Advancing Lead-Safety through CDBG and HOME





Confronting the Reality of Lead-Based Paint in US Housing





Lead-based paint in older housing is a reality that rehab program managers, project designers, and contractors must confront.  While the primary purpose of most housing rehab projects is not lead hazard control, lead hazards are an obvious example of the poor housing conditions that federally-assisted rehab projects are intended to correct.  Every project that repairs or disturbs lead paint has the potential to create lead dust hazards that can poison a child.  Conversely, every rehab project has the potential to reduce the risk of lead poisoning.  Fortunately, modest changes in paint repair and rehab work practices are usually effective in avoiding lead hazards.    





This paper is intended for housing and community development agencies, community development corporations, and contractors doing paint repair and rehabilitation projects funded by the Community Development Block Grant (CDBG) and Home Investment Partnerships (HOME) programs.  Its purpose is to explain recent shifts in approach to making housing lead-safe, identify opportunities for CDBG and HOME programs to protect children from lead poisoning, highlight important choices in work practices and planning considerations for properties undergoing rehab, and describe how to effectively utilize federal resources to carry out the requirements of HUD’s new lead-safety rule.  





Why Should Housing Rehab Programs Worry about Lead Poisoning? 





Despite the substantial progress made in recent years, lead poisoning remains today the number one environmental health hazard for young children.  Lead poisoning in childhood can have life-long consequences, including learning disabilities, loss of IQ, attention deficit, and behavior problems.  While children’s developing brains and nervous systems make them most susceptible, adults can also be poisoned by lead, with effects that include liver and kidney damage, high blood pressure and stroke, nerve damage, male impotence, and reproductive effects, among many others.





There are multiple potential sources of lead in the human environment, but deteriorated lead-based paint and lead-contaminated dust are by far the most significant cause of childhood lead poisoning in the US.  Lead-based paint is the foremost source of lead in children’s homes; lead-contaminated dust is the primary pathway of exposure.  While eating lead paint chips can seriously poison a child, the vast majority of children are lead-poisoned by chronic ingestion of settled lead dust.  Lead dust contaminates surfaces such as floors and window sills, gets on children’s hands and toys, and then in their mouths through normal hand-to-mouth behavior. 





In some older neighborhoods, lead-contaminated soil is another important hazard.  In this case, the lead may have come from exhaust from leaded gasoline or old exterior lead-based paint that has deteriorated orbeen scraped and sanded during repainting over the years, or both.  Children are exposed to lead in soil when playing outdoors and when lead contaminated soil is tracked or blown inside and becomes part of the house dust.


  


The two scenarios that account for most cases of childhood lead poisoning are both relevant to rehabilitating older properties:  (1) paint deterioration due to poor maintenance, and (2) remodeling and repainting projects that inadvertently release lead particles.  Without proper safeguards, even simple paint repair work can leave severe lead dust hazards behind.  The central challenge is to keep old paint intact, and to control, contain, and clean up lead dust through the use of lead-safe work practices:


Controlling lead dust means taking safeguards to limit or avoid releasing lead particles, including avoiding unsafe paint removal practices such as open flame burning and power sanding.


Containing lead dust means covering the work area with plastic, limiting the spread of lead dust beyond the work area, and protecting occupants’ belongings.  


Cleaning up lead dust means a thorough cleaning of the work area at the conclusion of the job to remove lead dust, such as by wet washing and HEPA vacuuming.





Understanding Important Shifts in Approach to Lead-Based Paint





Over the past decade, research studies and real world experience in cities across the country have greatly expanded our understanding of the sources and pathways of exposure from lead-based paint and the effectiveness of a range of hazard control strategies.  While this experience has come primarily from projects designed specifically to deal with lead-based paint hazards, the lessons learned are directly relevant to rehab program managers, project designers, remodeling contractors, do-it-yourselfers, rental property owners and managers, maintenance staff, and painters.  Four major shifts in approach are particularly relevant to those involved in rehabilitating older properties.    





