
Property ID REACSolutions REAC Guide

Basis of Scoring in this Manual

This manual based upon

Property Name A Sample Senior High Rise Property

Property ID 80000xxxxxx

Inspection ID xxxxxx

Inspection Date

Scoring Data:

Possible Area Points H&S Deductions

Site 14.5 x x

Exteriors 13.9 x x

Systems 22.1 x x

Common Areas 13.2 x x

Units 36.3 x x

Free Access to the reacguide.com/forum questions and answers forum:

Your temporary user ID for www.reacguide.com/forum

under

Your temporary password for www.reacguide.com/forum

construction !

This user ID and password may be used by anyone using this edition

of this manual, it is not unique to you.  You will not have full access

or private use of this ID and password - others can post comments 

using this same ID.  To create your own private ID and password, 

visit the forum and register.
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This is a sample cover page from a real property.  The deficiency values
shown match the known defect values from that property's scoring report
exactly, then go on to tell us the value of every other defect that was not cited.

The usefulness of this, of course, is to predict future scoring values so we
know which defects have the highest values.  We can therefore direct the most
effort to the high value defects instead of the low value defects.

This also gives us a warning about hig value defects we have never seen on
this property before.  We can therefore catch those issues BEFORE the REAC
inspector does, instead of being surpirsed next time.

This is only 10 pages of a 60 page document that includes both the full,
original REAC definitions, but also some simplified definitions.

There are also special sections that gather Exterior, Common Area, and Unit
definitions and scoring for similar items together in one place for study.
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REAC Guide
Scoring Explained

Scoring Values in this manual are based on

A Site worth 14.5 points, adjusted by a factor of .88

1 set(s) of identical Building Exteriors worth 13.9 points, adjusted by a factor of 1.00

1 set(s) of identical Building Systems worth 22.1 points, adjusted by a factor of 1.00

1 set(s) of identical Common Areas worth 13.2 points, adjusted by a factor of .80

21 Units, each worth 1.7 points, adjusted by a factor of .96

Scoring values of the various Deficiencies may vary significantly from one property

to another, depending on the input values used to calculate their value.

The "Adjustment Factor" shown above is used to adjust the Inspectable Item (Amenity)

Weight which is one of the two variable values in the formula that determines

the scoring value of any given Deficiency.

The initial Item Weight is "normalized" or divided by the Adjustment Factor shown.

When this decimal value, the Weight, is divided by another decimal value, the 

Adjustment Factor, the value of the Weight, and therefore the Deficiency Value

increases accordingly.

To calculate accurate Deficiency Values, it is necessary to know the precise value of 

the Inspectable Area, the normalized Item Weight, the Deficiency's Criticality, and the

Level of Severity assigned to the Deficiency.

If you have received this manual customized for a particular property, it was

prepared using a past REAC Inspection Summary Report as source data,

and/or using informed guesswork based on certain assumed conditions.

© 2011 by Michael Gantt, all rights reserved

and/or using informed guesswork based on certain assumed conditions.

It is always possible that certain choices made by your REAC inspector from

year to year can cause the delicate balance of factors that determine the

scoring values to shift significantly, and change the actual scoring value of

every single Deficiency.  Regardless of incremental changes in values, the

relative values of Deficiencies - which is higher and which is lower - will

remain the same.

The user of this manual should, therefore, understand it as a guide to principles

rather than harboring expectations that the Deficiency Values shown will be

always precise.  Do not try to appeal an inspection based on variances between

this manual and those found in REAC Inspection Summary Reports.

We present this manual with the disclaimer that the values contained in it can

NOT be considered certain.  That would represent a "small miracle."

