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•• IntroductionIntroduction
•• New research findingsNew research findings
•• Quantifying the “challenge”Quantifying the “challenge”

AgendaAgenda

•• Quantifying the “challenge”Quantifying the “challenge”
•• SurveysSurveys

–– DutyDuty--toto--Manage/LegislationManage/Legislation
–– Current issues Current issues 
–– The New GuidanceThe New Guidance



Intro: Why?Intro: Why?

ASBESTOS:ASBESTOS:
‘The Greatest Single Cause ‘The Greatest Single Cause 
of Work Related Deaths in of Work Related Deaths in 

the UK’the UK’



Mesothelioma: projected deathsMesothelioma: projected deaths



New Research: Prof. Julian PetoNew Research: Prof. Julian Peto
Mesothelioma casesMesothelioma cases



•• Carpenters (joiners) born in the 1940s:Carpenters (joiners) born in the 1940s:
–– Worked for >10yrs; first exposure at <30yrs old: Worked for >10yrs; first exposure at <30yrs old: Lifetime risks Lifetime risks = 6%= 6%
–– Lifetime risk including lung cancer: Lifetime risk including lung cancer: ~10%~10%

•• Predicted 90,000 mesothelioma deaths in UK by 2050Predicted 90,000 mesothelioma deaths in UK by 2050
–– 40,000 construction40,000 construction

J.Peto: Lifetime RisksJ.Peto: Lifetime Risks

–– 40,000 construction40,000 construction
–– 15,000 carpenters/joiners15,000 carpenters/joiners

•• Exposure due to:Exposure due to:
–– Widespread use of amosite in AIB in 60s & 70sWidespread use of amosite in AIB in 60s & 70s
–– Power toolsPower tools

“the epidemic will not peak until 2025, ten years lo nger “the epidemic will not peak until 2025, ten years lo nger 
than feared” J.Petothan feared” J.Peto



Who is at risk?..Who is at risk?..
…….. …….. “Hidden Killer” campaign“Hidden Killer” campaign



The The 
ChallengeChallengeChallengeChallenge



How Many Buildings Contain How Many Buildings Contain 
ACMs?ACMs?

•• Various estimatesVarious estimates

–– 0.5 0.5 -- 2m industrial / commercial 2m industrial / commercial 
buildingsbuildingsbuildingsbuildings

–– 2.4 m domestic premises2.4 m domestic premises



Year Year 
BuiltBuilt

Total Total 
StockStock

HousesHouses FlatsFlats

%% % % 
asbestosasbestos

% % 
asbestosasbestos

< 1945< 1945 3838 <<1<<1 <1<1

Domestic Housing StockDomestic Housing Stock

1945 1945 -- 6464 2222 ~5~5 ~30~30

1965 1965 -- 8484 2626 ~30~30 ~60~60

1985 1985 -- 9494 88 ~5~5 ~5~5

> 1994> 1994 66 <<1<<1 <<1<<1

Estimated Figures for England & WalesEstimated Figures for England & Wales
Adrian K Watson, BOHS Conference, Asbestos Forum, 2 007Adrian K Watson, BOHS Conference, Asbestos Forum, 2 007



How much asbestos still remains in How much asbestos still remains in 
buildings?buildings?

•• 1999 estimate: 25% of ACMs been removed1999 estimate: 25% of ACMs been removed

Number of notifications for licensable asbestos wor k Number of notifications for licensable asbestos wor k 
(2000 (2000 -- 2008)2008)
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Assessment of plumbers’ exposure to Assessment of plumbers’ exposure to 
ACMs (Bard & Burdett, 2007)ACMs (Bard & Burdett, 2007)

How well do you think How well do you think 
you can recognise you can recognise 

ACMs?ACMs?



