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$275,000 National Median
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Building a detached, new-construction ADU for

_quotes rarely include the full functional scope. depending on the market and site conditions.

he true median cost for a standard detached ADU.
EEGRIoTICipMlusion 2025, Subo20C7sq 1t The total range spans $175,000 to over $450,000

Note: Sub-$100K budgets are typically only achievable through interior conversions L

(like basements) utilizing existing foundations and roofs.
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Pricing Drivers: The Geographic Spectrum

The final number is dictated by local conditions, not a flat catalog price.

Coastal/High-Cost Metros:

Major Metros Range Exceeds $600 per square foot

| |
1 >

$175,000 $225,000 $300,000 $375,000 $450,000+

The BLS Factor

According to Bureau of Labor Statistics data, local
labor rates account for nearly 50% of the total ADU

cost. This is the primary driver of regional pricing
variance.
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The Cost Cross-Section

The Cloud: Soft Costs

Design, permits, and engineering

M ;"':;.
The Box: Hard Costs T
Framing, finishes, and roofing /
____________________________ ! ‘iﬁl
U\ D¢ H/” %
: IH"-{-.IJI .. 3 "|. | |III \ I'|I. —
The Trench: Site Work - o
Grading, foundation, and utility lines /} U~
~f | A _& N" I




The Cloud: Budgeting for Soft Costs $20,000 to $40,000

Design Fees
Architectural plans and layout.

Structural Engineering
Ensuring load paths are safe and legal.

Soil Reports
Geotechnical data required before foundational design.

D B\ >

— City Permits
QO The most significant soft cost, required for local compliance.

Takeaway: Soft costs are unavoidable administrative and planning hurdles that must be fully
funded on Day 1 before a shovel ever hits the dirt.
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The Trench: The Great Unknown of Site Work

TR TN i L A e i Existing

i / Grade
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Sloped
Excavation

e R

$50,000+ (Highly Variable)

Grading & Excavation

Clearing the land. Sloped lots require

highly expensive retaining walls.

<«— Utility

- '¢ y : ;_;I-‘-. . .- = i’.'i .,
N < = NE/
F - 3 . 4 # : ] s F <
Bedrock
Utility Runs

The Foundation

~ the physical structure.

Utility Trenching

Running new water, sewer, and power
lines from the street or primary residence. |

Pouring the engineered slab to support

Warning: Forgetting to budget for below-ground conditions is the absolute number one cause of project overruns.
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The Box: Framing the Hard Costs 60% — 70% of the Total Budget

The Cloud &

Systems

Plumbing and electrical rough-ins
inside the walls.

The Trench

65%

The Box
(Hard Costs)
| B = Interiors
V///////,%///'/%@ﬁ — ' TTH ([ Drywall, flooring, cabinetry, and
: = standard finishes.

4

Takeaway: When builders quote a ‘price per square foot’ online, they are almost exclusively
talking about this 65% wedge, entirely ignoring the Cloud and the Trench.




The Hidden Hazard: Utility Connections

ot Hazard Node 2
‘ Existing Grade 'lr
i [ ______ f Utility Easement
A SRS I STV S e e 0~ bk
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Primary Older Home | Proposed | New ADU
Hazard Node 1 Trenching

Hazard Node 1:
The Sewer Line

Connecting to old, existing clay
pipes often requires total
replacement rather than a
simple tie-in.

Hazard Node 2:
The Electrical Panel

If the main house electrical panel
IS at capacity, a necessary service
upgrade will add $5,000 to
$10,000 immediately.

The Mitigation Strategy

A National Association of Home
Builders (NAHB) recommended

10% to 15% contingency fund is
absolutely essential for these
exact site-specific surprises.




The Prefab Myth: Site Work is the Great Equalizer

Prefabricated Stick-Built
Structure Cost Winner (factory efficiencies) Higher Cost
Speed Winner (saves time on framing) Slower framing phase
Permitting Tie (requires local approvals) Tie (requires local approvals)
Tie (requires exact same trenching, | Tie (requires exact same trenching,

Site Work .

foundation, crane placement)

foundation, hookups)

=
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Synthesis Conclusion: While the manufactured unit itself is cheaper, the total, all-in project cost between
prefab and stick-built is remarkably similar once the unavoidable and costly site work is factored in.
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Contractor Diagnostic Matrix

The Question

Red Flag
Answer

/N

Green Light
Answer

©

Hidden Risk
Mitigated

s this a fixed-price
proposal for the full
scope?

Heavy use of
“allowances” for
trenching.

Fixed price based on
plans and a physical
site walk.

Bait-and-switch pricing.

How do you handle Standardized change
unexpected A shrug or “we’ll figure | order process with Runaway excavation
underground it out.” priced-out solutions costs.
conditions? before work proceeds.

: Full submittal
:moi Esagifiiahe RELRIY Asking the homeowner management and Months of bureaucratic
brocess? to pull permits. coordination of all delays.

iInspection cards.
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The 2026 Landscape: A Foundation of Stability

‘m

Interest Rates

Settled environment allows for
predictable financing via HELOCs or
construction loans.

e

Supply Chain

Normalization has ended lumber/window |
delays. Standard schedules are back to
a reliable 6-8 months.

L[4l

Building Codes

Broad adoption of the 2024
International Residential Code (IRC)
has clarified regional ADU rules.

Dy

Tax Incentives

Federal Inflation Reduction Act (IRA)
credits actively offset costs for heat
pumps, induction, and solar.
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- The ROI Beyond Rent:
- Taxes & Property Value

Tax Assessment ‘ ——— roperty Value
|! Adding an ADU will increase I E Beyond rental income, an !
L || property taxes, but it does ADU provides substantial e
' not trigger a reassessment ~non-financial ROI through
- of your entire existing e % multi-generational living
. property. The increase is iV - options
proportional strictly to the | and delivers a significant,
appraised value of the newly || || permanent bump in
- constructed unit. I —— ! — m— = || the primary property’s resale
| 'I Np—=r—_2=" n N2 . value based on national |
l- appraiser data.
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5__T-i1"e -Synthes_is: Payback vs. Liability

The 7-Year Payback

Budget Approach
Fully funds the Cloud and Trench on Day 1.

H Utility Planning
Includes a 15% contingency for sewer and
panel upgrades.

Contractor Scope

Fixed-price contract with full permit
management.

Structural Integrity
Built durable, safe, and legal.

The Permanent Liability

Budget Approach

Anchors entirely on the sticker price of the Box.

Utility Planning
Assumes existing older infrastructure can
handle the load.

Contractor Scope

Cheapest initial bid with heavy below-ground
“allowances”.

Structural Integrity

Questionable load paths waiting for an
inspector’s red tag.

!
LS
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" The Final Bluéprint

An ADU
a small home build, not a backyard shed.
Build it right the first time.

| | |

| Sources: National Association of Home Builders (NAHB) Q1 2026 | U.S. Census Bureau 2025 | Bureau of Labor Statistics (BLS) 2025 | Remodeling Magazine 2026 Cost vs. Value | 2024 International Residential Code (IRC) | Inflation Reduction Ac & NotebookLM



