The 2026 Sacramento
ADU Cost Playbook

Navigating Budgets, Hidden Fees,

and ROI for Accessory Dwelling Units.
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YEAR: 2026
LOC: SACRAMENTO, CA

SOLAR ARRAY: S5KW

GREEN ROOF: 80 50Q FT

RAINWATER TANK: 500 GAL

EST. BASE COST:

$200k - $350k

AVG. ROI: 8 - 12%

MONTHLY RENTAL INCOME:

$1,800 - $2,500
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FEASIBILITY & DESIGN
(12-24 NEEKS)

HIDDEN FEES: -%$25k+

ITEM LOW EST. HIGH EST.
CONSTRUCTION: $158k $250k
PERMITS & FEES: $26k $40k
UTILITY HOOKUPS: $18k $25k
DESIGN & ENGINEERING: $15k $36k

CALLOUT: SACRAMENTO CONTINGENCY (10%): $19.5k $34.5k

PRE-APPROVED PLANS CAN :

T e T B TOTAL ESTIMATE: $214.5k  $379.5k
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The Executive Summary:
Baseline Realities for 2026

@ Total Cost Range

$180,000 - $450,000

For a new detached ADU.

(Garage conversions range from $95k - $150k)

@ The Mid-Range Median
$275,000

Total project cost for a standard
600 sq. ft. detached unit.

$460 / sq. ft.

Project Timeline: 12 to 19 Months

| < > >

6-9 Months: 6-10 Months:
Design & Permits Construction

Biggest Surprise

$8,000 - $25,000

For Utility Connections. Often
presented late in the bidding process.




Defining the Three Tiers of
Sacramento Builds

Basic Mid-Range Premium
$300 - $400 / sq. ft. | $425 - $550 / sq. ft. | $600 - $750+ / sq. ft.
($150k - $200k total ($212.5k - $275k total ($300k - $375k+ total
for 500 sq. ft.) for 500 sq. ft.) for 500 sq. ft.)
- Garage conversion or simple - Detached one-bedroom unit. - Custom design, two
rectangular new build. - Good quality finishes. bedrooms.
- Builder-grade finishes. - LVP flooring, quartz - Complex foundation work.
- Vinyl flooring, laminate countertops. - Vaulted ceilings.
countertops. - Some architectural details. | - Premium appliances,
high-end materials.

Key Insight: The sub-$150k market is almost exclusively garage conversions. Using an existing

foundation eliminates framing and site work-the two largest budget items in a new build.




Anatomy of a $275,000 ADU Budget

12% 15% 18% Majt:g:-g?j:ems Iil:t?rfr Egi-:eojfr 8%

Design & Site Prep & Framing & (HVAC, Finishes Finishes
Permits Foundation Roofing electrical, (drywall, (siding, [RERULTe
plumbing) LA AN windows) tops

Soft costs (design and permits) and
invisible work (site prep, systems)

consume over 40% of the total budget before
finishes are even considered.




Architectural Ledger

The Meta-Pattern: The Soft Cost Iceberg
75-80%

The Physical Build

- Framing

- Exterior finishes
Major systems
Interior finishes
- Fixtures

20-25%
The Hidden Prerequisites

= Architectural plans
Structural engineering
Soil reports

City permits

Utility connections

The Allure of Price-Per-Square-Foot is Misleading. For a typical $300k project, you will spend

$60,000 to $75,000 before a single 2x4 is cut. Budget for the whole project, not just construction.




Why Sacramento Costs More Than the Central Valley
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The Sacramento Premium
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Labor Rates Supply Chain Logistics Regulatory & Neighborhood
Strong regional demand pushes Proximity to the Bay Area Strict enforcement of Title
prevailing wages higher. market means Sacramento 24 energy codes requiring
builders compete for the premium insulation/HVAC,
Carpenters:  $65-$85/hr same pool of materials, combined with contractor
Electricians: $75-$100/hr inflating prices and premiums for building in
Plumbers: $80-5110/hr triggering freight and established neighborhoods
fuel surcharges. like East Sac or Land Park.
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Local Hazards: Navigating Sacramento Clay and Trees

The Ground: Expansive Clay Soil The Air: The ‘City of Trees’ Ordinance
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Strict urban forestry laws protect specific
species. Building near roots forces
architectural redesigns or manual labor.

Clay expands with water and shrinks when dry,
destroying standard slab-on-grade foundations.

Cost Impact:
Arborist Report: $1.5k - $4k
Specialized hand-tool excavation.