•• Plumbers issued with passive Plumbers issued with passive 
samplers and activity logs samplers and activity logs 

•• Results:Results:

Assessment of plumbers’ exposure to Assessment of plumbers’ exposure to 
ACMs (Bard & Burdett, 2007)ACMs (Bard & Burdett, 2007)

•• Results:Results:
–– TEM analysis revealed that ~60% of TEM analysis revealed that ~60% of 

workers exposed to ACMsworkers exposed to ACMs
–– Only ~20% recorded as working with Only ~20% recorded as working with 

ACMsACMs
–– Estimated exposures up to 2 f/mlEstimated exposures up to 2 f/ml



The ChallengeThe Challenge
•• Huge amounts of asbestos still in buildingsHuge amounts of asbestos still in buildings
•• Very large number of buildings and Duty HoldersVery large number of buildings and Duty Holders
•• Large potentially exposed population:Large potentially exposed population:

–– Building occupants (20m ??) . . . low risk groupBuilding occupants (20m ??) . . . low risk group
–– Maintenance trades (2m ??) . . . high risk group Maintenance trades (2m ??) . . . high risk group –– Maintenance trades (2m ??) . . . high risk group Maintenance trades (2m ??) . . . high risk group 

•• Workers don’t know . . . Workers don’t know . . . 

–– What it looks likeWhat it looks like
–– Where it isWhere it is
–– ComplacentComplacent

How do we get effective management of asbestos?How do we get effective management of asbestos?



SurveysSurveys



Duty to ManageDuty to Manage

•• Survey is a Survey is a keykey
component in component in 
managing asbestosmanaging asbestos

•• If asbestos location If asbestos location 
is unknown …… is unknown …… 
“exposure incidents “exposure incidents 
waiting to happen”waiting to happen”



Where does Survey fit into Managing Where does Survey fit into Managing 
Asbestos?Asbestos?

SURVEY SURVEY 

Refurbishment or Refurbishment or 
DemolitionDemolition

SurveySurvey

ManagementManagement
SurveySurvey SurveySurvey

Asbestos RegisterAsbestos Register
plan/drawingplan/drawing

Management planManagement plan

Risk AssessmentRisk Assessment



Other Reasons for an Asbestos 
Survey to be carried out?

• To meet the requirements of other 
legislation:
– CAR Regulation 5 “Identification of 

Asbestos”Asbestos”
– CDM Regulations

• (Construction, Design & Management Regs 
2007)



CAR 2006: Regulation 5
Identification of the presence of asbestos

• Employers have duty to identify asbestos before 
work starts 

• No demolition, maintenance or other work to be 
carried out which is liable to expose employees to 
asbestos unless there is an assessment to identify 
asbestosasbestos

• If info from client not available or not in a relia ble 
form, employer should establish if asbestos is 
present and form (or assume)

• Employer should not simply rely on client 
information



CDM 2007 Requirements

• CDM client must provide designers and 
contractors (who are bidding for work 
or whom they intend to engage) with:
– project specific information about the – project specific information about the 

presence of asbestos
– provide in advance
– eg refurbishment or demolition work



What happens if . . ?What happens if . . ?

Worker Worker 

•• No SurveyNo Survey
•• Poor SurveyPoor Survey

•• Wrong Survey TypeWrong Survey Type
•• Good Survey but not usedGood Survey but not used

Public anxietyPublic anxiety
Building closureBuilding closure
CleanClean--up costsup costs

Enforcement actionEnforcement action
DiseaseDisease

Civil actionCivil action

SpreadSpreadContamContam--
inationination

Worker Worker 
ExposureExposure Exposure Exposure 

to othersto others







Surveys: The PresentSurveys: The Present

•• Excellent practice in Excellent practice in 
many casesmany cases

•• but also concerns but also concerns --
complaints and complaints and 
civil/criminal actionscivil/criminal actions



•• Uninformed / Doesn’t know what is Uninformed / Doesn’t know what is 
requiredrequired

•• Doesn’t want to spend money; looking Doesn’t want to spend money; looking 
for cheapest optionfor cheapest option

Survey Issues: Survey Issues: ClientClient

for cheapest optionfor cheapest option
•• Doesn’t know what the surveyor needsDoesn’t know what the surveyor needs
•• Doesn’t understand DTMDoesn’t understand DTM

–– Thinks survey is DTMThinks survey is DTM

•• Doesn’t know how to check survey Doesn’t know how to check survey 
report (adequate, omissions etc)report (adequate, omissions etc)



