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Department of Urban Services, City Services, 
Facilities Management Condition Assessments 

 
Limitations of Use 

 
It is important to note that the terms of reference for this asset condition assessment 
limit the scope of the assessment to assessing the current condition of the assets 
relative to the Building Code of Australia (BCA) which applied at the time of 
construction of the asset.    
 
This assessment does not attempt to outline the scope, and in turn the costs, 
associated with upgrading the assets to reflect legislative changes to the BCA which 
have been introduced during the life of the assets.   This includes but is not limited 
to:- 
  

• Disabled access and amenities; 
• EEO issues resulting from a change in the user’s staffing policies and EEO 

legislation; 
• Trade waste issues including the washing of vehicles; 
• Redundant Fuel tank issues;  
• Hazardous goods storage issues; and 
• Locations of and the need for Fire Hose Reels. 

 
A full BCA compliance audit would need to be conducted to assess these issues. 
 
It is also important to note that if these issues were to be taken into consideration the 
resulting costs would in many cases far out weigh anything which this assessment 
has identified, particularly for the older assets. 
 
This assessment outlines a program of rectification works over a five year period with 
most works being programmed during the initial two years to address the major 
problems on a prioritised basis.    Again the assessment does not try to determine a 
scope of work for the building asset elements in order to give the asset a new lease 
of life for another 25/30 years.    Such an approach would dictate major structural and 
services upgrades again on a cost scale far in excess of anything outlined in this 
assessment.  
 
In short, this assessment should not be considered the basis for a Capital Works 
Project Budget estimate, rather, it is an assessment which would:-  
 

• On a case by case basis form the scope for a Minor New Works project to 
address existing condition deficiencies to the building and the level of amenity 
it provides; 

• act as a tool to assist the Department with it’s strategic short to medium range 
MNW program planning; and 

• form a picture of the general condition of the Departmental Building Assets 
which it’s Facilities Maintenance Service Provider can use to report against on 
a year by year basis in terms of the ongoing building condition index.  

 
As such, it should not be considered on a standalone basis, by the Department or it’s 
Agencies, to form the basis for a strategic approach to its Capital Works needs.  



FACILITY NAME: RIVETT PRIMARY SCHOOL
LOCATION : Block 4,   Section 29,   Rivett
ADDRESS: 79 Bangalay Crescent   Rivett
DATE OF INSPECTION:
LATEST ASSESSMENT UPDATE
CONSTRUCTION DATE: 1972
GROSS FLOOR AREA : 3,981 SQ M

STAGE 1
NOTE:  REQUIRED BUILDING STANDARD IS CATEGORY  3  (NORMAL).

CONDITION RATING

 2.7 2.6 2.0
2.6 1.9 2.7

ON-SITE CONDITION ASSESSMENT TO DETERMINE THE ACTUAL MAINTENANCE RATING ON WORK ITEMS

$596,440

ANALYSIS OF BUILDING PERFORMANCE COMPARED TO SIMILAR FACILITIES:
COST PER SQ M FOR THIS FACILITY,
AVERAGE COST PER SQ M ACROSS ALL SIMILAR FACILITIES,
DIFFERENCE BETWEEN AVERAGE AND THIS FACILITY.

October to December 2004

Essential work to ensure that the condition complies with the minimum service 
requirements.   This may include Preventative Maintenance.

Important work to prevent a potential risk or deteriorating situation.   This may 
include work that is cyclical in nature.

Generally the building meets the existing 
function and all elements function as 
intended with low probability of failure.

DEFINE THE STANDARD REQUIRED TO SUPPORT THE OPERATION OF THE FACILITY.

STANDARD RATING DEFINITIONS FOR THE ACTUAL FACILITY CONDITIONS

DUS, PROPERTY, FACILITIES MANAGEMENT CONDITION ASSESSMENT

D.  DISCRETIONARY Desirable work to preserve the long term performance and / or appearance.

Year 1

Year 1-2

Year 3-4

Year 4-5

A. CRITICAL

B. ESSENTIAL

STAGE 3

MAINTENANCE RATINGS

C. IMPORTANT

PHYSICAL CONDITION

STAGE 2 ON-SITE CONDITION ASSESSMENT TO DETERMINE THE ACTUAL FACILITY CONDITION

ACTUAL AVERAGE FACILITY CONDITION RATING - REFER ABOVE
Building No.  

Mechanical No.
Grounds No. Hydraulics No.