© 2011 by Michael Gantt, all rights reserved
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Comprehensive Scoring

Site Inspectable Items Site Defects AV L1 L2 L3

Fencing and Gates Damaged/Falling/Leaning 14.5 2.47 4.94

Fencing and Gates Holes 14.5 .93 3.71

Fencing and Gates Missing Sections 14.5 .93 3.71

Grounds Erosion/Rutting Areas 14.5 3.09 6.18

Grounds Overgrown/Penetrating Vegetation 14.5 2.32 4.63

Grounds Ponding/Site Drainage 14.5 3.09 6.18

Mailboxes/Project Signs Mailbox Missing/Damaged 14.5 .08

Mailboxes/Project Signs Signs Damaged 14.5 .05

Market Appeal Graffiti 14.5 .99 1.98 3.95

Market Appeal Litter 14.5 1.98

Parking Lots/Driveways/Roads Cracks 14.5 1.58

Parking Lots, Driveways, and Roads Ponding 14.5 2.10 4.20

Parking Lots, Driveways, and Roads Potholes/Loose Material 14.5 1.05 4.20

Parking Lots, Driveways, and Roads Settlement/Heaving 14.5 1.05 4.20

Play Areas and Equipment Damaged/Broken Equipment 14.5 1.16 2.32 4.63

Play Areas and Equipment Deteriorated Play Area Surface 14.5 2.32 4.63

Refuse Disposal Broken/Damaged Enclosure - Inadequate Outside Storage 14.5 2.32

Retaining Walls Damaged/Falling/Leaning 14.5 2.47 4.94

Storm Drainage Damaged/Obstructed 14.5 5.15 10.30

Walkways/Steps Broken/Missing Hand Railing 14.5 4.63

Walkways/Steps Cracks/Settlement/Heaving 14.5 2.32

Walkways/Steps Spalling 14.5 1.16 2.32

Air Quality Mold and/or Mildew Observed 14.5 4.63

Air Quality Propane/Natural Gas/Methane Gas Detected 14.5 4.63

Air Quality Sewer Odor Detected 14.5 4.63

Electrical Hazards Exposed Wires/Open Panels 14.5 10.30

Electrical Hazards Water on/near Electrical Equipment 14.5 10.30

Flammable Material Improperly Stored 14.5 4.63

Garbage and Debris Outdoors 14.5 4.63

Hazards Other 14.5 .00

Hazards Sharp Edges 14.5 4.63

Hazards Tripping 14.5 4.63

Infestation Insects 14.5 4.63

Infestation Rats/Mice/Vermin 14.5 4.63

Building Exterior Inspectable Items Building Exterior Deficiencies AV L1 L2 L3

Doors Damaged Frames/Threshold/Lintels/Trim 13.9 1.39 2.78

Doors Damaged Hardware/Locks 13.9 2.50 5.00

Doors Damaged Surface - Holes/Paint/Rusting/Glass 13.9 3.34 6.67

Doors Damaged/Missing Screen/Storm/Security Door 13.9 1.25 5.00

Doors Deteriorated/Missing Caulking/Seals 13.9 6.67

Doors Missing Door 13.9 11.12

Fire Escapes Blocked Egress/Ladders 13.9 11.12

Fire Escapes Visibly Missing Components 13.9 11.12

Foundations Cracks/Gaps 13.9 5.56 11.12

Foundations Spalling/Exposed Rebar 13.9 3.34 6.67

Lighting Broken Fixtures/Bulbs 13.9 2.09 4.17

Roofs Damaged Soffits/Fascia 13.9 1.67 6.67

Roofs Damaged Vents 13.9 1.67 6.67

Roofs Damaged/Clogged Drains 13.9 5.56 11.12

Roofs Damaged/Torn Membrane/Missing Ballast 13.9 5.56 11.12

Roofs Missing/Damaged Components Downspout/Gutter 13.9 1.25 2.50 5.00

Roofs Missing/Damaged Shingles 13.9 2.78 5.56 11.12

Roofs Ponding 13.9 6.67

Walls Cracks/Gaps 13.9 4.52 9.04

Walls Damaged Chimneys 13.9 2.71 5.42

Walls Missing/Damaged Caulking/Mortar 13.9 1.36 2.71

Walls Missing Pieces/Holes/Spalling 13.9 2.71 5.42

Walls Stained/Peeling/Needs Paint 13.9 1.02 2.03
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Comprehensive Scoring

