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1 . 0  E X E C U T I V E  S U M M A R Y  A N D  R E C O M M E N D A T I O N S  

1 . 1  I n t r o d u c t i o n  a n d  B a c k g r o u n d   

This report provides a Building Code of Australia (BCA) 2019 Amendment 1 assessment of building alterations to Unit 
5 at 15 Diggings Terrace, Thredbo, NSW 2625 (Sequoia Apartments). 

The primary purpose of this report is to provide assessment of the existing and proposed works undertaken within Unit 
5 against the current Deemed-to-Satisfy (DtS) Provisions of the BCA and to provide where appropriate compliance 
recommendations.  

This report is intended to form part of both an application on behalf of the owner for a Development Application (DA) 
for remaining proposed works and a Building Information Certificate (BIC) application for works already completed. 

The intention of the report is to address the request for information issued by the NSW Department of Planning to 
support the Building Information Certificate (BIC) application for works already completed and for any proposed 
Development Application. Reference is made to the Departments letter dated 11th May 2022 and email from Mark 
Willoughby of the Department of Planning and Environment, dated 20th May 2022. 

1 . 2  W o r k s  C a r r i e d  O u t  

The works carried out to date comprise internal alterations within an existing apartment (unit 5). The works are non-
structural and are generally refurbishment and replacement of existing internal linings. The proposed DA includes 
some external works, such as window works. The architect for the project has summarised the works as follows: 

 

This application relates to Apartment 5 on Level 3 only. 

The proposed works concern the interior of Apartment 5 only. 

The proposed works entail a substantial refurbishment of the apartment to replace worn and dated finishes, fixtures 
and fittings and improve its general amenity. The scope to the proposed works and include: 

• Minor reconfiguration of existing, non-structural, framed and plasterboard lined internal walls to: 
o Reconfigure the Kitchen to improve its relationship with the living area and avoid a dangerously low 

section of ceiling in the north eastern corner of the existing kitchen 
o Redefine the Store area adjacent to the Kitchen to the east. The Store area is designed to better 

utilise space that has a dangerously low head height which is not effectively incorporated into the 
Kitchen. Provision is also made to integrate a joinery unit facing the Lounge. 

o Allow for the installation of sideboards in the Corridor for storage whilst increasing the perceived 
width of the Corridor 

o Relocating the door to Bed 4 so that is does not open directly into the Kitchen. 
o Reconfiguration of the northwest wall of Bed 4 to integrate a robe to Bed 4 and sideboard to the 

Living area. 

• New kitchen fitout including new joinery and appliances 

• A new kitchen exhaust designed to discharge immediately through the existing roof. The roof cowl to which 
will colourbond finished to match the existing roof decking and incorporate dampers for bushfire protection 
and to avoid drafts when the rangehood is not in use. 

• New bathroom fitout incorporating new floor and wall finishes, new joinery, and new fittings and fixtures. 

• New floor finishes throughout. 

• Patch, repair and new paint finish to existing plaster walls and ceilings. 

• New timber (internal) wall cladding to selected walls in the Kitchen, Lounge and Living areas. 

• New lighting and electrical fittings throughout. 

• New robe and cupboard joinery. 

• New internal doors and hardware. 

• New balustrade to the entry stair. The new balustrade will replace the existing balustrade. The existing 
balustrade is non compliant in several respects including, being too low, of non structural construction and it 
is scalable. The proposed balustrade will rectify these compliance issues and is comprised of a toughened 
glass balustrade, securely fixed directly to the existing reinforced concrete floor slab. Construction details for 
the balustrade have been prepared in accordance with a Structural Engineer’s advice and a Structural 
Engineer’s certification is provided. 

• Reinstatement of existing fire services and compliance testing. 

