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POLICY STATEMENT
1. Introduction
1.1 Asbestos was widely used in the construction of buildings before it was banned in 1999. Where asbestos materials are in good condition and are unlikely to be disturbed they do not present a risk. However, where they are disturbed asbestos fibres are released into the air and if inhaled can lead to lung diseases.

1.2 There are three asbestos risks still found in residential property, Crocidolite (blue), Amosite (brown) and Chyrsotile (white). All are potentially hazardous, but blue and brown more so than white. 
1.3 Ealing R&H acknowledges the hazards associated with exposure to asbestos containing materials (ACM). It accepts its responsibility under relevant legislation listed in this policy to protect the health and safety of all staff, contractors, residents and their visitors, and any other person who may be at risk from asbestos in the buildings that it owns, leases and manages. This policy sets out how Ealing R&H will fulfil its duties by reducing, as far as is reasonably practicable, the risk of exposure to asbestos. 

2. Scope 

This policy applies to all Ealing R&H sites, employees and users of those sites. 
3. Policy aims

3.1. This policy seeks to ensure that Ealing R&H complies with legislation and takes steps, as far as is reasonably practicable, to prevent the exposure or likely exposure to asbestos by residents, staff and contractors during work-related activities. This will be achieved through:
· Promoting awareness of the hazards of ACMs and the council’s policy, plan and procedures through employee training;

· Maintaining an asbestos register for all council owned housing property;

· Providing information on asbestos to employees, contractors and tenants;

· Implementing an effective management plan so that appropriate measures such as monitoring, encapsulation, labelling, inspection or removal of existing ACMs is undertaken;

· Regularly reviewing this policy and the Asbestos Management Plan.
4. Legislation 
4.1.
Health and Safety at Work etc. Act 1974 (HASWA) gives employers the duty to safeguard the health and safety of their employees. It also places general duties on employers towards people other than their employees.
4.2. Management of Health and Safety at Work Regulations 1999 requires employers to assess the risks arising out of employees work activities and working environment and the risks to third parties.
4.3. The Control of Asbestos Regulations 2012 places duties on the person responsible for a building to identify the presence of asbestos and manage the asbestos to prevent persons becoming exposed to loose asbestos fibres.
4.4. Defective Premises Act 1972 places a duty of care on builders, sub-contractors and landlords to prevent harm to anyone as a result of defects in the state of premises.

4.5. Construction (Design and Management) Regulations 2015  requires clients to pass on information about the state or condition of any premises (including the presence of hazardous materials such as asbestos) to the planning supervisor before any work begins and to ensure that the health and safety file is available for inspection by any person who needs the information.
5. Dutyholder responsibilities

5.1. In line with section 4 of Control of Asbestos Regulations 2012 Ealing R&H has a duty to manage asbestos. The dutyholder within Ealing R&H is the Head of Repairs and Maintenance. The dutyholder will:
· take reasonable steps to find out if there are materials containing asbestos in non-domestic premises, and if so, its amount, where it is and what condition it is in; 

· presume materials contain asbestos unless there is strong evidence that they do not; 

· make, and keep up-to-date, a record of the location and condition of the asbestos containing materials - or materials which are presumed to contain asbestos; 

· assess the risk of anyone being exposed to fibres from the materials identified; 

· prepare a plan that sets out in detail how the risks from these materials will be managed; 

· take the necessary steps to put the plan into action; 

· periodically review and monitor the plan and the arrangements to act on it so that the plan remains relevant and up-to-date; and

· provide information on the location and condition of the materials to anyone who is liable to work on or disturb them.

5.2. For domestic properties, the same principles will apply; action taken will be informed by risk assessment.
6. Locating and identifying asbestos
Surveys and sampling
6.1.
Ealing R&H will identify the location and condition of all ACMs as far as is reasonably practical to protect staff and others.
6.2. Surveys will be carried out to locate and help manage asbestos in housing stock built prior to 2000. Additional surveys will be carried out prior to planned works and to meet the needs of the repairs and maintenance team, when properties are vacant prior to letting or refurbishment or demolition. Surveys will:

· so far as is reasonably practicable, identify and record the location, extent and product type of any presumed or known Asbestos Containing Materials (ACMs);
· inspect and record information on the accessibility, condition and surface treatment of any presumed or known ACMs;
· carry out a risk assessment to determine further action required.
6.3. Where, through surveys, asbestos has been identified in communal areas it has been removed except where present in external soffits and fascias to roofs in blocks and is undamaged. In these cases it will be regularly inspected and removed or encapsulated prior to cyclical or planned works to the block. Stock condition surveys carried out from time to time will update information to ensure that, as far as possible, the location and type of asbestos is known.   

