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Introduction Policy Statement
This document is prepared in order to outline the standards that Brent Housing Management seeks to achieve in order to discharge its duties in line with the requirements of Regulation 4 of the Control of Asbestos Regulations 2012; and describes the management arrangements in place across its property portfolio to ensure that the risk of exposure to asbestos containing materials (ACMs) is prevented as far as is reasonably practicable. 
Brent Housing Management approach to the management of asbestos is ‘that where Asbestos Containing Materials (ACM’s) are in good condition and are not likely to be damaged, they will be left in place; their condition monitored and managed to ensure they are not disturbed’. 
The purpose of this Policy is to detail the arrangements and procedures that the BHM will use to comply with the Control of Asbestos Regulations 2012.
Policy Statement

Brent Housing Management will:
·  
Take reasonable steps to ensure that materials in domestic dwellings likely to contain asbestos are identified where practicable.

Ensure all identified materials in housing communal areas are surveyed at intervals of 12 or 24 months depending on the risks priority. 
Ensure all ‘no access’ areas identified during asbestos surveying will be re-inspected while we make all effort to enter all non-accessible areas.
Undertake Asbestos Management Surveys to all void properties prior to let, unless an up-to-date asbestos survey report is available.
Inform all affected residents before commencing any asbestos removal works in the building to offset any concerns that can arise from the residents.
Maintain an up-to-date register of the location, condition, extent and nature of any confirmed & presumed Asbestos Containing Materials (ACMs).
Provide our contractors and relevant parties with access to our Asbestos Register (Micad).

Carry out an assessment of the risk to tenants, staff, visitors, contractors and any others who may be exposed to these ACMs; and provide information to staff and other building users of the nature and extent of any known or suspected ACMs.
Carry out regular Asbestos Awareness training for all existing staffs and new starters. 

Review the Policy annually and earlier if any legislation has been introduced or amended. 

Signed………………………………………
















Date………………….
Hakeem Osinaike, Operational Director of Housing
Section 1: Statutory Requirements Statement
Brent Housing Management acknowledges and accepts its responsibilities under the Health and Safety at Work Etc. Act 1974, and the Control of Asbestos Regulations (CAR) 2012 to identify and to safely manage Asbestos Containing Materials (ACMs) on its premises. Approved Codes of Practice and guidance information published by the Health and Safety Commission and Executive shall be taken as the adopted standard. The primary guidance relevant to this Policy is as follows: 

1.1 The Health and Safety at Work etc. Act 1974

The Health and Safety at Work etc. Act 1974 1(HASAWA) requires an employer to conduct their work in such a way that their employees will not be exposed to health and safety risks, and to provide information to other people about their workplace that might affect their health and safety.
1.2 The Management of Health and Safety Regulation 1999 

The Management of Health and Safety at Work Regulations 1999 as amended 2003 and 2006 2 require employers and self-employed people to make an assessment of the risk to the health and safety of themselves, employees and people not in their employment arising out of or in connection with the conduct of their business – and to make appropriate arrangements for protecting these people’s health and safety.
1.3 The Workplace (Health, Safety and Welfare) Regulations 1992

The Workplace (Health, Safety and Welfare) Regulations 1992 as amended 2002 and 2013 3 sets out duties to maintain workplace buildings/premises and relevant equipment, devices and systems to protect occupants and workers. 
1.4 The Construction (Design and Management) Regulations 2015 

The Construction (Design and Management) Regulations 2015 4 applies to all construction work. Larger projects become notifiable. The client must ensure suitable arrangements are in place to manage the project, appoint a Principal Designer and Principal Contractor and provide pre-construction information to every designer and contractor. The client must also ensure that welfare facilities and a construction phase plan are in place before the start of the construction phase and a health and safety file is prepared. 
1.5 Control of Asbestos Regulations (CAR 2012)

The Control of Asbestos Regulations 2012 5(CAR) requires employers to prevent the exposure of their employees to asbestos, or where this is not practicable, to reduce the exposure to the lowest possible level. CAR includes a regulation placing a duty on those who have repair and maintenance responsibilities for non-domestic premises to manage the risk from asbestos in those premises. Where there is no contract or tenancy the person controlling access will be the duty holder. There is also a duty of cooperation on other parties. The regulations define ‘licensable work’ and the specific disapplication relating to non-licensable work. The ACoP supporting the regulations, is ‘Managing and working with asbestos’ L143 
· Other regulations relevant to construction work include the Control of Substances Hazardous to Health Regulations 2002, as well as working at height and confined spaces.

Assessment of work - Employers must make a suitable and sufficient assessment of risk prior to work being carried out with asbestos and then take steps to control and monitor exposure. The Duty Holder will take all reasonable steps to ensure that an assessment is undertaken of all its buildings, (and work together with other nominated Duty Holders where buildings are shared, let or rented), taking all relevant information into account.

Prevention or reduction of exposure to asbestos - Employees’ exposure to asbestos be prevented or reduced as far as reasonable practicable. This duty includes anyone else who may be affected by work at Brent Housing properties including tenants, visitors to the workplace and members of the public.