• Note that in the applicant’s opinion, including the opinions of the applicant’s specialist consultants: 
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o The proposed works are not of a structural nature, do not alter any structural members and do not in 
the load-bearing capacity of the building being exceeded. Refer to the Structural Engineer’s report 
ion regard to these matters. 

o The proposed works (with the exception of the Kitchen range hood discharge are to be undertaken 
entirely within the strata of the existing apartment. The proposed works are designed to utilise 
existing services connections, ducts, risers and penetrations. To that end the proposed works do not 
required any new services penetrations nor modification to any existing penetrations, ducts and/or 
risers. 

o Save for the minor modifications noted above the proposed works do not alter the layout of the 
existing apartment. Living, Kitchen, Bedroom and Bathrooms all remain in the same location and of 
the same size. Bedroom 4 is in the location of an area of the apartment which has effectively been 
utilised for this purpose previously. 

The proposal will not alter the building footprint, building envelope and will result in no change to the Gross Floor Area 
of the Building. 

 

From a compliance perspective, the works carried out include: 

 

- Replacement of internal floor and wall linings. 
- Internal linings compliant to Spec C1.10. The floor linings are tiles throughout, wall linings are plasterboard 

and spotted gum timber, both of which are compliant with BCA Specification C1.10. 
- Waterproofing to be finished to comply with AS 3740, with installation of water stop angles to be installed 
- Fire door existing unchanged, however this report recommends enhancement of the fire door tags. 
- Fire rated columns, to remain unchanged, other than being lined over with materials compliant with BCA 

Spec C1.10. 
- Fire rated bounding walls comprising hebel unchanged. 
- No structural works – refer to Attachment 1 of this report. 
- Painting and general internal linings refurbishment. 

 

NB: We note that the fire services contractor has confirmed that no works have been undertaken to the existing smoke 
detection system. The smoke detectors remain as existing. It is proposed to upgrade the detectors in the same 
locations under the procedures permissible under the annual Fire Safety Statement Regime, in accordance with 
Environmental Planning and Assessment (Development Certification and Fire Safety) Regulation 2021 

1 . 3  L e g i s l a t i o n  A p p l i c a b l e  t o  E x e m p t  W o r k s  

Notwithstanding that the Department of Planning has determined the works not to fall within the category of exempt 
development and this position is accepted, the table below provides a brief summary of the State Environmental 
Planning Policy (SEPP) – Precincts – Regional) 2021. Chapter 4 of the policy relates to Kosciuszko National Park 
and alpine resorts, in which Sequoia Apartments are located. 

Comments are provided against each relevant criteria applicable to the works undertaken and proposed at Unit 5, with 
exception of the external works proposed to be considered under a Development Application, comprising the window 
works. 

Environmental Planning Policy (Precincts—Regional) 2021 Comments 

4.17   Exempt development  

Note—  

Under section 4.1 of the Act, exempt development may be carried out 
without the need for development consent under Part 4 of the Act or for 
assessment under Part 5 of the Act. 

 

The section states that exempt development—  

(a)  must be of minimal environmental impact, and  

(b)  cannot be carried out in critical habitat of an endangered species, 
population or ecological community (identified under the Threatened 

 

https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101
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Environmental Planning Policy (Precincts—Regional) 2021 Comments 

Species Conservation Act 1995 or the Fisheries Management Act 1994), 
and 

(c)  cannot be carried out in a wilderness area (identified under 
the Wilderness Act 1987). 

 

Specifying a type of development as exempt development does not 
authorise the contravention of any condition of development consent, or 
any lease or licence under the National Parks and Wildlife Act 1974, 
applying to the land on which the exempt development is carried out. Nor 
does it authorise the contravention of any other law that may apply, 
including the prohibitions set out in Part 8A (Threatened species, 
populations and ecological communities, and their habitats, and critical 
habitat) of the National Parks and Wildlife Act 1974. 

 

(1)  The objective of this section is to identify development of minimal 
environmental impact as exempt development. 

 

(2)  Development specified in Schedule 2 that meets the requirements for 
the development contained in that Schedule, and that complies with the 
requirements of this section, is exempt development. 

 

(3)  To be exempt development, the development—  

(a)  must meet the relevant deemed-to-satisfy provisions of 
the Building Code of Australia, and 

The works carried out within Unit 5, will comply 
with the BCA and comprise primarily 
replacement of existing internal; linings, such 
as flooring, wall linings and bathroom fitout. 
Removal of minor non-loadbearing internal 
walls has occurred, to the existing kitchen area 

(b)  must not, if it relates to an existing building, cause the building to 
contravene the Building Code of Australia, and 

No work proposed to be carried out will 
contravene the BCA. 

