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I'm Ken Smith, and I've been a home inspector for more than seven 

years. Before that, I spent more than 25 years in law enforcement 

and served as an Army master sergeant. Throughout my adult life, 

I've been told where to be, when to be there, and what to wear.

God help you if you were late. And if you wanted time off, you 

had to ask for it.

Now? I control my schedule. I decide what I wear and where I go.

After a long career carrying a gun to make a living, I was 

looking for something different. My wife, Annette, was ready for 

something different too. I wish I'd started planning jve years 

before retirement instead of Wust two. Rhen you think you're going 

to retire, start jguring out what your life's going to look like well 

in advance.

I tried a bunch of things. None of them clicked.

I even became a licensed Dealtor at one point, but that really 

wasn't my world. I didn't understand it. "idn't get it at all.
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Then my daughter Bianca said, U"addy, you should be a home 

inspector.U

I'd always been the —ncle Al of the family x that family 

handyman who would j- things for a si-Jpack. (ust yesterday I 

was in my attic trying to change bathroom vent fans. I was laying 

in insulation with a mask on. It was horrible. )I need a better 

mask.1 But I've always been that guy who could j- things, so the 

suggestion made sense.

Rhat I discovered is that being a home inspector is Wust another 

kind of investigation. I go in with no preconceived notions, let the 

house tell its story, then present my jndings and jle a report.

That's e-actly what I did as a cop for more than 25 years. Now I 

do it for you.

I've inspected houses that are brand new, never lived in, and 

I've inspected houses from the 8023s and 80O3s. They all have 

problems x some more than others. But you Wust don't go, UCh, it's 

a new house,U because that's not how it works. I've had contractors 

call me complaining and yelling, telling me they built to code.

I tell them, UYongratulations. :ou get a ".U

Rhen they respond with shock, I e-plain that code is 

the minimum acceptable standard. The minimum acceptable 

standard to pass is a ". Y is average. And sometimes they didn't 

even get a ". They got a " minus because they had issues.

So when I hear UIt was built to code,U I'm not impressed.

The ‘perfect house’ myth

If you're reading this book as a jrstJtime homebuyer, I want to 

start with the most important thing you need to knowL there is no 

such thing as a perfect house.



FROM HOUSE TO HOME 3

I tell this to every client I work with, especially jrstJtime 

homebuyers. Rhen I'm standing in the driveway or presenting 

to jrstJtime homebuyer classes for federal grants, I see the same 

thing. As I go through what I've found about the house x good, 

bad, or indifferent x many buyers get that deerJinJtheJheadlights 

look.

UCh my God. Rhat am I going to do?U

That's when I tell them, UFisten, take a breath. If you're looking 

for a perfect house, you're never going to move from where you 

are now. But Wust so we're clear, where you live now is not perfect 

either.U

Einding the perfect house is like jnding Bigfoot. I may have 

heard about it and seen some grainy photos, but until I actually 

see one, I don't believe it e-ists. Qven my own house isn't perfect. 

I was Wust in my attic going, URell, this sucks.U I ended up making 

a laundry list of stuff I need to j- once I get through my current 

proWect.

Now I've been up there, and now I know, and it's irritating me.

Yhasing the perfect house is like "on Pui-ote. :ou're chasing 

windmills. :ou're not going to jnd it. So rela- and take a breath.

What a home inspection really is

Another important factL there's no way a house can UfailU a home 

inspection.

There are houses that have shorter toJdo lists than others, but it 

all depends on you as the buyer. I have some clients who are in the 

trades and know e-actly what they're looking at, some clients who 

don't know a standard head from a !hillips head screwdriver, and 

everyone inJbetween.
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Rhat it really boils down to is your tolerance level and your 

pocketbook. I can't tell you what a house is worth, and I can't tell 

you if you should buy it or not x that's literally against the law 

in Risconsin. Qven if I could, I wouldn't want to, because what 

matters to me might not matter to you.

:ou have to respect that.

Sometimes I've wanted to look at someone and go, UDun awayH 

This thing is a dumpster jreH Dun awayHU But I can't and wouldn't, 

because that same person might look at it and go, UThis is better 

than where I live now, and I can j- this, this, and this because I've 

learned how.U If it ticks all their bo-es, who am I to Wudge?

A home inspection is your opportunity to have an unbiased 

individual with professional training come in and take an 

unpreWudiced look at a house. I'll tell you what the house is, good, 

bad, or indifferent. This is the house. Rhat you do with that 

information is up to you.

I'm the one person in this whole thing who is completely 

unbiased. :ou're going to pay me at the end of the inspection, and 

I'm walking away. I get paid no matter what happens. Qverybody 

else x the appraisers, the banks, the real estate agents x they all 

have a dog in the game.

I don't.

If you don't buy this house, you'll probably call me to inspect the 

ne-t one. It's Wust that simple.

Navigating the emotion and drama

Make no mistake x real estate is emotional. I thought I 

understood the nature of drama with my last profession.

Ch, good God, no.
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:ou've got to consider both sides of the table. :ou've got the 

seller who may have lived in that house for 53 years, raised 

children there, done additions and upgrades, and helped raise 

grandchildren there. Now they have to move. This house has been 

their world. They're proud of it.

Then you've got the buyer x you x who has probably been 

looking for some time, jnally found a house, put in three, four, 

maybe ten different offers, and jnally got one accepted. :ou're 

happy and e-cited because this is where you're going to raise your 

kids and start your life.

And then here I come.

My Wob is to navigate this middle ground x to help you 

understand what's happening with your potential house without 

scaring the crap out of you. Rhen you ask, URhat does this mean 

to me?U I'm not going to say, UThis house will be the end of youHU

That's not how it works.

Instead, I'll tell you what needs to be j-ed and what you might 

be able to negotiate with the seller. I might say, USometimes I don't 

think you can go back to the seller about this because it predates 

when that code change was. And they haven't updated it. So if they 

haven't touched it, they don't have to bring it up to code.U

It's important to understand that a home inspection is not a 

code inspection. I'm not a code inspector, though I do need to know 

code. I can't be a master plumber, a master electrician, a structural 

engineer, and a foundation e-pert all at once.

That's impossible.

Rhat I can be is as knowledgeable as possible, and I'm 

always learning. I'm on the board of directors for the Risconsin 

Association of Bome Inspectors. I'm chairman of the legislative 

committee. I train people who are becoming inspectors. And I still 
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attend two hours of continuing education every month.

(ust last night, I was learning about boilers. A lot of it I knew, 

but some of it I thought, UCh, I didn't know that. I've never seen 

that piece.U That's the thing about this profession x there's always 

something new to learn.

I never want to be the guy who thinks he's the smartest guy in 

the room, because typically he's not. That's Wust the way it goes. 

:ou can't get him to shut up. :ou're Wust like, U"ude, you're not all 

that and a bag of chips.U

How this book will help you

In this book, I'm going to walk you through everything you 

need to know about the home inspection process. Re'll cover 

how to choose the right inspector, what happens during an 

inspection, how to understand your report, and what to do with 

the information you receive.

Most importantly, I'll help you develop a realistic mindset about 

home buying. This isn't about jnding a perfect house. Instead, 

it's about jnding the right house for you, understanding its Caws, 

and making an informed decision about whether you can live with 

them.

In the end, what matters is that you make the right decision for 

yourself.

Rhether you're a jrstJtime homebuyer or someone who's been 

through the process before, this book will give you the knowledge 

and conjdence to navigate one of the most important decisions 

of your life. Because when it comes to buying a home, knowledge 

truly is power.

Fet's get started.



N ������
��	
��� 
	��
��
�
�����������

Let me tell you something about dnring the pight home insce.topI 

'tfs not as stpaightwopGapr as ocening koogle anr .li.Ning on the 

dpst name you seeI

vot eWen .loseI

—hen youfpe buying a house S cpobably the biggest inWestment 

ow youp liwe S you neer someone Ghofs going to giWe it to you 

stpaightI ,omeone Gho Gill .paGl thpough that nasty .paGl sca.ex 

.limb uc into that sGelteping atti.x anr tell you eBa.tly Ghat they 

dnrx Githout sugap.oating it op senring you punning wop the hills 

unne.essapilyI

?ut hoG ro you dnr that cepsonY

The foundation: basic credentials

'n —is.onsinx Ghepe ' ocepatex all home insce.tops haWe poughly 

the same .perentials to stapt GithI 4ou neer at least 0- houps 
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ow cpeHli.enser eru.ationI 4ou haWe to cass the vational Eome 

'nsce.tops TBaminationI Dhen you haWe to cass the —is.onsin 

Eome 'nsce.top TBaminationx Ghi.h tests youp unrepstanring ow 

the stanraprs ow cpa.ti.e wop home insce.tops in the stateI

—efpe all pegisteper Gith the Pecaptment ow ,awety anr 

(powessional ,tanraprs )P,(,jI —e ape a .perentialer o..ucationI 

'w someone says theyfpe a home insce.topx they haWe to be li.enser 

op pegisteper Gith P,(,I

?ut thatfs qust the wounrationI

Dhat tells you theyfWe met the minimum peFuipements to .all 

themselWes a home insce.topI 't roesnft tell you iw theyfpe any goorI 

't roesnft tell you iw theyfpe thopoughx honestx op iw they .an eBclain 

things in a Gay youfll unrepstanrI

,o Ghat shoulr you looN wop beyonr the basi. .perentialsY

First contact: what it reveals

Dhat dpst chone .all is peWealingI EoG roes the insce.top ansGep 

the choneY 's the cepson cpowessionalY RpienrlyY zusherY Poes the 

insce.top seem intepester in youp situation op qust in booNing the 

qobY

—hen someone .alls me anr ' ronft pe.ogni"e the numbepx ' 

alGays ansGep Gith K&AM Eome 'nsce.tionsI EoG .an ' helc you 

torayYK ' Gant that dpst .onta.t to be cositiWe anr cpowessional 

pight wpom the beginningI

'tfs a small thingx but it mattepsI 't sets the tone wop oup 

pelationshicI ?e.ause maNe no mistaNe S this is a pelationshicx 

eWen iw itfs a bpiew oneI

4oufpe going to scenr seWepal houps Gith this cepson Ghile they 

.paGl thpough youp cotential neG homeI Dheyfpe going to tell you 
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things that might maNe you haccyx sarx angpyx op teppiderI Dheyfpe 

going to inOuen.e one ow the biggest dnan.ial re.isions ow youp liweI

Dhatfs not nothingI

' tell my .lientsx Kkoogle usIK —e all thinN Gefpe cpetty hot stuww 

be.ause GefWe got egosI ' thought ' unrepstoor egos awtep being a 

.ocI ' meanx laG enwop.ement is wull ow some ow the most egotisti.al 

wolNs in the GoplrI

Mnr then ' GalNer into a poom wull ow home insce.tops anr 

thoughtx KMpe you Nirring meYK

' haWe a saying that you .oulr cut thpee home insce.tops in a 

poomx giWe them one s.enapiox anr theyfpe going to giWe you ten 

riwwepent ansGepsI 'tfs ama"ingx peallyI

?ut koogle peWieGs ronft lieI —hen ceocle haWe scent hunrpers 

ow rollaps on a home insce.tionx theyfll tell you eBa.tly Ghat 

they thought ow the sepWi.e they pe.eiWerI —as the insce.top on 

timeY —as the insce.tion thopoughY Pir the insce.top eBclain 

things .leaplyY Pir the cepson cporu.e a retailer pecopt in a timely 

mannepY

vo onefs got a cepwe.t set ow peWieGsI ' ronftI ?ut looN wop cattepns 

in those peWieGsI 'w multicle ceocle mention that an insce.top Gas 

pusherx rismissiWex op hapr to unrepstanrx thatfs a per OagI

Professional afgliations and continuinR education

LooN at oup awdliationsI EoG inWolWer ape Ge in oup cpowessionY Mpe 

Ge membeps ow cpowessional opgani"ationsY Mnr iw sox Ghi.h onesY

'fm on the boapr ow the —is.onsin Msso.iation ow Eome 

'nsce.tops )—ME'jI ' belieWe thatfs imcoptant be.ause —ME' is the 

only —is.onsinHbaser home insce.top opgani"ationI Dhe pest ape 

national opgani"ationsI
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Dhe arWantage ow a stateHbaser opgani"ation is that Ge 

wo.us sce.id.ally on —is.onsin .onstpu.tion te.hniFuesI Dhese 

Wapy thpoughout the stateI 'nsce.tops in :ilGauNee real Gith 

.omcletely riwwepent things than ' ro hepe in south .entpal 

—is.onsinI

Dhepefs a riwwepen.e betGeen qust qoining an opgani"ation to get 

.ontinuing eru.ation .perits )Ghi.h is dnej anr being a.tiWe in 

that opgani"ationI ' lear the legislatiWe .ommitteeI ' tpain ceocle 

Gho ape be.oming insce.topsI 'fm inWolWerI

—hen someone asNs me to pe.ommenr an insce.top in a 

riwwepent capt ow the statex ' looN wop insce.tops Gho ape a.tiWe 

membeps ow —ME' S not qust .aprH.appying membepsx but ceocle 

Gho capti.icatex attenr meetingsx anr .ontinue theip eru.ation 

beyonr the minimum peFuipementsI

M goor insce.top roesnft qust NnoG houses in genepal S they 

NnoG the sce.id. tyces ow houses in youp apeax built ruping .eptain 

time cepiorsx Gith capti.ulap methors anr matepialsI

Cn that initial .allx a simcle Fuestion su.h as KEaWe you 

insce.ter many homes in this neighbophoorYK .an tell you a lot 

about Ghethep theyfll haWe the sce.id. NnoGlerge thatfs most 

peleWant to youp cotential homeI

keRional EnowledRe is critical

Eepefs something many homebuyeps ronft .onsirepU pegional 

NnoGlerge matteps a lotI

M lotI

'n :ilGauNeex a lot ow homes haWe .inrep blo.N wounrations 

).on.pete masonpy units op J:2sjI 'tfs cpobably the Gopst cla.e in 

the state to haWe themx but wop some peasonx theyfWe got a bun.h ow 
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themI