Information, instruction and training – Every employer shall ensure that adequate information, instruction and training are given to employees. BHM will undertake regular training of managers and staff, regular building users and contracted third parties, where necessary to ensure that the information is effectively disseminated and to ensure that training has been undertaken. Contractors will provide evidence that their employees are asbestos aware by providing copies of training documents, or evidence of tool-box talks
Section 2: Duty to Manage 
2.1 The Duty to Manage
The duty to manage asbestos in Regulations 4 of the Control of Asbestos Regulations 2012 usually rests with the person(s) in control of alterations, maintenance and repairs to non-domestic premises, whether that is the occupier(s) or landlord, sub-lessor or managing agent. If no such obligation exists; e.g. where there is no tenancy agreement or contract, or where the premises is unoccupied, then the regulations place the duty on the person(s) in control of the premises, which is usually the owner/leaseholder. Throughout the Regulations, this person(s) is referred to as the “duty holder”. 

The duty holder will undertake all necessary steps to ensure that the asbestos information is made readily available to all parties who may be affected by the presence of such asbestos containing materials.
2.2 Asbestos Register

Brent Housing Management will allow access to the asbestos database to its contractors. Our expectation is that all our contractors will check the database before carrying out works in both common parts & individual properties. 
2.3 Duty to manage asbestos in domestic premises 

2.3.1
In this regulation “the duty-holder” means - 

· every person who has, by virtue of a contract or tenancy, an obligation of any extent in relation to the maintenance or repair of domestic premises or any means of access thereto or egress there-from; or 

· in relation to any part of domestic premises where there is no such contract or tenancy, every person who has, to any extent, control of that part of those domestic premises or any means of access thereto or egress there-from, 

· in addition, where there is more than one duty-holder, the relative contribution to be made by each such person in complying with the requirements of this regulation will be determined by the nature and extent of the maintenance and repair obligation owed by that person. 

2.3.2
Every person shall cooperate with the duty-holder so far as is necessary to enable the duty-holder to comply with his duties under his regulation.
2.3.3
In making the assessment – 
· such steps as are reasonable in the circumstances shall be taken; and 

· the condition of any asbestos, which is, or has been, assumed to be, present in the premises should be considered.

2.3.4
Without prejudice to the generality of paragraph (4), the duty holder shall ensure that 
· account is taken of building plans or other relevant information and of the age of the premises; and

· inspection is made of those parts of the premises which are reasonably 
accessible.

  2.3.5
The duty-holder shall ensure that the assessment is reviewed forthwith if – 

· there is reason to suspect that the assessment is no longer valid; or

· there has been a significant change in the premises to which the assessment relates.

2.3.6
The duty-holder shall ensure that the conclusions of the assessment and every review are recorded.
2.3.7 
Where the assessment shows that asbestos is or is liable to be present in any part of the premises the duty-holder shall ensure that – 
· a determination of the risk from that asbestos is made;

· a written plan identifying those parts of the premises concerned is prepared; and

· the measures, which are to be taken for managing the risk, are specified in the written plan. 

2.3.8
The measures to be specified in the plan for managing the risk shall include adequate measures for – 

· monitoring the condition of any asbestos or any substance containing or suspected of containing asbestos;

· ensuring any asbestos or any such substance is properly maintained or where necessary safely removed; and
· ensuring that information about the location and condition of any asbestos or any such substance is provided to every person liable to disturb it, and made available to the emergency services.

 2.3.9
The duty-holder shall ensure that – 

- the policy is reviewed and revised at regular intervals, and forthwith if:- 
- there is reason to suspect that the plan is no longer valid or, 

- there has been a significant change in the premises to which the plan relates; 

· the measures specified in the plan are assessed and if necessary implemented; and 

· the measures taken to implement the plan are recorded.

2.3.10
In this regulation, a reference to – 

· “the assessment” is a reference to the assessment required by paragraph (3); 

· “the premises” is a reference to the domestic premises referred to in paragraph (1); and 

· “the plan” is a reference to the plan required by paragraph (8). 

Owners and occupiers of premises, who have maintenance and repair responsibilities for those premises, have a duty to access them for the presence of asbestos and the condition of that asbestos. Where asbestos is present the duty-holder must ensure that the risk from the asbestos Is assessed, that a written plan identifying where that asbestos is located is prepared and that measures to manage the risk from the asbestos are set out in that plan and are assessed and if necessary implemented. Other parties have a legal duty to cooperate with the duty-holder.

