
1. Minor bathroom remodel ~ 102%  

2. Landscaping ~ 100% 

3. Minor kitchen remodel ~ 98.5% 

4. New siding, fresh paint, front entry ~ 70% 

5. Attic bedroom conversion ~ 93.5% 

6. Major bathroom remodel ~ 93.2% 

7. Major kitchen remodel ~ 91% 

8. Deck, patio or porch addition ~ 90.3% 

9. Basement remodel ~ 90.1% 

10.  Replacement windows ~ 89.6% 

11. Family room ~ 83% 

12. Bonus room updates ~ 72. 8% 

13. Living room updates– décor ~ 66% 

14. Bedroom updates ~ 52% 

15. Living room updates ~ 40%  

Maximizing Your Resale Value 

Top 15 Home Updates and Average Return: 



#1 Minor Bathroom Remodel 

Average return at resale: 102 percent  

• It costs about $10,500 to replace the tub, tile surround, floor, toilet, sink, vanity and fix-

tures. You'll get back an average of $10,700 at resale, a recoup rate of 102 percent. 

• If you can pipe a child's name on a birthday cake, you can re-caulk a tub. Use a softener 

like CAULK-BE-GONE to get rid of the old caulk. Fill the tub with water after you're done to 

stretch caulk while it dries. 

• If your old tub is too large to fit out the door, re-glaze it for a like-new finish. Cost: $300 

to $400. 

• Remove dated wall coverings and apply a fresh coat of paint. For damaged walls, spray 

on texture provides quick coverage. 

•    Old shower doors can ruin any bathroom. Removing or replacing them will add the illu-

sion of space. 

*** These numbers reflect national averages. 

#2 Landscaping 

Average return at resale: 100 percent  

• The average homeowner spends about $3,502 for landscaping and another $1,465 on 

a designer, according to the American Nursery & Landscape Association. 

• Not sure where to start? Local garden centers often offer free design services, or ask 

the neighbors what works for them. 

• Sod costs about 30 to 35 cents a square foot, so a 5,000 sq. ft. yard would cost about 

$1,500 to sod. Budget for a delivery fee if you buy less than 1,000 sq. ft. of sod. 

• A splash of color at the front of the house is an eye-catching plus. For maximum im-

pact, choose one color and vary the height of plants. 

• If your doorway is overwhelmed by greenery, then get out the shears. Replace over-

grown shrubbery with flowering foundation plants mixing heights and colors for dramatic 

effect. 

** All homes vary, ask a real estate professional to get tips that fit the unique 

qualities of your home. 



#3 Minor Kitchen Remodel 

Average return at resale: 98.5 percent  

• A minor kitchen remodel averages $14,913 and brings in $14,691 at resale, a recoup rate of 

98.5 percent. Go for the minor remodel when your kitchen needs a cosmetic update and not a 

drastically different floor plan. 

• A $15,000 kitchen update covers 30 feet of re-facing for cabinets and drawers, a new wall 

oven, cooktop, sink and fixtures, laminate countertops and resilient flooring. 

• Put recessed lights 3' to 5' apart on center and 18" from cabinets to light the countertops. Run-

ning the lights between two joists is easier than running through the joists. 

• If your home is worth more than $300,000 go with stone or trendy glass countertops. 

• Cover the old vinyl with floor leveler so the pattern doesn't bleed through. You can't put a sec-

ond layer of vinyl on if the subfloor is below-grade concrete. 

• Brighten up the kitchen by giving your old wood cabinets new character. Just sand and paint, 

it's a whole lot less expensive than buying new ones. High gloss paint in bright colors (off-white) 

will bring the most life to your kitchen. 

•    Don't forget window treatments. Changing drapes and window molding is an inexpensive way 

to add decorator detail. 

#4 Exterior Improvements 

Vinyl Siding, Paint, Updated Front Entry 

Average return at resale: 95.5 percent  

• The average national cost to replace 1,250 sq. ft. of vinyl siding: $7,239. Average return: 

$6,914, with a recoup rate of 95.5 percent. 

• A gallon of paint covers 400 sq. ft. of house. 

• Paint color cards take the guesswork out of choosing the right color combination for doors, trim 

and siding. Get more tips on exterior colors here. 

