
Smart Building for Flexible Living

The ADU Quality 
Cost 
Time 

Obstacles 
State Laws 
Design Ideas



Quality & Goals
RENTAL 

MULTI-GENERATIONAL 
RETIREMENT 

RESALE

Project Goal: Rental Multi-Gen Retirement Resale (ROI)

Size Median Price/SF

Accessibility x Minus

Formality of zones  x Cost to build 

Storage (Bikes, equipment) x x Equals

Design Potential Equity

Kitchen (Oven/DW/F) x
Bath (Shower/Tub) x
Washer/Dryer x x
Windows & Doors

Finishes x x
Flooring 
Tile & Counter 
Fixtures & Hardware x

Flexibility
Site Master Plan x
Privacy x

Utilities
Shared 
Water Heater x
Mechanical

…affects both time & cost of a project.



Cost
Pre-Construction Conversion New

As Builts * $0 $1,200

Civil Survey * $0 $3,500

Grading and Drainage Plan $0 $3,000 
,000Architect $10,000 $15,000

Structural $3,000 $3,500

Energy Calculations $1,000 $1,000

Arborist * $0 $1,200

Green Building * $0 $3,000

Printing Costs $500 $500

City Permits & Fees (About to reduce for new) $3,500 $3,500

Total $18,000 $32,400

     PRE-CONSTRUCTION 
+            CONSTRUCTION     
   TOTAL PROJECT COST 

* As Needed
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Cost
Construction (250-650sf) Conv New
Infrastructure & Utilities 

Tree Protection $1,100 $1,100
Demo $5,700 $8,000
Electrical Upgrade (As Needed) - - 
New Sewer Lateral (As Needed) - - 
Trenching $20,000 $20,000

Rough Construction
Structural $15,000 $40,000

Exterior Door/Windows $10,000 $15,000
Skylights Units & Install $2,000 $2,000
Exterior Trim - - 
Exterior Stucco $5,000 $11,000
Waterproofing - - 
Mechanical / HVAC $10,500 $19,000
Roofing $5,000 $5,000
Gutters $1,000 $2,000
Electrical Work $10,000 $18,000
Electrical Fixtures - -
Electrical Vehical Changing Station - -
Insulation: Roof & Walls installed $5,500 $6,000
Drywall $8,000 $8,000
Interior Door + Trim Material $6,000 $6,000

Paint : Exterior & Interior $5,500 $6,000

     PRE-CONSTRUCTION 
+            CONSTRUCTION     
   TOTAL PROJECT COST 

Conv New 
Fixture & Finishes *

Cabinets Kitchen & Vanity $8,850 $8,850
Counters $2,500 $2,500
Finish Hardware $500 $500
Flooring $6,000 $6,000
Tile $6,000 $6,000

Appliances $8,000 $8,000

Plumbing Fixtures $2,000 $2,000

Shower Enclosure Installed $2,000 $2,000

Construction Management
Supervision $4,000 $8,000
Labor/Cleanup $3,000 $5,000
Portable $1,000 $1,200
Overhead/Margin Profit $24,000 $40,000

Site Costs
Landscaping - -
Driveway/Hardscape - -
Fencing - -
Exterior Features (Trellis,Detail,etc) - -

Other Home Projects
Enclose Carport, - -
New Wood Floors/Built Ins - -

Kitchen Remodel - -

Total $178,150 $257,150

* Allowance
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Cost
Total Project Cost Conv New

Pre-Construction $18,000 $42,900

Construction $178,000 $257,150

Total $196,000 $300,050

     PRE-CONSTRUCTION 
+            CONSTRUCTION     
   TOTAL PROJECT COST 
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Time
Pre-Design Week

Send Schedule & Estimate 1

Site Visit: Field Measurement 1

Zoning Research 2

Engage Civil Engineer as needed 2

Utility Analysis/Research 2

Input Field Measurements 2

RESMINI ARCHITECTURE, INC.
2285 SAINT FRANCIS DRIVE
PALO ALTO, CA 94301
tel: (415) 823-3213
jessica@aducollective.com
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DATE
10-16-19 BUILDING SUBMITTAL

ADU
COLLECTIVE
CREATING OUR VILLAGE TOGETHER

60'

0"

12
2.

7’

KEY NOTES

GENERAL NOTES

E) 200AMP ELEC METER. PROVIDE CONDUIT (NO SHARING TRENCH) TO (N) SUB 
PANEL IN (N) ADU. 

(N) ELECTRICAL TRENCH.

(E) GAS METER: NO NEW FIXTURES, WORK OR CONNECTIONS.

