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OUR MISSION STATEMENT
The goal of any inspector is to make it into a process directly involving
The client and the utilizing the inspector’s skills to detect and evaluate
Problems, put the problems into perspective, demonstrate empathy
for the client’s fears or anxieties, and educate the client so they can
make a well informed, cogent, realistic choices about significant issues.
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Web Based Broker Resources www.cameohis.com
The Book

www.cameohis.com/the_book

We wrote the book, "What if Houses Could Talk?" for home buyers and sellers. It is a free PDF
download and is generic, (not about Cameo). Regardless of who does the inspection, it will reduce
your liability as a broker by explaining everything related to the inspection process so you don't have
to. A few of the many topics include:
 Why home inspections are important
 How to choose an inspector
 The inspection process
 Understanding the report
 When things go wrong, and much more!

Local Thurston County Resource List www.cameohis.com/resource_list
We have spent the last 16 years compiling and continually updating a list of trusted and respected local
resources with virtually everything from contractors to carpet cleaners. Use this as your 'go to' list for
needed help before you, "let your fingers do the walking".
And no, we don't receive kick backs or referral fees, but do be sure to tell them Cameo sent you!
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New Brokers www.cameohis.com/new_broker
The new brokers section contains information to help you do your job more effectively. All of the
information is in a PDF format for easy downloading. This is a very dynamic portion of the website with
additional information posted as the demand arises. To date this section not only includes the General
Informational Sections above, but the following:
 Well water testing resource
 All about oil tanks
 The truth about asbestos
 What VA and FHA appraisers look for
 Seller's pre‐inspection checklist
 Washington Inspector's Standards of Practice & Code of Ethics

Cameo's Inspection Insider www.cameohis.com/inspection_insider
We feel it is important to be a resource for brokers, providing information about inspection related
issues and questions, whether we did the inspection or not. When there is information that may
benefit others, we will post the information in Inspection Insider and send out an e‐mail blast to
alert everyone on our contact list. We do not and will not send out routine e‐mails with mundane
information and advertising just to constantly stay in front of your face. If you would like us to help
you stay informed by getting on this list, or if there is ever a question we can answer for you, contact
us at:

