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The home buying process can be a difficult and stressful time. Sometimes the most challenging part of 
the entire buying process is the home inspection. I have been involved in this industry for over 20 years, and in 
that time, I have learned an awful lot. I wish I would have known this information when I bought my first 
house 22 years ago. I am happy to share with you the 7 secrets to surviving the home inspection. These are 
the most important things I have learned over my lifetime. I hope this information can help you navigate the 
process of the home inspection with confidence, and help you successfully complete the purchase of your new 
home. So, let’s get started 

 
Number 7  It’s very helpful to have a clear understanding of what is and what is not included in the 
inspection. A general home inspection is a visual, noninvasive inspection, which typically includes the 
following parts of a home.  
 

 The Grading and Vegetation 
 The Roof and Gutters  
 The Exterior Wall Coverings, Porches, and Decks 
 The Foundation and Structure 
 The Heating, Cooling, and Ventilation Systems 
 The Electrical System  
 The Plumbing System  
 The Attached Appliances  
 The Cabinets and Countertops 
 The Interior Walls Ceilings, and Floors  
 The Doors and Windows 
 The Attic and Insulation 
 The Crawlspace or Basement 
 And the Garage 

 
A home inspection is primarily for the structural, mechanical, and safety related components of the 

home, and we can only report on what we observe at the time of the inspection. You should not rely 
on the home inspector to report defects in cosmetic items, such as floor coverings, paint, and 
decorative trim. Inspectors are trained to look for function, structure, and safety. Cosmetic conditions 
are inherently subjective; therefore, it is the buyer’s responsibility to evaluate cosmetic conditions and 
decide what is acceptable to them. 

 
Number 6  Plan to attend the inspection if possible and do a little homework before you come.  
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 Carefully read the sellers disclosure form and find out as much information as possible in 

advance. Any items of concern can be evaluated and focused on during the inspection. 
 Prepare a list of any general questions you would like to ask concerning the homes condition or 

future maintenance, and make sure to tell the inspector about anything you are especially 
concerned about, so he can address those items during the inspection.  

 Have enough time scheduled so that neither you nor the inspector is rushed. A typical 
inspection takes between 3 – 4 hours. If you cannot attend the entire inspection, plan on at 
least one hour at the end, to review with the inspector what was found. It’s usually best to 
communicate face to face if that is at all possible.   

 We will review the inspection summary with you on site. The complete inspection report will 
be e-mailed to you, usually the same day and guaranteed within 24 hours. If you were not able 
to attend the inspection feel free to call the inspector with any question or concerns about 
anything in the report.  
 

The 3 – 4-hour inspection window is typically the longest single period of time the buyer will spend 
in the home prior to closing. You can use this valuable time to plan furniture placement or window 
coverings or anything else which may be important to you. You may want to bring a pen and paper for 
taking notes, a tape measure, or even a camera. You might consider bringing some snacks and water.  

 
Number 5  Consider adding additional inspections when appropriate. I always recommend radon 
testing because Greenville is located in a high-risk area for radon gas. You are encouraged to think 
about any items, or special features in the home, which should also be inspected prior to closing, such 
as a sprinkler system or a swimming pool. Septic systems can be very expensive to repair or replace 
and if present, should be inspected before purchasing a home. Additionally, an inspector may discover 
something during the inspection that could use the benefit of further testing or evaluation. If there is 
visual evidence of apparent mold, for example indoor air quality testing or mold sampling for lab 
analysis and further investigation might be advised. Additional inspections done before you purchase a 
property can prevent major surprises or problems later on. It is much cheaper to pay for an inspection 
before you buy, than it is to pay for a repair after you’re in the home. 

 
Number 4 Be considerate of the current home owner and their property. Remember you are a 
guest in someone else’s home. Home owners often feel anxious and uncomfortable about the home 
inspection and we want to make things as smooth and comfortable for them as possible. 

 
 Treat everything in the home with respect. 
 Leave everything in the home the way you found it. 
 Don’t speak negatively about the home, or the home owners. Things that are said often 

have an amazing way of getting back to people.  
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Usually there are at least a couple of things a buyer would like to negotiate with the seller after 
the inspection. It can be very difficult to resolve anything with a seller who is upset with, or just doesn’t 
like you (the buyer). Treating seller(s) and their home with respect will make it easier to work with 
them when the inspection is complete.  

