THE HOME BUYER’S & SELLER’S GUIDE TO RADON IN THE AIR

The following information has been organized and written to serve as a guide in order to help answer the most often asked questions, thus moving the process of buying and selling real estate along from start to finish when radon gas levels are found be elevated.
Question:
What is Radon Gas?

Answer:
Radon Gas is a radioactive element which is a byproduct of the 



breakdown of uranium, which commonly found in rock and soil.


Question:
Where should Radon Testing be conducted and at what level is it 



a concern?
Answer:
When selling real estate, radon testing should be conducted in the lowest livable area of the home.  This is an area than can be made livable with little modification, or where a frequent amount of time will be spent.  

The Environmental Protection Agency (EPA) suggests action be taken when radon levels are 4pCi/L (Pico Curies per liter of air) or greater.


Question:
What type of Radon Testing is available?

Answer:
Categorically, there are two types of radon tests available…long term testing and short term testing.  A long-term test, or an alpha-tracking monitor, is conducted for at least one month.  However, it is generally conducted over a course of six to twelve months.  This method can be desirable to average out changes in climate, which can effect the indoor radon levels, noting cold weather can be conducive in elevating radon levels.  A short-term test lasts for a minimum of 48-hours, though it can be exposed for as long as one week depending on the criteria set by the testing company.  There are two common types of short-term tests used.  The first if an activated charcoal test.  This type of test is less expensive; however, it is more vulnerable to tampering.  The second type of test is a continuous radon monitor.  This type of test is usually more expensive buy is more tamper proof.  Both tests have been found to be accurate and strive to be less than 25% inaccurate.  Note:  During the process of a real estate transaction, the short-term test is most common and practical due to time constraints.  


Question:
What if the Radon Level is found to be 4pCi/l or greater?

Answer:
At the Buyer’s or Seller’s discretion, a second test may be conducted in order to make certain the results are consistent thus ensuring the accuracy of the testing. 

If a second test is conducted, resulting in a 50% or greater differential from the radon Level of the first test, a third test may be considered.

If the two tests have a less than 50% differential, the correct procedure is to work off of the average of the two tests.


Question:
How does Radon get into the home and how is the problem corrected.

Answer:
Radon is a by-product of uranium, which is commonly found in rock  Radon takes the form of gas causing it to escape from the ground.  The Radon accumulates and causes a gas pressure build-up below the basement floor.  Due to the fact that the floor is not airtight the radon gas enters the basement.  This situation can be compared to having a leak in an automobile tire; where as air will only stop leaking from the tier when the pressure built-up is gone.  Therefore, by virtue of removing radon gas pressure below the concrete floor, the radon gas leakage into the home will be reduced.  This type of a mitigation strategy works best in a home with concrete basement walls and floors.  However it is less efficient when the foundation walls are made of stone or sections of the basement floor are dirt, which is common in older homes.  The mitigation strategy to reduce indoor levels will depend on the home itself.  This is to say, homes with concrete foundations are sometimes placed in one category and homes with a stone foundation in another.  

Question:
Where is the vent pipe installed and what does the completed radon system look like?

Answer:
When considering a radon gas system design the following criteria must be met.  The PVC piping is usually vented to the roofline of the home.  It must be 10 feet above ground level and 24 inches above the highest window or door which opens.  Fixed windows and doors are excluded.  The 24 inch height clearance can be avoided by maintaining a 10 foot clearance from the specific openings on the horizontal access.   


The first option is to extend the basement PVC pipe out over the top of the foundation through the side of the home, usually near the back corner board, and extend it upward to the eave.  This emulates the look of a downspout.  


The next option depends on the design of the home.  If the home is a multi-level structure, such as a colonial style, we can extend the PVC pipe from the basement into a series of closets stacked one on top of another into an accessible attic and out though the roof.  The first and second floor closets must be stacked one on top of another.


A third option may be considered if there is an attached garage.  The PVC pipe may be routed into the garage and exit out through the garage roof.  However, when there is a finished room over the garage, this may complicate efforts.  

Question:
What if my home is constructed with a stone foundation?

Answer:
Because the Radon source is stone, the radon may be entering from both below the basement floor and from the foundation walls as well.  When designing a radon mitigation system in this type of home, sub slab depressurization may not be effective.  Another approach to this concern is to incorporate the use of a heat recovery ventilator.  This mechanism will take the indoor air and vent it outside while simultaneously taking the outdoor air and bringing it in.  The heat which is normally lost by virtue of uncontrolled ventilation can be reclaimed by up to 70%.  The heat recovery ventilator generally will reduce indoor radon levels by 50% to 75%. 
 

Question:
How do I know the Radon System is doing its job and how can I be assured it will do its job in the future?

Answer:
STORCH Radon Services, Inc. provides follow-up testing upon the completion of all installations.  In most situations, we will provide a life-time guarantee to keep the indoor radon level below the EPA action level of 4pCi/L, and all of Storch Radon Services guarantees are transferable.  


Question:
Why should I hire Storch Radon Services to install my radon system?

Answer:
STORCH Radon Services has been successfully reducing radon levels in homes for over 13 years, and we have installed over 5,000 radon mitigation systems.  STORCH Radon Services is fully insured, and certified and licensed by The National Radon Safety Board (NRSB), The National Environmental Health Association (EHA), is a member of The American Association of Radon Scientists and Technologies (AARST).
