA benefits from

drier weeks. Deck finishes need temperature ranges to cure. Good contractors build in contingencies for

rain days. If schedule looks optimistic in November, you will feel the ripple effect.

Change orders, unit pricing, and unknowns

Change orders are inevitable in remodels. The question is not whether, but how they are handled. You want

three things defined in the contract: when a change order is required, how it is priced, and how it affects

schedule. If you swap a tile mid-project, that is straightforward. If the crew opens a wall and finds damaged

studs, that is a discovery condition. The best contracts include unit pricing for common discovery items. For

example, “stud replacement 2x4 SPF at 85 per stud installed,” or “sheathing replacement at 12 per square

foot including materials.” Unit prices protect both sides and speed decisions.

Markup on change orders should be stated and consistent. If materials plus labor are marked up 15 to 25

percent, you can budget quickly. If your contractor cannot tell you the percentage, you will spend time

haggling later when you least want to.

Payment schedule tied to progress

Look for payment triggers tied to milestones, not calendar dates. For a bathroom remodel contractors in

Bellingham often set draws at demo complete, rough-in complete and passed inspection, tile and

waterproofing complete, finish work complete, and final punch. A fair deposit ranges from 10 to 20 percent

to secure materials and schedule, with subsequent draws reflecting work in place. Be careful with schedules

that front-load too much cash before major milestones. You want alignment, where the contractor stays

cash-positive enough to run the job, and you only pay ahead when you see deliverables like cabinets on site

or a passed inspection.

Insurance, licensing, and warranties



Verify Washington State contractor registration, bond, and insurance. Ask for a certificate of insurance

listing your address as certificate holder for the project duration. This is standard for reputable Bellingham

home remodel contractors. Check if subcontractors are covered under the general’s policy or carry their

own. For specialty trades like roofing Bellingham, WA crews should provide proof of liability and workers’

comp. If the contract includes exterior painting services or house painters in Bellingham, check for lead-safe

certification if your home was built before 1978.

Warranties vary. A common warranty is one year on labor, with manufacturer warranties on products like

cabinets or windows. Some custom home builders in Bellingham or Bellingham, WA home builders extend

structural warranties on bigger additions. Ask how warranty service is requested and how fast they typically

respond. A written process matters more than extra years on paper.

Comparing bids from local teams

Bellingham has a healthy ecosystem of remodelers, from kitchen remodeling Bellingham specialists to firms

that also handle decks, siding, and interior painting. You will see names that focus heavily on kitchens and

baths, and others that secure a Monarca Construction & Remodeling LLC remodel contractor mix of projects

including exterior work and additions. Some may cross over into custom homes Bellingham, or operate as

Bellingham custom home builders with a remodel division. Specialty trades like siding Bellingham, WA or

house painters in Bellingham often partner with general contractors, or take direct homeowner contracts for

smaller scopes.

The best comparison is not lowest number, but best fit of scope, allowances, schedule, communication, and

references. A contractor with a slightly higher price who has delivered a dozen Bellingham kitchen remodels

with clean inspections and predictable timelines is often the better value over a low bid with thin details. If

you’re eyeing a firm that also advertises as a deck builder in Bellingham or offers Bellingham house painting,

evaluate their project management bench. The remodel that goes sideways is usually the one where the

contractor spreads experienced staff too thin.

The question of design, selections, and who leads decisions

Design responsibility can make or break schedules. For kitchen remodeling contractors in Bellingham, clarify

whether you are bringing a designer or whether the contractor includes design services. If you are making

selections as you go, align on deadlines for cabinets, counters, tile, plumbing, lighting, and paint. Lead times

move. A cabinet line that was four weeks in spring might be eight weeks by fall. A contractor who offers a

curated selections process may save you time and change orders. If a firm like Monarca Construction or a

similar Bellingham home remodel contractor markets design-build, ask how the design fee is structured and

whether it is credited if you proceed with the build.

Small projects versus whole-home remodels

If your project is focused, like a Bellingham bathroom remodel or a targeted kitchen refresh, the contract can

be leaner. You still want clear scope, allowances, and a change order mechanism, but the risk profile is

simpler. For larger projects a whole home remodel Bellingham families may plan after buying an older house

near Cornwall Park the contract should read more like a small construction agreement, with provisions for

schedule delays beyond contractor control, escalation clauses for volatile materials, and a communications

cadence for weekly updates.

https://www.monarcaconstructionremodel.com/


For major additions or second-story work, you are close to the structure of custom home builders in

Bellingham. In that case, look for a preconstruction phase with a defined fee. Precon covers detailed

takeoffs, trade partner walkthroughs, and value engineering before you sign the full construction contract.

That service may cost a few thousand dollars, but it tends to pull risk out of the construction phase and

deliver better bids from subs.

Red flags worth pausing over

You can avoid most headaches by watching for patterns. If a contractor cannot articulate how they handle

change orders, if they do not list permit responsibility, or if they resist putting unit pricing in writing for

common unknowns, slow down. If a bid shows manufacturer-grade materials without brand names or

product lines, expect upgrade pressure later. If references are thin or limited to very recent projects, ask to

see a job that is six to twelve months old. You want to hear how they handle warranty items and punch lists

after the final check clears.

I have seen homeowners accept a low bid from a kitchen remodeling contractor in Bellingham who insisted

they never needed change orders. The job started at 52,000. By the end it had moved to 68,000 through a

series of “approval emails” that were never formal change orders, just informal nods to keep the crew

moving. A written change order process protects both sides. The best contractors prefer it, because it

documents decisions and reduces confusion.

