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1 EXECUTIVE SUMMARY 
 
At the request of Tony Hardy of the Department of Urban Services Facilities 
Management, Robson Laboratories visually inspected Hall Primary School in Hall 
ACT in May 2004 to determine the extent and condition of asbestos materials.  
 
Although this survey made every attempt to assess accessible areas for asbestos, 
this was not a destructive survey and exclusions are made for inaccessible areas. 
The likelihood of hazardous materials in inaccessible areas, such as asbestos 
lagging to hot water pipes set into masonry walls, is documented in broad terms. 
 
The results of the survey should be used as a basis for development of an Asbestos 
Management Plan for Hall Primary School.  In the case of future building works the 
plan would enable the appropriate management of asbestos materials in 
accordance with the Worksafe Australia Asbestos Code of Practice 1988. 
 
This survey, although extensive, must not be used as a Specification or Method 
Statement for any future asbestos removal project. In this instance detailed plans, 
quantities etc. would be required. 
 
Implications and recommendations relating to the appropriate removal or control 
methods are made in accordance with the requirements of Worksafe Australia, ACT 
BEPCON & ACT WorkCover. 
 
 
1.1 Results 
 
The survey revealed bonded stable forms of asbestos were present. 
 
These asbestos materials may remain in situ as long as they are well maintained. 
Provided these materials do not deteriorate they would not be anticipated to release 
significant fibre under normal building usage. 
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Asbestos materials Hall Primary School: 
 
Table 1. Condition Assessment – Asbestos Materials 
 
Asbestos 
Material  

Material Location (refer 
plan) 

Description/
Quantity Condition Maintenance 

Removal – 
est. costs 
(only) 

Internal 
Asbestos 
Cement 
Ceiling Sheet 

 
Grades 2-6 Bldg : 
Enclosed Porch 
 
Kindergarten Bldg: 
Enclosed Porch & 
Storage Rm 
 
LOTE Bldg: All ceilings 
  
Preschool Bldg: All 
ceilings 
 

~60m2 
 
 
~70m2 
 
 
 
~70m2 
 
~180m2 

 

4 D 
@$20/m2 

 
$7,600 

Internal 
Cement 
Wall sheet 

Admin Bldg: All external 
walls; walls to store rm 
and porch end (south) 
office. 
 
Kindergarten Bldg: 
Storage Rm. 
 
LOTE Bldg: All walls. 
  
Preschool Bldg and 
attached toilet: All walls. 
 
Hall: All exterior walls 
 
Cottage: Hall closet to hot 
water heater 

~110m2 
 
 
 
~50m2 
 
 
~150m2 
 

~245m2 

 
 

~130m2 

 

~2m2 

4 D 

@$15/m2 

 

 
$10,305 

External 
Cement 
Wall sheet 

Preschool Bldg: All 
external walls. 
 
Hall: All external walls 

 
~220m2 
 
 
~130m2 
 

4 D 

@$15/m2 

 

 
$5,250 

Porch  
Cement 
Sheet 

Admin Bldg: Porch 
 
Hall: Porch 

~ 14m2 
 
 
~ 15m2 

4 D 

@$15/m2 

 

 
$435 
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Asbestos 
Material  

Material Location (refer 
plan) 

Description/
Quantity Condition Maintenance 

Removal – 
est. costs 
(only) 

Eaves and 
Soffit 

Administration: Porch 
Ceiling; 
 
Grades 2-6: All Eaves 
and soffit to the 
Kindergarten; 
 
 
Kindergarten: All Eaves 
 
Preschool: All Eaves on 
Main Bldg 
 
Cottage: All Eaves and 
Soffit 
  

~14m2 

 

~100 lineal 
m & 10m2 

 

 

 
 
72 lineal m 
 
60 lineal m 
 
 
46 lineal m 
& 3m2 

 

4 D 

@$20/lin
m 

 

 
$6,120 

Tylux Wall 
Sheet Cottage Laundry ~ 15m2 4 D 

@$20/m2 

 
$ 300 

Cement 
Sheet 
Formwork 

Museum: main entrance ~ 10 lineal m 4 D 
@$30/lin m 

 
$ 300 

 
Notes: 
* The final cost is dependent on the extent and difficulty of the removal to be undertaken. 
Department of Urban Services Condition Rating and Maintenance Rating – Refer to Appendix 3 for 
the complete explanatory sheet. 
 
