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Should Sellers Paint Before Listing?
A Realtor-Friendly Decision Guide for Portland Listings

Use this before telling a seller to repaint everything. The goal is to decide where paint protects the listing, where it improves
photos, and where it is just expensive busywork.

Best Use
• During the first listing walkthrough.

• Before photography, staging, inspections, or open houses.

• When a seller asks: “Do we really need to paint?”

• When you need a simple way to separate must-do paint work from panic spending.

Fast Answer
Sellers should paint before listing when visible paint issues hurt photos, buyer confidence, curb appeal, inspection
perception, or the home’s move-in-ready feel. Sellers should not paint just because every wall exists. Paint where buyers
form an opinion.

Simple Rule
If the paint problem makes the home look neglected, dated, dark, dirty, damaged, or risky, review it. If it is hidden, neutral,
clean, and unlikely to affect buyer confidence, skip it.
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Seller Paint Decision Matrix
Use this table to sort listing paint work before sellers start spending money sideways.

Paint Now Maybe Usually Skip

Peeling exterior trim, exposed wood,
buyer-facing paint failure, stained
ceilings, damaged main-room walls,
dark colors that hurt photos, beat-up
doors and entry trim.

Secondary bedrooms, bathrooms with
mild wear, cabinets that are dated but
structurally solid, partial trim refreshes,
accent walls that may photograph
poorly.

Closets, garages, hidden utility spaces,
acceptable neutral bedrooms, tiny
touch-ups that will flash, surfaces
buyers will likely remodel immediately.

The 5-Question Seller Filter
1. Will this paint issue show up in listing photos?

2. Will buyers notice it during the first walkthrough?

3. Could it create inspection or maintenance concern?

4. Does it make the home feel dated, dirty, or poorly maintained?

5. Is the cost lower than the likely buyer objection or price concession?

If the answer is yes to two or more, it is worth pricing. If the answer is yes to zero or one, it may be seller anxiety, not a listing
problem.
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Room-by-Room Walkthrough Sheet
Mark each area during the first listing walk. Keep the scope focused.

Area Look For Decision

Front entry Chipped door, worn jamb, peeling porch trim, faded curb appeal. Paint now / Price

Main living room Scuffs, dark color, bad patches, old touch-ups, dull walls. Paint now if visible

Kitchen Dated wall color, greasy walls, cabinets that drag down photos. Review cabinet option

Hallways/stairs Hand marks, corner damage, rail wear, baseboard scuffs. Usually high impact

Bathrooms Peeling near shower, ceiling stains, mildew marks, bad sheen. Fix before photos

Bedrooms Loud colors, kids’ rooms, heavy wear, poor neutral fit. Case by case

Exterior front Peeling, mildew, exposed wood, failed caulk, faded trim. High priority

Hidden areas Closets, garage corners, unfinished utility rooms. Usually skip

Realtor Note
Do not sell paint as “making it perfect.” Sell it as reducing buyer friction. Sellers understand that faster, and it keeps you out
of contractor-chaos territory.
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Seller Scripts + Next Step
Use these when a seller is unsure whether painting before listing is worth it.

When the home needs paint
“This area may stand out in photos and make buyers feel the home needs more work than it really does. I would price this
before we list.”

When the seller wants to paint too much
“I would not spend money everywhere. Let’s focus on the areas buyers see first and the issues that could affect confidence.”

When exterior paint is failing
“This could become a maintenance objection during showings or inspection. Better to know what we’re looking at before
buyers define the problem for us.”

When cabinets are dated
“If the cabinet boxes are solid, painting may be worth comparing against the buyer reaction to the current kitchen.”

Lightmen Painting Listing Support
For Portland-area listings, Lightmen Painting can help review interior, exterior, cabinet, and paint-failure concerns before the
seller overcommits or under-prepares. Call or text 503-389-5758. Request an estimate at lightmenpainting.com/estimates.