How to read a contract without a lawyer’s degree

Most residential remodel contracts in Washington use plain language with exhibits attached drawings,

specs, and allowances. Read the base agreement, then the exhibits, then flip back to the main body and

read again. You are looking for consistency between sections. If the exhibit promises porcelain tile, but the

main body says “tile by owner,” clarify which governs. If one section includes appliances and another

excludes them, get a revision before signing.

Two clauses deserve careful attention. First, termination: what happens if either party wants to stop the

project. A fair clause allows termination for cause with a cure period, and termination for convenience with

payment for work performed and materials ordered. Second, dispute resolution: mediation first is common,

sometimes followed by arbitration. Court is rare for residential jobs, but you should know the path.

Insurance claims and coordination

Storm damage and insurance-driven projects, like partial roofing or siding repair, work differently. If the

remodel ties into an insurance claim, align on who communicates with the adjuster and how supplements are

handled. Insurance pays for like-for-like replacement, not upgrades, and has its own change order structure.

Your contractor’s bid should separate insurance scope from elective upgrades so you can see the delta you

will pay out of pocket. Roof tie-ins or painting repairs should be clearly labeled. House painters in

Bellingham often work under time pressure in these cases, so sequence matters.

How local conditions shape bids

Bellingham’s market is seasonal, and labor availability shifts with university calendars, holidays, and harsher

winter weather. Material costs, especially for lumber and certain composites, can swing. Siding installation,

deck staining, and exterior painting services performed in wetter months require more weather flexibility and



sometimes more labor for setup and protection. You will see those realities reflected in bids. A smart

contractor will not promise exterior completion dates in a rainy stretch without contingencies. That caution

is a sign of experience, not indifference.

When a custom home builder is also right for your remodel

Some Bellingham custom home builders run dedicated remodel divisions. If your project involves structural

changes, complex mechanical systems, or a high level of finish in multiple rooms, a team that also builds

Bellingham custom homes can be an advantage. They bring established trade relationships and a disciplined

process. The trade-off is cost overhead tends to be higher. On the other hand, a highly specialized

bathroom remodeling contractor in Bellingham might be more efficient for a single bath update. Fit the team

to the project.

A practical way to compare and choose

You do not need to turn this into a spreadsheet with fifty columns. You do need a consistent way to look at

the details. Here is a simple, focused checklist to use when interviewing Bellingham remodel contractors

and reviewing bids:

Scope lines match your expectations for demo, rough-in, insulation, drywall, finishes, and cleanup.

Allowances reflect the quality level you want for tile, counters, fixtures, lighting, and appliances.

Exclusions are minimal and clearly understood, with unit pricing for likely unknowns like rot repair.

Payment schedule tracks to progress milestones, not arbitrary dates, with a reasonable deposit.

Change order process, markup, and schedule impact are spelled out in writing.

If two bids seem close, ask each contractor to walk the site again and review the scope side by side. You will

learn as much from that conversation as from the numbers on paper. The contractor who catches potential

issues like vent routes, panel capacity for new appliances, or noncompliant stair treads will probably catch

problems earlier during construction too.

Real examples from local projects

A townhouse near Barkley Village needed a kitchen update and a small deck rebuild. The homeowner

collected three bids from kitchen remodel contractors in Bellingham. The lowest bid was 47,000 with a

3,500 allowance for appliances and a one-line note for “repair deck as needed.” The highest was 57,000 with

6,500 for appliances and unit pricing for deck joist replacement at 95 per joist. The homeowner chose the

middle bid at 53,000, which listed 5,500 appliances and a clear deck scope with new footings and

composite boards. During demo, two joists failed. The middle bid’s joist price made the change order

predictable, and the final cost landed at 55,200, still below the high bid and with fewer surprises.

On a bathroom remodel contractors in Bellingham faced a tight footprint in a 1910 home downtown. The bid

that won named a shower waterproofing system by brand, listed the tile layout, and included a custom glass

door allowance at 1,800. Another bid showed “tile shower” and “glass by owner.” The first contractor

discovered out-of-plumb walls and used a shim plan that kept the niche centered without a change order

because their scope had included wall correction up to a half-inch. Details like that live in the scope, not in

the price alone.

Partnering with your contractor



Contracts and bids are tools to set expectations. The relationship still determines how smoothly a remodel

runs. If you plan a Bellingham kitchen remodel, agree early on communication cadence. Weekly check-ins,

same-day replies for urgent questions, and a single point of contact reduce friction. Store selections and

approvals in one place, not scattered across texts and emails. Ask your contractor to summarize decisions in

writing. That paper trail pays off when you are juggling work, family, and a temporarily displaced kitchen.

Make decisions on time. If your contractor’s schedule says tile selections are due two weeks before drywall,

hit that target. Late decisions cost money and time in ways no contract can fully buffer. Good contractors

build a bit of slack into schedules, but no one can absorb repeated delays without consequence.

Final thoughts before you sign

A remodel bid in Bellingham is a story about your home told through scope, materials, and time. Read it that

way. The best bid uses plain language, numbers that make sense, and realistic timelines that reflect local

conditions. It should anticipate common surprises and tell you how they will be priced. A fair contract

protects both you and the contractor so you can focus on the work, not on interpreting vague promises.

If you are weighing firms whether established Bellingham home remodel contractors, kitchen remodeling

contractor options in Bellingham with strong cabinet lines, or teams known for Bellingham house painting

and exterior upgrades walk through the details using the framework above. Ask the hard questions kindly,

insist on clarity, and choose the team that is clear about what they will do and just as clear about what they

will not do. That is the path to a remodel that finishes close to budget, passes inspection cleanly, and looks

as good a year later as it did on the day you took the painter’s tape off the last outlet cover.

Monarca Construction & Remodeling 3971 Patrick Ct Bellingham, WA 98226 (360) 392-5577


