SHELBURNE HOME SELLER'S GUIDE

Should You Renovate
Before Selling Your
Shelburne Home?

Kevin's ROI Decision Framework — Which Improvements Pay Off,
Which to Skip, and When to Sell As-Is

$800K 150% 30+

Avg Shelburne Sale Price ROI Threshold to Renovate Years Kevin Has Sold Here

WHAT'S INSIDE THIS GUIDE

* Kevin's 150% ROI Threshold Test — the rule that decides everything
 High-ROI improvements: what to do, what to spend, what to expect
» Low-ROI renovations to skip — and why they cost you money
» Neighbourhood price ceilings by Shelburne area (Q4 2025 data)
e The "Renovate vs. Sell As-Is vs. Price-Adjust" decision framework
* 7 most expensive renovation mistakes Shelburne sellers make
 25-step pre-listing preparation checklist
» Renovation ROl worksheet — calculate your specific return
Kevin Flaherty is a licensed Broker with 30+ years of experience in Shelburne and Dufferin County.

This guide is based on real TRREB transaction data and hundreds of pre-sale renovation
consultations.

Free. No obligation. No pressure. | flaherty.ca/homeeval | 226-270-6433

Kevin Flaherty, Broker | Flaherty Team — eXp Realty Brokerage flaherty.ca | 226-270-6433




The ROI Decision Framework

Every renovation decision for a Shelburne seller comes down to one question: does this improvement return at
least $1.50 in sale price for every $1.00 spent? If yes — do it. If no — skip it and adjust the price instead.

This 150% ROI threshold accounts for the time, stress, and carrying costs of renovation — not just the dollar
comparison. A $10,000 renovation that adds $12,000 in value looks positive on paper, but when you factor in 6
weeks of delays, contractor headaches, and the cost of carrying the property longer, the net result is often
negative.

Before spending a dollar on renovations, establish your neighbourhood's price
ceiling. If your home is already within 5% of the ceiling, renovations cannot

mm THE CEILING RULE push the price higher — buyers simply will not pay above the ceiling regardless
of upgrades. Kevin establishes your ceiling as the first step in every pre-sale
consultation.

2026 Shelburne Neighbourhood Price Ceilings

Neighbourhood Price Ceiling Avg DOM Primary Buyer Profile

Emerald Crossing ~$900,000 22 days GTA family, 4-bed detached
Greenbrook Village ~$830,000 25 days GTA family, 3-4 bed
Fiddler's Glen ~$800,000 28 days GTA family, 3-bed detached
Hyland Village ~$760,000 30 days First-time buyer, 3-bed
Summerhill ~$770,000 27 days GTA family, 3-bed semi/det
Historic Downtown ~$720,000 35 days Local buyer, character home
New Subdivisions ~$850,000 20 days GTA family, new build style

Source: TRREB Q4 2025 data. Ceilings represent the 90th percentile sale price for each area.

The Three-Question Test

Does the home have functional deficiencies Fix these — they will cost you more .
. . . : Move to question 2

(roof, HVAC, electrical)? in negotiation than repair
Is the home cosmetically dated vs. active Consider targeted cosmetic refresh .

- . Move to question 3
competition? (paint, floors, curb appeal)
Is the home within 5% of the neighbourhood Skip renovations — price-adjust Targeted refresh may be worth
ceiling? instead doing
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High-ROI Improvements — Do These

These six improvements consistently pass the 150% ROI threshold in Shelburne's market. They are the ones
Kevin recommends in virtually every pre-sale consultation.

Fresh neutral paint throughout $2,000-%$4,000 $6,000-$16,000 200-400% 1-2 weeks
Curb appeal refresh $800-$2,000 $2,000-$8,000 200-400% 1 weekend
Kitchen cosmetic refresh $1,500-$5,000 $4,000-$15,000 200-300% 1-2 weeks
Hardwood floor refinishing $1,500-$3,000 $4,000-$9,000 200-300% 3-5 days
Bathroom fixture refresh $2,000-$6,000 $4,000-$15,000 150-250% 1-2 weeks
Pre-listing home inspection $400-$600 R 500%+ 1 day

saved

Virtual Staging — The Smart Alternative

Physical staging costs $2,000-$5,000 per month. Virtual staging achieves the same buyer perception effect for
$300-$500 total. Buyers are not purchasing the furniture — they want to visualize the space with their own
belongings. The Flaherty Team includes virtual staging as part of the standard marketing package.

