FREE BOLTON SELLER GUIDE — 2026 EDITION

Should You Stage Your House
Before Selling in Bolton?

The complete data-driven guide to virtual staging, traditional staging, and the VR
online showing advantage — with printable checklists, worksheets, and

scorecards.

WHAT'S INSIDE THIS GUIDE

> Virtual vs. Traditional Staging — The Verdict

- Pre-Listing Home Readiness Checklist (30 items)

- Room-by-Room Staging Scorecard

-+ Staging ROl Worksheet — Calculate Your Numbers

- 10 Questions to Ask Your Agent Before Listing

- The 7 Biggest Staging Mistakes (and How to Avoid Them)
- The VR Animated Online Showing Advantage

- 10-Step Staging Decision Framework

- 2026 Bolton Market Quick-Reference Card

- Bolton Seller Resources & Free Tools

Kevin Flaherty, Broker — Flaherty.ca Real Estate
Bolton - Caledon - Orangeville | 226-270-6433 | flaherty.ca | Serving Bolton since 1988



SECTION 1 — THE VERDICT

Virtual vs. Traditional Staging — What the Data

Says

After 35+ years and hundreds of Bolton transactions, the data is clear. Here is the honest

comparison.

99.2%

sale-to-list ratio
achieved by the
Flaherty team in Bolton

(y
970
of Bolton buyers form

their first impression
online before visiting

So 26 days
added staging cost to

the seller with the
Flaherty VR system

average days on market
in Bolton, April 2026

X Traditional Staging

¢ $2,000-54,500 setup + $400-5800/month
rental

1-2 weeks to plan, source, and install

12y Sophisticated buyers know the furniture is

not part of the deal
& Furniture may conflict with buyer's vision

5l Occupied homes require moving your

furniture out

/" Cannot help cluttered homes without
physical declutter

| ROI: 1-3x on staging investment

Flaherty VR System

¢ S0 added cost to the seller
Included in the Flaherty listing package

1 Shows buyers the actual space they will

own

& Good furniture shown as-is + transitions to

vacant view

& Cluttered rooms shown vacant only —no
physical disruption

VR environment so accurate it looks
completely real

i} ROI:3-10x vs. traditional staging

Traditional .
Cost Item . Flaherty VR System Your Savings
Staging
Initial setup / staging fee $2,000 - $4,500 $0 $2,000 - $4,500
Monthly furniture rental $400 - $800/ $0 $400 - $800/
month month
Delivery and installation $300 - $600 $0 $300 - $600
Removal / de-staging fee $200 - $400 $0 $200 - $400
Timeline to complete 1-2 weeks Included in listing 7-13 days faster

Typical 60-day listing
total

$3,300 - $6,900

prep

$0

$3,300 - $6,900



Kevin's Recommendation: For the vast majority of Bolton homes under $1.5M, the Flaherty
VR system is the superior choice on every measurable dimension — and it costs sellers
nothing. Traditional staging is only warranted for luxury properties where physical
presentation at in-person showings is a primary buying factor.



SECTION 2 — PRINTABLE CHECKLIST

Pre-Listing Home Readiness Checklist

Complete these 30 items before your Bolton home goes live on MLS. Check each box as you
finish. Share this list with Kevin at your free staging consultation.

/" DEEP CLEAN & DECLUTTER Z> CURB APPEAL
(] Deep clean all floors, baseboards, (] Mow lawn, edge borders, and trim
and window sills hedges

Buyers notice what you've stopped seeing 0 p hdri " g
ower wash driveway, walkway, an

() Clean all windows inside and out front porch
(] Remove personal photos and family (] Clean or repaint front door
memorabilia Front door is the hero shot of exterior
Helps buyers visualize themselves in the photos
home
(] Add potted plants or seasonal
[} Clear kitchen counters to bare flowers to entrance
minimum
[C] Remove vehicles from driveway for
[ Remove excess furniture from all photo day
rooms

Less furniture = larger-feeling rooms in (] Clean eavestroughs and remove

photos visible debris

[} Declutter all closets (buyers will open
them)

[} Clear garage and storage areas

[ Remove pet items, litter boxes, and
food bowls



¢» COSMETIC UPDATES

[} Touch up or repaint scuffed walls
(neutral colours)

