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Real estate brokers are licensed professionals trained to help
consumers  buy, sell, or lease real property. They often
perform their duties through affiliated licensees who are
commonly referred to as real estate agents. Except where the
context might indicate otherwise, in this brochure the term
“broker” shall include broker’s affiliated licensees. The business
relationship between real estate brokers and consumers can
take many forms, each of which is called a brokerage
relationship. This brochure describes the types of brokerage
relationships most commonly offered by real estate brokers.
Hopefully, the brochure will make it easier for consumers to
make informed choices on how best to work with a real estate
broker. It should be noted that real estate brokers are not
required to offer all of the brokerage relationships described in
this brochure. Instead, each real estate broker is free to decide
which of these relationships he or she will offer.

Real Estate Brokerage Generally. As a general rule, only
licensed real estate brokers can be paid a fee to help
consumers buy, sell, or lease property. Many brokers have
licensed real estate salespersons, commonly known as real
estate agents, who act on behalf of the broker in helping
consumers buy, sell, or lease property. While real estate agents
can be employees of the real estate broker, most act as
independent contractors. Real estate brokers often incorporate
or set themselves up as limited liability companies or
partnerships. All brokerage firms, however, are required to
have a qualifying broker. In the majority of real estate
transactions, the consumer interacts only with his or her real
estate agent and not the real estate broker. The real estate
broker in those instances works behind the scenes to solve
problems and support, supervise and assist his or her agents.

Clients vs. Customer. Customer in Brokerage
Relationships. All brokerage relationships fall into one of two
broad categories: (a) broker-client relationships; and (b) broker-
customer relationships. In a broker-client relationship, the real
estate broker is representing the client and is acting as his or
her legal agent in buying, selling, or leasing property. In
Georgia, a broker-client relationship can only be formed by the
parties entering into a written agreement. The agreement must
explain, among other things, how the broker will be paid, the
duty of the broker to keep client confidences, and the types of
client or agency relationships offered by the broker.

The other type of brokerage relationship is known as a broker-
customer relationship. With this type of relationship, the broker
is not representing the customer in a legal or agency capacity.
However, the broker can still work with the customer and help
him or her by performing what are known as ministerial acts.
These include, for example, identifying property for sale or
lease, providing pre-printed real estate form contracts,
preparing real estate contracts at the direction of the customer,
and locating lenders, inspectors, and closing attorneys on
behalf of the customer. The different types of brokerage
relationships within each of these categories are discussed
below.
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Broker-Client Relationships:

(a) Seller Agency/Landlord Agency: Seller agency occurs
when the real estate broker is representing the seller in selling
his or her property. This type of brokerage relationship is
created by the seller and the broker entering into a written
contract known as a seller brokerage engagement agreement —
also sometimes known as a listing agreement. The seller
brokerage engagement agreement gives the broker, commonly
referred to as the seller’s broker the right to market the property
for sale at a specific price and for a defined period of time. If the
broker is successful in finding a buyer ready, willing, and able
to purchase the property, the broker would normally be paid a
fee or commission upon the closing of the transaction. This fee
or commission is often shared with other real estate brokers,
under what are known as cooperative brokerage agreements, if
they or their agents find the buyer. Seller agency is also
sometimes called listing agency. Landlord agency is different
from seller agency in that the Manager or listing broker is
assisting the property owner in leasing and/or managing rather
than selling property.

(b) Buyer Agency/Tenant Agency: Buyer agency occurs when
the real estate broker represents the buyer in locating and
assisting the buyer in negotiating for the purchase of property
suitable to the buyer. A buyer agency is created when the
buyer enters into an agreement commonly known as a buyer
brokerage engagement agreement. A real estate broker can be
compensated by one party yet represent another party.
Therefore, in some buyer brokerage engagement agreements,
the fee or commission received by the buyer’s broker is actually
a portion of the fee or commission paid by the seller to the
seller’s broker. In these situations, the seller also agrees that
the seller’s broker will share the commission or fee with any
buyer’'s broker who finds a buyer ready, willing and able to
purchase the property. With some buyer brokerage
engagement agreements, the buyer pays a fee or commission
directly to his or her broker. Buyer agency is sometimes
referred to as buyer brokerage. Tenant agency is different from
buyer agency in that the broker is representing a consumer
who is seeking to lease rather than purchase property.
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(c) Designated Agency: In some real estate transactions, the
real estate agent representing the buyer and the real estate
agent representing the seller both work for the same broker or
brokerage firm. In such a transaction, the broker may allow
each agent to exclusively represent their respective clients.
This type of brokerage relationship is known as designated
agency. In a designated agency transaction, the designated
agent for the buyer owes the same duties to the buyer as if the
agent was acting only as a buyer’s agent. Similarly, the
designated agent for the seller owes the same duties to the
seller as if the agent was acting only as the seller’s agent. With
designated agency, each designated agent is prohibited from
disclosing to anyone other than his or her broker any
information requested to be kept confidential by the client
unless the information is otherwise required to be disclosed by
law. Therefore, designated agents may not disclose such
confidential information to other agents in the company. The
broker is also prohibited from revealing any confidential
information he or she has received from one designated agent
to the other designated agent, unless the information is
otherwise required to be disclosed by law. Confidential
information is defined as any information that could harm the
client’s negotiating position which information the client has not
consented to be disclosed. In Georgia, designated agency is
defined by state statute not to be dual agency.

(d) Dual Agency: Georgia law allows both parties to agree to
have one agent or broker represent them in a real estate
transaction at the same time. In other words, the agent or
broker has a client relationship with all parties to the transaction
without acting in a designated agency capacity. In these
situations, neither party is exclusively represented by a
designated real estate agent. This type of brokerage
relationship is called “dual agency”.

Georgia law allows real estate brokers to act as dual agents if
they first get the written consent of both parties. The written
consent must contain the following: (1) a description of the
types of transactions in which the licensee will serve as a dual
agent; (2) a statement that as a dual agent, the licensee
represents two clients whose interests could be different or
even adverse; (3) a statement that the dual agent will disclose
all adverse material facts regarding the transaction known to
the dual agent to all parties to the transaction except for
information that is made confidential by request of another
client and that is not allowed or required by law to be disclosed;
(4) a statement that the licensee will disclose to each client in
the transaction the nature of any material relationship the
licensee or his or her broker have with other clients in the
transaction other than incidental to the transaction; (5) a
statement that the client does not have to consent to the dual
agency; and (6) a statement that the client’s consent has been
given voluntarily and that the client has read and understood
the brokerage engagement agreement. This special consentis
required because of the potential for conflicts of interest in dual
agency transactions.

(e) Subagency: Subagency occurs when one real estate
broker is appointed by another real estate broker as a subagent
to assist the broker in performing its duties. In a typical
Subagency transaction, a seller’s broker practicing Subagency
might appoint the broker working with the buyer as his or her
subagent. The broker acting as the subagent would work with
the buyer but would represent the seller. The buyer then would
be unrepresented in the transaction and both brokers (and their
affiliated licensees) would be representing the seller.
Subagency relationships between real estate brokers in
Georgia, while once the norm, are much less common today.

Broker-Customer Relationships:

(a) Transaction Brokerage: A transaction brokerage relationship
is one in which a real estate broker or brokers assists both
parties in a real estate transaction but does not enter into a
client relationship with, nor represents, either party. In a
transaction brokerage relationship, the broker treats both
parties as customers and can only perform ministerial acts for
either party, including the following: (1) identifying property; (2)
providing real estate statistics and information of property; (3)
providing preprinted real estate form contracts; (4) acting as a
scribe in the preparation of form contracts; (5) locating relevant
professionals, such as architects, engineers, surveyors,
inspectors, lenders, insurance agents, and attorneys; and (6)
identifying facilities such as schools, shopping centers, and
places of worship.

(b) Brokers May Help Parties Other Than Their Clients:
Brokers who represent one party in a real estate transaction as
a client can still help the other party in the transaction by
performing ministerial duties for the other party (of the type
described under transaction brokerage section). When a real
estate broker works with a party as a customer or client, the
broker may not knowingly give the party false information.

Always Choose a REALTOR®. This brochure has been
prepared as a public service by the Georgia Association of
REALTORS®. REALTOR® is a registered collective
membership mark which may be used only by real estate
professionals who are members of the National Association of
REALTORS® and subscribe to its strict Code of Ethics.
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Are You Planning to Buy or Rent a Home Built
Before 19787

Did you know that many homes built before 1973 have lead-based
paint? Lead from paint, chips, and dust can pose serious health
hazards.

Read this entire brochure to learn:

= How lead gets into the body

- How lead affects health

= What you can do to protect your family
« Where to go for more information

Before renting or buying a pre-1978 home or apartment, federal
law requires:

= Sellers must disclose known information on lead-based paint or lead-
based paint hazards before selling a house,

« Real estate sales contracts must include a specific warning statement
about lead-based paint. Buyers have up to 10 days to check for lead.

« Landlords must disclose known information on lead-based paint
or lead-based paint hazards before leases take effect. Leases must
include a specific warning statement about lead-based paint.

If undertaking renovations, repairs, or painting (RRP) projects in
your pre-1978 home or apartment:

« Read EPA's pamphlet, The Lead-5afe Certified Guide to Renovate Right,
to learn about the lead-safe work practices that confractors are
required to follow when working in your home (see page 12).
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Simple Steps to Protect Your Family
from Lead Hazards

If you think your home has lead-based paint:

« Don't try to remove lead-based paint vourself.

« Always keep painted surfaces in good condition to minimize
deterioration.

« Getyour home checked for lead hazards, Find a certified
inspector or risk assessor at epa.gov/lead,

« Talk to your landlord about fixing surfaces with peeling or
chipping paint

« Regularly clean floors, window sills, and other surfaces,

« Take precautions to avold exposurne to lead dust when
rerncdeling.

« When renovating, repainng, or painting, hire only EPA- or state-
approved Lead-5afe certified renovation firms.

+ Before buying, renting, or renovating yvour home, have it
checked for lead-based paint.

o Consult yvour health care provider about testing your children
for lead, Your pediatrician can chedk for lead with a simple
blood test.

- Wash children’s hands, bottles, pacifiers, and toys often,

. Make sure children eat healthy, low-fat foods high in iron,
calciurm, and vitarmin C.

« Rermove shoes or wipe soll off shoes before entering your
house,
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Lead Gets into the Body in Many Ways

Adults and children can get lead into their bodies if they:

+ Breathe in lead dust (especially during activities such as renovations,
repairs, or painting that disturb painted surfaces).

« Swallow lead dust that has settled on food, food preparation surfaces,
and other places.

« Eat paint chips or soil that contains lead.

Lead is especially dangerous to children under the age of 6.

« Atthis age, children’s brains
and nervous i:p’E-tE'mE arg
mare sensitive to the
damaging effects of lead.

+ Children's growing bodies
absorb more lead.

+ Babies and young children
often put their hands
and other objects in their
moauths. These objects can

have lead dust on them,

Women of childbearing age should know that lead is dangerous to
a developing fetus.

« Women with a high lead level in their system before or during

pregnancy risk exposing the fetus to lead through the placenta
during fetal development.
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Health Effects of Lead

Lead affects the body in many ways. It is important to know that
even exposure to low levels of lead can severely harm dhildren.
In children, exposure to lead can cause:
« Nervous system and kidney damage

+ Learning disabilities, attention-deficit
disorder, and decreased intelligence

« Speech, language, and behavior
problems

- Poor muscle coordination
« Deaeased musdle and bone growth
« Hearing damage

et N

Whille low-lead exposure is most COMMON,  Beedens
exposure to high amounts of lead can have 2.0
devastating effects on children, including

seiFures, unconsciousness, and in some cases, death.

Although children are especially susceptible to lead exposure, lead can
be dangerous for adults, too.

In adults, exposure to lead can cause:

« Harm to a developing fetus

+ Increased chance of high blood pressure during pregnancy
- Fertility preblems (in men and women)

+ High blood pressure

« Digestive problems

+ Nerve disorders

« Memory and concentration problems

« Muscle and joint pain
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Check Your Family for Lead

Get your children and home tested if you think your home has
lead.

Children’s blood lead levels tend to increase rapidly from 6 to 12
maonths of age, and tend to peak at 18 to 24 months of age.

Consult your doctor for advice on testing your children. A simple blood
test can detect lead. Blood lead tests are usually recommended for:

+ Children at ages 1 and 2

« Children or ather family members who have been exposed to high
levels of lead

+ Chitdren who should be tested under your state or local health
screening plan

Your doctor can explain what the test results mean and if more
testing will be needed.
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Where Lead-Based Paint Is Found

In general, the older your home or childcare facility, the more likely it
has lead-based paint.’

Many homes, including private, federally-assisted, federally-
owned housing, and childcare facilities built before 1978 have
lead-based paint. In 1978, the federal government banned consumer

uses of lead-containing paint.”

Learn how to determine if paint is lead-based paint on page 7.
Lead can be found:

« In homes and childcare fadilities in the city, country, or suburbs,
« In private and public single-family homes and apartments,

« On surfaces inside and outside of the house, and

« In soil around a home. (Soil can pick up lead from exterior paint or
other sources, such as past use of leaded gas in cars.)