• If you think your house was painted before 1978, test for lead before sanding or scraping. 

• Upscale, fiber-cement siding costs $10,393 and returns $10,771 at resale, an even better re-

coup rate of 103.6 percent. 

• If your columns have to hold up that pergola, make sure you purchase the load-bearing type. 

Fiberglass composite columns are popular and durable. Check salvage yards for unique historic 

columns. 

• For an updated look, remove old awnings from over windows and doors. 

• Swap damaged wrought iron railings for real wood supports for a more inviting entry. 

• Give a bare, charmless porch a dramatic makeover by adding a pergola and columns. 



#5 Attic Bedroom Conversion 

Average return at resale: 93.5 percent  

• The average attic bedroom in a two- or three-bedroom house costs $39,188 and returns 

$36,649 at resale. 

• The best recoup rate is in the West: 105 percent; worst is in the Midwest: 82 percent. 

• That price includes a 15 x 15 ft. bedroom, a 5x7 bath with shower, a 15-ft. dormer, four 

windows and a closet. 

• Add insulation in your attic to lower your utility bills. Just make sure the foil vapor barrier 

is installed down toward the ceiling to prevent moisture from seeping up. Check the US De-

partment of Energy Web site to see the right level of insulation for your area: 

www.ornl.gov/sci/foofs+walls/insulation/ins_01.html. 

• Can your existing HVAC system handle the load of another room? If not, factor in the 

cost of a second unit. 

•    A solar-powered attic fan is a super efficient way to save on cooling your house. The at-

tic fan exhausts heat from above your home and is powered by a solar cell on the roof, so it 

doesn't add a cent to your utility bill. 

#6 Major Bathroom Remodel 

Average return at resale: 93.2 percent  

• A major bathroom remodel involves expanding an existing 5-by-7-foot bathroom, relocat-

ing and replacing the tub and toilet and adding designer sinks and faucets, a linen closet, 

lighting, a ceramic tile floor and exhaust fan for a cost of $26,052, which brings in $24,286 

at resale. 

• Start at the bottom. Dated flooring can seriously drag down value. Replace old floors 

with fresh tile in ceramic or stone for a solid payoff. Buy extra tiles in case you break a few 

during installation. Set some tiles aside at the end of the job in case you need to make re-

pairs in the future. 

• Give an old vanity a facelift with a new countertop for a clean fresh look buyers will love. 

Use eye-fooling tricks to make a small bath look larger. A new pedestal sink is a smart re-

placement for an old cabinet. The smaller footprint gives the illusion of space. 



#7 Major Kitchen Remodel 

Average return at resale: 91 percent  

• A complete kitchen remodel in a midrange home averages $43,862 and returns $39,920 at 

resale. That price buys 30 ft. of cabinets, an island, laminate countertops, stainless sink, wall 

oven, cook top, vinyl flooring and appliances. 

• If your home's value rises and your kitchen's finishes don't, do a major remodel rather than 

small fix-ups. Budget 10 to 15 percent of your home's value remodeling the kitchen. 

• Kitchens feel bigger when there are fewer obstacles. Removing cabinets over a counter 

gives a wide open feel. Make those countertops truly useful by creating an eating bar. 

• An eat-in kitchen is a big plus. Try adding a deluxe touch with a built-in banquet, bench and 

designer pillows. 

• Local granite dealers that sell (or even give away) remnants then charge for cuts and instal-

lation can be a bargain option if you need 8 feet or less of countertop. 

• Planning to sell? Stick with neutral colors for walls and window treatments. Remodeling to 

please yourself? Choose colors you love. 

#8 Deck, Patio or Porch Addition 

Average return at resale: 90.3 percent  

• Adding a 16x20 ft. pressure-treated wood deck with a simple pattern costs about 

$11,000. At resale, you'll get about $10,000 of that back, a recoup rate of 90 percent. 

• One simple but effective trick, add eye-appeal with decorative planters on the front 

porch, patio and decks. 

• Give a courtyard an impressive entry with an inviting gate, lighting and mature plantings. 

These small improvements will have a big impact at closing. 

• Use bold plantings to emphasize features, or to distract the eye from flaws. 