Physical staging $2,000-$5,000/mo Monthly High Not recommended
Virtual staging $300-$500 total Permanent High m Recommended
No staging $0 N/A Low Only for vacant homes

The single most impactful thing you can do before listing is a professional deep
clean ($300-$600) combined with fresh neutral paint. These two items cost
under $5,000 combined and consistently return 3-5x in buyer perception and
photography quality.

m KEVIN'S TIP
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Low-ROI Renovations — Skip These

These renovations consistently fail the 150% ROI threshold in Shelburne. Spending money here reduces your
net proceeds — it does not increase them.

Full kitchen renovation $40,000-$70,000 $20,000-$40,000 40-80% m Skip
Full bathroom renovation $20,000-$35,000 $10,000-$20,000 50-80% m Skip
Basement finish $30,000-$60,000 $15,000-$35,000 40-70% m Skip
Room addition $80,000-$150,000 $30,000-$60,000 30-50% m Skip
Luxury master suite $50,000-$100,000 $20,000-$40,000 30-50% m Skip
High-end landscaping $15,000-$40,000 $5,000-$15,000 25-50% m Skip
New driveway (full) $8,000-$20,000 $3,000-$8,000 30-50% m Skip
Luxury flooring upgrade $15,000-$30,000 $8,000-$15,000 40-60% m Skip

Renovation Decision Verdict Cards

Cost: $2,000-$4,000

Value Added: Passes the 150% threshold easily. Highest

= DOIT $6,000-$16,000 ROI of any pre-sale improvement. Do it.
Net Gain: +$4,000-$12,000
e e Drives listing click-throughs. Passes

m DO IT e Added: SO threshold. Do it — one weekend of work.
Net Gain: +$1,200-$6,000
Cost: $2,000-$6,000
Value Added: Borderline. Only do if bathroom is visibly

mm MAYBE $4,000-$15,000 dated vs. competition. Skip if near ceiling.
Net Gain: +$2,000-$9,000
Cost: $40,000-$70,000
Value Added: Fails threshold badly. You will spend $55K
m SKIP IT

$20,000-$40,000
Net Gain: -$10,000-$30,000

and add $30K. Net loss every time.
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Cost: $30,000-$60,000
Value Added:

m SKIPIT $15,000-$35,000
Net Gain: -$5,000-$25,000

Rarely recovers cost in Shelburne. Exception:
partial finish needing only $5K-$10K to
complete.
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7 Renovation Mistakes Shelburne Sellers Make

1. Over-Renovating Above the Ceiling

Spending $70K on a kitchen in a $760K ceiling neighbourhood. The money is simply lost — buyers will not pay
above the ceiling regardless of upgrades.

2. Renovating Without a CMA First

Starting renovations before knowing your as-is value and ceiling. Without this data, you cannot calculate ROl —
you are guessing.

3. Choosing Personal Taste Over Buyer Appeal

Installing bold colours, unique fixtures, or niche finishes that appeal to you but not to the GTA family buyer.
Neutral always wins.

4. Skipping the Pre-Listing Inspection

Buyers will find the issues anyway — and use them to negotiate $10K—-$20K off. A $500 inspection prevents
$10,000+ in price reductions.

5. Renovating in the Wrong Order

Painting before fixing water damage. Refinishing floors before completing plumbing. Always fix functional
deficiencies first, then cosmetic improvements.

6. Using the Wrong Contractors

Hiring cheap contractors who deliver poor quality. Buyers and inspectors notice. Poor workmanship can actually
reduce perceived value.

7. Waiting Too Long to Start

Booking contractors 2 weeks before your target listing date. Quality renovation work requires 4-8 weeks
minimum. Plan 90 days ahead.

Renovation Timing by Season

Listing Window Renovation Start Buyer Demand Strategy

Maximum ROl — renovate for

Sprin Mar—Ma Dec-Jan EEEEE )

pring 4 spring
Summer Jun—Aug Mar—Apr EEE Good for move-in ready homes
Fall Sep-Oct Jun—Jul EEEE Second-best window
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Motivated buyers only —

Winter Nov—Feb Aug-Sep um . .
price-adjust
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25-

Step Pre-Listing Preparation Checklist

Phase 1: Assessment (90 Days Before Listing)

Book a free CMA with Kevin to establish as-is value and ceiling
Get a pre-listing home inspection ($400-$600)

Review active competition in your price range on MLS
Establish your renovation budget (max 3% of home value)
Apply the 3-question test to every potential improvement

Get contractor quotes for any planned work

Confirm your listing timeline — renovations need 4-8 weeks

Identify and fix all functional deficiencies first

Phase 2: Preparation (30-60 Days Before Listing)

Complete all functional repairs (roof, HVAC, plumbing, electrical)
Professional deep clean throughout ($300-$600)

Fresh neutral paint throughout ($2,000-$4,000)

Refinish hardwood floors if applicable ($1,500-$3,000)

