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Accurately identifying asbestos 
containing materials (ACMs) is the first 
step in managing the risk of exposure to 
asbestos. 

This guide provides information for 
commercial property owners and 
asset managers on what is needed for 
commissioning an effective asbestos 
survey (also known as an asbestos 
inspection or audit) and what to expect. 

It is based on the 'National Guide for 
Asbestos Surveys' (www.asbestossafety.
gov.au/national-guide-asbestos-
surveys-2025) which describes the full 
process for conducting asbestos surveys 
in buildings and structures.

http://www.asbestossafety.gov.au/national-guide-asbestos-surveys-2025
http://www.asbestossafety.gov.au/national-guide-asbestos-surveys-2025
http://www.asbestossafety.gov.au/national-guide-asbestos-surveys-2025




Why is a survey needed? 

Under Work Health and Safety (WHS) laws, 
a person with management or control 
of a workplace must ensure, so far as is 
reasonably practicable, that all asbestos at 
the workplace is identified, or assumed to be present, by a 
competent person. 

An asbestos survey provides information on the presence, 
location and condition of any asbestos and ACMs in the 
workplace, and the date it was identified. The survey 
should also assess the risk of ACMs releasing asbestos 
fibres, so that appropriate risk control measures can be 
taken. 

This information must be recorded in an asbestos register 
(for buildings, structures or plant built or installed before 
2004, or in Queensland, buildings built before 1990) and an 
asbestos management plan.



What does the survey process involve?

•	 Pre-survey preparation to decide why, when and where 
the survey is needed

•	 Consultation with workers and those familiar with the 
site 

•	 Engaging a competent person (the surveyor) to conduct 
the survey

•	 Effective communication and planning between the 
asset manager/owner and surveyor, including agreeing 
on the type and scope of survey, information needed, 
access arrangements, safety requirements, format of 
survey report

•	 Providing existing asbestos related documentation 
to the surveyor, such as asbestos registers, asbestos 
management plans or clearance certificates

•	 Surveyor conducts a visual inspection of the building, 
structure or piece of equipment, takes samples of 
materials where necessary and assesses ACM risk levels 

•	 If the surveyor collects asbestos samples as part of the 
survey, these are submitted to a National Association 
of Testing Authorities (NATA) accredited laboratory for 
analysis

•	 Surveyor evaluates the findings from the asbestos 
survey and the NATA sample analysis reports to develop 
a survey report that includes an asbestos register 

•	 If asbestos is identified or assumed to be present 
within the workplace, or if asbestos is likely to be 
present at the workplace from time to time, then an 
asbestos management plan must also be prepared.



What type of survey will you need? 

The type of survey you choose will depend 
on what information you need and how it is 
intended to be used. 

The most common types of surveys are: 

Management surveys 

Demolition or refurbishment 
surveys



Management surveys are used to 
inform asbestos registers and management 
plans and involve an initial identification 
survey and subsequent review (or re-
inspection) surveys.

Identification surveys should include sampling where 
practicable to confirm the presence or absence of 
ACMs and an assessment to determine the level of 
risk posed by identified or assumed ACMs due to 
their potential to release airborne asbestos fibres. 
Identification surveys can also involve a targeted 
sampling survey when confirmation is needed on 
specific materials that either haven’t been previously 
tested or are listed on the asbestos register as 
assumed. 

A review survey is conducted to monitor the condition 
of previously identified or assumed ACMs and compare 
their condition to what was recorded in the asbestos 
register. The frequency of a review survey will depend 
on: 

•	 meeting the requirement to review and revise the 
asbestos register under WHS regulations

•	 the type of premises and its use (e.g. hospitals 
and schools may require more frequent surveys) 

•	 the results and recommendations of previous 
surveys 

•	 the unexpected discovery of ACM, and 

•	 anything that may have potentially damaged 
or disturbed ACMs (e.g. maintenance work or 
adverse weather events).



Demolition or refurbishment surveys 
(intrusive surveys) are required to identify 
all ACMs that are likely to be disturbed 
during demolition or refurbishment, so that 

they can be removed prior to work commencing. 