Unit Inspectable Items Unit Deficiencies - Continued AV L1 L2 L3

Floors Bulging/Buckling 1.729 .22

Floors Floor Covering Damage 1.729 .05 .11 .22

Floors Missing Flooring/Tiles 1.729 .05 .11 .22

Floors Peeling/Needs Paint 1.729 .01 .02

Floors Rot/Deteriorated Subfloor 1.729 .11 .22

Floors Water Stains/Water Damage/Mold/Mildew 1.729 .05 .09

Hot Water Heater Misaligned Chimney/Ventilation System 1.729 .90

Hot Water Heater Inoperable Unit/Components 1.729 .90

Hot Water Heater Leaking Valves/Tanks/Pipes 1.729 .54

Hot Water Heater Pressure Relief Valve Missing 1.729 .90

Hot Water Heater Rust/Corrosion 1.729 .10 .20 .41

HVAC Convection/Radiant Heat System Covers 1.729 .81

HVAC Misaligned Chimney/Ventilation System 1.729 1.35

HVAC Inoperable 1.729 1.35

HVAC Noisy/Vibrating/Leaking 1.729 .20

HVAC General Rust/Corrosion 1.729 .08

Kitchen Cabinets - Missing/Damaged 1.729 .17 .34

Kitchen Countertops - Missing/Damaged 1.729 .17

Kitchen Dishwasher/Garbage Disposal - Inoperable 1.729 .17

Kitchen Plumbing - Clogged Drains 1.729 .20 .81

Kitchen Plumbing - Leaking Faucet/Pipes 1.729 .15 .61

Kitchen Range Hood/Exhaust Fans - Excessive Grease/Inoperable 1.729 .08 .34

Kitchen Range/Stove - Missing/Damaged/Inoperable 1.729 .15 .30 .61

Kitchen Refrigerator - Missing/Damaged/Inoperable 1.729 .15 .61

Kitchen Sink - Missing/Damaged 1.729 .34 1.35

Laundry Area Dryer Vent - Missing/Damaged/Inoperable 1.729 .08

Lighting Missing/Inoperable Fixture 1.729 .03 .05 .11

Outlets/Switches/Cover Plates Missing/Broken Cover Plates 1.729 .04 .16

Outlets/Switches/Cover Plates Missing 1.729 .16

Patio/Porch/Balcony Baluster/Side Railings Damaged 1.729 .08

Smoke Detector Missing/Inoperable 1.729 .00

Stairs Broken/Damaged/Missing Steps 1.729 .08

Stairs Broken/Missing Hand Railing 1.729 .08

Walls Bulging/Buckling 1.729 .22

Walls Damaged 1.729 .04 .08 .16

Walls Damaged/Deteriorated Trim 1.729 .01 .02 .04

Walls Peeling/Needs Paint 1.729 .01 .02

Walls Water Stains/Water Damage/Mold/Mildew 1.729 .02 .05 .09

Windows Cracked/Broken/Missing Panes 1.729 .05 .18

Windows Damaged Window Sills 1.729 .06 .12

Windows Inoperable/Not Lockable 1.729 .05 .18

Windows Missing/Deteriorated Caulking/Seals 1.729 .20 .41

Windows Peeling/Needs Paint 1.729 .01

Windows Security Bars Prevent egress 1.729 .41

Air Quality Mold/Mildew Observed 1.729 .61

Air Quality Propane/Natural Gas/Methane Gas Detected 1.729 1.35

Air Quality Sewer Odor Detected 1.729 .61

Electrical Hazards Exposed Wires/Open Panels 1.729 1.35

Electrical Hazards Water on/near Electrical Equipment 1.729 1.35

Emergency/Fire Exits Blocked/Unusable 1.729 1.35

Fire Exits Missing Exit Signs 1.729 .00

Flammable Material Improperly Stored 1.729 .61

Garbage and Debris Indoors 1.729 .61

Garbage and Debris Outdoors 1.729 .00

Hazards Sharp Edges 1.729 .61

Hazards Other 1.729 .00

Hazards Tripping 1.729 .00

Infestation Insects 1.729 .61

Infestation Rats/Mice/Vermin 1.729 .61
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REACSolutions UPCS/REAC 

Training Manual
Original Definitions - Site

Damaged/Falling/Leaning (Fencing and Gates)

Deficiency:
A fence or gate is rusted, deteriorated, or uprooted, which may threaten security, health, or 

safety.