Email:cameohomeinspection@comcast.net
or call 360.459.1632
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A Quick History of Home Inspections
Back around the early 1970’s, home buyers began hiring general contractors to perform pre‐purchase
inspections, but it became apparent that most lacked the knowledge necessary to adequately evaluate the
various systems and components of a home. Buyers also began to demand more information ‐ more than a
general contractor could provide. Eventually, home inspectors began to appear and these 'contractor’s
inspections' soon became known as a “home inspection”.
At the same time, real estate brokers were experiencing liability
issues when buyers would discover problems after closing, often
finding themselves responsible for undisclosed material defects.
Easton vs Strassberger 1984
“Real estate brokers have an affirmative duty to conduct a
reasonably competent and diligent inspection of the residential
property listed for sale and to disclose to prospective buyers all
facts materially affecting the value of the property that such
investigation would reveal.”
Based on the court’s decision in Easton vs Strassberger, brokers recognized it would be best to refer to
independent experts who could provide a more complete and thorough inspection than they were capable of.
Doing so also allowed them to share potential disclosure liability with the inspector. This resulted in a huge
increase in the number of homes being inspected by home inspectors prior to the close of escrow. By the
1990’s, driven by the real estate industry and consumer awareness, pre‐purchase home inspections
performed by trained and qualified home inspectors were becoming commonplace. So in effect, the real
estate industry helped create the home inspection industry!
Most savvy and experienced real estate brokers knew that a property inspection performed by a trained and
qualified individual not only benefited their clients, but could also shield them from liability. Unfortunately,
there was no universally accepted standard one had to meet to become an inspector. Many teaching
programs had emerged as training aspiring home inspectors became big business in itself, but the quality and
scope of training ranged from soup to nuts. One could complete simple online training, or even sign up for
correspondence schools to get trained and certified. Consumers and brokers alike suffered at the hands of
some ill prepared inspectors, many of whom had no formal training whatsoever.
The American Society of Home Inspectors, ASHI, recognized these issues and was the first entity to establish
standards of practice for home inspectors as well as a code of ethics. Founded in 1976, ASHI remains North
America's oldest and most respected professional society of home inspectors. All other association and state
standards of practice are modeled after ASHI, even in Washington State.
With the real estate bubble growing and new inspectors flooding the market, the ability to advertise using the
word, “certified”, became the Holy Grail for a rookie inspector. Associations and other entities now began to
spring up offering certification. One large association still offers certification today to those who would pay a
fee and complete a very simple, un‐proctored, on line test. Another web site offers certification as a, “Master
Inspector”, just for completing a form, stating you are not a felon and of course, sending some money.
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Consumers and brokers alike remain uneducated about what certification actually means and generally
assume that if someone is certified they must be good. It is no different than assuming the business with the
biggest yellow page ad must be the best.
To date, ASHI certification requirements remain the most stringent requiring 2
years of experience, 250 inspections, a peer review of reports, a test covering
ethics and standards of practice and successful completion of the National Home
Inspectors Examination. Maintaining ASHI certification is also dependent on
completing yearly continuing education credits.
www.ashi.org
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Washington State Home Inspector Law
Like many other places across the country, Washington became glutted with inspectors looking to make a
dollar from the ever growing real estate industry. By 2002, there were over 14,000 inspectors nationwide with
an estimated 1500 or more in Washington State alone. It was only a matter of time before credibility by way
of home inspector licensing came to Washington and in 2008, a home inspector licensing law was passed by
the legislature. To be grandfathered in, experienced inspectors had to show proof of two years in business and
a minimum of 100 inspections. They then had to take NHIE, (National Home Inspectors Examination), and a
state specific test. One year after the law passed, there were roughly 400 licensed inspectors in the state. At
the end of 2014 there are fewer than 800 and there still remains the occasional inspector caught practicing
without being properly licensed.
The new law created a home inspection board which has 7 people including 6 practicing inspectors and one
educator. Standards of practice and a code of ethics were developed which closely follow those from ASHI.
Other professions such as engineers, architects, electricians, plumbers, pest control operators, structural pest
inspectors and appraisers are exempted from home inspection licensure provided they do not practice outside
the scope of their license
The new law requires that training programs are board approved and provide 120 hours of classroom
education followed by 40 hours of field training from a qualified individual. Licenses are valid for two years
and 24 hours of continuing education are required for renewal. Inspectors must show their license number on
any advertising including business cards, brochures and signage on vehicles. Language on advertising must
state, “Licensed Home Inspector”.

Here are some of the other components of the law:
 Inspectors who also work as contractors may not perform work on a
property they inspected for a period of 1 year after issuing the report.
 The inspection contract must be given to client in advance of inspection
when possible. It must include a general description of items inspected
and those not, including: mold, asbestos, lead paint, water, soil, air
quality or other environmental issues ‐ unless agreed to in writing in the pre‐inspection agreement.
 The inspector must refund the inspection fees if ordered by court to do so.
 Like brokers, inspectors must abide by the Uniform Regulation of Business and Professions Act.
Unprofessional conduct may result in one, or any combination of the following actions:
Revocation or suspension of their license
Restriction or limitation of their practice
Completion of a specific program of remedial education or treatment
Monitoring of their practice by the disciplinary authority
Censure or reprimand
Probation
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Fines
Denial of an initial or renewal license application
A cease and desist order
 It is a gross misdemeanor to represent oneself as a licensed home inspector if one is not and the
Department of Licensing may impose a civil fine of up to one thousand dollars for each day the person
engaged in the unlicensed practice.
 The inspector must provide written disclosure about business or family relationships or any other
conflicts of interest between themselves and any other party to the inspection.
 The inspector must be unbiased and discharge their duties with integrity and fidelity.
 The inspector shall provide services and opinions only within the area of their education, training and
expertise.
 The inspector shall not knowingly minimize or compromise information about defects for the purpose
of garnering future referrals.
 The inspector shall not receive compensation from more than one party without disclosing to the
client.
 The inspector cannot provide compensation or inducement, (greater than $10.00), to anyone for
inclusion on a recommended list, or referrals.
 The inspector cannot disclose information without client approval or as required by law UNLESS safety
or health hazards to occupants exists.
 An inspector cannot advertise previous experience in associated trade as experience in inspection
Industry and they may not accept or do an inspection when assignment of the inspection is contingent
on reporting predetermined conditions.

