
Home Inspections (July 2017) 

So you bought a house and are in the contingency phase, your agent asks you if you’re going to 
be doing a home inspection.   

Do yourself a favor and have one done.  It’s like buying a used car without seeing the car first – 
you wouldn’t do it, right?    

The price of an inspection ranges depending on the size and type of property but suffice to say it 
will be a few hundred dollars ($400 - $600 for a small, single story home).  That is money well 
spent to know what you’re getting.  Sometimes the inspection finds little wrong with the house – 
that’s a good thing.   Don’t be upset that you’ve ‘wasted your money’ but rather be happy 
‘you’re buying a solid property’. 

What if, however, the inspection comes up with a few or even a lot of issues?   Don’t worry. 
Most inspections will find things aren’t perfect.  Even new construction inspections have things 
that should be fixed so don’t think ‘it’s new, I don’t need to inspect it”.   Hire the third party, 
licensed inspector to do their thing on those too.  I’ve heard the horror stories and you don’t want 
to be one of those. 

Let’s suggest the inspector finds a few issues.  This is a good time to discuss the findings with 
your real estate agent and possibly even your attorney depending on the complexity of the issues.    

Simple, cosmetic issues are to be expected and shouldn’t be requested to be fixed.  Things like a 
twisted kitchen cabinet door front, minor peeling wall paint, or a cracked ceiling light cover 
should not be a seller’s concern.   Major items like a cracked heat exchanger, electric issues or 
faulty plumbing lines are a different story.    

The main purpose of a home inspection is to ensure the systems of the property are properly 
functioning.   If they aren’t working properly, the buyer and seller should discuss how to remedy 
these concerns.   In some situations the seller may agree to pay for and correct the issues before 
closing.  Sometimes the seller might offer a ‘repair credit’ back to the buyer for the buyer to have 
the item fixed or replaced.    

For example, if there is a roof leak noted by the inspector that the seller wasn’t aware of – yes, 
this can and does happen - the buyer may prefer to get a credit for the repair that he/she could 
apply toward having the entire roof replaced if they desired.    

Systems of the home include: heating/venting/air conditioning (HVAC), electrical, fire safety, 
water heater, sump pump, softener and other plumbing lines, roofing, structure, foundation, and 
more.  It does not include paint, floor coverings, window treatments, towel bars and much more. 

Appliances fall into the middle. While technically they are considered personal property and not 
part of the actual real estate, most home inspectors will test the appliances that will be included 
as part of the sale.  But those not included in the sale should not be tested. 



It is important to note that inspectors are licensed by the state of Illinois, just like many other 
professions are.   These professionals have been trained and passed a test on knowing what to 
look for and how to test property.   Their inspection license, however, does not make them 
engineers, electricians, plumbers or other specialized tradespersons.   As a result in many cases 
when they note an area of concern their report will refer the buyer to get the item checked out by 
a licensed specialist.  This is done both for their protection as well as the buyers. 

Radon gas. We’ll save this for another article but note that this is a separate test conducted by 
licensed radon inspectors and is typically not a part of a normal home inspection although some 
firms are able to bundle the costs together if the purchaser is interested. 

Sellers are obligated by law to disclose any latent (hidden) material defect they are aware of with 
a property to be used as a residence.  The form has 2 dozen questions for the seller to answer.  
This form is a legal binding affidavit.   Failure of a seller to honestly complete this form could be 
grounds for action, possibly fraud.   Sellers should discuss issues they are aware of with their real 
estate agent and their attorney to consider when and how proper disclosure should be made, if at 
all. 

Lastly, the home inspection report is for the buyer.  Most seller’s agents and sellers will not want 
to see that report.  Even if it is sent to them, often times they may simply delete the file without 
opening it.   It could be argued that the inspection is in the opinion of the buyer and may not 
necessarily represent a true material defect of the property.  This is a source of contention but an 
important point to be aware of. 
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