
By: Matthew P. Kutzler, CDT and
Maureen K. Roskoski, REPA, LEED AP

Whenever discussions concerning the condition or com-
ponents of existing buildings occur, whether it’s a large 
commercial office building or a condominium, there are 
a few words that always cause a pause in conversa-
tion: asbestos and lead. While these terms are typically 
approached with caution, knowing if certain building 
components contain asbestos or lead can help reduce 
the chance for surprises during repair or rehabilitation 
projects and, most importantly, protect the health of 
building tenants and construction workers.
Entering into a construction contract that involves the 
removal of potentially hazardous building materials 
without informing the contractor can put building own-
ers at financial and legal risk. To protect you from these 
financial and legal risks, suspect materials should be 
tested prior to any renovation or repair work. Asbestos 
and lead are commonly tested prior to interior work, but 
not always during exterior repair projects. As you can see 
in the table (following page), many typical exterior repair 
and replacement projects involve components that can 
contain asbestos or lead. It has become common engi-
neering practice to sample roofing material prior to roof 
removal, and often windows are tested for lead-based 
paint, but how often is sealant sampled for asbestos 
prior to removal?
Let us break down the facts for you.

Lead-Based Paint

Lead-based paint (LBP), paint containing greater than 
0.5% by weight or 1.0mg/cm2 of lead, was banned by 
the Consumer Product Safety Control for use in resi-
dential buildings in 1978. Industrial use, such as on 
bridges and in traffic paint, is still allowed. Employers 
are always required to protect workers against expo-
sure to lead under the Occupational Safety and Health 
Administration (OSHA). OSHA is not concerned with 
how much lead is in the paint; therefore, contractors 
must either have confirmed testing that shows there 
is no lead in the paint or assume there is lead and 
take the necessary precautions. The precautions taken 
to decrease the potential of worker exposure, such as 
wet methods, HEPA vacuuming, and prompt clean up, 
will also decrease the potential of exposure to building 
occupants. However, if it is known ahead of time that 
the contractor is disturbing LBP, additional precautions, 
such as tarps laid on the exterior of a building to prevent 
paint chips or dust from entering the soil, can provide 
added protection to building occupants.

In residential buildings built prior to 1978, where 
greater than two square feet of paint per component 
is disturbed, contractors are required to distribute the 
EPA lead hazard pamphlet to tenants prior to beginning 
work. This is an effort to let tenants know that paint 
which may contain lead is going to be disturbed in their 
building and how to protect themselves. Be advised that 
if property management maintenance personnel per-
form this type of work, the property management firm 
is required to distribute the pamphlet.

Asbestos

Those who work in or manage older buildings with boiler 
rooms are familiar with asbestos, but how many are 
used to dealing with asbestos on the exterior of build-
ings? Unfortunately, asbestos has not yet been banned 
in exterior building components. A number of federal 
bans were issued between 1973 and 1978 prohibit-
ing the installation of and development of new uses 
of friable asbestos-containing materials (ACM) such 
as pipe insulation, spray-on insulation, and popcorn 
ceiling material. Non-friable materials such as seal-
ant, roofing materials, and even vinyl floor tile were not 
subject to this federal ban; therefore, these materials, 
no matter the installation date, have the potential to 
contain asbestos. Since most of these materials are 
non-friable, they are typically considered a low risk for 
airborne asbestos exposure when they are undisturbed 
and in good condition. However, once they are disturbed, 
such as during a window or sealant replacement project, 
the potential for exposure increases and the work must 
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be done by a licensed asbestos abatement contractor, in 
turn increasing project cost.

Performing exterior repair or rehabilitation projects involv-
ing the removal of potentially hazardous building mate-
rials always carries a certain level of risk to the owner, 
contractor, and building tenants. That risk can be mini-
mized by testing for the presence of lead and asbestos 
prior to the initiation of work so all parties involved can 
be properly informed and prepared.
For further information, please contact
Maureen Roskoski at roskoski@feapc.com or
Matt Kutzler at matt.kutzler@feapc.com.

877-322-4589 voice • 703-591-4857 fax • www.feapc.com
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Announcements and 
Accomplishments:
FEA Principal and Chairman Christopher P. 
Hodges, P.E., RRC, CFM, LEED AP, IFMA Fellow was 
elected to the International Facility Management 
Association (IFMA) 2007-2008 Board of Directors.

FEA ranked No. 3643 on the 2007 Inc. 5,000 
list of the fastest-growing private companies 
in the country! The Inc. 5,000, an extension 
of Inc. magazine’s Inc. 500 list, catches many 
businesses that are too big to grow at the pace 
required to make the Inc. 500, as well as a host 
of smaller firms.

Frank M. De Simone, RRC joined FEA in August in 
its Boston, MA office as a Senior Project Manager. 
Frank, a native of the Boston metropolitan area, is 
a registered roof consultant with over 35 years of 
experience in building envelope construction.

Jason P. Riggs, P.E. joined FEA in July as a Senior 
Project Manager and will be working in Charlotte, 
NC. Jason brings over 15 years of experience in the 
engineering field to FEA.