Learn more about where lead is found at epa.gov/lead.

! “Lead-based paint” i currently defined by the federal government as paint with
kead bevels greater than or equal to 1.0 milligrarm per sguare centimetar (mgfom?)L or
mcre than 0.5% by weight

! “Lead-containing palnt®is currently defined by the federal govermment as lead in new
dibed paknt in excess of 50 parts per million {pprm) by weight
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Identifying Lead-Based Paint and Lead-Based Paint
Hazards

Deteriorated lead-based paint (peeling, chipping, chalking,
cracking, or damaged paint) is a hazard and needs immediate
attention. Lead-based paint may also be a hazard when found on
surfaces that children can chew or that get a lot of wear and tear,
such as:

« On windows and window sills

« Doors and door frames

+ Stairs, railings, banisters, and porches

Lead-based paint is usually not a hazard if it is in good condition

and if it is not on an impact or friction surface like a window.

Lead dust can form when lead-based paint is scraped, sanded, or
heated. Lead dust also forms when painted surfaces containing

lead bump or rub together. Lead paint chips and dust can geton
surfaces and objects that people touch. Settled lead dust can reenter
the air when the home is vacuumed or swept, or when people walk
through it, EPA currently defines the following levels of lead in dust as
hazardous:

+ 10 micrograms per square foot (pg/ft’) and higher for floors,
including carpeted floors

- 100 pg/ft’ and higher for interior window sills

Lead in soil can be a hazard when children play in bare soil or when
people bring soil into the house on their shoes, EPA currently defines
the following levels of lead in soil as hazardous:

« 400 parts per million (ppm) and higher in play areas of bare soil

+ 1,200 ppm {average] and higher in bare soil in the remainder
of the yvard

Remember, lead from paint chips—which you can see—and lead
dust—which you may not be able to see—both can be hazards.

The only way to find out if paint, dust, or soil lead hazards exist is to
test for them. The next page describes how to do this. 6
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Checking Your Home for Lead

You can get your home tested for lead in several different ways:

« A lead-based paint inspection tells vou if your home has lead-
based paint and where it is located. It won't tell you whether your
home currently has lead hazards, A trained and certified testing
professional, called a lead-based paint
inspector, will conduct a paint inspection

using methods, such as: E

3y

Le 3

« Portable x-ray fluorescence [XRF) machine

+ Lab tests of paint samples

« A risk assessment tells you if your home
currently has any lead hazards from lead
in paint, dust, or soil. It also tells you what
actions to take to address any hazards. A
trained and certified testing professional,
called a risk assessor, wilk

+ Sample paint that is deteriorated on doors, windows, floors, stairs,
and walls

« Sample dust near painted surfaces and sample bare soil in the
yard

« (et lab tests of paint, dust, and soil samples

« & combination inspection and risk assessment tells you if your home
has any lead-based paint and if your home has any lead hazards, and
whare both are located.

Be sure to read the report provided to you after your inspection or risk
assessment is completed, and ask questions about anything you do not
urderstand
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Checking Your Home for Lead, continued

In preparing for renavation, repair, or painting work in a pre-1973
home, Lead-Safe Certified renovators (see page 12) may:

« Take paint chip samples to determine if lead-based paintis
present in the area planned for renovation and send them toan
EPA-recognized lead lab for analysis. In housing receiving federal
assistance, the person collecting these samples must be a certified
lead-based paint inspector or risk assessor

o Use EPA-recognized tests kits to determine if lead-based paint is

absent (but not in housing receiving federal assistance)

« Presume that lead-based paint is present and uss lead-safe work
practices

There are state and federal programs in place to ensure that testing is
done safely, reliably, and effectively. Contact your state or local agency
for more information, visit epa.gov/ilead, or call 1-8200-424-LEAD
(5323) for a list of contacts in your area.”

! Hearing- of spesch-chalenged individuals sy access this mumber thasugh TTY by
calling the Federal Reley Service at 1-800-877-8335,
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What You Can Do Now to Protect Your Family

If you suspect that your house has lead-based paint hazards, you
can take some immediate steps to reduce your fFamily’s risk;

« If yioru rent, notify your landlord of peeling or chipping paint.

 Beep painted surfaces clean and free of dust, Clean floers, window
frames, window sills, and other surfaces weekly, Use a mop or sponge
with warm water and a general all-purpose cleaner. (Remember:
never mix ammonia and bleach products together because they can
form a dangerous gas.)

= Carefully dean up paint chips immediately without creating dust.

« Thoroughly rinse sponges and mop heads often during cleaning of
dirty or dusty areas, and again afterward,

« Wash your hands and your children’s hands often, especially before
they eat and before nap time and bed time,

« Beep play areas clean, Wash bottles, pacifiers, toys, and stuffed
animals reqularly.

« Keep children from chewing window sills or other painted surfaces, or
eating soil

« When renovating, repairing, or painting, hire only EPA- or state-
approved Lead-Safie Certified renovation firms (see page 12).

. Clean of remove shoes before entering your home to avoid tracking
in lead from soil,

+ Make sure children eat nutritious, low-fat meals high in ivon, and
calcium, such as spinach and dairy products. Children with good diets
absorb less lead,
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Reducing Lead Hazards

Disturbing lead-based paint or
removing lead improperly can
increase the hazard to your family by
spreading even more lead dust around
the house.

« In addition to day-to-day deaning
and good nutrition, you can
temporarily reduce lead-based paint
hazards by taking actions, such as
repairing damaged painted surfaces
and planting grass to cover lead-
contaminated soil. These actions are
not permanent solutions and will reeed
CrHgoing attention.

- You can minimize exposure to lead
when renovating, repairing, of painting by hiring an EPA- or state-
certified renovator who is trained in the e of lead-safe work
practices, If wou are a do-it-vourselfer, learn how to use lead -safe
work practices in your home.

« To remove bead hazards permanently, vou should hire a certified lead
abatement contracton. Abatement (or permanent hazard elimination}
methods include removing, sealing, or enclosing lead-based paint
with special materials. Just paintireg owver the hazard with regular
paint is not permanent control,

Ahways use a certified contractor whe is trained to address lead
hazards safely.

« Hire a Lead-5Safe Certified firm [see page 12) to perform renoyvation,
repair, of painting (RRP) projects that disturb painted surfaces.

« To correct lead hazards permanently, hire a certified lead abatement
contracten This will ensure your contractor knows how o work safely
and has the proper equipment to clean up thorouwghly.

Certified contractors will employ qualifed workers and follow strict
safety rules as set by their state or by the federal government.
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Reducing Lead Hazards, continued

If your home has had lead abatement work done o if the housing s
receiving federal assistance, once the work is completed, dust deanup
activities must be conducted until clearance testing indicates that lead
dust levels are below the following levels:

« 10 micrograms per square foot (pg/ft) for floors, including carpeted
floors

o 100 T for interior windows sills
o 0 gt for window troughs
Abatements are designed to permanently eliminate lead-based

paint hazards. However, lead dust can be reintroduced into an
abated area.

« Use s HEPA vacuum on all furniture and other items returned to the
area, to reduce the potential for reintroducing lead dust,

- Regularly clean Aoors, window sills, roughs, and other hard surfaces
with a damp cloth or sponge and a general all-purpose cleaner,

Please see page 9 for more information on steps you can take to
protect your home after the abatement. For help in locating certified
lead abatement professionals in your area, call your state or local
agency (see pages 15 and 16), epagov/lead, or call 1-800-424-LEAD.
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Renovating, Repairing or Painting a Home with
Lead-Based Paint

If you hire a contractor to conduct renovation, repair, or painting
(RRP) projects in your pre-1978 home or childcare facility (such as
pre-school and kindergarten), your contractor must:

« Be a Lead-Safe Certified firm approved by EPA or an
EPA-authorized state program

« Like qualified trained individuals {Lead-5afe
Certified renovators) who follow specific lead-safe
work practices to prevent lead contamination

« Provide a copy of EPA%S lead hazard information
document, The Lead-Safe Certified Guide fo
Renowvate Right

RRP contractors working in pre-1978 homes and childcare facilities
miust follow lead-safe work practices that:

« Contain the work area. The area must be contained so that dust and
debris do not escape from the work area, Warning signs must be put
up, and plastic or other impermeable material and tape must be used.

« Avoid renovation methods that generate large amounts of
lead-contaminated dust. Some methods generate so much lead-
contaminated dust that their use is prohibited. They are:

« Dpen-flame burning or torching

« Sanding, grinding, planing, needle gunning, or blasting with
power tools and equipment not equipped with a shroud and
HEPA vacuum attachment

« Using a heat gun at temperatures greater than 1100°F

« Clean up thoroughly. The work area should be cleaned up daily.
When all the work is done, the area must be cleaned up using special
cleaning methods,

- Dispose of waste properly. Collect and seal waste in a heavy duty
bag or sheeting. When transported, ensure that waste is contained to
prevent release of dust and debris.

Ter learn more about EPAS requirements for BRP projects, visit
epagov/getleadsafe, or read The Lead-Safe Certified Guide to 12
Renovate Right.
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Other Sources of Lead

Lead in Drinking Water

The most commaon sources of lead in drinking water are lead pipes,
faucets, and fixtures.

Lead pipes are more likely to be found in older cities and homes built
before 1986,

You can't smell or taste lead in drinking water.

To find out for certain if you have lead in drinking water, have your
water tested,

Remember older homes with a private well can also have plumbing
materials that contain lead.

Important Steps You Can Take to Reduce Lead in Drinking Water

« Use only cold water for drinking, cooking and making baby formula,
Remember, boiling water does not remove lead from water,

- Before drinking, Aush your home's pipes by running the tap, taking a
shower, doing laundry, or doing a load of dishes,

« Regularly dean your faucet’s screen (also known as an aerator),

« If you use a filter certified to remove lead, don't forget to read the
directions to learn when to change the cartridge. Using a filter after it
has expired can make it less effective at removing lead.

Contact your water company to determine if the pipe that connects
your home to the water main (called a service line) is made from lead.
Your area’s water company can also pravide information about the lead
levels in your system's drinking water.

For more infermation about lead in drinking water, please contact
EPA's Safe Drinking Water Hotline at 1-800-426-4791. If you have other

questions about lead poisoning prevention, call 1-800 424-LEAD.*

Call your local health department or water company to find out about
testing your water, or visit epa.gov/safewater for EPA% lead in drinking
water information. Some states or utilities offer programs to pay for
water tasting for residents. Contact your state or local water company
to learn more,

* Hearing- of speech-challenged individuals may sccess this number through TTY
13 by calling the Federal Relsy Service at 1-800-877-8335.
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Other Sources of Lead, continued

- Lead smelters or other indusiries that release lead into the air

« Your job. If you work with lead, you could bring it home on your body
or clothes. Shower and change clothes before coming home, Launder
vaour wiork clothes separately from the rest of your family's clothes,

« Hobbies that use lead, such as making pottery or stained glass,
or refinishing furniture. Call your local health department for
informaticn about hobbies that may use lead,

« Od toys and furniture may have been painted with lead-containing
paint. Older toys and other childrens products may have parts that
contain bead.!

+ Food and liquids cooked or stored in lead crystal or lead-glazed
pottery or porcelain may contain lead.

« Folk remedies, such as “greta”™ and “azarcon,” used 1o treat an upset
stomach.

“ In 1978, the federal government bamned tays, ather children's products, and furninure
with lead-containing paint. In 2008, the federal governrment banned lesd in most
chitdren's products. The federal government cumently bans lead in excess of 100 ppom
by wialght in mast children's prodects.

14
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For More Information

The National Lead Information Center

Learn how to protect children from lead poisoning and get other
information about lead hazards on the Web at epa.gov/lead and
hud.gov/lead, or call 1-800-424-LEAD (5323).

EPA's Safe Drinking Water Hotline
For information about lead in drinking water, call 1-800-426-4791, or
visit epa.govisafewater for information about lead in drinking water,

Consumer Product Safety Commission (CP5C) Hotline

For information on lead in toys and other consumer products, or to
report an unsafe consumer product o a product-rélated injury, call
1-800-638-27 72, or visit CPSCY website at cpscgov of
saferproducts.goy.

State and Local Health and Environmental Agencies

Some states, tribes, and cities have their own rules related to lead-
based paint. Check with your local agency to see which laws apply
oyl Most agendes can also provide information on finding a lead
abaternent firm in your area, and on possible souwces of financial aid
for reducing lead hazards. Receive up-to-date address and phone
information for your state or local contacts on the Web at epa.goviead,
or contact the Mational Lead Information Center at 1-800-424-LEAD.

Hearing- of speech-challenged individuals may access any of the
phone numbers in this brochure through TTY by calling the toll-
free Federal Relay Service at 1-B00-877-8339.

15
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U. 5. Environmental Protection Agency (EPA)

Regional Offices

The mission of EPA is to protect human health and the environment.
Your Regional EPA Office can provide further information regarding
regulations and lead protection programs.