Note:
Gates for swimming pool fences are covered in another section, “Common Areas - Pools and 

Related Structures”.

Level of Deficiency: 
Deficiencies in exterior fences, security fences, and gates are a higher level than interior fences 

and gates.

2.47 Level 2: An interior fence or gate is so damaged that it does not function as it should.

An exterior fence, security fence, or gate shows signs of deterioration, but still functions as it 

should, and it presents no risk to security or safety.

4.94 Level 3: An exterior fence, security fence, or gate is no longer there.

-OR-
An exterior fence, security fence, or gate is damaged and does not function as it should or could 

threaten safety or security.

Holes (Fencing and Gates)

Deficiency:

There is an opening or penetration in any fence or gate designed to keep intruders out or 

children in. Look for holes that could allow animals to enter or could threaten the safety of 

children.

Note:
If the fence or gate is not designed to keep intruders out or children in--such as a rail fence--do 

not evaluate it for holes.

Level of Deficiency:

.93 Level 1: The hole is smaller than 6 inches by 6 inches.

3.71 Level 3: The hole is larger than 6 inches by 6 inches.

Missing Sections (Fencing and Gates)

Deficiency:
A section of a fence or gate has been destroyed or removed, and the structure no longer 

prevents entry or exit.

Level of Deficiency:  
Deficiencies in exterior fences, security fences, and gates are a higher level than interior fences 

and gates.

.93 Level 1: An interior fence is missing a section.

3.71 Level 3:
An exterior fence, security fence, or gate is missing a section, which could threaten safety or 

security.

Erosion/Rutting Areas (Grounds)

Deficiency:
Natural processes--weathering, erosion, or gravity—or man-made processes have caused either 

of these conditions:

collection or removal of surface material 

-OR- sunken tracks, ruts, grooves, or depressions

Note:

 This does not include erosion/rutting from a defined storm drainage system or in a play area. 

These are covered in these sections: “Site - Storm Drainage” and “Site - Play Areas and 

Equipment”.

Level of Deficiency:

3.09 Level 2:
Erosion has caused surface material to collect, leading to a degraded surface that would likely 

cause water to pool in a confined area--especially next to structures, paved areas, or walkways.

-OR- A rut/groove is 6-8 inches wide and 3-5 inches deep.

6.18 Level 3:
Runoff has extensively displaced soil, which has caused visible damage or the potential failure 

of adjoining structures or systems--pipes, pavements, foundations, building, etc.

-OR-
Advanced erosion threatens the safety of pedestrians or makes an area of the grounds 

unusable.

-OR- There is a rut larger than 8 inches wide by 5 inches deep.

© 2011 by Michael Gantt, all rights reserved
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REAC Guide

Original Definitions - Unit and 

Common Area Definitions

Scoring in this section

applies to UNITS only

Water Stains/Water Damage/Mold/Mildew (Ceiling)

Deficiency:
 You see evidence of water infiltration, mold, or mildew that may have been caused by saturation 

or surface failure.

Level of Deficiency:

.02 Level 1:

On one ceiling, you see evidence of a leak, mold, or mildew--such as a darkened area--over a 

small area (more than 1 square foot but less than 4 square feet). You estimate that less than 10% 

of the ceiling surface area is affected. You may or may not see water.

.05 Level 2:
On one ceiling, you see evidence of a leak mold or mildew-- such as a darkened area--over a 

large area (more than 4 square feet). You may or may not see water.