—e ronft haWe many oWep hepe in south .entpal —is.onsinI 

—hen you go nopth in the statex they ronft haWe a lot ow basements 

be.ause itfs Wepy sanry soilx so they haWe .paGl sca.es instearI

TWen Githin south .entpal —is.onsinx signid.ant riwwepen.es 

eBistI 'n apeas liNe :allGoor neap mex a lot ow those olr laNe houses 

Gepe neWep meant wop yeapHpounr o..ucationI voG ceocle ape 

tpying to .onWept them wop cepmanent liWingI Dhepe Gas no .ore 

enwop.ement Ghen those cla.es Gepe going ucI voneI 4ou go thepe 

anr itfs qust liNex KCh my korxK anr you enr uc Gith a launrpy list 

ow things to dBI

' tell ceoclex K4oup neighbopfs going to .ome oWep anr sayx fEeyx 

Ge got a guyI Eefs the bestI Eefs the .heacest apounrIf ket his 

name anr ronft use himI Vust get his name anr dnr somebory 

else be.ause hefs cpobably rone most ow this GopNx anr itfs rone 

GpongIK

zegional NnoGlerge .an .hange rpamati.ally Githin qust a weG 

milesI Dhe .onstpu.tion issues in :ilton ape riwwepent wpom those in 

the southGest sire ow VanesWille Wepsus the nopthGest sireI

4ou Gant an insce.top Gho NnoGs youp sce.id. apeaI Dheyfll 

be wamiliap Gith .ommon issues in that neighbophoorx Gith the 

builring cpa.ti.es user Ghen those homes Gepe .onstpu.terx anr 

Gith the FuipNs ow lo.al builring .ores anr hoG theyfWe .hanger 

oWep timeI

xp'erience isnyt everIthinR

4ou might thinN that an insce.top Ghofs been in the business wop 

$- yeaps is automati.ally bettep than someone Ghofs been roing it 

wop dWeI
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vot ne.essapilyI

—hat matteps mope than yeaps ow eBcepien.e is Ghethep theyfpe 

.ontinuing to leapn anr gpoGI Mpe they Neecing uc Gith neG 

builring matepials anr te.hniFuesY Mpe they ocen to .hanging 

theip minrs Ghen cpesenter Gith neG inwopmationY

' NnoG insce.tops all oWep the stateI Mt a pe.ent tpaining 

seminapx ' Gas talNing Gith one Ghofs been in the business 

wop re.aresI —e Gepe ris.ussing the cpocep installation ow 

manuwa.tuper stone Weneepx anr ' mentioner the :asonpy 1eneep 

:anuwa.tupeps Msso.iationfs installation guire S essentially the 

bible wop installing this cporu.tI

Eis pesconseY K—ellx ' ronft agpee Gith themIK

' Ganter to sayx K—ellx that anr a bu.N dwty might get you a .uc 

ow .owweex burIK

'w you get an insce.top Gho thinNs hefs the smaptest guy in 

the poom anr isnft Gilling to listen to anyone else op .hange his 

minrsetx pun aGayI RastI

'fm .uppently inWolWer in Ghatfs going to be a .lass a.tion 

laGsuit against a builrep Gho cut siring on Gpong in an entipe 

neighbophoorI voG these homes haWe Gatep leaNage anr ramage 

issuesI ,ome homeoGneps ape haWing to taNe oww the entipe wpont ow 

the house anr pebuilr it S oWep ’5--x--- in ramages S be.ause 

the siring Gasnft installer cpoceplyI

Mnr yetx thepe ape still insce.tops Gho pewuse to a.NnoGlerge the 

cpocep installation te.hniFuesx qust be.ause Kthatfs hoG theyfWe 

alGays rone itIK

4ou Gant an insce.top Gho Neecs leapningx Gho a..ects 

tpainingx anr Ghofs Gilling to .hange theip WieGs baser on neG 

inwopmationI
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The Hnter'reter role

EaWe you eWep thought about Ghat a home insce.top peally roesY 

,upex Ge looN at houses anr dnr cpoblemsI ?ut a big capt ow oup qob 

S maybe the most imcoptant capt S is being an intepcpetepI

—e tpanslate houseHsceaN into humanHsceaNI

:ost ceocle thinN a house puns on waipy rust anr magi.I Dhey 

Oic a sGit.h anr lights .ome onI Dhey tupn a hanrle anr Gatep 

OoGsI Dhey arqust a thepmostat anr the temcepatupe .hangesI ?ut 

they ronft peally unrepstanr hoG any ow it GopNsI

Dhat7s Ghy Ghen something goes Gpongx theyfpe lostI

M goor home insce.top bpirges that gacI Dhey eBclain things in 

Gays that maNe senseI Dhey helc you unrepstanr the riwwepen.e 

betGeen a maqop issue that shoulr senr you punning wop the hills 

anr a minop cpoblem you .an dB on a GeeNenr Gith ’3- anr a 

4ouDube tutopialI

—hen youfpe on that chone .allx listen wop hoG the insce.top 

eBclains thingsI Mpe they .leapY Po they use a lot ow qapgon Githout 

eBclaining itY Po they talN roGn to you op meet you Ghepe you apeY

?e.ause thatfs hoG theyfpe going to .ommuni.ate ruping the 

insce.tion itselwI

Qouse stories: EnowledRe in contept

Cne ow the things ' loWe to ro ruping insce.tions is tell stopies that 

helc ceocle unrepstanr Ghat theyfpe looNing atI

Rop eBamclex haWe you eWep seen a toilet qust sitting in the mirrle 

ow a basement Gith no Galls apounr itY Dhat has a nameU itfs .aller 

a K(ittsbupgh DoiletIK

?a.N in the ray in (ittsbupghx the guys that GopNer in the steel 
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mills Goulr .ome home .oWeper in soot anr riptI Dyci.allyx the 

house har an entpan.e on the sire by the rpiWeGayI 4ou .oulr go 

pight anr uc to the Nit.hen op stpaight roGn to the basementI

Dhese guys Goulr go roGn to the basement Ghepe thepefr be 

a toilet sitting in the mirrle ow the poomx no .uptainsx Gith a 

shoGep hear .oming out ow the Gall neapbyI Dheyfr taNe .ape ow 

businessx shoGep owwx .hange into the .lean .lothes Gaiting wop 

themx anr then qoin the wamily ucstaips S leaWing all the gpime in 

the basementI

Ms steelGopNeps migpater GestGaprx they bpought this tparition 

Gith themI Dhatfs Ghy Ge sometimes see these setucs in 

—is.onsinx Ghi.h also has a long mining histopyI

—hy ro ' tell stopies liNe thisY ?e.ause they helc ceocle 

unrepstanr that Ghat theyfpe seeing isnft stpange op Gpong S 

it has a histopy anr a cupcoseI 't giWes .onteBtI 't maNes the 

unwamiliap wamiliapI

—hen youfpe talNing to cotential insce.topsx cay attention to 

Ghethep they seem intepester in not qust dnring cpoblems but also 

helcing you unrepstanr youp neG homeI Po they seem liNe the tyce 

ow cepson Gho Goulr taNe the time to eBclain thingsx op Goulr they 

qust hanr you a pecopt anr GalN aGayY

4ou Gant someone Ghofs going to helc you tpuly unrepstanr 

Ghat youfpe buyingI

The livinR house

' belieWe a house is a liWingx bpeathing opganismx qust liNe a human 

beingI

4oufWe got the ele.tpi.al systemx Ghi.h is liNe youp nepWous 

systemI 4oup clumbing is liNe youp .ip.ulatopy systemI Eouses 
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bpeatheI Dhey eBcanr in the summeptime Ghen it gets GapmepI 

Dhey .onstpi.t in the Ginteptime Ghen it gets .olrepI Dhey 

chysi.ally moWeI

'w you looN at olr houses Gith .poGn molring apounr the .eilingx 

the peason they cut that molring on those big olr high .eilings 

Gas be.ause ow tpuss liwtI Dhe .eiling Goulr moWex anr the .poGn 

molringx Ghi.h is a.tually atta.her to the .eiling anr not the Gallx 

.oulr slire uc anr roGn so youfr neWep see the gacI

2nrepstanring these things about a house is imcoptantI —hen 

'fm shoGing .lients an olr house anr eBclaining the riwwepent 

things theyfpe seeingx 'fll owten sayx K'n an olr housex thepefs no su.h 

thing as a pight angle op a leWel OoopIK

Dhen 'fll cat my oGn stoma.h anr sayx K'fm olrx anr ' sag tooI 

4esx youp house sagsI 'tfs dghting gpaWity $0H6x !I3x Gith snoG 

loars in —is.onsinIK

't giWes ceocle cepmission to a..ect that housesx liNe ceoclex 

apenft cepwe.tI Dhey haWe FuipNs anr issuesx but that roesnft mean 

they .anft be gpeat homesI

—hen youfpe sceaNing Gith a cotential insce.topx tpy to gauge 

Ghethep they see houses as .omcleBx liWing systems op qust as a 

.he.Nlist ow .omconents to insce.tI Dhe wopmep Gill giWe you a 

mu.h mope nuan.er anr usewul unrepstanring ow youp cotential 

homeI

muestions that actuallI Watter

'w you ro Gant to asN a weG Fuestions beyonr cpi.e anr aWailability 

)Ghi.h ' en.oupageJjx hepe ape some that Gill giWe you meaningwul 

inwopmationU

5I KEoG long haWe you been insce.ting this sce.id. apeaYK
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$I KMpe you wamiliap Gith houses wpom this time cepiorYK

