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Conclusion

Building occupant and worker
exposure to asbestos can result
in significant bodily injury claims
and legal liability.  
This guidance provides background on asbestos health 
risks, a brief regulatory review, and best management 
practices for owners and operators of buildings that 
may contain asbestos products and materials. It focuses 
on industrial and commercial buildings rather than 
educational facilities, which are subject to additional 
regulations and controls.   

Building owners & property managers can minimize 
risk by identifying asbestos, properly maintaining 
building areas, and exercising care when disturbance of 
asbestos building materials is necessary. When asbestos 
is suspected or known to exist, it is essential to prepare 
a written operations and maintenance (O&M) plan and 
train staff to effectively implement controls that prevent 
exposure and reduce risks.
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Background

What is asbestos?
Asbestos is comprised of a group of naturally occurring minerals 
that have been widely used in building materials and other 
products due to their properties of heat resistance, durability, and 
chemical resistance. Materials containing this group of minerals, 
including chrysotile, amosite, crocidolite, tremolite, anthophyllite, 
are regulated as asbestos-containing material (ACM). ACMs can 
be found in thermal system insulation, fireproofing, spray-on 
insulation, wallboard, floor tiles, ceiling tiles, roofing materials, 
welding curtains, cement, furnace bricks, brake and clutch linings, 
and other building and thermal-resistant products.

USEPA began banning certain ACM products in the 1970s. In 1989, 
the US Environmental Protection Agency (USEPA) attempted to 
ban most uses of asbestos. This ban was overturned in federal 
court in 1991. As a result, products and building materials 
containing ACMs may still be encountered in the environment 
today. It is generally agreed that buildings constructed prior to 
1978 have a higher probability of containing ACM.

Who can be exposed to asbestos?
Many businesses, which formerly manufactured asbestos products 
such as pipe and boiler insulation and brake shoes, exposed their 
workforce to asbestos on a daily basis. When present in buildings, 
ACMs are more likely to be encountered during maintenance,

renovation, and demolition work, or during abatement of other 
building hazards such as lead-based paint or mold.

Today, workers with a higher potential for exposure to ACM 
include asbestos abatement workers, plumbers, water utility 
workers, heating and air conditioning contractors, electricians, 
and carpenters. However, disturbance of ACM by contractors 
and maintenance staff also has the potential to expose building 
occupants, visitors, and other third parties to airborne asbestos. 

In addition, individuals working or living in buildings containing 
deteriorated asbestos pipe insulation or other surfacing materials 
such as plaster, sprayed on fireproofing, and floor tiles can also 
potentially be exposed when ACM is in poor condition.

Why is asbestos dangerous?
Asbestos can cause serious health problems. If inhaled, asbestos 
can cause lung diseases, which can disrupt the normal function of 
the lungs. Three specific diseases are linked to asbestos exposure. 
They include asbestosis (a fibrous scarring of the lungs), lung 
cancer, and mesothelioma (a cancer of the lining of the chest or 
the wall of the abdominal cavity). These diseases do not appear 
immediately after inhalation of the asbestos fibers; rather, it may 
take twenty years or more before symptoms appear.

Asbestos regulations Best management practices

In the United States, asbestos is regulated by USEPA in 40 CFR Part 
61 (National Emission Standards for Hazardous Air Pollutants) and 
40 CFR 763 (Asbestos), Subpart E (Asbestos Containing Materials 
in Schools), Subpart G (Asbestos Worker Protection) and Subpart 
I (Prohibitions on Asbestos Products; Labeling). These regulations 
address asbestos in schools, asbestos control during renovation/
demolition activities and asbestos in commercial products.

Asbestos is also regulated by the Occupational Safety and Health 
Administration (OSHA) in 29 CFR Parts 1910 (General Industry), 
1926 (Construction) and 1915 (Shipyards). These regulations 
collectively cover workers who may encounter ACM during 
mining, processing, manufacturing, construction, maintenance, 
or abatement activities. The general industry standard applies 
directly to building owners and property managers.

