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Accessory Dwelling Unit (ADU) Guide
Yavapai County, Arizona | 2024 IBC / 2024 IRC Code Framework
A comprehensive planning, feasibility, permitting, design, construction, and ownership guide for homeowners, realtors, and contractors.
Prepared as a working guide for ADU projects in Yavapai County. Verify parcel-specific rules before design, permitting, pricing, or publication.
Draft date: May 13, 2026


	Important Scope Note
This guide is written primarily for unincorporated Yavapai County. Parcels inside incorporated municipalities such as Prescott, Prescott Valley, Chino Valley, Cottonwood, Camp Verde, Clarkdale, Jerome, Dewey-Humboldt, Sedona, or other local jurisdictions may have different zoning, permitting, utility, fire district, and short-term rental rules.

All information provided within this document is subject to change and should be evaluated at the time of considering your ADU build. Likewise all costs, rental rates, fees and charges should be evaluated and discussed with the professionals helping with your ADU project.
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1. Executive Summary
An Accessory Dwelling Unit, or ADU, is a secondary, self-contained residential unit located on the same lot or parcel as a primary residence. ADUs can provide rental income, flexible family housing, caregiver space, guest accommodations, a home office, or long-term property value. They can also support the broader community by adding gentle density without the scale of large multi-family redevelopment.
Although ADUs are often small, they are not small projects. A successful ADU requires early feasibility work, zoning review, utility coordination, realistic budgeting, professional design, structural engineering, permitting, inspection planning, and a construction team that understands how to build on an occupied residential property.
For Yavapai County projects, the strongest approach is to treat the ADU as a site-specific small home. The project should start with parcel jurisdiction, zoning, density district, setbacks, utility path, septic or sewer capacity, flood/wash constraints, fire access, geotechnical conditions, and cost feasibility before design preferences are finalized.
Key Takeaways
Start with regulations, not aesthetics. Confirm jurisdiction, zoning, density district, setbacks, height, lot coverage, floodplain/wash constraints, utility requirements, septic or sewer capacity, fire access, and local ADU standards before committing to a design.
Treat the ADU as a small home, not a large shed. A legal ADU needs dwelling-level code compliance: foundation, structure, kitchen, bath, egress, fire/life safety, insulation, mechanical, electrical, plumbing, and occupancy approval.
Understand the code path. Typical one- and two-family residential ADU projects in Yavapai County are reviewed under the 2024 IRC and county amendments, while non-prescriptive or engineered designs may require 2024 IBC-based design and sealed calculations.
Budget beyond the building. Include feasibility, survey or ILC, geotechnical report, design, engineering, permits, inspections, utility upgrades, site access, septic or sewer, drainage, fire access, landscaping repair, and contingency.
Do not use national ADU averages as final numbers. Yavapai County projects vary widely by utility distance, soils, elevation, fire district, well/septic constraints, road access, and site topography.
Use local professionals early. The best ADU projects involve the designer, structural engineer, civil/drainage professional, septic designer, utility providers, fire district, realtor, lender, and contractor before permit submittal.
2. What Counts as an ADU?
An ADU is a secondary residential unit on the same lot or parcel as a primary home. It is smaller than the main residence and functions as an independent dwelling. Common names include casita, granny flat, in-law suite, backyard cottage, carriage house, garage apartment, guest house, or mother-in-law suite.
A legal ADU usually includes the basic elements of a complete dwelling:
A permanent foundation or approved structural system.
A private entrance or legally approved access.
Sleeping and sanitation facilities.
A complete kitchen where allowed or required, including permanent cooking facilities, sink, refrigeration, and food preparation space.
A bathroom with code-compliant plumbing, ventilation, and fixtures.
Electrical, mechanical, plumbing, fire/life safety, insulation, energy-code, and occupancy compliance.
The kitchen is often the practical difference between a true ADU and a guest room, studio, pool house, office, or accessory building. If the space will be legally occupied as a separate dwelling, it should be designed, permitted, inspected, and insured as a dwelling.
3. Why ADUs Are Popular
ADUs have become more common because housing needs have changed. Families are looking for ways to support aging parents or adult children, homeowners want to make their property work harder financially, and communities are looking for housing solutions that do not require large-scale redevelopment.
	Reason
	How an ADU Helps

	Rental income
	A long-term rental can help offset a mortgage, construction loan, retirement expenses, or other carrying costs.

	Multigenerational living
	An ADU can provide privacy and independence for parents, adult children, caregivers, or extended family.

	Property value
	A well-designed, permitted ADU can increase functional utility and market appeal.

	Flexible space
	The same unit can become a rental, guest suite, office, studio, caregiver unit, or downsizing option over time.

	Community benefit
	ADUs add modest housing capacity within existing neighborhoods.

	Sustainability
	Smaller dwellings use less material and energy and make efficient use of land and infrastructure.


4. Who Benefits from an ADU?
	User
	Potential Benefit

	Empty nesters
	May downsize into the ADU and rent the main home, or keep the ADU available for family and guests.

	Remote workers
	Can create a separate office that protects work-life boundaries and reduces distractions.

	Multigenerational families
	Can provide private, safe, nearby living space for parents, adult children, or caregivers.

	Realtors and buyers
	May see added value where ADUs are legal, functional, attractive, and well integrated into the site.

	Investors and homeowners
	May improve income potential and long-term flexibility.

	Contractors and designers
	Can provide a local solution for housing, aging-in-place, and property improvement needs.


5. Main Types of ADUs
ADUs are not one-size-fits-all. The right type depends on the property, budget, intended use, local regulations, privacy needs, and utility constraints.
	ADU Type
	Description
	Best Use
	Key Considerations

	Detached ADU
	Standalone backyard cottage or casita separate from the primary residence.
	Maximum privacy, rental unit, family suite, guest house.
	Usually higher cost; requires yard space, foundation, utility route, setbacks, site access, and fire/access review.