(E) WATER METER

(N) WATER LINES FROM (E) MAIN HOUSE (50 GAL HOT-WATER TANK W/ 
EFFICIENCY OF 0.6EF).

LINE OF BUILDING ENVELOPE INDICATING REQUIRED SETBACKS.

(E) PATH

(E) FENCE PER PAMC 16.24. 

(E) CONCRETE DRIVEWAY TO REMAIN, PATCH AS NEEDED AFTER TRENCHING

(E) AC PAVING TO BE REMOVED. REPLACE WITH PAVERS.

MINI SPLIT OUTDOOR CONDENSER UNIT: (PANASONIC CU-2E18SBU-5 OR BRYANT 
38MAQB18–3). PROVIDE POWER VIA 20A SWITCH & FLEXIBLE CORD X 3 CORE. 
PROVIDE 3" PAD UNIT (12"X36") PROVIDE CLEARANCES PER SPECIFICATIONS. ANY 
NOISE PRODUCING EQUIPMENT SHALL BE 20' FROM REAR PROPERTY LINE & 6' 
FROM SIDE PROP. LINE. EFFICIENCY: HSPF OF 10, SEER OF 20/EER OF 12.5

CITY SEWER CLEANOUT BOX

(E) BUILDING SEWER CLEANOUT AT MAIN DWELLING.

(E) SEWER LATERAL

NEW 3" SEWER LINE FROM ADU THROUGH: 1) BACK WATER VALVE WITHIN 2’ OF 
ADU FOUNDATION, SEE CITY OF PALO ALTO WWD-01B & WWD-01C, 2) SANITARY 
SEWER CLEANOUT, 3) TO EXISTING SEWER LATERAL. TOTAL LENGTH ~102 LF. SEE 
SEWER CONNECTION CALC BELOW. CONTRACTOR TO VERIFY SITE CONDITIONS 
AND NOTIFY ARCHITECT OF FINDINGS.

(N) SEWER CONNECTION AT EXISTING LATERAL: DEPTH OF 20" TO 32" PER CALC 
BELOW.

REGULATED STREET TREE WITH TPZ (TREE PROTECTION ZONE) DIMENSIONED. 
PROVIDE TREE PROTECTION FENCING 10X THE DIAMETER OF TREE.

TREE PROTECTION FENCING ENCLOSING PROTECTED TREE. SEE SHEET T-1, DETAIL 
#605, TYPE 2 TREE PROTECTION FOR "REGULATED TREE".

(2) EXISTING PARKING SPACES, 8.5’x17.5’

(E) OVERHEAD POWER POLE - APPROX. LOCATION FOR REFERENCE

1-HOUR RATED WALL PER DETAIL 2/A8.01

(N) OVERHANG TO PROVIDE SHADING ON SOUTH SIDE.

NO EAVE PROJECTIONS.

PROVIDE MINIMUM SLOPES OF 2% TO FACILITATE SITE DRAINAGE.

PROVIDE A MINIMUM SLOPE OF 5% AWAY FROM THE BUILDING FOUNDATION OR 6" 
FOR 10'.

LIGHT POLLUTION REDUCTION: PALO ALTO IS LIGHTING ZONE 3. INSTALL OUTDOOR 
LIGHTING THAT MEET THE REQUIRED (BUG) BACKLIGHT, UPLIGHT, AND GLARE 
RATINGS. 

DOWN SPOUTS WHERE SHOWN OPTIONS: ROUT THROUGH PERMEABLE 
LANDSCAPING, OR  INSTALL SPLASH BLOCKS (MIN 2' LONG) WHERE DOWNSPOUTS 
DAYLIGHT.

ANY ADDITION TO HARDSCAPING OR PAVED AREA SHALL BE  PERMEABLE. 

USE AGGREGATE w/ MIN 25% RECYCLED AGGREGATE BY VOLUME FOR WALKWAY AND 
DRIVEWAY BASE.

MULCH ALL PLANTING BEDS TO >4" (3" MIN AFTER SETTLED) SELECT ORGANIC 
MULCH (NO ROCK OR RUBBER) THAT WILL IMPROVED SOIL STRUCTURE.

VERIFY HIGH EFFICIENCY IRRIGATION SYSTEM IS INSTALLED. SYSTEM SHOULD USE 
ONLY LOW-FLOO DRIP BUBBLERS, OR SPRINKLERS. INSTALL A  SMART (WEATHER 
BASED) CONTROLLER.