Greige, warm white, or soft grey are safest

[} Replace any burned-out light bulbs

[} Clean or replace dated light fixtures if

budget allows

(] Re-caulk bathroom and kitchen if
discoloured

(] Replace worn or stained carpets if
ROI-positive
Ask Kevin before spending — may not be
needed

[} Polish or replace dated hardware
(door knobs, cabinet pulls)

goi1 PHOTO & LISTING DAY

O

Confirm professional photography is
booked

Confirm VR animated online showing
rooms with Kevin's team

Open all blinds and curtains on
photo day

Turn on all lights (including lamps)
on photo day

Remove all cars, bins, and clutter
from exterior

Confirm VR animated online showing
is being produced

Review and approve all listing photos
before going live

Confirm listing price with Kevin
based on current comps

Pro Tip: The Flaherty VR system can

digitally present cluttered rooms as clean

and vacant — so if some rooms are hard

to fully declutter, discuss with Kevin

which rooms are handled virtually vs.

physically.



SECTION 3 — PRINTABLE SCORECARD

Room-by-Room Staging Scorecard

Rate each room before your listing photos are taken. Circle or check the score that best
describes each room's current state. Bring this to your staging consultation with Kevin.

Scoring Guide: = Needs significant work | i = Needs minor updates |
B = Good, minor tweaks | [Jjlllilll = Photo-ready now



What Buyers Current .
Room . Action Needed VR Treatment?
Notice Score
Living Room Size, light, Furnished +
furniture layout Vacant Vacant
only
Kitchen Counters, Furnished +
appliances, Vacant Vacant
cabinets only
Primary Size perception, Furnished +
Bedroom natural light Vacant Vacant
only
Primary Cleanliness, Furnished +
Bathroom fixtures, caulking Vacant Vacant
only
Dining Room Table size, lighting, Furnished +
flow Vacant Vacant
only
Bedroom 2 Size, versatility, Furnished +
light Vacant Vacant
only
Bedroom 3 Size, versatility, Furnished +
light Vacant Vacant
only
Main Cleanliness, Furnished +
Bathroom fixtures, towels Vacant Vacant
only
Basement/ Usable space, Furnished +
Rec Room ceiling height, Vacant Vacant
light only
Home Office / Functionality, Furnished +
Den clutter, light Vacant Vacant
only
Entryway / Firstimpression, Furnished +
Foyer storage, light Vacant Vacant
only
Backyard / Condition, Furnished +
Deck furniture, Vacant Vacant
landscaping only



How to use this scorecard: Complete it before your free staging consultation with Kevin.
Rooms scoring 1-2 are candidates for the VR vacant-only treatment. Rooms scoring 3-4 with
appealing furniture may get the furnished + vacant transition. Bring this sheet to your

consultation at flaherty.ca/kevinscalendar



SECTION 4 — WORKSHEET

Staging ROI Worksheet — Calculate Your Numbers

Fillin the blanks below to calculate the real cost and return of each staging option for your
specific Bolton home. Use Kevin's free home evaluation to determine your expected sale price.

Step 1: Your Home Details

Expected sale price (from Kevin's evaluation)

Number of rooms to presentin VR

Expected days on market

Home currently vacant? Yes No — occupied
Rooms with appealing existing furniture? Yes — some rooms No — all
cluttered

Step 2: Traditional Staging Cost Estimate

Cost Item Low Estimate High Estimate Your Estimate
Initial setup / staging fee $2,000 $4,500

Monthly furniture rentalx _____ months $400/mo $800/mo

Delivery and installation $300 $600

Removal / de-staging fee $200 $400

TOTAL Traditional Staging Cost $3,300 $6,900

As % of expected sale price (divide total by sale price x 100)

Step 3: Flaherty VR System Cost

Cost Item Amount Notes

VR animated online showing $0 Included in the Flaherty listing package
Monthly rental $0 No furniture to rent

Delivery / removal $0 No physical staging

TOTAL Flaherty VR System Cost to Seller $0 Allincluded



Step 4: Your Savings & ROI

Estimated savings vs. traditional staging

Expected price uplift from professional VR marketing
Typically $5,000-$15,000 in Bolton's 2026 market

Net benefit of Flaherty VR system vs. no staging
(Price uplift = $0 cost = full uplift retained)

Get your numbers right: Before filling in this worksheet, get a free Bolton home evaluation
from Kevin at flaherty.ca/homeeval — this gives you the accurate sale price estimate that
makes all the other calculations meaningful.



