PHYSICAL INSPECTION SCORING

This paper provides information to public housing agencies, owners,
nort gagees and contract admnistrators of HUD i nsured and/or assisted housing,
as well as menbers of the public, regarding HUD s physical inspection scoring

process for all HUD public, insured and/or assisted housing.

Background
On Septenmber 1, 1998 (63 FR 35650), HUD published a final rule that

established uniform physical condition standards for public housing and
housing that is insured and/or assisted under certain HUD prograns. These
standards are intended to ensure that this housing is decent, safe, sanitary
and in good repair. The Septenber 1, 1998 final rule also established uniform
physi cal inspection procedures by which HUD determ nes conpliance with the
physi cal condition standards. The final rule is codified at 24 CFR part 5,
subpart G HUD s Real Estate Assessnent Center (REAC) is charged wth
responsibility for assessing and scoring the condition of certain properties
in which HUD has an interest, in accordance with the physical conditions

standards and procedures of 24 CFR part 5, subpart G

Purpose of this Paper

As stated in the Summary, the purpose of this paper is to provide
information to public housing agencies, owners, nortgagees and contract
adm ni strators of HUD insured and/or assisted housing, as well as menbers of
the public, regarding HUD s physical inspection scoring process for all HUD
public housing, insured and/or assisted housing. Upon conpletion of
i ndi vidual property inspections, the REAC will deternmne a score for each

property within the HUD housing portfolio.

The REAC Physical Inspection and Housing Quality Standards (HQS)

The REAC Physical |nspection protocol covers virtually all facets of the
HQS i nspection and is both nore objective and considerably nore defined in

identifying and cl assifying deficiencies. The HQS inspection results in a



reasonably subjective "pass/fail" designation as judged by the particul ar

i nspector. The REAC inspection results in physical scores reported at the
property level, as well as "sub-scores" reported for each of the five REAC
physi cal inspection "areas" that conprise the property. These scores are
supported by "defect-level" observations recorded by the inspector
electronically at the time of the inspection. Wile essentially enconpassing
the HQS i nspecti on conponents, the REAC physical inspection system provides

nor e conprehensive results.

HUD"s Physical Inspection Scoring Process

Definitions

The following definitions are inportant to understanding the scoring
process.

Score neans a nunber between O and 100 which reflects the physical
condition of a property, inspectable area or sub-area. Additionally, a letter
is appended to the property score to designate health and safety problens
observed and an asterisk is added if snoke detectors are observed to be
i noperabl e or m ssing.

| nspect abl e Area nmeans any one of five nmajor conponents of the property.

The areas are the site, building exteriors, building systens, comon areas
and dwel ling units.

Sub- Area nmeans an inspectable area for one building or dwelling unit.
For example, a property may have many buil dings and each inspectable area for
each building within the property is treated as a sub-area.

Inspectable Itens nmean things to be inspected within an inspectable

area. The nunber of inspectable itens varies anong areas from between 7 and 16
items per area. Exampl es of inspectable itenms include walls, kitchens and
bat hr oons.

Deficiencies nmean specific problens that can be recorded for an
i nspectable item such as a hole in a wall or a damaged refrigerator in the
kitchen. There are over 300 possible deficiencies.

Criticality neans one of five levels that reflect the relative

i nportance of the various deficiencies which can be seen within an inspectable



ar ea. The five levels are critical, very inportant, inportant, contributes
and slight contribution. For a given inspectable item deficiencies with
greater inportance cause nore points to be deducted fromthe property score.
As an exanple, within the kitchen, a clogged drain is nore critical than
damaged surfaces on a counter top and, therefore, a clogged drain reduces the
property score nore

Severity nmeans one of three levels that reflect the extent of damage
associ ated with each deficiency. The three levels are severe, mjor and
m nor. Severity levels for each deficiency are specifically defined in REAC s
"Dictionary of Deficiency Definitions" and available fromREAC s Internet site
(http://ww. hud. gov/reac). The greater the severity, the nore the score is
reduced.

Normal i zed Area Wights neans weights that are used with area scores to

create property |level scores. The weights are adjusted to reflect the
i nspectable itens actually present.

El ements of Scoring

The scoring process, described below, is based on the elenents of
i nspectable areas, inspectable items and severity levels of deficiencies
within a property.