(c)  must not be designated development, and  

(d)  must not be carried out on land that comprises, or on which there is, a 
heritage item that is listed on the State Heritage Register under 
the Heritage Act 1977 or that is subject to an interim heritage order under 
the Heritage Act 1977, and 

N/A 

(e)  must not be carried out on land that is an Aboriginal place within the 
meaning of the National Parks and Wildlife Act 1974 or that is shown 
coloured pink or blue in figure 6.1 of Perisher Range Resorts 
Environmental Study (October 2002), prepared by Connell Wagner Pty Ltd 
for the National Parks and Wildlife Service. 

N/A 

(4)  Development that relates to an existing building that is classified under 
the Building Code of Australia as class 1b or class 2–9 is not exempt 
development unless— 

The Building is Class 2 and 7a 

(a)  the building has a current fire safety certificate or fire safety 
statement, or 

Complies – AFSS is current for the building, 
refer to attachment 5 of this report. 

(b)  no fire safety measures are currently implemented, required or 
proposed for the building. 

The existing fire safety measures remain 
unaltered by the works, except that it is 
proposed to install new smoke detectors in the 
same locations as existing. The new detectors 
are proposed to be installed to provide 
enhanced fire safety. This work could be 
carried out under typically annual fire safety 
statement processes in accordance with the 
Environmental Planning and Assessment 
(Development Certification and Fire Safety) 
Regulation 2021. 

(5)  Development is not exempt development if the development involves 
damage to any plant that is part of any of the following plant communities 
on land identified as containing such a plant community in any Figure (other 

 

https://legislation.nsw.gov.au/view/html/repealed/current/act-1995-101
https://legislation.nsw.gov.au/view/html/inforce/current/act-1994-038
https://legislation.nsw.gov.au/view/html/inforce/current/act-1987-196
https://legislation.nsw.gov.au/view/html/inforce/current/act-1974-080
https://legislation.nsw.gov.au/view/html/inforce/current/act-1974-080
https://legislation.nsw.gov.au/view/html/inforce/current/act-1977-136
https://legislation.nsw.gov.au/view/html/inforce/current/act-1977-136
https://legislation.nsw.gov.au/view/html/inforce/current/act-1974-080
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Environmental Planning Policy (Precincts—Regional) 2021 Comments 

than Figures 1 and 11) in the Kosciuszko Resorts Vegetation 
Assessment— 

(a)  feldmark, N/A 

(b)  short alpine herbfield, N/A 

(c)  snowpatch. N/A 

(6)  In this section—  

damage, in relation to a plant, means the ringbarking, cutting down, 
topping, lopping, slashing, trimming, removing, poisoning, injury or wilful 
destruction of the plant. 

 

  

Schedule 2  

5   Internal building alterations  

Internal building alterations that do not involve the following—  

(a)  any increase in the gross floor area of the building, The floor area of Unit 5 Sequoia will not be 
increased, however some internal non-
loadbearing walls have been altered. 

(b)  any alteration to a load-bearing member of a building or any 
alteration that results in the load-bearing capacity of the building 
being exceeded, 

The loadbearing elements of the building are 
not being altered or proposed to be altered. 
Refer to Attachment 1 of this report. 
Attachment 1 includes a structural assessment 
and statement confirming no structural works 
have occurred or are proposed to occur . in 
addition the statement concludes that no 
additional loads are impaired by any works 
proposed or undertaken. 

(c)  any modification of any form of construction that is, or is 
proposed to be, implemented in a building to ensure the safety of 
persons using the building in the event of fire, 

No such form of construction has been 
modified. The works undertaken to date are 
internal non-loadbearing and have not altered 
any form of construction relating to the fire 
safety of persons using the building in the 
event of fire. The works carried out to date 
involve internal refurbishment not involving 
fire safety elements. It proposed to install new 
smoke detectors in the same locations as 
existing. The new detectors are proposed to be 
installed to provide enhanced fire safety. This 
work could be carried out under typically 
annual fire safety statement processes in 
accordance with the Environmental Planning 
and Assessment (Development Certification 
and Fire Safety) Regulation 2021. 