From Preoccupation with Presence of Lead-Based Paint to Making Properties Lead-Safe





A decade ago, experts focused on the presence of lead-based paint and surface-by-surface measurements of its lead content.  They assumed that full removal of lead-based paint – or at least the abatement of lead hazards (e.g., enclosing deteriorated paint with a permanent covering) – was essential to protect children from poisoning.  We now know that generally well-maintained properties with intact lead-based paint rarely poison a child.  Today, the national goal is lead-safe housing -- housing without dangerous levels of lead dust or hazardous conditions like deteriorated paint -- a goal that is realistic and achievable.  





From Formal, Initial Investigations to Performance-Based Clearance Testing





The 1992 landmark national lead poisoning law, the Residential Lead-Based Paint Hazard Reduction Act, anticipated that a formal evaluation (either a “lead inspection,” which determines the presence and location of lead-based paint, or a “risk assessment,” which comprehensively characterizes lead hazards in a property) was a necessary first step to designing corrective measures.  The law required that EPA and state programs certify risk assessors and lead inspectors as well as abatement contractors.  A risk assessment and/or a lead inspection can provide important information to inform some rehab projects. However, in situations where lead is likely to be present in the paint and applicable lead-based paint hazards are addressed by the planned scope of work, it often makes sense to forego extensive initial evaluations in favor of visually checking for paint deterioration, using lead-safe work practices, and performing clearance dust test.  A clearance test entails sampling settled dust on floors and other surfaces for analysis by a laboratory qualified to determine if lead dust hazards are present.  As understanding of the dangers of lead-contaminated dust has grown, greater emphasis has been placed on conducting a clearance dust test, which provides a performance-based quality control check after any projects that repair or disturb paint that may be leaded.   





From One-Time, Stand Alone Projects to Integrating Lead-safety into Other Activities





A decade ago, both lead experts and housing providers viewed lead-safety as a highly specialized activity delivered through one-time, stand-alone projects.  Today, experts appreciate the need to integrate lead-safety into a wide range of housing activities, including:  regular property maintenance; repair, repainting, and remodeling projects; and turnover treatments at vacancy.  The cost of making a property lead-safe similarly spans a broad spectrum.  For properties in poor condition with extensive lead hazards, lead abatement may well cost thousands of dollars.  For well-maintained properties with intact paint, the cost of lead-safety amounts to ongoing visual checks for paint deterioration and safeguards to avoid lead dust hazards during painting and remodeling.  For all older properties, workers doing any work that disturbs or repairs painted surfaces must control, contain, and clean up lead dust.  





Augmenting Certified Lead Contractors with “Basic Training” in Lead-Safety





Historically, housing rehabilitation specialists have viewed activities related to lead-based paint as the exclusive province of specialized lead contractors.  Indeed, the very existence of state-certified lead paint experts has prompted many to think, “Lead-safety is not my job.”  In fact, all those whose work encounters lead-based paint need to understand the dangers of lead-contaminated dust and the safeguards needed to control, contain, and clean up lead dust hazards.  While EPA regulations require that only certified contractors and workers perform abatement projects (which permanently eliminate lead hazards by enclosing or encapsulating painted surfaces or removing leaded paint), maintenance staff, painters, and remodelers with “basic training” in lead-safety have critically important roles to play by making modest changes in work practices to control lead dust hazards.  For example, HUD’s regulation prohibits several dangerous paint removal practices (24 CFR 35.140) in all projects receiving federal assistance.  HUD has approved several lead-safe work practices training courses designed for painters, remodelers and maintenance workers (see Appendix).





HUD’s New Lead-safety Regulation





HUD’s new lead-safety regulation governs paint repair and rehab work in virtually all pre-1978 residential properties that receive federal funds, including CDBG and HOME funds.  On September 15, 2000, this regulation, entitled “Requirements for Notification, Evaluation and Reduction of Lead-Based Paint Hazards in Federally Owned Residential Property and Housing Receiving Federal Assistance,” replaced the maze of pre-existing requirements for more than 50 separate federal programs that were located in various parts of the Code of Federal Regulations (CFR).  This rule, which is at 24 CFR Part 35, reflects the lessons learned from recent research and experience and tailors requirements to the type, duration, and amount of federal housing assistance.  