4

TOTAL ESTIMATED COST FOR 5 YEAR PLAN

Critical repair or replacement work necessary to remedy or avoid breakdown.   
This includes OH&S issues.   The "Year 1" Column should identify the required 

funding to remedy during the first year of the programme.

5

FUNCTIONALITY COMPLIANCE

Complies with current Australian Standards 
for the age of the building.   All legal 

responsibilities should be met.

Barely meets current function. Does not comply with Australian Standards.

No longer meets designed function.

All requirements with respect to Health, 
Safety and Standards for the age of the 

building must be met.

Does not comply with Australian Standards

All required elements should function as 
intended and the building adequately meet 
the purpose for which it was built.   Minor 

failures, excluding those which bring a 
threat to safety or security, may be 

acceptable.

64,400231,490

(B)

8,600

STAGE 5

COST 114,040 177,910

(A)

2.16 16.18(A)
COST YEAR 1 YEAR 2 YEAR 3

Extreme material damage or decay.   
Extreme mechanical deterioration or decay.

8.83 14.42
28.65

ANALYSIS OF BUILDING PERFORMANCE
YEAR 5YEAR 4

1.76

All given figures are at the date of the preparation of this condition assessment and exclude GST

-6.67(C) -11.38 21.40 28.80

THE "CONDITION ASSESSMENT" OF THE FACILITY COMPRISES OF 5 STAGES

All elements must function correctly at all 
intended times of use.   Fully meets 

designed function.

Complies with current Australian Standards 
for the age of the building.   All legal 

responsibilities must be met.
EXCELLENT5 As new or highest quality achievable.

2

4 GOOD

Minor signs of deterioration when viewed 
closely may be acceptable.   No 

deterioration when viewed from normal 
distance.   Some deterioration may be 

acceptable.

NORMAL

In this category physical appearance is not 
the major consideration and some minor 
signs of deterioration when viewed from 

normal distances are acceptable.

POOR Significant material damage.   Significant 
mechanical deterioration.

3

1

YEAR 1

DEVELOP A COMPREHENSIVE 5 YEAR MAINTENANCE PLAN FOR THE FACILITY
INCLUDING REPAIRS AND MAINTENANCE INCLUDING COST STRUCTURE.

STAGE 4

5 YEAR MAINTENANCE PLAN

RUN DOWN

Fire Protection No. Electrical No.

(B) 40.03

2 3

44.69 58.15
23.29 29.35

(C)

24 November 2005

Five similar selected 
Primary Schools

Page 1 of 1 Pages
Prepared by DUS, Property, Facilities Management for

Department of Education and Training - Revision 1 - 24 November 2005 Printed at 1:32 PM on 11/09/2007
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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 Rivett Primary School, Rivett, 
ACT in December 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 Rivett 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 that bonded stable types of asbestos were present in the form 
of perimeter eave soffit, façade and internal and external wall sheeting, ceiling 
sheeting and fire doors. 
 
In addition asbestos was identified in ground and 1st floor vinyl floor tiles and jointing 
to the boiler plantroom hot water pipe flanges. 
 
Provided these materials do not deteriorate they would not be anticipated to release 
significant fibre under normal building usage. 
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Table 1. Condition Assessment – Asbestos Materials 
 

Asbestos 
Material 

Material Location 
(refer plan) Description Condition Maintenance Removal 

costs 

Perimeter facade, 
eaves and soffit 

sheeting 
sheeting 4 D Not assessed

Perimeter wall 
panels/sheeting 

(internal and 
external)  

sheeting 4 D Not assessed

Double storey block 
stairwell wall and 

ceiling sheet  
Sheeting 4 D Not assessed

Sports storeroom 
upper wall sheet Sheeting 4 D Not assessed

Asbestos 
cement 
sheet 

Teachers Room & 
3T Teaching Unit 

Store manhole 
cover 

Sheeting 4 D Not assessed

Asbestos 
cement 
sheet 

Ist floor stairwell 
building core area 

Fire Doors (4) 
Core Sheet 4 D Not assessed

Jointing/ 
gaskets 

Boiler Room hot 
water pipes 

Flange 
jointing 4 D Not assessed

Vinyl floor 
tiles 

Ground and 1st floor 
corridor areas 

Floor 
covering 4 D Not assessed

 
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 A Critical 
4 Good B Essential 
3 Normal C Important 
2 Poor D Discretionary 
1 Run Down  
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2 INTRODUCTION & SCOPE 
 
At the request of Tony Hardy of the Department of Urban Services Facilities 
Management, Robson Laboratories visually inspected Rivett Primary School, Rivett 
ACT in December 2004 to determine the extent and condition of asbestos materials. 
 