-OR- You estimate that 10-50% of the ceiling area has Level 1 damage.

.09 Level 3:

On one ceiling, you estimate that a large portion--50% of its surface--has been substantially 

saturated or damaged by water, mold, or mildew. You see cracks, moist areas, mold, or mildew. 

The ceiling surface may have failed.

-OR-
In any one unit, you estimate that more than 50% of the ceiling shows Level 1 damage from 

stains, mold, or mildew.

Comments

Level 3:
If the condition is a health and safety concern, you must record it manually in “Health and Safety: 

Air Quality.”

Damaged Frames/Threshold/Lintels/Trim (Doors)

Deficiency:
You see a frame, header, jamb, threshold, lintel, or trim that is warped, split, cracked, or broken.

Note: If you see damage to a door’s hardware--locks, hinges, etc.--record this under “Doors-

Damage Hardware/Locks”.

Level of Deficiency:

.05 Level 2:
At least one door is not functioning or cannot be locked because of damage to the frame, 

threshold, lintel, or trim.

.10 Level 3:
At least one bathroom door or entry door is not functioning or cannot be locked because of 

damage to the frame, threshold, lintel, or trim.

Comments

Level 3:
If the condition is a health and safety concern, you must record it manually as “Health and Safety: 

Hazards.”

Damaged Hardware/Locks (Doors)

Deficiency:

The attachments to a door that provide hinging, hanging, opening, closing, surface protection, or 

security are damaged or missing. These include locks, panic hardware, overhead door tracks, 

springs and pulleys, sliding door tracks and hangers, and door closures.

Note:

1
If a door is designed to have a lock, the lock should work. If a door is designed without locks, do 

not record it as a deficiency.

2 If a lock has been removed from an interior door, do not record this as a deficiency.

3
504 units have had locks removed. Before you start the inspection, you should be given a list of 

units relative to 504/FH/ADA. Do not record these missing locks as deficiencies.

4
For public housing, if a lock on a bedroom door is missing or damaged, do not record it as a 

deficiency.

Level of Deficiency:

.05 Level 1: A closet door does not function as it should because of damage to the door’s hardware.

-OR- A closet door that requires locking cannot be locked because of damage to the door’s hardware.

.09 Level 2: A door does not function as it should because of damage to the door’s hardware.

-OR- A door that requires locking cannot be locked because of damage to the door’s hardware.

.18 Level 3:
A bathroom door or entry door does not function as it should because of damage to the door’s 

hardware.

-OR-
A bathroom door or entry door that requires locking cannot be locked because of damage to the 

door’s hardware.

See Common Area scoring in Comprehensive Scoring © 2011 by Michael Gantt, all rights reserved
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REAC Guide

Original Definitions - Unit and 

Common Area Definitions

Scoring in this section

applies to UNITS only

Damaged Surface - Holes/Paint/Rusting/Glass (Doors)

Deficiency: You see damage to the door surface that:

may affect either the surface protection or the strength of the door

-OR- may compromise building security

This includes holes, peeling/cracking/no paint, broken glass, and significant rust.

Note: If the door is a bathroom door or entry door, this is a Level 3 deficiency.

Level of Deficiency:

.09 Level 2:
One interior door--not a bathroom or entry door--has a hole or holes with a diameter ranging from 

1/4 inch to 1 inch.

.18 Level 3:
One door has a hole or holes larger than 1 inch in diameter, significant peeling/cracking/no paint, 

rust that affects the integrity of the door surface, or broken/missing glass.

-OR- If a bathroom door or entry door has Level 2 damage.

Comments

Level 3:
If the condition is a health and safety concern, you must record it manually in “Health and Safety: 

Hazards.”

Damaged/Missing Screen/Storm/Security Door (Doors)

Deficiency:
You see damage to surfaces, including screens, glass, frames, hardware, and door surfaces.

Level of Deficiency:

.05 Level 1:
At least one screen door or storm door is damaged or is missing screens or glass—shown by an 

empty frame or frames.