Some cities and states have qualified for a six-month transition period that ends on March 15, 2001 by notifying HUD that they face a shortfall in workers and contractors trained and qualified in various activities and submitting a “Transition Implementation Plan.”  HUD’s transition assistance includes reimbursement for the cost of clearance examinations and targeted training to meet gaps in trained capacity.  Information on the regulation and the transition assistance policy is available on the web site of HUD’s Office of Healthy Homes and Lead Hazard Control, www.hud.gov/lea or by calling the Lead Paint Compliance Assistance Center toll-free at 1-866-HUD-1012.  For information about getting training and locating qualified lead personnel see www.leadlisting.org or call National Lead Information Center toll-free at 1-800-424-LEAD. 





Immediate Opportunities for Preventing Lead Poisoning





There are ready opportunities for housing and community development agencies,  community development corporations (CDCs), and others involved in rehab work funded by CDBG and HOME to contribute meaningfully to protecting children from lead poisoning while preserving affordable housing.  Consider the following possibilities:





Offer Free Training in Lead-Safe Work Practices to Painters and Remodelers





Protecting children from lead poisoning requires making lead-safety “everyone’s job.”  Most importantly, painters and workers doing remodeling and rehab work need to understand the potential danger in working with lead-based paint and take safeguards to control, contain, and clean up lead dust.  Training courses approved by HUD, as short as four hours in length, are now available to teach the basics about lead-safety to painters, remodelers, and maintenance staff (see Appendix or www.hud.gov/lea/lbptraining.html).  Persons who complete the training are qualified to perform interim controls, including standard treatments and paint stabilization.  The course fulfills the requirements for rehab projects costing $25,000 or less.  





HUD has committed $1.5 million to help make training in lead-safe work practices widely available at no or low cost.   Alternatively, CDBG and HOME-funded programs can initiate offering the training and use administrative funds to pay for deliveries of the training to most audiences; training also qualifies under CDBG programs as an eligible rehabilitation expense.  Using rehab contractors and workers with basic training in lead-safety can reduce the cost of meeting lead-safety requirements and build a cadre of trained painters and remodelers who know how to avoid and control lead dust hazards.  Lead-safe painting needs to become the norm for all paint repair and rehab work in pre-1978 buildings, not just projects funded by federal dollars.  





Expand Capacity for Clearance Dust Testing





Both research and real world experience emphasize the importance of lead dust testing after paint repair and rehab projects.  Because lead dust hazards can be invisible to the naked eye, the only way to be sure of their absence or presence is through a dust test, which typically involves wiping a known surface area for analysis by an environmental laboratory, usually about $5 - $10 per sample.  Clearance dust testing provides assurance that the unit is safe for occupancy by providing documentation that no lead dust hazards have been left behind.  





CDBG and HOME-funded programs can help protect children from lead poisoning by expanding capacity for clearance dust testing, which also serves to reduce its cost.  EPA has developed a one-day training course for “sampling technicians” to teach workers how to conduct a visual inspection and collect clearance dust samples (see Appendix).  Local housing agencies and CDCs may want to have their own staff trained and qualified to perform clearance testing.  Some states certify sampling technicians directly while others require trained sampling technicians to work under the supervision of a certified risk assessor or lead inspector (check with the applicable state lead-based paint certification program for requirements; see www.hud.gov/lea/leadnotice.doc for list of state and EPA contacts).  





Identify and Target Properties that Pose High Risks for Lead Poisoning





In most communities, the properties that pose high risks for lead poisoning are typically pre-1950 properties in poor physical condition, which are often concentrated in the same neighborhoods.  These are often the same neighborhoods that many housing and community development agencies have already targeted for revitalization.  Housing and community development agencies can work cooperatively with public health departments’  lead poisoning prevention programs to address properties where a poisoned child has resided.   Some communities maintain databases of lead-safe and/or hazardous properties to help make critical information about housing condition more easily available to families.  In communities without such programs, housing programs can screen housing to identify properties that are at a high risk of causing lead poisoning, and give them more immediate priority for rehabilitation.  





The process of screening housing begins by reviewing data on relative risks for lead poisoning by census tract.  This data may be accessed locally; it is also available at http://www.scorecard.org/env-releases/lead .  A visual check for exterior signs of deferred maintenance and water damage can provide an easy and low-cost filter to select potentially high-risk units in the high-risk census tracts.  Sampling chips of peeling paint or lead dust in the units with these visible risk indicators can then flag properties with hazards for more intensive evaluations and hazard control.  The results of screening housing can help shape Consolidated Plans, justify increased priorities for housing rehab in appropriating and allocating block grant funds, and inform the selection of properties for rehab.  