	Attached ADU
	New unit connected to the main home and sharing at least one wall.
	Family housing, added living space with privacy.
	Requires fire separation, privacy planning, utility coordination, and design that blends with the existing home.

	Garage conversion
	Existing garage converted into a dwelling unit.
	Lower-cost entry point when the structure is suitable.
	Requires structural review, insulation, egress, windows/doors, plumbing, electrical, heating/cooling, and fire separation.

	Garage-top ADU
	New unit built above a garage or workshop.
	Preserves parking or workshop space while adding a unit.
	Structural engineering is critical; existing foundation and walls often need strengthening.

	Basement ADU
	Lower-level unit within an existing home.
	Rental income or family suite without expanding the footprint.
	Requires legal egress, ceiling height, moisture control, natural light, ventilation, sound separation, and access.

	Interior conversion
	Part of the main house separated into a self-contained unit.
	Lowest site impact when floor plan supports separation.
	Requires private entry, kitchen, bathroom, sound control, life safety, and utility planning.

	Park model / tiny unit where allowed
	Small factory-built or chassis-based unit used as a dwelling where state and local rules allow.
	Specific rural or large-lot situations.
	Must verify zoning, foundation, utility connections, drainage, floodplain, septic, and building permit/inspection requirements.


6. ADU vs. Home Addition
Both an ADU and a home addition add usable square footage, but they serve different purposes. The key distinction is whether the project creates a separate dwelling.
	Item
	ADU
	Home Addition

	Primary purpose
	Creates a separate, self-contained dwelling.
	Expands the main home for the same household.

	Kitchen and bath
	Usually includes its own kitchen and bathroom.
	May include rooms or bathrooms but is not a separate dwelling.

	Privacy
	Designed for independent occupancy.
	Integrated into the main household.

	Income potential
	May be rented where local rules allow.
	Usually does not create a separate rentable unit.

	Permitting complexity
	Often requires ADU-specific zoning, utility, fire, and occupancy review.
	Requires addition/remodel permits and structural review tied to the main home.


An ADU may be the better choice when the goal is rental income, independent family living, caregiver space, or long-term flexibility. A home addition may be better when the goal is simply a larger main living area, primary suite, kitchen, or family room.
7. Yavapai County Local Framework
This guide is focused on unincorporated Yavapai County. The first step in every ADU project is confirming whether the parcel is actually under Yavapai County jurisdiction or inside an incorporated municipality with its own planning and building department.
Yavapai County Development Services centralizes addressing, building safety, permitting, planning, land use enforcement, and environmental services for unincorporated communities. Parcels inside incorporated cities or towns may use the same county for some services, but zoning and building permit authority may differ.
Local ADU Allowances to Verify Before Design
	Issue
	Planning Guidance

	Eligibility
	ADUs are generally allowed where a single-family dwelling is allowed, subject to state law, county ordinance, parcel-specific zoning, code, health, safety, utility, floodplain, and environmental requirements.

	Number of ADUs
	State law requires counties to allow at least one attached and one detached ADU on eligible single-family lots/parcels, and at least one additional detached ADU on lots/parcels of one acre or more. Verify the current Yavapai County Section 537 text for local implementation.

	Size
	The county-specific research indicates one attached and one detached ADU are allowed by right up to 1,000 square feet of interior habitable area, with an additional detached ADU up to 1,500 square feet on parcels of one acre or more. Verify current ordinance text at the time of application.

	Setbacks
	State law limits rear and side setback requirements for ADUs to no more than five feet, but the front setback, height, lot coverage, and other standards may still depend on the underlying zoning or density district.

	Parking and driveway
	State law restricts counties from requiring additional parking for an ADU. However, new or changed access to a county road may still require access and drainage review.

	Exterior design
	State law restricts counties from requiring an ADU to match the main house exterior design, roof pitch, or finish materials. Good design should still respect neighborhood context and resale expectations.

	Long-term rental
	State law protects use or advertisement of the main home or ADU as separately leased long-term rental housing. Rental registration, lease requirements, insurance, and tax considerations may still apply.

	Short-term rental
	The research indicates Yavapai County has additional owner-occupancy rules for newer ADUs used as short-term or vacation rentals. Confirm the current ordinance and tax requirements before marketing an ADU for stays under 30 days.


County vs. City/Town Jurisdiction Check
Confirm whether the parcel is in unincorporated Yavapai County or inside a municipality.
Confirm zoning district, density district, and any overlay or special district.
Check recorded CC&Rs, HOA architectural rules, private road agreements, shared well agreements, and utility easements.
Verify fire district requirements and emergency access standards.
Confirm sewer provider, water provider, electric provider, gas/propane provider, and whether the parcel uses septic and/or a private well.
Confirm whether the parcel is affected by floodplain, wash setbacks, drainage easements, slopes, wildfire considerations, or road access constraints.
8. 2024 IBC / 2024 IRC Code Strategy
Yavapai County adopted a 2024 code package effective January 1, 2026. For typical residential ADUs, the starting point is usually the 2024 International Residential Code (IRC) as amended and adopted by Yavapai County, together with the county grading ordinance and referenced technical codes. The 2024 International Building Code (IBC) becomes important when the design is outside the IRC prescriptive path, uses non-conventional construction, or requires engineered solutions.
	Code / Standard
	How It Typically Applies to ADUs in Yavapai County

	2024 IRC
	Primary code path for typical one- and two-family residential work, including most detached and attached ADUs within IRC scope.

	2024 IBC
	Used for non-prescriptive, engineered, commercial, multi-family, or out-of-scope designs; may require Arizona-sealed plans/calculations.

	2024 IPC / IMC / IFGC
	Plumbing, mechanical, and fuel gas design requirements as adopted and amended.

	2023 NEC
	Electrical service, panel/load calculations, circuits, AFCI/GFCI, equipment, grounding, and safety requirements.

	2012 IECC
	Energy compliance baseline adopted by Yavapai County, including insulation, fenestration, duct insulation, and equipment efficiency as applicable.