OSHA requires building owners to presume all materials of certain 
types (insulation, floor coverings, sprayed-on fireproofing material, 
etc.) used in construction before 1981 to be asbestos-containing 
unless determined otherwise through a survey and analysis of 
building materials (29 CFR 1926.1101). Building materials with the 
potential to contain asbestos are typically referred to as Presumed 
Asbestos Containing Material (PACM).   
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Given the extensive federal regulatory requirements as well as state 
and local building requirements, there are several Best Management 
Practices (BMPs) owners/ operators should utilize to minimize the 
risk of harmful exposure to their staff, tenants, and the general 
public, particularly prior to any renovation/demolition activities. 
Generally, these BMPs consist of identification, management, and 
abatement, which are each addressed in detail herein.

A comprehensive ACM program for a building should include the 
following BMPs and risk management steps:

• Asbestos Program Manager: appoint an individual with overall 
responsibility for asbestos policies and practices

• Inspect the Building: utilize a trained and accredited inspector 
to conduct a physical and visual inspection of the building and 
take bulk samples of suspect ACM

• Develop a written Asbestos Operations & Maintenance 
(O&M) Plan: identifies ACM building locations based on 
inspection results and establishes controls to minimize exposure

• Asbestos Abatement: when necessary, the condition of some 
ACM may require larger-scale, repair, removal, and replacement 
projects

ACMs can be found in thermal system 
insulation, fireproofing, spray-on 
insulation, wallboard, floor tiles, ceiling 
tiles, roofing materials, welding curtains, 
cement, furnace bricks, brake and
clutch linings, and other building and 
thermal-resistant products.

OSHA requires building owners to presume 
all materials of certain types (insulation,
floor coverings, sprayed-on fireproofing 
material, etc.) constructed before 1981 to 
be asbestos-containing unless determined 
otherwise through a survey and analysis of 
building materials (29 CFR 1926.1101).  
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Managing building asbestos – operations and maintenance plans

Although exposure to asbestos can result from ingestion and 
dermal contact, the air pathway is the most common route of 
exposure and most significant health concern. For this reason, 
materials that are readily made airborne/friable, such as 
deteriorated pipe insulation or sprayed-on insulation in high traffic 
areas, should be abated. Conversely, non-friable ACM, such as 
floor tiles beneath a carpet, insulated pipes in a wall cavity, and 
intact wallboard not commonly in contact with personnel, are best 
managed in place via an O&M program.   

The process of identifying, managing, and maintaining ACM and 
PACM in site buildings is best captured in a site-specific asbestos 
O&M plan. A written asbestos O&M plan formalizes site policies 
and procedures for staff training, cleaning/maintenance, work 
practices, and inspection to maintain ACM within buildings in 
good condition. The ultimate objective of the plan is to protect the 
health and safety of all building occupants.  

Building activities and projects that have the potential to cause 
accidental disturbance and/or relatively small-scale, short 
duration disturbance of ACM should be addressed in an O&M 
program. Larger projects involving the intentional disturbance or 
removal of ACM are considered asbestos abatement projects and 
outside the scope of an O&M plan. They are best conducted by 
trained and accredited professionals.

Identification
Owners of commercial buildings are required by OSHA general 
industry standards to determine the presence, location, and 
quantity of ACMs and/ or PACMs. These materials should be 
identified by a qualified, usually licensed, contractor. Some states 
have licensing programs and others do not. Building managers 
should consult individual state regulations to determine whether 
the state has specific licensing and training requirements.  

Visual observation alone is not adequate to determine asbestos 
content, so qualified contractors must collect samples to 
determine whether certain building materials contain asbestos, 
and in what concentrations. Any material that contains asbestos in 
quantities greater than 1 percent is regulated as ACM. 

An asbestos O&M plan should capture survey and sampling 
results. These findings should be summarized on a map or easily 
referenced document that describes the location and type of 
ACM in the building. Most consultants performing a building ACM 

assessment will also provide guidance on the likelihood of the 
ACM becoming airborne (friable) and thus information on relative 
hazards and material conditions is also often included. 

Building owners are obligated to inform occupants of the 
presence and location of ACM. It is particularly important for 
maintenance staff and contractors to understand where ACM may 
be encountered.  