!I K—hatfs youp accpoa.h to eBclaining issues you dnrYK

0I K—ill ' be able to attenr the insce.tionx anr Gill you GalN 

me thpough Ghat you dnrYK

3I KEoG soon awtep the insce.tion Gill ' pe.eiWe the pecoptYK

II KJan you res.pibe Ghat youp pecopt looNs liNeY Po you 

in.lure chotogpachsYK

Dhese Fuestions get at Ghat peally matteps S the insce.topfs 

NnoGlergex .ommuni.ation stylex anr thopoughnessI

?hat WaEes a Rreat ins'ector%

,o Ghat secapates an oNay insce.top wpom a gpeat oneY

' thinN it taNes a weG thingsI

Ripstx liwe eBcepien.e helcsI 'fm not saying youngep insce.tops 

.anft be eB.ellentI 'fWe met some young owd.eps Gho rir things Gay 

bettep than ' rirI ?ut you neer to be able to pelate to ceocleI

M lot ow guys in this business apex letfs qust sayx not ceocle 

cepsonsI Dheyfpe the but.hepx baNepx anr .anrlesti.N maNep all 

poller into one be.ause they .oulr neWep peally GopN anyGhepe elseI 

Dhey butt hears Gith ceocleI Dhatfs not helcwul in this businessI

,e.onrx NnoGlerge mattepsI Mpe they .onstantly builring theip 

NnoGlerge baseY —hen somebory .alls anr saysx K'fm looNing at 

getting cpi.es anr ' qust got an a..ecter owwepxK .an the insce.top 

.leaply eBclain Ghat they bping to the tableY

Dhiprx .an they .ommuni.ate ewwe.tiWelyY 'tfs one thing to dnr 

issues in a houseI 'tfs anothep thing entipely to eBclain those 
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issues in a Gay that .lients .an unrepstanrx Githout unne.essapily 

s.aping them op roGnclaying sepious cpoblemsI

Trust Iour Rut

Mt the enr ow the rayx awtep youfWe .he.Ner .perentialsx pear 

peWieGsx anr asN about cpowessional awdliationsx tpust youp gutI

Jhoose GiselyI Dhis isnft a re.ision to taNe lightly op to base 

solely on cpi.eI ?e.ause Ghen it .omes to unrepstanring Ghat 

might be youp biggest inWestmentx you ronft Gant to .ut .opnepsI

4ou Gant the tputhI Dhe Ghole tputhI Dhe goorx the barx anr yesx 

sometimes the uglyI

Dhatfs Ghat a goor home insce.top giWes youI

FindinR Iour translator

'n the enrx Ghat youfpe peally looNing wop is a tpanslatop S someone 

Gho .an eBclain the .omcleB language ow houses in tepms you .an 

unrepstanr anr a.t onI

4ou Gant someone Gho .an tell you Ghat matteps anr Ghat 

roesnftI ,omeone Gho .an cut issues in .onteBt anr eBclain not 

qust Ghatfs Gpong but Ghy itfs Gpong anr Ghat that means wop youI

—hen you dnr that cepson S someone Gho .an .ommuni.ate 

.leaplyx Gho NnoGs youp lo.al apeax anr Gho taNes the time to peally 

eBclain things S youfWe wounr golrI ?e.ause theyfpe going to helc 

you maNe one ow the biggest re.isions ow youp liwe Gith .ondren.e 

anr .lapityI

Mnr thatfs Gopth a Ghole lot mope than qust dnring the .heacest 

insce.top Gho .an dt you into the s.herule tomoppoGI

Eome buying is stpesswul enoughI Rinr an insce.top Gho maNes 
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things .leapepx not mope .onwusingI Rinr someone Gho tpanslates 

the language ow houses into something you .an unrepstanrI

Rinr youp intepcpetepI

The bottoW line

—hen youfpe ci.Ning an insce.topx wo.us on these dWe thingsU

5I Rinr someone Gho NnoGs youp sce.id. neighbophoor 

anr its .ommon issuesI

$I LooN wop an insce.top Ghofs a.tiWe in cpowessional 

opgani"ations anr Neecs leapningI

!I :aNe supe they .an eBclain things in clain TnglishI 'w 

youfpe .onwuser on the chonex youfll be lost pearing theip 

pecoptI

0I zear theip koogle peWieGsI vo insce.top has cepwe.t 

peWieGsx but looNs wop cattepnsI

3I Jhoose someone Gho tpeats this as a pelationshicx not qust 

a tpansa.tionI

Dhis isnft about dnring the .heacest octionI 'tfs about dnring 

someone Ghofll giWe you the stpaight tputh about the biggest 

cup.hase ow youp liweI
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Let me walk you through what actually happens during a home 

inspection. Not the short version. The real deal.

My inspections typically take about three hours. Sometimes a 

bit less, sometimes more, depending on the size and age of the 

house, but that's a good ballpark. And during those three hours, 

I'm going to give your potential new home a serious workout.

I strictly adhere to the standards of practice for home inspectors 

in Wisconsin. It's important for you to understand that this is not 

a code inspection, and I am not a code inspector.

It's a weird little dance.

For example, I'm not a master plumber. That master plumber 

is going to be able to come in there and notice things I didn't see. 

But I'm not doing a plumbing inspection — I'm doing a home 

inspection.

It's not technically exhaustive. It is visual. I'm not going to take 

measurements of water pressure or water samples. The only time 
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I step outside that visual inspection — and I charge additional for 

this — is when I do a radon test. A radon test becomes technically 

exhaustive because I'm taking a measurement.

But for the standard inspection, there are no measurements. I 

know some inspectors who'll hook up gauges to a hose bib and 

check the water pressure. I never understood doing that. Water 

pressure can change from neighborhood to neighborhood, time of 

day to time of day. If you inspect at a time when all the kids in the 

neighborhood are taking baths, the water pressure's going to drop.

That one little snapshot isn't going to tell you much. If you're 

concerned about water pressure, you need to get that evaluated 

properly by a plumber.

So with all that in mind, here's how I approach an inspection.

Starting from the outside in

When I arrive at a property, the –rst thing I do is walk through the 

house. I get the lay of the land, –gure out where the attic accesses 

are, what kind of ladder I'm going to need : things like that.

I open all the blinds and curtains. This serves two purposesV 

it gives me better visibility, and it actually deodorizes the house. 

Ditamin 1 from the sun will deodorize your house in about 02 

minutes. That's why houses that aren't lived in smell musty — 

typically all the curtains and blinds are closed, so the sun can't get 

inside and deodorize.

Then I start on the outside of the house.

I look at the roof –rst. I use a drone with a -26megapixel camera 

and Y times zoom. It's got better eyes than I do. Some inspectors 

still climb on roofs, but there are plenty of roofs I wouldn't walk 

on anyway. ?ou get an old colonial house that is, for all intents and 
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purposes, three stories tall with a steep pitchG I'm not climbing up 

there for the love of Ood.

My drone can get up there safely and get clearer images than I 

could with my own eyes.

After the roof, I examine the exterior of the house and the 

garage. I'm looking at siding, windows, doors, the foundation, 

grading around the house — all the things that keep water out and 

structural integrity in.

Working from top to bottom

qnce I've completed the exterior inspection, I move inside. And I 

follow the same top6to6bottom approach.

WhyG Because water runs downhill.

I start with the attic. I'm going to that highest point again, and 

I'll work my way all the way down to the basement or crawl space. 

By working in this direction, I can track how issues at higher levels 

might be affecting lower parts of the house.

In the attic, I'm looking for proper ventilation, ade(uate 

insulation, signs of leaks or water damage, proper framing, and 

evidence of pests. I'm also checking for proper bathroom fan 

venting. )?ou'd be amazed how many bathroom fans vent directly 

into the attic, where all that moisture can cause mold and rot.$

Stressing the systems

When I inspect the bathrooms, I'm going to overstress the 

plumbing. The tub or shower runs the whole time I'm in there. The 

toilet gets 5ushed three, four, or –ve times, depending on how long 

I'm in the bathroom.
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While all that's happening, I'm also –lling up the sink, and then 

I release the water all at once. I'm watching the drainage to see if 

water backs up.

In the kitchen, both sinks are –lled and released at once. There's 

a reason for this aggressive approachV you'll force a leak if there 

is one. And if multiple –xtures are running simultaneously, I 

can check if the water pressure drops signi–cantly, which might 

indicate plumbing issues.

While the tub is running and the toilet is being 5ushed and 

the sink is draining, I'm checking your water pressure to see how 

ade(uate it is. This is especially important if you have a well as 

opposed to municipal water, as they have different components 

and potential issues.

Electrical inspection

For the electrical system, I check every accessible outlet for proper 

wiring and grounding. I have a little tester that costs about 8j, and 

I go through and test each outlet. It has three lights on it, and how 

they light up tells me different things about the wiring.

I also take the dead front off electrical panels to inspect 

the wiring inside. I'm looking for proper connections, signs 

of overheating, double6tapped breakers )where two wires are 

connected to a breaker designed for only one$, and other safety 

issues.

Structural evaluation

Throughout the inspection, I'm evaluating the structure of the 

house. I look for cracks above windows and doors, especially 
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diagonal cracks that might indicate settlement issues. I check if 

doors and windows open and close properly, which can also be 

signs of structural movement.

In the basement, I can get a good look at the foundation and 

support structures. If I've noticed issues on the upper 5oors, I'll 

speci–cally look for causes in the basement. For example, if I see 

cracks running from the corners of windows and doors that aren't 

closing right, I'll examine the structure below to determine what's 

causing the problem.

I recently inspected a house built on a slab in Beloit. All the 5oors 

sloped down toward the center on both the –rst and second 5oors. 

That told me something was happening underneath, but because 

there was no basement, I couldn't see exactly what. That's a 

situation where I recommended bringing in a structural engineer.

In another case, I inspected an old house from the early 0"22s 

that had logs as 5oor 4oists. These old logs were starting to rot, and 

when standing in the basement, you could see they were sagging 

in the middle. I could poke my –nger into the wood — de–nitely a 

defect that needed repair.

But I tell people to keep structural issues in perspective. When 

they hear Rstructural problems,R they often panic. But sometimes 

it's 4ust a matter of replacing some wood. That old house had been 

standing since the 0"22s. It 4ust needed some rotted wood replaced 

and 5oors leveled. It's not a hard –x.

HVAC and major systems

I also check all the ma4or mechanical systems — heating, cooling, 

water heaters, etc.

For the heating system, I make sure it powers on and produces 



KEN SMITH24

heat. I look for proper venting, signs of rust or corrosion, and check 

the age of the unit.

For air conditioning, I can only check it if the outside 

temperature has been at least Y2 degrees for C" continuous hours. 

Punning an A; unit when it's too cold can damage it because the 

outside unit has oil in the bearings that needs to be warm enough 

to circulate properly.

My oldest boiler that I've inspected was in Beloit, and we –gured 

it was about 00- years old. It was still working and heating that 

house. It was an old steam boiler completely wrapped in asbestos. 

That thing was huge.

Speaking of oil tanks, I also look for indications of underground 

oil tanks. If I see pipes coming into the basement that are way 

below the frost line and there are two pipes, I'll 5ag the possibility 

of an underground oil tank outside. That's something you'll want 

to check out, because if there is one, you'll own it forever if we don't 

address it before you buy.

The things you can't see

qne of the limitations of a home inspection is that I can only 

inspect what I can see. That might seem obvious, but it has 

important implications.

If the house has a –nished basement, I can't see what's behind 

those walls. I'll look for water stains or other indications of 

problems, but I can't see the foundation or framing directly.

Similarly, if there's snow on the ground when I inspect in winter, 

I might not be able to properly evaluate the roof, driveway, or 

grading around the house. If someone has built permanent shelves 

in a closet that has the only access to an attic, I might not be able 
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to get in there.

These are limitations we have to work with. I'll always note in 

my report if there were areas I couldn't access or systems I couldn't 

test.

Different houses, same approach

Jeople sometimes ask if I inspect differently depending on the age 

of the house. Not really.

The inspection process is the same whether it's a brand6new 

house or one from the 0"-2s. What changes is my expectation 

about what I'll –nd and how I interpret it.

As I said, in an old house, I know there won't be perfect right 

angles or level 5oors. I always say, RIn an old house, there's no such 

thing as a right angle or a level 5oor.R

It gives people permission to accept that houses, like people, 

aren't perfect. They have (uirks and issues, but that doesn't mean 

they can't be great homes.

There is one exceptionV for brand6new houses that have never 

been lived in, I do get more nitpicky about cosmetic issues. If 

you bought a brand6new car and noticed a chip in the paint, you 

wouldn't drive it off the lotH you'd ask them to –x it. Same with 

a brand6new house. ?ou're paying for perfection, so I'll 5ag even 

minor cosmetic issues.

But for lived6in homes, I don't care how a house looks. It can be 

the ugliest house in the world. I tell people I inspect ugly houses all 

the time. What I care about is whether it functions the way it was 

designed to function.
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The wnal $alkthrough

qnce I've completed my inspection, I wait for the clients to 

arrive )if they haven't been there the whole time$. Then we do a 

walkthrough together.

I'll show them where to shut off their gas, water, and electricity 

in case of emergency. I'll explain how their furnace works. I'll point 

out the issues I've found and explain what they mean.

This walkthrough is crucial. It's where I translate my technical 

–ndings into practical information my clients can use. It's where I 

answer (uestions and make sure they understand not 4ust what's 

wrong with the house, but what it means for them as homeowners.

I always end the walkthrough with two (uestionsV

R1o you have any (uestionsGR

Ask (uestions of your home inspector. I don't care how stupid 

you think it is. Xust ask it.

And thenV

RIs there anything that you feel I didn't inspect that you wish I 

hadGR

This gives my clients the opportunity to say, RWell, did you 

check thisGR I may not have brought something up because I 

checked it and saw no issue, whereas they saw it and didn't 

understand what they were looking at. I want to make sure no 

unanswered (uestions are lingering in the back of their mind.

If my clients can't be there for the walkthrough, I give them the 

option of doing it virtually. I'll call them later that day, have them 

sit at their computer while I sit at mine, and we'll go through the 

report together. Because, again, it's important that you understand 

the report.

