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SKELLY AND LOY,  
enjoying its 45th year in 
business, is a mid-sized 

engineering-environmental 
consulting firm that is 

consistently ranked among 
Engineering News Record’s 

Top 200 Environmental Firms. 
The company provides expert 
engineering, environmental, 

geologic, water resources, geo-
environmental, and cultural 

resource services throughout 
the United States and abroad.  
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F ailure to take the necessary steps before encountering 
asbestos during building renovation or demolition may have 
serious consequences. Proper identification and management 
of asbestos containing materials (ACM) must be a priority for 

architects, engineers, planners, developers, property management 
firms,  and building owners since the unknown presence, location, and 
quantities of ACM may adversely affect workers, the public, and the 
environment. Overlooking this concern may also lead to fines and delays 
in project goals and add significant costs when ACM is discovered or 
mishandled late in renovation, demolition, or project development. It is 
essential that ACM hazards within, on, and/or beneath structures is 
identified prior to “swinging the wrecking ball” or breaking ground on a 
project. 
 

DO NOT DISTURB: Managing Asbestos 
Prior to Renovation or Demolition 

www.skellyloy.com 
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and panels; friction products; heat
-resistant fabrics; gaskets; paint 
coatings; plaster; wallboard, 
textured ceiling, and wall 
coverings; and wallpaper. The full 
list covers more than 6,000 brand 
and trade name products. In fact, 
there are hundreds of building 
materials in residential, 
commercial, and industrial 
settings that can contain 
asbestos.  
 
HEALTH CONCERNS AND 
REGULATIONS 
 
Asbestos has been regulated as a 
hazardous air pollutant by the EPA 
and the Occupational Safety and 
Health Administration (OSHA) 
since the 1970's to protect public 
health. Inhaled asbestos fibers 
may lodge in a person's lungs and 
lead to significant respiratory 

health conditions including 
asbestosis, lung cancer, and 
mesothelioma--a rare form of 
cancer that is found in the thin 
lining of the lungs, chest, and 
abdomen.   
 
OSHA’s role in asbestos regulation 
is to establish standards to 
protect the health and safety of 
worker asbestos exposure. Under 
the Toxic Substances Control Act 
(TSCA), the EPA is responsible for 
protecting employees who may be 
occupationally exposed to 
asbestos in states without an 
OSHA-approved occupational 
safety and health plan.  
 
The National Emission Standards 
for Hazardous Air Pollutants 
(NESHAP) regulations under 
Section 112 of the Clean Air Act 
(CAA) specify work practices to be 
followed during demolition and 
renovation of all structures, 
installations, and buildings, with 
the exception of residences of 
four or fewer dwelling units. In 
1990, the NESHAP regulation was 
amended to include all residences 
demolished or renovated as part 
of a commercial or public project, 
such as one or more houses in an 
urban renewal project, highway 
project, or a project to develop 
any other commercial, industrial 
facility, or other private 
development.  
 
 
 

BACKGROUND 
 
Asbestos is a mineral fiber found 
in rock and soil and extensively 
mined and widely used for its 
electrical and chemical resistant 
and insulation properties. It also is 
used as a binding agent in many 
manufactured goods. When its 
hazardous properties were 
identified several decades ago, 
the United States moved to ban 
its continued use. According to 
the United States Environmental 
Protection Agency (EPA), asbestos 
has been used particularly in 
building materials, including 
thermal system insulation on 
steam pipes and boilers; roofing 
shingles; ceiling and floor tiles; 
paper products; asbestos cement 
products such as exterior siding 

(Continued from page 1) 
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Hot water and steam pipes in older houses may be coated with an asbestos material 
or covered with an asbestos blanket or tape. 
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frequent violations involved failure 
to: 
 
 inspect and identify the 

presence, location, and 
quantity of ACM prior to 
renovation and demolition; 

 
 train and protect workers; 
 
 use engineering controls, 

monitor airborne 
concentrations of asbestos; 

 
 properly dispose of ACM 

waste; and, 
 

 provide respirators and other 
personal protective 
equipment.  

 
In 2011, The EPA’s Office of the 
Inspector General issued an Early 
Warning Report: Use of 
Unapproved Asbestos Demolition 
Methods May Threaten Public 
Health (Report No. 1 2-P-01 25). 
The report recommended that the 
EPA immediately and clearly 
communicate the NESHAP 
regulations and OSHA 
requirements to regional, 
program, and field offices to 
potentially prevent hazardous 

NESHAP regulations require a 
thorough inspection by a Licensed 
Asbestos Building Inspector, 
collection of suspect materials, 
and analysis by a qualified 
laboratory. Inspectors must 
complete training in accordance 
with EPA’s Model Accreditation 
Plan and hold licensure in the 
state where the project is located. 
The regulations require the project 
owner/operator, developer, or 
designer to notify the appropriate 
delegated entity (often a state 
agency) prior to demolition or 
renovation of buildings containing 
a certain threshold amount of 
ACM. The required notification 
must include identification of 
suspected ACMs, their estimated 
amount, their condition, and 
verification of the laboratory 
analysis.  
 