Input in the Scoring Process

A key to accurate scores is determning appropriate relative weights
bet ween t he various conponents of the inspection, that is, which itens, areas,
etc. are nost inportant, next nost inportant, and so on. In devel oping the
physi cal inspection score methodol ogy, HUD sought and obtai ned val uabl e i nput
from several parties. Professionals experienced in the assessnent of the
physical condition of properties, representatives fromthe housing and public
housi ng industries and HUD professionals participated in a series of neetings
providing advice and coment on relative weights and values for inspectable
areas, items, criticality of deficiencies and their severity |evels.

Equity Principles

In addition to determ ning appropriate relative weights, HUD also took
into account issues of equity between properties.

Proportionality. The scoring nethodol ogy includes a control to assure




that no sub-area score is negative. The control is that no single building or
dwelling unit can affect the overall score nore than its proportionate share
to the whole.

Configuration of Property. To assure that properties with different

nunbers of wunits in buildings are scored fairly, area scores for building
exteriors and systens are calculated using weighted averages based on the
nunber of units in each building.

Di fferences Between Properties. The scoring takes into account that

properties have different features and anenities. The weights applied to
calculate area and property scores depend on how nany itenms are actually
present in inspected buildings and units. In this way, the overall score of a
property reflects only what is present to be inspected.

Defi ci ency Definitions

During a physical inspection, the inspector |looks for existing

deficiencies for each inspectable itemwthin the inspectable areas, such as

the walls (iten) of a dwelling unit (area). Each noted deficiency has a
specific criticality level. The criticality level reflects inportance of the
deficiency relative to all deficiencies for a given inspectable item In
addition, each deficiency will have one of three severity levels. The REAC s

"Dictionary of Deficiency Definitions" specifies what nmakes an observed
deficiency severe, major or mnor. This dictionary is available on the REAC
Internet site.

Heal th and Safety

Health and safety (H&S) deficiencies are strongly enphasized in the
physi cal inspection, because of their great inportance to the well being of
resi dents.

H&S deficiencies can reduce the overall property score by a substantial
anmount. The presence of H&S deficiencies is highlighted in the score by the

addition of a letter grade to the nuneric score ("a" for no H&S, "b" for non-

life threatening H&S or "c" for exigent—alling for immediate attention or
renedy—er fire safety H&S; for exanple, 75c)). A nore conplete discussion of
the H&S letter systemis in Appendix 1 to this paper

To assure pronpt correction of H&S deficiencies by the property



representative, a list of every exigent/fire safety H&S deficiency seen by the
i nspector during the inspection is given to the property representative before
the inspector |eaves the site. The list is also sent to HUD the norning after
the inspection is conpl eted.

In addition, an inspection report, sent to all PHAs/Owners/Agents
(POAs), summarizes H&S deficiencies that were recorded by the inspector. The
report provided to the PQOAs shows clearly the nunber of H&S deficiencies
(exigent/fire safety and non-life threatening) and also projects the total
nunber of H&S problens that mght have been seen if all buildings and units
had been i nspected.

The report to PQOAs also shows problens found that relate to snoke
det ectors. The score will include an asterisk (75c*) when snoke detector
deficiencies exist. Problenms with snoke detectors do not affect the overal
score at this tine.

The Scoring Process

Scoring as Wighted Averages. In broad terns, the score for a property

is the weighted average of area scores, where area weights are adjusted to
take into account how many of an area's inspectable itenms are actually present
to be inspected. In turn, area scores are calculated by deriving weighted
averages of sub-area scores over buildings or dwelling units as appropriate.
Sub-area scores, constrained to be non-negative (never |ess than zero), are
cal cul ated by deducting points for deficiencies observed based on criticality
and severity levels. Scores are further decreased by H&S deducti ons.

Essential Wights and Levels : The process of scoring physica

i nspecti ons depends on wei ghts and the | evels and associ ated val ues of severa

quantities:

0 Wei ghts for Inspectable Areas (5 areas);
0 Weights for inspectable itenms within areas (7 to 16 per area);
0 Criticality levels (critical, very inportant, inmportant, contributes and

slight contribution) and their associated values for the possible
deficiencies within itens inspected;
0 Severity levels (severe, major and minor) and their associated val ues

for deficiencies; and



0 Health and safety deductions (exigent/fire safety and non-life
threatening) for site, buildings and dwelling units.

Normal i zed Area Weights. Area weights are used to obtain a weighted

average of area scores in order to produce the overall score. Appr oxi mat e
rel ati ve weights/points were provided in the Public Housing Assessnment System
(PHAS) final rule, published on Septenmber 1, 1998 (63 FR 46596, see pages
46598- 46599) .