Not all inspectors do this. Some never talk to their clients at all. 
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The real estate agent sets up the inspection, the inspector gets paid 

by credit card, does the inspection, emails out a report, and moves 

on to the next one. These are the guys who get sued all the time, 

and they can't –gure out why.

If you develop a relationship and show some interest in your 

clients, you establish trust. If an issue comes up later, they're more 

likely to call and talk to you about it rather than immediately go to 

an attorney.

I want to talk to every client. I want to meet them and have 

that relationship. I want them to understand that report because 

they're buying a house, and it's important. I'm not 4ust another box 

to check. I'm providing a service that I feel is very important for 

them.

That's the difference between an average home inspection and 

a good home inspection. It's not 4ust about –nding problems — it's 

about helping you understand what those issues mean for you as 

a homeowner.

The bottom line

3ere's what you need to know about inspection dayV

0. I'll spend about three hours thoroughly examining what I 

can see and access.

-. I can only inspect what's visible 6 I don't have E6ray vision 

or psychic powers.

G. Show up toward the end of the inspection for the 

walkthrough. ?ou'll learn more this way.

C. Ask every (uestion you have, no matter how RstupidR you 
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think it is.

j. Weather and accessibility can limit what I can inspect. I'll 

note these limitations in my report.

Pemember, an inspection is a snapshot of one day, not a lifetime 

guarantee. Hvery house has issues. What matters is understanding 

which ones are serious.
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The inspection is done. You've walked through the house with me. 

Now what?

Within a few hours of ,nishing the inspectiony jou're going 

to get an email with jour inspection report. This isn't —ust anj 

document b it's a critical tool for making one of the Biggest 

decisions of jour life. Lut it's onlj useful if jou understand what 

it's telling jou.

Iet me walk jou through how to read this thing.

The report structure: what you'll see

zn Wisconsiny we're verj close to having a standardiEed report 

format. There should not Be a lot of variation from one inspector 

to another. Nowy z have seen some gujs trj to do craEj stuff where 
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even z can't ,gure out what the hell thej're doing. Lut most reports 

follow a similar structure.

qverj report is re’uired Bj law in the state of Wisconsin to 

have a summarj page. There are other re’uirements tooy But the 

summarj page is the most important part for jou to understand.

NoBodj ever reads the whole report. Iet's Be honest. You go 

right to the summarj page.

Lut luckiljy the waj the summarj page is set upy if somethingSs 

in the reporty it's also tjpicallj included in the summarj page. xo 

z don't get too wrapped around the a:le aBout people not reading 

everj word of mj carefullj crafted prose.

The vie crntncal sectnoDs

The summarj page is re’uired to have ,ve speci,c headings1

D. 2efects

C. 3omponents re’uiring further evaluation

4. 3omponents re’uiring repair

M. 5aintenance items

A. ztems to monitor

Iet's Break down what each of these categories means.

feCects

This is the onlj categorj that's actuallj de,ned Bj the state of 

Wisconsin. " defect is either a potential safetj issuey or if it's not 

repairedy replacedy or removedy it will signi,cantlj shorten the life 
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of the sjstemy the structurey or the component that it affects.

These are the Big items. The things jou aBsolutelj need to 

paj attention to. xome e:amples might include unsafe electrical 

wiringy a damaged roof that's allowing water intrusiony or a 

cracked foundation that's affecting the structure.

When jou see items listed as defectsy take them seriouslj. These 

aren't cosmetic issues b thej're proBlems that could affect jour 

safetj or the longevitj of ma—or home sjstems.

moqpoDeDts regunrnDM Curther eialuatnoD

This is criticallj important for Bujers to understand. These are 

issues z can identifjy But z can't tell jou the full e:tent of the 

proBlem or what it will cost to ,:.

z tell mj clientsy Fz can tell jou what's wrongy But z can't tell 

jou the cost or the e:tent of the repairs. That's important moving 

forward for Both jou and jour real estate agent.F

These items might need to Be looked at Bj a specialist like an 

electriciany plumBery or structural engineer. "nd here's the kej part 

b these can Be changed to defects Based on what the specialist 

,nds. xo jour real estate agent will start Building a list of these 

things when thej're looking at negotiating with the seller.

8or e:ampley if z notice signs of foundation movement But can't 

determine how serious it is or what's causing ity z'll list it here. 

You'd need a structural engineer to evaluate it further.

moqpoDeDts regunrnDM repanr

These are items that simplj need to Be ,:ed. Thej're not serious 

enough to Be defectsy But thej should Be addressed.
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Tjpicalljy these might include things such as missing gutters on 

a detached garage or a downspout that doesn't have an e:tension 

to carrj water awaj from the foundation.

The important thing to understand is that if these items aren't 

repairedy thej could eventuallj Become defects. 8or instancey 

if jou don't add that downspout e:tensiony water might pool 

around jour foundationy eventuallj leading to water getting in or 

structural issues.

IanDteDaDce nteqs

These are the routine things that need attention to keep jour house 

in good shape. Think of them as the e’uivalent of changing the oil 

in jour car.

q:amples include wood trim that needs to Be paintedy a furnace 

that needs a new ,ltery or gutters that need cleaning.

Neglecting these items won't immediatelj cause proBlemsy But 

over timey thej can lead to Bigger issues. That unpainted wood trim 

will eventuallj rot if left e:posed to the elements.

Steqs to qoDntor

These are things that are tjpicallj getting older But are still 

working. You need to Budget for their replacement.

The classic e:ample is a 4-HjearHold furnace. zt still worksy But 

it's onlj a matter of time Before it doesn't. You should Be setting 

aside monej to replace it sooner rather than later.

Water heatersy V("3 sjstemsy and some plumBing components 

often fall into this categorj. Thej're on Borrowed timey and jou 

should Be prepared for when thej ,nallj give out.
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?eiernty leielsN xot eRactly

xome people look at these ,ve categories and assume thej're —ust 

levels of severitjy with defects Being the most serious and items to 

monitor Being the least.

There's some truth to thaty But it's not that simple.

Take components re’uiring repair. zf thej're not ,:edy thej can 

Become defects. zf jou don't paint that wood trim and replace the 

caulking around the windowsy that wood will eventuallj rot. Then 

water will get past it and go down into the wall. That wall will 

start to grow mold )which is a woodHdestrojing organismRy and 

then it will start to rot. "nd Before jou know ity the wall has rotted 

out Because jou didn't do the simple maintenance of primingy 

paintingy and caulking.

z alwajs go Back to mj old adage1 a house is like a —ealous lover. 

zt wants all jour time and monej. zf jou don't give it what it wantsy 

it's going to get mean and uglj. xo take care of issues when thej're 

smally and thej're much easier )and cheaperR to ,:.

deabnDM GetweeD the lnDes

"s jou review jour reporty rememBer that z'm trjing to Be as clear 

as possiBle without overwhelming jou with technical —argon. z 

want jou to understand what z'm sajing without having to Be an 

e:pert jourself.

This is a deBate z have ’uite often with other home 

inspectors. xome want to use highlj technical terms to show 

how knowledgeaBle thej are. z think that's ridiculous. z'm not 

writing that report for the specialist who's going to ,: the proBlem. 
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znsteady z'm writing it for jouy the homeBujer.

5j photos should help clarifj what z'm talking aBout. Thej 

appear on the summarj page as well as in the detailed report. 

There's a commenty and then there are photos right Below the 

comment. xome inspectors don't even include photosy and some 

still do paper reports instead of digital ones. To mey photos are 

essential for helping jou understand e:actlj what z'm descriBing.

foD't Met oierwhelqeb

When jou ,rst see the summarj pagey especiallj if there are a lot 

of items listedy it can feel overwhelming. 2on't panic.

qverj house has issues. 0ememBer what z said at the verj 

Beginning? There's no such thing as a perfect house.

What matters is understanding the signi,cance of those issues. 

That's whj z categoriEe them the waj z do b to help jou prioritiEe 

what's important.

z had one house with —ust one item on the summarj page. That 

was the closest z ever came to ,nding nothing wrong with a house. 

Lut z've also had summarj pages that were DU to DA pages long. zt 

—ust depends on the house and what z can access and how much 

there is to document.

2on't get overwhelmed Bj the length of the report. 8ocus on 

understanding the issues and their implications.

8or e:ampley z recentlj inspected a house that had some 

F!ncle "lF wiring b amateur electrical work that wasn't up to 

professional standards. Lut it was all easilj ,:aBle. There were also 

some issues in the electrical panel that needed attention.

z told the clientsy F2oes this need to Be addressed? Yes. zs it a 

hard ,:? No. Your electrician is going to come outy and thej're 
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going to giggle Because it's going to Be the easiest monej thej've 

made all daj. xo are there some safetj issues jou need to deal with? 

"Bsolutelj. Lut do we need to Burn the house down and start over? 

No.F

That perspective is important. Not all issues are created e’ualy 

even within the same categorj.

UettnDM clarnty

zf something in the report isn't clear to jouy ask– This is whj z 

offer to go through the report with clients who couldn't attend the 

inspection. z'll call themy have them sit at their computer while z 

sit at miney and we'll go through it together.

Lecausey againy it's important for jou to understand the report. 

Not —ust taking pride in what z doy But also from a risk management 

aspect. z want jou to know e:actlj what jou're getting into with 

this house.

z'm not the smartest guj in the roomy and z can make mistakes. 

zf jou call with a concerny z'll call jou Back immediatelj. z'll talk to 

jou and ,gure out what's happening. Lecause z want to develop a 

relationship and show some interest in jou as a client.

xainMatnDM DeMotnatnoDs

Your inspection report is often the Basis for further negotiations 

with the seller. When jou've got a solid report that clearlj 

categoriEes issuesy jou have a strong foundation for these 

discussions.

Work with jour real estate agent to determine what items are 

reasonaBle to ask the seller to address. Tjpicalljy safetj issues and 
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ma—or defects are the things sellers are most likelj to ,: or provide 

credits for. 5aintenance items and things to monitor are generallj 

considered jour responsiBilitj as the Bujer.

0ememBery no house is perfect. The goal isn't to get the seller 

to ,: everjthing b that's unrealistic. The goal is to address the 

signi,cant issues that affect safetjy functiony or value.

Your real estate agent plajs a kej role here. The agent has a 

deeper understanding of the markety what's reasonaBle to ask for 

in negotiationsy and how certain issues might affect the value of 

the home.

WsnDM your report as a roabqap

Your inspection report isn't —ust useful for deciding whether to Buj 

the house. zt also serves as a roadmap for maintaining jour home 

if jou do go through with the purchase.

The items listed under FmaintenanceF and FmonitorF are 

particularlj useful here. Thej give jou a starting point for 

creating a home maintenance schedule and Budgeting for future 

replacements.

z've had clients pull out their inspection reports jears after 

Bujing their homes when thej were planning renovations or 

trjing to trouBleshoot an issue. zt's a snapshot of the condition of 

jour house at a speci,c point in timey and that can Be incrediBlj 

valuaBle information.

'hat the report caD't tell you

There are certain things jour inspection report can't address. z 

can't tell jou whether the price is fair given the condition of the 
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house. z can't tell jou whether jou should Buj it or walk awaj b 

that's literallj against the law for me to saj in Wisconsin.

z also can't predict the future. z can tell jou that a CUHjearHold 

water heater is near the end of its useful lifey But z can't tell jou 

e:actlj when it's going to fail. z can tell jou that the roof shows 

signs of weary But z can't guarantee it will last e:actlj ,ve more 

jears.

What z can do is give jou the facts jou need to make an informed 

decision. z can help jou understand the current condition of the 

housey what issues e:ist nowy and what might Become proBlems 

in the future.

The report as a startnDM ponDt

Think of jour inspection report as a starting pointy not the ,nal 

word. zf jou decide to move forward with the purchasey use the 

report to plan jour initial pro—ects and Budget for future repairs.

8or ,rstHtime homeBujers especialljy the report can Be an 

invaluaBle guide to what needs attention and in what order. zt 

helps jou prioritiEe jour time and monej.

5ajBe that kitchen remodel can waity But addressing that leakj 

roof can't. Your report helps jou make those decisions Based on the 

actual condition of the housey not —ust jour preferences.

The Gottoq lnDe

Vere's what matters aBout jour inspection report1

D. 8ocus on the summarj page B especiallj F2efectsF and 

F3omponents re’uiring further evaluation.F
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C. 2on't panic aBout the length of the report. zt's aBout 

understanding the signi,cance of issuesy not —ust the 

numBer.

4. zf something isn't cleary call me. z'd rather answer 

jour ’uestions than have jou misunderstand something 

important.

M. !se this report for negotiations now and as a 

maintenance roadmap later.