2.4 Duty Holders
Brent Housing Management manages properties on behalf of Brent Council and in order to comply with asbestos legislation, in particular Regulation 4 of the Control of Asbestos Regulations 2012 (CAR), has accepted, and devolved responsibility for compliance as follows. All parties have signed that they are in agreement with the document’s contents: -
2.4.1
Duty Holder

Hakeem Osinaike





Operational Director of Housing
Hakeem.Osinaike@brent.gov.uk
0208-937-2023




2.4.2
Deputy Duty Holder 
Ryan Collymore
Head of Property Services
Ryan.collymore@brent.

Gov.uk 
0208 937 2622
2.4.3
Responsible Person (s)
Giuseppe Coia
Strategic Compliance Manager
Brent Housing Management
Giuseppe.coia@brent.gov.uk 

0208 937 2652
Timmy Onabajo
Compliance Manager (Asbestos)
Brent Housing Management
Timmy.onabajo@brent.gov.uk
07867 187 296
2.4.4
Competent Contractors
Socotec Asbestos Limited (Analytical)
Unit 20, Falcon Business Centre

Ashton Road, Harold Wood, Romford, RM3 8UR

Rachael Waldney

Project Manager 
Rachael.waldney@socotec.com
01708 330760











Ductclean UK Limited (Asbestos Removal)
1 Woodfield Rd, Welwyn Garden City AL7 1JQ
Paul Sheppard

Contract Manager

Paul.sheppard@dcukfm.com
07711381209

………………………….



…………………...
Note

For a full list of relevant responsibilities, please see 2.2
Section 3: Asbestos Strategy Statement
2.1 Management Overview

Since January 2017, Brent Housing Management has been proactively managing asbestos containing materials within Housing properties on behalf of Brent Council in line with the Control of Asbestos Regulations (CAR 2012). 
During this time, a new Asbestos Framework Contract was let on a 5yrs contract duration (3 + possible 2 year extension), with two Contractors appointed for each function, 2 Asbestos Removal Contractors & 2 Asbestos Analytical Contractors.  
Note that these contracts are currently being re-procured. 
The appointed asbestos Removal contractors – Ductclean Ltd, are responsible for the removal of asbestos-based material, dust & debris, encapsulation or repair of ACMs (Asbestos Containing Materials), temporary remediation works/boarding where required. Sourcing of Analytical Company for air tests, if Term Contractor unavailable.    

Ductclean Ltd are the Main Contractor under the Frameworks Agreement with Amiante STR Ltd as the backup Contractors.
The Analytical Contractors – Socotec Asbestos Ltd, are responsible for carrying out asbestos management surveys, R&D surveys, air monitoring, 4 stage clearances, personal monitoring and bulk sampling. Carry out asbestos awareness training courses, block surveys, provide advice & support to C.A.
Socotec Asbestos Ltd are the Main Contractor under the Frameworks Agreement with Armstrong York Ltd as the backup Contractors.
2.2 Requirements of Duty Holder & Responsible Person(s)
2.3 Duty Holder

The Duty Holder will provide all resources deemed necessary to manage the risk posed by asbestos and asbestos containing materials, including the appointment of a Deputy Duty Holder for its site(s). The Deputy has delegated responsibility for the Asbestos Contract to the Property Services Team. Within the Team, the Head of Property Services has overall management of the function & the Asbestos Management & Property Officer has day-to-day responsibility for management of the function.   

· Brent Housing Management will take all reasonable steps to ensure that an assessment is undertaken of all its domestic communal areas XXXX differentiate between high and low rise, etc.  at least once every other year*, (and work together with other nominated Duty Holders where buildings are shared, let or rented), taking all relevant information into account.

· Brent Housing Management will ensure a monitoring, remedial and management plan is implemented for all Council owned or controlled premises including a current asbestos register of all known or suspected ACMs.

· Brent Housing Management will ensure that the content of the Asbestos Policy is communicated to all those who may through their work activity disturb any ACM.
· Brent Housing Management will ensure that the Asbestos Policy is reviewed at regular intervals and its effectiveness monitored.
· Brent Housing Management shall expect the co-operation of all employees, regular building users, contractors and contracted third parties in undertaking these assessments.

· Brent Housing Management will implement systematic and regular asbestos surveys in communal areas to identify and record the location and condition of known or suspected asbestos containing materials.

· Brent Housing Management will then undertake an assessment of risk of all known or suspected ACMS within its buildings, or co-operate with those undertaking such an assessment where the buildings are shared, let or rented. 

· All conclusions/findings of any asbestos surveys/assessments and all other relevant information will be held at a central and accessible location (Micad), this information will be updated regularly with all updates fully recorded.

· Brent Housing Management will undertake all necessary steps to ensure that the asbestos information is made readily available to all parties who may be affected by the presence of such ACMS. 
· Brent Housing Management will undertake regular training of relevant managers and staff, regular building users and contracted third parties, where necessary to ensure that the information is effectively disseminated and to ensure that training has been undertaken

· Safe systems of work will be developed and monitored to protect those who may disturb asbestos during their course of whose work, or those that may be affected by its presence.

2.4. Responsible Person(s) 
The Responsible Person(s) through delegated responsibility will:
· hold copies of the Asbestos Policy, strategy and Management Plan
· act as the emergency contact point for Brent Housing Management’s sites and hold a list of competent asbestos contractors to deal with emergency works.  