SECTION 5 — AGENT INTERVIEW CHECKLIST

10 Questions to Ask Your Real Estate Agent Before
Listing

Print this page and bring it to any agent interview. Check off each question as you ask it. The
answers will reveal whether your agent has the tools to maximize your sale price.

Why This Matters: Agents who cannot offer a VR animated online showing may advocate for
traditional staging simply because it is the only tool they have. These questions reveal that
conflict of interest before you sign a listing agreement.

[]] 1. Can you produce professional virtual staging for my listing photos?

If the answer is no or "we use a third-party service with variable quality," ask to see examples before
committing.

(] 2. Do you offer a Video Narrated VR Animated Online Showing?

This is different from a basic virtual tour or slideshow. It is a narrated walkthrough that reaches buyers who
never attend in person.

(] 3.What is your average sale-to-list ratio for Bolton homes in the past 12 months?

The Flaherty team achieves 99.2%. Any agent should be able to provide this number from their transaction
history.

(] 4.what is your average days on market for Bolton listings?

Bolton's April 2026 market average is 26 days. Compare your agent's number to this benchmark.

(] 5.How many Bolton homes have you sold in the past 12 months?

Local transaction volume indicates genuine market knowledge. An agent who rarely sells in Bolton may not
know the sub-community price differences.

(] 6.What is your specific marketing plan for reaching GTA buyers?

Bolton's primary buyer pool relocates from Brampton, Vaughan, and Mississauga. Your agent should have a
specific digital strategy for this audience.

(] 7.will you recommend traditional staging, and if so, why?

Listen carefully. If they cannot offer a VR animated online showing, their answer to this question will reveal the
conflict of interest described in this guide.

(] 8.cCanIsee examples of your VR animated online showings?

Ask to see actual examples from recent Bolton listings — not stock photos or third-party samples.

(] 9.What repairs or updates do you recommend before listing, and what is the expected
ROI of each?

A good agent will tell you which updates are worth doing and which are not — not just give you a list of
everything to fix.

[} 10.What is your honest price range for my home, and how did you arrive at it?

Be wary of agents who give you a number without showing you the comparable sales data. Ask to see the
comps that support the number.



Ready to ask Kevin these questions? Book a free, no-obligation consultation at flaherty.ca/
kevinscalendar or a Zoom meeting at flaherty.ca/kevinscalendar-zoom. Kevin will answer
all 10 questions — with data.



SECTION 6 — AVOID THESE MISTAKES

The 7 Biggest Staging Mistakes Bolton Sellers
Make

After 35+ years and hundreds of Bolton transactions, these are the staging mistakes | see most
often. Use the checklist on the right to confirm you are avoiding each one.

@ Staging for the physical showing
instead of the online experience

MISTAKE-AVOIDANCE CHECKLIST

97% of buyers form their first [} 1have confirmed my agent can

impression online. Spending $4,000 on produce a VR animated online

physical staging that looks mediocre in showing

photos — while skipping a VR animated

online showing — is the most expensive [} 1 have confirmed my agent offers

staging mistake a Bolton seller can professional virtual staging

make.

(] I'have prioritized the living room,
. . . primary bedroom, and kitchen

@ Taking staging advice from an agent

who cannot offer a VR animated
online showing

An agent without this capability will
inevitably recommend traditional

(] My listing date is not being delayed
for traditional staging

[} 1have seen examples of my agent's

staging. This is a conflict of interest. Ask VR online showing quality

directly: Can you produce a VR [J Ihave addressed all repairs that

animated online showing? would cause buyers to reduce their

offer

@ Staging every room instead of
prioritizing high-impact spaces [J I have a free home evaluation to

The living room, primary bedroom, and calibrate my staging investment

kitchen drive 80% of buyer first
impressions. Staging secondary
bedrooms and utility spaces adds cost
with minimal return.

@ Delaying the listing date to wait for
traditional staging
Traditional staging takes 1-2 weeks.
The Flaherty VR system is prepared
during listing prep. In Bolton's fast
spring market, a 2-week delay can
mean missing the peak buyer window.



