
The Focused Home Inspection

First-time home buyers in particular may appreciate the
scope of the TREC-mandated inspection. However,
many buyers and realtors are unaware that inspections
can be reduced in scope, provided that the inspector
fully informs his client of the TREC requirements and
the client specifically authorizes a reduced scope
inspection.

Why would a buyer choose to do this? Because a
TREC-based inspection focuses on many elements that
just don’t matter much. For example, most full
inspections devote as much as 20% of their time
evaluating appliances, even though all the appliances
in most homes represent only one or two percent of the
value. In addition, TREC requires comment on many
code-related or functional issues, even when the home
met code at the time of construction, when they are
overtly obvious to the buyer, when they are sometimes
trivial, and when they have little relevance to a
particular owner. Consider these cases in point:

• Current codes require that the gas connection to a
furnace be constructed of rigid pipe, rather than
flex pipe, because a handful of fires across the
nation occurred when the flex connections wore
through over time and started leaking. Requiring
these rigid connections in new homes makes
sense, because the incremental cost is negligible
for a small, but real improvement in safety.
Replacing existing connections in older homes is
far more questionable, because the cost of
replacement is tens, if not hundreds of times more
expensive. Yet home inspectors feel compelled to
comment on these connections:
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Several years ago, The State of Texas and Texas Real Estate Commission (TREC) responded to home-buyer
complaints of defects in purchased homes and to poorly qualified inspectors by creating a complete set of regulations

for the home inspection business.  To perform home inspections for residential clients, inspectors must now be
licensed, must follow standard guidelines for elements to be inspected, and must stay current in their profession

through continuing education. By and large, these regulations have made home buyers more knowledgeable of their
purchase, reduced risk to sellers, realtors and other parties to the sale, and helped, at least to some small degree,

reduce the load on the legal system.

• The spacing of stair balusters has been reduced by
codes several times over the years because of
safety incidents, almost always involving small
children. For a baby-boomer couple, the risks
presented by the baluster spacing in older homes
is non-existent, or only minimal if grandchildren
are occasionally in the home. Moreover, repair of
this deficiency can be ridiculously expensive,
especially if aesthetics is important, and very few
buyers pursue such repairs.

• TREC requires an inspector to note the
functionality of a sink drain stopper, even when
this functionality is obvious to even the most
casual home buyer. In most cases, in-kind repair
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(continued)

Make sure your inspector concentrates on the
important things.

Well, at least
the cooktop is in
great shape.
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requires replacement of the entire faucet; a more cost-effective repair
can be as cheap as a $2 rubber stopper.

When you buy your next home, consider negotiating for an inspection
that avoids the trivial and focuses on the things that will truly make a
difference in the value and the long-term functionality of the home—
foundations, site drainage, water-tightness and basic electrical, plumbing,
heating and air-conditioning systems. Make sure the inspector you hire is
qualified to focus on these elements—including a civil/structural
engineer in the review process can be extremely cost effective. When it
comes to appliances, turning them on for a few minutes will tell you
most of what you need to know.
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