• Run-down stairs lower your profit margin, so make sure porch railings are safe and at-

tractive. 

• And here's an easy tip;  camouflage unattractive air conditioning units with a wooden 

trellis. 

In the West, the recoup rate reaches nearly 100 percent, but it falls to 83 percent in the 

South. 



#9 Basement Remodel 

Average return at resale: 90.1 percent  

• The average basement remodel costs just over $51,051 and returns $46,010, so you'll re-

coup about 90 percent of the cost. 

• What do you get for $51,051? A 20 x 30 entertaining area with wet bar, a 5x8 bath, recessed 

lighting and a laminate floor. 

• Remember when finishing walls, you should keep your drywall panels a half-inch away from 

concrete floors, so they don't absorb moisture. 

• Always fix flooding problems first. Add French drains, bigger gutters or re-slope the yard to 

keep water out. Test to make sure the fixes work before investing time or materials in a base-

ment. 

• Want just the wet bar? Buy 10 linear feet of cabinets, a laminate countertop, a stainless steel 

drop-in bar sink and an under-counter refrigerator for about $2,500. 

• Cover concrete floors with an easy-to-install modular subfloor so floors won't be cold. Add 

carpet squares with a traction backing for an amazing transformation. 

#10 Replacement Windows 

Average return at resale: 89.6 percent  

• Replacing ten 3x5 ft. windows runs about $9,700. On average nationally, you'll get back 

$8,700 when you sell, a recoup rate of nearly 90 percent. 

• Big city window replacements pay off. The average homeowner recoups more than she 

spends on replacement windows in San Francisco, Seattle, Orlando, Miami, Chicago, NYC and 

Boston. 

• For hot climates, there's low-e glass that reflects heat. And for maximum efficiency, add ar-

gon gas inside the pane to prevent heat and cold transference within the window. 

 



#12 Bonus Room Updates 

Average return at resale: 72.8 percent  

• Converting a 12x12 bonus room into a home office costs on average $13,143 and brings in 

$9,569 at closing. 

• Use a roller to paint the paneling and a brush to smooth of the paint that puddles in panel-

ing grooves. 

• Paint panels different colors for a groovy modern effect. 

• If you're selling, know your target market and decorate to please them. Families use bonus 

rooms differently than empty-nesters and singles. 

• Add electric outlets for your computer and recessed lights. Kitchen cabinets or book-

shelves organize the space above your desk. Put a rolling file cabinet underneath. 

• Glass doors add a finished look to any bookshelf. 

• Check local zoning before you build a studio to rent. 

• Budget $2,500 for the mini-kitchen. 

Adding a full bath costs an average of $22,977 nationally. You'll average $19,850 back if you 

sell, a recoup rate of 86.4%.  

#11 Family Room Addition 

Average return at resale: 83 percent  

• The average family room addition costs $54,464 and adds $45,458 at resale, a recoup rate 

of 83 percent. 

• The highest recoup rates occur in high-cost Western markets. 

• A sunroom counts in the home's square footage only when the room is heated and cooled 

for year-round use. 

• A sunroom adds value only in upscale neighborhoods. It won't bring in higher bids in lower-

end neighborhoods. 

• An addition shouldn't be obvious. Make sure it has an open transition. A wider interior door-

way and more substantial steps visually connect the addition to the rest of the house. 

Shop local window manufacturers to find offer good deals. 



#14 Bedroom Updates 

Average return at resale: 52 percent  

• Cost for new lighting will vary from $100 - $500. 

• For a romantic design touch, swap the old light fixture for a small chandelier. The formula for 

sizing a chandelier: Room width + Room length in feet = chandelier diameter in inches. 

• When doing dry wall repair, less really is more. Using as little joint compound as possible 

makes it easier to even out the surface when sanding later. 

• Scale your window treatments to your room size. Cost to rent wallpaper steamer: $20; new 

bedding and window treatments: $300. 

•    Hardwood floors are hotter than ever. Pull up worn carpeting and refinish old floors to let the 

wood shine. Sanding hardwoods is physically demanding and if you do it wrong, you ruin the 

floor. Hire a pro to do the sanding and then do your own staining and sealing to save money. 