	Yavapai County Grading Ordinance
	Site grading, drainage, cut/fill, retaining, access, and disturbance requirements; separate grading permit may be triggered.

	Flood Control / Flood Damage Prevention
	Required if the parcel is in or near a mapped floodplain, watercourse, drainageway, or wash condition.

	Fire District / Fire Code
	Fire access, water supply, defensible space, addressing, driveway, and wildfire-related requirements may be reviewed by the local fire authority.


Practical drafting language for this guide: The ADU should be designed to comply with the 2024 Yavapai County residential code framework, and any structural element outside the prescriptive IRC should be engineered under the 2024 IBC or accepted engineering practice, sealed where required by Arizona law and county review.
Items Plan Reviewers Commonly Look For
Complete site plan with setbacks, easements, structures, utilities, drainage direction, contours, and access.
Geotechnical report and foundation design based on site-specific soils.
Foundation plan, sections, reinforcement, hold-downs, shear/lateral system, and structural calculations where required.
Truss layouts and engineering for manufactured roof or floor systems.
Window and door schedules, egress openings, tempered glazing, and safety glazing locations.
Smoke alarms in required locations and carbon monoxide alarms where applicable.
Manual J, D, and S HVAC design, duct layout, equipment information, and ventilation strategy.
Electrical load calculations, service size, panel schedule, receptacle spacing, AFCI/GFCI requirements, and required circuits.
Gas isometric, fuel type, appliance loads, pipe sizing, developed length, and propane tank location when applicable.
Energy compliance, insulation values, fenestration information, duct insulation, and equipment efficiency.
Flood, drainage, access, septic, and utility approvals when required.
9. Feasibility Review: The First Real Step
The feasibility phase determines whether an ADU can be built, where it can be placed, what constraints exist, and whether the likely cost and value make sense. This step should come before purchasing plans or committing to a design.
	Feasibility Category
	Questions to Answer Before Design

	Owner goals
	Is the ADU for long-term rent, family, aging-in-place, guests, office, caregiver, resale, or future downsizing?

	Jurisdiction
	Is the parcel in unincorporated Yavapai County or inside a city/town? Who issues zoning and building permits?

	Zoning and density
	What are the zoning district, density district, front setback, height, lot coverage, ADU allowances, and overlays?

	Site layout
	Where are property lines, easements, slopes, trees, drainage paths, washes, existing structures, driveways, and fire access?

	Utilities
	Where are sewer/septic, water/well, electric, gas/propane, communications, and meter locations? Are upgrades required?

	Reports
	Is a survey, ILC, geotechnical report, drainage review, floodplain review, septic investigation, or fire access review required?

	Budget and ROI
	What are realistic local construction costs, soft costs, permit fees, utility costs, rental comps, value impact, and contingency?


Recommended Feasibility Deliverable
A good ADU feasibility study should include a one-page summary of what is allowed, a site constraint diagram, a list of approvals needed, a preliminary utility path, a high-level budget range, a likely timeline, initial code concerns, and a clear go/no-go recommendation. For Yavapai County, the feasibility package should also flag septic/well, geotechnical, wildfire, flood/wash, access, and grading issues early.
10. Site-Specific Design Controls in Yavapai County
Yavapai County ADU projects are highly site-specific. Two parcels in the same neighborhood can have different results because of slope, drainage, septic capacity, well location, road access, fire district requirements, easements, floodplain mapping, soils, elevation, and utility routing.
	Design Control
	Why It Matters

	Geotechnical report
	Yavapai County requires site-specific soils information for habitable structures. Foundation design should incorporate the geotechnical recommendations.

	Expansive/compressible soils
	Soils can affect footing depth, slab design, vapor retarder requirements, drainage, retaining walls, and cost.

	Elevation and snow load
	Snow load and frost depth vary by elevation. Confirm the applicable climatic table for the parcel.

	Seismic design
	County amendments identify seismic design considerations; engineered designs should confirm site class and SDS where required.

	Drainage away from foundations
	Positive drainage is critical. Design roof runoff, grading, downspouts, splash blocks, and extensions so water moves away from the ADU and existing structures.

	Grading quantity
	A separate grading permit may be triggered by cut/fill quantities or site disturbance.

	Retaining walls and slopes
	Retaining walls, hillside sites, or steep driveways often require engineering and can significantly affect budget.

	Existing structures
	Old garages, sheds, patios, retaining walls, fences, utilities, septic tanks, leach fields, and abandoned utilities can restrict placement or increase cost.


Yavapai Climate and Site Design Items to Confirm
Basic wind speed and exposure for the parcel.
Ground snow load by elevation and location.
Frost depth based on elevation.
Seismic design category, site class, and SDS where applicable.
Soils bearing capacity, expansive soils, collapsible soils, drainage sensitivity, and foundation recommendations.
Floodplain status, wash/top-of-bank distance, drainage easements, and stormwater path.
Wildfire risk, defensible space, fire access, water supply, and ignition-resistant material recommendations.
11. Utilities, Septic, Wells, Water, and Electric Service
Utility feasibility can make or break an ADU project. In rural and semi-rural parts of Yavapai County, the cost and timing of utilities can be as important as the building itself. The owner should never assume that the existing home services can support the ADU without verification.
	Utility / System
	ADU Planning Questions

	Sewer
	Is public sewer available? Who is the sewer provider? Where is the main, tap, cleanout, and invert elevation? What are connection fees and capacity requirements?

	Septic
	Can the existing system support the additional design flow? Does the ADU add bedrooms for septic sizing? Is a new or enlarged system required? Are setbacks to buildings, wells, property lines, and washes satisfied?

	Water company
	Who serves the property? Is there capacity for an additional dwelling? Are meter upgrades, backflow devices, or line extensions needed?

	Private well / shared well
	Is the well legally available for the ADU? Is there a shared well agreement? Is yield, storage, treatment, or pressure adequate? Are new permits or ADWR coordination needed?