For more information or to check on a license go to: http://www.dol.wa.gov/business/homeinspectors/
Or call: 360.664.6487
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About Home Inspections
To put it simply, a home inspection is a limited, non‐destructive, visual examination of all the readily
accessible, installed systems and components of a home. (See below). In other words, the inspector will
attempt to see everything they can see without damaging things, moving things around, or getting hurt. The
goal of the inspection is to assess the durability and serviceability of the various components, identify any
actual or potential areas of concern and defer reportable conditions to a specialist for further evaluation
and/or repair as needed. It would be fair to think of the inspector as a generalist – the point man who seeks to
identify issues which may require further investigation, or evaluation and repair by the specialist. As part of
this process, the inspector should help the client understand inspection findings so they can make well
informed and cogent decisions about any important issues during the negotiation process. In very general
terms, a thorough home inspection should include evaluation of the following:
Exterior grounds, topography, any retaining walls.
The exterior siding system, flashings, finish, doors.
The roofing system including flashings, ventilation, gutters and downspouts.
The garage including vehicle doors and the firewall.
The interior structure including floors, walls and ceilings, cabinets, windows
The attic structure including insulation, framing, exhaust ducts.
The bathrooms and utility area.
The kitchen including all built in appliances.
The electrical system including the panel and a representative sampling of lights and outlets.
The plumbing system including the water heater, water pressure, functional flow and leaks.
The heating system, fireplaces and wood stoves.
The sub‐structure crawl space including framing, insulation, water issues, rot damage.

An inspection is not intended to be “technically exhaustive”. So
while an inspector will remove the outer cover of the electrical
panel and furnace, they will not disassemble things further and
perform detailed testing as a specialist would. However, they
should provide a level of evaluation which will determine if a
specialist is needed and why. The inspector may not perform
“destructive discovery” and where conditions such as rot exist,
the inspector cannot destroy things to determine how bad the
condition may be. It will be up to a contractor to discover the
full extent of damage.
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As a generalist, a home inspector is not responsible for inspecting all the components of a home. While it is
not a comprehensive list, some of the more common exclusions from the home inspection report include:
Septic Systems.
Wells and pump equipment.
Sprinkler systems and fire safety equipment.
Security systems.
Pools and spas.
Fountains and water features.
Property lines, common areas.
Non‐built in equipment like washers, dryers, refrigerators.
Low voltage wiring, phone and cable lines.
Solar systems.
Soil conditions.
Inaccessible areas.
Mold.
Indoor air quality
Efficiency or adequacy of heating and AC systems
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About Pest Inspections
Pest inspections are performed by an SPI, or Structural Pest Inspector, who is licensed through the WSDA,
Washington State Department of Agriculture. The pest inspection is formally called a Complete Wood
Destroying Organism, (WDO), Inspection and addresses three areas: Infestation of wood destroying
organisms; Damage from wood destroying organisms; and Conditions Conducive to rot and infestation. Home
inspectors who are SPI's may include a WDO inspection routinely as part of their service; others may charge an
extra fee. Occasionally, home buyers may simply choose to have a standalone pest inspection performed in
lieu of a home inspection. Appraisers and lenders may also ask for a pest inspection, often referring to it as a
termite inspection. A standalone WDO inspection only focuses on the three areas outlined above, generally
excluding everything above the gutter line. Assessment of other systems such as the roof, attic, electrical
system and heating system are excluded as are detached decks and outbuildings. Again, the inspection must
be performed by a licensed structural pest inspector, or pest management professional. A home inspector
who lacks their SPI license may not perform this type of inspection.
For more information or to check on a license go to: http://agr.wa.gov/PestFert/LicensingEd/Search/
Or call 1.877.301.4555

