X Remodeling Your Southern California
Home: A Practical How-To Guide

1. Why Home Renovations Often Go Wrong

Many remodeling problems aren’t due to “bad luck®—they’re predictable and
preventable.
Here are the most common issues homeowners face:

Common Homeowner Struggles

o Finding & vetting contractors — Overwhelming, confusing, conflicting
information.

e Bid confusion — Prices vary wildly; lowest bid is rarely the best.

e Endless delays — Permits, materials, contractor juggling multiple projects.
e Scope creep — Frequent changes add time + cost.

e Lack of transparency — Poor communication, unclear expectations.

Why Contractors Struggle Too
Even good contractors face challenges:

e Running a business (hiring, payroll, scheduling)
e Competitive underbidding
e No proper systems (project management, accounting, material tracking)

e Wearing “every hat”—builder, electrician, plumber, admin, project manager

Bottom line: The traditional one-contractor approach overloads a single person with too many
roles, creating stress points for both sides.
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2. How to Set Your Project Up for Success

The most successful remodels follow one principle:

Always Build the Right Team

A well-structured team prevents 90% of the common renovation issues.

The 4 Key Players

Architect / Designer — Creates the concept, layout, and as-built drawings.

Structural / MEP Engineer — Ensures safety, calculations, Title 24
compliance, system design.

Contractor — Executes the construction work.

Owner’s Representative (recommended) — Protects the homeowner’s
interests, manages communication, and ensures accountability.

In Southern California, involving an Owner’s Rep is especially valuable
due to complex permitting and high demand for reliable contractors.
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3. Pre-Construction Roadmap (Steps +
Cost Expectations)

Step-by-Step Breakdown (Typical Cost: 5-10% of Project Budget)

Step

1. Scope & As-Builts

2. Structural, Title 24,
MEP Plans

3. Design Development

4. Submit Construction

Documents (CDs)

5. Contractor Bidding &
Vetting

6. Owner Advocacy

Why this matters:

Who Handles It

Architect/Designer/Scoper

Engineers

Designer

Architect/Designer/Expedit

or

Homeowner/Owner's Rep

Owner's Rep

Purpose

Measure existing home, define needs.

Safety + energy compliance required
by CA law.

Material selections, finishes, layout

refinement.

Submit plans to city; coordinate

corrections.

Compare bids apples-to-apples;

review scope.

Oversight through planning and

execution.

Typical Cost %

1-3%

1-2%

1-3%

0.25-0.5%

0-0.1%

2-3%

Most remodel disasters trace back to skipping, rushing, or underfunding
pre-construction. Proper planning eliminates costly change orders and long

delays.
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4. Common Pitfalls at Every Step
(What NOT to Do)

Step 1 Mistakes: Inaccurate As-Builts

e Using rough sketches

e Not documenting existing conditions
Consequence: Rejected permits, surprise structural needs later.

Step 2 Mistakes: Skipping Engineers

e Trying to “wing it” without proper calculations
Consequence: Unsafe builds, major corrections required by city inspectors.

Step 3 Mistakes: Rushing Design

e Selecting finishes on the fly
e Providing incomplete plans to contractors

Consequence: Change orders, budget blowouts.

Step 4 Mistakes: Submitting Incomplete Plans

e Leads to endless city corrections and delays.

Step 5 Mistakes: Choosing Lowest Bid

e Mismatched scope

e Missing line items
Consequence: Costly surprises mid-construction.

Step 6 Mistakes: No Owner Advocate

e Homeowners become the project manager—time-consuming and stressful.
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“\ 5. Contractor Agreements

When you hire a contractor, the type of contract you choose determines how the project is
priced, how risk is shared, and how unexpected costs are handled. In residential
remodels—especially in Southern California—two contract types dominate: Lump Sum and
Cost-Plus.

T Lump Sum (Fixed Price Contract)

What it is:

A Lump Sum contract gives you one fixed price for the entire project based on
a clearly defined scope of work and complete plans. The contractor includes
labor, materials, overhead, and a built-in buffer to cover uncertainties.

How it works:

e Contractor reviews your architectural drawings, engineering, and design
selections.

e Provides a single, all-inclusive number.

e As long as you don’t change the scope, the price does not change.

Why homeowners like it:

e Predictable cost from day one
e Easier budgeting & loan approval (HELOC, refinance, construction loans)

e Clear performance expectations
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Risk:

e If the contractor underestimated, they absorb the loss—but may cut
corners to protect their margin.

e Any changes you make will trigger a change order, usually at higher cost.

Best for:

v Projects with detailed plans and few unknowns

v/ Homeowners who prioritize cost certainty

v Kitchens, baths, cosmetic remodels, and additions where scope is
well-defined
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& Cost-Plus (Open Book Contract)

What it is:

A Cost-Plus contract charges you the actual cost of labor and materials, p/us

an agreed-upon contractor markup (usually a percentage or a fixed management
fee).