A. 0ememBer what the report can't tell jou1 z can't predict 

when sjstems will fail or tell jou if the price is fair.

This report is jour tool for making an informed decision. zt's not 

—ust aBout ,nding proBlems. zt's aBout understanding what those 

proBlems mean for jou.
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Most people think the home inspection is just another box to check 

in the home-buying process. Sign here, initial there, pay the fee, 

and move on to the next step.

I'm here to tell you it's much more than that.

A good home inspection isn't the end of a process — it's the 

beginning of a relationship. Not just with your inspector, but with 

a network of professionals who can help you maintain and improve 

your home for years to come.

Not all specialists are created equal

When clients ask me for referrals, I'm careful about who I 

recommend. Not all contractors, plumbers, or electricians are the 

same. Some are reliable, honest, and do quality work. Others ... 

well, let's just say there's a reason they're the cheapest option 

around.

I typically tell clients that pretty much any licensed electrician 

or plumber will do. But I recommend some specialists over others 

because I know they're responsive and do good work.
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Here's what you need to understand: many of the best 

contractors are booked solid with new construction. They're 

running from one new house to the next, making good money 

without having to deal with the complexities of remodeling or 

zxing someone else's mistakes.

But there are also excellent contractors who prefer working 

on existing homes. They like the challenge or they've built a 

business around being responsive to homeowners' needs rather 

than builders' schedules.

These are the people you want in your network.

I know electricians who are always working in the newest 

neighborhoods, stringing wire and making bank. They'll never 

call you back for your small job. But I also know electricians who 

speciali7e in troubleshooting problems in existing homes, who will 

respond quickly when you have an issue.

Same with plumbers. Some are always installing fresh lines in 

new construction. Others excel at zguring out what's wrong with 

your 0Y-year-old pipes and zxing them without tearing out half 

the walls.

When I recommend someone, it's because I know they'll 

actually call you back within your inspection contingency 

timeline. Because you've got deadlines. Pour real estate agent is 

breathing down your neck. The seller wants an answer. Pou need 

someone who's going to pick up the phone and schedule a visit 

ASA".

The relationship doesn't end at closing

Here's something most people don't reali7e: your relationship with 

your home inspector doesn't have to end when you close on your 



FROM HOUSE TO HOME 41

house.

I have clients who call me two or three years after an inspection 

and say, KDen, we're looking at znishing off the basement. ?o you 

know anybody who does good workFK

Or, KWe need to replace the furnace. Who would you 

recommendFK

And I'm happy to help. Because that's part of the relationship 

we've built.

I may not know immediately who's the best person for your 

specizc job. But as I tell my clients, KI don't have to know 

everything, I just have to know a guy who knows a guy.K

Sometimes I need to reach out to what I call the KMilton Brain 

TrustK — my network of professionals in the area. I'll ask, KHey 

guys, I've got a client looking for this specizc type of work. Who 

would you recommendFK

So even if I don't have the answer right away, I can usually get 

back to you within a day or two with a solid recommendation.

This ongoing relationship is valuable for both of us. Pou get 

access to reliable professionals who won't rip you off or do shoddy 

work. And I get the satisfaction of knowing I'm continuing to help 

my clients make their homes safer and better.

Respect the lanes

There's an important balance to maintain when recommending 

specialists. I'm careful not to step into lanes that aren't mine.

’or example, when clients ask about the value of certain 

improvements or which issues they should prioriti7e negotiating 

with the seller, I'll often defer to their real estate agent. I tell them, 

KThat's a conversation to have with your real estate agent. If I start 
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doing that, I'm stepping into the agentLs lane, and that will tick 

them off.K

And rightfully so. The real estate agent has a deeper 

understanding of the market, what's reasonable to ask for in 

negotiations, and how certain improvements might affect the 

value of the home.

My job is to identify issues with the house and help you 

understand what they mean. The agentLs job is to help you use that 

information in your negotiations. We each have our expertise, and 

respecting those boundaries serves you better in the long run.

That said, I'll sometimes offer guidance on which issues are 

safety concerns that should be addressed immediately versus 

those that can wait. But even then, I'm careful to focus on the 

technical aspects, not the negotiation strategy.

A network that grows with your needs

Pour home professional network will evolve over time. The 

specialists you need when you zrst buy your home might be 

different from those you need zve or ten years later.

Initially, you might need an electrician to zx safety issues, a 

plumber to address leaks, or a roofer to repair damaged shingles. 

Eater, you might be looking for a kitchen designer, a deck builder, 

or a landscaper to enhance your property.

I can help with these connections too. 1ven if it's been years 

since I inspected your home, don't hesitate to reach out. I'm 

constantly updating my network based on feedback from clients 

and my own observations of who does quality work in the area.

An inspector who's active in the community, as I am through the 

Wisconsin Association of Home Inspectors, has their znger on the 
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pulse of who's doing good work and who's cutting corners. I hear 

about it when contractors mess up, and I hear about it when they 

exceed expectations.

That knowledge is a resource for you, not just during the 

inspection process but throughout your time in your home.

Continuing education for homeowners

"art of my role as an inspector is education. ?uring the inspection, 

I'll walk you through how your house works — where the main 

water shutoff is, how to turn off the gas in an emergency, what your 

electrical panel looks like, and how to reset a breaker.

But I know that's a lot of information to absorb in one day, 

especially when you're stressed about buying a house. That's why I 

encourage clients to call if they forget something or have questions 

later.

I had a client once who had been living in his brand-new house 

for nearly a year. I was doing an inspection for him related to his 

22-month builder's warranty. While checking the furnace, I noticed 

the zlter was zlthy. I asked if he'd ever changed it, and he looked 

at me blankly. K’ilterFK he said. He had no idea the furnace had a 

zlter that needed changing.

I showed him where it was, how to change it, and explained 

that it should be replaced monthly. Basic maintenance like this can 

prevent costly repairs and extend the life of your systems.

This kind of education is part of the ongoing relationship I offer. 

If you're not sure how something in your house works, or what 

maintenance it requires, just call. I'd rather you ask what seems 

like a KstupidK question than end up with an expensive repair bill 

because you didn't know what to do.
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Trust takes time

Building a reliable network of home professionals doesn't happen 

overnight. It takes time to znd people you can trust, who do quality 

work at fair prices, and who show up when they say they will.

Pour home inspector can give you a head start on this process. 

We've seen the work of countless contractors. We know who 

zxes issues properly and who just puts a band-aid on them. We 

hear feedback from multiple clients about their experiences with 

various specialists.

This knowledge is invaluable, especially for zrst-time 

homebuyers who don't have established relationships with 

contractors. By tapping into your inspector's network, you're 

leveraging years of experience and countless observations about 

who does good work in your area.

So although the inspection itself might only take a few hours, 

the relationship with your inspector and the connections they can 

provide can benezt you for as long as you own your home.

?on't just check the box and move on. Build the relationship. It's 

an investment that will pay dividends for years.

Navigating when to call in specialists

How do you know when to call in a specialist versus handling 

an issue yourselfF This is where your inspection report and your 

inspector's advice come in handy.

In Wisconsin, inspection reports must categori7e issues under 

specizc headings, including KdefectsK and Kcomponents requiring 

further evaluation.K ?efects are potential safety issues or problems 
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that, if not repaired, could signizcantly shorten the life of a system 

or component.

Items listed under Kcomponents requiring further evaluationK 

are issues I've identized but can't fully assess. These automatically 

warrant bringing in a specialist.

’or everything else, consider:

2. Is it a safety issueF If so, always call a professional.

3. ?oes it involve electricity, gas, or structural elementsF 

These generally require professional expertise.

4. ?o you have the skills, tools, and time to address it 

properlyF Be honest with yourself.

C. Would improper repairs potentially cause more damage 

or dangerF

When in doubt, call your inspector and ask. I'd rather give you a 

quick piece of advice than have you tackle something that should 

be left to a professional.

The long view

Owning a home is a marathon, not a sprint. The issues identized 

during your inspection are just the starting point. Over time, 

new problems will develop, and you'll make improvements and 

changes to suit your needs and tastes.

Having a trusted network of professionals — starting with your 

inspector and expanding to include specialists in various zelds — 

will make this journey much smoother. It's the difference between 

scrambling to znd someone in an emergency and having a reliable 



KEN SMITH46

contact you can call right away.

I've seen the difference this makes. (lients who maintain 

contact and build their network tend to have better-maintained 

homes and less stress when issues arise. They know who to call, 

they trust the work will be done right, and they often get faster 

service because they're working with professionals who value 

ongoing relationships.

So don't think of your home inspection as the end of a process. 

Think of it as the beginning of a relationship that will help you 

protect and enhance your investment for the years ahead.

Pour home isn't just a building made of wood, concrete, and 

metal. It's a complex system that needs care and attention. And 

with the right network of professionals, you'll be well-equipped to 

provide that care, no matter what challenges arise.

Specialists you might need

Based on my experience, these are the specialists zrst-time 

homeowners most commonly need:

2. Electrician: ’or safety ha7ards, circuit problems, and 

upgrades when you discover you only have four outlets in 

your entire two-story house. )Pes, I've seen this.5

3. Plumber: ’or leaks, low water pressure, and that 

mysterious knocking in your pipes at 3 a.m.

4. Roofer: ’or missing shingles, leaks, or when that big tree 

branch comes down in a storm.

C. HVAC technician: ’or annual maintenance and when 

your furnace decides to quit on the coldest day of the year.
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G. Foundation specialist: If you start noticing cracks or 

drainage issues around your foundation.

8etting solid recommendations for these zve trades will cover 

about %YR of the urgent issues most homeowners face.

Uemember, the cheapest option is rarely the best value. 

Sometimes it's worth paying a little more for someone who will do 

the job right the zrst time, show up when they say they will, and 

stand behind their work.

I will call you back

I want to end by emphasi7ing something important: I'm still here 

after the inspection.

If you call me a week, a month, or years after I've inspected your 

house with a question, I'll call you back. If I don't know the answer, 

I'll help you znd someone who does.

Too many people in this business see you as a transaction. 

"ay the fee, get the report, never see you again. That's not how I 

operate.

I've had clients call me from their furnace room asking which 

switch is which. I've had clients send me photos of mysterious 

pipes they found when renovating. I've had clients call from the 

hardware store asking what kind of zlter they need.

And I'm happy to help with all of it.

Because that relationship we build during the inspectionF It 

doesn't have to end when you get the keys to your new home.

It can last as long as you own the place.

The bottom line
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After the inspection is when our relationship really begins:

2. Save my number. I'm available for questions long after 

you've moved in.

3. ;se my recommendations to build your network of 

trusted professionals before emergencies happen.

4. Eet me help connect you with specialists who'll actually 

call you back when you need them.

C. Pour inspection is the starting point for understanding 

your house, not the znal word.

G. The cheapest contractor is rarely the best valueF 

sometimes it's worth paying more for quality work.

?on't treat your inspection as just another box to check. It's the 

beginning of a relationship that'll make your life easier for as long 

as you own your home.



Y ,OK� ,��K	
��K
��
�K���K������K
��

Let's talk about expectations. They're a funny thing. When you're 

buying a house, especially your vrst one, you'de probably got this 

picture in your heaw of :hat it's going to be likeM perfect.

maybe you'de :atchew those hoIe renodation sho:s :here 

they Iagically transforI places in thirty Iinutes, Iinus 

coIIercials. maybe you'de scrollew through RnstagraI photos of 

iIIaculate hoIes :here eden the wog looks like it Iatches the 

furniture.

Aeality has a :ay of sIacking those expectations right upsiwe 

the heaw.

Why there's no perfect house

R think the process of setting expectations shoulw start :ith your 

real estate agent. B goow one :ill help you unwerstanw :hat you 

can realistically get for your Ioney in your chosen area. Nut R :on't 
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go too far wo:n that rabbit hole.

What R :ill tell you is that edery single house has issues. Eot 

soIe houses. Eot Iost houses. Sdery. Oingle. 1ne.

R :as inspecting a house in Waterto:n last :eek, built arounw 

the 820js. The ?oor Yoists :ere Iawe out of logs. Nack then, they'w 

Yust take a tree, ?atten off the top, anw Iake a ?oor Yoist. When R 

lookew at the ?oor froI the siwe, those Yoists :ere sIiling at Ie. 

The ?oor shoulwn't sIile. Rt shoulw be straight across.

R coulw push Iy vnger into the :oow in sederal spots, anw 

ederything :as freshly paintew. That's al:ays a baw sign in an olw 

baseIent because it usually Ieans they're hiwing soIething.

Was this a wefect– Pes. Nut here's the reality " the repair isn't 

wifvcult. Rt's replacing :oow. Hut ne: :oow in :here the olw :oow 

is, anw that'll probably ledel the ?oors out a bit.