Reglon 1 (Conmectioul, Massichasens, Maines,
Hew Hampihire, Bhode Elauk Yernont)

egional Lead Contact

LIS, EPA Risggian |

5 Perit DM Sopuiate, Suite 100, DES 054
Doeiteen, e, C0F 1M 005 2

{HRE 3TE-7341

Reghin 2 {Hew Jeitey Blews Yok, Pisis R,
Wirggir lslapuds)

Regaaiwl Lead Coantact

LIS, EPA Regian 2

TS0 WocH b gee Aweniee
Madeling J05% Mall S1ep 235
Edlison, W (8BS 3614
{737} G560

Reghom 3 (Delanwinte, Marylarsl Penmsybania
Virgiriea, [, Whest Viegirsia)

Regonal Lead Cotact
LLS, B Ragisn 3
Ta50 A SHeet
Phillaelphan, P 19103
{215 B14-2088

Region 4 (Albaive, Meida Geodgis,
Kerducky, Mississippl Nonh Cansbng, South
Caraling, Tenns-ssme}

egeanal Lead Contact

LLS, [ER Hisgaan 4

AFC Towveer, TErh Fleor, Alr, Pesticides & Toxics
61 Farayth Stneet, 5W

Aakania, GA& 30307

gy S 2-RLGE

Reegion 5 {Ilins, inadiana, Machagan,
Airfigota, O b, Wisoorsm)

R real Lisaed € bt
L%, EPA Regian 5(0LL-171)
T Wes Lckson Baulevard
Chicage, I G- S0
{317 3513808

Reglon & (fikarme, Lowssrg, Noew Mexioo,
el b, Temyss i 06 Tailset)

Rirgianal Lead Cortact

LIS, EPA Rigean G

1845 Rovss A, 1 70k Flood
Drallas, TH 7520722733

{2 1) 55 X0

Reg o F {lovea, Kaniat, Missaii Hebiatkal

Regianal Lead Contact
LLS, EPA Regpai 7

11 2¥E Remne ¢ Blwad,
Lestnaca, K5 65219
RO FF-Dd 35

Region B (Colorado, Montana, Barh
[rakata, Sounh Daketa, Lvab, Wissmirig)

Regianal Lead Contagt
L%, EPA Resgicn B
1595 Wy rkenp 51,
Dhepwiee, O BOGROF
{300 T 655

Reglon 9 (Ao, Califeinis, Hawail
Mol

Resgicnal Leaad Contact

LS EPA Resgion S {CMD-4-3)
75 Hawabsorne Seel

Sen Frareisco, 8 94105

415 T4 T80

Region 10 {Alaska, kb, Dregen,
Washingtan}

Regianal Lead Contact

LS. EPA Region 10 (20004

Ain and Towics Enfalosnnent Sectian
1200 Sbinh A rabe, Suike 155
Sl he, WA THIO)

{20865) 5531300
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Consumer Product Safety Commission (CP5C)

The CPSC protects the public against unreasonable risk of injury
from consumer proeducts through education, safety standards
activities, and enforcement. Contact CPSC for further information
regarding consumer product safety and regulations.

CP5C

4330 East West Highway
Bethesda, MD 20814-4421
1-800-638-2772

cpsc.gov or saferproducts.gov

U. S. Department of Housing and Urban
Development (HUD)

HUDs mission is to create strong, sustainable, inclusive
communities and quality affordable homes for all. Contact to
Office of Lead Hazard Control and Healthy Homes for further
information regarding the Lead Safe Housing Rule, which
protects families in pre-1978 assisted housing, and for the
lead hazard control and research grant programs.

HUD

451 Seventh Street, SW, Room 8236
Washington, DC 20410-3000

[202) 402-7698

hud.govilead

Thi chodammwenil b b ¥l guabidie dlomiiin 1 iy B prosthaced by am irsShoioial of oo gand fa o wi el
et mibabnt. Aedere or et o] itk Beocdcbe b i Dasesd oo cuifenl Wlenitifle aid techindoil
uirrdeintarelineg of the s preent od snd s relbeoie of the jurivdonionad Bondaies satilihed by
hhie 41 WS g D i auithaning dgengies. Folloming The e giver mill iod recesuaily
prosdide commplele peolection bn ol siniarions o sgane o be sl thharend thad cambe ceised by lead
#EprRe

LI % DI gl D 200 - P01 004
UL % CPC estursdda MO HiE14 e chy F0 1
L& A Ve D0 2010
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IMPORTANT!

Lead From Paint, Dust, and 50il in and
Around Your Home Can Be Dangerous if
Not Managed Properly

- Children under 6 years old are most at risk for lead
polsoning In your home,

- Lead exposure can harm young children and babies even
before they are bom.

. Homes, schools, and child care facilities built before 1978
are |ikely to contain lead-based paint.

+ Even children who seem healthy may have dangerous
levels of lead in their bodies.

« Disturbing surfaces with lead-hased paint or removing
lead-based paint improperly can increase the danger to
your family.

+ People can get lead into their bodies by breathing or
swallowing lead dust, or by eating soil or paint chips
containing lead.

« People have many options for reducing lead hazards.
Generally, lead-based paint that is in good condition is not

a hazard (see page 10).
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EPA 402-K-02-003

This Guide provides

information and guidance

for homeowners and
renters on how to clean
up residential mold
problems and how to

prevent mold growth.

U.S. Environmental Protection Agency
Office of Air and Radiation
{ndoor Environments Division
1200 Pennsylvania Avenue
Mailcode: 6609/
Washington, DC 20460
www.epa.gov/iag
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A BRIEF GUIDE TO MOLD,
MOISTURE, AND YOUR HOME

Contents Page

Mold Basics
Why is mold growing in my home?
Can mold cause health problems?
How do | get rid of mold?

Mold Cleanup
Who should do the cleanup?
Mold Cleanup Cuidelines
What to Wear When Cleaning Mokdy Areas L
How Do | Know When the Remediation
or Cleanup is Finished? g
Moisture and Mokd Prevention and Control Tips 18
Actions that will help to reduce humidity T
Actions that will help prevent condensation 12
Testing or sampling for mold 13
Hidden Mold 14
Cheanup and Biocides 15
Additional Resources 16
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vorLp BASICS

® The key to mold control is moisture control.

m If mold is a problem in your home, you should clean up
the mold promptly and fix the water problem.

m It is important to dry wat&r—dama%ded areas and items
within 24-48 hours to prevent mold growth.

Wh}r is mold growing in my home? Molds are part of the
natural environment. Cutdoors, melds play a
part in nature by breaking down dead organic
matter such as fallen leaves and dead trees, but
indoors, mold growth should be avoided. Molds
reproduce by means of tiny spores; the spores
are invisible to the naked eye and float through
autdoor and indoor air. Mold may begin growing
indoors when mold spores land on surfaces that

Moald growing dutdoors an
firewood. Molds come in are wet, There are many types of mold, and none

madng codory; both whits and

black moldo are chown here,

Can mold cause health problems? Molds are usually not a
problem indoors, unless mold spores land on a wet or
damp spot and begin growing. Molds have the potential to
cause health problems. Molds produce allergens
{substances that can cause allergic reactions), irritants, and
in some cases, potentially toxic substances [mycotaxins),

of them will grow without water or moisture.

Inhaling or touching mold or mold spores may cause
allergic reactions in sensitive individuals. Allergic responses
include hay fever-type symptoms, such as sneezing, runny
nose, red eyes, and skin rash (dermatitis). Allergic reactions
to mold are common. They can be immediate or delayed.
Malds can alse cause asthma attacks in people with asthma
who are allergic to mold. In addition, mold exposure can
irritate the eyes, skin, nose, throat, and lungs of both mold-
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allergic and non-allergic people. Symptoms other than
the allergic and irritant types are not commeonly
reported as a result of inhaling mold.

Research on mold and health effects is ongoing. This
brochure provides a brief overview; it does not describe
all potential health effects related to mold exposure. For
more detailed information consult a health
professional. You may also wish to consult your state or
local health depantment.

How do | get rid of meold? It is impossible to get rid of
all mold and mold spores indoors; some mold spores
will be found floating through the air and in house dust.
The mold spores will not grow if moisture is not
present. Indoor mold growth can and should be
prevented or controlled by controlling moisture
indoors, If there is mold growth in your home, you
must clean up the mold and fix the water problem. If
you clean up the mold, but don't fix the water problem,
then, most likely, the mold problem will come back.

Molds can gradually
destroy the things
they grow on. You can
prevent damage to

ur heme and

urnishings, save

money, and avoid
potential health
problems by
controlling moisture
and eliminating mold
growth.

Magriified mold spores,
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If you already have a
mold problem —
ACT QUICKLY.
Mold damages what it
grows on. The longer
it grows, the more
damage it can cause.

Leaky window = mold I3 hegianing ko
rof the wooden frame and windowsil,

Who should do the deanup? Who should do the cleanup
depends on a number of factors. One consideration is the
size of the mold problem. If the moldy area is less than
about 10 square feet (less than roughly a 5 ft. by 3 ft. patch),
in most cases, you can handle the job yourself, following the
guidelines below. However:

M If there has been a lot of water damage, andjor mold
growth covers more than 10 square feet, consult the U.S.
Environmental Protection Agency (EPA) guide: Mold
Remediation in Schools and Commercial Buildings.
Although focused on schools and commercial
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buildings, this document is applicable to other
building types. It is available free by calling the EPA
Indoor Air Quality Information Clearinghouse at
[Boo) 438-4718, or on the Internet at:

www epa.povfiag/molds imeld_remediation htrmi,

M If you cheose to hire a contractor {or other professional
service provider) to do the cleanup, make sure the
contractor has experience deaning up mold. Check
references and ask the contractor to follow the
recommendations in EPA's Mold Remediation in Schools
and Commercial Buildings, the guidelines of the American
Conference of Governmental Industrial Hygenists
{ACGIH), or other guidelines from professional or
govermnment organizations.

M If you suspect that the heating fventilation fair
conditioning (HVAC) system may be contaminated with
mold (it is part of an identified moisture problem, for
instance, or there is mold near the intake to the system),
consult EPA's guide Showuld You Have the Air Duds in Your
Home Cleaned? before taking further action. Do not run
the HVAC system if you know or suspect that it is
contaminated with mold - it could spread mold
throughout the building. Visit www.epa.gov/iaq/pubs/
airducthtml, or call {Boo) 438-4318 for a free copy.

M If the water and jor mold damage was caused by sewage
or other contaminated water, then call in
a professional whe has experience cleaning and fixing
buildings damaged by contaminated water,

W If you have health concerns, consult a health professional
before starting cleanup.
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voLD CLEANUP cuibpELINES

BATHROOM TP pxecus

are often or

always damp can be hard to maintain completely
free of mold. if there's some mokd in the shower or
elsewhers in the bathroom that seems to reappear,
increasing the ventilation {running a fan or opening
a window) and cdeaning more frequently will usually
prevent mold from recurring, or at least keep the
madd tor a minimwm,

Tips and til'.‘hlliql.lﬂs Thetips and technique5 pre5er1tec| in this
section will help you clean up your meld preblem.
Professional cleaners or remediators may use
methods not covered in this publication. Please note
that mold may cause staining and cosmetic damage. It
rmay not be possible to clean an item so that its
original appearance is restored.

B Fix plumbing leaks and other water problems as
soon as possible. Dry all items completely,

B Scrub mold off hard surfaces with detergent and water,
and dry completely.

Mdaodd
growing

o1 the
underside

of @ plastic
lownchar
1Ft OFt Gred
witere

TFime ater
drips through
G olegrosifs
TG

b erial,

h
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Mold growing
on o giece of
ceiling tile,

Absorbent or porous matenals, such as celling tiles and
carpet, may have to be thrown away if they become
moldy. Mold can grow on o fill in the empty spaces and
crevices of porous materials, so the mold may be
difficult or impossible to remove completely.

Awvoid exposing yourself or others to mold (see
discussions: What to Wear When Cleaning Moldy Areas
and Hidden Mold.)

Do not paint or caulk moldy surfaces. Clean up the
mold and dry the surfaces before painting. Paint applied
over maldy surfaces is likely to peel.

If you are unsure about how to clean an itemn, or if the
itern is expensive or of sentimental value, you may wish
to consult a specialist. Specialists in furniture repair,
restoration, painting, art restoration and conservation,
carpet and rug cleaning, water damage, and fire or water
restoration are commenly listed in phone books. Be
sure to ask for and check references. Look for specialists
who are affiliated with professional orgamizations.

7
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WHATTO WEARWHEN -
CLEANING

MOLDY AREAS -

It is important
to take
precautions to
LIMIT

: YOUR
Motd grawing on a suitcase stored in @ EXPOSURE
Fuarmid basemens,
to meld and
mold spores.