@ Using low-quality virtual staging

that looks obviously fake

Not all virtual staging is equal. Low-
quality renders with unrealistic lighting
or disproportionate furniture can hurt
buyer confidence. Ask to see examples
before committing.

Staging without addressing
necessary repairs or cosmetic
updates

The VR system improves visual
presentation but cannot conceal
structural issues or major cosmetic
problems that buyers will notice in
person. Address these before listing.

Not getting a free home evaluation
before making staging decisions
The amount of staging investment that
is justified depends entirely on your
home's price point. A free evaluation
from Kevin gives you the number that
makes all staging decisions rational.

[[] STAGING DECISION SUMMARY

(] Myhomeisunder $1.5M - Flaherty
VR system is the right choice

[C] My home is vacant + VR shows rooms
at their best, S0 cost

(] My homeis cluttered - VR presents
rooms vacant, no disruption

[C] My homeis occupied + Good
furniture shown + transitions to
vacant

(] Myhomeis $1.5M+ > Discuss
traditional + VR hybrid with Kevin

"His innovative video-narrated VR
animated online showing showcased my
home virtually, so it sold quickly, even
before | decluttered. The virtual staging
made all the difference — buyers could see
the potential without being distracted by
my furniture."

— Bailey Moose



SECTION 7 — THE FLAHERTY DIFFERENCE

The Video Narrated VR Animated Online Showing
Advantage

The Flaherty VR system goes far beyond photos. It takes your listing to buyers who never attend
a physical showing — at $0 added cost to you.

SECTION 8 — DECISION FRAMEWORK

10-Step Staging Decision
Framework

AVideo Narrated VR Animated Online
Showing is a fully narrated virtual walkthrough
of your home that buyers can experience from

any device — phone, tablet, or desktop — at any
Assess your home's current

time of day.

The system works in two ways: if your existing
furniture looks appealing, the VR presents the

room furnished and then transitions to a clean

vacant view — giving buyers both perspectives.

If a room is cluttered or the furniture doesn't
help, the VR shows it vacant only. The
environment is so accurately matched to the
real space that the vacant version looks

completely real.

For Bolton sellers, this is critical: a significant
portion of your buyer pool is relocating from
the GTA. These buyers cannot always attend
multiple in-person showings on short notice.
The VR online showing lets them experience
your home completely — and decide to pursue

it — without leaving Brampton or Vaughan.

®

®

condition

Walk through as a buyer. Note clutter,
dated furniture, and rooms that
photograph poorly.

Understand what buyers see online
first

97% form their first impression online.
Optimize for the photo and VR
experience, not just the physical
showing.

Recognize the closing-day reality

Today's buyers are sophisticated —
they know the rented furniture is not
part of the deal. The Flaherty VR
system shows buyers the actual space
they will own, so there is no disconnect
on closing day.

Identify rooms with appealing
furniture

Good furniture - VR shows it furnished
+ transitions to vacant. Cluttered
rooms - VR shows vacant only.

Calculate the true cost of
traditional staging

$3,300-56,900 for a 60-day listing vs. $0
for the Flaherty VR system.



WHAT A VR ONLINE SHOWING
DELIVERS

O

Reaches GTA buyers who cannot
attend in-person showings

Shows rooms at their best —
furnished or vacant, as appropriate

Available 24/7 — buyers watch at
their convenience

Professional narration highlights
features buyers might miss

Shareable — buyers send it to family
members for input

Filters out unqualified buyers — only
serious buyers visit in person

"Sold in 4 days, 17 showings, 7 offers,

$50,000 over asking when other homes in

my area were sitting 6 months to a year.

With the online showing technology they

use, | believe my home was exposed faster

and to more people."

— Fay McCrea

©

Identify the agent conflict of
interest
Ask: Can you produce a VR animated

online showing? If not, their staging
advice may not be objective.

Understand the VR online showing
advantage

Reaches GTA buyers who cannot attend
in person — critical for Bolton sellers.

Decide: VR system, traditional, or
none
VR system is optimal for most Bolton

homes. Traditional only for $1.5M+
luxury.

Get a free Bolton home evaluation

Know your price range before deciding
how much staging investment is
justified.

Book a free staging consultation
Kevin will assess your home and give a
personalized recommendation — no
cost, no obligation.



