
PRE-LISTING ADVISORY GUIDE

The Cody Kellar Team • Everhome Real Estate DRE #02131173 • (510) 301-1161 • codykellar.com

BAY AREA MARKET ANALYSIS

The Room-by-Room ROI Guide: Where to Spend, Where to Stop
A detailed breakdown of pre-sale project bands, high-return strategic cosmetics, and over-customization traps across Bay Area single-family homes.

The Core Formula: In the Bay Area, buyers pay the steepest premium for turnkey cohesion and risk elimination. Major full-gut overhauls rarely

recoup their costs because buyer tastes are personal, but surgical cosmetic updates routinely generate 150% to 250%+ net return on spend. 

AREA / CATEGORY HIGH-ROI STRATEGIC MOVES
WHAT TO SKIP (LOW /

NEGATIVE ROI)

BAY AREA COST

BAND

PROJECTED

RETURN

Kitchen

Primary equity driver

Surgical Cosmetic Refresh

• Paint or professionally spray existing

cabinet boxes • Fresh quartz/dolomite

counters • Designer hardware • Modern

LED pendant and recessed lighting.

× Full Gut & Relocating Utilities

Moving sink/range triggers Bay Area

trade premiums ($35k+ in rough

plumbing/drywall) without adding

incremental sale value.

$14,000 – $38,000
Full gut: $90k–

$180k+

150% – 220% ROI

Highest Return

Primary Bath

Emotional decision

anchor

Targeted Vanity & Surface Refresh

• Modern double vanity • Frameless glass

shower enclosure • Contemporary large-

format tile • Matte black or brushed brass

fixtures.

× Expanding Footprint /

Relocating Drain

Tearing down exterior walls or

moving subfloor waste stacks

absorbs capital that buyers will not

price into offers.

$9,000 – $26,000
Expanded: $50k–

$90k+

130% – 180% ROI

Strong Impact

Flooring

Visual scale & modern

feel

Unify Main Living Levels

• Consistent wide-plank engineered

European oak or premium LVP • Refinish

worn original hardwoods with neutral matte

satin tones.

× Patchwork / Mixed Materials

Transitioning between three different

flooring types (carpet to tile to

laminate) fragments rooms and dates

the home instantly.

$8,000 – $22,000
Based on 1,800–

2,600 sq ft

140% – 200% ROI

Immediate Lift

Interior Paint &

Lighting

Photographic impact

Cohesive Bright Palette

• Warm neutral walls (Chantilly Lace / Swiss

Coffee 75%) • Crisp white trim • Replace

dated brass chandeliers and amber bulbs

with 3000K LEDs.

× Bold Accent Walls &

Custom Built-ins

Personalized color choices, heavy

ornate crown moulding, or taste-

specific millwork that narrows the

active buyer pool.

$6,000 – $16,000
Interior whole-house

200% – 300% ROI

Cheapest Multiplier

Curb Appeal &

Grounds

First 30-second

impression

Clean Crisp Exterior Punch

• Fresh front door accent color • Modern

house numbers • Power-washed hardscape

• Fresh black bark mulch and drought-

tolerant greens.

× Complex Hardscape or New

Pools

New concrete terraces, masonry

firepits, or pool installations cost

$60k–$150k+ and historically recover

under 50% at resale.

$4,500 – $14,000
Ext. paint add: $8k–

$14k

110% – 160% ROI

Drives Traffic

Systems &

Disclosures

Inspection objection

defense

Pre-Inspection Repairs

• Service or replace end-of-life water

heater/furnace • Complete Section 1 termite

clearance • Roof tune-up and clear

drainage gutters.

× Cosmetic Masks Over Active

Leaks

Painting over water stains or ignoring

faulty breaker panels leads to

aggressive escrow repair credits at

2x the actual trade cost.

Varies by Report
Typical tune-ups:

$3k–$9k

Value Protection

Prevents Price

Drops

THE "DISCLOSURES FIRST" RULE

In Northern California, serious buyers scrutinize the seller disclosure

packet before writing. Spending $20,000 on high-end marble while

leaving an active roof leak or failed heating unit invites heavy buyer

renegotiations. Eliminating inspection red flags preserves appraisal

and contract value better than any single aesthetic finish.

AVOID THE OVER-IMPROVEMENT CEILING

Every neighborhood carries an absorption ceiling. Upgrades should

match the upper quartile of recent neighborhood comps, not surpass

them. Always obtain three contractor estimates and review a net

proceeds analysis before signing construction agreements.

Planning improvements before bringing your home to market?
Contact Cody Kellar for an in-person room-by-room walkthrough, trusted vetted contractor bids, and net proceed projections.

CALL / TEXT (510) 301-1161

Estimates based on regional Bay Area contractor bids and historical market data. Projections and return on investment percentages are illustrative estimates and do not constitute a financial or resale

guarantee. Exact project costs vary based on home size, layout, condition, and chosen finishes. Everhome Real Estate • DRE #02131173. 
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