
 

   
 

Communicating through the BINSR  

The purpose of the Buyer Inspection Notice and Seller Response (BINSR) is for the prospective 
purchaser of a property to communicate to the seller the deficiencies discovered during the 
buyer’s inspection and to request the correction of some or all of these deficiencies. Because of 
the importance of this document to the real estate transaction, it is crucial that the requests for 
action be communicated clearly and succinctly. Imprecise or vague statements lead to 
confusion because the buyer has one interpretation while the seller has a different 
interpretation. In the best case, these differences are easily cleared up with minimal delay while, 
in the worst case, the different interpretations can lead to legal action.  

As a REALTOR® it is part of our professional responsibility to set the expectations for the buyer. 
This is best accomplished prior to or when writing the initial offer. The BINSR is one of the areas 
where expectations must be set prior to making the repair request. For example, ensuring the 
buyer understands the purpose of the BINSR is for repair request vs. contract renegotiation, the 
downside of a lengthy repair request, and Section 5 of the Contract which states, “BUYER AND 
SELLER AGREE THE PREMISES IS BEING SOLD IN ITS PRESENT PHYSICAL CONDITION 
AS OF THE DATE OF CONTRACT ACCEPTANCE”. In other words, the Seller has no 
obligation to make any repairs.  

Most of us are familiar with something that is commonly known as, “The Honey-Do List.” If a 
significant other adds an item to the Honey-Do List that says, “fix the running toilet,” it is safe to 
assume that both parties understand what is meant since both live in the same house. However, 
what if the Honey-Doer handed that list off to someone else? Is there enough information in that 
statement to allow that person to proceed to the source of the problem and correct it? The 

BINSR is much like a Honey-Do List but one that requires greater specificity or detail.  

So how do we write a BINSR where the buyer’s meaning is clearly understood by the seller? 
The easiest statements to understand are simple, declarative sentences that leave no room for 
ambiguity. There are a few simple rules that can help the Realtor® write a BINSR that is clear 
and definitive as to the expectations of the buyer. These rules fall into three general categories 
of what you should do and a fourth category that covers what you cannot or should not do.  

To help illustrate the application of these rules, consider this example statement on a BINSR:  

“The leak should be fixed by a licensed plumber.” 

We will refer to this poorly constructed example as we cover the rules for writing clear and 
defined BINSR statements.  

Rule Number 1 – Choose the Right Action Verb  

A good declarative sentence begins with a verb that clearly establishes what the buyer is 
demanding. In the example above, the action verb (fix) is in the middle of the sentence and is 
written in the passive voice. Statements written in the passive voice carry more of a hint of 
suggestion than of action. You should always lead with the verb that describes what is being 

requested.  



 

   
 

Fortunately, there are not that many useful action verbs that apply in the circumstances covered 
by a BINSR so choosing the correct one is not at all difficult. Most BINSR statements can be 
constructed with one of the following action verbs (there are other possible words but these four 

will cover roughly 90% of the requirements):  

• Repair  

• Replace  

• Install 

• Paint  

A word of caution is required here. Do not use action verbs that are not specific and leave room 
for interpretation – the very thing you are trying to avoid. Examples include verbs like “improve” 
or “correct.” While these verbs direct specific action, they leave the end point vague and 
therefore up to the discretion of the seller to determine how much something should be 
improved or to what degree something should be corrected.  

Rule Number 2 – Identify the Specific Item to Which the Action is to be Applied  

The fake BINSR statement above refers to a “leak” without specifying what it is that is leaking. It 
could be a faucet, a toilet, a hot water heater, each of which will require something different. Be 

very specific in identifying the item that requires action.  

Rule Number 3 – Identify Where the Item is that Requires the Action  

Returning to our example statement above, not only do we not know what the item is, we also 
do not know where in the house the item is located. Let’s assume for a minute that the 
statement applies to a bathroom faucet. Which bathroom is it? Is it the sink, the bathtub or the 
shower? If it’s the sink, is there more than one sink in the bathroom? Is it the hot-water faucet or 
the cold-water faucet?  

Rather than require the seller, or probably the seller’s handyman, to start a scavenger hunt to 

find the leaky faucet, be as specific as possible as to the location of the defective item.  

Rule Number 4 – What you Cannot or Should Not Say in a BINSR  

Under no circumstances can the BINSR change the terms and conditions of the real estate 
contract. This means you cannot make reference in the BINSR to:  

• Pricing  

• Credits  

• Requiring the use of licensed contractors for repairs (should be written in the initial offer 
up front)  

• Extending or shortening response times  

The BINSR is not incorporated into the contract but rather it is a document that allows for 
compliance with a portion of the contract. The terms and conditions of the contract can be 
modified in one of two ways:  



 

   
 

•  In the initial offer the prospective buyer can stipulate changes to terms and conditions 
of the contract which, once accepted by the seller, becomes part of the contract. It is 
here that the buyer can request the use of a licensed contractor for some repairs. Please 
refer to the clause library in Dotloop or the Resource Library on Tierra Connect for 
applicable verbiage you can use.  

•  Contract terms and conditions can also be modified using an addendum to the 
contract that is then signed by all parties. The BINSR is not an addendum to the 
contract.  

The example BINSR statement above requests that the repair be made by, “a licensed 
plumber.”  As noted previously, this is incorrect and statements like this tend to lead to issues 

between buyers and sellers.  

The BINSR should not refer to inspection report items as the sole request 
for the repair. 
 
While this is seen as a convenient short cut when preparing a BINSR, it often causes confusion 
for the simple reason that the deficiencies identified in the property inspection report are not 
written with the degree of specificity necessary to make them appropriate for the requirements 
of the BINSR. Bear in mind that the two documents serve two entirely different purposes. The 
property inspection report merely seeks to identify deficiencies affecting the inspected property 
and is not a repair request. While the BINSR is a list of action items presented to the seller to 

correct deficiencies that are important to the buyer.  

There should be no statement in the BINSR that includes the word “inspect.” Any and all 
inspections of the property and the systems therein are to be performed during the inspection 
period by the buyer. If, as a result of the property inspection, the buyer feels additional 
inspections are necessary, the inspection time period should be extended by means of an 
addendum - prior to the end of the inspection period.  

Now, bearing these four rules in mind, let’s reconsider our example statement introduced above. 
A properly constructed BINSR statement would read something like this: 

”Repair the leaking hot-water faucet of the sink on the right side (nearest 
the window) of the master bathroom.” 

As a final check once you’ve completed the draft of your BINSR, read over each request and 
ask yourself, “If I knew nothing about this property, would each of these statements provide me 
enough information to be able to comply with the request?” 

 