Wood destroying organisms








Carpenter Ants
Subterranean Termites
Dampwood Termites
Wood Boring Beetles
Moisture Ants
Velvety Tree Ants
Wood rot fungus, (commonly called Dry rot).

Any other non wood destroying insects, roaches, rats, fleas, birds, squirrels and so on are generally excluded
from the WDO or pest inspection as there is no legal requirement to report on them. However, a prudent
inspector will comment on household pests or vermin as these can be very upsetting for their client and
failure to make a comment will often result in a complaint.

Damage from wood destroying organisms
The most common findings relate to moisture penetration and
include such things as rot damaged bathroom floors, rot damaged
structural members in the crawl space and decayed, damaged, or
failed siding. Insect damages tend to occur primarily in the crawl
space and seem to be most often related to wood boring beetles
and termites.
Rot damage on an 11 month old home
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Conducive Conditions
Since most wood destroying organisms require at least some moisture to survive and flourish, conducive
conditions are often those things which either directly or indirectly promote high moisture conditions in or
around the home. Conducive conditions are also issues which create favorable habitats for wood destroying
organisms. Some of the most commonly encountered conditions include:
Foliage against the structure.
Dirt or landscaping material in contact with the siding.
Downspouts draining near the house.
Plumbing leaks.
Leaking wax rings on toilets.
Moisture behind tile tub and shower surrounds.
Failed caulking on the floor in front of bath tubs and showers.
Hidden moisture in the floor by dishwashers.
Inadequate plastic vapor barrier in the crawl space.
Wood or cardboard debris in the crawl space including cardboard forms on footings.
Water in the crawl space.
Blocked or damaged foundation vents.

Some Common Offenders at Work

This is a huge amount of Carpenter Ant frass inside a crawl
space. The frass is like sawdust only finer and lighter and
usually there are ant body parts in it.

Carpenter Ants don’t actually eat the wood like
termites. They mine it for nesting. Regardless, they can
cause considerable damage as you can see on the right.
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This is a Moisture Ant infestation inside the crawl space.
Moisture ants feed on the fungus from dead and decaying
wood among other things and require very high moisture
levels. They are a good indicator that a high moisture
condition is present and wood rot decay may exist.

This is called a Moisture Ant Carton or gallery and is made
from debris and excrement from the ants. Once upon a time
this was a very active colony.
Treatment is usually not recommended as removing the
conducive conditions will cause the ants to go away.
However, on occasion, treatment may be recommended for
the benefit of workers who must repair conditions while the
ants are still present.

These are exit holes from a beetle called an Anobiid or
Deathwatch beetle. You may hear them called powder
post beetles, but that is incorrect as true powder post
beetles (Lyctids) generally inhabit hardwoods while
these beetles prefer softwoods such as fir.
The holes are about the size of a pin head and are a
common finding on older homes with non‐kiln dried
lumber and poor crawl space ventilation. With severe
infestations, the wood is often so damaged it literally
explodes into a pile of dust and debris when struck with
a rock pick.
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Here is a close up of the exit holes from Anobiid Beetles. After
the adults lay their eggs in the voids and crevasses of the wood,
the larvae hatch and cause the damage as they burrow through
the wood.
When repairs are done, it is best not to cripple on new wood
next to damaged, (unless it is pressure treated), as these beetles
can and will re‐infest the new wood. If infested materials are
damaged enough to need repair, they should be removed and
replaced.