The results of the survey should be used as a basis for development of an Asbestos 
Management Plan for the Rivett 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. 
 
 
3 METHOD 
 
Rivett Primary School was inspected during December 2004. A visual assessment 
was made of the building contracted for inspection and samples suspected of being 
asbestos positive were sent for NATA accredited laboratory analysis. It has been 
assumed that materials visually assessed as being asbestos positive in one location 
may reoccur in a similar location. 
 
Although all reasonable care and attention was taken in compiling this report no 
guarantee as to its accuracy or completeness can be given. This can be a result of 
the normal construction practice of 'building in' some of the works, from the random 
application of asbestos materials or due to other physical or applied constraints on 
our investigation. Our report is limited by the physical constraints of the structure 
under investigation. Prior to any refurbishment or hazardous materials removal 
projects the contractor(s) carrying out the work must fully acquaint themselves with 
the extent of the hazardous material, particularly in those areas which may require 
full or partial demolition in order to determine the exact extent and location of such 
material. 
 
3.1 Code Compliance Determination 
 
All recommendations and Code Compliance are determined with reference to: - 
 
• Worksafe Australia, Sydney 1988, Asbestos: Code of Practice and Guidance Notes; 
• ACT WorkCover; and 
• ACT BEPCON Requirements & Regulations. 
 
and are referred to in this report as The Code 
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3.2 Inclusions 
 
Worksafe Australia, Sydney 1988, "Asbestos: Code of Practice & Guidance Notes" 
Sections 3.1, 3.5, 3.6, 4.3, 8. Table 1, & 12 (Refer Appendix 2). 
 
 
3.3 Exclusions 
 
No determination can be made regarding the possibility of concealed 
asbestos to the following areas without allowing access for inspection: 
 
 
The survey was non - destructive in nature and sampling was therefore limited to 
accessible materials. No determination can be made regarding the possibility of 
concealed or inaccessible asbestos in the following areas without gaining access to 
allow for inspections: 
 
 
• Electrical duct heater units –  asbestos millboard lining ducting 

adjacent heater elements 
 
 
• Walls and cavities – asbestos insulation 
 
 
• Vinyl floor tiles & floor covering –  beneath carpets 
 
 
• Sub-ground floor slab –  asbestos cement sheet formwork and 

electrical cable/water pipe duct 
 
 
Care should be taken when demolishing or excavating in these areas to determine 
the existence or otherwise of asbestos. If asbestos is located all demolition or 
excavation work must cease and a licensed asbestos removalist contacted 
immediately to remove this material and a Clearance Certificate issued by a 
Industrial Hygienist prior to completion of the demolition. 

 
 

Note: As Plantroom machinery contained asbestos joints it is most likely that 
asbestos materials may have been used on the interior of these items. Care should 
be taken when dismantling or working on Plantroom machinery and equipment. If 
materials such as gaskets, joints or internal insulation which are suspected of 
containing asbestos are located during mechanical works all work must stop and the 
material sampled and laboratory analysed or visually assessed by an Occupational 
Hygienist to determine its composition. 
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4 ANALYTICAL RESULTS 
 
The building materials sampled for asbestos content analysis are presented below 
in Table 2. The Laboratory Results are presented in Appendix 4.  
 
Table 2: Mineralogical Analysis – Asbestos 

Sample No. Location Composition/ 
 Assessment ** 

2123 - 49 - 1 1st floor stairwell fire door core sheet Chrysotile and Amosite 
Asbestos 

2123 - 49 - 2 1st floor stairwell ceiling sheet Chrysotile and Amosite 
Asbestos 

2123 - 49 - 3 1st floor stairwell wall sheet Chrysotile Asbestos  

2123 - 49 - 4 1st floor classroom vinyl floor tile Chrysotile Asbestos 

2123 - 49 - 5 Sports Store lower wall sheet no asbestos detected 

2123 - 49 - 6 Sports Store upper wall sheet Chrysotile and Amosite 
Asbestos 

2123 - 49 - 8 Boiler Room flue sealant powder no asbestos detected 

2123 - 49 - 11 Wet Bay area vinyl floor tile Chrysotile Asbestos 

2123 - 49 - 12 Room 51 interior spandrel panel sheet Chrysotile Asbestos 

2123 - 49 - 14 Room 49 exterior spandrel panel sheet Chrysotile Asbestos 

2123 - 49 - 7 Boiler Room hot water pipe flange joint Chrysotile Asbestos ** 

2123 - 49 - 9 Refurbished child care area – wall sheet no asbestos detected ** 

2123 - 49 - 10 Teachers Room manhole cover Chrysotile Asbestos ** 

2123 - 49 - 13 3T Teaching Unit Store manhole cover Chrysotile Asbestos ** 

2123 - 49 - 15 Perimeter eave soffit sheet Chrysotile Asbestos ** 

2123 - 49 - 18 Perimeter facade sheet Chrysotile Asbestos ** 
 

** Visually assessed in the field 
 

• It should be noted that the above samples were a representative selection of 
materials suspected of containing asbestos.  