15 percent - Site

15 percent - Building exterior

20 percent - Building systens

15 percent - Conmon areas

35 percent - Dwelling units
These wei ghts woul d be assigned if all inspectable itenms were present for each
area for each building and unit. Typically, sonme areas have a nunber of
i nspectable itenms mssing for sone or all buildings or units. For exampl e,
common areas may be missing in sone buildings. Wen itenms are mssing for an
area, the area weight is adjusted to reflect the missing item weights and
"normal i zed" so that area weights add to 100 percent.

Sub- Area Scores. The first step in obtaining a sub-area score for the

site or an individual building or wunit is to <calculate an initial
"proportional” score. This is the difference between the possible points for
the site, building or unit and the deductions associated with the deficiencies
recorded for the given area or sub-area. The nunber of possible points is
simply the total of the inspectable item weights for the site, building or
unit. The deduction for an observed deficiency is calculated by multiplying
the relevant item weight by the criticality value and by the severity val ue.

The resulting proportional scores are then "normalized" to scores based on 100
points by dividing by the total of the weights for itens that are recorded as

present in the site, building or unit.

Sub-area scores are further reduced for any health and safety (H&S)
defici enci es observed. These deductions are taken at the site, building or

unit level. It is at this point that a control is applied to prevent negative



site, building or wunit scores. Again, the control assures that no one

building or unit can affect an area score nore than its weighted share woul d

justify.
Area Scores. Since the site is but one element, its area score is
derived as described above. However, w thin each area involving either

multiple buildings or units, the area score is a weighted average of the sub-

area scores for individual buildings or units. These wei ghted averages are

cal cul ated as foll ows:

0 Dwnelling units - The area score is the weighted average of sub-area
scores for each unit, weighted by the total of item weights present to
be inspected in each unit;

0 Common areas - In a simlar manner to the dwelling unit score, the area
score for common areas is the weighted average of sub-area comon area
scores weighted by the total of the weights for itens inspected in the
common areas for each building; and,

0 Buil ding exteriors or building systenms - The area scores for building
exteriors and building systenms are wei ghted averages of sub-area scores
where the weights are the product of the total of weights for itens
i nspected for each building exterior or systens and the total nunber of
units for each building. (Note: the total nunber of units is all units,
not just those inspected.)

Overall Property Score. The normalized area weights derived earlier are

applied to the area scores derived above to calculate the overall property
score.

Possi bl e Points: Normalized area weights reflect both the initial

wei ghts and the relative weights between areas of inspectable itens actually
present. Normalized weights are actually the maxi mum point contributions for
each of the five inspectable areas and are listed as the “Possible Points” by
area in the Physical Inspection Report sent to all POAs. These are foll owed
by the area scores taking into account the points deducted for observed
deficiencies. This allows the POA to see the nmagnitude of the points | ost by

i nspect abl e area.



Ver y- Hi gh/ Hi gh/ Medi uml Low | npact Deficiencies. There are a total of

over 600 deficiencies, taking into account all possible severity |evels.
After each inspection, all observed deficiencies are reported to the PQOAs.
These various deficiencies cover a wi de range of point deductions from the
score.

Very high, high, nmedium and |ow inpact deficiencies have been defined
which give POAs a sense of how the specific deficiencies found on their
property have affected the property's score. A list of 7 very-high inpact
deficiencies, 33 high inpact deficiencies and 54 medi um i npact deficiencies is
in Appendix 2 to this paper. The remaining 500 plus deficiencies reduce the

score by relatively small anounts and are designated | ow i npact.



Appendi x 1
PHYSI CAL | NSPECTI ON SCORI NG

Physi cal inspection scores have both nunber and letter parts. The nunber part

gi ves an overall score for the basic physical condition of a property, including
heal th and safety (H&S) problens other than those associated with snoke
detectors. The letter part specifically indicates that H&S probl ens were
observed during the inspection. For the al phabetic part, the presence of H&S
deficiencies are highlighted using the | ower case letters a, b, and c. There are
al so special considerations with respect to any problens with snoke detectors.
The score has been calculated to make it easy to quickly assess at a glance the
physi cal health of a property and the kinds of problens it may have.