 
 

Condition Rating Maintenance Rating 
  
5 Excellent Good  
4 Good 
3 Normal 
2 Poor 
1 Run Down 
 
 
 
 
 
 
 
 
 

A Critical 
B Essential 
C Important 
D Discretionary 
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Plate 1.  Preschool 1 – External wall 
sheet 

Plate 3.  Hall - Porch Flooring 

Plate 2.  Preschool 2  – Perforated 
Ceiling 

Plate 4.  Cottage Laundry – Tylux 
Sheeting 
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Hall Primary School – Asbestos Locations 

Asbestos 
Material Location/details 

Asbestos 
type(s) & 

Sample No. 
Comments 

Internal 
Cement 
Ceiling 
Sheet 

Grades 2-6 Bldg: Enclosed 
Porch; 
 
Kindergarten Bldg: Enclosed 
Porch & Storage Rm; 
 
LOTE Bldg: All ceilings; 
  
Preschool Bldg: All ceilings. 

Chrysotile 
Asbestos 

 
Sample 2123 – 

11– 4 & 11 

Internal 
Cement 
Wall sheet 

Admin Bldg: All external 
walls; walls to store rm and 
porch end (south) office; 
 
Kindergarten Bldg: Storage 
Rm; 
 
LOTE Bldg: All walls; 
  
Preschool Bldg and attached 
toilet: All walls; 
 
Hall: All exterior walls; 
 
Cottage: Hall closet to hot 
water heater. 

Chrysotile 
Amosite 
Asbestos 

 
 Sample 2123 – 
11 – 1, 9, 12 & 

17 

External 
Cement 
Wall sheet 

Preschool Bldg: All external 
walls; 
 
Hall: All external walls. 

Chrysotile 
Asbestos 

 
Sample 2123 – 

11– 10 

Porch  
Cement 
Sheet 

Admin Bldg: Porch; 
 
Hall: Porch. 

Chrysotile 
Asbestos 

 
Sample 2123 – 

11– 4 

 
 

Leave, label and 
maintain 

 
Remove by an ACT 
licensed asbestos 

removalist if proposed 
building works is likely 

to disturb asbestos 
containing materials 
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Hall Primary School – Asbestos Locations 

Asbestos 
Material Location/details 

Asbestos 
type(s) & 

Sample No. 
Comments 

Eaves and 
Soffit 

Administration: Porch 
Ceiling; 
 
Grades 2-6: All Eaves and 
soffit to the Kindergarten; 
 
 
Kindergarten: All Eaves; 
 
Preschool: All Eaves on 
Main Bldg; 
 
Cottage: All Eaves and 
Soffit. 

Chrysotile 
asbestos 

 
Sample 2123–

11-6 & 7 

Tylux Wall 
Sheet Cottage: Laundry. 

 Asbestos 
present 

 
Sample **2123–

11-19 

Cement 
Sheet 
Formwork 

Museum: main entrance. 

 Asbestos 
present 

 
Sample **2123–

11-13 

Stored 
Cement 
Sheet  

Hall: subfloor. 

 Chrysotile 
asbestos 

 
As per Sample 
2123–11- 10 

Leave, label and 
maintain 

 
Remove by an ACT 
licensed asbestos 

removalist if proposed 
building works is likely 

to disturb asbestos 
containing materials 

Notes: 
**Visually assessed in the field. 
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APPENDIX 2 
 

Inclusions 
 

Worksafe Australia, Sydney 1988, "Asbestos: Code of Practice & Guidance Notes" 
Sections 3.1, 3.5, 3.6, 4.3, 8. Table 1, & 12. 

 
 
 



 Hall Primary School  
 Asbestos Survey 
 
 

Asbestos Survey May 2004 
Hall Primary School          Hall 2123-11-AsbSur    

 
 
INCLUSIONS 
 
Worksafe Australia, Sydney 1988, "Asbestos: Code of Practice and Guidance 
Notes" Section 3.1 summarizes the current requirements which have been adopted; 
 
 
"3.1 GENERAL PRINCIPLES 
 
 
. The ultimate goal is for Australian workplaces to be free of asbestos. 
 