Any proposed future works to the external 
façade will be the subject of a Development 
Application. Any form of construction that may 
be modified would be subject to construction 
certification and BCA assessment, which is 
also covered in this BCA Report. 

(d)  any modification of any of the following— N/A 

(i)  any kitchen used for commercial purposes, N/A 

(ii)  any area, within premises, that is used for skin penetration procedures 
within the meaning of section 51 of the Public Health Act 1991, 

N/A 

(iii)  any hairdressing premises, N/A 

(iv)  any swimming or spa pool within the building, N/A 

https://legislation.nsw.gov.au/view/html/repealed/current/act-1991-010
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Environmental Planning Policy (Precincts—Regional) 2021 Comments 

(e)  any alteration to a building comprising tourist accommodation 
that results in an increase in the size of a bedroom or an increase in 
the number of bedrooms in the tourist accommodation. 

No increase in bedrooms proposed 

 

1 . 4  C o n s i d e r a t i o n s  f o r  U p g r a d e  W o r k s  R e q u i r e d  

The outcome of this assessment it is my view that the nature of existing and proposed building works is to Unit 5 
consisting of primarily internal alterations and one external façade change to enlarge an existing window opening does 
not increase fire risk. Accordingly, these works are not considered to warrant upgrade to the entire existing building 
to bring it into full compliance with BCA 2019 Amendment 1, specifically in respect to sprinkler system installation and 
upgraded automatic fire detection & alarm system under this clause or Section 64 upgrade provisions under 
Environmental Planning and Assessment Regulation 2021, which states: 

 

64   Consent authority may require upgrade of buildings 

(1)  This section applies to the determination of a development application that involves the rebuilding or alteration of an 
existing building if— 

(a)  the proposed building work and previous building work together represent more than half of the total volume of the 
building, or 

(b)  the measures contained in the building are inadequate— 

(i)  to protect persons using the building, if there is a fire, or 

(ii)  to facilitate the safe egress of persons using the building from the building, if there is a fire, or 

(iii)  to restrict the spread of fire from the building to other buildings nearby. 

(2)  The consent authority must consider whether it is appropriate to require the existing building to be brought into total or 
partial conformity with the Building Code of Australia. 

(3)  In this section— 

previous building work means building work completed or authorised within the previous 3 years. 

total volume of a building means the volume of the building before the previous building work commenced and 
measured over the building’s roof and external walls. 

 

This is on the basis the building works to Unit 5 do not represent more than half of the total volume of the building and 
the essential fire safety measures contained & maintained in the existing building are deemed adequate in protecting 
persons using the building in a fire to facilitate safe egress of persons and restrict the spread of fire from the building 
to other buildings nearby. 

Part 4 of this report provides a clause-by-clause assessment of the building works against current requirements of 
BCA 2019 Amendment 1. Subject to the resolutions summarised below it is my opinion the works completed and 
proposed meet the minimum BCA Performance Requirements. 

 

It is our opinion that it is unreasonable and impractical to require the entire building to be upgraded to current BCA, 
based on generally minor internal refurbishment works of one unit (ie Unit 5) representing approximately 15-20% of 
the total building floor area. The key points to note are that: 

 

1. The building is not undergoing works representing more 50% of the volume of the building (the works comprise 
~15-20% at most). 

2. The building does not have significant fire safety issues in that: 

a.  the measures contained in the building are not inadequate— 

(i)  to protect persons using the building, if there is a fire, or 

(ii)  to facilitate the safe egress of persons using the building from the building, if there is a fire, or 

(iii)  to restrict the spread of fire from the building to other buildings nearby. 

The building has a current fire safety schedule and fire safety statement, as attached at Attachment 5 of this 
report. The measures contained in the fire safety schedule remain unaltered by the works undertaken or 
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proposed. The measures contained within the fire safety schedule are consistent with the original approval 
issued in 1994 and in generally remain relevant as the building has not undergone major redevelopment or 
works that would trigger total upgrade of the building under Section 64 of the Environmental Planning and 
Assessment Regulation 2021. 