B Avoid breathing in mold or mold spores. In order
to limit your exposure to airbome mold, you may want to
wear an N-gs respirator, available at many hardware
stores and from companies that advertise on the
Intemnet. (They cost about $12 to $25.) Some N-o5
respirators resemble a paper dust mask with
a nozzle on the front. others are made primarily
of plastic or rubber and have removable cartridges that
trap most of the mold spores from entering.
In arder to be effective, the respirator or mask
must fit properly, so carefully follow the instructions
supplied with the respirator. Please note that the
Cccupational Safety and Health Administration (OSHA)
requires that respirators fit properly (fit testing) when
used in an occupational setting; consult O5HA for more
information (800-321-05HA or asha.gov/).

&
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B Wear gloves. Long gloves that extend to the middle of
the forearm are recommended. When working with water
and a mild detergent, ordinary household rubber gloves
may be used. If you are using a disinfectant, a biocide
such as chlorine bleach, or a strong cleaning solution,
you should select gloves made from natural rubber,
necprene, nitrile, polurethane, or PVC (see Qeanup
and Biodides). Avoid
touching mold or moldy
iterns with your bare hands.

B Wear goggles. Coggles
that do not have
ventilation holes are
recommended.

Avoid getting mold or

Id : Clraning wivle wearing Nogg
meld spores in your eyes.  oigior pioves, and goggies.

How do | know when the remediation or deanup
is finished? You must have completely fixed the

water or moisture prablem befare the cleanup or

rermediation can be considered finished.

B You should have completed mold removal. Visible maold
and moldy odors should not be present. Please note that
maold may cause staining and cosmetic damage.

B You should have revisited the site(s) shortly after
cleanup and it should show no signs of water damage
or mold growth.

B People should have been able to occupy or re-occupy the
area without health complaints or physical symptoms.

B Ultimately, this is a judgment call; there is no easy
answer. If you have concerns or questions call the
EPA Indoor Air Quality Information Clearinghouse
at (Soo) 438-4118.
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MOISTURE AND MOLD.

PREVENTION AND -

\ ~GONTROLTIPS

MOISTURE

CDﬂtrﬂl is the Key to
Mold Control

W When water leaks or spills occur
indoors - ACT QUICKLY.
if wet or damp materials or areas
are dried 24-48 hours after a leak
or spill happens, in most cases
mold will not grow.

Mold growing
on the sufoce
of @ Lk
wEMEHaiOT,

M Clean and repair roof gutters regularty.

M Make sure the ground slopes away from the building
foundation, so that water does not enter or collect
around the foundation.

W Keep air conditioning drip pans clean and the drain
lines unobstructed and flowing properly.

(Le)
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B Keep indoor humidity low. I
passible, keep indoor
humidity below 6o percent
(ideally between 30 and 5o
percent) relative humidity.
Redative humidity can be
measured with a moisture or
humidity meter, a small,
inexpensive ($10-550)

Condensation on the inside of @ :
windewpane. instrument available at many

hardware stores,

M If you see condensation or moisture collecting on
windows, walls or pipes - ACT QUICKLY to dry the
wet surface and reduce the moisture fwater source.
Condensation can be a sign of high humidity.

Actions that will help to reduce humidity:

& Vent appliances that produce moisture, such as
clothes dryers, stoves, and kerosene heaters to the
outside where possible. (Combustion appliances
such as stoves and kerosene heaters produce water
vapor and will increase the humidity unless vented
to the outside.)

# Use air conditioners and/or de-humidifiers
when needed.

# Run the bathroom fan or open the window when
showering, Use exhaust fans or open windows
whenever cooking, running the dishwasher or
dishwashing, etc.
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Actions that will help prevent condensation:
& Reduce the humidity (see preceeding page).

& Increase ventilation or air movement by opening doors
andjor windows, when practical. Use fans as needed.

& Cover cold surfaces, such as cold water pipes, with
insulation,

& Increase air temperature,

fald
ErOWing
o a
wooden
headboard
in @ room
Wikh high
hirrridity.
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Renters: Report all plumbing leaks and moisture problems
immediately to your building owner, manager, or
superintendent, In cases where persistent water

problems are not addressed, you may want to contact
local, state, or federal health or
housing authorities.

Testing or sampling for
mold Iz sampling for mold
needed? In most cases, if visible
mold growth is present, sampling
is unnecessary. Since no EPA or
other federal limits have been set
for mold or mold spores, sampling
cannot be used to check a
Rust is an indicator that condensation building’s compliance with federal
occure on Lhis drainpive. The pipe showld i
by iriiidebad i Brevent Eondsnsalin, mold standards. Surface sampling
may be useful to determine if an
area has been adequately cleaned or remediated. Sampling
for mold should be conducted by professionals who have
specific experience in designing mold sampling protocols,
sampling methods, and interpreting results. Sample
analysis should follow analytical methods recommended by
the Amernican Industrial Hygiene Association (AIHA), the
American Conference of Governmental Industrial Hygienists
(ACGIH), or other professional organizations.

13
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nippeN MOLD

Suspicion of hidden mold You may suspect hidden mold if a
building smells moldy. but you cannoct see the source,
or if you know there has been water damage and residents
are reporting health problems. Mold may be hidden in
places such as the back side of dry wall, wallpaper, or
paneling, the top side of ceiling tiles, the underside of
carpets and pads, etc. Other possible locations of
hidden mold include areas inside walls around pipes
{with leaking or condensing pipes). the surface of walls
behind fumiture (where condensation forms), inside
ductwork, and in roof materals above ceiling tiles [due
to roof leaks or insufficient insulation).

Investigating hidden mold problems investigating hidden mold
problems may be difficult and will require caution when the
investigation involves disturbing potential sites of mold
growth. For example, removal of wallpaper can lead to a
massive release of spores if there is mold growing on the
underside of the paper. If you believe that you may have a
hidden mold problem, consider hining an experienced
professional.

4
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Cleanup and Biocides Biocides are substances that can destroy living
organisms. The use of a chemical or biocide that kills
organisms such as mold (chlorine bleach, for example) is
not recommended as a routine practice during mold
cleanup. There may be instances, however, when
professional judgment may indicate its use (for example,
when immune-compromised individuals are present). In
most cases, it is not possible or desirable to sterilize an
area; a background level of mold spores will remain - these
spores will not grow if the moisture problem has been
resolved. If you choose to use disinfectants or biocides,
always ventilate the area and exhaust the air to the
outdoors. Mever mix chlorine bleach selution with other
cleaning solutions or detergents that contain ammeonia
because toxic fumes could be produced.

Please note: Dead mold may still cause allergic reactions in some
people, so it is not enough to simply kill the meld, it must
also be removed.

Wiarer stain

0n @ hasemerd
wall — locate
and fix the
sowurce of the
water promphly.
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appiTioNnAL RESOURCES

For more information on mold related issues including
mold cleanup and moisture control/condensation/ humidity
issues, you can call the EPA Indoor Air Quality Information
Clearinghouse at

(800) 438-4318.

Or visit:

www.epa.govfiaqfmeolds

Moid growirg on fallen feaves,

This document is available on the Environmental Protection Agency, Indoor
Ervironments Division website at: www: epa.gov/fiag /molds /moldguide. htm!

16
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EPA RECOMMENDS:

If you are buying or selling a home, have it tested for radon, f@\'& :
‘-*-ﬂ'r“n| 20 H

For a new home, ask if radon-resistant construction features ™~
were used and if the home has been tested.
Fix the home if the radon level is 4 picocuries per liter (pCi/L) or higher,

Radon levels less than 4 pCi/L still pose a nisk and, in many cases, may
be reduced.

Take steps to prevent device interference when conducting a radon test.

30,000
EPA estimates
thert reredion
; ol 21,000
COlses '
it deaths
!f tescrs peryear
if cancer 17,400
decths in
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each vear,
10,000

8,000
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Overview

This Guide answers important guestions about radon and lung cancer risk. It also
answers guestions about testing and fixing for anyone buying or selling a home.

Radon Is a Cancer-Causing, Radioactive Gas

You cannot see, smell, or taste radon. But it sill may be a
problem in your home, When vou breathe air containing radon, [/ e
you increase your risk of getting lung cancer. In fact, the Surgc{m St puge] 4 J
General of the United States has warned that radon is the second ™
leading cause of lung cancer in the United States today. If vou
smoke and vour home has high radon levels, vour risk of lung /é r—
ceancer is especially high.

EPA Risk Assessment for Radon in Indoor Air

EPA has updated its estimate of the lung cancer risks from exposure (o radon in
indoor air. The Agency’s updated risk assessment, EPA Assessment of Risks from
Rerdden in Hemies (EPA 402-R-03-003, June 2003), 15 availahle at

https:/‘'www epa. gov/radiation/epa-assessment-risks-radon-homes as adownloadable
Adobe Acrobat PDF file. EPAs reassessment was based on the National Academy of
Sciences’ (NAS) report on the Health Effects of Exposure io Radon (BEIR VI, 1999),
The Agency now estimates that there are about 21000 annual radon-related lung
cancer deaths. an estimate consistent with the NAS Report’s findings.

You Should Test for Radon

Testing 1s the only way to find out your home’s radon levels. *’f
EPA and the Surgeon General recommend testing all homes below
the third floor for radon.

S g

20 H
You Can Fix a Radon Problem

If you find that you have high radon levels, there are ways to hx a radon
problem. Even very high levels can be reduced to acceptable levels.

If You Are Selling a Home...

EPA recommends that you test your home before putting it on the market and, if
necessary, lower your radon levels. Save the test results and all information you have
about steps that were taken Lo Tix any problems. This could be a positive selling point.

EPA402/K-13/002 | March 2018 (revised)
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If You Are Buying a Home...
EPA recommends that you know what the indoor radon level is in an

¥ home

you consider buying. Ask the seller for their radon test results. If the home has
a radon-reduction system, ask the seller for any information they have about the

syslem.

If the home has not vet been tested, you should have the house .'@ Iy
tested. EF‘H

can be incorporated into your home duning construction to reduce
radon levels. ' Soe page

-

If you are having a new home built, there are features that Ka

1

The radon testing guidelines in this Gride have been
developed specifically to deal with the time-sensitive nature of home pu

-L.-"-_
]

9

rchases

and sales, and the potential for radon device interference. These guidelines are
slightly different from the guidelines in other EPA publications which provide

radon testing and reduction information for non-real estale situations.

This Guide recommends three short-term testing options for /%
(U=

real estate transactions. EPA also recommends testing a home in

the lowest level that could be used regularly, since a buyer may | se pasc)
choose to live in a lower area of the home than that used by the '"'1
seller.

12

SE——

EPA 402/K-13/002 | March 2018 {revised)
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1 « Why Should I Test for Radon

a. Radon Has Been Found in Homes All Over the
United States

Radon 1s a radioactive gas that has been found in homes all over the United
States. It comes from the natural breakdown of uranium in soil, rock, and water and

gets into the air you breathe. Radon typically moves up through

the ground to the air above and into your home through cracks |

and other holes in the foundation. Radon can also enter your kﬂ a5

home through well water. Your home can trap radon inside. ; ‘ \
Any home can have a radon problem. This means new and old homes, well-

sealed and drafty homes, and homes with or without basemenits, In fact, vou and

your family are most likely 1o get your greatest radiation exposure at home.

That is where you spend most of your time.

RADON

Nearly one out of every 15 homes in the United States is
estimated to have an elevated radon level {4 pCi/L. or more). | ,
Elevated levels of radon gas have been found in homes in your \ . A\ 29

. AR \Seeve| 34
state, Contact your state radon office for information about e |

radon in your area. b

EPA4Q2H-12002 | March 2018 (revised)
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b. EPA and the Surgeon General Recommend that
You Test Your Home

Tesung 15 the only way to know if you and your family are at risk from radon.
EPA and the Surgeon General recommend testing all homes below the third floor
for radon,

U.S. SURGEON GENERAL HEALTH ADVISORY

“Indoor radon is the second-leading cause of lung cancer in the United States
and breathing it over prolonged periods can present a significant health nsk
to families all over the country. It's important to know that this threat is
completely preventable. Radon can be detected with a simple test and fixed
through well-established venting techmiques.” January 2005

You cannol predict radon levels based
on state, local, and neighborhood radon
measurements. Do not rely on radon test
results takem in other homes in the
neighborhood to estimate the radon level in
vour home. Homes which are next to each
other can have different indoor radon levels,
Testing 1s the only way to find out what your

Fl xE D‘r home's radon level 15,

In some arcas, companies may offer different types of radon
service agreements. Some agreements let you pay a one-time fee | =
that covers both testing and radon mitigation, if needed. Contact | s, Mﬂ 34 H

your state radon office to find out if these are available in your “H_L
state.

EFA402K-137002 | March 2018 (revised)
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‘'m Selling a Home.
_2. WhatShould 1 Do?

a. If Your Home Has Already Been Tested for
Radon...

If you are thinking of selling your home and yvou have ffi
already tested your home for radon, review the Radon Testing | ’
Checklisr to make sure that the test was done correctly. If so, {: page| 20
provide your test resulis to the buyer. i

No matter what kKind of test was done, a potential buyer may ask for a new
test, especially if:

G The Radon Testing Checklist items were not met;
G The last test is not recent, e.g., within two years;
G You have renovated or altered your home since you tested; or

G The buyer plans to use a lower level of the house than was tested, such as a
basement that could be used regularly by the buyer.