6.4. All asbestos surveys of housing stock will be carried out with reference to HSE guidance, a competent consultant will be employed and the survey will be carried out by accredited surveyors with reference to guidance from UKAS (RG8). 

6.5. Where it is suspected that asbestos maybe present, samples will be taken to determine if there is the presence of asbestos and its type. Where the suspected asbestos is in a confined space an air sample will also be taken. 
7. Managing asbestos

Risk assessment

7.1. Where asbestos is suspected by staff or is a concern for residents a survey will be requested from a licensed consultant. A risk assessment will form part of this survey. 
7.2. Surveys will provide information about asbestos in a property based on a material assessment and a priority assessment of risk.

7.3. In line with HSE guidance where ACMs (this includes asbestos floor tiles, artex and asbestos roof tiles) are in good condition, and are unlikely to be damaged or disturbed Ealing R&H will leave them in place as removal maybe more hazardous. Regular inspections will be completed to monitor their condition.  
Asbestos removal
7.4. Where action is taken it will be based on the risk rating. Details of appropriate action according to risk are set out in the asbestos management plan. Options are protect or enclose, seal or encapsulate, repair or remove. Where risk is low no immediate action is needed, but management of the asbestos will be on-going with regular inspections. Very high risk will lead to immediate restricted access to the affected area and immediate removal. Where necessary residents will be decanted during works. Where no asbestos is found a reassurance certificate is issued and the resident informed where applicable.

Asbestos register

7.5. Ealing R&H maintains an Asbestos Register of the location, type and condition of any material identified or presumed to contain asbestos. All Ealing R&H staff and contractors have access to the register. Any information collected on site by contractors or staff regarding the location, extent or type of asbestos will be added to the register.
7.6. The register contains details of any asbestos materials, or presumed asbestos materials, found in buildings surveyed or visually inspected, giving details of its location, the type of material, the type of asbestos it contains, surface treatment, its condition, accessibility and the risk associated with it. It also contains:
· Details of asbestos materials removed;
· Details of any change in condition observed in asbestos containing material;
· Details of any materials tested and found not to contain asbestos;
· All historical and new asbestos survey data;
· Details of the next survey or inspection date. 

Management plan
7.7. An Asbestos Management Plan has been developed that sets out how the risks arising from the presence of asbestos will be managed this includes plans for work on asbestos materials, the schedule for monitoring the materials' condition and telling people about decisions made. 
Labelling

7.8. Ealing R&H has not labelled asbestos in the past but, in conjunction with residents and contractors, will consider phased labelling of ACMs left in situ to help inform residents, staff, contractors and the emergency services. 

7.9. While other works are being undertaken, asbestos that is to remain in place will be temporarily labelled to avoid accidental damage during those works. 

Monitoring of ACMs
7.10.Where ACMs are left in place they will be monitored regularly through visual inspection. This will be carried out through regular estate inspections of communal areas and whenever staff are on site. In addition residents will be advised to monitor the condition of any ACMs within their home.
8. Provision of information

General information

8.1. Ealing R&H will develop a leaflet on Asbestos which will be made available to residents. It aims to inform and not alarm residents about asbestos, what they can do and how Ealing R&H will deal with asbestos and any queries or concerns. 

To residents when asbestos is present or likely to be present
8.2. Residents whose homes contain, or are likely to contain, asbestos will be advised where the asbestos is, what Ealing R&H plans to do about it, how best to minimise any risk that may be associated with the material and who to contact in the event that the material deteriorates or is damaged. When notified about the presence of asbestos within their homes, residents will be asked to notify Ealing R&H of any damage to or deterioration in its condition.

Information to contractors 

8.3. All information will be made available to contractors about the type and location of asbestos known or likely to be present in the property(s) in which repairs or improvements, either programmed or responsive, are proposed. This will be in the form of an extract from the asbestos register and full copies of survey reports where available. For projects to which the Construction (Design and Management) Regulations 2007 apply, this information will be included in the tender stage health and safety plan.

8.4. Works orders issued to contractors will contain a caution where asbestos is present. If a works order does not contain a caution and a survey has not been carried out the contractor will be told that the property has not yet been surveyed and to presume that asbestos containing materials are present. 