	Electric
	Which utility serves the parcel? Is the existing service large enough? Is a panel/service upgrade, transformer upgrade, trenching, or separate meter required?

	Gas / propane
	Is natural gas available or will propane be used? Where will propane tanks be located relative to structures, property lines, ignition sources, and fire access?

	Communications
	Plan internet, Wi-Fi, conduit, low voltage, doorbell/camera, and smart controls early, especially for rentals or home office use.


Septic and Bedroom Count Caution
In onsite wastewater review, room labels do not always control. A den, office, hobby room, or exercise room may be treated as a bedroom for septic sizing if it meets the applicable criteria. This can affect whether an existing septic system is adequate and whether a new or enlarged system is required.
Septic Setback Planning
Septic tanks, disposal fields, reserve areas, wells, water lines, buildings, property lines, slopes, and washes all have separation requirements. ADU placement should be coordinated with the septic designer before finalizing the floor plan or site plan. Common planning distances include separation from buildings, wells, property lines, and drainageways, but the exact requirement must be confirmed for the specific system and site conditions.
Electric and Utility Provider Coordination
Yavapai County parcels may involve APS, UniSource, a local water company, a sewer district, private well, shared well, propane supplier, or other provider. Do not design the ADU assuming a specific provider based only on county location. Identify the serving utility by address or parcel number and start a utility feasibility request early.
12. Wildfire, Fire Access, Floodplain, Washes, and Drainage
Many Yavapai County properties are affected by wildfire risk, rural access constraints, drainage, washes, slopes, and floodplain conditions. These issues can affect placement, driveway design, materials, utility routing, insurance, and construction costs.
Wildfire and Fire Access Considerations
Verify the local fire district and its review requirements before design is finalized.
Confirm driveway width, slope, surface, turnarounds, bridge/culvert capacity, gates, and emergency vehicle access.
Confirm whether additional water supply, fire flow, address posting, lockbox, or access features are required.
Use ignition-resistant design where appropriate: Class A roof, ember-resistant vents, noncombustible or ignition-resistant siding zones, protected eaves, tempered glazing where required, and defensible space.
Coordinate propane tank placement, generator placement, exterior mechanical equipment, and vegetation clearance with fire-safety requirements.
Plan construction staging so fire access to the existing home is not blocked.
Floodplain and Wash Considerations
Check FEMA flood maps, county flood layers, wash/top-of-bank conditions, and drainage easements before siting the ADU.
If Flood Control review or a floodplain development permit is required, the building plans must reflect those requirements.
Do not place the ADU, septic system, or utility trenching in a wash, drainage easement, or flood-prone area without review.
A general top-of-bank setback is often discussed in wash reviews, but the required distance depends on wash size, soils, erosion potential, and engineering review.
Plan roof drainage and grading so the ADU does not push runoff toward the main home, neighboring parcels, septic areas, or slopes.
Drainage Best Practices
Slope grades away from the ADU and existing structures.
Use gutters, downspouts, extensions, splash blocks, riprap, swales, or drainage improvements where needed.
Avoid concentrating runoff onto neighboring properties or toward septic disposal areas.
Protect driveway crossings, culverts, retaining walls, and utility trenches from erosion.
Include drainage arrows, pad elevations, finished floor elevations, cut/fill, and contours in the permit submittal.
13. Design Standards and Smart Layout Choices
Because ADUs are compact, design quality has a major effect on livability, rentability, resale appeal, and future flexibility. A good ADU should feel private, bright, efficient, durable, and comfortable.
	Design Feature
	Why It Adds Value

	Open living area
	Combines kitchen, dining, and living space without wasting square footage on hallways.

	Natural light
	Large, well-placed windows, skylights, and glass doors make small spaces feel larger and healthier.

	Private entry
	Creates separation between the ADU occupant and the main house.

	Outdoor space
	A porch, patio, deck, or fenced yard can extend the usable living area.

	Storage
	Built-ins, closet planning, attic storage, and multi-purpose furniture areas reduce clutter.

	Durable finishes
	Rental-ready materials reduce maintenance and improve long-term performance.

	Energy efficiency
	Better insulation, windows, appliances, lighting, and HVAC reduce operating cost.

	Sound control
	Important for attached, basement, garage, and garage-top units.

	Universal design
	Step-free entries, wider doors, lever handles, future grab-bar blocking, and accessible bath planning expand future uses.


Plan for Future Uses
An ADU may begin as a rental and later become a parent suite, office, guest house, caregiver unit, or downsizing home. Design decisions that improve flexibility from the beginning are usually less expensive than remodeling later. Consider placing at least one sleeping area and bathroom on an accessible level where possible, leaving wall blocking for future grab bars, and avoiding overly customized layouts that only work for one short-term use.
Privacy Planning
Orient doors and windows to reduce direct views into the main home and neighboring yards.
Use fencing, landscaping, screen walls, porch orientation, and lighting to define private areas.
Plan trash/recycling, parking, mail/package delivery, and utility access so the two households do not conflict.
Add sound control at shared walls, floors, garages, mechanical rooms, and outdoor mechanical equipment.
14. Costs, Fees, Budget Drivers, Financing, and ROI
ADU costs vary widely by market, site, size, design, finish level, construction method, utility distance, and jurisdictional fees. The most important budgeting rule is to look at total project cost, not only cost per square foot. Smaller homes still require kitchens, bathrooms, utility connections, foundations, permitting, and project mobilization, so cost per square foot is often higher than a larger single-family home.
Typical Budget Categories
Feasibility study, survey, improvement location certificate, geotechnical report, and early site analysis.
Architectural design, structural engineering, civil/drainage work if needed, and MEP coordination.
Permit fees, utility fees, impact fees, plan review fees, septic fees, inspection fees, and fire/flood review costs where applicable.
Site preparation, demolition, grading, trenching, retaining, foundation, and utility connections.
Building construction, rough mechanical/electrical/plumbing, insulation, drywall, exterior finishes, interior finishes, fixtures, appliances, and lighting.
Landscaping repair, fencing, walkways, patios, driveways, privacy improvements, parking changes, and drainage improvements.
Furnishings if the ADU will be rented furnished.
Contingency, commonly 10% to 20%, depending on site uncertainty and project complexity.
Illustrative Construction Cost Ranges from the Source Draft
The attached cleaned draft included the following national-style example ranges. These are useful only as planning references and should be replaced or supplemented with current Yavapai-area contractor pricing before publication or client use.
	ADU Type
	Size Range
	Example Cost Range
	Example Cost / Sq. Ft.