Survey Issues: Survey Issues: SurveyorSurveyor

•• Competence/lazy/rushed:Competence/lazy/rushed:
–– Missed ACMs/accuracy of surveyMissed ACMs/accuracy of survey
–– Not looking in the right placesNot looking in the right places
–– Reports exclude areas not surveyedReports exclude areas not surveyed–– Reports exclude areas not surveyedReports exclude areas not surveyed

•• Lack of experienceLack of experience
•• Lack of knowledge on building Lack of knowledge on building 

constructionconstruction
•• Insufficient training (particularly for   Insufficient training (particularly for   

Type 3)Type 3)



Survey IssuesSurvey Issues

•• Architects:Architects:
–– Poor knowledge of asbestos in buildingsPoor knowledge of asbestos in buildings
–– Little knowledge of asbestos surveysLittle knowledge of asbestos surveys
–– Don’t understand DTMDon’t understand DTM–– Don’t understand DTMDon’t understand DTM

•• Caveats:Caveats:
–– Areas not being inspected in Type 2 Areas not being inspected in Type 2 

surveys surveys 
•• eg roof void, cellars, basements (can’t work eg roof void, cellars, basements (can’t work 

above 2m)above 2m)



• Not looking in 
the right 
places

Missed ACMsMissed ACMs

• e.g. undercrofts, 
wall cavities



Missed ACMsMissed ACMs



Survey Issues: Type 3Survey Issues: Type 3
•• “Type 3” (or Type 2.5) “Type 3” (or Type 2.5) 

performed but no performed but no 
refurbishment/ refurbishment/ 
demolitiondemolition

•• Type 3: Specific Type 3: Specific •• Type 3: Specific Type 3: Specific 
application before application before 
major refurbishment major refurbishment 
or demolition or demolition 

•• Not appropriate in Not appropriate in 
other situationsother situations
–– is confusing and is confusing and 

misleadingmisleading



Caveat in Type 3 reportCaveat in Type 3 report



Current SituationCurrent Situation
•• MDHS100 published 2001MDHS100 published 2001

–– Predates DTMPredates DTM
–– Had to anticipate requirementsHad to anticipate requirements
–– Focussed on methodologyFocussed on methodology

•• Limited client guidance on surveysLimited client guidance on surveys•• Limited client guidance on surveysLimited client guidance on surveys
–– Need for better link with other DTM guidanceNeed for better link with other DTM guidance

•• Substantial practical experience, knowledge Substantial practical experience, knowledge 
and information since DTM introduced: not and information since DTM introduced: not 
capturedcaptured

•• No guidance for domestic housing sectorNo guidance for domestic housing sector



The The The The 
FutureFuture



New Survey Guidance

•• Will address the Will address the 
issuesissues

•• Will be an HSG Will be an HSG 
series publicationseries publicationseries publicationseries publication

•• More than a More than a 
“method”“method”

•• Guidance for othersGuidance for others
•• Published 29th Published 29th 

January 2010January 2010



Aims and Objectives Aims and Objectives 
of New Guidanceof New Guidance

•• Reduce worker exposureReduce worker exposure

•• Surveyor:Surveyor:•• Surveyor:Surveyor:
–– Better informedBetter informed
–– More aware of client’s needsMore aware of client’s needs
–– Better quality surveysBetter quality surveys
–– Better reportsBetter reports



Aims and Objectives Aims and Objectives 
of New Guidanceof New Guidance

•• Client:Client:
––Better informedBetter informed
––Greater understanding of Greater understanding of ––Greater understanding of Greater understanding of 

surveyor’s needssurveyor’s needs
––Recognition of need for various Recognition of need for various 

surveys of lifespan of buildingssurveys of lifespan of buildings
––Better management of asbestosBetter management of asbestos
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New Guidance: New Guidance: Main FeaturesMain Features

•• New TerminologyNew Terminology
•• Specific guidance for Specific guidance for Client and SurveyorClient and Surveyor
•• Survey methodologySurvey methodology
•• Survey reportsSurvey reports
•• Strengthened guidance on competence and Strengthened guidance on competence and 

QCQC
•• Avoidance of disclaimers/caveatsAvoidance of disclaimers/caveats
•• New sections on survey strategy for New sections on survey strategy for 

domestic sectordomestic sector
•• Greater detail on conducting Greater detail on conducting 