.18 Level 3: A security door is not functioning or missing.

Comments

Level 3: “Missing” applies only if a security door that should be there is not there.

Deteriorated/Missing Seals (Entry Only)(Doors)

Deficiency:

The seals and stripping around the entry door(s) to resist weather and fire are damaged or 

missing.

Note: This defect applies only to entry doors that were designed with seals. If a door shows 

evidence that a seal was never part of its design, do not record it as a deficiency.

Level of Deficiency:

.24 Level 3:
The seals are missing on one entry door, or they are so damaged that they do not function as they 

should.

Missing Door (Doors)

Deficiency: A door is missing.

 Note:  

1 If a bathroom entry door is missing, record this as a Level 3 deficiency.

2
If a bedroom door has been removed to improve access for an elderly or handicapped resident, 

do not record this as a deficiency.

Level of Deficiency:

.10 Level 1: A door is missing, but it is not a bathroom door or entry door.

.20 Level 2:
Two doors or up to 50% of the doors are missing, but they are not bathroom doors or entry doors, 

and the condition presents no hazard.

.41 Level 3: A bathroom door or entry door is missing.

-OR-
You estimate that more than 50% of the unit doors--not including bathroom doors and entry doors--

are missing.

See Common Area scoring in Comprehensive Scoring © 2011 by Michael Gantt, all rights reserved
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REAC Guide
Simplified Door Definitions

Door Deficiencies Simplified and Expanded

Glossary:

Closet Doors Closet doors only

Low Priority Doors Bedrooms, and other types not specified below

High Priority Doors
Any Door Assigned To Bldg Exterior, Fire Rated Doors, Fire Control Doors, Entry Doors, 

Restroom Or Bathroom Doors, Doors With Emergency Exit Hardware Or Signage

Inoperable
Latch doesn't latch, lock doesn't lock, closer does not fully close and latch door, hinges don't 

allow door to open and close fully, sliding door is off track, etc

Missing

What was supposed to be there is gone or has been intentionally removed without making it 

absolutely clear it was removed intentionaly, i.e. any holes or irregularities in paint left by 

removal have been filled, sanded, painted over, as if missing part was never there

Unfinished
There is not an adequate protective, weather and stain resistant finish.  Door is unpainted or 

unvarnished.  NOTE: PRIMER only is NOT a protective finish !

Holes

Holes, cracks, gouges, splits, missing chunks, scrapes that penetrate the finish - all these 

count as holes or surface damage, even once intentional screw or bolt holes left behind by a 

change of hardware

Seals Weather stripping, including sweeps at the bottom

Damaged Frames/Threshold/Lintels/Trim (Doors)

Level 2:
One low priority door is not functioning because of damage to the frame, threshold, lintel, or 

trim.

Level 3:
One hig priority door is not functioning because of damage to the frame, threshold, lintel, or 

trim

Damaged Hardware/Locks (Doors)

Inspector should not record a defect for hardware removed as a documented reasonable 

accommodation to a handicapped resident

If the door was designed without a lock, this is not a defect.

Public housing bedroom locks are not required to lock, the latch must still work

Level 1: Closet hardware is missing on inoperable

Level 2: Low priority door hardware is missing or inoperable

Level 3: High priority door hardware is missing or inoperable

Damaged Surface (Holes/Paint/Rusting/Glass)(Common Areas)

Level 2: Low priority door has a hole between 1/4 inch and 1 inch

Level 3: High priority door has a hole larger than 1/4 inch

-OR-

ANY door has a hole or other surface damage larger than 1 inch, is unfinished, rusted, paint 

or surface significantly peeling or cracking, missing or broken glass, a patch of bare wood, 

metal, or surface shows through finish, etc.