	Detached new construction
	400-800 sq. ft.
	$140,000-$300,000
	$350-$400

	Attached addition
	400-700 sq. ft.
	$120,000-$250,000
	$300-$350

	Garage conversion
	300-600 sq. ft.
	$80,000-$175,000
	$250-$300

	Basement conversion
	400-1,000 sq. ft.
	$75,000-$220,000
	$190-$250


Yavapai County Fee and Soft-Cost Items to Verify
County-published fees can change. The following categories should be verified against the live fee schedule at time of submittal:
Zoning clearance or land-use fee.
Building plan review and inspection fees based on project valuation.
Residential plan review deposit.
Septic site investigation / perc test fee, conventional septic permit fee, or alternative wastewater system fee.
Well review fee where applicable.
Access and drainage permit if the driveway connects to or changes access from a county-maintained road.
Floodplain development permit or flood review costs where applicable.
Utility connection, line extension, meter, transformer, capacity, tap, or service upgrade fees from private/public utility providers.
Common Hidden Costs
Utility upgrades, long sewer runs, trenching around the main house, separate metering, service capacity issues, and transformer upgrades.
Septic system enlargement, reserve area conflicts, well setbacks, shared well limitations, or poor perc results.
Poor soils, rock excavation, slope, retaining walls, drainage changes, and special foundations.
Demolition of sheds, patios, driveways, fencing, retaining walls, or unpermitted existing work.
Fire access improvements, driveway widening, turnaround, address posting, gates, or water supply requirements.
Floodplain, wash setback, culvert, erosion, or drainage improvements.
Plan revisions after permit review, utility review, HOA review, or contractor pricing.
Financing Options
Cash savings, if it does not compromise emergency reserves or business/personal cash flow.
Home equity line of credit or home equity loan.
Cash-out refinance.
Construction loan or construction-to-permanent loan.
Renovation loan products, subject to program restrictions.
Portfolio bank products or local lender programs that consider ADU rental income.
Government, nonprofit, or local programs where available.
Private/family funding documented professionally to avoid disputes.
Loan program rules can change and may restrict manufactured housing, number of units, owner occupancy, appraisal treatment, rental income assumptions, or draw procedures. Owners should confirm current lender requirements before relying on any financing plan.
ROI and Property Value
ADU value should be evaluated using both income potential and resale impact. Do not rely only on national averages. Use local rental comps, realtor input, property manager feedback, appraisal considerations, and all-in cost estimates.
Simple ROI formula:
ROI = (Property Value Increase + Net Rental Income - Total Project Cost) / Total Project Cost x 100%
Use net rental income after vacancy, maintenance, utilities, insurance, property tax impact, management, reserves, and financing costs.
Include total project cost: design, permits, reports, utilities, construction, contingency, furnishings, and financing.
Consider hold period. If selling within 3 to 5 years, design for broad buyer appeal rather than hyper-specific personal use.
Discuss property tax assessment impact with the assessor or tax professional before construction budgeting.
15. Permitting Workflow, Inspections, and Closeout
The permitting process should be treated as a project phase, not an afterthought. Incomplete applications, missing reports, missing truss engineering, unresolved septic/well issues, incomplete utility information, or flood/fire/access questions can delay approval.
	Step
	Action
	Deliverable / Decision

	1. Jurisdiction check
	Confirm county vs city/town authority.
	Correct rule set and permit office.

	2. Zoning and density verification
	Confirm ADU eligibility, zoning district, density district, setbacks, size, height, lot coverage, easements, and rental rules.
	Parcel-specific ADU feasibility.

	3. Site constraint review
	Check utilities, septic/well, fire access, floodplain, washes, drainage, slope, soils, and road access.
	Site constraint map and risk list.

	4. Pre-design budget
	Establish hard cost, soft cost, utility, permit, report, and contingency range.
	Go/no-go budget.

	5. Design and engineering
	Prepare architectural, structural, civil/drainage, and MEP information.
	Permit-ready plan set.

	6. Utility/septic/flood/fire coordination
	Submit or coordinate required provider and agency reviews.
	Related approvals or conditions.

	7. Building permit application
	Submit complete application through the county process or applicable city/town portal.
	Permit intake and plan review.

	8. Corrections
	Respond to plan reviewer comments and upload corrected plans.
	Approval-ready plan set.

	9. Permit issuance
	Pay fees and receive approved plans/permit.
	Legal start of permitted work.

	10. Construction inspections
	Call staged inspections and keep approved plans/sign-off card on site.
	Passed inspections and documented compliance.

	11. Final approval/occupancy
	Resolve corrections, close out permits, and collect records.
	Final approval, CO, or equivalent closeout.


Published Review-Timing Snapshot
Yavapai County posts current review and inspection timing online. The research snapshot for the week of May 11-15, 2026 showed Environmental septic first review at 10 days, Building Safety first review at 4 weeks 4 days, virtual inspections as same day, and onsite inspections as next day. These are live workload numbers and should be checked again at submittal.
Inspection Planning
Approved plans and required inspection documentation should be available on site.
Call inspections only when work is complete, accessible, and ready.
Coordinate septic, underground, footing/foundation, slab, rough MEP, framing, fire separation, insulation, drywall, final MEP, and final building inspections.
Avoid covering work before inspection approval.
Track permit expiration rules and ensure approved inspections occur within required timeframes to keep the permit active.
Collect final approvals, warranties, manuals, lien releases, utility documents, and as-built information at closeout.
16. Construction Methods and Construction Phases
Construction Methods
	Method
	Advantages
	Challenges

	Traditional on-site construction
	Highest customization; can match the main home; adaptable to difficult sites.
	Longer timeline, more site disruption, weather exposure, and often higher labor cost.