Kitchen cosmetic refresh: hardware, lighting, paint ($1,500-$5,000)
Bathroom fixture refresh if needed ($2,000-$6,000)

Curb appeal: power wash, mulch, trim, front door ($800-$2,000)
Declutter every room — remove 30-50% of contents

Depersonalize: remove family photos, personal items

Phase 3: Listing Preparation (1-2 Weeks Before Listing)

Professional photography (included in Flaherty Team package)
Virtual staging completed ($300-$500)

VR animated online showing prepared

Set list price based on renovation decisions

Verify 57+ platform syndication is active

Review showing instructions and lockbox setup

Prepare disclosure documents

Final walkthrough with Kevin before going live
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Renovation ROl Worksheet

Use this worksheet to calculate the ROI for each renovation you are considering. Only proceed with
improvements that pass the 150% threshold.

Renovation Estimated Estimated Value ROI % Pass 150%? Decision
Cost Added

Fresh paint $ $ % m Yes m No m Do m Skip
Curb appeal $ $ % m Yesm No m Do m Skip
Kitchen refresh $ $ % m Yes m No m Do m Skip
Floor refinishing $ $ % m Yes m No m Do m Skip
Bathroom refresh $ $ % m Yes m No m Do m Skip
Other: $ $ % m Yes m No m Do m Skip
Other: $ $ % m Yes m No m Do m Skip
TOTALS $ $ %

Net Proceeds Estimate After Renovations

Current as-is home value (from CMA) $

+ Value added by planned renovations +$
= Estimated sale price =$
— Total renovation costs -$
— Commission (approx. 4—5%) -$
— Legal fees (~$1,500-$2,500) -$
— Mortgage discharge / penalties -$
= Estimated net proceeds =$
Compare to: as-is sale net proceeds =$
Renovation net benefit (line 8 — line 9) =$

Book a free home evaluation with Kevin to get your actual as-is value,
m NEXT STEP neighbourhood ceiling, and a written renovation recommendation specific to
your property. flaherty.ca/lhomeeval | 226-270-6433 | Free, no obligation.
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Frequently Asked Questions

Is it better to renovate or sell as-is in Shelburne?

For most sellers, a targeted cosmetic refresh (paint, floors, curb appeal) combined with correct pricing
outperforms both a full renovation and a pure as-is sale. The key is identifying the 3-5 high-ROI improvements
and skipping everything else.

What is the neighbourhood price ceiling and why does it matter?

The ceiling is the maximum price buyers will pay in your specific neighbourhood regardless of upgrades. If your
home is within 5% of the ceiling, renovations add little to no value. Establishing the ceiling is the first step in every
renovation decision.

How much does it cost to prepare a Shelburne home for sale?

A typical Shelburne home preparation costs $3,000-$12,000 for high-ROI cosmetic improvements: cleaning
($300-$600), paint ($2,000-$4,000), minor repairs ($500-$2,000), and curb appeal ($800-$2,000). Major
renovations are rarely recommended.

Should I replace flooring before selling?

If you have hardwood floors, refinishing ($1,500-$3,000) almost always returns 200-300%. Replacing worn
carpet with LVP ($3,000-$8,000) returns well if visibly damaged. Replacing flooring in good condition is generally
not recommended.

What renovations are not worth doing before selling in Shelburne?

Full kitchen renovations ($40K-$70K), room additions, luxury master suite upgrades, basement finishes, and
high-end landscaping overhauls rarely recover their cost. Kevin advises against any single renovation over
$15,000 unless it addresses a functional deficiency.

How long before selling should | start renovations?

Plan for 4-8 weeks minimum for cosmetic renovations. Major renovations take 6-12 weeks. If targeting a spring
listing (March—May), start your renovation assessment in January. Kevin recommends booking a free evaluation
90 days before your target listing date.

How does Kevin help sellers decide on renovations?

Kevin walks through your home and provides a written renovation recommendation: which items to fix, which to
skip, estimated costs, and expected return. He also provides a CMA showing your as-is value and ceiling value
after improvements — so you can make a data-driven decision before spending a dollar.

What is the best time to list a renovated home in Shelburne?

Spring (March—May) is Shelburne's strongest selling season, driven by GTA families wanting to move before the
school year. Listing a renovated home in this window maximizes both buyer pool and sale price. Fall
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(September—October) is the second-best window.

Ready to Make the Right Renovation Decision?

Book a free home evaluation with Kevin. You'll get a written renovation recommendation, your
as-is value, your neighbourhood ceiling, and a clear answer on whether to renovate, refresh, or
sell as-is. Free. No obligation. No pressure.

flaherty.ca/lhomeeval | 226-270-6433 | flaherty.ca/kevinscalendar
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