Stephen Weissberg, P.E. recently joined FEA 
in its San Francisco, CA office as a Senior 
Project Manager. Steve brings over 35 years of 
engineering, project management, and construction 
administration experience to FEA.

Matthew P. Kutzler, EIT recently earned his 
Construction Document Technologist (CDT) 
designation from the Construction Specifications 
Institute.

C. Gordon Dowrey, CFM recently earned his LEED AP 
designation from the U.S. Green Building Council.
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Facility Facts is an informational newsletter issued quarterly by Facility Engineering Associates’ staff to share 
innovative techniques, case studies, trends and general information on issues important to our clients.

Facility Engineering Associates is a national consulting engineering practice specializing in existing 
facilities and infrastructure. Our expertise is in the areas of:

• Condition Assessment • Facility Management • Repair and Restoration • Instrumentation
• Environmental • Sustainability

These articles are for general information only, and may not fit your specific situation. If you would like to 
reprint an article or would like more information about a specific challenge you face, please contact:

About Facility Facts

Erin L. Parrent
11001 Lee Highway, Suite D, Fairfax, VA 22030
703-591-4855 newsletter@feapc.com www.feapc.com

Component Potential Hazardous 
Material

Installation Date of 
Component 

Window frame 
components

Lead-based or
lead-containing paint

Pre – 1978
Residential Buildings
All Dates for Industrial 

Applications

Other painted
exterior components

Lead-based or
lead-containing paint

Pre – 1978
Residential Buildings
All Dates for Industrial 

Applications

Window caulking
or sealant

Asbestos
(Lead if painted) All Dates

Wet-glazing Asbestos All Dates

Exterior siding
(transite) Asbestos All Dates

Asphaltic
roofing materials Asbestos All Dates

Roofing paint Asbestos All Dates

Textured stucco
or plaster

Asbestos
(Lead if painted) Pre-1978
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By: Christopher P. Hodges,
P.E., CFM, LEED AP, IFMA Fellow

You can’t turn on the evening news, read a newspa-
per or magazine, or surf the internet without hear-
ing about carbon. Why is carbon so newsworthy? 
Why are environmentalists and politicians referenc-
ing phrases such as “greenhouse gas” and “carbon 
footprint?” And, ultimately, what does this mean to 
you as a facility manager or building operator?
First, a little information on carbon: it is the fourth 
most abundant element in the universe and com-
bines with numerous other elements to form about 
10 million different compounds. It is the crucial 
element in all living things, occurring in all organic 
life. One of those compounds is carbon dioxide or 
CO2. CO2 is a gas, a very small but very influential 
part of our earth’s atmosphere. CO2 is both natu-
rally occurring and a by-product of man-made pro-
cesses. It is important that we recognize the role 
it plays in the environment, and how man-made 
activities influence atmospheric concentrations.

Carbon dioxide is not in itself a dangerous or evil 
substance. Quite the contrary, without it, we would 
not have a habitable planet. It’s just one of those 
substances that we need to keep in balance, and 
lately, we’re not doing a very good job of it. CO2 
concentration has increased 74% over the last 150 
years; moreover, about 70% of the increase has 
occurred since 1960. The early increase coincides 
with the industrial revolution, and in more recent 
years, the dramatic rise in the consumption of fos-
sil fuels.
On a macro-level, the earth and its atmosphere 
operate in a carbon cycle. Part of that carbon cycle 
relies on numerous carbon emitters and carbon 
absorbers. For example, human and animal respi-
ration, decay of organic material, and the burning 
of any carbon-based material act as carbon emit-
ters. Conversely, the earth’s growing plant life acts 
as a carbon absorber. In order for the carbon cycle 
to be balanced, the total CO2 emissions should 
roughly equal the removals; however, this cycle is 

by no means a one-for-one exchange whereby we 
could solve all of our problems by matching plants 
to people. The system is far more complex.
The relationship between the earth’s atmosphere 
and the trapping of infrared radiation adds to this 
complexity. The atmosphere plays an important role 
by keeping the radiated energy in balance and the 
temperature relatively constant – at least constant 
enough to sustain the life we know. As much of the 
heat in the atmosphere is radiated back out into 
space through infrared radiation, the presence of 
greenhouses gases and CO2 tends to block that pro-
cess. Most scientific studies show that earth’s sur-
face temperature has increased about 1.2 to 1.4ºF 
over the last 100 years. Current climate change 
models vary widely in their predictions; some have 
estimated a rise in the average temperature of the 
earth’s surface of another 2.5 to 10.4ºF by the year 
2100. So one can see that even the fractional con-
tribution level CO2 has to the greenhouse effect can 
create large temperature changes.
So what exactly is a ton of carbon? You’ve heard the 
term, but, like the rest of us, probably struggle with 
the image of just what a ton of a gas looks like. Just 
keep in mind what you learned in chemistry class 
– even though it’s a gas at atmospheric tempera-
tures, it is made up of molecules that have mass. In 
fact, CO2 is about 1.5 times heavier than air and is 
a colorless, odorless, neutral gas at room tempera-
ture. If you are still having trouble visualizing a gas 
such as air having mass, just try standing out in 
the next strong windstorm. That force you feel is the 
force of trillions of solid particles hitting you, the 
same particles that make up the air we breathe.
In order to put the rise in CO2 level into perspective, 
you need to first consider our current levels of emis-
sion. In 2005, the U.S. emitted over 7.2 billion met-
ric tons of greenhouse gasses into the atmosphere. 
For perspective, the table (above) lists a few CO2 
emitters, and one well-know CO2 absorber.