	Modular ADU
	Factory-built modules may shorten the schedule while site work occurs simultaneously.
	Requires transportation, crane access, precise foundation coordination, and local acceptance.

	Prefab ADU
	Fast and predictable when a standard design fits the site and code.
	Limited customization; must confirm local code, utility, foundation, transport, access, and placement rules.

	Conversion
	Uses existing garage, basement, or interior space.
	Existing structure may not meet code, may require major upgrades, and may reveal hidden defects.


Typical Construction Phases
Pre-construction: final contract, permit set, utility coordination, site logistics, safety plan, material selections, and inspection schedule.
Site work and foundation: access, protection, clearing, grading, excavation, utilities, reinforcing, forms, concrete, drainage, and waterproofing.
Framing: floor systems, walls, roof, sheathing, lateral system, openings, stairs, decks, and weather protection.
Rough MEP: plumbing, water, sewer, gas, electrical, low-voltage, HVAC, ventilation, and inspections before cover.
Exterior envelope: roof, windows, doors, weather barrier, siding/stucco, exterior trim, flashing, sealants, and drainage details.
Insulation and drywall: thermal envelope, sound control, air sealing, drywall, texture, and interior prep.
Interior finishes: flooring, cabinets, counters, tile, paint, fixtures, appliances, trim, hardware, lighting, and final equipment.
Final site work: grading, drainage extensions, walkways, patios, fencing, landscaping, address posting, and cleanup.
Final inspections and closeout: corrections, final approvals, manuals, warranties, lien releases, and occupancy documentation.
17. Renting, Taxes, Insurance, and Operations
An ADU is not only a construction project. It may become an income-producing dwelling that needs proper insurance, tax handling, lease documents, maintenance planning, and local compliance.
	Topic
	Planning Guidance

	Long-term rental
	Confirm the county/city rules, rental registration requirements, lease requirements, landlord insurance, and tenant screening process.

	Short-term rental
	Confirm owner-occupancy rules, Arizona TPT/lodging tax obligations, platform registration, local restrictions, and insurance before advertising.

	Taxes
	Discuss rental income, depreciation, property tax assessment, deductibility, and sales/lodging tax requirements with a CPA or tax professional.

	Insurance
	Coordinate homeowner, landlord, course-of-construction, umbrella liability, builder risk, and short-term rental coverage as applicable.

	Utilities
	Decide whether utilities will be separately metered, sub-metered, allocated, or included in rent. Confirm legality and practicality.

	Maintenance
	Create a maintenance plan for HVAC filters, water heaters, septic, roof, gutters, smoke/CO alarms, appliances, and exterior drainage.

	House rules
	Plan parking, pets, noise, trash, laundry, yard use, shared spaces, guest limits, and emergency access.


18. Hiring the Right Professionals
ADUs require coordination between design, engineering, permitting, utilities, and construction. Hiring professionals who understand ADUs can reduce costly mistakes and shorten the learning curve.
	Professional
	Role in the ADU Project

	Architect / residential designer
	Develops layout, exterior design, code strategy, permit drawings, and owner design decisions.

	Structural engineer
	Designs foundations, framing, roof systems, lateral bracing, garage-top support, retaining, and engineered components.

	Civil engineer / surveyor
	Assists with site plan, drainage, grading, contours, easements, property lines, utility routes, and access issues.

	Septic designer / environmental professional
	Evaluates wastewater capacity, site investigation, perc test, design flow, setbacks, and system design.

	MEP consultants or trade partners
	Coordinate HVAC sizing, duct layout, electrical load, plumbing, gas, ventilation, and energy compliance.

	General contractor
	Provides constructability review, pricing, schedule, trade coordination, quality control, inspections, safety, and closeout.

	Realtor / property manager
	Provides rental comps, resale insight, tenant expectations, management considerations, and operating assumptions.

	CPA / attorney / insurance advisor
	Advises on taxes, leases, liability, entity structure, insurance, and rental operation compliance.