ALL NEW PLANTS SHALL BE INSTALLED AS FOLLOWS: GROUP ALL (N) PLANTS BY 
WATER NEEDS, CONSTRUCT RESOURCE EFFICIENT LANDSCAPES, NO INVASIVE 
SPECIES LISTED BY CAL-IPC, NO PLANTS THAT REQUIRE SHEARING, 75% OF PLANTS 
NEED TO BE DROUGHT TOLERANT, CALIFORNIA NATIVES OR MEDITERRANEAN 
SPECIES OR OTHER APPROPRIATE SPECIES, PLANT SHADE TREE

OUT DOOR POTABLE WATER USE IN LANDSCAPE AREAS MUST COMPLY WITH CAL 
GREEN 4.304. DEVELOPMENTS WITH AN AGGREGATE LANDSCAPE AREA EQUAL TO OR 
GREATER THAN 500 SQUARE FEET SHALL COMPLY WITH ONE OF THE FOLLOWING 
OPTIONS: 1)A  LOCAL WATER EFFICIENT LANDSCAPE ORDINANCE, 2) THE CURRENT 
CALIFORNIA DEPARTMENT OF WATER RESOURCES’ MODEL WATER EFFICIENT 
LANDSCAPE ORDINANCE, WHICHEVER IS MORE STRINGENT; OR PROJECTS WITH 
AGGREGATE LANDSCAPE AREAS LESS THAN 2,500 SQUARE FEET MAY COMPLY WITH 
THE MWELO’S APPENDIX D PRESCRIPTIVE COMPLIANCE OPTION. 

LANDSCAPE RESOURCES:
THE MODEL WATER EFFICIENT LANDSCAPE ORDINANCE (MWELO) AND SUPPORTING 
DOCUMENTS ARE AVAILABLE AT: HTTP://WWW.WATER.CA.GOV/
WATERUSEEFFICIENCY/ LAND- SCAPEORDINANCE/ 

A WATER BUDGET CALCULATOR IS AVAILABLE AT: HTTP://WWW.WATER.CA.GOV/
WATERUSEEFFICIENCY/LANDSCAPEOR- DINANCE/
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SEWER LINE  DEPTH CALCULATION

LENGTH FROM ADU TO LATERAL SLOPE DEPTH WC BEND 
DEPTH AT ADU

DEPTH AT LATERAL 
CONNECTION

102” 1/4” PER FT 25.5” -12” -37.5”
102” 1/8” PER FT 12.75” -12” -28.84”
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::  EXISTING SITE PLAN 
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PRE-DESIGN 
SCHEMATIC DESIGN 

CONSTRUCTION DOCUMENTS 
CONSTRUCTION



Time
Schematic Design Week

Prepare Conceptual Design 
Options

2

Conceptual Design Meeting & 
Additional Site Verification

3

Prepare Schematic Design 
Drawings

3*

Schematic Design Meeting 4*

Engage Consultants & Send 
Backgrounds

4*

Engage Organization Company 4

Develop Finishes 4*

PRE-DESIGN 
SCHEMATIC DESIGN 

CONSTRUCTION DOCUMENTS 
CONSTRUCTION

RESMINI ARCHITECTURE, INC.
2285 SAINT FRANCIS DRIVE
PALO ALTO, CA 94301
tel: (415) 823-3213
jessica@aducollective.com
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DATE
10-16-19 BUILDING SUBMITTAL

ADU
COLLECTIVE
CREATING OUR VILLAGE TOGETHER

A6.02

INTERIOR 3D 
VIEWS

2'-0" 2'-6" 1'-6" 1'-6" 2'-1"

1’
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”
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”
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*Time Allowance
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Time
Construction Documents Week

Construction Documents 5

Meeting: Site Visit 6

Redline Set 6

Finish  Construction Documents 7

Prepare Building Application & Deed 
Restriction

7

Submit to Building Department 8

Send Follow up email to comments 12

Resubmit to Building Department 13

Send Plans to contractors 13

Permit Awarded 15

PRE-DESIGN 
SCHEMATIC DESIGN 

CONSTRUCTION DOCUMENTS 
CONSTRUCTION

RESMINI ARCHITECTURE, INC.
2285 SAINT FRANCIS DRIVE
PALO ALTO, CA 94301
tel: (415) 823-3213
jessica@aducollective.com
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DATE
10-16-19 BUILDING SUBMITTAL

ADU
COLLECTIVE
CREATING OUR VILLAGE TOGETHER

A8.01

ARCH DETAILS

DOOR JAMB & TRIM

WOOD TRIM o/ (E) CONC. CURB

A

INTERIOREXTERIOR

THRESHOLD, INSTALL PER MANUF. 