The human factor

When R explain that there's no such thing as a perfect house, it 

al:ays coIes back to one thingM huIan beings.

With ne: construction, Iaybe it's the guy :ho tolw his boss he 

has Iore experience than he really woes. The boss left hiI alone 

for thirty Iinutes, caIe back, anw thought, z1h crap. -o: wo :e 

coder this up–z

1r Iaybe it's a hoIeo:ner :ho woesn't unwerstanw ho: 

houses :ork or woesn't care enough to Iaintain it properly. maybe 

it's lanwlorws :ith rental properties :ho let theI wegrawe because 

they're trying to IaxiIi9e provt.

Rt all coIes wo:n to huIan beings. Bnw :e scre: up. That's 

:hat :e wo. We're really goow at scre:ing things up. R :as pretty 

arrogant until R startew woing hoIe inspections. R usew to think R 
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coulw vx anything. Rt's less of a probleI no: :ith PouTube, but if 

you :ere coIing up :ithout PouTube as a reference source, you 

coulw Iess soIething up in a heartbeat anw be prouw of it. zPeah, 

R wiw that.z

Helping buyers adjust their expectations

When R explain to clients that there's no such thing as a perfect 

house, R tell theI, zWhere you lide no: is not a perfect house. 

Where your parents lide is not perfect. Where R lide is not perfect. 

Eo one is liding in a perfect house right no:.z

Bnw if that's going to be the bar you set, you Iight as :ell stay 

:here you are, because you're neder going to vnw it. Rt woesn't exist, 

in Iy opinion.

R'de coIe close to vnwing zperfectz houses. Bnw beliede it or not, 

those are the ones that tie up Iy gut. R think, zWhat wiw R Iiss–z Rt's 

so typical to vnw certain issues that :hen you vnw a house that's 

really built :ell, it actually Iakes Ie nerdous. R'll run back through 

certain areas anw look at things oder again to Iake sure R wiwn't 

Iiss anything.

Nut R'll tell Iy clients, z-ey, you'de got a wecent builwer. This 

house has been :ell5Iaintainewz or zRt's been :ell5built.z Sden 

:ith soIe olwer houses, R can look at the structure anw say, zThey 

wiwn't spare a wiIe :hen they built this place.z

maybe it's a 8DFjs ranch hoIe, but R can see they usew copper 

anw brass vttings insteaw of cheaper galdani9ew pluIbing. They 

usew t:o5by5tens for ?oor Yoists insteaw of t:o5by5eights. There 

are certain things builwers can wo that Iake a house Iore soliw " 

builwers :ho go abode cowe.

AeIeIber :hat R saiw about builwing to cowe– They get a C. 
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OoIe builwers aiI higher.

The stress factor

R :ill neder forget ho: stressful buying a house is. R'I the one 

person in this process :ith no wog in the gaIe. R won't :ork for the 

real estate agents or the banks. Rf you buy the house, great. Rf you 

won't, that's vne too. R genuinely won't care.

Nut R wo care about you unwerstanwing :hat you're getting into.

qor a lot of Iy clients, especially vrst5tiIe hoIebuyers, this 

is terrifying. 1r Iaybe it's their seconw house but they lide a life 

that's pretty close to the ewge vnancially. They're trying to upgrawe 

a little bit, or Iaybe they're wo:nsi9ing. They'de :orkew harw their 

:hole lides but they only hade enough set asiwe for this one big 

purchase.

To help theI, R neew to unwerstanw :hat's stressing theI. 

OoIetiIes it's things R can't control, such as faIily.

qaIily is the :orst. The uncle or the waw :ho's going to zhelpz 

theI is the absolute freaking :orst. They're scaring the crap out 

of the buyer before they eden see the house. Bnw all of these faIily 

IeIbers o:n hoIes theIseldes, but they enw up terrifying the 

young couple because they Yust :ant to be the sIartest person in 

the rooI.

When R builw a relationship :ith clients anw get to kno: theI, 

R can usually vgure out the core issue causing their anxiety. Then 

R can awwress that specivcally. OoIetiIes R can't vx it, anw it's not 

Iy Yob to wo so. Nut R try to allediate their concerns anw help theI 

unwerstanw :hat they're looking at.
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The ongoing negotiation

Bnother thing Iost buyers won't unwerstanw is that the 

negotiation woesn't enw :ith the acceptew offer. most people think 

once they'de gone back anw forth on price anw the seller has 

acceptew, that's it.

That's Yust the beginning.

Bfter R coIe in anw wo an inspection, your real estate agent is 

going to take that inforIation back to the listing agent. Cepenwing 

on ho: your offer to purchase is :ritten " anw there are about 

a Iillion wifferent :ays to :rite one " the real estate agent can 

hade wefects further edaluatew by contractors :ho can prodiwe cost 

estiIates. They can negotiate that price or gide the seller the right 

to cure the wefects.

The aderage person woesn't unwerstanw that the negotiations 

aren't wone Yust because you'de got an acceptew offer. Pou still hade 

Iore :ork to wo. Pour real estate agent :ill guiwe you, anw you 

neew to trust theI. Rf you signew a buyer's agency agreeIent, then 

you neew to trust your agent. Rf you can't trust your agent, you neew 

a wifferent one. Necause there are plenty of goow ones out there.

When nothing will do

OoIetiIes, no aIount of explanation or context :ill Iake a buyer 

coIfortable :ith a particular issue.

R haw one lawy :hose husbanw :as an oncologist :ho also 

coIpetew in RronIan coIpetitions. -e trainew in their baseIent. 

The rawon test caIe back :ith eledatew ledels. R explainew that 

rawon can be Iitigatew " it's dery woable. Nut she :asn't hading it. 

Ohe Yust saiw, zEo,z anw :alkew a:ay froI the house.
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Pou al:ays hade soIe rawon any:ay. Sspecially in this area " 

they won't call it Aock (ounty for nothing. Rf you'de eder triew to wig 

a post hole arounw here, you kno: there's a lot of rock. The rawon 

coIes froI the rawiuI anw uraniuI that naturally occur in rocks 

anw grounw. This area of the country is kno:n for eledatew ledels.

Nut R coulwn't condince her. Bnw that's okay.

Staying in my lane

Bt soIe point, it becoIes inappropriate for the inspector to push 

too harw one :ay or the other. Pou hade to kno: your lane anw stay 

in it.

R'll offer reassurances anw chat :ith people as long as they hade 

3uestions. Nut R :on't try to talk theI into a house, anw R :on't try 

to talk theI out of one either.

R aI as neutral as NelgiuI. )Bnw NelgiuI has goow :af?es anw 

french fries. Rn Nrussels, they hade Jj5soIething toppings for fries, 

anw they wouble cook theI. They're Yust a:esoIe. Nut R wigress.K

R aI neutral as can be. Pou buy it or you won't. R won't care. The 

reality is if you won't buy it, you'll probably call Ie again for the 

next house because you'll feel like R sadew you.

When R vnish the inspection, you're going to pay Ie, anw R'I 

going to :alk a:ay. R wiwn't hade anything to wo :ith the process 

before the inspection, anw R :on't hade anything to wo :ith it after. 

R'I coIpletely neutral.

That's :hy soIe of the olw5school real estate agents hate 

inspectors. Necause :e won't care. They :ant us to be in their 

corner anw help sell. The inspectors they :ant to recoIIenw are 

the ones :ho'll vnw a little bit but not too Iuch. zXust go through 

the Iotions anw Iake it look goow.z
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R'I fortunate that R won't hade to wepenw on this incoIe. Nut 

there are plenty of goow real estate agents :ho say, z$en, get in 

there anw vnw ederything :rong :ith this house. R :ant Iy client 

to kno: exactly :hat they're buying.z

The limitations of a home inspection

Hart of setting realistic expectations is unwerstanwing :hat a hoIe 

inspection can anw cannot tell you.

B hoIe inspection is liIitew by its dery nature. R can only inspect 

:hat R can see. R'I not tearing out :alls or pulling up ?ooring. R 

won't hade 45ray dision or psychic po:ers.

There are things R siIply cannot vnw. Bnw that's not because R'I 

not looking " it's because they're hiwwen froI die:.

Rf there's a crack in a founwation :all that's been coderew :ith 

wry:all, R :on't see it. Rf there's a leak in a pipe insiwe a :all, R Iight 

not wetect it unless it's causew disible waIage. Rf the predious 

o:ner wiw soIe CRP electrical :ork behinw a closew5up :all, R 

:oulwn't kno: about it.

That's :hy R al:ays tell clientsM R'll wo Iy absolute best, but R 

can't proIise to vnw ederything. Eo inspector can. We're looking 

at a snapshot of the house on one particular way, unwer specivc 

conwitions.

B house is not static. Rt changes :ith the seasons, :ith use, :ith 

age. What looks vne toway Iight wedelop a probleI next Ionth or 

next year.

That's not a failure of the inspection process. Rt's Yust the reality 

of hoIeo:nership.
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Expecting the unexpected

Sden in a :ell5Iaintainew house, unexpectew issues can arise. The 

:ater heater that :orkew perfectly wuring the inspection Iight 

fail a :eek after you Iode in. The roof that sho:ew no signs of 

leaking Iight start to wrip wuring an unusually heady rainstorI.

These aren't necessarily things that :ere Iissew wuring 

the inspection " they Iight be genuine ne: wedelopIents. 

S3uipIent fails. materials wegrawe. Weather happens.

Hart of the reality of o:ning a hoIe is accepting that you'll face 

unexpectew Iaintenance anw repair issues. Rt's not a Iatter of if 

but :hen.

That woesn't Iean you shoulw lide in fear, :aiting for the next 

wisaster. Rt Yust Ieans you shoulw be preparew. Oet asiwe Ioney for 

repairs. Learn basic Iaintenance skills. Nuilw relationships :ith 

reliable contractors before you neew theI urgently.

Bnw reIeIber that Iost issues can be vxew. They Iight be 

incondenient or expenside, but they're rarely catastrophic.

Finding the diamond in the rough

OoIetiIes the house :ith the Iost zissuesz turns out to be the 

best dalue anw the best hoIe.

R'de seen buyers :alk a:ay froI houses because the inspection 

report listew t:enty iteIs to awwress. Nut :hen :e lookew Iore 

closely, Iost of those iteIs :ere Iinor Iaintenance issues that 

:oulw cost less than U8,jjj total to vx.

mean:hile, they enwew up buying a house :ith a zcleanz 

inspection that haw one IaYor hiwwen issue they wiscoderew six 

Ionths later " an issue that cost U8F,jjj to repair.
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The nuIber of iteIs on an inspection report isn't necessarily a 

goow inwicator of a house's conwition. What Iatters is the sederity 

of the issues anw the cost to vx theI.

B house that neews cosIetic upwates, Iinor repairs, anw regular 

Iaintenance Iight look z:orsez on paper than a house :ith 

one looIing IaYor probleI. Nut in reality, it Iight be the better 

choice.

This is :hy it's so iIportant to unwerstanw :hat the inspection 

report is really telling you, not Yust count the nuIber of bullet 

points.

Making peace with imperfection

Bt the enw of the way, buying a house re3uires Iaking peace :ith 

iIperfection.

Pou're not looking for a perfect house. Pou're looking for a house 

:hose iIperfections you can lide :ith " either because they won't 

bother you or because you can vx theI :ithin your buwget anw 

tiIeline.

OoIe buyers are okay :ith outwatew kitchens but can't stanw 

the thought of founwation issues. 1thers won't Iinw structural 

:ork but :ant Iode5in5reawy bathrooIs. OoIe hade the skills to 

hanwle electrical anw pluIbing probleIs but wra: the line at roof 

:ork.

$no: your tolerances. $no: your buwget. $no: your skills. Bnw 

Iake your wecision basew on that kno:lewge, not on a fantasy of 

perfection that woesn't exist.

The right house isn't a perfect house. Rt's the house that's right 

for you, ?a:s anw all.
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The lightbulb moment

R lide for the IoIent :hen a buyer zgets itz " :hen they stop 

seeing the house through rose5colorew glasses or :ith paraly9ing 

fear anw insteaw see it for :hat it really isM a structure :ith 

strengths anw :eaknesses, potential anw liIitations.

That's :hen they can Iake a truly inforIew wecision.

OoIetiIes they weciwe not to buy, anw that's coIpletely vne. 

Netter to :alk a:ay before closing than to regret it after:arw.

1ther tiIes, they weciwe to proceew, but :ith open eyes anw 

realistic expectations. They negotiate repairs for the IaYor iteIs, 

buwget for the IewiuI ones, anw start planning CRP proYects for 

the Iinor ones.

