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in ReSIdentlal Properties

by David J. Benson and Ginevera K. Moore

onsumer awareness of the poten-
‘ tial health effects caused by long-

term exposure to radon, a
naturally-occurring radioactive gas,
has steadily increased since the sur-
geon general warned that radon is the
second leading cause of lung cancer in
the United States. However, property
owners can follow some sim-
ple and inexpensive steps to
assess whether radon is a
legitimate  environmental
concern in a residential prop-
erty and thereby avoid having
this issue arise as a significant
impediment to residential
property transactions.

WHAT S RADON?

Radon is a naturally-occur-
ring gas and therefore cannot
be avoided. It occurs as a
result of the radioactive
decay of uranium in rocks and
soil. Obviously, higher con-
centrations of radon are asso-
ciated with geographic areas
with high concentrations of
uranium in rocks and soil. The
movement of radon through
rocks and soils is controlled
by physical factors such as
moisture content and the rate
at which gases can pass
through them. Radon concen-
trates below building founda-
tions and within basements
due to differences in air pres-
sure between the soil and the
complex, openings in the building's
foundation and the presence of highly
permeabie fill or disturbed soils sur-
rounding foundations.

Deaths per Year

RADON REGULATIONS

Regulation of radon in residential
properties exists mainly at the state
and local level. The United States Eavi-

A

ronmental Protection Agency (EPA)
has published guidance documents
and model testing and mitigation stan-
dards. However, radon in residential
properties is currently not regulated by
the federal government. In contrast,
approximately 18 states require discio-
sure of known radon hazards to

Radon is estimated to cause thousands of
cancer deaths in the U.S. each year.

HEAETH RISKS

The true magnitude of the health risks
associated with radon and the appro-
priate steps to be taken in response to
test results is controversial. Long-term
exposure to elevated levels of radon
has been shown to cause lung cancer,
especially in smokers. Radon generally
does not cause serious health
effects without long-term
exposure. The EPA recom-
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*Radon 1S esumated o cause about 14,000 deaths per year — however, this num-
ber could range from 7.000 to 30,000 deaths per year. The numbers of deaths
from other causes is taken from 1990 Nationai Safety Council reports.

prospective buyers. Seventeen states
require that testing and mitigation con-
tractors be properly certified. Four
states currently require consideration
of radon in the construction design of
residential properties and two states
and one municipality have established,
or are in the process of establishing,

acceptable levels of radon in residen-
tial properties.

MIONLTIFAMILY EYcemean.n-

mends that confirmed radon
levels of four picocuries per
liter (pCi/L} of air or higher be
reduced, to decrease the risk
of deveioping lung cancer.

TESTING

In general, in residential
properties testing should be
conducted in the lowest level
of the residence used or suit-
able for occupancy. Radon
testing should not bé conduct-
ed in a kitchen, bathroom or
laundry room where high
humidity or ventilation by an
exhaust fan could influence
the test result. “Short-term”
radon measuring devices
should be used for initial test-
ing. A typical short-term mea-
surement device contains

Airling small quantities of activated
Crashes

charcoal that absorb radon
and its decay products over a
period of two to seven days.
Upon completion of the test
peried, the device is typically
mailed to alaboratory for analysis, with
results available in a few weeks. The
testing protocol should follow state or
local requirements, if any, or EPA-rec-
ommended testing protocols and
should be conducted by an EPA-listed
or state-certified radon tester Most
environmental consulting firms that
perform property assessments shouid
have an EPA-listed or state-certified




racton tester on staff.

[f the result of a short-term test is at or
above 4.0 pCi/L, the EPA recommends
conducting a second “confirmation”
test in the same area of the residence. If
"he average of the first and second test
result is below 4.0 pCi/L, the residence
should be considered acceptable for
radon. The 4.0 pCi/L “action level” is
based on the performance results of
current mitigation technology. If the
average is significantly above 4.0 pCi/L
(i.e.. 8 pCi/L or above), radon mitigation
methods should be implemented within
three years, or sooner if levels are signif-
icantly higher than 8 pCi/L. If the aver-
age is between 4.0 and 8.0 pCi/L, and
time permits, a "tong-term” measuring
device can be used to determine a more
representative concentration. Long-
term radon measurements produce
results that are closer to the actual
annual radon exposure than short-term
measurements. Long-term measure-
ments typically require a period of three
months to one year. If the long-term
measurement result is above 4.0 pCi/L,
radon mitigation methods should be
implemented within three years.

MITIGATION

The cost of mitigating elevated con-
centrations of radon is reasonably
inexpensive at low radon levels. Gener-
ally. mitigation methods utilize natural
or forced ventilation to diminish
indoor levels of radon gas. Most mitiga-
tion methods can reduce radon levels
to an average of about 2 pCi/L. The
most common mitigation method is
subslab depressurization or subslab
suction. This method involves insert-
ing a pipe through the foundation and
running it to a location above the roof
and using a fan to ventilate the founda-
tion. The EPA recommends hiring a
qualified contractor to perform radon
mitigation.

EFFECTS ON REAL ESTATE
TRANSACTIONS

Radon concerns do affect the pur-
chase, sale and financing of multifamily
real estate, as well as new construction.
especially in states that have enacted
statutes and regulations regarding
radon. Some lenders currently require
evidence that radon leveis are at or
below 4 pCi/L. Concerned buyers may

require that the purchase of residential
real estate be made contingent upon
acceptable radon testing and resuits,
Test results which indicate a radon
issue may affect the purchase price or
require an escrow or mitigation prior to
closing a sale. '

Radon can be alegitimate environmen-
tal concern in residential property
transactions. However. testing for radon
is relatively simple and inexpensive.
Even the costs of mitigation are usyally
within reason. Therefore, if property
owners confront radon issues at the
front end of a residential real estate
transaction, in most cases concerns
about radon will not be significant
enough to prevent the pending sale.
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Look Bebind
The Software

Bebind-tht softwire is the company. Geac/AMSI
provides state-ofthe-irt software to nearly two-thirds
of the publicly traded REITs as reported in
Multi-Family Executive. They have found a partncr
ready 1o assist them now and when they are ready
to move to the next generation of computer software:
4 partner dedicated 1o providing the service and

support required to operate in tod:
and challenging business environment.

Starsite is 2

s ever-changing

lient server open architecture, rebitional

database sottvware system for Windows developed
specifically for restdential property management.
Starsite tihes full advantage of today's contputing
emvitonment: scamless sharing of inform:ion
ples emaii and internet communications.

Geuo ad You — a partnership for success,

Circle 134 on Reader Service Card.

Fo find out wihnd’s behind onr softicare calf
1-800-436-"3

2 or T13-090-AMSI {2674} in Houston
www.tommercial.geac.com
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