On the left is a shelter tube or mud tube from
Subterranean Termites. These insects live in the ground
and move from the underground nest to structures
through these protective tubes, carrying food and water
back and forth with them. Termites are found in soil
areas with sandy loam, not in areas with clay based soils.
Unlike ants, they are able to digest cellulose so they
actually eat the wood. Damage can be devastating as
you can see below by what once was a 2 x 6 floor joist.
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At left is a wood decay fungus.

Since the 2008 inspection legislation, home inspectors no longer have to be licensed as an SPI. Inspectors who
relinquished their SPI license must still, (by law), report on wood rot decay and conducive conditions, but they
may not make any identification of wood destroying insects or insect evidence. Any such findings must be
referred to a licensed pest management professional or structural pest inspector for inspection and
identification. Obviously this additional service would come at further cost to the client.
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Final Pest Inspections
Prior to 2002, inspectors used two reporting forms, a Preliminary Pest Report
and a Final Pest Report. It was standard practice to perform an inspection,
complete the Preliminary Report and then re‐inspect after repairs were made
and do the Final Report. However the WSDA never recognized the two forms,
stating their standards required a pest inspector to do a Complete Wood
Destroying Organism, (WDO), Report when they did an inspection, regardless
of whether one considered it a Preliminary or Final. In 2002 the two forms
were done away with, the Complete WDO Report adopted and that ruling still
stands today.
You may have lenders asking that a final pest inspection be completed, not
understanding that form no longer exists. However if the transaction is VA or
FHA, they may actually be asking for a specific form called an NPMA 33, or
National Pest Management Association Form 33. The NPMA Form 33 is a
successor of the National Pest Control Association Form NPCA‐1. This was
commonly called a carbon pack because it was actually a hand written, carbon
paper document. The new NPMA form remains a somewhat archaic document
in that it is still a handwritten document on carbonless paper… really!
Additionally, it is only a wood destroying insect report so it does not meet
state requirements to document rot damage and conducive conditions. Most
inspectors supplying an NPMA 33 simply fill in the blanks with minimal
information, referencing an attached copy of their Complete WDO Report so
that they remain in compliance with the WSDA.

But beware. If the home inspector is not licensed as a SPI, he may not
complete this form and an additional inspection by a qualified person will likely
be required.
If the lender is asking for a, "clean pest report", a "final pest report", or a
"termite inspection", try to ascertain exactly what they want. Although they
may not know themselves, it is likely they want an NPMA 33.
(See next page for a sample NPMA 33)
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The 70‐20‐10 Rule and Two Rules of Three©
The importance of inspection findings can often be very subjective and very relative. What is not important to
you or I could be extremely important to the client and visa versa. A competent inspector understands that
making decisions about what not to report based on what he thinks is important, or not important, opens him
up to extreme liability. Therefore, thoroughness of reporting, or what some may call pickiness, becomes
essential to an inspector’s legal survival. A good example is an older home where the inspector makes their
client aware that the bedroom windows are small by current standards for egress in case of fire. You or I may
have no issue with that. A person buying the house for a rental needs to understand the potential liability so
they can discuss it with legal counsel, perhaps creating a disclosure statement for their renter. Somebody with
small children will want to have a modified fire escape plan. They may even consider having bigger windows
installed as an upgrade. But for the inspector to say nothing because they feel it is not important, or because it
met the code of the time is to accept the responsibility should a tragedy ever occur, not to mention doing a
disservice to their client.

The 70‐20‐10 Rule
Society being as litigious as it is, there's no surprise that the list of
inspection findings on older homes in particular can be huge. So how
does one sift through all the, "stuff", and figure out what is important?
Breaking all the inspection findings down, there is what I call the
70‐20‐10 rule. That means that 70% of what an inspector documents is
all the legally necessary language with boilerplate disclosures, exclusions,
exemptions, concealed areas, system descriptions and so on. It is the mundane and time consuming
portion of the job inspectors must endure. After that is 20% I like to call nuisance documentation. This
includes those annoying things like doors that bind, sinks with chips, cabinets that don’t close and so on. Any
inspector hates to see the buyer take the seller to task over such things, but unfortunately, these are also the
things that an inspector may pay for if they don’t document them. Lastly are the 10% of inspection findings
that are truly important. The mission of any inspection really should be directed at helping clients understand
these important concerns over the plethora of other inspection findings. That said, I group these findings into
three main categories:




Health and safety issues.
High dollar repairs
Conditions where there could be costly hidden issues.

