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Agenda

6:00 p.m.  Q & A

6:20 p.m.  10-minute break

5:45 p.m.  Design into construction

6:30 p.m.  Property management

5:40 p.m.  Goals for Session 3

6:40 p.m.  Q & A

7:00 p.m.  Discussion: How PCHC can help moving forward

7:25 p.m.  Survey and adjorn



Session #3 Goals
Build a general understanding of how the design
process influences the construction process. 

Learn principles and key considerations related to
property management. 

Tell the Coalition how we can support you moving
forward.



ADU Design to Construction
Special thanks to Lucas Schad, AIA and founder of LTS
Architecture, and Dave Karon, GC and founder of Karon
Custom Built, for the content in this section. 
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Planning & Programming

Schematic Design

Design Development 

Construction Documents

Construction

Process:
Design to
Construction



1 Planning &
Programming

The architect works with their client
to determine the building’s function
and rough sizes. 

# of bedrooms
# of bathrooms
use/s of gathering spaces

LTS Programming Guide provides a
framework for this process.

Builds shared understanding of:
building’s function
ballpark budget 

Necessary precursor to the
subsequent Schematic Design phase.



1 Planning & Programming

Example client mood board that is part of the planning & programming stage
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Schematic
Design

The architect creates a series of
sketches utilizing the Program
from the planning &
programming phase. 

floor plans
elevations
site plans

If the client approves these
sketches, a Unit Price Cost
Estimate will be completed.

total sq. footage of building
multiplied by price-per-square
foot of work (e.g., electrical)
builder involved at this stage

The architect and the client sign
AIA contract before the next
phase, design development.



2 Schematic Design
The actual build.

A photograph of the home
depicted in the previous page’s
schematic design drawings. 
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The evolution of a schematic design:
 A sketch from the Schematic Design phase 1.
 Hardline drawing from the Schematic Design phase2.
 The completed structure3.

Schematic Design
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2 Schematic Design
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The architect creates a detailed set
of instructions that describes the
finished product. 

structural, mechanical, and electrical
engineering work is underway
hardware, lighting, door, window,
and finish schedules are being
created

The Design Development and
Construction Documents phases
often blur together.

The architect is available during
construction for Construction/
Contract Administration on an as-
needed basis.

Construction
Documents

Construction documents typically include a cover sheet, a site plan, floor plans, elevations, and foundation and
roof framing plans. These documents detail how the structure should be built. 



4 Construction Documents



4 Construction Documents
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Completed Rapidly

Low 
Cost

High
Quality

You can’t have all three at once.

The Construction Triangle
Construction

The work triangle consists of three
factors: time, cost, and quality.

When you change one of those factors,
it is likely to influence the other factors. 

For example, when you need a project built
faster than anticipated there are two
potential outcomes:

a decrease in quality as a set number
of workers try to complete the same
amount of work over a shorter period. 
an increase in costs as more workers
are hired to complete high-quality
work within a shorter period.

One way to keep track of the work
triangle is to request regular reports
from contractors. 



Note About Passive House
Another example of how design flows into
construction is the Passive House design
and construction standard, which can
reduce a home’s energy use by up to 80-
90%. Passive House principles are often
integrated in these stages:

Site Planning. Consideration of solar gain
and window placement

Design Development. Energy modeling is
often conducted during this phase to help
create an airtight building envelope
without moisture issues. 

Construction Documents. Specifies high-
performing windows and details to reduce
thermal bridges, ensure adequate
ventilation, and achieve a tight envelope.

Construction. Contractors execute wall
assemblies, air sealing, ventilation, and other
unique aspects of a Passive House build. 

You can search for and hire professionals certified and/or
trained in Passive House principles online at the Passive
House member directory:
https://passivehousenetwork.org/directory-directory/. 



Discussion / Q & A



10-Minute Break



ADU Management
Special thanks to Baily Goodwine, Owner of Maverick
Realty, and Michelle Becker for the content in this section. 