. Asbestos removal may not be immediately necessary, but must be completed 

before a structure or part of a structure is demolished. 
 
. Removal of such asbestos should be subject to priority setting, determined by 

the condition and location of asbestos. 
 
. Asbestos presents a risk only when it is airborne. The risk to health increases 

as the number of fibres inhaled increases. 
 
. Wherever practicable, substitutes shall be found for asbestos products. Such 

substitutes for asbestos products should be thoroughly evaluated before use, 
to ensure that they do not constitute a health hazard. Ultimately, all asbestos 
products should be eliminated. 

 
. Asbestos which has been incorporated into a stable matrix can be found in 

many working environments. Provided the matrix remains stable and no 
airborne dust is produced, it presents no health risk. 

 
. The presence of asbestos should be identified. 
 
. No person shall be exposed to risk of inhalation of asbestos in the course of 

employment without being provided with full information of the occupational 
health and safety consequences of exposure and appropriate control 
strategies. 

 
. At present it is not possible to assess whether there is a level of exposure in 

humans below which an increased risk of cancer would not occur. Accordingly, 
exposure should always be limited to the minimum level feasible. 

 
. Asbestos removalists and maintenance workers in an asbestos environment 

must be suitable protected. 
 
. The recognised occupational exposure standard is that adopted by the 

National Occupational Health and Safety Commission. The method used to 
measure exposure is the Membrane Filter Method as endorsed by the National 
Commission. 
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. Products containing asbestos shall be labelled accordingly. 
 
. The spraying of asbestos shall be prohibited. All future use of asbestos for 

insulation shall be prohibited." 
 
It is recommended that where the presence of asbestos building products have 
been identified property owners, managers, occupiers and the relevant employer 
and employee organisations become fully aware of their obligations described in the 
Worksafe Code. Sections which are referred to in this Survey are reproduced below. 
 
Worksafe Australia, August 1988 "Asbestos: Code of Practice and Guidance Notes"  
 
 
"3.5 REGISTER 
 
. Owners, or their agents, shall institute an inspection of each structure owned. 

A register shall be maintained, with regular updating of the results of these 
inspections. The register will contain details of the site, type and condition of 
any asbestos products found, and shall be made available for inspection by 
tenants (employers), employees, union representatives, government 
representatives, contractors and maintenance personnel. Where no asbestos 
is found, a record of such a finding shall be kept." 

 
 
" 3.6 CONTROL 
 
. Not withstanding the ultimate goal of an asbestos free workplace, priorities 

should be set for control in the short term. 
 
. Asbestos products, if stable and inaccessible, should be left in situ until 

demolition, partial demolition or renovation. 
 
. Where in situ asbestos is in a stable condition, but accessible, it should be 

appropriately controlled by a range of options canvassed later in this 
document. 

 
. Asbestos which is not in a stable condition, or is determined to constitute an 

unacceptable health risk, shall be removed by a registered removalist. 
 
. Any asbestos left in situ shall be clearly labelled and regularly inspected to 

ensure that it is not deteriorating or contributing to an elevated health risk. 
 
. Property owners in conjunction with agents or employers shall establish 

procedures to ensure that persons entering the area where asbestos is 
present shall, unless assessment of the risk indicates that it is unnecessary, 
wear appropriate protective equipment an, in all cases, minimise the 
disturbance of the asbestos product. "  
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" 4.3 PROPERTY OWNERS 
 
Property owners or lessees, or managers or their agents have a responsibility in 
relation to asbestos, to: 
 
. identify all asbestos products within their properties and to record the location 

and condition of such asbestos in a register in accordance with Section 3.5 
 
. inform tenants of any asbestos treatment which may become necessary 
 
. ensure that all contractors required to do work are informed of the presence of 

asbestos 
 
. arrange for regular periodic inspections of properties by a competent person 

whose advice shall be taken on any treatment indicated. " 
 
8. Worksafe Australia, August 1988 "Asbestos: Code of Practice and Guidance 
Notes" Table 1: Determination of Appropriate Control Method for Asbestos." 
 