The Two Rules of Three
Considering these three main categories, especially the last two, we now invoke the, The Two Rules of Three,
which are as follows:



The three things most often responsible for damaging a home are water, water and water.
The three areas subject to the most water related damage are the roof, the exterior envelope and the
substructure. These are also the three areas where one is most likely to find high dollar repairs and
conditions where costly hidden conditions exist. Or as I like to tell new inspectors, focus on the three
areas that will cost you the most if you screw up, the roof, the exterior and the crawl space.

17

Building Code and Home Inspections
It is important to differentiate between a code inspection and a home inspection, something that can be
confusing even for inspectors at times. Simply put, a home inspection is not a code inspection ‐ period. With
older homes in particular, inspectors must assume the structure was built to the code of the time and unless
there is a health or safety issue, it is what it is. Certainly it is critical that a home inspector has a good grasp of
code, but it is absolutely not their job to cite chapter and verse when a defect is found. More important is that
the inspector understands the spirit and intent of the code and that they be able to use basic principles to
identify potential issues. An inspector should care less about code and more about whether or not something
is going to work, whether there is a potential health or safety concern, or if damage could occur. If any of
these conditions exists, then the fact that something met code becomes an entirely moot point. In fact, that
exemplifies the very difference between a home inspector and a code inspector. The code inspector has
intimate knowledge of current building standards while an experienced home inspector has intimate
understanding of how and why things fail. A good case for inspecting new homes I think!
Here is a great real life example of code inspection versus home inspection: Code requires rails on a deck
when it is a certain height off the ground and further requires the railing balusters be spaced so a four inch
ball cannot pass through them. This is to protect small children who might get their heads stuck between the
spindles and choke to death. Now consider a deck built low to the ground where railing was not required, but
installed just for aesthetic reasons. Since railing wasn't required, the spindles were installed with a six inch gap
between them and passed by the code official. A home inspector who understands the spirit and intent of the
code will alert their client to this potential safety concern while the contractor will argue that this is allowed
since the deck did not require railing in the first place. In the end, if a child were to choke to death, the
argument over whether or not the installation met code becomes tragically irrelevant.
Older homes often have code related conditions which can generally be lumped into two basic categories: The
first is disclosure. This is where the home inspector will point out a condition and educate the client so they
understand the possible ramifications. To use the example of the deck railing, the inspector would simply
disclose the condition to the client and explain the risk to them. The second code related issue might be one of
improvement, or upgrade. Consider the old flexible clothes dryer ducts which were so common. We no longer
use them because lint would build up inside them and create a fire hazard. In this case, the home inspector
would offer this explanation to the client and suggest they upgrade the dryer duct to a smooth wall rigid type.
Clearly, the greatest role of the home inspector is that of an educator and that the inspection process is much
more than creating a list of defects, especially when putting code related issues into proper perspective.
Finally, understand there is no mandate to bring anything up to
code and there is no need to satisfy the inspector by addressing
inspection findings. In fact, unless otherwise requested by a
lender or insurance company, there is no demand to correct any
of the conditions identified during the inspection. In practice the
inspection report certainly is a focal point during the negotiating
process, but in reality, it is only an informational document for
the buyer.