A buyer may also ask for a new test if your state or local government requires
disclosure of radon imformation to buvers,

EPA402H-12002 | March 2018 (revised)
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b. If Your Home Has Nof Yef Been Tested for Radon...

Have a test taken as soon as possible. 1f you can, test yvour home before putting
it on the market. You should test in the lowest level of the home that could be
used regularly. This means testing in the lowest level that you currently live in
or a lower level not currently used, but which a buyer might use as a family room
or play area, etc.

The radon test result is
imporiant information  about
your home’s radon level. Some
states require radon measurement
testers o follow a specific testung
protocol. If you do the test
yvourself, you should carefully
follow the testing protocol for
vour area or EPA’s Radon Testing
Checklise. If vou hirea contractor
to test your residence, protect yoursell by hiring a qualified®
individual or company.

You can determine a service provider's gualifications to perform radon
measurements or to mitigate your home in several ways. Check with your state
radon office. Many states require radon professionals to be licensed, certified, or
registered. Most states can provide you with a list of knowledgeable radon service
providers doing business in the state. In states that don’t regulate radon services,
ask the contractor if they hold a professional proficiency or certification
credential. Such programs usually provide members with a photo-1D card, which
indicates their qualification(s) and its expiration date. If in doubt, you should
check with their credentialing organization. Alternatively, ask the contractor
if they've successfully completed formal training appropriate for testing or
mitigation, e.g., a course in radon measurement or radon mitigation.

* Yiow shoold firstcall your state mdon office for information on gualified rodon service provides and state-specific
radlon mesasurement or melnzalaa requeremenls. For up-be-cale informalion on stale raden program ol lces, visd
hitpafwww epagosinsdonw herevoulive.himd. EPA s detaibad and technical guidance on midon measurement
amid |!1i1tjr':li|ilr'| 15 incledied in Section 8 {p. 29); however, stabe r{u||.|i remiends oF paidnnce may b mre stringent
Visit hittpaiivwrw.e pa.goviradosiradoatest.himl for links to private sector mdon credentialing programs

EPA 402/K-13/002 | March 2018 {revised)
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‘'m Buying a Home.
3. WhatShould I Do?

a. If the Home Has Already Been
Tested for Radon...

If vou are thinking of buying a home, you may decide to accept an carlier test
result from the seller or ask the seller for a new test to be conducted by a qualified
radon tester. Before you accept the seller’s test, you should determine:

G The results of previous testing;

G Who conducted the previous test: the homeowner, a radon professional, or
some other person;

G Where in the home the previous test was taken, especially if vou may plan to
live in a lower level of the home. For example, the test may have been taken
on the first floor. However, if you want to use the basement as living space,
test there; and

G What, if any, structural changes, alierations, or changes in the heating,
ventilation, and air conditioning (HYAC) system have been made to the house
since the test was done. Such changes might affect radon levels.

If you accept the seller's test, make sure that the test followed Irfa\‘
the Radon Testing Checkiisi, | ™
"-,-\"'5\4."-: pape Eﬂ'

If you decide that a new test is needed, discuss it with £
the seller as soon as possible, IF vou decide to use a qualified ;’é
radon tester, contact your state radon office to oblain a copy K I

o T

of their approved list of radon testing companies. 34

EPA402/K-13/002 | Seplember 2013 (revised)
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b. If the Home Has Nof Yet Been Tested for Radon...

Make sure that a radon test 1s done as soon as possible, Consider including
provisions in the contract specifying:
s
= i
Where the test will be located; |' J
b %o pape 12
Who should conduct the test; ah,__ )

What type of test todo;

&
When to do the test; I: @\J&_
. hSeepagel 14 I
How the seller and the buyer will share the test results and > !
test costs (1f necessary); and 5

When radon mitigation measures will be taken, and who wall pay for them.

Make sure that the test is done in the lowest level of the home that could
be used regularly. This means the lowest level that you are going to use as
living space whether it is finished or unfinished. A state or local radon official
or qualified radon tester can help you make some of these decisions.

If you decide to finish or renovate an unfinished area of the home in the future,
a radon test should be done belore starting the project and alter the project 1s
fimished. Generally, it 1s less expensive to install a radon-reduction system before
{or during) renovations rather than afterwards.

EFA4D2K-137002 | March 2018 (revised)
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'm Buying or Building a New Home.
4 __*r. How Can I Protect My Family?

a. Why Should I Buy a Radon-Resistant Home?

Radon-resistant techniques work., When installed properly and completely.
these simple and inexpensive passive techniques can help to reduce radon levels.
In addition, installing them at the time of construction makes it easier o reduce
radon levels further if the passive techniques don’t reduce radon levels 1o below
4 pCi/L.. Radon-resistant techniques may also help to lower moisture levels and
those of other soil gases. Radon-resistant technigues:

v" Make Upgrading Easy: Even if built to be radon-resistant, every new home
should be tested for radon as soon as possible after occupancy. If you have
a test result of 4 pCi/L or more, a vent fan can easily be added 1o the passive
system to make it an active system and further reduce radon levels.

v Are Cost-Effective: Building radon-resistant features into the house during
construction is easier and cheaper than fixing a radon problem from scratch
later. Let your builder know that radon-resistant features are easy to install
using common building matenals,

v' Save Money: When installed properly and completely, radon-resistant
techniques can also make your home more energy efficient and help you save
0N YOUr energy Costs.

i |

Including passive radon-resistant features in a new home during construction
usually costs less than fixing the home later, If vour radon level is 4 pCi/L or more,
consult aqualified mitigator to estimate the cost of upgrading to an active system by
adding a vent fan to reduce the radon level. In an existing home, the cost 1o mstall
a radon nutigation system 15 about the same as for other common home repairs.
Check with, and get an estimate from. one or more qualified mitigators before fixing.

EPA402H-13002 | March 2018 (revisaed)
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b. What Are Radon-Resistant Features?

Radon-resistant technigues ( features) may vary for different foundations and site

requirements. If you're having a house built, ask your builder il

they're using a recognized approach { International Residential N

Code, Appendix F, ASTM E 1465-08, and ANSVAARST  \ Secpage| 32 H

RRNC 2.0 as examples). If your new house was built (or will be ”‘“—V

built) tobe radon-resistant, it will include these basic elements:

. Gas-Permeable Laver: This layer is placed beneath the slab or flooring
system to allow the soil gas to move freely underneath the house. In many
cases, the material used is a 4-inch layer of clean gravel. This gas-permeable
layer is used only in homes with basement and slab-on-grade foundations; it
15 not used in homes with crawlspace foundations.

L Plastic Sheeting: Plastic sheeting is placed on top of the gas-permeable
layer and under the slab to help prevent the soil gas from entering the home.
In crawl spaces, the sheeting (with seams sealed) 15 placed directly over the
crawlspace floor.

A  Sealing and Caulking: All below-grade openings in the foundation and
walls are sealed to reduce soil gas entry into the home.

4 Vent Pipe: A 3- or 4-inch PVC pipe (or other gas-tight pipe) runs from
the gas-permeable layer through ;
the house (o the roof, to safely vent radon 3N -
and other soil gases to the outside, e

5. Junction Boxes: An electrical junction box e
15 included in the attic to make the wiring
and installation of a vent fan easier. For el
example, you decide to activate the passive - 4
system because yvour test result showed an — "“]
elevated radon level (4 pCuL or more), A
separate junction box is placed in the hiving i
space to power the vent fan alarm. An alarm // Y.,
is installed along with the vent fan to indicate s 3 _ .
when the vent fan is not operating properly. i’--—u'"_.mﬂ" 1

EPA 402/K-13/002 | March 2018 {revised)
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How Can | Get Reliable Radon
5 __wJ = Test Results?

Radon testing is easy and the only way to hind out if you have a radon problem
in your home.

a. Types of Radon Devices

needed to detect it. When you're ready to test your home, you can —
order a radon test kit by mail from a qualified radon measurement u‘-m_w ’?H
services provider or labormtory, Youcan also hire a qualified radon  ™— 30
tester, very often a home inspector, who will use a radon device(s) V
suitable to your situation. The most common types of radon testing

devices are listed below. As new testing devices are developed, |"'/ ah :
you may want to check with your state radon office before you u,t:,,.,._h:: 34
test to get the most up-to-date information. —

Since you cannot see or smell radon, special equipment is /Q\

v Passive Devices

Passive radon testing devices do not need power o function. These include
charcoal canisters, alpha-track detectors, charcoal ligquid scintillation
devices, and electret ion chamber detectors, which are available in hardware,
drug, and other stores; they can also be ordered by mail or phone. These devices
are exposed to the air in the home for a specified period of time and then sent
o a laboratory for analysis, Both short-term and long-term passive devices are
generally inexpensive. Some of these devices may have features that offer more
resistance o test interference or disturbance than other passive devices. Qualified
radon testers may use any of these devices to measure the home's radon level.

EPA4Q2H-132002 | March 2018 (revised)
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v" Active Devices

Active radon testing devices require power to function. These include
continuous radon monitors and continuous working level monitors. They
continuously measure and record the amount of radon or its decay products in
the air. Many of these devices provide a report of this information which can
reveal any unusual or abnormal swings in the radon level during the test penod. A
qualified tester can explain this report to you. In addition, some of these devices
are specifically designed to deter and detect test interference. Some technically
advanced active devices offer anti-interference features. Although these tesis
may cost more, they may ensure a more reliable result.

b. General Information for All Devices

A state or local radon official can explain the differences between devices
and recommend the ones which are most appropriate for your needs and expected
lesting conditions,

qualified laboratory. Certain precautions should be followed  /
to avoid interference during the test period; see the Radon |~ i 20
Testing Checklist for more information on how to get a reliable ‘A___Fu?'

test result. 1

Make sure to use a radon measurement device from a a\

Radon Test Device Placement

EPA recommends that the test device(s) be placed in the lowest level of the home
that could be used regularly, whether it 13 finished or unfinished. Conduct the test
inany space that could be used by the buyer as a bedroom, play arca, family room,
den, exercise room, or workshop. Based on their client’s intended use of the space.
the gualified testing professional should identify the appropriate test location and
inform their client (buyer). Do not test in a closet, stairway, hallway, crawl space
or in an enclosed area of high humidity or high air velocity. An enclosed area
may inclede a Kitchen, bathroom, laundry room or furnace room.

EPA 402/K-13/002 | March 2018 {revised)
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c. Preventing or Detecting Test Interference

There 15 a potential for test interference in real estate transactions. There are
several ways to prevent or detect test interference:

Use a test device that frequently records radon or decay product levels to
detect unusual swings:

Employ a motion detector to determine whether the test device has been moved
or if testing conditions have changed;

Use a proximity detector to reveal the presence of people in the room which
may correlate to possible changes in radon levels during the test;

Record the barometric pressure to identify weather conditions which may
have affected the test;

Record the temperature (o help assess whether doors and windows have been
opened;

Apply tamper-proof seals o windows to ensure closed-
house conditions; and

Have the seller/occupant sign a non-interference agreement.

Home buyers and sellers should consult a gualified radon test provider about the
use of these precautions.

EPA4Q2H-132002 | March 2018 (revised)
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d. Length of Time to Test

Because radon levels tend to vary from day to day and season to season,
a short-term test is less likely than a long-term test to tell you your year-round
average radon level. However, if vou need results quickly, a short-term test may
be used to decide whether to fix the home.

There Are Two General Ways to Test Your Home for Radon:

v' Short-Term Testing

The quickest way 1o test is with short-term tests. Short-term (ests remain in
your home from two to 9 days, depending on the device. There are two groups
of devices which are more commonly used for short-term testing. The passive
device group includes alpha track detectors, charcoal canisters, charcoal liguid
scintillation detectors, and electret jon chambers. The acuve device group
consists of different types of continuous monitors.

Whether you test for radon yourself or hire a qualified tester, all radon tests should
be ken for a minimum of 48 hours. Some devices require a longer (minimum)
length of time, e.g.. a 7-day charcodal canister device,

v Long-Term Testing

Long-term tests remain in your home for more than 90 days. Alpha track
and electret ion chamber detectors are commonly used for this type of testing.
A long-term test result 1s more hikely 1o tell you your home’s year-round average
radon level than a short-term test. If ime permits (more than 90 davs), long-term
tests can be used to confirm imitial short-term results, When long-term test results
are 4 pCi/L or higher, EPA recommends fixing the home.

EPA4D2K-13/002 | March 2018 (revised)
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e. Doing a Short-Term Test...

If you are testing in a real estate transaction and you need
results quickly. any of the following three options for short-term @\
[ W=

tests are acceptable in determining whether the home should ]
= v = |
be fixed. Any real estate test for radon should include steps to Ao puge 13 [

prevent or detect interference with the test device., 17—

oplion is besl.

When Choosing a Short-Term Testing Option...