The survey report should be provided to designers 
and contractors who may be bidding for the work, so 
that the asbestos risks can be addressed. It can also 
be used in the tendering process for removal of ACMs 
from the building before work starts. 

The survey will involve destructive inspections 
or intrusive surveying techniques, for example by 
removing tiles or bricks, penetrating walls, ceilings 
and floors to gain access to all areas, including those 
that may be difficult to reach. Some areas may need 
specialist assistance or equipment to access. A second 
survey may be necessary after internal partitions and 
non-structural elements have been removed (a soft-
strip) to identify previously inaccessible ACMs. 

The survey should include assessing the condition 
and friability of the ACMs to determine removal 
requirements, e.g. whether a Class A or Class B 
licensed asbestos removalist is needed. Intrusive 
surveys should only be conducted in unoccupied areas 
to minimise risks to the public or workers on the 
premises.



How should restricted or 
inaccessible areas be managed? 

As far as possible, ensure that you provide 
the surveyor with safe and unhindered 
access to all areas that are accessible 
during normal daily activities or routine 
maintenance, including locked rooms, ceiling spaces, plant 
rooms, basements, cellars and storage areas. 

Potentially difficult to enter areas should be identified in 
the planning stage and arrangements made for access, e.g. 
mobile elevating work platforms for work at height, rooms 
unlocked, doors/corridors unblocked etc. 

Areas that the surveyor is unable to access (e.g. confined 
spaces, enclosed wall cavities, areas with live electrical or 
plumbing services that cannot be disconnected) must be 
recorded in the asbestos register as an inaccessible area. 
If the surveyor reasonably believes the inaccessible area 
may contain asbestos, then the area must be assumed to 
contain asbestos.

Every reasonable attempt should be made to survey 
previously inaccessible locations when they become 
accessible. As a minimum, these areas should be inspected 
during the subsequent review survey.



Why is sampling important? 

The only way to confirm that something contains asbestos 
is to have a sample tested in a NATA accredited laboratory. 
It is important not to under-sample or over-sample 
potential ACMs. Although the presence of asbestos can be 
assumed without sampling, this approach may result in 
additional costs due to managing potential non-ACMs as if 
they contain asbestos. 

Discuss the sampling strategy with your surveyor, as the 
sample numbers and locations will depend on the size 
and number of premises/rooms and the extent, types and 
variation in materials present.



Will the survey cause damage to structures? 

Sampling will result in some damage to the material being 
sampled. The extent of damage will depend on the sample 
sizes and amounts needed to complete the survey. The 
size of a sample can vary from approximately 4cm2 for 
suspected asbestos cement materials to 50cm2 for vinyl 
floor tiles.

Surveyors will attempt to sample from less conspicuous 
areas or where there is already some damage and will 
always patch sample points with PVA or a filler, however, 
this may not match the existing surfaces aesthetically. 
Therefore, there may be a need for the property owner to 
repaint surfaces on completion of the survey.

More significant damage will occur during demolition or 
refurbishment surveys to facilitate access and sampling of 
materials, such as holes in walls and removed flooring. 

Discuss the potential for damage and who is liable for any 
repairs or reinstatement works with your surveyor before 
the survey commences. 

This is especially important if tenants are allowed to re-
enter the building for a period of time between the survey 
being carried out and refurbishment or demolition works 
commencing.



What does the ACM risk 
assessment involve?

To determine whether an ACM poses a 
high, medium or low risk of fibre release, 
the surveyor may use a standardised risk 
assessment model to assess the following 
four risk factors:

•	 Product risk level — how easily the material releases 
asbestos fibres in its original manufactured or installed 
form

•	 ACM condition — the state of an ACM with regard 
to its appearance, surface treatment (sealing or 
encapsulation) and extent of deterioration or damage

•	 ACM disturbance potential — how likely ACMs may 
be damaged or disturbed by the activities of building 
occupants, maintenance personnel or environmental 
factors

•	 Building rating — considers the built environment where 
an ACM is located such as  public access, frequency and 
duration of use, level of activity and presence of mobile 
plant. This helps to distinguish risk between similar 
ACMs across different buildings.