· ensure that the Asbestos Register (Micad) is updated as necessary following intrusive sampling, or asbestos removal works.
· Hold copies of all documentation relating to asbestos including: air monitoring, Wastes consignment notes, ASB5 etc.
· hold an up to date copy of the asbestos register and make sure it is readily available at all times to whomever may need it

· monitor the condition of known or suspected ACMs on Brent Housing Management’s premises;

· ensure all work where asbestos is likely to be disturbed is undertaken by competent asbestos contractors;
· Provide a dedicated point of contact (housingasbestos@brent.gov.uk) for staff and contractors to report damage to suspected ACMs.

XXXX define roles and responsibilities of all key stakeholders
2.5. Brent Housing Management Staff and Contractors
All staff & Contractors have a responsibility:

· to notify the Asbestos Team if they have any reason to suspect that asbestos or asbestos containing materials have been disturbed; and

· to comply with any procedures put in place locally to ensure that the risks posed to their health by any exposure to ACMs are adequately controlled.

Note:
These duties and responsibilities are based on the guidance detailed in the HSE document, ‘A Comprehensive Guide to Managing Asbestos in Premises’ (HSG 227). Extensive guidance for those with a duty to manage the risks from asbestos-containing materials (ACMs) in premises, e.g. building owners, tenants and anyone with legal responsibilities for workplaces. 

The designated Duty Holders within Brent Housing Management must hold a copy of this document for reference purposes.
2.6. Remedial Action
Brent Housing Management will instigate an asbestos remedial plan for all communal areas as a direct result of its communal asbestos surveys. The plan will look at the risk assessments undertaken for the ACMs on the premises and set out what actions (if any) are to be taken. 
· details of how the location and condition of ACMs is recorded 
· priority assessments;

· a timetable for action;

· monitoring arrangements;

· the mechanisms for passing information about the location and condition of ACMs to all those who may need it (Micad)
2.7. Risk Assessment
Brent Housing Management’s risk assessments will include a material assessment and a priority assessment. The material assessment looks at the type and condition of the ACM and the ease with which it will release fibres if disturbed. The priority assessment looks at the likelihood of someone disturbing the ACM. 

2.8. Material Assessment

The appointed Asbestos analytical contractor (
Competent Contractors) will provide the material assessment with each survey report. All identified ACMs will be scored and ranked in order of the propensity to release fibres in the event of it being disturbed in some way. This will give a good initial guide as to the priority for management; however, the factors considered in the priority assessment also need to be taken into account.

HSG264 (Asbestos: The Survey Guide) recommends the use of an algorithm to carry out the material assessment. The algorithm used considers four parameters that determine the risk:

· product type;

· extent of damage;

· surface treatment; and

· asbestos type. 

Each of these is scored and added to give a total score of between 2 and 12:
· scores of 10 or more are high risk;

· scores of 7 to 9 are medium risk;

· scores of 5 to 6 are low risk; and

· scores of 4 or less are very low risk.

The material assessment algorithm shown in HSG264 is reproduced in Appendix B
2.9. Priority Assessment

Management priority must be determined by carrying out a risk assessment, which will take account of the material assessment and factors such as:

· maintenance activity;

· frequency of maintenance activity (planned & unplanned)
· occupant activity;

· activities undertaken in the area 
· likelihood of disturbance; 

· accessibility/vulnerability of the ACM 
· human exposure potential.

· number of people in the area
· the frequency of use of the area

· average time each area is in use.

Four general headings are used to calculate priority assessment and one or more factors can be taken into account and averaged under each heading to suit the circumstances. If you choose to use more than one factor under a general heading, then average the scores under that heading, rounding up where necessary.

The priority assessment algorithm shown in HSG264 is reproduced in Appendix D.
The resulting scores will enable the management of ACMs to be prioritised, some will require immediate action. A worked example of an assessment algorithm is reproduced in Appendix C.
In all cases the following action will be required:

· Communicate with employees, contractors and others;

· Monitor the condition of the ACM; and 

· Put a safe system of work in place.

2.10 Options for Managing Condition of ACMs
· Label the ACM;

· Colour code the ACM;

· Protect/enclose the ACM;

· Seal/encapsulate the ACM;

· Repair the ACM;

· Remove the ACM.

Appendix 5 of HSG 227 ‘A Comprehensive Guide to Managing Asbestos in Premises’, gives a series of flowcharts to help make a decision for choosing the options above, where you have a duty to manage. 
SECTION 3- FUTURE STRATEGY
This strategy has been designed with the sole purpose of managing the risk from asbestos containing materials (ACMs) identified within Council owned and occupied sites, so that as far as is reasonably practicable no one can come to any harm from ACMs on their premises. Brent Housing Management has agreed to implement the following action points in order to continually ensure its compliance with Control of Asbestos Regulations 2012 Regulation 4. 
3.1 Asbestos Register 
3.2 Location of Asbestos Register
BHM’s asbestos register and logs are currently stored on the MICAD asbestos register.  MICAD is populated with all individual and communal property information where surveys/testing have taken place. 
3.3. Responsibility for Updating Register
The asbestos register will be updated by the asbestos contractors following a management survey by Socotec or the removal of an ACM by Ductclean. As listed competent contractors, they will update and add to the MICAD system as appropriate.
Relevant staff, contractors and other consultants may update Micad from time-to-time. 
3.4  Provision of Information
BHM has provided electronic access to its Asbestos Database via Micad Asbestos Portal to Staff, Term Contractors, Major Works Contractors, Consultants, Etc.
The MICAD database is capable of:

· Holding all historical and new survey information as described in HSG264.
· Users will be able to view material assessment information over the life span of the material.