There are trade-offs among the short=term testing options. Two tests taken at the
same time (simultaneous) would improve the precision of this radon test. One test
followed by another test (sequential) would most likely give a better representiation
of the seasonal average. Both active and passive devices may have features which
help 1o prevent test interference. Your state radon office can help you decide which

Short-Term Testing Options

Passive:
Take two short-term tests at the same
ime in the same location for at least
48 hours.

i

Take an imitial short-term test for
least 48 hours. Immediately upon
completing the first test, do a second
test using an identical device in the
same location as the first test.

Active:
Test the home with a continuous
manitor for at least 48 hours.

What to Do Next
Fix the home if the average of the two

tests s 4 pCi/L or more,

Fix the home if the average of the two
tests is 4 pCi/L or more.

Fix the home if the average radon
level is 4 pCi/L or more.

EPA4Q2H-12002 | March 2018 (revised)
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f. Using Testing Devices Properly for Reliable
Results

v If You Da the Test Yourself

When you are taking a short-term test, close windows
and doors to the outside and keep them closed, except for
normal entry and exit. If you are taking a short-term tesi
lasting less than four days, be sure to:

Close your windows and outside doors at least 12 hours before beginning the
Lest;

Do not conduct short-term tests lasting less than four days durning severe storms
or periods of high winds;

Follow the testung instructions and record the start ume and date;
Place the test device at least 20) inches above the floor in a location where it

will not be disturbed and where it will be away from drafts, high heat, high
humidity, and exterior walls;

Leave the test kit in place for as long as the test instructions say; and

Once the test is finished, record the stop time and date, reseal the package,
and return it immediately 1o the lab specified on the package for analysis,

You should receive your test results within a few days or weeks. If you need

results quickly, you should find out how long results will take and, if necessary,
request expedited service.

EPA 402/K-13/002 | March 2018 {revised)
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v If You Hire a Qualified Radon Tester y
In many cases, home buyers and sellers may decide 1o have | @ -

the radon test done by a qualified radon tester who knows the | s ;,h- J

proper conditions, test devices, and guidelines for obtaining a

rehable radon test result. They can also:

Evaluate the home and recommend a testing approach designed to make sure
you get reliable results;

Explain how proper conditions can be mamtamed during the radon est;

Emphasize to a home's occupants that a reliable test result depends upon their
cooperation. Interference with, or disturbance of, the test or closed-house
conditions will invalidate the test result;

Analyze the data and report the measurement results; and

Provide an independent test result.

Your state radon office may also have information about qualified radon testers
and certification requirements.

g. Interpreting Radon Test Results

The average indoor radon level is estimated to be about 1.3 pCi/L; roughly
0.4 pCi/L of radon is normally found in the outside air. The U.S. Congress has set
a long-term goal that indoor radon levels be no more than outdoor levels, While
this goal 15 not yet technologically achievable for all homes, radon levels in many
homes can be reduced to 2 pCi/L or less. A radon level below 4 pCi/L still poses
a risk. Consider fixing when the radon level is between 2 and 4 pCi/L.

EPA4Q2H-13002 | March 2018 (revised)
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Sometimes short-term tests are less definitive about whether the radon level in
the home is at or above 4 pCi/L: particularly when the results are close to 4 pCi/L.
For example, if the average of two short-term tests 15 4. 1 pCy/L, there s about a (0
percent chance that the year-round average is somewhat below, or above, 4 pCi/L.

However. EPA believes that any radon exposure carries some risk; no level of
radon is safe. Even radon levels below 4 pCi/L pose some risk. You can reduce
your risk of lung cancer by lowenng your radon level,

As with other environmental pollutants, there is some uncertainty about the
magnitude of radon health nsks. However, we know more about radon risks than
risks from most other cancer-causing substances. This is because estimates of
radon risks are based on data from human studies (underground miners). Additional
studies on more typical populations are under way.

Your radon measurement will give you an idea of your risk of geiting lung
cancer. Your chances of getting lung cancer from radon depend mostly on:

¥" Your home's radon level;
¥" The amount of time you spend in your home; and

v Whether you are a smoker or have ever smoked.

Smoking combined with radon 15 an especially senous health nisk. If you
smoke or are a former smoker, the presence of radon greatly increases your risk
of lung cancer. If you stop smoking now and lower the radon level in your house,
yvou will reduce your lung cancer risk.
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Radon Testing Checklist

For reliable test results, follow this Raden Testing Checklist carefully. Testing

for radon is not complicated. Improper testing may vield inaccurate results
and require another test. Disturbing or interfering with the test device, or with
closed-house conditions®, may invalidate the test results and is illegal in some
states. If the seller or qualified tester cannol confirm that all wems have been

completed, take another test.

v

Before Conducting a Radon Test:

Notify the occupants of the importance of proper testing
conditions. Give the occupants written instructions or a
copy of this Guide and explain the directions carefully.

Conduct the radon test for a minimum of 48 hours; some test devices have a
minimum exposure time greater than 48 hours,

When doing a short-term test ranging from 2-4 days, it is important to maintain
closed-house conditions for at least 12 hours before the beginning of the test
and during the entire test period.

When doing a short-term test ranging from 4-7 days, EPA recommends that
closed-house conditions be maintained.

[T you conduct the test yourself, use a qualified radon measurement device and
follow the laboratory's instructions. Your state may be able to provide you with
a list of do-it-yourself test devices available from qualified laboratories.

[ you hire someone to do the test, hire only a qualified individual. Some states
1ssue photo wdenuficatuon (1) cards; ask 1o see . The tester’s 1D number, if
available, should be included or noted in the test report.

*Closed-house conditions means keeping all windows closed, Keeping doors closed except for
normal entry and exit, and nol operating fans or other machines which bring in air from owiside.
Fans that are part of a rdon-reduction system or small exhaust fans operating for only short periods
of time may run during the test.
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Radon Testing Checklist

(continued)

The test should include method(s) to prevent or detect interference with testing
condittons or with the testing device self.

If the house has an active radon-reduction system, make sure the vent fan is
operating properly. If the fan is not operating properly, have it {or ask to have
it} repaired and then test.

v During a Radon Test:

Maintain closed-house conditions during the entire duration of a shori-term
test, especially for tests shorter than one week in length.

Operate the home’s heating and cooling svstems normally during the test.
FFor tests lasting less than one week, operate only air-conditomng units which
recirculate interior air.

Do not disturb the test device at any time during the test.
If a radon-reduction system is in place, make sure the system is working

properly and will be in operation during the entire radon test.

v A Jier a Radon Test:

If you conduct the test yourself, be sure to promptly return the test device o
the laboratory. Be sure 1o complete the required information, including start
and stop times, test location, ete.

If an elevated radon level is found, fix the home. Contact a qualified radon-
reduction contractor about lowering the radon level. EPA recommends that
you fix the home when the radon level is 4 pCi/L or more.

Be sure that you or the radon tester can demonstrate or provide information to
ensure that the testing conditions were not violated duning the testing penod.

EPA4Q2H-132002 | March 2018 (revised)
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What Should I Do if the Radon
5 _ . Level isHigh?

a. High Radon Levels Can Be Reduced

EPA recommends that you take action to reduce your home's indoor radon
levels if your radon test result is 4 pCi/L. or higher. It is better to correct a radon
problem before placing your home on the market because then you have more
tme to address a radon problem.

If elevated levels are found during the real estate transaction, the buyer and
seller should discuss the timing and costs of radon reduction. The cost of making
repairs (o reduce radon levels depends on how your home was built and other
factors. Most homes can be lixed for about the same cost as other commeon home
repairs. Check with and get an estimate from one or more qualified mitigators.

b. How to Lower the Radon Level in Your Home

A vanety of methods can be used to reduce radon in homes. Sealing cracks
and other openings in the foundation is a basic part of most approaches to radon
reduction. EPA does not recommend the use of sealing alone to limit radon
entry. Sealing alone has not been shown to lower radon levels sigmilicantly or
consistently.

In most cases, a system with a vent pipe{s) and fan(s) is used to reduce radon.
These “sub-slab depressunzation”™ systems do not reguire major changes 1o your
home. Simalar systems can also be installed in homes with crawl spaces. These
systems prevenl radon gas from entening the home [rom below the concrete floor
and from outside the foundation. Radon mitigation contractors may use other
methods that may also work in your home. The right system depends on the
design of your home and other factors.

EPA402/K-13/002 | March 2018 {revised)
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Ceonsumer's Guide to Radon Reduciion. As with any other

/
household apphance, there are costs associated with the I\uﬁ il -
operation of a radon-reduction system, . "

Techniques for reducing radon are discussed in EPA's @
1N

—,

Radon and Home Renovations

If you are planning any major renovations, such as converting an unfinished
basement area into living space, it is especially important to test the area before
you begin,

If your test results indicate an elevated radon level, radon-resistant technigues
can be inexpensively included as part of the renovation. Major renovations can
change the level of radon in any home. Test again after the work is completed.

You should also test your home again
after it is fixed 1o be sure that radon levels
have been reduced. If your living patterns
change and you begin occupying a lower
level of your home (such as a basement),
you should retest your home on that level.
In addition, it is a good idea to retest your
home sometime in the future to be sure
radon levels remain low,

i

o *
| g 'ijJ"
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¢. Selecting a Radon-Reduction(Mitigation) Contractor

Select a gualified radon-reduction contractor to reduce the
radon level in your home. Any mitigation measures taken or .*f a\
system installed in your home must conform to your state’s |. r\] 32
regulations. In states without regulations covering mitigation, o ™| 33
EPA recommends that the system conform to ASTM E 2121. f

EPA recommends that the
mitigation contractor review the
radon measurement results before
beginning any radon-reduction work.
Test again after the radon mitigation
work has been completed to confirm
that previous elevated levels have
been reduced. EPA recommends
that the test be conducted by an
independent, qualihed radon tester.

d. What Can a Qualified Radon-Reduction Contractor
Do for You?

A qualified radon-reduction (mitigation) contractor should be able to:

Review testing guidelines and measurement results, and determine if additional
measurements are needed:

Evaluate the radon problem and provide you with a detailed, wnitien
proposal on how radon levels will be lowered;

Design a radon-reduction system,

In .:.imll medr;:,'ﬂl.um according to EPA recommended standard, or state and local
codes; an

Make sure the finished system effectively reduces radon levels to acceptable levels.
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Choose a radon mitigation contractor to fix your radon problem just as you
would for any other home repair. You may want to get more than one estimate,
and ask for and check their references. Make sure the person vou hire is qualified
to install a mitigation system, Some states regulate or certify radon mitigation
services providers.

Be aware that a potential conflict of interest exists if the same person or firm
performs the testing and installs the mitigation system. Some states may require
the homeowner 1o sign a waiver in such cases. If the same person or firm does
the testing and mitigation, make sure the testing is done in accordance with the
Raden Testing Checklist. Contact your state radon office for more information.

e. Radon in Water

The radon in your home's indoor air can come from two sources, the soil or
your water supply. Compared to radon entering your home through the water,
radon entering your home through the soil is a much larger risk. If you've tested
for radon in air and have elevated radon levels and your water comes from a
private well, have your water tested. The devices and procedures for testing your
home's water supply are different from those used for measuring radon in air,

The radon in your water supply poses an inhalation risk and an ingestion nsk.
Research has shown that vour risk of lung cancer from breathing radon in air 1s
much larger than your nsk of stomach cancer from swallowing water with radon
in it. Most of your risk from radon in water comes from radon released into the
air when water is used for showering and other household purposes.

Radon in your home's water 15 not usually a problem when its source i1s surface
water. A radon in water problem i1s more likely when its source is ground water,
e.g., a pnvate well or a public water supply system that uses ground water. Some
public water systems treat their water to reduce radon levels before it is delivered
to your home. If you are concerned that radon may be entering your home through
the water and your water comes from a public water supply. contact your water
supplier.
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If you've tested your private well and have a radon in water problem, it can
be fixed. Your home's water supply can be treated in one of two ways. Point-
of-entry treatment can effectively remove radon from the water before it enters
your home, Point-of-entry treatment usually employs either granular activated
carbon {GAC) filters or aeration devices. While GAC Nilters usually cost less than
aeration devices, filters can collect radioactivity and may require a special method
of disposal. Peint-of-use treatment devices remove radon from your water at the
tap, but only treat a small portion of the water you use, e.g., the water you drink.
Point-of-use devices are not effective in reducing the risk from breathing radon
released into the air from all water used in the home.

¥
For information on radon in water, testing and i ==
treatment, and existing or planned radon indrinking —_——
waler standards. visil
https:/farchive.cpa.gov/water/archive/web/html/in
dex-9.himl, an EPA web site. If your water comes e

from a private well, you can also contact your =
state radon office.
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7. Radon Myths and Facts

MYTH #1: Scientists are not sure that radon really is a problem.

FACT: Although some scientists dispute the precise number of deaths due to radon,
all the major health organizations {like the Centers for Disease Control, the American
Lung Association, and the American Medical Association) agree -

with estimates that radon causes thousands of preventable lung Ia"'l
cancer deaths every year. This is especially true among smokers, | 1
AT E ; S ; ko b, Sov pape

since the risk to smokers is much greater than o non-smokers. 18

MYTH #2: Radon testing devices are not reliable and are difficult to find.