Requesting permission for improvements
8.5. Where a resident seeks approval to carry out improvement works to their property the resident will be advised if there is asbestos in their property and given advice on how to deal with it. Where an improvement will disturb asbestos in the home, Ealing R&H may arrange for its removal.
Information requests from right-to-buy applicants, freeholders and third parties 

8.6. Right-to-buy applicants will be advised in writing about any asbestos materials found or likely to be present in their home on receipt of a written enquiry from either the applicant or the applicant's representative. Where a survey does not exist a survey will be commissioned. 
Information requests from freeholders and other third parties
8.7. Information will be provided upon receipt of a formal request made under the Freedom of Information Act. 

9. Training and instruction
9.1. All front line staff who occasionally or frequently work on site together with customer service and management staff with responsibility for asbestos will receive Asbestos Awareness training. Refresher training will be provided on an annual basis. All new staff will receive awareness training as part of their induction into Ealing R&H.
9.2. Approved contractors are required to train their employees and sub-contractors and the Head of Repairs and Maintenance monitors that this has been done. Ealing R&H and contractors run regular Toolbox talks focusing on health and safety, asbestos will be the focus at least annually.  
9.3. Training for technical staff will be provided to ensure they have the necessary knowledge to comply with the Control of Asbestos Regulations 2012 and associated HSE approved codes of practice and guidance, and with the requirements of the Construction (Design and Management) Regulations 2007. 

10. Carrying out repairs and maintenance

Discovering asbestos

10.1. All people working in Ealing housing stock are informed that they must be vigilant to ACMs even where asbestos has not been identified within a property. There is always the potential for ACMs not to have been identified before maintenance is carried out. 
10.2. All works orders will highlight if asbestos is present in the property. Procedures for risk assessment of works involving a likelihood of encountering ACM will be carried out by the contractor to ensure removal, management and control of existing asbestos is carried out in accordance with the Control of Asbestos Regulations 2012.

Voids

10.3. When a property becomes void and a survey has not been carried out, it will be commissioned. Any asbestos found will be removed. 
Removing asbestos
10.4. Where material is found that is presumed to be asbestos the asbestos register will be consulted. Depending on whether information exists on the presumed ACMs, advice is given on necessary precautions or actions or a survey is arranged by a licensed contractor.  

10.5. Action appropriate to the risk will be taken, which may include clearing or sealing the work space or other areas of the building, informing users of the building, air monitoring and removing asbestos. Where a resident cannot remain in the property a temporary move will be arranged.
10.6. In the event that an employee or other person is exposed to the release of asbestos fibres, Ealing R&H will comply with the Control of Asbestos regulations 2012.
11. RESPONSIBILITIES

11.1. The Head of Repairs and Maintenance is the duty holder. The duty holder will ensure that relevant policies and procedures for the management of asbestos are put in place, and reviewed every three years or when there is a change in legislative requirements. 
11.2. The Duty Holder will identify and appoint a responsible person for all sites in the organisation, and ensure that these persons attend relevant training to manage the identified risk once the risk assessment has been completed. This information will be reviewed and revised quarterly and reported to the Health and Safety panel.

11.3. The Responsible Person is the person in control of activities on site and must:

· Assess the risk of the asbestos present at the site and determine its condition.

· Record the results of the risk assessment and pass them onto the other occupiers/users of the premises.

· Collaborate with the occupiers and others in the preparation and implementation of the management plan to control the risk from asbestos containing materials.

· Ensure anyone potentially at risk receives information on the location and condition of the asbestos containing materials.

· Oversee the competent management of the asbestos containing materials, whether to be removed or contained. 

11.4. Ealing R&H maintain a register of all identified asbestos containing materials within the housing stock that Ealing Council owns, leases or manages. 

11.5. The Executive Management Team will ensure that adequate resources are available for the implementation of the asbestos management plan. 

11.6. Heads of Service will ensure that all employees under their management are trained in asbestos awareness to a level appropriate to their area of work. 

11.7. All staff must make full and proper use of any equipment and safety measures provided to them and continue to evaluate all risks to themselves and others while working with or near to asbestos containing materials or where asbestos containing materials may be present.
MONITORING AND REVIEW
12. Measuring performance 
12.1. Contractors are required to provide their training and performance records monthly together with the records from any subcontractors. Managers monitor the performance of contractors monthly; this includes compliance with the standards and procedures for the removal of asbestos materials laid down in this policy.

13. Monitoring and review of policy and management plan 

13.1. Monitoring arrangements will be put in place to ensure that the systems and procedures outlined in this Policy and Management Plan are carried out. Where shortfalls in performance are seen the causes will be identified and the necessary corrective action will be taken at the appropriate management level. 
13.2. Management reviews of the policy and management plan will be carried out every three years. 
13.3. Annual audits and ongoing spot checks of asbestos procedures and the management plan will be carried out. 
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