Refurbishment/Demolition surveysRefurbishment/Demolition surveys



Survey TypesSurvey Types

• New terms: to assist in the understanding of the 
purpose of the survey

• Management Survey : continued use of the building:
– normal occupancy/activities and 
– associated maintenance/installation etc– associated maintenance/installation etc
– involve minor intrusive work

• Refurbishment/demolition Survey :
– includes “minor” refurbishment
– purpose to identify ACMs for REMOVAL

• Surveys can involve combination of sampling and 
presuming ACMs present



•• Survey all accessible areas afarp:Survey all accessible areas afarp:
–– Surfaces: Walls, ceilings, pipes, boilers, Surfaces: Walls, ceilings, pipes, boilers, 

cladding, floor tiles etc etccladding, floor tiles etc etc
–– Lift shafts, inside risers, service ducts, Lift shafts, inside risers, service ducts, 

Management SurveyManagement Survey

–– Lift shafts, inside risers, service ducts, Lift shafts, inside risers, service ducts, 
above false ceilings, tunnels etcabove false ceilings, tunnels etc

–– Blah, blah, blahBlah, blah, blah

•• Areas not inspected must be Areas not inspected must be 
presumed to contain asbestospresumed to contain asbestos



•• Purpose is to identify to remove before Purpose is to identify to remove before 
Refurbishment/DemolitionRefurbishment/Demolition

•• Used to locate Used to locate ALLALL ACMs in ACMs in ALLALL areas areas afarpafarp

Refurbishment/Demolition SurveysRefurbishment/Demolition Surveys

•• Used to locate Used to locate ALLALL ACMs in ACMs in ALLALL areas areas afarpafarp
–– Structural locationsStructural locations
–– Break thro walls, ceilings, cladding, partitions et cBreak thro walls, ceilings, cladding, partitions et c
–– Inside cavity walls, ducts and tunnels, under floor  Inside cavity walls, ducts and tunnels, under floor  

tilestiles

•• Must? involve destructive/aggressive Must? involve destructive/aggressive 
inspectioninspection



When should Refurbishment Surveys When should Refurbishment Surveys 
be carried out?be carried out?

•• Refurbishment surveys will be necessary Refurbishment surveys will be necessary 
where refurbishment work is to be carried where refurbishment work is to be carried 
outout
–– Needed for home improvement programmesNeeded for home improvement programmes–– Needed for home improvement programmesNeeded for home improvement programmes
–– eg new kitchens, bathrooms, electrics, plumbing, eg new kitchens, bathrooms, electrics, plumbing, 

windows, roofs etcwindows, roofs etc

•• Will vary in sizeWill vary in size
•• Can be “localised”Can be “localised”



Refurbishment Survey:Refurbishment Survey:
where does it apply?where does it apply?

•• Required for Required for all all 
workwork which disturbs which disturbs 
fabric of building in fabric of building in 
areas where areas where 
Management Survey Management Survey Management Survey Management Survey 
has has notnot been been 
intrusiveintrusive

•• Duty holder will Duty holder will 
need to decideneed to decide



Management Survey: Management Survey: 
“Superficial”“Superficial” AccessAccess



Refurbishment/Demolition Refurbishment/Demolition 
Survey: Survey: Aggressive AccessAggressive Access



Refurbishment/Demolition Survey:Refurbishment/Demolition Survey:
Is this reasonable?Is this reasonable?



New Guidance: Client New Guidance: Client 
FocusFocus

•• Several sections containing info for Several sections containing info for 
Client: “a more informed and intelligent Client: “a more informed and intelligent 
customer” customer” 
–– Purpose of survey: how it is part of DTM Purpose of survey: how it is part of DTM –– Purpose of survey: how it is part of DTM Purpose of survey: how it is part of DTM 

etcetc
–– How to select competent surveyorHow to select competent surveyor
–– What to expect from surveyorWhat to expect from surveyor
–– “Contract monitoring”“Contract monitoring”

•• What to do to check accuracy of survey reportWhat to do to check accuracy of survey report



Client Focus: User friendly Guide



Client: Checking Surveyor 
Competence

•• How Client can check competencyHow Client can check competency
–– Make reasonable enquiries: Check:Make reasonable enquiries: Check:

•• Qualifications, accreditation/certification Qualifications, accreditation/certification 
status, H&S skills status, H&S skills 

•• Past experience/track record on survey type, Past experience/track record on survey type, •• Past experience/track record on survey type, Past experience/track record on survey type, 
references to previous workreferences to previous work

•• What to do in absence of accreditation/ What to do in absence of accreditation/ 
certificationcertification
–– Check quality control and quality Check quality control and quality 

assurance procedures (are there written assurance procedures (are there written 
procedures?)procedures?)