As shown in the chart below, the [ower-case letter a will be shown if there are
no H&S deficiencies. The lower-case letter b will be given if there are one or
nmore non-life threatening H&S deficiencies, but no exigent/fire safety H&S
deficiencies. The | ower-case letter ¢ will be given if there are one or nore
exigent/fire safety H&S defici encies.

The health and safety (H&S) letter grades have two forms: with and w thout an
asterisk (*).The asterisk designates that the property has at |east one snoke
detector deficiency. Wien the asterisk is present, that part of the score is
pronounced as "risk," as in "93a, risk" for 93a* and "71c, risk" for 7lc*.

A score of 90c* neans that the property does contain sone nunber of exigent/fire
safety H&S deficiencies to be corrected, including sone snoke detector
deficiencies, but is otherwise in excellent condition. On the other hand, a
score of 55a means that the property is in poor condition, even though there are
no H&S deficiencies. A property in excellent physical condition with no H&S
deficiencies would be expected to have a score of 90a to 100a. Thus, there are
six distinct letter grade conbinations: a, a*, b, b*, c¢ and c*.

HEALTH AND SAFETY PROBLEMS
PHYSI CAL NO HEALTH
I NSPECTI ON AND SAFETY
SCORES PROBLEMS NON- LI FE EXI GENT/ FI RE SAFETY
THREATENI NG
NO SMOKE SMOKE
DETECTOR DETECTOR
PROBLEMS PROBLEMS
a X
a* X
b X
b* X X
c X
c* X X




Appendi x 2
Very- H gh, Hi gh and Medi um I npact deficiencies

The inpact |levels for deficiencies can be used to get a rough idea of how many

poi nts m ght be deducted fromthe possible points for each of the areas for a given
building or unit. This differs by area and by possible points as described in the
Table 1 bel ow, which shows by inpact |evel how many deficiencies are needed to
reduce the score for an inspectable area to zero or a small value. It needs to be
recogni zed that area scores are wei ghted averages over all buildings or units

i nspected. Thus, the inpacts indicated in Table 1 are accurate only if all buildings
or units have deficiencies at the given | evels.

Table 1
Effects of Very-High, High and Medium Impact Deficiencies

Nunmber of Defi ciencies
Nunmber of Deficiencies Required to Deduct Al O

For Each I npact Level Most of the Possible Points
Very Hgh Hgh Mdium Very Hgh Hgh Mdium
Area | npact | npact | npact | npact | npact | npact
Site 0 0 7 - - 2
Bui l ding Exterior O 7 22 - 1 or 2
Bui | di ng Systens 0 15 3 - 1-2 or 2
Common Ar eas 0 0 1 - - varies
Dnelling Units 7 11 21 1 or 2-3 or 3-6
Tot al 7 33 54

In Table 1 it is seen that for the building exterior or systens areas, one to two
hi gh i npact deficiencies will deduct all or nost of the possible points. For site,
buil di ng exterior and building systens, two nedi uminpact deficiencies would al so
deduct all or nost of the possible points. For dwelling units, it would take one
very-high, two or three high or three to six nediuminpact deficiencies. The
situation for conmmon areas is nore conplicated, with the one nedi umi npact
deficiency not able to deduct all possible points if the conmon areas have a
substantial nunber of points. |If there are few possible points, then the one nmedi um
or a few |l ow i npact deficiencies could deduct all or nost of the points for comon
ar eas.

A |l arge nunber of |owinpact deficiencies could also deduct all or a substanti al
nunber of possible points for each area. It should be noted that various
appropriate conbi nati ons of high, nmedium and | ow inpact deficiencies could have the
sane effects.