Provide Technical Assistance to Rehab Contractors





In some communities, only a relatively few contractors perform federally-funded rehab work.  In many cases, these contractors will need support to integrate lead-safety into rehab cost-effectively.   By sponsoring training in lead-safe work practices, CDBG and HOME programs can help contractors avoid overhead and administrative burden and position their firms for jobs with other clients who are seeking lead-safe work.  Where abatement contractors are unavailable to meet the requirement for abatement in rehab projects receiving more than $25,000 in federal assistance, programs may also want to sponsor training for rehab contractors to become abatement supervisors and workers.  Programs can either contract with a training provider, using rehabilitation services or administrative funds, or get a staff member or contractor trained to deliver the training (see Appendix  for information on courses and training for trainers).  Drawing attention to the lead-safety requirements that have been added to work specifications during the bidders conference or in advertisement copy will expedite the education of contractors and enable them to raise specification and design issues for clarification.   





Critical Decisions About How to Comply with HUD’s Lead-Safety Regulation





Because HUD’s lead-safety rule generally allows a number of alternative approaches to meeting its requirements, it is complex.  This section highlights key decisions that CDBG and HOME-funded agencies need to make to determine what approach is best for integrating lead-safety into their rehab programs and projects.  





Which lead-safety “tier” applies to the rehab project? 


The extent of lead hazard control work required by the regulation is determined by the amount of “Federal rehabilitation assistance” per unit, which is calculated by taking the lesser of the amount of federal funding or the hard cost of the rehab (exclusive of the cost of the lead hazard control work and soft costs).  


Projects receiving more than $25,000 in federal funding and undergoing more than $25,000 in rehabilitation hard costs: abatement of lead-based paint hazards is required; a certified abatement contractor and certified abatement workers must be employed to permanently eliminate lead-based paint hazards through the use of abatement methods such as removal of lead-based paint and dust-lead hazards, permanent enclosure or encapsulation of lead-based paint, replacement of components or fixtures because they are painted with lead-based paint, and the removal or permanent covering of soil-lead hazards. 


Projects that cost above $5,000 but no more than $25,000: interim controls are required; workers must be trained in lead-safe work practices, work safely as they complete all work, and stabilize deteriorated paint and repair all other pre-existing lead hazards as identified by a risk assessment.   Standard treatments, a specified set of measures, are required if a risk assessment has not been performed by a certified risk assessor. 


Projects that cost $5,000 or less: workers must repair any paint that was disturbed by the rehab work, using lead-safe work practices.  Basic training in lead-safe work practices is recommended by HUD but not required by the regulation.


For multi-unit properties, costs are calculated on an average per-unit basis.  For further details on these cost calculations, see Interpretive Guidance question J3 on the web at www.hud.gov/lea.





For  jobs costing $25,000 or less, is there an alternative to getting rehab workers “basic training”?


Yes.  A certified abatement supervisor can be used to supervise untrained workers performing rehab work.  Some rehab programs may find it advantageous to hire a certified abatement supervisor or have their own construction managers certified as abatement supervisors by the applicable EPA-approved certification program after they have attended a 2½  day training and fulfilled other requirements. 





Pay for paint testing and risk assessment, or assume lead-based paint and hazards are present?  


For projects costing between $5,000 and $25,000, there are two choices: 1) hire a certified risk assessor to perform a paint test and risk assessment and control any hazards identified, or 2) perform “standard treatments,” an established set of unit-wide controls on surfaces with potential lead hazards.   Skipping paint testing and the risk assessment and simply assuming that lead-based paint is present may be more cost-effective in units in which lead-based paint is likely, especially when addressing hazards throughout the unit fits the rehab plan.  For example, where repainting is already anticipated, the incremental cost of using lead-safe work practices will likely be less than the cost of a risk assessment.  Some programs may decide to undertake standard treatments as a routine measure rather than paying for paint testing and  risk assessments.  However, the paint testing and risk assessment option may be a cost-effective business decision where lead-based paint and hazards are unlikely.  





Pay for a lead-based paint inspection to exempt a property permanently from all lead requirements?