Client: “Contract Monitoring”Client: “Contract Monitoring”

•• Check completeness of surveyCheck completeness of survey
–– All rooms and areas have been accessedAll rooms and areas have been accessed

•• Check accuracy of survey, register and planCheck accuracy of survey, register and plan
–– Plans are clear and accuratePlans are clear and accurate

•• Check samples:Check samples:•• Check samples:Check samples:
–– Sufficient takenSufficient taken
–– Not disproportionate numbers for certain Not disproportionate numbers for certain 

materialsmaterials
–– Take account of variation in same materials eg Take account of variation in same materials eg 

ceiling tilesceiling tiles

•• Any obvious discrepancies/inconsistenciesAny obvious discrepancies/inconsistencies



Surveyor Guidance:Methodology

• Survey Preparation: Collect all relevant 
information
– Collect early
– Ideal:– Ideal:

• preliminary meeting and walk through inspection

– Collect info listed in Box
– Become familiar with site***
– Discuss caveats/issues



Surveyor Guidance:
Survey Process

• Methodical, systematic, diligence
• Allow enough time
• Don’t presume NOT asbestos just 

because items look similarbecause items look similar
• Good practice to survey in pairs

– Both inspecting same area same time

• ACMs will be missed where surveyor:
– Is tired/rushed
– Makes assumptions



Example of a systematic survey

• External areas: 
– Work downwards from high to low
– Work from the periphery inwards

• Internal areas: 
– Work upwards from basement to roof– Work upwards from basement to roof
– Inspect each area individually
– Work around each area clockwise from the door 

of entry
– Inspect each component inside each 

compartment in the following order:
• ceiling, walls, floors, fixtures and fittings, 

equipment and services
– Look at each item individually



Example of a systematic survey (cont)

• General:
– Check and inspect everything
– Sample and take photographs as you go 

alongalong
– Recheck areas which are complex or have 

many items
– Do a final walk-through, checking notes 

against plans



Survey Report Survey Report 

•• Usable by the clientUsable by the client
•• Should be easy for the client to use and Should be easy for the client to use and 
make an asbestos registermake an asbestos register



Report should contain the following Report should contain the following 
sectionssections

•• Executive summaryExecutive summary
•• Introduction covering Introduction covering 

the scope of workthe scope of work
•• General site and survey General site and survey 

informationinformation

• Client most interested in:
– Summary
– Results
– Conclusions 
– Actionsinformationinformation

•• Survey results Survey results 
including material including material 
assessmentassessment

•• Conclusions and Conclusions and 
actionsactions

•• Bulk analysis resultsBulk analysis results

– Actions



Clarity of ReportClarity of Report

•• Bulk analysis results: Bulk analysis results: 
–– in Appendixin Appendix

•• Asbestos results and register: room by roomAsbestos results and register: room by room
•• Material assessment: highest scores=priority Material assessment: highest scores=priority •• Material assessment: highest scores=priority Material assessment: highest scores=priority 

for actionfor action
–– summarise immediate actionssummarise immediate actions

•• Areas not accessed: Areas not accessed: 
–– separate list and mark on planseparate list and mark on plan

•• Clear note on actions Clear note on actions 



Clear identification of roomsClear identification of rooms



Table 1: Summary of Survey Results
and format for Asbestos Register

ADDRESS:            DATE:
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Asbestos Building PlanAsbestos Building Plan
Key: Red/dotted  = Asbestos in Room Key: Red/dotted  = Asbestos in Room 
Yellow shaded lined = Not surveyedYellow shaded lined = Not surveyed



Clarity of Report:Clarity of Report: Clear note of Clear note of 
Actions and Important InformationActions and Important Information