Cost $1 to $1.50 a foot. Fill carpet tack holes with Color Putty. 

#13 Living Room Updates -- Decor 

Average return at resale: 66 percent  

•    Spending about $1,350 on staging and updating living room decor will get you new light 

switches, outlet covers, floor registers, crown molding, chair rails and drapes, plus fresh flowers, 

live flowers and accessories. 

•   Details add dollars. Crown molding gives a room a crisp, clean finish that buyers love. Make 

sure you choose molding that complements window trim and floor boards. Prices start at around 

$1.40 per linear foot. 

•    Add square footage with a simple trick. Shift furniture away from the walls to make living 

rooms feel larger and more contemporary. Create a seating area around a feature you want 

buyers to notice, such as a dramatic fireplace. 

•    New window treatments are a cost-conscious way to add a punch of designer color. For low 

ceilings, suggest the illusion of height by positioning drapes and valances higher on the wall. 



#15 Living Room Updates -- Walls and Floors 

Average return at resale: 40 percent  

• For only $25, freshen the living room walls with a coat of paint in a light, neutral color. And 

don't overlook the trim, brighten it with a high-gloss white paint and caulk any open seams be-

tween the molding and ceiling, baseboard and wall. 

• On average, quality hardwood flooring ranges from $3-$8 per square foot. For a 200 square 

foot area, expect to spend about $1,200 if you install it yourself. Tack on another $3 per square 

foot if you have it professionally installed. 

• Sanding hardwoods is physically demanding. Make a mistake and you ruin the floor. Hire a 

pro to sand and then do your own staining and sealing to save money. Cost is $1 to $1.50 a 

foot. Fill carpet tack holes with Color Putty?. 

• If you have carpet in the living room, either have it professionally cleaned ($100-$150) or re-

placed if it's torn, stained or has an unrelenting odor (on average $10-$30 per square foot). 

• Always test popcorn ceilings for asbestos before you start (find an accredited lab at The Na-

tional Institute of Standards and Technology. Asbestos was used in textured paints manufac-

tured before 1977. 

• Buy a new wood or stone mantel for as little as $500.  



The secret to successful pre-sale home remodeling is to keep up with the Jones', but 

never surpass them. Whether you want to make more money than you spend, or just 

recoup your remodeling expenses when you sell your home, know what's standard in 

the neighborhood. 

Does everyone have laminate kitchen countertops? Splurge on granite and you'll be 

the envy of your friends, but you won't get your money back at resale. Is your home 

in a high-end neighborhood? Put in laminate countertops and your house will sell for 

less than full value, or worse yet, linger on the market for months. 

Never be the last homeowner on the block to remodel. Homebuyers will pass up your 

property in favor of the one down the street where everything is already updated. 

Your home will sell slowly and for less money. 

Before you pick up a hammer, visit real estate open houses and new home communi-

ties. Ask the builder to show you a spec home (that's an already built home without 

the model home's decorative features and upgrades). 

The three main things in real estate are location, location and location.  Some homes 

will sell no matter what they look like depending on the location and, of course, the 

right price. The main things to keep in mind when remodeling are: neutral, clean, and 

classic. That will always recoup your money. 



1.)  Midrange Bathroom Remodel 

Average cost: $10,499 

Average resale value: $10,727 

Percentage of cost recovered: 102.2 percent 

Spend money to remodel your bathroom and it's likely to come back to you when you sell, par-
ticularly if you focus on the master bath. 

For a 5x7 bathroom: 

Do two pedestal sinks with glass and wooden shelves from to create openness and the percep-
tion that the bathroom is big. 

• Slate-colored tile looks rich and matches a lot of color schemes and looks great with 
brushed nickel fixtures. 

• Replace your 5x3 tub with a tile shower with glass doors to create space. 

• Replace the toilet. There's nothing worse than a nice bathroom with a cheap toilet and plas-
tic seat. Go to a home store for a reasonably priced toilet. You don't have to buy a $500 Toto 
toilet. 

• Add a honey-colored vanity and a nice sink. 
In many homes, it's a better investment to update what you have than to spend more to add 
on. For example, adding a bathroom to a one-bathroom house in a neighborhood where most 
homes already have two may not return as much as remodeling an outdated bathroom in that 
same community. 