· Producing an HSG264 compliant material assessment searchable by risk and location.

· Producing a HSG264 compliant priority assessment.

· Holding location plans and photographs for each asbestos item.

· Producing a printable word report for each building surveyed.
Strategy for Compliance

1.
Management surveys for all low/medium/high rise communal block areas to be completed on a rolling programme by 2021. A list of properties to be surveyed can be found within the Management Plan.

2.
Carry out remediation works to all communal areas in priority order according to the risk assessment. 
3.
Re-inspect all communal areas within specified time scales and bring the information up to date in accordance with HSG264. An on going assessment of remedial action will take place during the survey programme.

4.
Continue to carry out management surveys to all void properties and record the findings on the MICAD database. 
5.
Carry out formal Awareness training for key staff.
6.
Obtain evidence from Contractors that they are carrying out Awareness Training of their staff as appropriate to the work that they are carrying out in accordance with CAR 2012.
Recommendations and Timetable for Action

It should be noted that for the purposes of this Management Plan, all requirements are based on the Materials and Priority assessments added together. 

No Asbestos Detected

Buildings that have had management surveys where all areas have been accessed and where no asbestos containing materials have been found. Whilst these areas require no further monitoring or inspection regimes, it is important that all records of works done to date (i.e. surveys, site drawings, etc) are properly maintained and that Brent Housing Management effectively disseminates all information regarding these areas to all interested parties (Micad). It is just as important that contractors and employees are aware that no asbestos has been identified with a particular building, as it is to inform them of any asbestos present.  Additionally, it is vital that areas outside of the survey scope are taken into consideration; for example, even after a management survey has found no asbestos to be present, further assessment may still be needed if the fabric of the building is to be altered, or demolished, etc.  In addition, it should be noted that no survey could categorically state that no asbestos is present within the fabric of a property given that limitations exist within all survey works.
Areas Yet to Be Surveyed and Areas of No Access

Surveys, which have listed areas of ‘No Access’ (management surveys) as well as buildings that have not yet been surveyed.  In some cases, the Asbestos Register will indicate that no asbestos containing materials have been identified, but there was a room/wall/ceiling void, which was not accessible.  These areas, distinct from those, which would naturally fall outside of the survey scope, should be presumed to contain asbestos even if no other items are identified on the survey.  BHM will take all reasonable steps to gain access to as many of these areas as practicable during subsequent resurveys
Areas, Which Contain Asbestos

This category includes all the presumed, strongly presumed and known asbestos containing materials identified within the building or site. This information is held within the Asbestos Report for each site. In turn, materials identified have been further categorised to aid the management of the risk posed from them. 

High Damage: Materials, which have been given a high-risk rating, are a possible hazard to health in their current condition, and should be treated as a priority. It is probable that items are damaged, unsealed or friable and require immediate remedial works to mitigate or reduce the risk posed.  Sites, which have had a management survey, may require a further assessment to confirm the presence of asbestos where it has been presumed or strongly presumed.  

Access to these areas should be restricted as necessary until appropriate removal/encapsulation works are carried out to ensure that no accidental disturbance of these materials occurs.  
Medium Damage: Materials with a medium-risk rating are a possible hazard to health in their current condition.  It is likely that these items have some minor damage, or require encapsulation or some minor remedial actions to stabilise their condition or prevent further deterioration.  Sites, which have had a management survey, may require a further assessment to confirm the presence of asbestos where it has been presumed or strongly presumed. 
Access to these areas should be restricted as necessary until appropriate removal/encapsulation works are carried out to ensure that no accidental disturbance of these materials occurs.  
Good condition: These materials present a low-risk rating and are unlikely to pose a significant risk to health in their current condition. Items should be inspected and their condition assessed regularly. These items are likely to require minimal or no remedial actions. All items should be re-inspected regularly.

Void Properties 
Carry out where a property managed by BHM becomes vacant, part of the H&S procedure is for the Voids Team to request that a void Management and targeted R&D survey to the property. Until this level of survey has been completed, the presumption must be made that all materials present do contain asbestos. Where an existing survey with records exists, this may be used and acted upon.
Any ACM’s found need to be prioritised appropriately, as high/medium or low damage and removed or encapsulated as is deemed necessary.

See appendix F & following page for void flow chart & procedure
3.5 Monitoring of ACMs

Labelling of ACMs

Where asbestos is known or suspected as indicated in the asbestos register this may be labelled with an appropriate asbestos warning sign only within non-public areas that may be disturbed by workers (e.g intake cupboard, plant rooms, and lift motor rooms). The absence of any labels indicating asbestos is not proof that none is present.  