Example:

e Actual Costs: $100,000
e Contractor Fee: 20%

e Total: $120,000

How it works:

e You receive itemized invoices, receipts, material costs, and labor hours.
e Contractor charges only what the project actually consumes.

e Can adjust dynamically when plans are incomplete or evolving.

Why homeowners like it:

e Full transparency into where money is going
e Flexible if design decisions haven’t been finalized

e Often results in higher-quality work (contractor isn’t pressured to stay
under a fixed number)
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Risk:

e Total cost is not guaranteed
e Without tight oversight, expenses may drift

e More administration for the homeowner (unless using an Owner’s Rep)

Best for:

v’ High-end custom builds or complex remodels

v’ Projects with unknown conditions (older homes, structural surprises)

v/ Homeowners willing to be more hands-on or use an Owner’s Representative

Which Contract Should You Choose?

Which Contract Should You Choose?

If You Want... Best Choice

Price certainty Lump Sum

Transparency & flexibility Cost-Plus

Minimal homeowner involvement Lump Sum (with defined plans)
Ability to upgrade/change during project Cost-Plus

Protection against contractor shortcuts Cost-Plus + Owner’s Rep
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6. Pro Tips to Protect Yourself

Non-Negotiables

e \erify active CSLB license, workers comp, and general liability.
e Require written change orders—no verbal agreements.
e Tie payments to milestones, not dates.
e Never pay more than 25% down in California.
e Request a final lien waiver before final payment.
e Review contract for:
o Scope of work
o Payment schedule
o Project timeline

o Required homeowner disclosures (CA law)

Red Flags

e Lowball bids

e Cash-only requests

e Front-loaded payment requests

e No proof of insurance

e Rushed contracts or vague scopes

e Contractor discouraging permits (illegal & risky)

Joseph Borish www.GetTheFlips.com (951) 223-1157


http://www.gettheflips.com/

7. Design Basics for Kitchens & Bathrooms
(What Actually Matters)

KITCHENS

Cabinet Types & Costs
RTA (Ready-to-Assemble)

e Lowest cost: $75-$200/linear ft
e Shortest lead time: 1-3 weeks

e Limited customization

Semi-Custom

e Mid-range cost: $250-$600/linear ft
e Wider selection + better quality

e 4-10 week lead time

Custom Cabinets

e High-end: $700-$1,200+/linear ft
e Maximum flexibility

e 8-16 week lead time
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Cabinet Hacks to Save Money

e Stick to standard sizes (3” increments).

Avoid too many glass doors.

Use mixed metals for a designer look.

Add pullouts (trash, spices, utensils).

Use prefab crown instead of custom.

Countertops

Quartz vs Quartzite
Quartz — consistent, low maintenance
Quartzite — natural stone, higher cost

Prefab countertops

e Significant savings
e Great for standard-sized kitchens

e CA suppliers often stock prefab in quartz and granite
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BATHROOMS

Top 5 Design Tips

e Use affordable tile but in interesting orientations.
e Replace niches with shower ledges.

e Mix metals (plumbing, hardware, lighting).

e Add full-height benches for a custom feel.

e Consider curbless showers + linear drains for accessible, high-end look.

Top 5 Design Mistakes to Avoid

e Wall-to-wall spaces with freestanding vanities.

e Black-framed shower glass (shows water spots).
e \essel sinks (messy & impractical).

e Wall-mount faucets with overly short/long spouts.

e Shower controls placed across the shower—forces you to get wet.

Joseph Borish www.GetTheFlips.com (951) 223-1157


http://www.gettheflips.com/

8. Southern California
Specific Considerations

Permitting & Code Requirements

e Title 24 energy compliance is required for most remodels.
e Many SoCal cities have seasonal slowdowns—plan ahead.
e Fire, seismic, and hillside regulations affect cost and feasibility.

e ADUs, additions, and structural changes require engineering.

Market Considerations
e SoCal buyers value:
o Open layouts
o Updated kitchens & baths
o Energy efficiency (HVAC, windows, insulation)
o Drought-tolerant landscaping
e High ROI projects include kitchens, bathrooms, flooring, and exterior curb

appeal.

Climate & Material Selection

e Avoid materials that fade or warp in heat/sun exposure.
e Choose water-resistant flooring due to beach/mountain/desert micro-climates.

e Ventilation is crucial—especially in older SoCal homes.
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9. Quick Start Remodel Checklist

Before You Start

v Verify license & insurance

v Get at least 3 comparable bids

v/ Have complete construction plans

v’ Confirm payment milestones

v Establish communication expectations
v’ Plan for contingencies (10-20%)

During the Project

v Require written change orders

v/ Document progress with photos

v Keep all receipts, invoices, and permits

v’ Hold back final payment until punch list + lien waiver completed

After Completion

v’ Inspect work thoroughly

v Obtain permit closure/certificates

v Save all warranties

v’ Store plans for future resale or upgrades

Whether you’re ready to start or just exploring ideas, let’s chat.

We’ll go over your plans, your goals, and the options that make the
most sense for you.
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