SECTION 9 — 2026 MARKET DATA

Bolton Market Quick-Reference Card — April 2026

Keep this page handy when evaluating your listing strategy and timing.

WHAT BOLTON SELLERS SAY

Bolton Market Snapshot — April 2026 Real Results fl'()m Real
Average sale price ~$1,050,000 SCllCI‘S

Average days on 26 days "Sold over asking in one day. Before MLS.
market No open houses, no multiple viewings.

Kevin completely removed the stress for

Flaherty teamsale-  99.2% myself and family."

to-list ratio
— Brian Masulka
Primary buyer GTA families relocating
pool to Caledon
"This is the future of how we will buy and
Top buyer origin Brampton, Vaughan, sell our homes. Friendly, professional with
cities Mississauga the best online representation of any home
I have seen."
Peak listing March - June
months — Gregory Herzog
Buyers who start 97%+
search online "Previous broker failed for 8 months. Kevin

sold in weeks at a price that exceeded our

expectations. The online presentation of

Bolton Sub-Community Price Guide our home was unlike anything | had seen

from other agents."

Bolton ~$1,050,000 GTA move-up

East avg buyers — Edwin Muntz

Bolton $750K-$900K  First-time

West buyers "Kevin's team knew exactly how to present
our home to GTA buyers. The VR

Bolton LM+ Premium walkthrough meant serious buyers had

North buyers

already seen every room in detail before
their first visit — they arrived ready to make
a decision, not just browse."

— Sandra Kowalski




Best Months to List in Bolton

7 March - April

(4 May - June

I\ July - August

(V4 september -
October

I\ November -
February

Peak demand, most
competing offers

Strong demand, good
inventory

Slower — buyers on
vacation

Second peak — fall
market

Slower — but motivated
buyers



SECTION 10 — FREE RESOURCES

Everything You Need to Sell Your Bolton Home

Free tools, guides, and data from Kevin Flaherty's team — no obligation, no pressure.

o

~

%

17

Free Bolton Home Evaluation

Find out what your Bolton home is worth in today's market — free, no Ob“gation'flaherty.ca/homeeval

Book a Free Staging Consultation (Phone)
Talk to Kevin about your home's staging needs and get a personalized flaherty.ca/kevinscalendar
recommendation.

Book a Free Staging Consultation (Zoom)
Prefer a video call? Book a Zoom meeting with Kevin at your flaherty.ca/kevinscalendar-zoom

convenience.

The Flaherty Home Selling System
See the full VR animated online showing system that achieves a 99.2% sale-to-list flaherty.ca/sellers
ratio.

Bolton Sold Data
Access all recent Bolton sold listings — compare prices, days on market, and sale-  flaherty.ca/solds
to-list ratios.

Best Time to Sell in Bolton

Month-by-month analysis of Bolton's real estate flaherty.ca/best-time-to-sell-a-house-in-bolton
market — when to list for maximum price.

Costs of Selling a Home in Bolton
The complete breakdown of every cost involved in flaherty.ca/costs-of-selling-a-home-in-bolton
selling your Bolton home.



Kevin Flaherty

Real Estate Broker — Flaherty.ca | Bolton, Caledon & Orangeville | Serving Bolton since 1988

Kevin Flaherty has been selling homes in Bolton, Caledon, and Orangeville since 1988. He is a
licensed Ontario Real Estate Broker, a member of OREA and TRREB, and the creator of the
Video Narrated VR Animated Online Showing — a proprietary system that presents homes at
their best at $0 added cost to the seller, achieving a 99.2% sale-to-list ratio for Bolton sellers.

Kevin's position on staging is grounded in 35+ years of Bolton transaction data: the Flaherty VR
system outperforms traditional staging for the vast majority of Bolton homes at every price
point below $1.5M. He offers free staging consultations and free home evaluations to all Bolton
sellers.

€, 226-270-6433 € flaherty.ca flaherty.ca/kevinscalendar

7, flaherty.ca/homeeval

© 2026 Flaherty.ca Real Estate. All rights reserved. Information is provided for educational purposes only and does not
constitute legal, financial, or real estate advice. Market data reflects Bolton/Caledon conditions as of May 2026 and is
subject to change. Always consult a licensed real estate professional before making buying or selling decisions.
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