 

Number 3  Homes are like people, no one is perfect. Remember to keep things in proper 
perspective. You can love a home while at the same time being aware of the home’s imperfections. It 
can be easy for relatively small items to get blown out of proportion. Very few things should actually be 
“Deal Breakers”. It’s usually best to keep your focus on larger items (if there are any) and let the 
smaller things go. To help keep things in perspective we use three categories in describing defects.   

 
i. A Minor Defect is an item in need of a simple inexpensive repair, or maintenance, but 

there is no urgent need to do anything. The buyer usually does not ask the seller to 
address minor defects or maintenance items.  
 

ii. A Defect is an item which is improper or not working as intended. The client is usually 
encouraged to make a repair or correction.  

 

iii. A Material Defect is an item, that the inspector believes, has a major impact on the 
value or safety of the home. The client is strongly encouraged to have all material 
defects, further evaluated and / or repaired, by a qualified professional.  

 
Material defects are usually handled before closing. It’s important to understand that an 

inspection report is NOT a mandatory list of repairs. Neither you nor the seller is required to do 
anything recommended on the inspection report. The main purpose of the inspection report is to 
describe the true condition of the home. From there it is completely up to you to decide what is 
important to correct / repair and what items, if any, you will ask the seller to address. 

 
Number 2  You will most likely need to negotiate with the seller after the inspection. Resolving 
items on the inspection report is just a normal part of the home buying process today. Realize 
that, as in any negotiations, you probably won’t get everything you want. There is always a give and 
take. Additionally, there are often some unexpected items which are discovered by the home 
inspector, so be mentally prepared for that and don’t panic. Practically every problem also has a 
solution.  

 

Keys for successful negotiations with the seller after the inspection. 
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 Listen to your agent’s advice. Your agent has experience and knows what is considered 

“normal” in your area. They help resolve issues every day. They are experts.  
 Prioritize what matters most to you and focus your energy on addressing those items. It’s not 

realistic to expect the seller to do everything listed on a home inspection report.  
 Realize that not everything has to be “fixed”. Some items can simply be accepted as is. There is 

a difference between items which should be fixed and items that could be improved.  
 Understand that no home is perfect, so we encourage you not to walk away from a good home 

just because the inspection may have revealed some flaws.  
 

Number 1  The number one secret to surviving the home inspection is hire the right inspection 
company. Not all home inspection companies are the same, and it’s not even remotely close to the 
same. There is an enormous variation of skill, knowledge, and professionalism in the industry. A 
bad home inspector can cause a lot of problems. In fact, sometimes I think a buyer may be better 
off not having the home inspected at all rather than hiring a bad inspector, so do your homework. 

  
 Make sure that the Inspector is licensed. This is the most basic qualification, and something you 

should check, but just because an inspector is licensed does not mean they are qualified.  
 Does the inspector have the proper experience and training? Do they have insurance? 
 How thorough are they? Do they go on the roof, or just look from the ground? How about the 

attic and the crawl space?  
 Will they go over the inspection with you on site and take time to answer your questions.  
 What guarantees does the inspector provide. Great companies stand behind their work.  
 A well written report delivered quickly really helps the transaction proceed smoothly. Ask for a 

sample report 
 Not all home inspections are equal and as a result they don’t all cost the same. Don’t make the 

mistake of hiring a company based on price alone. Look at the total value, not just the price. 
Some companies are just better, and they provide more to the buyer. I really doubt when you 
started looking for a home you said, “I just want the cheapest home on the market.” 

 Look at the reviews online of any company you are considering and see how other customers 
who have used that company feel after the inspection.  

 Do your due diligence, don’t just hire anyone. This may be the largest purchase of your life.  
 

Thank you for taking time to read this information. I hope this article will help you in the 
successful purchase of your home no matter who you chose to perform your home inspection. For 
any additional information about the home inspection process or about our company and what we 

offer, please visit our website at www.AppleTreeInspections.com or give us a call at 

(864) 501-7593 
  

 