They're not surprisew :hen soIething neews vxing three 

Ionths in, because they kne: the :ater heater :as on its last legs. 

They're not shockew :hen the bathrooI faucet starts wripping, 

because they sa: the Iineral weposits that suggestew it haw leakew 

before.

They'de acceptew the reality of hoIeo:nership, :ith all its Yoys 

anw heawaches.

Bnw that, Iore than any perfect inspection or perfect house, is 

:hat R hope to gide Iy clientsM the kno:lewge anw perspectide to 

Iode for:arw :ith convwence, :hateder they weciwe.

Necause at the enw of the way, Iy Yob isn't to tell you :hether to 

buy the house or not. my Yob is to Iake sure you kno: :hat you're 

buying.

The rest is up to you.

The bottom line
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-ere's :hat you neew to kno: about hoIe inspection 

expectationsM

8. There is no such thing as a perfect house. Eot :here you 

lide no:, not :here your parents lide, not eden :here R 

lide.

0. most issues are vxable. The 3uestion isn't :hether there 

are probleIs but :hether they're probleIs you can lide 

:ith or afforw to vx.

J. The negotiation woesn't enw :ith an acceptew offer. Pour 

inspection results open a ne: rounw of wiscussions about 

repairs anw concessions.

E. R can only inspect :hat R can see. R won't hade 45ray dision 

to see through :alls or psychic po:ers to prewict future 

failures.

F. Pou're not looking for a perfect house. Pou're looking for 

a house :hose iIperfections you can accept or awwress 

:ithin your buwget anw tiIeline.

Fnwerstanwing these realities before your inspection :ill help 

you Iake better wecisions anw experience less anxiety wuring the 

hoIebuying process. Rt's not about vnwing perfection " it's about 

vnwing the right Iatch for your neews, buwget, anw tolerance for 

proYects.
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You've made it through the inspection. You've negotiated repairs. 

You've closed on the house. Now the real fun begins.

Ownership.

Here's the cold, hard truth: that house you just bought? It's not 

going to take care of itself. It needs attention. Regular, consistent 

attention.

A house is like a jealous lover. It wants all your time and money. 

If you don't give it what it wants, it's going to get mean and ugly.

I've never seen it work any other way. Every time I've ignored 

something, it's cost me three times as much to xW and become three 

times the work it would have been if I'd just dealt with it right 

away.

The basics: what new homeowners often neglect

Lhen I go through a home with clients at the end of an inspection, 

I always try to talk about maintenance items as we're walking 

through the house.

—et's start with the outside, because that's your xrst line of 
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defense. If you want to keep your basement dry T and you 

do T there are three critical things to maintain: clean gutters, 

downspout eWtensions four to siW feet from the house, and a nice 

positive grade of dirt or solid material sloping away from the 

foundation.

9hat combination will take care of about 05 to 0%D of any wet 

basement issues. Goes that mean you'll never get water in your 

basement? No. Later and gravity always win. 9hat's why we have 

the Crand Banyon.

Mut those three simple maintenance items will prevent a lot of 

heartache.

After a big windstorm, go outside and take a look at your roof. 

Sake sure you're not missing shingles. If you don't get that xWed 

right away, water's going to start getting in, and then you've got a 

much bigger problem on your hands.

Soving inside, one of the most neglected items is the furnace 

xlter. Go you have a xlter that needs to be changed monthly or one 

that can go three to siW months? It depends on the xlter, but you 

should be checking it regularly.

If you have pets, you'll need to change xlters more often. Le 

have a Cerman shepherd, and she sheds a dog a day. -o even 

though our xlter is rated for siW months, we change it every three.

Later heaters are another commonly neglected item. You 

should zush your water heater at least once a year. 9he plumber's 

association says every three to siW months, but realistically, once 

a year will do. It eWtends the life of your water heater and lowers 

your utility bills.

9hen there are seasonal tasks such as turning off outdoor 

faucets in the fall and covering the air conditioning unit. You don't 

need a fancy cover that'll get destroyed by Lisconsin weather 
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within two seasons. I just put a piece of plywood on top of mine 

with a brick. 9hat keeps everything out of it, and that's all you need 

to do.

Setting up a maintenance schedule

Now, I've seen homeowners approach maintenance schedules in 

all kinds of ways. One guy sat there with a clipboard making notes 

as we went through his inspection. He was going to make an EWcel 

spreadsheet connected to his calendar that would give him alerts.

9hat's some neWtJlevel organi"ation.

You can certainly create a maintenance schedule like that if 

it works for you. 9here are also plenty of preJmade schedules 

available online. Pust search for Fhome maintenance schedule,F 

and you'll xnd qG2s, EWcel spreadsheets, and printable checklists.

Mut here's the thing: a generic maintenance schedule might not 

work for your specixc house. You need to know the components in 

your house and what they re3uire.

2or eWample, Annette and I don't have a regular water heater. 

Le have an onJdemand or tankless water heater. It has different 

maintenance re3uirements. It needs to be zushed at least every 

four years with a vinegar solution because it'll get calcixcation in 

the heat eWchanger, which reduces efxciency and shortens its life.

A tankless water heater can last 7% to 15 years, whereas a 

traditional water heater typically lasts ( to )5 years. 9hat's a big 

difference in lifespan but only if you maintain it properly.

Your family composition matters too. If you have a young family 

of xve, you might want to consider a tankless water heater for 

the future. Lith a larger family, you'll see a faster return on 

investment.
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Lhy? Mecause a traditional water heater will heat the water at 

least two times a day, sometimes three, even if you don't use it. If 

you're on vacation for two weeks, that water heater is still heating 

water two to three times a day, every day. You're not using a drop, 

but you're still paying to heat it.

9he point is, your maintenance schedule needs to be tailored 

to your specixc home and family situation. Gon't just download a 

generic checklist and call it good.

DIY vs. hiring a professional

9his is where I need you to be brutally honest with yourself.

Ban you do some home maintenance and repair tasks yourself? 

Absolutely. -hould you do all of them? qrobably not.

I always tell people, know yourself and be honest about your 

skills and limitations. I encourage selfJsufxciency. Lith You9ube 

and other online resources, there's no shortage of howJto guides 

for just about any home project.

Mut if you're going to tackle something yourself, like changing 

out a faucet, don't just watch one video. Latch four or xve by 

different people. You'll start to see a pattern T most people will 

do it one way, and then there's that one guy Ulet's call him Pethro4 

doing it completely differently. Gon't follow Pethro.

Latching multiple tutorials gives you a miniJeducation on the 

task. You'll pick up tips and tricks that make the job easier. Ever 

found yourself struggling with something and thinking, F9here's 

got to be an easier way to do thisF? /sually, there is, and someone 

on You9ube knows what it is.

Lhen it comes to electrical work, I rarely recommend GIY, 

simply for safety reasons. Electricity can be dangerous if you don't 
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know what you're doing. As I like to say, )75 volts will bite you, 

but 785 volts will kill you. 9hat's what's plugged into the stove, 

washer, and dryer. 9hose big outlets with three or four prongs are 

785Jvolt lines.

qlumbing is another challenge. I hate plumbing with the heat 

of a thousand suns. Later's only purpose is to make you feel 

stupid and inade3uate. You can follow every rule in the plumbing 

handbook and it will still leak. And then you're contorted into 

some painful yoga position under the sink, cramped and wet, and 

cussing up a storm.

9he ground is a long way away when you get older, too. It gets 

farther away every year. 9hese days, I just hire a plumber. I'm done.

2or most people, painting and certain types of zooring 

are manageable GIY projects. 9oday's vinyl plank zooring, for 

eWample, only re3uires a utility knife and a straightedge to install. 

It's not magic. 9here are rules, and if you learn them, you can follow 

them.

You don't have to go to Hogwarts to xgure out how to work on a 

house.

Know when to stop

9he key to successful GIY is knowing when to stop before you make 

things worse.

Our xrst house was what I'd affectionately call a zoating turd. 

It was horrible in many ways, but I loved that house. Le spent 

xve years remodeling it while living there for seven years. Lhen 

we sold it, we doubled our money because we did all the work we 

could ourselves and only hired out what we couldn't handle.

Mut here's the crucial advice: know when to stop before you 
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screw up so badly that it costs more for somebody to xW your 

mistakes than it would have cost to hire them in the xrst place.

Gon't let your pride get the better of you. Me willing to back up 

and say, FI'm in over my head here.F Otherwise, you'll keep going 

and it'll cost twice as much because someone will have to undo 

your mess before they can even start xWing the original problem.

It's called sweat e3uity for a reason. Especially for eWterior work 

like regrading or digging out window wells, I tell my clients, Fqick 

a weekend when you hate yourself and you don't like the person 

you're married to.F

Gon't pick a weekend when you wake up thinking, FCod, I'm 

in love with this human being.F My the end of a day doing hard 

outdoor work together, you're likely going to be xghting. -o pick 

a weekend when you already feel miserable T you're not ruining 

anything at that point.

Critical warning signs

9here are certain home issues that serve as early warning signs of 

bigger problems to come. —earning to recogni"e these can save you 

thousands of dollars in repairs.

-tart with water stains. Any discoloration on ceilings or walls 

warrants immediate investigation. It might be a oneJtime leak 

from an overzowing bathtub, or it could be an ongoing roof leak 

that's rotting your structural framing.

Bracks in foundation walls deserve attention too. Hairline 

cracks are common and often harmless, but cracks wider than 

)V$ inch or cracks that are growing could indicate structural 

movement that needs professional evaluation.

qay attention to your energy bills. A sudden increase might 
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mean the furnace or air conditioner is struggling, the insulation 

has been compromised, or you've got air leaks around windows 

and doors.

—isten to your house. New noises often signal problems. A 

furnace that's making unusual sounds, a water heater that's 

rumbling, or pipes that bang when you turn the water on T these 

are all your house trying to tell you something's wrong.

Latch the drainage patterns during rain. If water is pooling near 

the foundation or the gutters are overzowing, you've got a problem 

that needs xWing before it causes foundation damage.

And be alert to any musty smells, especially in basements and 

bathrooms. 9hat odor often indicates mold or mildew, which can 

affect your health and the structure of your home.

Building equity through maintenance

Regular maintenance doesn't just prevent costly repairs T it 

actively builds e3uity in your home.

9hink about it this way: a wellJmaintained house will always 

command a higher price than a neglected one, even if they're 

identical in terms of si"e, location, and age.

Every time you replace a wornJout component with a new, more 

efxcient one, you're adding value. Every time you prevent a small 

problem from becoming a big one, you're preserving value.

9his is especially true for visible maintenance items that 

potential buyers will notice immediately: a freshly painted 

eWterior, wellJmaintained landscaping, clean gutters, and a roof in 

good condition.

Mut it's e3ually true for the unseen components: plumbing that 

doesn't leak, electrical systems that function safely, HKAB systems 
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that heat and cool efxciently, and insulation that keeps the house 

comfortable yearJround.

In my eWperience, homes that have been consistently 

maintained sell faster and for higher prices than those that have 

been neglected, even when the neglected ones have been Fspruced 

upF just before sale. Muyers can tell the difference between a house 

that's been cared for and one that's been neglected, even if they 

can't always articulate eWactly how they know.

The cost of deferred maintenance

—et me give you a realJworld eWample of how deferred 

maintenance can cost you.

I inspected a house where the owner had noticed a small roof 

leak but decided to put off xWing it because the roof was going to 

need replacement in a few years anyway.

2ast forward three years, and that small leak had rotted roof 

decking, damaged insulation, promoted mold growth, and even 

affected framing. Lhat would have been a few hundred dollars 

to xW initially turned into a I)5,555 repair before they could even 

start on the new roof.

9hat's an eWtreme eWample, but I see smaller versions of this 

story all the time. A clogged gutter that leads to fascia rot. 

/naddressed caulking that allows water to seep behind siding. 

-mall plumbing leaks that warp subzoors.

9he pattern is always the same: a small, ineWpensive xW 

neglected until it becomes a big, eWpensive problem.

Life happens: planning for larger repairs
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Even with perfect maintenance, major home components will 

eventually need replacement. Roofs, HKAB systems, water heaters, 

and appliances all have xnite lifespans.

-mart homeowners plan for these eWpenses. 9hey know 

approWimately how old their major systems are and when they 

might need replacement. 9hey research costs and start setting 

aside money well in advance.

One approach I recommend is setting up a dedicated Fhouse 

accountF where you deposit a xWed amount each month. 

Balculate the eWpected lifespan of your major components, their 

replacement costs, and xgure out how much you need to save 

monthly to have the funds when needed.