18

Facilitating the Process
Every broker is subject to their industry guidelines and specific agency policies that outline their responsibility
during the inspection. These are strictly real estate issues and legal issues which are outside the scope of this
discussion. But for the moment, let us put those policies and guidelines aside. Here are some home inspector's
suggestions that may help facilitate the inspection process:
It's the inspector's show.
Find out how the inspector likes to work with the client so you don't advise the client incorrectly. Some
inspectors want the client on their heels, others don't. Some absolutely do not want the client on their ladder,
on the roof, or in the attic with them. It can be confusing and even disconcerting for the client when the
broker tells them to follow the inspector everywhere, but the inspector told them otherwise.
What is the inspector's protocol?
Following protocol is an inspector's best defense against missing things. Ask the inspector how they like to
proceed so that you can help eliminate challenges along the way and make sure things flow smoothly. In
particular, inspectors who carry thousands of dollars worth of equipment in their rigs like to park close to the
site. Having a parking spot open, especially by the garage, is a welcome sight. Parking far away from the
inspection not only puts equipment in jeopardy of being stolen, but also can add to the inspection time as the
inspector must pack tools and ladders back and forth.
Be a Help.
Technically an inspector is not supposed to move things around, but in the real world we all know it happens.
Being available to help and knowing the inspector's protocol not only speeds the process, but protects the
inspector from unfounded claims of causing damage. Common time wasters include clearing way to the
electric panel, furnace, water heater, attic access and interior crawl space cover. With bank owned properties,
plan well ahead to ensure utilities are on, especially water. Also try to find out if a special key will be needed
to unlock gates, crawl space accesses and garage doors as these are often locked down.
Stay engaged.
If you want to be debriefed about inspection findings, be fully present when the inspector is talking to the
client. Inspections are long enough without the inspector having to explain things twice or call later to explain
again.
Manage the pets
Sure the dog may be friendly, but the animal constantly underfoot, barking incessantly, or trying to make a
break for the outside is a distraction to the inspector. Worse yet are buyers who bring their pets and let them
run loose. Clearly, anything the broker can do to manage the situation will be welcomed by the inspector.
Help manage the people
People can be even more distracting than pets. Problematic sellers who refuse to leave, unhappy renters, kids
playing with the seller's possessions and doting, talkative family members can add stress and time to the
inspection. Anything that takes away from the inspector's ability to focus increases the likelihood they will
miss something. Anything that prevents the inspector from being able to clearly communicate with their client
increases the risk that the client will misunderstand things, fail to comprehend significant issues, or take the
seller to task over trivial items. Certainly the inspector has responsibility to try to manage situations like this,
but having a broker available to step in and help can be a real saving grace.
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Don't create distractions
Inspectors understand a broker's business must go on, even if it means doing so at the inspection site. Just
remember about staying engaged. Leave the phone and computer behind when the inspector is reviewing
findings with you and the client and avoid the loud phone calls that disrupt the conversation the inspector is
trying to have with the client.
Keep to your role
On occasion, brokers will follow behind the inspector, reassuring the client that the inspector's findings aren't
that big a deal. Sometimes brokers will interject comments trying to minimize things as the inspector is
explaining findings to the client. Make no mistake; these are enormous liabilities for the broker. If something
doesn't seem like it is a big issue, but the inspector seems to be making it a big issue, it is time to sit down with
the inspector to seek some clarification. Maybe the inspector needs some education ‐ maybe you do.
Help avoid complications
Inspection time can be complicated by too many other people trying to do too many other things at the same
time. Sometimes other professionals doing their job prevent the inspector from being able to properly do their
job, like house cleaners, movers, carpet cleaners, septic pumpers, and so on. A good inspector understands
the need to get all these things accomplished and can explain which things may impact them and why.
Be a witness
Homeowners often leave all kinds of things lying around like money, guns, jewelry, medications. Sometimes
small children are playing alone in an upstairs bedroom. Nothing is more reassuring for an inspector than
having the broker at their side when they encounter such situations.
Plan ahead
Nothing creates more stress for an inspector than feeling pressured to hurry up because the broker has to
make it to an appointment before the inspection will be done. A thorough inspection will generally take 2 1/2 ‐
3 hours on the typical home, so plan ahead with other appointments.
Be prepared
Have all the information ready when scheduling the inspection including the address, the age and size of the
home and all the contact information. Promises to e‐mail it later are almost always forgotten, leaving the
inspector scrambling to get needed information last minute. This can also impact the inspector's ability to get
pre‐inspection information and contracts to the client, leaving them unprepared at inspection time.
Refer inspectors wisely
Always give out multiple names and always encourage clients to interview each inspector, not just choose the
one with the lowest fee. Guidelines for interviewing inspectors are outlined in
the on line book, "What if Houses Could Talk?". Interview new inspector
prospects yourself; Check out their license, background, credentials and
certifications and ask how much continuing education they do each year.
Observe how they interact with clients and see how long the inspection takes.
Industry standards look to a thorough and professional inspection on a typical
used home taking 2 1/2 to 3 hours. If an inspection takes considerably less time
it is a surefire guarantee the inspection is neither thorough nor professional.
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The guy performing the 45 ‐ 60 minute 'whiz bang' inspections is on a short ride to a lawsuit ‐ a lawsuit that
may also include the broker who referred him.