Design-Build Advantage
A design-build or highly coordinated preconstruction approach can simplify accountability by aligning the designer, engineer, and builder early. This improves constructability, reduces redesign, and creates a more realistic budget before permit submittal and construction.
Contractor Selection Checklist
Arizona Registrar of Contractors licensing appropriate for the work.
General liability, workers compensation, auto insurance, and appropriate subcontractor insurance controls.
Experience with small homes, ADUs, additions, septic/well coordination, rural access, and occupied-site construction.
Ability to provide detailed estimates, allowances, exclusions, schedule, and change-order procedures.
Understanding of Yavapai County permitting, inspection, geotechnical, utility, and fire/access issues.
Clear communication plan for owner decisions, selections, site access, neighbor impacts, and inspections.
Warranty process, right-to-cure process, lien waivers, closeout documents, and final punch-list procedure.
19. Common Mistakes to Avoid
Falling in love with a design before confirming zoning, density district, setbacks, lot coverage, utility path, septic/well feasibility, and fire/flood constraints.
Assuming a stock plan can be dropped onto a Yavapai County parcel without local code, site, and engineering revisions.
Forgetting that the 2024 IRC is the typical residential path, while the 2024 IBC may be needed for non-prescriptive or engineered designs.
Underestimating total cost by focusing only on building square footage and ignoring permits, design, engineering, geotech, utilities, septic, grading, access, and contingency.
Assuming the existing septic system or well can serve the ADU without review.
Labeling a room as an office or den without considering whether it counts as a bedroom for septic sizing or appraisal/rental expectations.
Ignoring floodplain, wash/top-of-bank, drainage, and erosion issues until plan review.
Failing to coordinate fire access, driveway conditions, address posting, gates, water supply, or wildfire defensible space.
Forgetting that parcels inside cities/towns may not use the same rules as unincorporated Yavapai County.
Planning short-term rental income before confirming owner-occupancy rules, TPT/lodging tax, insurance, and platform requirements.
Starting construction before permits are issued and approved plans are in hand.
Covering work before inspection approval or letting the permit lapse due to inactivity.
Not collecting closeout records, warranties, manuals, final inspection approvals, and lien releases.
20. Practical ADU Checklists
A. Owner Goal Worksheet
Rank the primary goal: rental income, family housing, caregiver space, office/studio, guest suite, resale, or future downsizing.
Decide whether the ADU must support aging-in-place or accessibility.
Identify desired size, bedroom count, bathroom count, kitchen needs, laundry, storage, parking, outdoor space, and privacy expectations.
Decide whether the ADU will be furnished or unfurnished, long-term rental or family use.
Establish a target budget, maximum budget, financing strategy, and risk tolerance.
Decide whether the owner will accept a detached, attached, conversion, modular, prefab, or phased approach.
B. Yavapai County Feasibility Checklist
Confirm parcel jurisdiction: unincorporated county vs city/town.
Confirm zoning district, density district, ADU allowance, front setback, side/rear setbacks, height, lot coverage, and easements.
Check CC&Rs, HOA/architectural rules, private road agreements, and shared well agreements.
Check floodplain, drainage easements, washes, top-of-bank conditions, and stormwater path.
Confirm driveway access, road maintenance status, access and drainage permit needs, and fire apparatus access.
Confirm utility providers and utility capacity for electric, water, sewer/septic, gas/propane, communications, and meters.
Order or review survey/ILC, topography, geotechnical report, septic records, well records, and existing permits.
Prepare preliminary budget including hard costs, soft costs, utility upgrades, septic/well, grading, access, and contingency.
Get contractor, realtor/property manager, lender, and insurance input before finalizing the design.
C. Permit Submittal Checklist
Completed permit application through the correct jurisdiction portal.
Complete plot plan/site plan showing property lines, setbacks, structures, easements, utilities, drainage, access, and topography.
Architectural floor plans, elevations, roof plan, sections, door/window schedules, egress, and code notes.
Foundation plan, framing plans, structural details, lateral system, calculations, and sealed engineering where required.
Geotechnical report and foundation recommendations incorporated into plans.
Truss calculations/layout, manufactured floor/roof system engineering, and product information where applicable.
Manual J/D/S, HVAC equipment, duct layout, ventilation, and energy information.
Electrical load calculation, service/panel information, circuiting, receptacle spacing, smoke/CO alarms, and required safety devices.
Plumbing plan, water heater, fixtures, sewer/septic route, and gas isometric if gas/propane is used.
Septic permit/site investigation or sewer provider approval as applicable.
Floodplain, grading, access/drainage, fire, addressing, and utility provider approvals where applicable.
HOA/architectural approval if private covenants require it.
D. Construction Closeout Checklist
Final inspection approval and certificate of occupancy or equivalent final approval where required.
Approved permit set and inspection records.
Warranty documents, appliance manuals, equipment model/serial numbers, and maintenance schedule.
Lien releases and subcontractor/supplier closeout documents where applicable.
Final utility account information, meter information, septic/well documents, and as-built utility locations.
Rental registration, insurance updates, lease forms, tax registration, and property management plan if the ADU will be rented.
Owner training for HVAC, water heater, electrical panel, shutoffs, smoke/CO alarms, septic care, and drainage maintenance.
21. Frequently Asked Questions
Is a custom ADU plan worth the cost?
Often, yes. A custom plan is tailored to the property, local code, owner goals, utility conditions, and construction constraints. Stock plans can save money at the beginning but may require significant local modification before they can be permitted and built.
What is the biggest mistake homeowners make?
Starting with a design before confirming local rules and site constraints. In Yavapai County, septic/well, geotechnical, slope, drainage, fire access, and utility issues can be just as important as zoning.
Is the 2024 IBC the main code for a typical ADU?
Usually not by itself. Typical one- and two-family residential ADUs are generally reviewed under the 2024 IRC as amended by the county. The 2024 IBC becomes important when the project is outside the prescriptive IRC, uses non-conventional methods, or requires engineered design.
Can I rent the ADU?
Long-term rental is generally protected by Arizona ADU law, but rental registration, lease terms, insurance, taxes, and local rules still matter. Short-term rental use may have additional owner-occupancy and tax requirements.
Is a garage conversion cheaper than a detached ADU?
It can be, because the basic structure may already exist. However, the garage must still meet dwelling standards, including structure, insulation, egress, windows, doors, fire separation, plumbing, electrical, heating/cooling, ventilation, and final approval.
Why do I need an engineer?
An engineer confirms that foundations, framing, roof systems, lateral bracing, garage-top loads, and site-specific conditions are safe and code-compliant. This is especially important for slopes, poor soils, additions above garages, and structural conversions.
How long does design and permitting take?
Schedules vary by jurisdiction, workload, utility coordination, septic/flood/fire review, and design complexity. Owners should plan for weeks or months of preconstruction work before construction starts.
What hidden costs should I plan for?
Utility upgrades, long trenching routes, septic work, permit and review fees, survey, geotechnical work, drainage improvements, foundation upgrades, demolition, landscaping repair, fire access, driveway changes, and design revisions after review or pricing.
22. Glossary
	Term
	Meaning

	ADU
	Accessory Dwelling Unit; a secondary, self-contained residential unit on the same lot or parcel as a primary residence.

	Attached ADU
	An ADU connected to the primary residence and sharing at least one wall or structural connection.

	Detached ADU
	A standalone ADU separate from the main residence.

