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The decisions sellers make in the two weeks before their home hits the market often

determine how the next two months go. Here are the mistakes I see most often — and what

to do instead.

The Listing Window Is Narrow

A home that generates strong early showings and quick offers builds its own momentum. A home that

launches into silence accumulates days-on-market that every future buyer can see — and interprets. The

two weeks before a listing goes live are when sellers have the most control over which outcome they'll

experience.

Mistake 1: Pricing Based on What You Need, Not What the Market Supports

This is the most common and most expensive mistake. Buyers compare your home to every other home in

the same price range that sold recently. They are not compensating you for your renovation costs or

attachment to the property. The fix: price based on a comparative market analysis built from actual recent

sales.

Mistake 2: Skipping the Pre-Listing Inspection

When you discover problems on your own timeline, you get to decide how to handle them. When a buyer's

inspector finds issues mid-transaction, you're negotiating under maximum pressure. A pre-listing four-point

inspection typically costs $200–$350 and is one of the highest-ROI decisions a seller can make.

Mistake 3: Using Standard Real Estate Photography

In the first five seconds of a buyer's scroll, they decide whether to look more closely or move on. Standard

photography does not clear the bar for today's buyers. Editorial real estate photography creates a visual

story that earns the showing.

Mistake 4: Rushing Preparation to Hit an Arbitrary Launch Date

Buyers who see an unprepared home in the first week form an impression that is difficult to revise. An extra

week of preparation that produces a cleaner launch is almost always better than two weeks of remediation

after a weak start.



Mistake 5: Neglecting Exterior Presentation

Sellers often invest significant effort in the interior while giving less attention to the exterior. A buyer who

loves the curb arrives at the front door already inclined toward the home. Fresh landscaping, a

power-washed driveway, and a painted front door are consistently among the highest-impression-per-dollar

improvements a seller can make.

Mistake 6: Not Vetting Buyers Before Accepting an Offer

The best offer is not necessarily the highest offer. A slightly lower offer from a financially solid, committed

buyer is often the better outcome than a higher offer with uncertain financing.

Frequently Asked Questions

How long does it take to properly prepare a Pensacola home for listing?

For a home in average condition, two to four weeks is realistic. Homes requiring more significant work may

need four to six weeks. Rushing below that timeline often produces a listing that doesn't perform as well as it

should.

Should I repaint before listing my Pensacola home?

Fresh neutral paint is consistently one of the highest-ROI pre-listing investments. It makes a home read as

well-maintained, photographs cleanly, and removes the buyer's concern about having to repaint immediately

after closing.

What is a seller's disclosure in Florida, and what am I required to disclose?

Florida law requires disclosure of any known material defects that would affect the value or desirability of the

property and that are not readily observable. This includes prior water damage, known roof issues, and

unpermitted improvements.

How do I choose the right list price for my Pensacola home?

Start with a CMA prepared by an agent who knows your specific neighborhood, focusing on genuinely

comparable sales from the past 90 days. Price at the range the comps support, adjusted for any meaningful

differences in condition or features.
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