THE BOTTOM LINE

$210,000

A comprehensive diagnostic of

budgets, hidden fees, and geological
realities for homeowners and developer

The realistic median starting point
for a standalone, 650-square-foot

S. backyard home in the Dallas

metroplex today.
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The 2026 Cost Spectrum & Project Timeline
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- [$85,000-$130,000 |

Garage conversions and interior renovations
(minimal structural/site work).

[ $145,000-$320,000 |

Detached new-construction units.

Total Duration: 7 to 11 Months |
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Benchmarking the 3 Tiers of New Construction

Basic Mid-Range Premium
$145k-$190k $190k-$260k $260k-$320k+
IV Size: 450-600 sq. ft. [ Size: 600-800 sq. ft. / Size: 800-1,100 sq. ft.
E/J Scope: Simple rectangular v/ Scope: Semi-custom / Scope: Fully custom
footprint, minimal site work. design, small deck/patio architectural design,

included. extensive landscaping,
energy-efficient systems.

—————
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Finishes: Vinyl plank [ Finishes: Engineered | Finishes: Solid hardwood,
flooring, laminate counters, hardwood, quartz stone counters, premium
basic appliances. countertops, stainless steel. fixtures.
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Structure
& Framing

Exterior Finishes
18% ($37,800)

25% ($52,500)

Permits,

Utilities (MEP) | | Design & Fees

Interior Finishes
12% ($25,200) | | 10% ($21,000)

20% ($42,000)

Site Prep & Foundation
15% ($31,500)
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L 5
The Dallas Premium Drivers

Labor Market Dynamics

Trades command a 15-25%
premium in the metroplex
compared to non-metro areas.
High demand and cost of living
pass directly to the project
budget.

Neighborhood Logistics

High-value neighborhoods
demand strict HOA design
reviews, protection of mature
trees via city ordinance, and
navigation of tight lots with
limited machinery access.

Expansive Geology

The region’s notorious
expansive clay soil swells and
shrinks, rendering cheap
standard slabs inadequate and
requiring expensive
engineered foundation systems.
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The Foundation Factor: Building on Expansive Clay

The Risk: Standard Slab

Inadequate support

results in structural

damage and costly
repairs.
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Proper engineering for
Dallas soil guarantees a
$10,000 to $20,000
premium over regions with
stable soil conditions.

This cost is unavoidable for
long-term structural integrity.

The Requirement: Engineered System

Deep piers ensure
load transfer to stable
bedrock, mitigating

—_— soil movement.
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* Spatial Mapping the Hidden Site Costs

Site Survey
($1,000-$2,500)

Soil Engineering Report
($1,500-$3,500)

=

Tree Protection/Removal
($2,000-58,000)
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Landscaping & Hardscaping

($5,000-520,000)

| Builder's Risk Insurance

($2,500-$5,000)

Architectural Plans
($8,000-518,000)
& City
Permits/Impact Fees
($4,000-59,000)




$12,000 to
$22,000

The Breakdown:

The physical trenching and
connection to city grids for
water, sewer, electrical (Oncor),
and gas (Atmos Energy).

The Driver:
Distance from the street to the
build site is the primary
multiplier of this cost.




2026 Projct Diagnostics (Real Dallas Builds)

New utility
conduit —

Dak Cliff Garage Conversion
Cost: $162,000 | Size: 580 sq. ft.

. Cost Drivers: Existing structure saved money, but required
New sewer line foundation reinforcement, new sewer lines, and a

Reinforced - new panel major electrical panel upgrade.

foundation =

Lakewood New Build
Cost: $235,000 | Size: 720 sq. ft.

Cost Drivers: Custom Tudor-style architecture match-
hing main home, pier-and-beam foundation, and a
$14,000 trenching fee for a 150-foot sewer run.

North Dallas Custom

Cost: $315,000 | Size: 950 sq. ft.

Cost Drivers: Custom accessibility design (zero-
threshold shower, wider doors), premium stone/
appliance finishes, and extensive hardscaping.
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The 3 Threats to Your ADU Budget

RISK BOARD

Unforeseen

Site Conditions

(Buried debris, hitting
rock, poor soil)

Material Price Owner-Driven
Volatility - — Changes

(Lumber/concrete %} -/ (Mid-build material
spikes during long upgrades or design
delays) shifts causing
change-order
cascades)

The Defense (NAHB Standard)
A 10-15% contingency fund is non-negotiable.

For a median $210,000 project, this demands

521,000 to $31,500 in liquid reserve.
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The Fixed-Price Quote Diagnostic Checklist

A vague low bid is not a bargain; it is a future change order. Demand these line-items:

Detailed scope referencing engineered architectural plans

Site preparation, demolition, and precise grading

Foundation costs with specific engineering requirements

Framing, structural hardware, and roofing underlayment

JEIEIENJIES

Exterior finishes, windows, and exact R-value insulation

Complete MEP (plumbing/electrical/HVAC) and final connections

Interior allowances (flooring, cabinets, counters explicitly priced)

RVIEIES

All city permit fees, inspections, debris removal, and warranties
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The Strategy of the Complete Bid
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S0IL ENGINEERING & TREES —,

The Builder's Estimate

.~ PERMITS & FEES

TRENCHING —
™.

ANNCPONERING
& TREE

The Trap: Anchoring to an initial construction estimate The Insight: Success in the Dallas market requires insisting
that excludes soft costs, soil engineering, and trenching. on a comprehensive, worst-case-scenario budget upfront.

Final Takeaway: Focus on the completeness of the bid, not just the bottom-line number.

&1 NotebookLM