Contractors

Brent Housing Management is responsible for ensuring that all contractors are advised as to the details of all known ACMs within the location that they are to commence work. This obligation will be met via read only access to BHM’s Asbestos Management Database MICAD. It is the responsibility of each Contractor when they are carrying out works within BHM’s premises, to check the Asbestos Register. The Housing Asbestos Team on request will provide copies of Asbestos Surveys or Bulk Sample Analysis.  Contractors will also be given details of action to be taken if further asbestos is suspected or encountered unexpectedly. It is the responsibility of the Contractors to pass this information on to all and any sub-contractor under their control. Where Contractors carrying out works on behalf of BHM disturb asbestos, this must be reported immediately to BHM’s Responsible Person. 
Staff

Staff will be made aware of the location of ACM’s within the properties BHM manage via read only access to BHM’s Asbestos Management Database (MICAD), any queries on information provided should be directed to the Asbestos Monitoring Team, via an email to the Team inbox (housingasbestos@brent.gov.uk).  Staff will also be able to report damage/or request testing by using the Asbestos Referral form stored on Info store (see appendix E) 
Monitoring
The condition of any communal ACM left in situ must be monitored on a regular basis and the results recorded. Remedial action must be taken if the condition of ACMs begins to deteriorate. The frequency of monitoring will vary dependant upon the risk posed by the ACM, i.e. its location, nature etc. Monitoring is undertaken as a visual inspection looking for signs of disturbance, scratches, broken edges, cracked or peeling paint and debris. Where deterioration has occurred recommendations for appropriate actions will be made. The regular monitoring of the ACMs must be recorded within the register.
SECTION 4. The Emergency Procedure

If anyone suspects that an asbestos containing material has been disturbed/damaged then the following steps should be taken IMMEDIATELY.

1. The immediate vicinity should be evacuated as soon as possible. Without causing alarm, the area should be cordoned off and preferably locked until a full assessment has been completed.

2. The Housing Asbestos Team should be informed immediately. All incidents - no matter how small - must be reported and recorded. 

3. The asbestos register/shared drive should be consulted to establish whether or not any asbestos information previously exists regarding the area in question.

4. A full assessment of the situation should be carried out by BHM’s appointed Analytical Company Socotec, to establish the extent and nature of any damage, possible contamination and suggested remedial actions.

5. If possible, the names of all staff potentially affected by the incident should be recorded.
A list of anyone accidentally exposed to asbestos fibres must be compiled and passed to the individual’s employer. For BHM staff, the information must be detailed and passed to both the Head of Property Services and the Head of the Corporate Health & Safety Team. This report should detail the exact nature and known extent of any exposure.
Emergency Contact Numbers

Head of Property Services (9-5)

Brent Housing Management
020 8937 2622
Strategic Compliance Manager (9-5)

Brent Housing Management
0208 937 2652

Compliance Manager (Asbestos) (9-5)

Brent Housing Management

07867 187 296
If the emergency occurs outside of office hours:

Instant Response Service: 0208-937-1234 
Asbestos Contractors 
Ductclean UK Limited (Asbestos Removal) – Paul Sheppard 07711 381 209 
Socotec Asbestos Limited (Analytical) – Rachael Waldney 01708 330 760

SECTION 5. ASBESTOS MANAGEMENT PLAN
5.1. Review of Management Plan

This asbestos management plan will be formally reviewed by:
Deputy Duty Holder 

Ryan Collymore
Head of Service - Housing Management Property 

Ryan.collymore@brent.gov.uk
0208 937 2622
This review will include:

· Information contained in the asbestos register and its update;

· Consideration of ACMs remaining on site, inspection reports etc.

· Provision of information to contractors, consultants, staff etc.

· Communication with all interested parties
· Recording of incidents and accidents
6.0 Audit and Review
The BHM Asbestos Management Plan requires that audit reviews be undertaken of not only the asbestos on the site but also the Management Plan itself.

Asbestos Condition Audits/Surveys
The effective management of any remaining asbestos in premises requires regular auditing of its condition and the circumstances surrounding its condition i.e. major works where specified ACMs are removed to a block, etc.  These audits will be undertaken at every other year but may be earlier depending on the circumstances for instance, the position and type of asbestos product, or reports from other parties.  It will highlight any change or potential for change to the material and will trigger remedial work, which may be to repair/encapsulate or remove; the monitoring would be by BHM’s Analytical Company, on a rolling programme, and any removals to be organised by BHM’s Asbestos Removal Company. A report will be prepared of any changes and any actions, which will ensure that:-
a)
details of changes are entered into Register

b)
priority assessment values are reviewed 
c)
work required for remediation or removal is programmed in
System Audits

This is broken down into two areas of audit

a)
The System and Management Audit (yearly)
b)
Audits of Contractors and the standard of work (monthly)
Because a high level of asbestos knowledge is critical to these audits BHM’s Housing Asbestos Team in conjunction with Socotec as our competent help will undertake them.
The System and Management Audit  