Cost Impact:
Geotechnical Report: $2.5k - $5k
Engineered Foundation: +$15k - $30k




The Top 8 Hidden Cost Drivers Frequently Omitted from Initial Bids

Description Estimated Cost Range

Architectural & Engineering Plans (Includes structural & Title 24) $12,000 - $22,000

Permit & Impact Fees (Verify current Community Development Dept structures) $7,000 - $18,000

Utility Connection Fees (Tapping water, sewer, gas, and grid) $8,000 - $25,000
Landscaping & Hardscaping (Contractor bids end at the foundation) $5,000 - $15,000
Fire Sprinkler System (Mandatory if attached to a sprinkled primary residence) $5,000 - $12,000
Main Electrical Panel Upgrade (Upgrading from 100 amps to 200 amps) $3,000 - $6,000
Soil & Geotechnical Reports $2,500 - $5,000

Arborist Report & Tree Protection $1,500 - $4,000




Real Projects: Three Sacramento Case
Studies from 2026

The Curtis Park Conversion

The Tahoe Park New-Build

SCOPE:
400 sq. ft. detached garage
converted to a studio.

|

The East Sac Two-Story Attached

TOTAL COST:

$130,000

($325 / sq. ft.)

KEY INSIGHT

Saved by using existing
foundation, but spent $12k on
engineering/plans for code
compliance and required a new
sewer trench.

S
SCOPE:

450 sq. ft. detached 1-bed/1-
bath. Simple rectangle design.

TOTAL COST:

$215,000

($478 [/ sq. ft.)

KEY INSIGHT

Ideal soil allowed a standard
slab. Biggest unforeseen cost
was a $4,500 electrical panel
upgrade for the main house.

SCOPE:
750 sq. ft. two-story attached
to a historic home.

TOTAL COST:

$385,000

(551304 sq. EE)

KEY INSIGHT

High costs driven by tying into
existing historic roofline,
narrow lot staging, and $15k in
mandatory fire sprinklers.




The Anatomy of a Budget Blowout (And How to Prevent It)

Vague Scope of Work

Low-ball bids rely on assumptions.
Specific requests later become
high-markup change orders.

Unforeseen Site Conditions

Discovering old plumbing lines or
extreme clay soil during trenching.

Mid-Project Homeowner Changes

Moving a wall or changing layouts mid-
stream triggers a cascade of deconstrucion,
re-ordering, and labor delays.




Demystifying the Permit Timeline Trap

Step 2: The
Step 1: Document Prep “Incomplete” Loop

| Step 3: The 60-Day
Gathering Architectural Plans, The back-and-forth plan

| State Mandate
Structural Engineering, and check comments Wlth_thE
Title 24 Energy Compliance Sacramento Community

California law mandates a
Development Department. 60-day approval for ADUs.

The 60-day legal clock ONLY starts when the city deems the application
flawlessly complete. Incomplete submissions lead to months trapped in
“Incomplete Loop."” Hiring local specialists 1s critical to bypass this.




The 14-Point Ironclad Contractor Quote

Prep & Structure | Systems Finishes Logistics

| | 1. Detailed 5. Plumbing 9. Exterior 12. Project
Narrative Scope (Rough & finish) (Siding, roof, Management Fees

brands)
2. Site Prep 6. Electrical 10. Interior 13. Payment
(Demo, (Panel, rough, (Drywall, paint, Schedule
Trenching) finish) floors) (Milestones)
3. Foundation 7. HVAC 11. Cabinetry & 14. Warranty
(Concrete/rebar) (System Counters Information
type/size) (Allowance)

4. Framing 8. Insulation
(Labor & (Title 24
materials) R-values)




Financing & The Long-Term Wealth Equation

INPUTS 1 OUTPUTS
(FINANCING) (ROI & VALUE)
- Cash-out Refi, I_Rental Income: _I
N ENGCROT $1,800 - $2,400/mo for

—

Construction Loan.

mth: Finanlcing a ﬂ

$275,000 mid-range
ADU over 30 years
roughly equates
equates to a

LEBL 500/mo Ipayment : J

a 1-bedroom 1n desirable

I_neighbnrhunds. _I
I_Resale Value Bump: _I

20-35% added to a
—>» median home. Immediate
equity of $150k -

I-fESGk. --I

Takeaway: Positive cash flow from day one; long-term equity builder.



The Vetting Funnel: Choosing the Right Builder
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1. Credentials

Must possess a valid CSLB General Contractor (B-license).
Must be bonded, insured, and verified through state portals.
}-——._.____________ _____________._.——4

2. Specialization

An ADU is a complex micro-house. Demand a portfolio
of at least three completed Sacramento ADUs.
They must understand compact utility tie-ins

and local urban forestry codes.
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The Golden Rule of ADU Development

“Do not budget for construction.
Budget for the project.”

Anchor Expectations

A typical 600 sq. ft.
new build in Sacramento
averages S460/sq. ft.

(S275,000 total).

Expect the Iceberg

Reserve 20% to 25% of
your total budget for
pre-construction soft
costs, local impact
fees, and
soil/tree mitigation.

Protect Your Capital

Mitigate risk through
hyper-specific scopes of
work and by hiring
local specialists who
understand the 60-day
permit mandate.