Damaged/Missing Screen/Storm/Security Door (Doors)

Level of Deficiency:

Level 1: screen/storm door is damaged in any way, missing parts, or completely missing

Level 3: security screen/storm door doesn't provide security or is missing

Deteriorated/Missing Caulking/Seals (Doors)

Level of Deficiency:

Level 3: seals or caulk missing or not weather tight, light is seen around them

Missing Door (Doors)

Level 1: one low priority door is missing

Level 2: two low priority doors are missing, but less than 50% of doors in area or unit

Level 3: high priority door is missing, or more than 50% of doors in unit or area

© 2011 by Michael Gantt, all rights reserved
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Doors, Windows, Exits

Building Exterior Building Exterior Deficiencies AV L1 L2 L3

Doors Damaged Frames/Threshold/Lintels/Trim 13.9 1.39 2.78

Doors Damaged Hardware/Locks 13.9 2.50 5.00

Doors Damaged Surface - Holes/Paint/Rusting/Glass 13.9 3.34 6.67

Doors Damaged/Missing Screen/Storm/Security Door 13.9 1.25 5.00

Doors Deteriorated/Missing Caulking/Seals 13.9 6.67

Doors Missing Door 13.9 11.12

Fire Escapes Blocked Egress/Ladders 13.9 11.12

Fire Escapes Visibly Missing Components 13.9 11.12

Building Exterior Building Exterior Deficiencies AV L1 L2 L3

Windows Broken/Missing/Cracked Panes 13.9 1.02 4.07

Windows Damaged Sills/Frames/Lintels/Trim 13.9 2.26 4.52

Windows Damaged/Missing Screens 13.9 .56

Windows Missing/Deteriorated Caulking/Glazing Compound 13.9 4.52 9.04

Windows Peeling/Needs Paint 13.9 .23

Windows Security Bars Prevent Egress 13.9 9.04

Emergency Fire Exits Blocked/Unusable 13.9 11.12

Emergency Fire Exits Missing Exit Signs 13.9 5.00

Common Areas 1 Deficiency AV L1 L2 L3

Doors Damaged Frames/Threshold/Lintels/Trim 13.2 1.86 3.71

Doors Damaged Hardware/Locks 13.2 .93 1.86 3.71

Doors Damaged Surface - Holes/Paint/Rusting/Glass 13.2 1.86 3.71

Doors Damaged/Missing Screen/Storm/Security Door 13.2 1.24 4.95

Doors Deteriorated/Missing Seals (Entry Only) 13.2 8.25

Doors Missing Door 13.2 1.24 2.48 4.95

Windows Cracked/Broken/Missing Panes 13.2 .93 3.71

Windows Damaged Window Sills 13.2 1.24 2.48

Windows Inoperable/Not Lockable 13.2 .93 3.71

Windows Missing/Deteriorated Caulking/Seals 13.2 4.13 8.25

Windows Peeling/Needs Paint 13.2 .21

Windows Security Bars Prevent egress 13.2 8.25

Common Areas Health and Safety, all Common Areas AV L1 L2 L3

Emergency Fire Exits Blocked/Unusable 13.2 8.25

Emergency Fire Exits Missing Exit Signs 13.2 8.25

Common Areas 2 AV L1 L2 L3

Doors Damaged Frames/Threshold/Lintels/Trim 13.2 .93 1.86

Doors Damaged Hardware/Locks 13.2 .46 .93 1.86

Doors Damaged Surface - Holes/Paint/Rusting/Glass 13.2 .93 1.86

Doors Damaged/Missing Screen/Storm/Security Door 13.2 .62 2.48

Doors Deteriorated/Missing Seals (Entry Only) 13.2 4.13

Doors Missing Door 13.2 .62 1.24 2.48

Windows Cracked/Broken/Missing Panes 13.2 .46 1.86

Windows Damaged Window Sills 13.2 .62 1.24

Windows Inoperable/Not Lockable 13.2 .46 1.86

Windows Missing/Deteriorated Caulking/Seals 13.2 2.06 4.13

Windows Peeling/Needs Paint 13.2 .21 .41

Windows Security Bars Prevent egress 13.2 4.13

Emergency Fire Exits Blocked/Unusable 13.2 8.25

Emergency Fire Exits Missing Exit Signs 13.2 8.25

Unit Inspectable Items Unit Deficiencies AV L1 L2 L3

Doors Damaged Frames/Threshold/Lintels/Trim 1.7286 .05 .10

Doors Damaged Hardware/Locks 1.7286 .05 .09 .18

Doors Damaged Surface - Holes/Paint/Rusting/Glass 1.7286 .09 .18

Doors Damaged/Missing Screen/Storm/Security Door 1.7286 .05 .18

Doors Deteriorated/Missing Seals (Entry Only) 1.7286 .24

Doors Missing Door 1.7286 .10 .20 .41