This will be in order to review the effectiveness of the system and will be carried out on a yearly basis. It will look at the process and system for managing and removing asbestos as well as the ordering systems and databases used. The review will also look at BHM’s policy and the existing management plan itself and revise the system as appropriate in line with the Approved Code of Practice L127. This will consist of:-
a)
Update of Registers

b)
Other reported details

c)
Remediation

d)
Effectiveness of communication

e)
Knowledge of employees to the system

f)
Information available

g)
Effectiveness of adherence to the action plan and programme

h)
Training

i)
Risk assessments/Priority assessments 

k)
Changes to legislation

l)
Record retention and record details

Any changes to the Management Plan will be made by the Head of Property Services.                            
Management Systems Review
	Is maintenance, building and demolition work controlled?
	All demolition work is carried out in compliance with the CDM regulations 2015. Refurbishment/Demolition surveys are carried out prior to demolition work.  Information is provided by the Asbestos Monitoring Team, and by providing access to Micad to interested Contractors regarding asbestos containing materials.

	Who controls the work?
	The Asbestos Administrator controls the asbestos removal work in conjunction with asbestos removal licensed contractors.

	Is there a system in place to make sure that the content of any materials that have to be disturbed is, know or can be determined from records or through analysis.
	MICAD System and records held by asbestos monitoring team.  Where necessary intrusive sampling can be ordered.

	Do maintenance/ building trades know how to work safely on ACMs?
	A licensed asbestos contractor carries out all work on ACMs unless it is notifiable non-licensed works and suitable training has been undertaken. Any NNLW works will require the Contractor to keep medical records & exposure times. Awareness training is mandatory for any contractor whose work brings them into contact with ACMs. Asbestos Team to request proof of training from Contractors. 

	Do you know the condition of all of your ACMs or materials presumed to contain asbestos?
	All common areas have been surveyed to date.

Re-inspections of blocks continue on a minimum basis of 2 years.

	Have all damaged and deteriorated ACMs been repaired?
	An ongoing remediation programme is in operation in line with the communal surveys and management plans they produce.

	Is there a Management Plan?
	Yes.

	Does everyone know their roles and responsibilities for the management of ACMs? 
	This is contained within the Management Plan and is part of the ongoing training policy.


Appendix B:
Material Assessment Algorithm
	Sample Variable
	Score
	Examples of scores

	Product type

(or debris from product)
	1

2

3


	Asbestos reinforced composites (plastics, resins, mastics, roofing felts, vinyl floor tiles, semi-rigid paints or decorative finishes, asbestos cement etc.)

Asbestos insulating board, mill boards, other low-density insulation boards, asbestos textiles, gaskets, ropes and woven textiles, asbestos paper & felt.

Thermal insulation (e.g. pipe and boiler lagging), sprayed asbestos, loose asbestos, asbestos mattresses and packing.

	Extent of damage/ deterioration
	0

1

2

3
	Good condition: no visible damage

Low damage: a few scratches or surface marks; broken edges on boards, tiles etc.

Medium damage: significant breakage of materials or several small areas where material has been damaged revealing loose asbestos fibres.

High damage or delamination of materials, sprays and thermal insulation. Visible asbestos debris.

	Surface treatment
	0

1

2

3
	Composite materials containing asbestos: reinforces plastics, resins, vinyl tiles.

Enclosed sprays and lagging, asbestos insulating board (with exposed face painted or encapsulated), asbestos cement sheets etc.

Unsealed asbestos insulating board, or encapsulated lagging and sprays.

Unsealed laggings and sprays.

	Asbestos type
	1

2

3
	Chrysotile

Amphibole asbestos excluding crocidolite

Crocodilite 

	Total score
	
	


Appendix C:
Priority Assessment Algorithm

	Assessment factor
	Score
	Examples of Score Variables

	Normal occupant activity

Main type of activity in area

Secondary activities for area
	0

1

2

3

As above
	Rare disturbance activity (e.g. little used store room)

Low disturbance activities (e.g. office type activity)

Periodic disturbance (e.g. industrial or vehicular activity which may contact ACMs)

High level of disturbance (e.g. fire door with asbestos insulating board sheet in constant use)

As above

	Likelihood of disturbance

Location

Accessibility

Extent/amount
	0

1

2

3

0

1

2

3

0

1

2

3
	Outdoors

Large rooms or well-ventilated areas

Rooms up to 100m2

Confined spaces

Usually inaccessible or unlikely to be disturbed

Occasionally likely to be disturbed

Easily disturbed

Routinely disturbed

Small amounts or items (e.g. strings, gaskets)