2) Siding Replacement 
 
Vinyl siding job cost: $7,239 
Vinyl average resale value: $6,914 
Percentage of cost recovered: 95.5 percent 
Fiber-cement siding job cost: $10,393 
Fiber-cement average resale value: $10,771 
Percentage of cost recovered: 103.6 percent 
 

•   Exteriors are often neglected. If you do a gourmet kitchen, but the rest of the house doesn't 
wear that same coat, that takes away value. 

•   Buying new siding for your home is like buying a new outfit for yourself. The right choice will 
help you both fit in and look great. 

•   Fiber-cement siding can resemble stucco, wood siding or cedar shingles. It resists fire and 
some brands offer 50-year guarantees. It’s popularity has made it somewhat expected in a 
house. However, it's trickier to put up than vinyl siding (you'll need diamond blades for your 
saw and a respirator for yourself). And it's more expensive and can have freeze/thaw issues if 
not properly installed.  

FOUR MUSTFOUR MUSTFOUR MUSTFOUR MUST----DO UPDATESDO UPDATESDO UPDATESDO UPDATES    



3) Minor Kitchen Remodel 

Cost of midrange minor kitchen remodel: $14,913 

Average resale value: $14,691 

Percentage of cost recovered: 98.5 percent 

If your kitchen has good flow and functions well, a minor remodel will pay off at resale. 

• Reface the cabinets with new doors and drawers. 

• Put in new stainless steel appliances. 

• Update with resilient flooring and laminate countertops. 

• Finish with neutral wall paint. 

It's easy to overspend remodeling the kitchen, but you can't go too low-end or the kitchen will 

look cheap. On the other hand, don't spend thousands for professional-grade appliances unless 

you're in a high-end property. 

4) Attic Bedroom 

Cost of attic bedroom: $39,188 

Average resale value: $36,649 

Percentage of cost recovered: 93.5 percent 

Turning an unfinished attic into a 15x15 third or fourth bedroom with a 5x7 bath really pays off in 

hot housing markets where older, close-in neighborhoods offer homes with easy commutes but 

smaller square footage. 

The payoff for remodeling this existing space is higher than the payback for adding new space. 

Even putting in a modestly priced master suite addition typically costs about twice as much as 

finishing an attic and the return (82.4 percent) is lower. 



1. Home Office 

• Cost of home office remodel: $13,143 

• Average resale value: $9,569 

• Percentage of cost recovered: 93.5% 

If you work from home, spending money to turn a 12x12 room into a home office with custom 

cabinets, 20 feet of laminate desktop, and upgraded wiring for all your electronic gadgets may 

be worth it. But as a presale investment, it doesn't pay off. 

Remodeling rooms people spend less time in (a home office, media room or master bedroom 

addition) might be worth it for a particular homeowner. But from the standpoint of making a dif-

ference in the value of the house, there's a 50% to 75% return rate. 

2. Upscale Master Suite Addition 

• Cost of upscale master suite: $137,891 

• Average resale value: $110,512 

• Percentage of cost recovered: 80.1% 

Creating a dream master suite with a sitting area, a large master bath with custom stone vani-

ties, custom bookcases, a gas fireplace and a large walk-in closet will leave you with a fabu-

lously high remodeling tab that won't be repaid when you resell your home, unless you live in a 

luxury home in a high-cost area where the real estate market is hot. 

A luxury master suite that makes you the envy of the neighborhood won't make you money. 

Don't over-improve for the neighborhood, you'll never see return on your investment. Consider 

other homes in the area before making such a significant improvement. 

FOUR WORST UPDATESFOUR WORST UPDATESFOUR WORST UPDATESFOUR WORST UPDATES 



3. Family Room Addition 

• Cost of family room addition: $54,773 

• Average resale value: $45,458 

• Percentage of cost recovered: 83% 

Adding a family room sounds like a smart remodeling investment, but it won't be if you have to 

add completely new square footage to your home. On average, you'll spend over $50,000 to 

build a 16x25 room and finish it inside with recessed lighting, hardwood floors, windows, patio 

doors and skylights and outside with vinyl siding. 