2or eWample, if the furnace is )5 years old with an eWpected 

)%Jyear lifespan, and a new one will cost about I%,555, you need 

to save I),555 per year, or about I$1 per month, to have the funds 

ready when it fails.

9his approach transforms uneWpected, emergency eWpenses 

into planned, budgeted ones. It's the difference between panic and 

peace of mind.

Adapting for the seasons

In Lisconsin, seasonal maintenance is critical due to our eWtreme 

weather variations.

2all is the time to clean gutters Uafter the leaves have fallen4, 

shut off outdoor faucets, check your furnace, clean your chimney 

if you have one, and check weatherstripping around doors and 

windows.

Linter is about monitoring for ice dams on the roof, keeping 

walkways clear and safe, checking for drafts, and making sure the 
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heating system is running efxciently.

-pring calls for checking for winter damage, cleaning gutters 

again, inspecting the roof, servicing the air conditioner, and 

checking for water issues as the snow melts.

-ummer is ideal for eWterior maintenance T painting, deck 

sealing, foundation inspections, and landscaping that directs 

water away from your house.

Adapting your maintenance routine to the seasons spreads the 

work throughout the year and addresses issues when they're most 

visible or accessible.

Teaching new homeowners the basics

One of the most valuable services a home inspector can provide is 

teaching new homeowners the basics of their house.

Guring an inspection, I always take time to show clients where 

critical components are located: the main water shutJoff valve, the 

gas shutJoff, electrical panel, and furnace xlter.

I'll eWplain how to shut off water to individual xWtures, how to 

reset a tripped circuit breaker, and how to operate their specixc 

systems. If they have a tankless water heater, for instance, I'll 

eWplain its uni3ue maintenance re3uirements.

9his basic orientation can prevent panic in emergency 

situations. If a pipe bursts, knowing immediately where to shut 

off the water can be the difference between a minor inconvenience 

and major damage.

Everything can be x&ed

I want to end this chapter by coming back to a point I made earlier: 
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there is nothing in a house that can't be xWed.

I've seen houses that most people would consider teardowns 

transformed into beautiful homes. I've seen foundations rebuilt, 

entire roofs replaced, and plumbing and electrical systems 

completely redone.

9he 3uestion isn't whether something can be xWed. 9he 

3uestion is whether it's worth xWing given your budget, time 

constraints, and emotional tolerance for living through repairs.

-ome people thrive on big renovation projects. 9hey enjoy 

the process and take pride in the transformation. Others xnd it 

unbearably stressful and would rather pay more for a house that 

needs less work.

Jnow which camp you fall into before you buy. If you hate 

GIY projects and have limited renovation funds, don't buy the 

xWerJupper with Fgreat potential.F If you're handy and enjoy the 

process, that same house might be perfect for you.

And remember, maintenance is always cheaper than repair, and 

repair is always cheaper than replacement. 9he hours you spend 

maintaining your home will save you days of repairs and weeks of 

renovations down the line.

9ake care of your house, and it will take care of you.

The bottom line

Here's what you need to know about maintaining your home:

). A house is like a jealous lover. It demands regular 

attention, and if neglected, it gets mean and eWpensive 

very 3uickly.

7. 2ocus on the basics xrst: clean gutters, proper 
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drainage away from the foundation, and regular HKAB 

maintenance will prevent most major issues.

1. Jnow yourself honestly. 9ackle GIY projects within your 

skill level, but hire professionals for electrical work, 

compleW plumbing, and structural issues.

8. —ittle problems never stay little. 9hat minor leak or small 

crack will only get worse and more eWpensive if ignored.

%. Breate a maintenance schedule specixc to your home's 

components and your family's lifestyle, not just a generic 

checklist from the internet.

Regular maintenance isn't just about preventing problems. 

Instead, it's about preserving and building e3uity in what's likely 

the biggest investment of your life. 9he hours and dollars you 

spend on maintenance will pay dividends when it's time to sell.
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So here we are. You've made it through all the ins and outs of home 

inspection and what it means to buy a house with your eyes wide 

open.

Let me wrap this up with some Tnal thoughts.

Take a breath

Ihe Trst thing k tell fol-s in my Trst:time homebuyer classes is thisx 

rela, and ta-e a breath.

Ihis whole process is emotional as hell. Your brain is probably 

spinning with interest ratesB closing costsB inspection TndingsB and 

negotiation strategies.

Wut understand that you're not doing this by yourself. You've 

built a team. ’hen you went into that real estate agentqs ofTce and 

signed that buyer's agency agreementB that agent became reEuired 

by ’isconsin to watch out for your best interest. Ihen when you 
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signed that pre:inspection agreement with meB k became reEuired 

to watch out for your best interest too.

You're not alone in this. You've got professionals in your corner.

k've had some clients who thin- they're smart enough to buy a 

house without a real estate agent. Ihese are incredibly intelligent 

people in their TeldsB doctorsB lawyersB engineers. Wut this is a very 

legalese:laden process. You're buying a chun- of the "arthB for 

crying out loud.

Ihen they call me and start as-ing real estate Euestions. k have 

to tell themB AYou should as- your real estate agent about that.A 

Ihen they sayB A’e don't have an agent. ’e're trying to save 

money.A jnd k want to roll up a newspaper and bop them on the 

nose li-e a puppy that Nust peed on the carpet.

A!oB noB badG Oet a real estate agentGA

Ihe worst thing you can do is try to save a couple buc-s by 

not engaging with a professional. Ihat's what real estate agents 

do. Ihis is how they ma-e their money. Ihey -now it better than 

you do. You may be smarter than them on certain topicsB but k'll 

guarantee you're not smarter than them on this topic.

Beauty in craftsmanship

–ne of the Noys of this Nob is seeing Euality wor-. k love it when k 

come across craftsmen who've ta-en pride in what they do.

’hen k pull the dead front off an electrical panel and it's Nust 

beautiful P all the wires are neat and labeled and properly attached 

P it's li-e there's a little halo of light and angels singing. –r when 

k see plumbing that's installed li-e a wor- of art instead of being 

slapped togetherB the same thing happens.

k had one house where a plumber did (e, plumbing )that's the 
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plastic tubing stuffV with these manifolds where the main line 

comes in and branches out to different parts of the house. kt was 

gorgeous. k'm sure this guy was Nust doing what he does every dayB 

but it loo-ed li-e Leonardo da Finci had sculpted that plumbing.

Ihen k see other wor- where k Nust loo- and goB A–hB that's 

adorable. k can see what you were trying to do. You missed by about 

that much.A

Ihe difference is craftsmanship and care. Some people Nust go 

through the motions. –thers ta-e pride in their wor-B even when 

nobody's watching.

k learned that lesson early in my jir 1orce days. k was 9MB coc-y 

as hellB and wor-ing security for Dinuteman missiles at Orand 

1or-s jir 1orce Wase in !orth Ha-ota. k was sure k deserved more 

responsibility and was ready to let my sergeant -now.

Ke saidB Ak would agree on one levelB zenB that you're ready for 

additional responsibility. Wut you've got one problem. kf you don't 

li-e what you have to doB you don't do it well. kf k tell you to mop 

the ?oorB you need to be the best ?oor mopper k've ever seen. kf k 

tell you to empty the garbageB you need to empty the garbage li-e 

your life depends on it.A

Ihat lesson stuc- with meB and it's only gotten stronger as k've 

gotten older. Ho things right. Ia-e pride in your wor-. kt matters.

The human element

Ihe most rewarding part of this Nob isn't Tnding problems or 

writing reports P it's helping people through what's often a 

stressful and emotional process.

k remember one inspection when the mom was trying to handle 

her two:and:a:half:year:old son while also trying to pay attention 
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to what k was saying about the house. Ihe little guy was running all 

over the place. 1inallyB k Nust pic-ed him up and carried him around 

while showing her the house.

She loo-ed at me surprised and saidB AKe typically doesn't go to 

strangers.A

k saidB Ak'm an –pa.A )Ihat's Oerman for grandpaB what my 

grand-ids call me.V

Ke stayed with me the whole timeB and when they were leavingB 

he didn't want to go bac- to her. kt helped her rela, and actually 

absorb the information about her potential new home instead of 

worrying about chasing a toddler.

Sometimes it's about recogni‘ing when someone has that 

deer:in:the:headlights loo- after reviewing the inspection 

Tndings. k'll as-B A’hat's in your brain right now2 ’hat little WW 

or nugget is rolling around up there giving you a headache2A

Oetting them to tal- about what's worrying them often helps 

put things in perspective. Sometimes it's something k can e,plain 

betterB sometimes it's something they're afraid to bring upB and 

occasionally it's something k genuinely missed.

–ne couple k inspected for recently had the mother as their real 

estate agentB and she clearly didn't want them buying this smallB 

older house in a not:great neighborhood. jfter everyone else leftB 

k as-ed the couple how they were feeling.

Ihey saidB AzenB we're wonderful. Ihan- you. ’e appreciate 

everything. ’e've been living in her mother's basement for the last 

si, months with our child and her uncle.A

jt that momentB k reali‘ed they could have been buying a trailer 

up on bloc-s and they would have been happy. Ihey Nust needed 

to get their own space. Weing able to say that out loud to someone 

who wasn't Nudging them seemed to be a relief.
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Ihat's the human element of this Nob. kt's not Nust about houses 

P it's about the people who will call those houses home.

The biggest lesson I've learned

jfter seven years and hundreds of inspectionsB the biggest thing 

k've learned P and k -now k sound li-e a bro-en record P is that there 

isn't a perfect house.

’hat constitutes AimperfectA varies literally house to house. kt 

depends on locationB ageB and style. k've learned what to e,pect 

with different types of properties.

’hen k see a brand:new house in a nice neighborhood with that 

fau, stone veneer sidingB k -now what k'm li-ely to Tnd. kf k see 

an old farmhouse out in the town of jlbionB k -now it's probably 

going to have an old Teldstone foundation. Hifferent houses have 

different typical issues.

Ihat's what you also need to reali‘e. Ihe -ind of house you're 

loo-ing to buy will have things uniEue to that style and area. Listen 

when your inspector tells youB Akn this areaB this is commonB and 

this is why k Tnd this here.A

Li-e when k Tnd -nob and tube wiring in an old neighborhood 

in Weloit built in the 03Rs and 0CRsB k'll sayB A"very house in this 

neighborhood has it. Kere's what you need to do with it.A Ihis isn't 

necessarily a reason to panic. kt's Nust a characteristic of houses 

from that era in that area.

Your turn to shine

!ow it's your turn to ta-e what you've learned and use it.

4emember that you're building a team to help you through 
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this process. Irust the professionals you've hiredB but also as- 

Euestions and ma-e sure you understand everything.

Hon't chase the perfect house P it doesn't e,ist. knsteadB loo- for 

a house whose imperfections you can live with or T, over time.

Ia-e pride in your new home. 5are for it. Daintain it. Learn its 

Euir-s and systems. j house that's loved and lived in is a healthier 

house.

jnd TnallyB remember that a house is more than Nust wallsB 

a roofB and a foundation. kt's where you'll build memoriesB raise 

familiesB celebrate victoriesB and weather storms P both literal and 

Tgurative.

kt's not Nust a building. kt's your home.

The bottom line

’hen all is said and doneB here's what k want you to rememberx

9. 4ela, and trust your team. You've got professionals on 

your side who -now what they're doing. Let them help 

you.

3. Ihe perfect house is a myth. Hon't chase Wigfoot. knsteadB 

Tnd a house whose imperfections you understand and 

can manage.

C. Listen to your inspector when they e,plain what's normal 

for houses in your area and of your house's vintage.

E. Ia-e pride in your home and it will serve you well. Li-e 

any relationshipB it needs attention and care to thrive.

F. jt the end of the dayB it's Nust a house. ’hat ma-es it 
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special is the life you create within its walls.

Oood luc-B and welcome home.



Work with me

I've been helping homebuyers in south central Wisconsin 

understand what they're getting into for more than seven years. 

If you're ready to get a straight answer about a house you're 

considering, let's talk.

K&A Home Inspections

Ken Smith, Licensed Home Inspector
Wisconsin License #3111-106

Call or Text: 608-346-5529

Email: ken@kahomeinspections.com
Website: https://kahomeinspections.com

What you get:

  A thorough 3-hour inspection

  A detailed report you can actually understand

  A walkthrough where I explain everything I found

  Answers to any questions you have



KEN SMITH80

  My phone number for support after you move in

Service area:

South Central Wisconsin including Milton, Janesville, Edgerton, 

Beloit, and surrounding areas.

Remember:

There's no such thing as a perfect house. But there is a house that's 

right for you. Let me help you 4nd it.
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