	Density district
	A zoning component that may affect lot area, setbacks, height, lot coverage, and other dimensional standards.

	Egress
	Code-compliant exit path or emergency escape opening for occupant safety.

	Geotechnical report
	A soils/foundation report prepared by a qualified professional to support foundation design and site recommendations.

	Impervious coverage
	Roof, paving, patios, and other surfaces that reduce infiltration and increase runoff.

	Manual J/D/S
	HVAC calculations for load, duct design, and equipment selection.

	Permitted use
	A use allowed without discretionary zoning approval, though permits, site review, and code compliance may still be required.

	Setback
	Required distance between a structure and property line or other feature.

	Top of bank
	A drainage/wash reference point used in evaluating setbacks from washes and erosion areas.


23. Source Notes and Verification Links
The guide was prepared by combining the attached cleaned ADU draft with official county/state source research. Because zoning, fees, taxes, permit requirements, and utility policies change, the following sources should be re-checked before publication, bidding, or client use.
Yavapai County Development Services: Review current permit, inspection, contact, and review time information. https://www.yavapaiaz.gov/Development-and-Permits/Development-Services
Yavapai County Newly Adopted Building Code: 2024 code package effective January 1, 2026. https://www.yavapaiaz.gov/Development-and-Permits/Development-Services/News/Newly-Adopted-Building-Code
Yavapai County Codes and Ordinances: Current zoning ordinance, IBC amendments, grading ordinance, and flood damage prevention ordinance. https://www.yavapaiaz.gov/Development-and-Permits/Codes-Ordinances
Yavapai County Building Plan Review Process: Residential and commercial code/submittal overview. https://www.yavapaiaz.gov/Development-and-Permits/Development-Services/Building-Safety-Unit/Building-Plan-Review-Process
PB-9 Submittal Requirements for One- and Two-Family Dwellings: Residential plan submittal details. https://www.yavapaiaz.gov/files/sharedassets/public/v/1/development-and-permits/development-services/documents/updated-documents/2025/pb-9-submittal-requirements-for-one-two-family-dwellings.pdf
Yavapai County Septic System Construction: Septic permit, perc test, bedroom definition, setback, and completion links. https://www.yavapaiaz.gov/Development-and-Permits/Development-Services/Environmental-Services-Unit/Septic-System-Construction
Yavapai County Flood Control FAQ: Floodplain and wash-related considerations. https://www.yavapaiaz.gov/Resident-Services/Flood-Control/About-Flood-Control/Frequently-Asked-Questions-FAQs
Arizona Revised Statutes 11-810.01: County ADU statute. https://www.azleg.gov/ars/11/00810-01.htm
Arizona Department of Revenue Residential Rental Guidelines: Residential rental tax guidance. https://azdor.gov/business/transaction-privilege-tax/residential-rental-guidelines
Arizona Department of Revenue Short-Term Lodging: Short-term lodging tax guidance. https://azdor.gov/business/transaction-privilege-tax/short-term-lodging
Arizona Department of Water Resources Wells: Well permitting and water resource information. https://www.azwater.gov/permitting-wells
ADEQ Onsite Wastewater: Statewide onsite wastewater permit framework. https://azdeq.gov/wqd-permit-osww-type-402-423-gp
APS Construction Services / Project Portal: Electric service coordination where APS is the provider. https://www.aps.com/en/Business/Service-Requests/Construction-Project-Portal
UniSource Energy Services: Gas/electric provider information where UniSource is the provider. https://www.uesaz.com/

Disclaimer
This guide is for general planning and educational purposes only. It is not legal advice, tax advice, engineering advice, architectural advice, or a substitute for parcel-specific review by Yavapai County, an incorporated municipality, the applicable fire district, utility providers, a licensed design professional, an Arizona licensed contractor, a tax professional, or legal counsel. All costs, timelines, permit requirements, code requirements, financing options, rental rules, and utility requirements should be verified for the specific project site before reliance.
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	ADU SERVICES


How Prescott Builders of AZ, LLC Helps
From first idea to final inspection, we help turn an ADU concept into a buildable, code-conscious, budget-informed project.
Prescott Builders of AZ, LLC supports homeowners, families, investors, and real estate professionals with ADU feasibility, preconstruction, permitting coordination, and construction management throughout Prescott, Prescott Valley, Cottonwood, Camp Verde, Chino Valley, and unincorporated Yavapai County.
	1. Feasibility and Site Review
• Jurisdiction, zoning, setbacks, access, utilities, septic/well, flood/wash, drainage, and fire/WUI constraints.
• Early go/no-go guidance before major design dollars are spent.
	2. Budget and Preconstruction
• Concept-level scope, allowances, schedule, constructability review, and local cost-driver discussion.
• Practical phasing and value options for site-specific ADU projects.

	3. Design and Engineering Coordination
• Coordination with designers, engineers, surveyors, septic professionals, utilities, and fire/flood reviewers.
• 2024 IRC/IBC code-path planning for prescriptive and engineered solutions.
	4. Permit and Agency Coordination
• Support assembling permit documents, responding to review comments, and tracking approval conditions.
• Coordination for city/town, county, septic, utility, floodplain, access, and fire-district requirements.

	5. Construction Management
• Trade scheduling, quality control, inspections, change management, site protection, and owner communication.
• Occupied-property construction planning to reduce disruption to the main home.
	6. Closeout and Handoff
• Final inspection support, punch list, warranties, manuals, lien releases, and maintenance guidance.
• Rental-readiness and owner-operation checklists where the ADU will be leased.

	Our typical starting path
1. Discovery call
2. Parcel and site feasibility review
3. Concept, budget, and schedule discussion
4. Design, permit, construction, and closeout plan
	Ready to explore an ADU?
Schedule an ADU feasibility consultation.
Phone: ____________________
Email: ____________________
Website: ____________________


Not every parcel is ready for an ADU. Our job is to identify the path, risks, and cost drivers early so owners can make informed decisions.
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