FACT: Reliable radon tests are available from gqualified radon testers and
companies. Active radon devices can continuously gather and periodically record
radon levels to reveal any unusual swings in the radon level during the west, Reliable
lesting devices are also avaalable by phone or mail-order, and can

be purchased in hardware stores and other retail outlets. Contact /
your state radon office for a list of gualified radon test companies.

MYTH #3: Radon testing is difficult and time-consuming.

FACT: Radon testing is easy. You can test your home yourself .
or hire a qualitied radon test company. Either approach takes a

only a small amount of time and effort. Emi’ 6
=

MYTH #4: Homes with radon problems cannot be fixed.

FACT: There are solutions to radon problems in homes. Thousands of home
owners have already lowered their radon levels. Most homes can be fixed for about
the same cost as other common home repairs. Contact your state radon office for
a list of qualified mitigation contractors,

MY TH #5: Radon only affects certain types of homes.

FACT: Radon can be a problem in all types of homes, including old homes, new
homes, drafty homes, insulated homes, homes with basements, and homes without
basements. Local geology, construction materials, and how the home was built
are among the factors that can affect radon levels in homes.

EPA4Q2H-12002 | March 2018 (revised)
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MYTH #6: Radon is only a problem in certain parts of the country.

FACT: High radon levels have been found in every state. Radon problems do
vary from area to area, but the only way 1o know a home’s radon level is to test.

MYTH #7: A neighbor’s test result is a good indication of whether your home
has a radon problem.

FACT: It is not. Radon levels vary from home to home. The only way to know
if vour home has a radon problem is to test it.

MYTH #8: Everyone should test their water for radon,

FACT: While radon gets into some homes through the water, it 1s important to
first test the air in the home for radon. If your water comes from a public water
system that uses ground water, call your water supplier. If high radon levels are
found and the home has a private well, call the Safe Drinking /
Water Hotline at (800) 426-4791 for information on testing your
water. Also, call your state radon office for more information E_ i
i See page
about radon in air. )

MYTH #9: 1t is difficult to sell a home where radon problems have been discovered.

FACUT: Where radon problems have been fixed, home sales have not been blocked.
The added protection will be a good selling point.

MYTH #10: 1 have lived in my home for so long, it does not make sense to take
AcCHon now.

FACT: You will reduce your risk of lung cancer when you reduce radon levels,
even if you have lived with an elevaled radon level for a long time.

MYTH #11: Short-term tests cannot be used for making a decision about whether
to reduce the home’s high radon levels.

FACT: Short-term tests can be used to decide whether o reduce the home’s
high radon levels. However, the closer the short-term testing result is to 4 pCi/L,
the less certainty there is about whether the home’s year-round average 1s above
or below that level. Keep in mund that radon levels below 4 pCy/L still pose some
risk and that radon levels can be reduced 1o 2 pCi/L. or below in most homes.
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Need More Information
8. about Radon?

If you have a radon-related question, you should contact your state radon office.
The following websites, hotlines, and publications are your best sources of information.
Visit our Frequent Questions web site at htips:/fiag.zendesk.com/he/en-
us/sections/2023705 1 8- Indoor- Air-Quality, You can also find indoor air quality
information and publications on EPA’s many web sites,

a. World Wide Web Sites (EPA)

These are EPA’s mostimportant web sites for information on radon and indoor
air quality in homes. All the EPA publications histed in this section are available
on EPA’s web sites.

hitps:/f'www.epa.goviradon/. EPA’s main radon page. Includes links 1o the
NAS radon report, radon-resistant new construction, the map of radon zones,
radon publications, hotlines, and more.

hups:/ Mwww, epa,goviradon/ hind-information-about-local-radon-zones-and-

el

state’s radon office, including links to some state web sites. State indoor air
quality contacts are also included.

hitps:/fwww.epa,govitadon/publications-about-radon,  Offers  the  full  text
version of EPA’s most popular radon publications, including the Heome
Buver's and Seller's Guide 1o Radon, the Consumer's Guide 1o Radon
Reduction, and the
o Model Standards and Techniques for Control of Radon in New
Residential Buildings, and others.

htips://'www.epa.goviiag. EPA’s main page on indoor air quality. Includes

information on indoor risk factors, e.g., asthma, secondhand smoke. carbon

monoxide, duct cleaning, ozone generating devices, indoor air cleaners, fload
a cleanup, etc.

hitps:/farchive.epa gov/water/archive/web/tml/index-% himl, EPA’s main
page on radon in water, Includes information on statutory requirements and
links to the drinking water standards program.
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b. Radon Hotlines (Toll-Free)

EPA supports the following hotlines to best serve
consumers withradon-related questions and concerns,

B 1-800-SOS-RADON {T67-7236).* Purchase radon test kits by phone,

1-B00-55RADON (557-2366).% Get live help for vour radon questions.

B

1-B00-644-6999 . * Radon Fix-It Hothine, For general information on fixing

or reducing the radon level in your home.

1-866-528-3187.* Linea Directa de Informacion sobre Raddn en Espaiiol.
Hay operadores disponibles desde las 9:00 AM hasta las 5:00 PM para darle
imformacion sobre radon y como ordenar un kit para hacer la prueba de radon
en su hogar,

2

= 1-800-426-4791. Safe Drinking Water Hotline. For general information m
drnking water, radon in water, testing and treatment, and standards for radon
in drinking water. Operated under a contract with EPA.

*Operated by Kansas Siate Universiiy in parinership with EPAC
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State Radon Offices

9 (https://www.epa.gov/radon/find-information-about-local-
wm radon-zones-and-state-contact-information

Up-to-date information on how to contact your state radon office i1s available
on the web (above). You will also find a hst of state hotlines, state indoor air
coordinators, and state web sites (if available). Some states can also provide you
with a list of qualified radon services providers. Native Americans living on Tribal
Lands should contact their Tribal Health Department or Housing Authority for
assistance.

EPA4Q2H-13002 | March 2018 (revised)

Home Buyer's and Seller's Guide 1o Radon a1

CB08, Radon Pamphlet, Page 35 of 39, 01/01/24




EPA Regional Offices

(https://www.epa.gov/radon/find-information-about-

10.
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U.S. SURGEON GENERAL HEALTH ADVISORY

“Indoor radon 1s the second-leading cause of lung cancer in the United States and
breathing it over prolonged periods can present a significant health risk to families
all over the country. It"s important to know that this threat is completely preventahble.
Radon can be detected with a simple test and fixed through well-established venting
techmigues.” Januvary 20035

Consumers need 1o know about the health of a house they are considering purchasing,
including whether there is aradon problem. and if so, how to fix it. The Home Buver’s
enel Seller's Guide to Radon provides practical consumer information that every home
buyer needs to know.

/] Consumer Federation of America Foundation

Hord oo p B ¢ virlnpn ol e dond

AMERICAN STEET e, N A[:l]

LUNG ‘ -
E i
ASSOCIATION 7 e~

AT angoisu

% ) E

;-4»-..; N National
7 ﬁ’) Safety
ERWIRCAMENTAL Council

American Society of Home Inspectors LAY = INSTITUTE

<EPA

United States
E 'I'..'|I|:||'|"|-':I'!.|| F‘l’l’_l'_l_'.\, Eh

Aepa
g Printed on 100% recyclediecyciable papar

Indoor Ervironements Division (GEOEL) t with @ minimum of 50% pos:corsumr fibae
Eifd 402K 13002 | Ssptember 2003 [revised) | www spa pov radon using vegetabie-basod ink

Indoor Air Quality (1AQ)

CBO08, Radon Pamphlet, Page 39 of 39, 01/01/24




matrHEWS Protect Yourself When Selling Real Property

Suggestions for the Prospective Seller

This brochure was prepared courtesy of the Georgia
Association of REALTORS® to help sellers with the house
selling process. The recommendations herein are general in
nature and are not intended to be exhaustive. Some of the
recommendations may not apply to specific properties.
Sellers are encouraged to consult with experts and
professionals of their own choosing to ensure that they are
protected in selling a house.

Sellers should take reasonable steps to protect themselves
in the house selling process. This brochure contains some
general suggestions on how sellers can do this.

Be realistic in setting a sales price. All sellers want to get
the highest possible sales price for their houses; however, if
you set the sales price too high, your house may sit on the
market unsold. One way to determine if the sales price
reflects current market conditions is to study the listing and
sales prices of other comparable houses in your
neighborhood. Your REALTOR® can normally help you
obtain this information. Setting a sales price for your house
consistent with market conditions will help ensure that your
house is sold within a realistic timeframe.

Property marketing and “Coming Soon”. In any seller
brokerage engagement agreement, the broker will disclose
the various marketing options the broker offers. As part of
any marketing effort, there are certain limits and obligations
on the part of all parties, and at times there are things which
may be out of the broker’s control. Sellers are encouraged
to carefully review the marketing options being made
available and understand the rights and obligations each
party has in any marketing effort.

Depending on MLS policies, a broker’s individual business
practice, and/or your readiness for bringing your home to
market, your broker may list your property in “Coming Soon”
status.

While in “Coming Soon” status, your broker may not be able
to show your property to any potential buyers and may not
allow other real estate brokers and agents to view the

property.

Should an offer be received during the “Coming Soon”
phase, your broker is required by Georgia law to present the
offer to you. Sellers should be aware that their property has
not been fully exposed to the marketplace and may want to
consider a delay in accepting the offer until the property has
been fully marketed via a MLS or until the broker makes the
property available for all buyers to consider purchasing.
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Understand your disclosure obligations. Sellers have a
duty to disclose latent or hidden defects in their properties
that are not readily apparent from a reasonable inspection
of the property. In addition, if any dwelling on the property
was constructed prior to 1978, the Seller must provide the
Buyer with a written Lead-Based Paint Disclosure prior to
the contract being signed. Your REALTOR® can provide
you with a copy of this federally mandated disclosure.
Disclosures should be in writing and whenever possible,
incorporated into the purchase and sale contract to avoid
any question regarding whether or not they were received.
The Georgia Association of REALTORS® has prepared the
form Seller’s Property Disclosure Statement as an exhibit to
the purchase and sale contract to help sellers make proper
disclosure. In the event there are changes to the condition
of your house, you are also required to update the Seller's
Property Disclosure Statement through the date of closing.
You cannot avoid disclosure obligations by selling a house
in “as is” condition. Known hidden defects must be
disclosed.

Prepare the property for showing. To be viewed in its
best light by prospective buyers, your house should be
clean, clutter free, inviting and accessible. A REALTOR®
can help make recommendations on how best to prepare
your house. A major element of any marketing program to
sell a house is motivating the real estate brokerage
community to show your house to potential buyers. To
maximize the likelihood of a sale, the house must be
available for showing on short notice atthe convenience ofa
prospective buyer. However, you should never allow your
house to be shown to a buyer without the REALTOR®
present. Prior to making the house available for showings,
you should remove from the property fixtures that you plan
to take with you. Since strangers will have access to the
house, you should put prescription drugs, keys, checkbooks,
jewelry, and other valuables in a safe place. For added
safety, when you are in your house, keep the door locked.
In this way, no one can inadvertently enter your house at an
inopportune time. Your REALTOR® can provide a lockbox
for your property which securely tracks who has accessed
your property.
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Have important information ready for buyers. Buyersare
growing increasingly sophisticated in making house-buying
decisions. They routinely ask sellers for information about
the property to aid them in their decision-making process
including surveys, a Seller’s Property Disclosure Statement,
termite reports and/ or termite bonds, information about
utility costs and homeowner association fees and dues. To
the extent you can have this information readily available for
buyers, it will make the buyer’s decision-making process
easier and quicker and thus increase the likelihood of a
sale. Being transparent in sharing information can also help
create a positive impression that you have nothing to hide.
Depending on the nature of your property, your REALTOR®
can also help you identify other specialized information that
buyers may request.

Remember that real estate sales contracts must be in
writing to be enforceable. In Georgia, with limited
exception, purchase and sale agreements must be in writing
to be enforceable. Verbal offers and acceptances will not
create an enforceable contract. You should also avoid trying
to come to a verbal agreement with a buyer on the thought
thatit can be later reduced to writing. In many instances, the
process of trying to reduce a verbal agreement to writing
leads to disputes over the nature of the agreement between
the parties. The best rule of thumb is that if a buyer is not
willing to take the time to put an offer in writing, the buyer is
either not interested in the house or does not think the offer
will be accepted.

Read and keep a copy of contracts. A purchase and sale
agreement is alegally binding contract. You should read itin
its entirety before signing in order to ensure that it reflects
the entire business agreement of the parties. Verbal
promises not included in the contract are generally
unenforceable. You should comply with all timeframes in a
contract since missing a deadline can leave you in breach of
contract. Get an early start on making agreed upon repairs
to avoid missing time deadlines. You should also keep a
complete copy of any contract you signed in the event a
dispute arises regarding the authenticity of the contract.