Although a surveyor will be able to assess the product 
risk level and ACM condition as part of the inspection, it is 
important to provide the surveyor as much information as 
you can about the activities carried out on the premises 
to enable an assessment of the ACM disturbance potential 
and building rating risk factors.



What steps should you take in 
commissioning an effective survey?

Step 1
Pre-survey planning and consultation

Understanding why you need the survey will determine the 
type of survey and its scope. Consider the following:

•	 What information must the survey provide?

•	 What format do I need the report in (such as an 
asbestos register, electronic system)? 

•	 What information will the surveyor require?

Consult workers who are likely to be directly affected by 
asbestos exposure risks. Consultation could include the 
scope of the survey, when it should be conducted, safety 
procedures and how the survey report will be actioned. 

Speaking with workers will also assist in the survey 
process as they may be aware of the history of the 
building, including renovations or repairs, and be able to 
provide information on how the building is used when 
assessing the potential for asbestos disturbance, and may 
know where asbestos is located in the workplace.



Step 2
Engage a competent person to carry 
out the survey

Conducting an asbestos survey is a specialised task that 
requires training and experience, including knowledge of:

•	 how asbestos was used in the past, where it is likely 
to be found, in what form and what it looks like in 
situ

•	 past and present construction practices and building 
design, and

•	 how to handle and take asbestos samples safely.



Some occupational hygienists, licensed asbestos assessors, 
hazardous materials consultants, environmental health 
professionals and building surveyors may be competent 
to conduct asbestos surveys if they have the additional 
training and experience in identifying and sampling ACMs.

When engaging an asbestos surveyor, obtain information on 
their: 

•	 qualifications (e.g. completed Course IP402 – 
Surveying and sampling strategies for asbestos in 
buildings)

•	 length of experience in conducting surveys, as well 
as the types of buildings surveyed (e.g. residential 
homes, commercial offices, warehouses, industrial 
facilities)

•	 accreditations of relevant industry bodies (e.g. 
Faculty of Asbestos Management in Australia and 
New Zealand, Australian Institute of Occupational 
Hygienists) 

•	 references, reviews or evidence of recent similar 
work, and

•	 insurance (professional indemnity and public liability 
cover for asbestos work).



Discussing the following matters with your chosen surveyor 
can ensure that you both have a clear understanding of 
expectations. 

This information should be used to form the contract for 
the survey work.

•	 The purpose of the survey. 

•	 Details of the premises, or parts of the premises 
or plant to be surveyed – provide site plans, room 
numbers or location names. 

•	 Information on the premises including age, history 
of renovation, hours of operation, uses, occupant 
profile, plant used at the site (this information is 
needed for the risk assessment in relation to ACM 
disturbance potential and the building rating). 

•	 Existing asbestos registers or survey reports. 

•	 Previous evidence of removal works such as 
clearance certificates – these documents often 
contain limitations and exclusions, and therefore it is 
important to record any materials that may not have 
been fully removed (e.g. cement sheeting leading 
into a sealed void, debris remaining in ducts etc.)

•	 Proposed scope of work, including sampling or 
asbestos disturbance. 

Step 3
Pre-survey meeting with the surveyor



•	 The time that is needed to carry out the site 
inspection effectively. 

•	 Access arrangements, including where permits are 
required or assistance has to be arranged. 

•	 Safety and security information: hazardous areas, 
fire alarm testing, special clothing areas (e.g., food 
production). 

•	 Contacts for operational or health and safety issues. 

•	 The report format and contents.

As a minimum, all areas accessible to occupants and 
maintenance workers should be included in the survey. 

Restrictions and caveats on the scope of the survey can 
seriously undermine the usefulness of the survey and 
consequently make managing or removing ACMs more 
complex, expensive and potentially less effective. 

Any restrictions on the scope of the survey should be 
clearly documented as part of the contract. 