Deficiency Inpact Listing

Ar ea I tem
Site
Fencing &
Ret ai ning Wl s
Grounds
St or m Dr ai nage
Bui | di ng
Exteri or

Door s

Fire Escapes

Foundat i ons

Roof s

Val s

W ndows

Def i ci ency

Damaged or M ssing Gates
Shar p Edges

Er osi on Areas
Penetrating Vegetation
Pondi ng/ Sit e Drai nage

Damaged/ Br oken/ Cr acked
Debri s/ Qbstructi on/ Sedi nent

Br oken/ M ssi ng d azi ng/ d ass
Damaged

Frames/ Threshol d/ Lintel s/ Trim
Damaged Har dwar e/ Locks
Damaged Surface

(Hol es/ Pai nt/ Rust i ng)

Det eri orated/ M ssi ng Seal s
Danmgd/ M ssng

Screen/ St orml Securi t yDoor

M ssi ng Door

Vi sibly M ssing Conponents

Cracks/ Gaps

Cracks/ Gaps

Leaki ng

Spal | i ng/ Exposed Rebar

Cl ogged Drai ns

Cl ogged Drai ns

Damaged Sof fits/ Fascia
Damaged Vents

Damaged/ Tor n Menbr ane
Damaged/ Tor n Menbr ane
Leaks

Downspout/ Gutter M ssing
Conponent s

M ssi ng Shingl es

M ssi ng Shingl es

Pondi ng

Cracks/ Gaps
Damaged Chi meys
M ssing or Broken Pieces/Hol es

Br oken/ M ssi ng/ Cr acked Panes
Damaged
Sills/Frames/Lintels/Trim
Det eri orat ed/ M ssi ng

Caul ki ng/ Seal s

Severity | npact

Severe
Severe

Severe
Severe
Severe

Severe
Severe

Severe
Severe

Severe
Severe

Severe
Severe

Severe
Severe

Severe
Maj or

Severe
Severe

Severe
Maj or

Severe
Severe
Severe
Maj or

Severe
Severe

Severe
Maj or

Severe
Severe
Severe
Severe

Severe
Severe

Severe

Medi um
Medi um

Medi um
Medi um
Medi um

Medi um
Medi um

Medi um
Medi um

Medi um
Medi um

Medi um
Medi um

Hi gh
Hi gh

Hi gh

Medi um
Medi um
Medi um

Hi gh

Medi um
Medi um
Medi um
Hi gh

Medi um
Hi gh

Medi um
Hi gh

Medi um
Medi um
Medi um
Medi um
Medi um

Medi um
Medi um

Medi um



Ar ea ltem Def i ci ency Severity | npact

Bui | di ng
Syst ens
Domestic Water
Central Hot Water Supply Severe Hi gh
I noper abl e
Leaki ng Central Water Supply Severe Hi gh
Leaki ng Hot Water Supply Severe Hi gh
M ssing Pressure Relief Valve Severe Hi gh
Rust/ Corrosi on-Centrl Water Severe Medi um
Conponent s
WAt er Supply I noperable Severe Hi gh
El ectrical System
Bl ocked Access/ | nproper Storage Severe Medi um
Burnt Breakers Severe Hi gh
Evi dence of Leaks/ Corrosion Severe Hi gh
Frayed Wring Severe Hi gh
M ssi ng Breakers Severe Hi gh
M ssi ng Covers Severe Hi gh
Fire Protection
M ssing Water Diffusers Severe Hi gh
(Sprinklers)
M ssi ng/ Damaged/ Expi r ed Severe Hi gh
Ext i ngui sher
HVAC
Boi | er/ Punp Leaks Severe Hi gh
Fuel Supply Leaks Severe Hi gh
Sanitary System
Br oken/ Leaki ng/ Cl ogged Pi pes or Severe Hi gh
Dr ai ns
M ssing Drain Covers Severe Medi um
Common
Ar eas

Communi ty Room
Stairs/Hand Railings Damaged Severe Medi um



Ar ea ltem
Dwel |'i ng
uni t
Bat hr oom
Ceiling
Door s
Fl oors

Hot Wat er Heater

HVAC System

Ki t chen

VWl |'s

W ndows

Def i ci ency

Bat hr oom Cabi nets -

Damaged/ M ssi ng

GFl - I noperable

Lavatory Sink - Damaged/ M ssi ng
Pl unbi ng - C ogged Drains

Pl unbi ng - C ogged Drains

Pl unbi ng - Leaki ng Faucet/ Pi pe
Shower/ Tub - Danaged/ M ssi ng
Shower/ Tub - Danaged/ M ssi ng
Venti | ati on/ Exhaust System -