A contract is not a guarantee. Just because a buyer has
contracted to purchase a property does not necessarily
mean that the contract will ultimately close. Many contracts
contain a due diligence period during which the buyer can
inspect and evaluate the property and terminate the
contract without penalty. Other contracts are subject to
contingencies that if not fulfilled will cause a contract to fail.
If the buyer terminates the contract, either during the due
diligence period or because of a failed contingency, the
holder of the earnest money will normally return it to the
buyer. On occasion, buyers also breach the contracts they
sign. Unless you can afford to own two homes, you should
avoid making a permanent commitment to buy a new house
until after the closing of your existing house has occurred.

Be proactive with issues of concerns to buyers. Many
houses contain some defect or condition that will cause a
buyer to think twice about buying the house. Some
houses are in flood plains or have basements or garages
that leak. Many houses have termite damage or are in
need of repair. Other houses have settlement damage or
contain building products that may be dangerous orthat have
been the subject of litigation such as aluminum wiring,
polybutylene in plumbing service lines, and certain kinds
of siding. Being forthright in disclosing and/or fixing
problems is the best way to get buyers comfortable that
you are not hiding a serious problem with the house.
Buyers tend to fear the unknown far more than the
known. Knowing about a problem with a house may cause
a buyer to factor in the cost of fixing it into their offer price.
Fearingthatthe selleris hiding something will cause many
buyers to terminate a contract during the due diligence
period and look for another property.

Understand obligations to convey title to the property.
Most contracts require the seller to convey good and
marketable legal title to the property at closing free and
clear of mortgages, liens, and title defects. Therefore, you
should know how much money you will need to pay off
mortgages and other liens on the property, fund any agreed
upon seller contributions at closing and pay real estate
commissions. If you anticipate having insufficient proceeds
from the sale to meet your obligations, discuss that
probability with your REALTOR® as soon as possible. In
such an event, you may be eligible for a short sale or a
federal mortgage loan modification program. If you know of
a potential title problem with the property, you should also
discuss it with your REALTOR®. The sooner professionals
can address title problems, the easier it will be to close the
sales transaction later.

Comply with fair housing laws. In selling your house you
cannot discriminate on the basis of race, color, religion,
national origin, sex, disability, or familial status. In addition,
REALTORS® cannot discriminate on the basis of sexual
orientation or gender identity. Since REALTORS® have a
commitment and obligation to provide equal housing
opportunities to all and to comply with our state and federal
fair housing laws, you should not ask the REALTOR® to do
anything contrary to these laws. Violating our fair housing
laws can result in significant financial penalties to the
violator.

Have a plan for pets. Sellers should have a plan to keep
visitors safe from pets and pets safe from visitors. Boarding
pets or keeping them in locked crates during showings,
prevent pets from escaping and visitors from becoming
scared or injured. Sellers should leave a note in a
conspicuous place explaining whether there are pets on the
property, where they are located, the type and number of
pets and any special warnings regarding the pets. Sellers
should not assume that a gentle, loving pet will remain so in
the presence of strangers. Sellers should also be aware that
many buyers with allergies will not enter a house with a pet.
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Capturing and sharing media. Buyers may take photos
and capture video of a property to help them remember the
specifics of that property. It is a convenient way for buyers
to review the properties they are considering purchasing. In
addition, they may share it with other decision-makers who
are unable to attend the showing. There is also the
possibility that an agent may be asked to take additional
photos or capture a video walk-through of a property on
behalf of a buyer. Sellers are advised that any visible
personal property which may be in the property may be
photographed or contained within a video and should take
any precautions they deem necessary.

Beware of Cyber Fraud. Fraudulent e-mails attempting to
get you to wire money to criminal computer hackers are
increasingly common in real estate transactions. Under this
scam, computer hackers fraudulently assume the online
identity of the actual mortgage lender, closing attorney,
and/or real estate broker with whom you are working in the
real estate transaction. Posing as a legitimate company,
they then direct you to wire money to them. In many cases,
the fraudulent e-mail is sent from what appears to be the
authentic webpage of the legitimate company responsible
for sending the wiring instructions.

You should use great caution in sending or receiving funds
based solely on wiring instructions sent to you by e-mail.
Independently verifying the wiring instructions with someone
from the company sending them is the best way to prevent
fraud. In particular, you should treat as highly suspect any
follow up e-mails you receive from a mortgage lender,
closing attorney, and/or real estate broker directing you to
wire funds to a revised account number. Never verify wiring
instructions by calling a telephone number provided along
with a second set of wiring instructions since you may end
up receiving a fraudulent verification from the computer
hackers trying to steal your money. Independently look up
the telephone number of the company who is supposed to
be sending you the wiring instructions to make sure you
have the right one.

Choose a REALTOR®. Not all licensed real estate
salespersons (or brokers) are REALTORS®.
REALTORS® agree to abide by a Code of Ethics in their
dealings with buyers and sellers. REALTORS® are
members of the National Association of REALTORS®
and participate in a local Board of REALTORS®.
REALTORS® have valuable knowledge and industry
training regarding how to negotiate various terms in a
purchase and sale agreementin the bestinterest of the
seller client. REALTORS® can also provide sellers with,
and help them fill out, a pre-printed purchase and sale
agreement form. REALTORS® routinely work with and,
upon request, can provide sellers with the names of
attorneys, home inspectors, termite companies and
persons providing other services relating to real estate
transactions. Therefore, when you need help in selling a
property, you should always choose a REALTOR® first!
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MATTHEWS

This brochure was prepared courtesy of the Georgia
Association of REALTORS® to help buyers and sellers in
Georgia learn more about Short Sale and Distressed
Properties. The information herein is general in nature and
is not intended to be exhaustive. Some of the information
may not apply to specific properties. Buyers and Sellers are
encouraged to consult with experts and professionals of
their own choosing to ensure that they are protected.

What Buyers & Sellers Need to Know About
Short Sales & Distressed Property

Property owners who run into financial difficulties often try to
sell their properties quickly in an effort to avoid foreclosure.
In many cases, getting rid of a property under these
circumstances will result in the owner losing money. This is
because the need to sell a property quickly usually means
that the owner does not have the luxury of waiting for the
very best offer. Still, the finality of a sale can be a relief to
the owner because of the certainty of knowing that a
financial burden has been lifted. This is one reason why
buyers looking for bargains in the real estate market will
often seek out distressed sales. The buyers who find
success in this area are usually the ones with an ability to
close quickly. This brochure will answer some of the most
commonly asked questions of buyers and sellers regarding
distressed sales.

What is a short sale and why will some lenders take
less than the full amount they are owed? The most
common type of distressed sale of real estate is known as a
short sale. This is where the amount owed on a mortgage is
more than the property is worth and the lender allows the
property to be sold (or sold short) for less than the
outstanding mortgage balance. While this normally results in
the lender losing money, lenders also typically lose money
when they foreclose on a property. Therefore, in deciding
whether or not to approve a short sale, or pursue the
foreclosure of the property, instead, most lenders will
evaluate which option, foreclosure or short sale, will likely
result in their losing the least amount of money. As the
value of properties has rebounded in many housing
markets, more lenders are deciding that foreclosing on a
property is the best way to minimize their financial losses.

A
I_'_]_

GrongiaREALTORS
2024 Printing

Who typically is approved for a short sale? A property
owner usually has to have a serious financial hardship for
the lender to approve the short sale of the owner’s property.
The fact that the property has gone down in value is not in
and of itself a hardship. Instead, the owner normally has to
prove, to the lender’s satisfaction, that he or she can no
longer afford to pay the existing mortgage due to such
things as job loss, divorce, serious illness or business
failure. Even if the owner is experiencing a significant
hardship, most lenders will only approve a short sale as part
of a transaction where the seller has contracted to sell the
property to a specific buyer on agreed upon terms and
conditions. In this way, the lender can quantify its losses
and compare them to what it would lose in the event the
lender pursued the foreclosure of the property as an
alternative.

What documents will the lender ask for in deciding
whether to approve a short sale? \While every lender has
its own requirements, all lenders need a thorough
understanding of the owner’s financial position in deciding
whether or not to approve a short sale. Therefore, lenders
will typically request that the owner provide detailed
evidence of the seller's financial inability to pay the
mortgage, including copies of checking and savings account
statements, two (2) years’ tax returns, a financial worksheet,
most recent mortgage statement, most recent paystubs, a
hardship letter and other similar documents. Giving the
lender most of what it needs will not work. Lenders will
normally not process a request for a short sale until all of
the required documents are provided to the lender. Most
lenders now have a short sale department that is available
to assist sellers with financial difficulties.

Are there other options besides a short sale that are
available to a property owner? Property owners who are
experiencing financial difficulties are encouraged to seek
professional guidance from an attorney, accountant,
financial advisor or other expert and this brochure should
not be a substitute for seeking such advice. Speaking with
the lender directly is another good way to determine what
options the owner might have. For example, some lenders
are willing to delay taking action to foreclose on the property
as part of what is known as a forbearance agreement.
Others may allow the owner to refinance the mortgage if the
owner can demonstrate that he or she can afford the
reduced monthly mortgage payment. Other lenders may
suggest that the owner deed the property back to the lender
in lieu of foreclosure. In other instances, bankruptcy may be
an option for the owner. Keeping the lines of communication
open with the lender and obtaining expert advice are the
best ways for an owner to understand his or her rights and
decide what course of action best suits his or her needs.
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Will a distressed sale affect an owner’s credit score?
Any time the lender takes less than the full amount that is
owed on a mortgage, either because of a foreclosure, short
sale or otherwise, the owner should expect that his or her
credit will be adversely affected for some number of years.
The impact is usually less with a short sale than with a
foreclosure but there are still negative consequences.

Are there tax ramifications to a short sale or other loan
forgiveness? With few exceptions, if any portion of a
mortgage loan is forgiven by the lender, the amount written
off is treated as income to the borrower. So, for example, if
a lender approves a short sale and writes off $50,000 on a
mortgage loan, this amount is treated as income to the
owner on which taxes will be owed. There was a federal law
which gave tax relief to property owners who sold property
in a short sale. This program, however, expired at the end of
2013. Other federal programs designed to help owners with
mortgages they could no longer afford have similarly
expired.

Can the lender approve a short sale but still pursue the
owner for a deficiency? The answer to this question is
yes. Some lenders will only approve a short sale if the
owner signs a note promising to repay the amount of money
that the lender is writing off. The approval of a short sale is
no guarantee that the unpaid portion of the loan will be
forgiven. Therefore, owners should try to enter into a written
agreement with the lender confirming how any deficiency
will be treated. An attorney can advise the owner on the
legality of such an agreement.

Can the seller’s agent negotiate the short sale on behalf
of the owner? The answer to this question is no. Real
estate licensees are not permitted to negotiate a short sale
for a property owner under Georgia law. However, real
estate licensees can help the owner in filling out the
paperwork or in providing needed information to the lender
so long as they charge no fee for doing this other than their
normal real estate commission.

How long does it take to get a short sale approved?
Even when the owner meets the lender’s criteria for being
approved for a short sale, it can still take months for the
short sale to be approved. Therefore, when selling a
property, the property owner and the buyer must both be
patient while the approval of the short sale by the lender is
being considered. Buying a short sale is usually not a good
option for buyers who need to close by a particular date.

Can a relative buy the owner’s house in a short sale? A
distressed sale transaction must be an arms-length
transaction. The seller and buyer must acknowledge that
they are not related to one another and the property is being
sold to a buyer who freely and fairly negotiated its purchase.
At or before closing, the lender will typically require the
seller and the seller’s broker to sign an acknowledgment or
affidavit that the transaction is arms-length.

Can the owner rent back the property that is being sold
as a short sale from the new owner? The answer to this
question will vary from lender to lender. Therefore, sellers
should check with their lender to determine its policy on this
issue. In the early days of the last severe economic
downturn, most lenders would not permit the seller in a
short sale to continue to reside in the property as a tenant
after the property had been sold. However, some lenders
have now changed their position on this issue in an effort to
promote greater community stability.

Are special provisions usually included in a purchase
and sale agreement to reflect that the property is being
sold as a short sale? The answer to this question is yes.
Most purchase and sale agreements on properties being
sold as short sales will state that the agreement is subject to
the agreement of the lender to take less than what is owed
on the mortgage so that the amount paid by the buyer will
be sufficient to clear title and pay the amounts needed to
close the transaction, including the fees of the closing
attorney and the commission of the real estate broker. This
gives the lender almost complete discretion to either
approve or disapprove the ultimate sale of the property.
Buyers will often try to protect themselves against overly
long delays by including a provision in the purchase and
sale agreement that if the property is not approved for a
short sale by a particular date, the buyer can terminate the
contract. They will also sometimes set the closing date to be
a certain number of days from the date that the short sale is
approved by the lender. Some buyers of distressed
properties try to delay paying for property inspections until
after the short sale is approved. However, there is a greater
likelihood that the short sale will be approved when there
are no unfulfilled contingencies in the purchase and sale
agreement and the buyer is ready to close.
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