If possible, arrange an on-site meeting which includes a 
walk-through inspection. This is essential for large and 
complex premises but may not be necessary for review 
surveys and may not be practical in some cases. 

A walk-through inspection helps to identify potential issues 
and will enable the surveyor to:

•	 become familiar with the layout of the premises, 
including the location of plant, equipment and 
furniture which may impede access or sampling 

•	 check the accuracy of the building plans 



•	 gain an appreciation of the size of the project and 
estimate the extent of sampling required 

•	 assess how the premises is used, including 
interaction of people and plant with potential ACMs

•	 identify any specific hazards and discuss how to 
eliminate or minimise the risks, and 

•	 check entry or access restrictions (e.g., to ceiling 
voids, high areas and crawl spaces) 

Also discuss:

•	 Sampling strategy (e.g., sampling only when the 
area is unoccupied, materials or decorations which 
cannot be disturbed, labelling sample locations, 
future placement of asbestos warning labels) 

•	 Measures to reduce dust release and clean-up 

•	 The potential need for a licensed asbestos 
removalist or tradespersons (joiner, electrician, 
builder) to gain access during the survey or to 
reinstate areas on completion 

•	 The need for specialised equipment (e.g., scaffolding, 
elevating work platform to access high areas).

•	 Isolation of services to allow the surveyor to inspect 
older plant and equipment such as electrical, 
plumbing, gas, air conditioning, lifts. Surveys 
requiring isolation may need to be conducted out of 
business hours.



Step 4
Facilitating the survey on-site

•	 Ensure the surveyor is able to access all areas, e.g. 
by unlocking rooms. If there are inaccessible areas 
that a surveyor believes are likely to have ACMs, it 
must be assumed they contain asbestos until they 
are accessed and it is determined whether asbestos 
is present or not.

•	 Ensure that specialist assistance or equipment 
is available if needed (e.g. electricians to isolate 
electrical systems, ventilation systems switched off, 
elevated work platforms to access high areas).

•	 Prevent other persons (workers, members of the 
public) from entering the survey area, particularly 
when intrusive sampling is being carried out.

•	 Confirm the area is safe for re-occupation after the 
survey is complete.



Step 5
Using the survey report

Survey reports are essential for making decisions on how 
to prevent exposure to asbestos fibres and for meeting 
health and safety duties. 

The survey report should include the asbestos register, 
the laboratory analysis for samples taken, as well as the 
following information: 

•	 the scope of work

•	 site plan, general site and survey information

•	 statement of any survey limitations

•	 list of the inaccessible areas

•	 survey results

•	 photographs of each asbestos material

•	 conclusions and recommendations.



Discuss the report with the surveyor to check: 

•	 all requested information is provided 

•	 diagrams and plans are clear and accurate

•	 all rooms and areas have been accessed

•	 sufficient samples have been taken

•	 recommended remedial actions

•	 any obvious discrepancies, inconsistencies and any 
unagreed caveats or disclaimers.

The recommended actions in the survey report should be 
used to inform the asbestos management plan. 

Asbestos registers and asbestos management plans must 
be easily accessible to workers, including maintenance 
contractors, at the workplace.





Further information
National Guide for Asbestos Surveys
www.asbestossafety.gov.au/national-
guide-asbestos-surveys-2025

Safe Work Australia

Model Code of Practice: How to manage and control 
asbestos in the workplace
www.safeworkaustralia.gov.au/doc/model-code-practice-
how-manage-and-control-asbestos-workplace

Asbestos registers at the workplace
www.safeworkaustralia.gov.au/doc/asbestos-registers-
workplace

http://www.asbestossafety.gov.au/national-guide-asbestos-surveys-2025
http://www.asbestossafety.gov.au/national-guide-asbestos-surveys-2025
http://www.safeworkaustralia.gov.au/doc/asbestos-registers-workplace
http://www.safeworkaustralia.gov.au/doc/asbestos-registers-workplace
http://www.safeworkaustralia.gov.au/doc/asbestos-registers-workplace
http://www.safeworkaustralia.gov.au/doc/asbestos-registers-workplace
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