A lead-based paint inspection identifies the presence of lead-based paint on every surface in the unit.  It is more extensive than a paint test to determine the presence of lead on only the painted surface(s) to be disturbed during rehab.  A housing unit found not to have lead-based paint as a result of a lead-based paint inspection is considered permanently lead-free and is exempt from HUD’s lead-safety requirements.  This type of evaluation is not required by HUD to plan or conduct rehab projects; it is only required if the program or property owner seeks to exempt a pre-1978 property from any lead requirements on the basis that it has no lead-based paint.  An inspection may be especially worthwhile in post-1960 units since less than 25% contain any lead-based paint.





Abate all lead-based paint or make the property lead-safe?


Some programs may consider abating all lead-based paint in order to permanently eliminate the possibility that a unit will develop lead based paint hazards in the future.  Since research studies have proven the effectiveness of various low-cost strategies in controlling lead dust hazards, abatement should generally be reserved for high-risk properties with extensive or severe lead hazards, or when the prospect for ongoing maintenance to keep paint intact is questionable.  In addition, abatement may be advantageous if only a few components have lead-based paint, rendering the property “lead-free” at relatively low cost.  HUD only requires abatement for projects costing more than $25,000.  Moreover, the abatement requirement is limited to lead-based paint hazards (deteriorated lead-based paint, soil-lead hazards and dust-lead hazards), not all lead-based paint.  Lead-safe rehab, using lead-safe work practices to control lead dust, often costs a fraction of the cost of full abatement.  All projects must meet the same safety standard as the abatement projects: all must pass clearance to verify that unsafe lead dust does not remain behind at the end of the job.





Write the specs for lead work separately or integrate lead-safety into the rehab spec?


By integrating lead-safety requirements in unified specifications, CDBG and HOME rehab programs can avoid the inherent administrative burden, delays, and duplication of effort involved in coordinating schedules and activities between different contractors.  At minimum, contracts should require the use of lead-safe work practices, indicate that clearance is a mandatory measure of completion, and incorporate into the description of the rehab work any specific lead-based paint requirements involved.  Of course, if the program is operating above the $25,000-per-unit level, contractors must be certified abatement contractors.  Where the rehab contractor and workers are certified in abatement, blended specifications are possible for these larger projects as well.





Must the family be relocated?


Relocation is sometimes needed to protect occupants and their belongings, but it can add substantially to the cost of a rehab project.  Relocation is not required if interior work will take five consecutive days or less so long as the work area can be contained to prevent the release of dust and debris into other areas and occupants have access to bathroom, kitchen, and sleeping facilities in the unit or in another convenient location.  Containment involves taking physical measures to enclose the worksite to ensure that dust and debris created or released during the rehab project are not spread, blown, or tracked outside of the worksite.  Programs do not have to relocate elderly occupants unless a child is expected to reside in the unit, provided complete disclosure of the nature of the work is provided and informed consent of the elderly occupants is obtained before the work begins.  Using in-house staff as sampling technicians to perform clearance testing will allow the program to expedite sampling and reduce the need to relocate residents.





Who will perform clearance dust testing after rehab under $25,000?


Clearance testing provides a performance-based quality control check, to assure the unit is safe for occupancy.  Clearance after non-abatement projects can be performed by persons who are trained and certified in one of three certified disciplines: risk assessor; lead-based paint inspector; and sampling technician.  Community development agencies, CDC’s and rehab programs need to decide whether to contract out for this service or get one or more staff trained and qualified to perform clearance.  The clearance requirement can be met as an integral component of the post-work examination of the unit to confirm the completion of the project.  Rehab programs can use their rehab specialists or other personnel who check all other work at the end of the job to conduct a clearance examination, by getting these employees certified as sampling technicians.  In keeping this work in-house, programs will streamline end-of-work approvals, expedite access to test results, reduce relocation demands, and save money.  Alternatively, programs can contract with a risk assessor or lead-based paint inspector, or require the rehab contractor to arrange for clearance of the unit by an independent party.  








�
Appendix: Training and Other Resources





The Lead Listing maintains a comprehensive list of trainers who deliver lead training courses, including sampling technician and lead-safe work practices; this list can be accessed by calling (800) 424-LEAD and at www.leadlisting.org.  