As you can see, there are lots of sources of carbon. 
Obviously, we can’t all just stop breathing, or for 
that matter, stop driving our cars altogether, but 
this gives you some frame of reference for our 
personal and business contributions to carbon 
emissions. By reducing our power requirements 
and reliance on fossil fuels for transportation, we 
can have a positive impact on the reduction of 
greenhouse gases. Our own personal contributions, 
although much smaller in scale, can also have a 
positive cumulative effect when we start changing 
our fuel and energy usage habits. These individual 
contributions, no matter how collectively small or 
large, will lead to either increasing or decreasing 
the global carbon count. Thus, making the phrase 
carbon footprint a popular term or conceptual 
shorthand for the collective effect greenhouse gas-
ses have on the planet.
The primary concept being taught these days is 
to evaluate your carbon footprint. In its simplest 
terms, it is the sum total of our own carbon emis-
sions over a period of time (typically one year). As 
a facility manager or building owner, you may be 
called upon to calculate the carbon footprint of your 
facilities. Given the proliferation of carbon calcula-
tors on the internet, provided you choose a reliable 
source and have good electricity and fuel records, 
this task is not quite as difficult as it may seem.
It is imperative that we consider our personal and 
business contributions to the global carbon foot-
print. Making a small change, like using a fuel 
efficient vehicle is one way to make a personal 
contribution. The motivation for that change does 
not have to be any more than economic. Even if 
we are not ready or willing to make those personal 
changes, the business world will force us to make 
our facilities more efficient and carbon friendly, 
whether we are ready or not. Are you ready?
For more information on this topic, please contact 
Chris Hodges at chris.hodges@feapc.com.

What’s All the Fuss About Carbon?

Washington, DC • Boston, MA • Dallas, TX • Denver, CO • San Francisco, CA

Emitter CO2eq Contribution Tons per Year

You (average human) 2 pounds/day .36

Your Car 1 ton per 100 gallons of gas 5 – 7

Mother Pig and her Piglets 9.2 tons per year (primarily Methane from effluent) 9.2

Electricity Consumption Average U.S. Household of 2 8.1

Waste Generation Average U.S. Household of 2 1.0

Coal Fueled Power Plant (500 Megawatt Plant) 3.7 Million Tons of CO2 alone (not including SOx, NOx, 
particulates, and heavy metals) 3.7 Million

Absorber CO2 Removal Tons per Year

Tropical Zone Trees 50 pounds/year .025 or 40 trees/ton
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FEA on the Road
October 20, 2007 • Burlington, MA

The New England Chapter of the 
Community Associations Institute 
Annual Conference & Expo

Rebecca A. Gutierrez, RS and Thomas W. Larson, P.E., 
RS will be exhibiting for FEA!

October 21-23, 2007 • Little Rock, AK

The Central Region of the Association 
of Higher Education Facilities Officers 
Annual Educational Symposium & 
Business Expo (CAPPA)

Jared R. Call, CFM and Larry E. Wheatley, CFM will be 
attending on behalf of FEA.

October 24-26, 2007 • New Orleans, LA

The International Facility 
Management Association World 
Workplace Conference & Expo (IFMA)

FEA Principal Christopher P. Hodges, P.E., RRC, CFM, 
LEED AP, IFMA Fellow and Senior Project Manager 
Maureen K. Roskoski, REPA, LEED AP will be co-present-

ing on Sustainability Steps to Success: Turn your policy 
into action with a Sustainability Scorecard© on October 
26th. FEA President James P. Whittaker, P.E., CFM will 
be co-presenting with Nancy Thomson of the Wyoming 
Schools Facilities Commission on Facility Asset 
Management Plans: Credible, Timely, and Cost-Effective 
on October 25th. Senior Project Manager Daniel F. 
Geldermann, P.E. will be co-presenting with David 
Samec of the Smithsonian Institution on Balancing the 
Workforce: The Smithsonian Institution’s Approach to In-
House and Contract Services on October 25th. FEA will 
also be exhibiting in Booth #618!

November 7-9, 2007 • Chicago, IL

Greenbuild International
Conference & Expo
United States Green Building Council

FEA will be exhibiting in Booth #1152!

November 7-8, 2007 • Denver, CO

Advanced Facilities Management and 
Engineering Conference & Exhibits

FEA will be exhibiting in Booth #325!

11001 Lee Highway, Suite D
Fairfax, VA 22030
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