 
"DEFER  
 
Appropriate when: Not appropriate when  
 
Negligible risk of exposure Possibility of deterioration or damage 
 

and 
 

Asbestos inaccessible and fully Airborne asbestos dust exceeds 
contained recommended exposure standard 
 

or 
 

Asbestos stable and not liable to damage 
 
Advantages Disadvantages 
 
No initial cost Hazard remains 
 
Cost of removal deferred Need for continuing assessment 
 
 Asbestos management programme 
 required  
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ENCAPSULATE OR SEAL 
 
Appropriate when: Not appropriate when: 
 
Removal difficult or not feasible Asbestos deteriorating 
 
Firm bond to substrate Application of sealant may cause 
 damage to material 
 
Damage unlikely Water damage likely 
 
Short life of structure Large areas of damaged asbestos 
 
Readily visible for regular assessment    
 
Advantages Disadvantages 
 
Quick and economical for repairs Hazard remains 
to damaged areas 
 
May be an adequate technique to Cost for large areas may be near 
control release of asbestos dust removal cost 
 
 Asbestos management system 
 required 
 

 Eventual removal may be more difficult 
 and costly 
 
 
ENCLOSURE 
 
Appropriate when: Not appropriate when: 
 
Removal extremely difficult Enclosure itself liable to damage 
 
Fibres can be completely contained Water damage likely 
within enclosure 
 
Most of surface already inaccessible Asbestos material cannot be fully 
 enclosed 
Disturbance to, or entry into 
enclosure area not likely 
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Advantages Disadvantages 
 

May minimise disturbance to Hazard remains 
occupants 
 
Provides an adequate method of Continuing maintenance of enclosure 
control for some situations  
 Asbestos management program 
 required 
 
 Need to remove enclosure before 
 eventual removal of asbestos 
 
 Precautions necessary for entry into 
 enclosure 
 
 
REMOVAL 
 
Appropriate when: Not appropriate when: 
 
Surface friable or asbestos poorly Located on complex and  
bonded to substrate inaccessible surfaces 
 
Asbestos is severely water damaged  Removal extremely difficult and  
or liable to further damage or other techniques offer satisfactory 
deterioration alternative 
 
Located in A/C duct 
 
Airborne asbestos exceeds 
recommended exposure standard 
 
Other control techniques inappropriate 
 
Advantages Disadvantages 
 
Hazard removed Increases immediate risk of exposure 
 especially to removal workers 
 
No further action required Creates major disturbance inbuilding 
 
 Often highest cost, most complex and 
 time consuming method 
 
 Removal may increase fire risk in 
 building; substitute required 
 Possible contamination of whole building 
 if removal done poorly" 
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"12. LABELLING AND WARNING SIGNS 
 
Material containing asbestos should be labelled as follows: 
 
  CAUTION 
 
  CONTAINS ASBESTOS FIBRE 
 
  AVOID CREATING DUST 
 
  SERIOUS INHALATION HEALTH HAZARD 
 
All identified asbestos in a building or other structure should be labelled so that it is 
clearly visible to a person using the area, until it is finally removed. This requirement 
applies equally to asbestos in good condition and to treated asbestos. Labels used 
for this purpose must identify the material as containing asbestos and should 
comply with Australian Standard 1216.(7) All warning signs should comply with 
Australian Standard 1319.(8) 
 
Enclosed areas, and areas which contain encapsulated or sealed asbestos, should 
be labelled or otherwise signposted with cautionary warning signs in accordance 
with Australian Standard 1319.(8) The purpose of these cautionary warning signs is 
to ensure that the asbestos is not worked upon without correct precautions being 
taken and to ensure that, in the event of damage, the occurrence is reported 
immediately so that corrective action can be taken. 
 
 
An example of these signs is shown below. 
 
 
 CAUTION ASBESTOS 
 
 RESPIRATORY PROTECTION MUST BE WORN 
 
 NO ADMITTANCE - ASBESTOS 
 
 REPORT TO PROPERTY MANAGER 
 
An alternative international (9) symbol may also be used for labelling of asbestos-
containing products." 
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APPENDIX 3 

 
Department of Urban Services 

Condition and Maintenance Rating  
Explanatory Sheet 
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APPENDIX 4 
 

Laboratory Results  
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