Deal Killers
Every experienced inspector has been accused of being too picky or killing a deal. And most every inspector
confronted with such an accusation will become defensive claiming the findings killed the deal, not them.
However that is not entirely accurate. In point of fact, inspectors can and do kill deals just by the manner in
which they present findings. Any well experienced inspector can look back and shake their head, remembering
those times they should have done things differently. And certainly there are those inspectors who tend to
focus on trivial findings, often
glossing over more significant issues
that may be present. On the flip
side, brokers sometimes accuse
inspectors of killing a deal or being
too picky without really taking the time
to try to understand the rationale
for calling something out.
The most challenging aspect of
the love‐hate relationship between
inspectors and brokers is the lack
of communication. And caught in the
middle is the client. The best
advice is to just ask. Don't stop using an
inspector because you disagree
with their findings or think they are too
picky ‐ ask. If they cannot provide
a cogent explanation of why they are
reporting on something, or if they
just get defensive, then perhaps it is
time to move on. But on the flip side, maybe they can help you understand why something you thought was
trivial and picky was really important. And of course any professional inspector should appreciate the
opportunity to have the conversation, especially if it can help them recognize how they can improve their
practice and communication skills.
TIMES ARE CHANGING
Home inspections have become more sophisticated and the days of just showing up in a truck with a flashlight
and a ladder are long gone. Technology which would have been unheard of as part of a home inspection 20
years ago is now becoming more accepted and affordable. Thanks to the media, consumers are also becoming
more educated and aware of homeownership issues. In turn, they also expect more from the inspector. Today,
gas sniffers, moisture meters, infrared cameras, carbon monoxide detectors and so on can be found in many
inspectors' tool bags. Reports are high quality computer generated and generally contain a wealth of digital
photos that give consumers an intimate understanding of the issues at hand.
If there is a downside to all this technological trendiness, it lies with the reliance on technology in and of itself.
There is no technology which can affirm the lack of any issues with a structure. There is no technology which
can take the place of understanding how structures work and how and why they fail. There is no technology
which can take the place of common sense and a thorough home inspection.
With every change in the building and energy codes there are unintended consequences and tomorrow may
bring a different perspective to what we thought we understood today. The energy crisis of the 1970's is a
prime example as we sought to tighten up structures and make them more energy efficient while at the same
time inadvertently creating issues with indoor air quality which we still work to resolve today. Unfortunately,
most folks don't have an inspection until a house is sold so all these advancements and changes in the
inspection industry have a ripple effect for the real estate broker trying to help buyers and sellers
complete a transaction. It is an understatement to say things have become more complicated and often,
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inspection findings are less straightforward then in the past. Issues that are discounted as nitpicky or
unfounded can often have much greater significance than one realizes when one understands the building
science behind them. Inspectors therefore find themselves in the role of educator more and more, not only
with their clients, but with the real estate broker. In the end, change is the only constant and it all comes
down to communication. So once again… just ask.
Thank you
Larry stamp
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