Spend that same $50,000 to remodel existing unfinished space in your basement or attic and 

you can add a full size bath and a wet bar for the same money. You'll also recoup closer to 90% 

on your remodeling costs at resale. 

Whether your new family room is in the basement or on the first floor, make sure it matches the 

profile of the buyer you have in mind for your home. Doing a lot of work on a basement rec room 

is fine for family buyer profiles, but if you hope to sell to empty nesters, it won't help sell your 

home. 

4. Upscale Kitchen Remodel 

• Cost of upscale kitchen remodel: $81,552 

• Average resale value: $69,194 

• Percentage of cost recovered: 84.8% 

A top-of-the-line kitchen with commercial grade appliances, stone countertops and custom cabi-

nets will set you back over $80,000 and you won't be getting that investment back at resale, 

unless you're in a high cost area where that price tag is relatively small compared to your total 

home price, like Los Angeles, New York, San Francisco or Seattle. 

When you go high-price, be careful not to go too high style. For instance, black lacquer kitchen 

cabinets with black granite countertops may look cool, but it only appeals to one in a hundred 

buyers. White cabinets with black granite would appeal to many more buyers. 



1. Paint Your Way to Profits 

Painting your home before you put it on the market is one of the cheapest ways to get the high-

est possible price for your property. But don't use the same color for the entire house - white 

walls are dull. Use soft muted colors like pale green or muted beige. They can still be neutral 

while greatly improving the look and feel of each room. Add white baseboards for additional 

style. 

2. Find a Higher Price Underfoot 

If you've got hardwood under old carpet, rip up the carpet and refinish the floors. Sanding hard-

woods is physically demanding. Make a mistake and you ruin the floor. Hire a pro to sand for $1 

to $1.50 a foot and then do your own staining and sealing to save money. When carpet is your 

only option, buy the best padding. Mid-price carpeting will look and feel fine if the padding below 

it is thick. 

3. Tweak the Front Yard 

First impressions make a huge difference. Perspective buyers tend to make up their mind be-

fore they even walk into the house. If they don't like the outside, they're not going to like the in-

side. So: 

• Trim your shrubs 

• Cut your grass 

• Place potted flowers at the entryway 

• Paint the front door 
• Invest in new doorknobs, a mailbox and house numbers 

4. Follow the Light 

Update old light fixtures in the kitchen, bath and hallways so buyers will see why your home is 

worth more. Florescent lights and brass are dated. Buyers like brushed nickel, stainless steel or 

blown-glass style light fixtures. Recessed lighting is also a huge selling point because it bright-

ens up the room and creates a natural-looking light. 

UPDATES FOR A TIGHT BUDGETUPDATES FOR A TIGHT BUDGETUPDATES FOR A TIGHT BUDGETUPDATES FOR A TIGHT BUDGET 



With this information you are now ahead of the game!  Simple tips like this 

can make or save you a significant amount of money! 

 

Again, these numbers reflect national averages.  Your specific home and lo-

cation are unique and getting professional advice is a simple way to make 

sure you are doing what works best for the market in your area. 

 

Remember, your home is still your home and should fit your personal needs.  

A home office may not pay off in the end, but if you are in your office daily, 

it will more than pay for itself. Some owners choose to wait until they’ve 

decided to sell before they update.  But with the knowledge you have now, 

start updating as often as you can afford. Don’t forget to make your home 

enjoyable for you, not the next owners. 

Hi! My name is Katie Knutson. I hope that you find this information to be useful and 

profitable!  I’ve been working full time at Century 21 since 2006, and would love to 

help you with all your real estate needs. I’ve worked with buyers, sellers, first-time 

homebuyers, investors, builders, and land developers.  

Take advantage of free advice from someone who studies the construction and design 

of houses and our local market, everyday.  

My job to a buyer is to find a home that will best fit their needs and not break the bank. 

For sellers; my job is to help owners make the most out of the home they own and sell 

at the best price possible. 

Please call, email, or text anytime with questions! 

Century 21 

Gustafson, Krogman and Assoc. 

323 22nd Ave 

Brookings, SD 57006 

Katie Knutson 

Cell: 605-685-3293 

Email: 
katknutson@brooking.net 


