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FULL PRICE BREAKDOWN REPORT

2 Bedroom Apartment Painting Case
Study

How a Melbourne apartment painting quote changes when the property is empty,
owner-occupied, lightly furnished, urgent, or prepared for sale.

Example property
2 bedroom, 2 bathroom
apartment

Approx layout
68m² floor plan example

Main variables
Condition, access, furniture,
prep, scope

Price note
Example ranges only - not a
fixed quote

Important: This report is designed to help homeowners understand how painting quotes are built. The figures
are examples only. A final quote depends on photos, site access, surface condition, chosen paint system, scope
and inspection details.

What this report covers

1 The apartment example and what affects the quote

2 Scenario comparison: empty vs owner living in the property

3 What is usually included and what can change the price

4 Example timelines, payment stages and red flags

5 How to request a clearer quote from Jones Painters Melbourne
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The example property
This case study uses a 2 bedroom, 2 bathroom apartment floor plan. A floor plan helps with room flow, door
count and access. Photos are still needed because the real price is usually decided by condition, preparation
and finish level.

What we need to know before pricing

Photos Walls, ceilings, trims, doors, stains, cracks, peeling paint, access and furniture.

Scope Walls only, walls + ceilings, trims, doors, wardrobes, bathrooms, kitchen/living, full
apartment repaint.

Condition Holes, old patching, water marks, glossy trims, damaged plaster, poor previous
paintwork.

Access Vacant property, owner living there, lifts, parking, stairs, body corporate rules,
working hours.
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Scenario comparison: how the same apartment
can price differently
Two apartments with the same floor plan can have very different prices. The biggest difference is not always size
- it is condition, furniture, access and how much protection and staging is required.

Scenario What changes Typical effect on quote

Empty apartment Faster access, easier masking, fewer interruptions, easier
drying and clean-up.

Usually the most efficient and
cost-effective version.

Owner living in property Furniture moving, daily protection, staged room-by-room
work, more communication and clean-up.

Often adds time and can increase cost
due to labour and protection.

Lightly furnished Some furniture protection and shifting, but still workable if
rooms are accessible.

Usually sits between empty and fully
occupied.

Rental refresh Often focused on walls, selected patching and practical
presentation rather than premium finish.

Can be lower if scope is limited and
condition is fair.

Pre-sale repaint More attention to visible defects, trims, doors, colour
consistency and buyer presentation.

Can cost more, but may improve
property presentation.

Urgent deadline May require extra labour, tighter scheduling or weekend
work if available.

Can increase price depending on
timing and crew availability.

Blunt truth: If a painter gives the same price for an empty apartment and a fully occupied apartment without
asking questions, the quote may be too vague.
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Example price breakdown
The numbers below are illustrative examples only. They are not a fixed advertised price. They show how scope
affects the quote before the final site-specific details are confirmed.

Example scope Empty apartment
example

Owner living / furnished
example

Why it changes

Walls only refresh $2,800 - $4,200 $3,400 - $5,200 Furniture protection, moving, staged
access and extra clean-up.

Walls + ceilings $4,000 - $5,800 $4,800 - $7,000 More masking, dry time, ceiling prep
and room staging.

Full repaint: walls, ceilings,
trims, doors

$5,500 - $8,500 $6,500 - $10,000+ Doors, trims, sanding, priming,
protection and detail work add
labour.

Pre-sale finish upgrade $6,000 - $9,500 $7,000 - $11,000+ More visible defect correction and
presentation-focused finishing.

What can push the price up
High ceilings; heavy patching; water stains; smoke staining; glossy trims; dark-to-light colour changes; multiple
feature colours; poor previous paintwork; difficult access; furniture-heavy rooms; tight deadlines; body corporate
restrictions; after-hours work.

What can keep the price down
Empty rooms; clear access; simple colour scheme; limited patching; good existing paint condition; standard
ceiling height; clear parking/access; flexible dates; clear photos and floor plan supplied before quoting.
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What a clear painting quote should explain
A quote should not just be a number. It should explain what is included, what is excluded, and what could
change after inspection.

Preparation Patching small holes, sanding rough areas, caulking selected gaps, surface
cleaning where needed, priming where required.

Protection Drop sheets, masking, protection for floors, furniture, fixtures and surrounding
areas.

Paint system Type of paint, number of coats, ceilings/walls/trims/doors included or excluded.

Clean-up Tape removal, tidy finish, rubbish handling, basic clean-up and handover check.

Communication Timeline, working hours, access, parking, drying time and payment stages.

Common quote red flags

• No mention of preparation or number of coats.

• No explanation of ceilings, trims, doors or bathrooms.

• Very fast timeline for a full repaint without explaining drying time.

• No detail about furniture protection or clean-up.

• Price given without photos, floor plan, scope or questions.
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Example timeline and payment stages
For a 68m² apartment, a realistic timeline depends on scope and condition. A full repaint is not just rolling paint
onto walls. It includes protection, prep, coats, drying time, trims and clean-up.

Day 1 Protect floors, mask areas, patch holes, sand rough areas, start ceilings or prep-heavy
surfaces.

Day 2 First coat walls, selected priming, bathroom wall sections, trims and door prep.

Day 3 Second coat walls, trims, doors, skirting boards and detail work.

Day 4 Touch-ups, tape removal, clean-up and final inspection if full scope requires it.

Example payment stages

Stage When Example Purpose

Deposit On booking Example 10% Secures dates and allows planning/materials.

Progress Mid-job Example 40% Preparation completed and paintwork underway.

Final balance After handover Example 50% Job completed, clean-up done and finish
checked.
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How to get a clearer quote
The best quote starts with useful information. You do not need to know every detail, but the more context you
send, the faster and clearer the advice can be.

■ Your suburb and property type.

■ Photos of each room or surface to be painted.

■ Photos of problem areas: peeling, cracks, stains, holes, damp marks or damaged trims.

■ Whether the property is empty, lightly furnished or occupied.

■ Whether you need walls only, ceilings, trims, doors, cabinets, roof or exterior work.

■ Any deadline: moving date, sale campaign, rental handover or renovation schedule.

Ready for a quote?

Send photos through the Jones Painters Melbourne quote form or call Andy on 0452 148 729. We will help you
understand the likely scope, preparation and timing before you spend money.

Website: jonespaintersmelbourne.com.au Phone: 0452 148 729 Email: info@jonespaintersmelbourne.com.au

This guide is general information only and is not a formal quote, guarantee, building advice or fixed price. Painting prices depend on
property condition, access, paint system, preparation required and confirmed scope.