PANSILL FLASHING w/ WATERPROOF MEMBRANE 
AND SEALANT

PT BASE TRIM

(E) EXPANSION JOINT

(E) ENTRY SLAB

(E) CONC. SLAB ON GRADE

(N) TOPPING SLAB, MIN. 1 1/2”

(N) WP MEMBRANE

(N) FINISH FLOOR

A = 7 3/4” MAX. IN-SWING DOOR, 
     1 1/2” MAX. OUTSWING DOOR

NEW STUD INFILL WALL
SCALE:  3” = 1’-0” 8.01

1 1 HOUR RATED WALL
SCALE:  1” = 1’-0” 8.01

2 THRESHOLD
SCALE:  3” = 1’-0” 8.01

3

DETAIL LABEL
SCALE:  1” = 1’-0” 8.01

7 DETAIL LABEL
SCALE:  1” = 1’-0” 8.01

8 DETAIL LABEL
SCALE:  1” = 1’-0” 8.01

9

ROOF EVE DETAIL
SCALE:  1 1/2” = 1’-0” 8.01

4 SKYLIGHT DETAIL
SCALE:  1” = 1’-0” 8.01

5 DETAIL LABEL
SCALE:  1” = 1’-0” 8.01

6

5-5 1/4”

2 3/8”-4”

INTERIOR

EXTERIOR

BASIS OF DESIGN: VELUX FCM CURB MOUNTED 
FIXED SKYLIGHT

FASTEN SKYLIGHT TO CURB w/ FURNISHED 
SCREWS

UNDERLAYMENT NOTE 1 & 3

VELUX ECL SADDLE FLASHING

VENTIATION ABV. INSULATION TYP.

(E) SHEATHING

VELUX SILL FLASHING

COMPOSITE SHINGLES

CURB

INSULATION PER A6.01

HEADERS OR BLOCKING AS REQ. 
PER CODES

VELUX ECL HEAD FLASHING PLACED 
BETWEEN UNDERLAYMENT

OPTIONAL ACCESSORY TRAY

1.) UNDERLAYMENT TO BE FOLDED UP AGAINST ALL SIDES OF CURB.
2.) VAPOR BARRIER SHOULD BE USED TO AVOID MOISTURE
3.) WRAP CURB IN UNDERLAYMENT. VELUX RECOMMENDS USE OF VELUX
     TYPE ZOZ 216 ADHESIVE UNDERLAYMENT

NOTES:

VAPOR BARRIER, NOTE 2

(N) GYPSUM WALLBOARD

(N) ANCHOR BOLTS AS OCCURS AND/ OR PER SE

(N) PT SILL PLATE

(N) FRAMING, SEE STRUCT. DWGS.

(N) CURB & FOUNDATION, SEE STRUCT. DWGS.
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(N) SHEATHING AS OCCURS

(N) PLASTER LATHE

(N) WEEP OR DRIP SCREED

INTERIOREXTERIOR

(N) STUCCO TO MATCH (E), PATCH & PAINT

SELF ADHESIVE SEALANT

CAULKING

(N) 2 LAYERS OF GRADE D BUILDING PAPER 
PER CRC R703.6.3

(N) SELF ADHESIVE SEALANT o/ WEEP OR DRIP SCREED

(E) EXTERIOR FIN. GRADE/ PAVING

(E) FRAMING - 2X WOOD STUDS, SPACED 16” O.C. 
DOUBLE TOP PLATES, SINGLE BOTTOM PLATE

(N) BATT INSULATION PER A/6.01

(N) 5/8” TYPE X GYPSUM WALLBOARD, WATER-
RESISTANT GYPSUM BACKING BOARD, OR GYPSUM 
VENEER BASE APPLIED PARALLEL OR AT RIGHT 
ANGLES TO STUDS WITH 6D COATED NAILS, 17/8” 
LONG, 0.0915” SHANK, 1/4” HEADS, 7” O.C. 
(LOAD-BEARING)

(N) BASE: ONE LAYER 48” WIDE 5/8” TYPE X 
GYPSUM SHEATHING APPLIED PARALLEL TO WOOD 
STUDS AT 24” O.C. w/ 13/4” GALVANIZED 
ROOFING NAILS 4” O.C. AT VERTICAL JOINTS AND 
7” O.C. AT INTERMEDIATE STUDS AND TOP AND 
BOTTOM PLATES. JOINTS OF GYPSUM SHEATHING 
MAY BE LEFT UNTREATED.