Windows Cracked/Broken/Missing Panes 1.7286 .05 .18

Windows Damaged Window Sills 1.7286 .06 .12

Windows Inoperable/Not Lockable 1.7286 .05 .18

Windows Missing/Deteriorated Caulking/Seals 1.7286 .20 .41

Windows Peeling/Needs Paint 1.7286 .01

Windows Security Bars Prevent egress 1.7286 .41

© 2011 by Michael Gantt, all rights reserved
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REACSolutions

REAC Guide
Simplified Window Definitions

Window Deficiencies Simplified and Expanded

Glossary:

Balance The mechanism that holds the window open by counterweight, spring, or friction

Egress

"a way out" - every "area" must have two means of egress, or ways of exiting, whether they 

be doors or windows.  The entry door is the primary means of egress.  If there is not a 

second door, then at least one window must serve as the secondary means of egress.

Lintel
Horizontal structural member, such as a beam or stone, that spans an opening, as between 

the uprights of a door or window or between two columns or piers.

Lockable

Anything that secures a window - if a stick, thumb-screw device, or other means of securing 

the window is available, it is considered to be lockable whether the oringal locks function or 

not

Seal
Includes the seals around the window, but also the seals between the two or panes in an 

insulated window unit or "thermopane" window

Broken/Missing/Cracked Panes (Windows)

Level 1: Glass is cracked, not separated

Level 3: A glass pane is missing or broken.

may also indicate: Sharp Edges (Hazards)

Deficiency:
You see any physical defect that could cause cutting or breaking human skin or other bodily 

harm--generally in commonly used or traveled areas.

Damaged Sills/Frames/Lintels/Trim (Windows)

Level 1: Sills, frames, lintels, or trim are damaged but not missing. 

Level 2:
Sills, frames, lintels, or trim are missing or damaged, exposing the inside of the wall cavity - 

compromises weather tightness or window operation

Damaged/Missing Screens (Windows)                       ~ Building Exterior Only ~

Level 1: Three or more screens in one building are damaged in any way or missing.

Inoperable/Not Lockable (Windows)                    ~ Common Areas and Units Only  ~

1 If a window is not designed to lock, do not record this as a deficiency.

2
Windows that are accessible from the outside--a ground level window, for example--must be 

lockable.

Level 1:
Window cannot be opened or does not remain open but other windows in the immediate 

area work properly

Level 3: Window is not lockable, or no window in the area will open and remain open

may also indicate: Blocked/Unusable (Emergency/Fire Exits)

There is not a secondary means of egress in the area because of inoperable window(s.)  

REAC's official position seems to include "blocked egress" when windows do not remain 

open due to bad balances.

Missing/Deteriorated Caulking/Glazing Compound/Seals (Windows)

Level 2:
Significant deterioration of caulking or glazing compound, but window still seems weather 

tight

Level 3:
Windows NOT weather tight, or SEALS have failed - includes condensation or fogging inside 

insulated window units

Peeling/Needs Paint (Windows)

Level 1: Window intended to have paint needs paint

Security Bars Prevent Egress (Windows)

Level 3:
Window which should serve as secondary egress is blocked by fixed window bars or 

openable bars that are locked, rusted, blocked, chained, screwed or bolted, etc.

does NOT indicate additional defect for

Blocked/Unusable (Emergency/Fire Exits)

Security Bars Prevent Egress is "automatically" considered an Egress issue - LT
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