Do you need your space to be flexible
(e.g., available on short notice for
stays be family and friends)?

Renting your property short-term
or to visitors (as a vacation rental)
might be more appropriate.

Whether you rent your property short- or long-
term depends on your needs for the space! 

Short-Term vs. Long-Term Rental

Do you need your space to give you
consistent income generation (e.g., to
support your retirement)?

Renting your property long-term
as a place for someone to live
might be more appropriate.



Vacation Rental Considerations
Challenges of vacation/short-term rentals:

They do not contribute to community’s housing
supply. 

The market for vacation rentals is currently
saturated in Livingston. There are an estimated
4,000 Air BnBs in the Yellowstone Park area. Six of
Michelle Becker’s clients have recently converted
their properties back to long-term rentals because
they weren’t getting bookings. 

If you plan to build your ADU with the intent of
using it as a vacation rental, consider how you will
attract visitors via:

Style
Amenities
Price

It’s currently very difficult and expensive to hire
cleaners. 

If you manage your own vacation rental, the
demands are 24-7 and your guests will dictate
your schedule.

The terms of your loan might prohibit vacation
rentals.

Benefits of vacation/short-term rentals:

Space can be available when you want to host
family and friends.

Because of more frequent guest turnover and
cleanings, you are in the space more often and
can evaluate its condition.

Potential for high return on investment over a
short period of time, depending upon market.

Participate in the community’s hospitality
industry.

Many major vacation rental platforms carry
insurance to cover property damage from guests.



Long-Term Rental Considerations

Benefits of long-term rentals:

They contribute to the
community’s supply of housing.

Source of reliable income. 

Can require inhabitants to carry
renter’s insurance. 

Lower turnover

Challenges/Drawbacks of long-term
rentals:

Less flexibility to host family and
friends, as someone will be living
in the space for the term of the
lease.

Fewer opportunities to inspect the
building than vacation rentals, due
to less frequent tenant turnover. 

Potentially lower financial returns,
depending upon the market. 



Management Comparison
Long-Term Rental Management

Property management fees in
Livingston range 5-10%

screening tenants (e.g.,
background and credit checks)

standardized rental application,
lease, lead-based paint and mold
disclosures, property condition
report

handle all communications with
tenants

provides owner/s monthly
reports and income

can schedule repairs

Short-Term Rental Management

Property management fees in
Livingston range 25-30%

manage listings

schedule cleaning and repairs

handle all communications with
guests



Discussion / Q & A



Types of Assistance:
Funding?

Grant program? If so, how much?
Loan program? If so, how much? For how
long?

Pre-Approved Architectural Plans?
Finding and screening renters?
Keeping homeowners who build ADUs
connected?

What should the Coalition require of property
owners who participate in our ADU program?

Rental requirements (e.g., max household
income, work requirements, etc.)? 
Deed restriction on your property?
Membership fees?
How long should those requirements last?

Discussion: How Can PCHC Help?

Instructions: 1-2-4 All 

1 minute: By yourself, jot down ideas for
how we can help.

2 minutes: With a partner, build on ideas
from self-reflection.

4 minutes: In a group of 4, share and
develop ideas from your pair. 

5 minutes: What is one idea that stood out
from your conversation? 



Did we meet our session goals?

Should we offer this workshop again?

Any stories you would like to share that I can pass
along to the Coalition’s funders?

Link to the online survey:
https://forms.gle/L7GbCcyEc93Uonyh8

Quick Survey

https://forms.gle/L7GbCcyEc93Uonyh8


Join the coalition and subscribe to our email list at
www.parkcountyhousing.com

Contact us:
Katherine Daly, Park County Housing Coalition, kdaly@thehrdc.org 
Lucas Schad, lucas@ltsaia.com
Baily Goodwine, baily@maverickbrokers.com

Want to stay informed about the Coalition’s work?