Management
If ACMs are to be managed in place, an Asbestos O&M Plan should 
be developed with an Asbestos Program Manager appointed to 
oversee activities, such as routine ACM maintenance and minor 
repairs in areas of concern. 

Key elements of the plan include identifying and communicating 
the location of ACM/PACM within site buildings, monitoring 
ACM/PACM for signs of damage or deterioration, ensuring 
proper abatement and disposal of ACM/PACM when removal is 
necessary, detailing training requirements for onsite personnel, 
and identifying internal and external resources. The plan should 
be considered a living document requiring periodic review and 
updates as site features and contact  information changes.

While all of these components are important, identifying an 
Asbestos Program Manager, conducting routine inspections, and 
establishing a notification and work permit system are critical.  
These program elements can help prevent ACM exposures and 
quickly address potential problems associated with ACM building 
materials. 

The Asbestos Program Manager position is typically assumed 
by the building engineer, superintendent, facilities manager, or 
health & safety director. In smaller buildings, the building owner 
or property manager may assume these responsibilities. The 
program manager may also have responsibility for other building 
material hazards such as lead-based paint or mold, which may be 
encountered when addressing ACM. This position should have the 
authority to modify or postpone work to ensure building occupant 
and worker health & safety. 

Monitoring and inspection of ACM/PACM onsite ensures that 
any change in the condition of materials such as damage or 
deterioration will be detected and managed accordingly. Inspection 
frequency may vary from annual to monthly or weekly depending 
on material conditions and building conditions. Tracking the 
completion of inspections and documenting results is important to 
validate asbestos O&M plan controls are being followed.
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Notifications should be provided to the Asbestos Program 
Manager by maintenance staff and  building occupants/tenants 
before any activities or renovations that could disturb ACM/PACM. 
These requirements should be addressed through education 
or legal agreements that require notification even for small 
planned maintenance or renovation projects.  Abatement projects 
discussed below often require additional advanced regulatory 
agency notification.  

Building managers must remain aware of planned work by in-house 
staff and outside contractors (i.e., electricians, plumbers, painters, 
cleaners) that has the potential to inadvertently disturb ACM. 
Creating a work order/permit system can help prevent accidental 
disturbance of ACM by requiring approval prior to commencing the 
work. This gives the Asbestos Program Manager the opportunity to 
review the project scope and provide any special instructions. This 
also provides the opportunity to address other potential building 
material hazards such as mold or lead-based paint. It is generally 
agreed that incorporating an ACM work permit system with existing 
maintenance practices and work order programs for the building is 
preferred vs. a stand-alone permit program that is less likely to be 
consistently implemented and followed.

Bulk petroleum pr

� Asbestos Program Manager contact information
� General summary of ACM policies and procedures
� Building ACM survey and sampling results
� Building floor diagram with locations of ACM/PACM
� Periodic inspection procedures
� Safe work practices/procedures for potential ACM 

disturbance activities
� ACM work permit system and job-site controls
� External consultants, contractors, and resources
� Building occupant/tenant education and notification
� Emergency response procedures
� Training 

A written asbestos O&M Plan
should include the following:

� Recordkeeping
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ConclusionTraining

Building owners and property managers should first determine 
whether ACM is present in their facility. If so, the first option is to 
manage it in place by implementing an effective O&M plan that 
addresses key elements designed to minimize exposure to ACM. If 
ACM building materials are friable, in poor condition, or otherwise 
must be removed in a large scale project, qualified, trained 
personnel should perform the abatement under strict supervision.

Establishing an Asbestos Program Manager, performing periodic 
inspections of ACM building materials, and establishing a 
notification and work permit system are critical elements of any 
asbestos O&M Plan. Educating building workers and tenants and 
exercising oversight of maintenance staff and outside contractors 
with the potential to encounter ACM/PACM are also important risk 
management features of any asbestos O&M program.

Periodic updates to written asbestos O&M plans and related 
asbestos refresher training for key staff will help building owners 
and property managers maintain a safe environment. These 
actions will ultimately help minimize potential asbestos exposures 
that could result in third party bodily injury and property damage 
claims as well as legal defense expenses.  