(10m2 or (10m pipe run

>10m2 to (50m2 or >10m to (50m pipe run

>50m2 or >50m pipe run

	Human exposure potential

Number of occupants

Frequency of use of area

Average time area is in use
	0

1

2

3

0

1

2

3

0

1

2

3
	None

1 to 3

4 to 10

>10

Infrequent

Monthly

Weekly

Daily

< 1 hour

>1 to <3 hours

>3 to <6 hours

>6 hours

	Maintenance activity

Type of maintenance activity

Frequency of maintenance activity
	0

1

2

3

0

1

2

3
	Minor disturbance (e.g. possibility of contact when gaining access)

Low disturbance (e.g. changing light bulbs in asbestos insulating board ceiling)

Medium disturbance (e.g. lifting one or two asbestos insulating board ceiling tiles to access a valve

High levels of disturbance (e.g. removing a number of asbestos insulating board ceiling tiles to replace a valve or for recabling)

ACM unlike to be disturbed for maintenance 

(1 per year

>1 per year

>1 per month

	Total score
	
	


Appendix D:
Worked Example of a priority assessment

	Priority assessment for asbestos insulating board ceiling tiles in the control room.

	Assessment factor
	Variable selected
	Score for each variable
	Overall score

	Normal occupant activity

Main type of activity in area
	Low disturbance activities
	1
	1

	Likelihood of disturbance

Location

Accessibility

Extent/amount
	Room up to 100m2

Occasionally likely to be disturbed

>50m2
	2

1

3
	Average = 2

	Human exposure potential

Number of occupants

Frequency of use of area

Average time area in use
	1-3

daily

>6 hours
	1

3

3
	Average =2

	Maintenance activity

Type of maintenance activity

Frequency of maintenance activity
	Low disturbance

>1 per year
	1

2
	Average = 2

	Total priority assessment score
	7

	Material assessment score (supplied by surveyor)
	6

	Total of material and priority assessment scores
	13


Appendix E:
Asbestos Referral Form 
	Asbestos Team Referral Form 
	

	Date :-
	

	NAME OF REFERRING TEAM 
	 

	Full postal ADDRESS 
	 

	Name of customer (or contact as applicable)
	 

	Current Phone number
	 

	Reason for referral (please specify)
	 

	location of suspect material, e.g. room & location in room 
	 

	Material type,(please specify below)
	 

	Artex ceiling (specify size) 
	 

	Wall  (specify size of area)
	 

	Cement Tank
	 

	Roof tiles  (specify area) 
	 

	Has BHM surveyor authorised this work? (state name of Surveyor)
	

	Wall panel (specify size of area)
	 

	Door panel (specify size)
	 

	Infill panel  (above which door)
	 

	Toilet cistern 
	 

	If decorations, are contractors just painting? or does repair need to be carried out 
	 

	Other special instructions 
	 

	
	 


Appendix F:

Void Procedure for void management Surveys
MANAGEMENT ASBESTOS SURVEYS ON VOIDS

PROCEDURE

· Voids e-mail Housing Asbestos Team when void is ready for survey.

· If Voids Team require any out-buildings/garages to be tested, this should be stated in the request to survey.

· Housing Asbestos Team checks historical information & Micad & if no survey exists then raises order to Analyst on V5 System.

· Housing Asbestos Team update asbestos order log and send order number to Analyst Company. 

· On receipt of request to survey, Analyst Company (Socotec) to email proposed date for picking up keys.

· Socotec collect keys from Voids Team direct within 48 hours of request unless advised otherwise.

· Survey carried out within 24 hours of key collection.

· Socotec will phone Housing Asbestos Team from site if any damaged suspected asbestos materials are discovered that constitute a H&S risk*. Socotec will also send a backup email to Housing Asbestos Team and Voids Team confirming the damaged item, location and required treatment.

· Socotec to email Housing Asbestos Team with Interim summary report, stating location/product/recommended action.

· The Housing Asbestos Team will raise any remedial works required with the removal contractor once the email confirmation is received. Time scales for works are as below**
· Management survey report will be provided within 3 days.

Important notes:

(1).If Voids team are undertaking any major refurb works including Kitchen/Bathroom replacement, Removal of ceilings, Removal of walls, etc. they must advise Housing Asbestos Team who will provide the necessary feedback as to possible asbestos content within 24 hours maximum. These works may require an additional Intrusive R&D Survey.
Appendix F: (continued)

(2) The Voids Team are still expected to use the asbestos awareness training they have received to assess any works that are undertaken within a dwelling. They will only be advised of items within the Management Survey that present a clear H&S risk. Should they encounter a suspect material that is damaged (or undamaged and intrusive works are required), this should be reported immediately to the Housing Asbestos Team for further advice or action. In the event of an operative damaging a suspect material then work should cease immediately, all materials and tools left in situ, the areas secured and the incident reported to the Housing Asbestos Team and their own line manager.

*Criteria for Health and Safety Risk

· Asbestos Insulating Board which is disturbed or damaged

· Asbestos debris 

· Asbestos Cement which is disturbed or damaged

· Artex ceilings only if considerable damage and replacement is required.

· Please note these items are unlikely to present a health and safety risk if they are external to the dwelling and therefore should not delay internal Void works.

**Time scales for removal works.

AIB- 14 day notification 

AC/Artex- 1 week approximately
Void procedure flow chart below:-
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