 

On the basis of the recommendations of this report, we consider the internal works could be permitted to be finalised, 
as the fire safety of the building has not been altered by the works and the structural capacity of the building has not 
been altered, as outlined in the attached structural report. In addition, the works recommended by this report at Section 
1.5, be permitted to be undertaken under routine maintenance or if necessary, under the Order issued by the 
Department of Planning and Environment. 

1 . 5  R e c o m m e n d a t i o n s  

Provide a list of recommendations for upgrade of the building for fire and life safety improvement on the basis of the 
scale of building works, being less than 25% and only involving internal works to one unit only. The recommendations 
below are not a requirement of Section 64 Upgrade, however our recommendations for upgrade of matters that should 
be undertaken by the owners of Unit 5 and the entire complex, to improve fire safety. 

 

BCA Clause Deemed-to-Satisfy Provision to be addressed 

C2.6 

Vertical Separation of 
openings in external 
walls 

This is applicable only where the external windows are altered and only 
applicable to Unit 5. Therefore, only required where the DA is proposed for the 
window alterations. 

 

In this building not protected by a sprinkler system of Type A construction, any part of 
a window or other opening in an external wall is above another opening in the storey 
next below and its vertical projection falls no further than 450mm outside the lower 
opening (measured horizontally), the openings must be separated by –  

(i) A spandrel which – 

(A) Is not less than 900mm in height; and 

(B) Extends not less than 600mm above the upper surface of the 
intervening floor; and 

(C) Is of non- combustible material having an FRL on not less 60/60/60; or 

(iv) A slab or other horizontal construction that – 

(A) Projects outwards from the external face of the wall not less than 
1100mm; and 

(B) Extends along the wall not less than 450mm beyond the openings 
concerned; and 

(C) Is non-combustible and has an FRL of not less than 60/60/60. 

Existing internal alterations viewed at the time of inspection have not altered existing 
spandrel protection to openings in the external wall. AED has been advised the existing 
vertical spandrel walls system to levels L1 to L4 consists of hebel wall construction 
which will achieve a minimum FRL -/60/60 as specified by DtS provisions.  

The existing building also relies on existing concrete balconies to provide horizonal 
protection assumed to achieve a minimum FRL 60/60/60 as approved under the base 
building design. 

The proposed building works that are yet to be completed subject to the DA & CC 
involves a proposed enlargement of the window opening in the northern façade which 
will not a minimum 450mm offset either side of the horizonal spandrel and will need to 
be addressed as part of a fire engineering solution to be approved by an accredited 
certifier at CC stage. 
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BCA Clause Deemed-to-Satisfy Provision to be addressed 

C3.11 

Bounding Construction 

 

The doorways in this Class 2 building must be protected between the public corridor 
and unit entry door by a self-closing fire door achieving a minimum FRL -/60/30. 

During the inspection it was observed that entry door frame to Unit 5 was tagged as a 
fire door however the door leaf was not tagged as required under AS 1905.1-2018. 

A check of the top edge of the door leaf revealed a heat vent hole was installed which 
is consistent with a fire door leaf. It is recommended the door be checked by a fire door 
specialist and verified as a fire door. On verification a tag is to be installed to satisfy AS 
1905.1-2018 requirements. 

D2.16 

Balustrades and other 
Barriers 

Note NSW D2.16 

The upgraded glazed balustrade to the internal stairway in Unit 5 is capable of 
complying with the DtS requirements of this clause. 

The external balcony balustrades to Unit 5 are proposed to be retained as existing as 
approved under the base building design. The renovation will involve upgrade to BCA 
2019 Amendment 1 compliance by enclosing gaps more than 125mm in isolated 
locations between the end of the barrier and external wall and any climbable elements 
in the original design located between 150mm and 760mm above floor surface to be 
suitable screened to render non-climbable. 

D2.21 

Operation of Latch 

 

Existing doorways in Unit 5 comply with the requirements of this clause. 

In common areas a number of doorways on the GL to carpark and storage room were 
the old style knob handles that are recommended to be upgraded to level type to satisfy 
the DtS provisions of this clause. 