 


Lead-Safe Work Practices Courses approved by HUD:


“HUD Lead-Based Paint Training for Remodelers And Renovators.” Adapted by HUD from a course developed by HUD and the National Association of the Remodeling Industry. The course materials can be downloaded (MS Powerpoint, 9 megabytes) from www.hud.gov/lea/training/rr/HUD_RR_COURSE.html 	


 “Interim Controls/Lead-Safe Work Practices and Awareness Course.” Developed by MIRCON/Connor Environmental Services. The course can be downloaded (8 megabytes) from www.hud.gov/lea/training/leadsafewp/leadsafewp.html.  The National Apartment Association, (703) 518-6141, trains trainers for this course.


“Lead-Based Paint Maintenance Training: Work Smart, Work Wet, Work Clean to Work Lead-Safe.” Course materials and video can be purchased for $129 from the National Environmental Training Association, (602) 956-6099.


“Lead Hazard Reduction for Maintenance Workers and Painters.” Contact the Environmental Management Institute in Indianapolis, (800) 488-8842, http://envtlmgmt.spea.iupui.edu.		 		


“Essential Maintenance Practices.” Contact the State of Vermont Department of Health, (802) 652-0358, for a list of training providers.


“Lead-Smart Renovator Course.” Contact the State of Maine Department of Environmental Protection, (207) 287-2133, for a list of training providers.


Other courses under development include an EPA course and video, and courses sponsored by other states’ agencies. 





Sampling Technician Course:


This course must be delivered by certified trainers. Course materials are available for review at www.hud.gov/lea/training/sampletech/samplingtech.html.  HUD-trained trainers are being paid $150 by HUD for each person who completes the course; see list of trainers at www.leadlisting.org/leadlisting/trainingproviders.nsf/docs/home.  Some states may not yet allow sampling technicians to clear interim control projects; contact your state lead-based paint certification agency for information.  The sampling course is expected to be “grandfathered” once certification of sampling technicians is available.





HUD Regulation Implementation Training for Rehab Programs:


HUD has funded the development and delivery of three training courses.  


	ICF Consulting’s three-day course is for CDBG and HOME program directors and staff; fax inquiries abouit the course to (703)934-3260 or visit  www.icfconsulting.com/hud/lbp/lbptri.nsf.	          


	The National Center for Lead Safe Housing offers a one-day course for rehab programs and CDC’s; call (410)972-0712, www.leadsafehousing.org. The Center also provides technical assistance by telephone and on-site, and is developing specifications, forms, and other materials for rehab programs to use in adapting their programs to integrate lead-safety.


	Dennison Associates offers a one-day course for CDBG and HOME programs; call (202)861-1163.


Other Resources:





The Lead Hazard Control Grants Program funds offer opportunities for collaboration and creativity to fill critical gaps to advance lead-safety in many communities.  Training and technical assistance may be available from the grantee to CDBG and HOME programs.  Several grantees already share responsibility with their community’s CDBG and HOME-funded programs for leveraging funding and managing lead-safety in housing rehab.  Others are using Lead Hazard Control grant funds in tandem with intensified code enforcement to target high risk neighborhoods.   Grantees can use program funds to build the capacity of contractors by providing training and purchasing equipment and supplies.   There are 125 Lead Hazard Control grantees; HUD awards 20-30 new and renewal grants each year. Call the Lead Information Hotline, (800) 424-LEAD, or visit http://www.hud.gov/lea/leagrant.html to locate the nearest grantee.





Community-based partnerships with local lead poisoning prevention coalitions, child advocates, and health departments can provide valuable input on important planning concerns such as targeting high-risk areas and setting priorities regarding the allocation of scarce resources.  These critical partners can secure the support of other agencies and the certified community to ensure that the needed capacity of basic training and sampling technician certification gets built.  To find potential partners, contact the Alliance To End Childhood Lead Poisoning,(202)543-1147, or visit www.aeclp.org/7/directory.html .





An EPA-approved state lead certification program or the regional EPA office is  responsible for the certification of lead specialties in each state.  This agency can be an important partner in capacity-building, by providing information about state-level laws, certified training, and contractors, and by expediting the approval of the certification of  sampling technicians. Call the Lead Information Hotline, (800) 424-LEAD, or visit www.hud.gov/lea/leadnotice.doc to identify the correct office.
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