•• Clearly identify ACMs in poor condition Clearly identify ACMs in poor condition 
(ie high score rating) which need (ie high score rating) which need 
remedial actionremedial action

•• Areas not accessed must be presumed Areas not accessed must be presumed 
to contain ACMsto contain ACMs

•• ACMs will need regular monitoringACMs will need regular monitoring
•• Clarity on the type of Survey carried Clarity on the type of Survey carried 

out eg Management Surveyout eg Management Survey



Clarity of Report: Clarity of Report: PhotosPhotos

•• Very useful to the client. Show:Very useful to the client. Show:
–– The nature of the materialThe nature of the material
–– It’s condition, location, surrounding It’s condition, location, surrounding 

environment etcenvironment etcenvironment etcenvironment etc

•• Should show the ACM not just the Should show the ACM not just the 
sampling positionsampling position

•• No need to have single photo per pageNo need to have single photo per page
•• Avoid too many photosAvoid too many photos







New Guidance: Caveats

•• NO!!!NO!!!
•• Avoid!!!Avoid!!!

•• Specific sectionSpecific section
•• Outlines impact and potential problems can create Outlines impact and potential problems can create •• Outlines impact and potential problems can create Outlines impact and potential problems can create 

for managingfor managing
•• Explains can be avoided by proper planning and Explains can be avoided by proper planning and 

discussiondiscussion
•• Where necessary:Where necessary:

–– Fully justifiedFully justified
–– Agreed between client and surveyor (in writing befo rehand*)Agreed between client and surveyor (in writing befo rehand*)
–– Documented in reportDocumented in report



Competence

• Combination of qualifications/training/experience
• HSE strongly recommends use of accredited or 

certificated surveyors

• Accreditation through UKAS
– Well defined quality management systems

• Personnel certification through ABICS scheme
– Sole traders
– Individuals in organisations with a few surveyors
– Focuses on individual competence

• Clients should appoint competent surveyors



•• A proportion of properties reinspected A proportion of properties reinspected 
while in survey progresswhile in survey progress

•• Audit (annual) of management systems Audit (annual) of management systems 

Quality Control ProceduresQuality Control Procedures

•• Audit (annual) of management systems Audit (annual) of management systems 
and procedures by checking completed and procedures by checking completed 
surveys surveys 

•• Report checked before issueReport checked before issue



Management Survey Strategy: Domestic PropertiesManagement Survey Strategy: Domestic Properties

Possible ACMs

Management Survey

YES

Desk top study to establish asbestos status
Separate properties into archetypal groups

Record

No ACMs

ACMs

MAYBE

Management Survey
(to establish ACM presence and/or location)

Proportion of each archetypal group
(% will depend on variability)

Refurbishment
Demolition Survey

Information

Record
(Asbestos Register)

Inform Management 
Plan

“Trained worker”
procedures



Refurbishment/Demolition Refurbishment/Demolition 
SurveysSurveys

•• Separate AnnexSeparate Annex
•• Much more detailed info about:Much more detailed info about:

–– where to checkwhere to check
–– conditions that may be foundconditions that may be found–– conditions that may be foundconditions that may be found
–– what to lift and examine etcwhat to lift and examine etc

•• Knowledge of building constructionKnowledge of building construction



Final Messages

•• No implementation dateNo implementation date
–– But expect surveyors to adopt/apply But expect surveyors to adopt/apply 

guidance from nowguidance from now

•• No requirement for new surveysNo requirement for new surveys•• No requirement for new surveysNo requirement for new surveys
–– Unless existing survey is inadequateUnless existing survey is inadequate
–– But opportunity for clients to review But opportunity for clients to review 

positionposition



Final Final Messages

•• Surveyors: Surveyors: 
–– Need to raise “game”Need to raise “game”
–– Become familiar with and use new guidanceBecome familiar with and use new guidance
–– Understand client’s needsUnderstand client’s needs
–– Provide appropriate survey typeProvide appropriate survey type–– Provide appropriate survey typeProvide appropriate survey type

•• Clients: Clients: 
–– Be more informedBe more informed
–– Check competency of surveyorCheck competency of surveyor
–– Check quality of reportsCheck quality of reports
–– Use report to form management planUse report to form management plan



And finally….Any questions?