ENFORCEMENT OF THE 
REGULATIONS 
 
Although asbestos and NESHAP 
regulations have been in place for 
more than 40 years, it is common 
for asbestos to be overlooked or 
mishandled during renovation and 
demolition activities.  
 
Since 2009, OSHA has issued 
citations for asbestos violations to 
developers, building owners, and 
contractors resulting in millions of 
dollars in penalties. According to 
OSHA’s Statistics and Data 
information, some of the most 

(Continued from page 2) 
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Construction of two new bridges on PA Route 72 in the City of Lebanon required 
acquisition and demolition of 124 structures. Skelly and Loy performed precon-
struction services for the City of Lebanon and PennDOT, including inspecting each 
structure for the presence of asbestos and other hazardous or environmentally regu-
lated materials. Skelly and Loy also prepared the technical specifications and bid 
requests for the resulting abatement and demolition work. 
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asbestos and lead hazards during 
cleanup operations in preparation 
for a site tour by potential 
investors. The work, directed by 
the owner, included removing 
asbestos and lead-contaminated 
debris; asbestos-containing floor 
tiles and insulation; and lead-
containing paint from walls, 
windows, door frames and other 
painted surfaces.  
 
Forty-five citations were issued for 
the alleged willful violations, with 
nearly $2.4 million in proposed 
fines. In January, the EPA ordered 
a stop to all work that could 
disturb asbestos and is 
completing a full site 
investigation.  
 

A more recent instance of alleged 
violations of federal asbestos 
handling regulations occurred in 
April 2014 at a site near Seattle, 
Washington. A consent agreement 
was reached between the EPA, 
the U.S. Department of Energy, 
and two contractors for violations 
dating to 2007, including a failure 
to remove more than 100,000 
square feet of ACM prior to 
demolition Debris samples 
collected by the EPA contained 
regulated asbestos waste. The 
property owner and remediation 
companies were fined $44 
thousand and $131 thousand, 
respectively. According to a 
statement by Ed Kowalski, the 
Director of EPA's Enforcement 
Office in Seattle, the results of 

asbestos exposure. The Inspector 
General also recommended that 
the "EPA should notify these 
offices that unapproved methods 
are not to be used without 
obtaining appropriate waivers." 
The added emphasis on 
enforcement of asbestos 
management measures has 
resulted in significant increase in 
citations and fines to owner/
developers, designers, and 
contractors. For example, in 
October 2013, OSHA cited the 
real estate developer/manager/
owner of the former Harlem Valley 
Psychiatric Center in Dover Plains, 
New York. The company was cited 
for exposure of its own employees 
and those of 13 contractors to 

(Continued from page 3) 
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Skelly and Loy performed asbestos and hazardous materials inspections for three large warehouses in the City of Philadelphia, 
including a 70 thousand square foot, five-story building. A comprehensive report was provided to PennDOT, including removal 
recommendations for the regulated ACMs. Skelly and Loy also provided asbestos project design and abatement supervision ser-
vices for the management of the materials. 
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samples for analysis by an 
accredited laboratory. When 
suspect ACM is identified, a 
sampling scheme, including a 
designated number of samples 
per homogenous material, is 
developed. (A homogeneous 
material is defined as a material 
that is consistent in appearance 
and texture.) The number of 
samples is determined by the 
quantity and type of suspect 
material. The quantity and 
condition of suspect ACM is 
assessed and documented as 
either friable or non-friable. 
Friable material can be crumbled 
or reduced to powder by crushing 
with hand pressure. The condition 
assessment identifies the 
percentage of damaged material, 
which has the potential to become 

more easily friable. Homogeneous 
materials are also categorized in 
accordance with the NESHAPs 
Regulation as being Category I 
Non-friable ACM, Category II Non-
friable ACM, or Regulated 
Asbestos-Containing Material 
(RACM) as defined below.  
 
Category I Nonfriable ACM – 
Asbestos-containing packing, 
gaskets, floor covering, and 
asphalt roofing products 
containing more than 1% 
asbestos  
 
Category II Nonfriable ACM – 
Any material, excluding Category I 
Nonfriable ACM, containing more 
than 1% asbestos that when dry, 
cannot be crumbled, pulverized, 
or reduce to powder by hand 
pressure.  
 