D2.24 

Protection of openable 
windows 

Bedroom windows in Unit 5 are required to be protected by a  device or screen which 
must not permit a 125 mm sphere to pass through the window opening or screen and 
resist an outward horizontal action of 250 N against the window restrained by a device, 
or screen protecting the opening and have a child resistant release mechanism if the 
screen or device is able to be removed, unlocked or overridden. 

G4.3 
External doorways 

The existing main entry/egress door to the residential building opens inward in 
compliance with DtS provisions of this clause. 

The door is not currently provided with signage marked “OPEN INWARDS” on the inside 
face of the door in letters not less than 75mm high in a colour contrasting with that of 
the background. 

Signage is recommended to be provided which is to be maintained by the owners 
corporation to be certified annually as part of the AFSS inspection and certifications. 

G4.8 
Fire-fighting services 
and equipment 

The mounting position of the manual call point (MCP) adjacent to the main entry/egress 
was measured to be located 1.7m above floor level, in lieu of between 750mm and 
1200mm as specified in Clause 3.14 of AS 1670.1-2018.   

It is recommended the MCP be lowered to comply with AS 1670.1-2018 and maintained 
by the owners corporation to be certified annually as part of the AFSS inspection and 
certifications. 

G4.8 
Fire-fighting services 
and equipment 

Where necessary and considered appropriate, the existing smoke detectors be 
permitted to be changed for current smoke detectors. This recommendation relates to 
the smoke detection heads only and not the entire system. The existing smoke 
detectors date back to 1994, and current smoke detectors provide enhanced smoke 
detection capabilities. 
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2 . 0  I N T R O D U C T I O N  

This report provides a Building Code of Australia (BCA) 2019 Amendment 1 assessment of alterations and 
refurbishment of Unit 5, located at 15 Diggings Terrace, Thredbo, NSW 2625 (Sequoia Apartments). 

The existing development was constructed circa 1994 consists of a four (4) storey residential flat building containing 
5 sole occupancy units with associated carpark on ground level. The building structure consists of concrete floors 
supporting on concrete columns throughout with hebel external wall and internal bounding walls. The façade consists 
of a combination of rendered cement over hebel external walls and a timber cladding attachment.   

All building works carried out and proposed are wholly within Unit 5 which is located in part of L3 and the whole of L4 
top storey. 

A trigger for this assessment report is that internal building works have commenced onsite without prior approval of 
which the regulatory authority Department of Planning & Environment have advised. 

Detailed below are the existing and proposed floor plans illustrating the scope of works subject of this assessment 
which consists primarily of minor reconfiguration of internal non-loadbearing walls and general refurbishment to 
existing bathroom areas, floors & walls linings. 
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This report provides a BCA assessment table in Section 3.0 that summarises the any identified non-compliance 
matters and offers specific recommendations. 

2 . 1  B a s i s  o f  R e p o r t  

The key basis of this report is to address compliance with the Building Code of Australia (BCA) 2019 Amendment 1. 
The scope of services is limited to Sections C – “Fire Resistance”, Section D – “Access & Egress”, Section E – 
“Services & Equipment”, Section F “Health and Amenity”, Section G Ä and Section J “Energy Efficiency”   

This report is based on a site inspection on 3 June 20220 and a desktop assessment of the proposed plans, with 
specific reference to the following: 

• Architectural plans prepared by H & E Architects, Job No.2646 as detailed on below Drawing Schedule –  
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• The Building Code of Australia 2019 Amendment 1 prepared by the Australian Building Codes Board. 

• The Guide to the BCA 2019 Amendment 1, prepared by the Australian Building Codes Board. 

• Certification and documentation shown in the attachments of this report.  

2 . 2  P u r p o s e  o f  t h e  R e p o r t  

The purpose of this report is to assess the following: 

• Assessment under the current Building Code of Australia 2019 Amendment 1 and list any departures from the 
BCA 2019 Amendment 1. 

• Provide recommendations to address identified non-compliances, and/or identify potential performance 
solutions.  