 

• Materials were not sampled from all areas due to the consistency of the materials 
used throughout Rivett Primary School.  

 

• On-site inspections and an examination of the accompanying plans within this 
report should be undertaken prior to the commencement of any asbestos removal 
programme. 

 
  

 Chrysotile = white asbestos 
 

 Amosite = grey or brown asbestos 
 

 Crocidolite = blue asbestos 
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5 DISCUSSION 
 
Asbestos Positive Findings:  
 
• Asbestos cement sheeting, caulking and jointing/gaskets 

 
Refer to Table 1 & Appendix 1 for specific locations. 
 
 
 
 Implications: 
 
These materials may remain in-situ providing they remain in good condition until 
removed during refurbishment by a licensed asbestos removalist. 
 
Material remaining in situ must be labelled. Refer Asbestos Code of Practice - Section 
3.1 - Appendix A. 
 
These material contain asbestos firmly bound into a stable matrix. Providing they are 
not damaged, cut, drilled, sanded or abraded no significant fibre release would occur. 
 
 
 
 
Recommendations: 
 
Maintenance and other personnel should be instructed not to remove or damage 
identified asbestos materials. Replacement or removal must only be undertaken by a 
licensed asbestos removalist. 
 
All asbestos material remaining in situ must be clearly labelled and regularly 
inspected for deterioration (Refer Asbestos Code of Practice - Section 3.1 & 3.6 - 
Appendix 2). 
 
Prior to any planned demolition, refurbishment or maintenance, its effect upon any in 
situ asbestos must be established by reference to this document, including 
amendments. 
 
If immediate removal of all asbestos is not planned an Asbestos Management Plan 
is required (Refer Asbestos Code of Practice - Section 8 Table 1 - Appendix 2).  
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Picture 1.  1st floor stairwell wall sheet 
and ceiling sheet. 

Picture 2.  Sports Store upper wall 
sheet. Lower sheet is asbestos free. 

Picture 3. Perimeter external wall panels 
and eave soffit sheet 

Picture 4. Exterior wall sheet (brown). Top 
section asbestos sheet, bottom is masonite.

Picture 5. Male and Female WC block 
Perimeter façade sheet (blue) 

Picture 6. Classroom internal wall sheet 
below windows behind wall heaters 
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Asbestos Material Location  
Summary Table & Plan 
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Asbestos 
Material Location/Details Asbestos type(s)  

& Sample No. Comments 

 Perimeter facade, 
eaves and soffit 

sheeting 

Chrysotile Asbestos 
  

Samples 2123 - 49 - 15 & 18 ** 

   Perimeter wall 
panels/sheeting 

(internal and 
external) 

Chrysotile Asbestos 
  

Samples 2123 - 49 - 12 & 14  

 Double storey 
block stairwell wall 
and ceiling sheet  

Chrysotile & Amosite 
Asbestos 

  
Sample 2123 - 49 - 2 & 3 ** 

 Sports storeroom 
upper wall sheet 

Chrysotile & Amosite 
6Asbestos 

 
Sample 2123 - 49 - 6 

Asbestos 
cement sheet 

 Teachers Room & 
3T Teaching Unit 

Store manhole 
cover 

Chrysotile Asbestos 
 

Sample 2123 - 49 - 10 & 13 ** 

Asbestos 
cement sheet 

Ist floor stairwell 
building core area 

Fire Doors (4) 

Chrysotile & Amosite 
Asbestos 

 
Sample 2123 - 49 - 1 

 Pipe flange 
joints 

 
Boiler Room hot 

water pipe flanges 

Chrysotile Asbestos 
 

Sample 2123 - 49 -  7 ** 

Vinyl floor 
tiles 

Ground and 1st 
floor corridor areas 

Chrysotile Asbestos 
 

 Sample 2123 - 49 - 4 & 11 ** 

 
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. 
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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  
  