RACM – Friable asbestos 
material. This includes:  
 Category I Nonfriable ACM -  

has or may become friable 
 Category II Nonfriable ACM -  

has been or has a high 
probability of becoming 
crumbled, pulverized, or 
reduced to powder during 
renovation or demolition.  

 
Following the inspection, a report 
is prepared, detailing the 
identified ACMs, the quantity, 
location, and designated 
NESHAPs category, and 
recommendations for safe 
removal are provided.  

EPA's inspection were clear. 
"Asbestos was poorly managed 
here from start to finish. The EPA 
requires all building owners and 
contractors to remove asbestos 
before starting any regulated 
demolition activity which can 
crush or pulverize asbestos and 
release dust.”   
 

WHAT TO DO FIRST 
 
Have the Structures Properly 
Inspected  
 
To assure a proper inspection for 
ACM, a Licensed Asbestos 
Building Inspector must be 
engaged. The inspector collects 
bulk samples of suspect building 
materials and submits the 

(Continued from page 4) 
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Skelly and Loy provided asbestos and hazardous materials testing and abatement 
consulting services for a Pittsburgh area school district. Several areas in the building 
tested positive for ACM. Skelly and Loy provided technical specifications for re-
moval and abatement by the contractor and monitored the abatement activity. Skelly 
and Loy is also conducting the annual re-inspection of the buildings as required by 
AHERA regulations. 
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agency as an Asbestos Project 
Designer.  
 
In addition, the demolition and 
construction must comply with 
OSHA asbestos regulations.  
 
Asbestos is not the only 
hazardous and environmentally-
regulated material posing health 
and safety concerns th be 
identified prior to renovation or 
demolition projects. Lead based 
paint; polychlorinated biphenyls 
(found in light ballasts, caulking 
and transformers); mercury 
(contained in fluorescent lighting, 
thermostats, switches, and 
electronic wastes); ozone-
depleting refrigerant gases; and in 

petroleum products and 
chemicals are just some of the 
materials of concern. Like 
asbestos, these are also 
regulated by the EPA and state 
agencies and require evaluation 
and appropriate management and 
disposal. 
 
In the grand scheme of renovation 
or demolition work, identification 
and management of asbestos and 
other types of hazardous and 
environmentally regulated 
materials are often overlooked. 
However, with the early 
involvement of qualified, licensed 
environmental professionals, 
these materials can be managed 

WHAT TO DO NEXT 
 
Develop Detailed Plans and 
Specifications to Mitigate 
Hazards to Comply With 
Regulations 
 
All RACM and Category II NF ACMs 
(considered friable during 
demolition) must be removed 
prior to renovation or demolition. 
Technical specifications and/or 
special provisions for their 
removal should be developed, 
preferably by a trained and 
accredited asbestos professional, 
licensed by the appropriate state 

(Continued from page 5) 
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This bridge structure was slated for demolition, but had not been previously inspected for asbestos. This photo depicts the abate-
ment of the asbestos containing caulking on the bridge parapet railings. 
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is addressed, and the 
environment is protected. 
 
If you would like more information 
about managing asbestos or any 
of the many other services that 
Skelly and Loy offers, please 

contact our author, Greg Orris, at 
gorris@skellyloy.com or 800-892-
6521. 
 
 

appropriately and safely, resulting 
in project goals being met on time 
and within budget. Most 
importantly, the health and safety 
of workers and the general public 

(Continued from page 6) 
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This asbestos containing cement board, located in the attic of a structure, was identified during an inspection of eight homes for  
asbestos-containing and hazardous/environmentally regulated materials prior to their demolition for a transportation improvement 
project. The work also involved sample collection and analysis, investigative reporting, and preparation of abatement plans.  
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Industrial Hygiene 
Skelly and Loy’s industrial hygiene staff, led by a Certified Industrial Hygienist (CIH), stands ready to respond to your 
needs. We have a proven record of providing environmental consulting services to both public and private sector cli-
ents. Our goal is to perform work in a safe and efficient fashion, allowing us to provide cost-effective, quality services 
on behalf of our clients. Allow our knowledgeable and expert staff to assist you by providing timely, cost-effective, 
results-driven solutions to meet the industrial hygiene needs of your next project. 
 
   Subservices: 

   Asbestos Management Services 
   Biologic Agents Related To Animals 
   Confined Space Entry And Air Monitoring Services 
   Health And Safety Consultation And Training 
   Indoor Air Quality Studies 
   Industrial Hygiene 
   Lead-based Paint Inspections And Risk Assessments 
   Legionella Assessments 
   Mold Investigations And Remediation 
   OSHA/MSHA Worker Noise Exposure Testing 
   Particulate Sampling And Assessments 
   Radon Surveys 
   Workplace Exposure Assessments 