(E) VAPOR BARRIER

(E) FACE: EXTERIOR STUCCO SIDING

(E) SHEATHING AS OCCURS

NOTE: JOINT AND FASTENER HEADS - WALLBOARD 
JOINTS COVERED w/ PAPER TAPE AND JOINT 
COMPOUND. FASTENER HEADS COVERED w/ JOINT 
COMPOUND

INTERIOR EXTERIOR

WOOD TRIM o/ (E) CONCRETE CURB, TO 
RESEMBLE THICK BASE BOARD 

INTERIOREXTERIOR

(E) DRIP EDGE (EDGE SHOWN FOR CLARITY)

PROVIDE (N) FIRE BLOCKING AT WALLS > 5’ FROM 
PROPERTY LINE

(E) COMPOSITION SHINGLE

(E) UNDERLAYMENT

(E) 3/4” ROOF SHEATHING

(N) INSULATION PER A6.01 

(N) INTERIOR CLG. FINISH, GYP BOARD 
OR 6x STAIN GRADE T&G 

(E) RAFTER @ 24” O.C. TYP.

(N) TYPE X GYP BOARD AT RATED WALLS

(N) BLOCKING, FURR OUT FOR DRYWALL ATTACHMENT 

(N) INTERIOR WALL FINISH, GYP BOARD 

(E) FASCIA 

(E) GUTTER

(E) PLASTER STOP o/ (E) STUCCO FINISH

(E) EXTERIOR SHEATHING

(N) TYPE X GYP BOARD AT RATED WALLS

(N) INSULATION PER A6.01

SOLID BLOCKING @ 1-HOUR RATED WALL TYP. 

GA FILE NO: WP 8105

NO OVERHANG
NO 1-HR RATING

REQUIRED

c ADU Collective The use of these plans and specifications is restricted to the original site for which they were prepared.  Re-use, reproduction or publication by any method
in whole or in part is prohibited, unless authorized by ADU Collective.  Ownership of the design, plans and specifications is solely with ADU Collective.
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Time
Construction Week

Contractor Selection 12*

Site Kick-off Meeting 14

Site Mobilization 15

Demo 16

Major Structural Work: Foundation 
& Framing

17

Doors, Windows, Electrical 20

Insulation 22

Finishes 30*

Project Completion 37 (9-12 months)

PRE-DESIGN 
SCHEMATIC DESIGN 

CONSTRUCTION DOCUMENTS 
CONSTRUCTION

*Time Allowance
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Obstacles
SITE 
CITY 

CLIENT 
CONSULTANT

What else might come up?

Site 
Sewer Lateral
Electrical Upgrade
Protected Trees
Water Break 
Existing Conditions

City 
Unpermitted Work
Utility easements
Zoning Regulation Change

Client
New Baby!
Health Issue
Workload
Other Projects

Consultant
Timing 
Costs

…what we don’t like to talk about.



California State Law
❖ New State Laws takes effect January 1st, 2020 
❖ City of  Palo Alto will issue a bulletin to clarify laws affecting local code. 
❖ A few bullet points: 

• No minimum lot size requirement 
• Setback requirements will be brought down to four feet 
• No impact fees for ADUs under 750 square feet 
• No owner-occupancy requirement for 5 years 
• HOA is no longer allowed to prohibit ADUs 
• An ADU and a JADU are allowed to be built on the same property 
• No parking requirement if  property is located within 1/2 mile from public 

transit.



Webster Street - ADU
❖ NEW 400 SF ADU 
❖ REPLACE 250 SF 

GARAGE



❖ 75 SF OF STORAGE 
❖ OVERHANG FOR 

OUTDOOR KITCHEN



❖ INTEGRATED INTO 
EXISTING BACK YARD 
30’ DEEP



❖ VAULTED CEILING 
❖ DETAILS ECHO MAIN 

HOUSE



Tasso Street ADU
❖ BEFORE PHOTOS 
❖ EXISTING 328 SF 

GARAGE TO DEMO



❖ AFTER PHOTOS 
❖ NEW 328 SF ADU



❖ BIFOLD DOOR 
❖ INDUCTION STOVE



❖ (E) 400 SF GARAGE 
❖ STUDIO & 1 BEDROOM



❖ 1 BEDROOM 
❖ (E) 400 SF GARAGE 
❖ (N) 300 SF ADDITION



❖ 2 BED / 1 BATH 
❖ (E) 400 SF GARAGE 
❖ (N) 300 SF ADDITION



❖ 2 BED / 2 BATH 
❖ (E) 400 SF GARAGE 
❖ (N) 300 SF ADDITION