   

Abatement
Abatement guidance within the O&M Plan provides detail for 
those conducting the clean-up, repair, encapsulation, enclosure, 
or removal of ACM/PACM. Determination of activities/projects 
appropriate for in-house staff vs. third-party abatement contractors 
should be clearly defined. Depending on the level of abatement 
conducted by in-house staff, procedures may be needed for 
regulatory notifications, air sampling, personal protective 
equipment (PPE), clearance sampling, waste disposal, and 
recordkeeping. Most building owners and property managers retain 
qualified abatement professionals to complete larger scale work.

Even small scale activities that have the potential to disturb asbestos 
should be conducted by trained personnel. Whether in-house 
staff or outside contractors are utilized, these individuals should 
understand the use of personal protective equipment, use of “wet,” 
“encapsulation,” and “glove bag” techniques, and the potential need 
for portable equipment with dust-collection. Isolation of building 
air handling systems, construction of containment areas, and use of 
High Efficiency Particulate Air (HEPA) filters may also be needed to 
prevent asbestos dust from migrating to occupied building areas.

If a facility owner determines that larger-scale abatement is the best 
alternative to deal with ACM, or if extensive renovations or 
demolition is to be performed, rigorous OSHA regulations must be 
followed. OSHA regulates worker exposure to airborne asbestos 
and has established a Permissible Exposure Limit (PEL) of 0.1 fibers 
per cubic centimeter (f/cc) as an eight-hour time-weighted average 
(TWA) with an Excursion Limit of 1.0 f/cc over 30 minutes. Exceeding 
the PEL triggers a set of provisions for exposure control and 
medical monitoring. These provisions include personal protective 
equipment, respiratory protection, employee exposure monitoring, 
training, medical surveillance, and recordkeeping.

Asbestos abatement operations are classified by USEPA as Class 
I through Class IV. Class I operations are the most potentially 
hazardous and include the removal of sprayed-on or troweled-on 
surfacing ACM and thermal system insulation. Class II operations 
include the removal of non-thermal systems ACM such as floor tiles 
or roofing materials. Class III operations include maintenance and 
repair activities in which ACM may be disturbed. Class IV activities 
are custodial activities in which ACM debris is handled.

Employees who perform Class I through IV operations must 
receive extensive training in accordance with USEPA guidelines. 
All contractors performing work which may disturb ACM as well as 
facility personnel performing Class III O&M work must receive this 
training from qualified individuals.

Similar to ACM inspectors, most states require abatement 
contractors to be licensed. Building owners should require 
contractors to provide licenses, training records for the employees 
performing the work, references, and proof of valid general liability 
and pollution insurance. 

Generally, asbestos abatement contractors will erect a 
containment area to prevent migration of asbestos fibers.  
Contractors also generally take personal, workspace, and 
perimeter air samples to determine potential exposures. Once 
completed, the area of abatement will have clearance samples 
taken from surfaces and air to prove the abatement was successful 
and the space is safe to occupy.

All ACM wastes should be disposed of in accordance with federal 
and state solid waste regulations at a permitted facility, following 
all packaging (double bagging, etc.) and labeling requirements. 
ACM wastes must typically be managed as non-hazardous industrial 
waste and disposed of at a permitted asbestos waste landfill.

In-house staff should be trained on the requirements of the 
asbestos O&M program and building-specific O&M Plans.
They should understand the location of ACM/PACM and
activities that have the potential to disturb it. Also, training
should be provided on notifications and work order/permit 
systems. Staff should be clear about activities that can be 
accomplished in-house vs. those projects requiring asbestos 
abatement professionals. 

USEPA requires asbestos professionals to be trained and
accredited prior to performing ACM inspections or designing 
or conducting abatement at schools and public or commercial 
buildings. USEPA has also provided guidance to states on 
the minimum training requirements for accrediting asbestos 
professionals in various disciplines. Asbestos professionals
must undergo initial and annual refresher training. For 
requirements specific to your state and a listing of
approved courses in your state, contact your state agency.
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OSHA regulates worker exposure to 
airborne asbestos and has established
a Permissible Exposure Limit (PEL) of
0.1 fibers per cubic centimeter (f/cc) as
an eight-hour time-weighted average
(TWA) with an Excursion Limit of 1.0 f/cc 
over 30 minutes.
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