I noper abl e

Water C oset -

Damaged/ G ogged/ M ssi ng

Water C oset -

Damaged/ G ogged/ M ssi ng

Bul gi ng/ Buckl i ng
Hol es/ M ssing Til es/ Panel s

Det eri orated/ M ssi ng Seal s
(Entry Only)

Door | noperabl e

M ssi ng Door

Bul gi ng/ Buckl i ng

Fl oor Coveri ng Damage

Hol es/ M ssing Tiles
Rot / Det eri orat ed Fl ooring

I noper abl e Unit/ Conmponent s
Leaki ng Val ves/ Tanks/ Pi pes
Pressure Relief Valve M ssing
Rust / Corr osi on

I noper abl e
Noi sy/ Vi br at i ng/ Leaki ng
Rust / Corr osi on

Count ert ops/ Cabi nets - M ssing
Di shwasher - Damaged/ | noper abl e
Exhaust Sys. - Excessive

Grease/ | noper abl e

GFl - I noperable

Pl unbi ng - C ogged Drains

Pl unbi ng - Leaki ng Faucet/ Pi pes
Range/ St ove -

M ssng/ Damaged/ | noper abl e

Refri gerator-

M ssi ng/ Danaged/ | noper abl e

Si nk - Damaged/ M ssi ng

Si nk - Damaged/ M ssi ng

Bul gi ng/ Buckl i ng

Det eri orat ed/ M ssi ng
Caul ki ng/ Seal s

Severity | npact

Severe

Severe
Severe
Severe
M nor

Severe
Severe
Maj or

Severe

Severe

Maj or

Severe
Severe

Severe

Severe
Severe

Severe
Severe
Severe
Severe

Severe
Severe
Severe
Severe

Severe
Maj or
Maj or
Severe

Severe
Severe

Severe
Severe
Severe
Severe
Severe

Severe
M nor

Severe

Severe

Medi

um

Very Hi gh

Hi gh

Very Hi gh

Medi
Hi gh
Hi gh
Medi

um

um

Very Hi gh

Very Hi gh

Hi gh

Medi
Medi

Medi

Medi
Medi

Medi
Medi
Medi
Medi

Hi gh
Hi gh
Hi gh
Medi
Very

Medi
Medi

Medi
Medi
Medi
Very
Hi gh
Hi gh
Hi gh
Hi gh

Very
Medi

Medi
Medi

um
um

um

um

um

um
um

um

Hi
um
um
um
um
um

Hi

Hi
um

um

um

gh

gh

gh



Heal th And Safety
Defici ency Scoring

| npact
Cat egory Item Def ect Nane | npact
Exi gent
Air Quality Pr opane/ Nat ural Gas/ Met hane Gas Hi gh
Det ect ed
El ectrical Hazards Exposed Wres/ Open Panel s Hi gh
WAt er Leaks on/near Electrical Hi gh
Equi prrent
Hot Water Gas Fired Unit-Mssing/Msaligned Hi gh
Heat er / HVAC Chi mey
Fire Safety
Emer gency Equi p./ Emer gency/ Fire Exits/ Bl ocked/ Unusabl e Hi gh
Fire Fire Escapes
Exits/ Fire Wndow Security Bars Prevent Bl dg. Hi gh
Escapes I ngress/ Egress
W ndow Security Bars Prevent Unit Hi gh
I ngress/ Egress
Bl ocked Egress/Ladders Hi gh
Fire Extingui shers Expired Hi gh
Smoke Det ectors I noper abl e Not Scor ed
M ssi ng Not Scor ed
Non-Life
Thr eat eni ng
El evat or Tri ppi ng Medi um
Hazar ds Sharp Edges Medi um
Tripping (O her Hazards) Medi um
O hers Medi um
Infestation Rat s/ M ce/ Vermin Medi um
I nsects Medi um
Gar bage and Debris |ndoors Medi um
Qut door s Medi um
Air Quality Sewer Odor Detected Medi um
Mol d and/or M| dew Cbserved Medi um
Lead- Based Pai nt Omner Certification Medi um
Handrail s M ssi ng/ Br oken Medi um
Emer gency/ Fire M ssing Exits Signs Medi um
Exits
Fl anmabl e Material s | mproperly Stored Medi um

(Ver. 3.22.99)