2 . 3  L i m i t a t i o n s  o f  t h e  R e p o r t  

This report does not assess the following: 

• Access and facilities for people with disabilities is addressed however compliance with Disability Discrimination 
Act 1992 (DDA) is outside the scope of this report. It should be noted that BCA compliance does not 
necessarily meet the requirements of the Disability Discrimination Act (DDA). 

• Reporting on hazardous materials, OH&S matters or site contamination 

• Assessment of any structural elements or geotechnical matters relating to the building, including any structural 
or other assessment of the existing fire resistant levels of the building 

• Consideration of any fire services operations (including hydraulic, electrical or other systems)  

• Assessment of plumbing and drainage installations, including stormwater 

• Assessment of mechanical plant operations, electrical systems or security systems 

• Heritage significance 

• Consideration of energy or water authority requirements 
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• Consideration of Council’s local planning policies 

• Environmental or planning issues 

• Requirements of statutory authorities 

• Pest inspection or assessment building damage caused by pests (general/visual pest invasion or damage will 
be reported, however invasive or intrusive inspections have not be carried out) 

• Sections H are not considered. 

• Provision of any construction approvals or certification under Part 4A or Part 5 of the Environmental Planning 
& Assessment Act 1979. 

• This assessment excludes BCA clauses D3.0-3.12 (Inclusive), E3.6 and F2.4. Refer to separate access 
consultant’s report.  

• BCA 2019 Amendment 1 does not directly specify slip-resistance classification(s) for all accessible paths of 
travel; however, we highlight the need under AS 1428.1-2009 for all accessible paths of travel to have a slip-
resistant surface. We recommend you should seek surface finish advice from an independent specialist slip 
safety consultant. 
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3 . 0  B C A  A S S E S S M E N T  D A T A  

The following data is provided in respect to review of the building under the Building Code of Australia 2019 
Amendment 1 in respect to the compliance assessment of the building work alterations to Unit 5, located at 15 Diggings 
Terrace, Thredbo, NSW 2625 (Sequoia Apartments).     

BCA Building Classifications: 

Class 2 – Residential Sole Occupancy Units L1 to L4 

Class 7a – Carpark GF 

Class 7b – Storage <10% of storey GF 

Building rise in storeys: 4 (determined in accordance with C1.2 of the BCA). 

Type of Construction: A (determined in accordance with C1.1 of the BCA) 

Effective Height (m): <12m 

Climate Zone (Thermal Design) 
8 

 

Note: The building was approved by NSW National Parks and Wildlife Services as a Class 2 and 7a building 
comprising apartments and associated carparking, in 1994. The building classification remains unaltered and 
remains as originally classified under BCA1990. 

L o c a t i o n  o f  F i r e  S o u r c e  f e a t u r e s  

 

The potential fire source features to be considered for this building are the external wall of another building on the 
allotment which is not a Class 10 building, the side or rear of the allotment boundary or the far side of the road. 

In this instance the following setbacks are determined in respect to the fire source features applicable to the building  

• North – Far side of Diggings Terrace (> 6m) 

• South – Private allotment boundary (>3m) 

• East – Private allotment boundary (>3m) 

• West – Private allotment boundary (>3m) 

3 . 1  S u m m a r y  o f  E x i s t i n g  F i r e  S e r v i c e s   

Summarised below are the existing fire services installed in the building at the time of approval under BCA 1990 and 
subsequent fire safety upgrades as detailed in the current fire safety schedule for the building. 

• External fire hydrants in the street assumed to have been upgraded in accordance with BCA E1.3 and 
AS 2419.1.  

• An existing fire hose reel system complying with BCA E1.4 and AS 2441-1988 is provided to serve all areas 
and each storey. 

• Fire Orders in accordance with BCA G4.9 near the main entry and on each storey. 

• Automatic fire detection and alarm system in accordance with BCA E2.2, Specification E2.2, Part G4 and AS 
1670.1-2004. 

• Building occupant warning system in accordance with BCA E2.2, Specification E2.2a (Clause 6) and AS 
1670.1-2004. 

• Exit signs in accordance with BCA E4.5, E4.6 & E4.8 and AS/NZS 2293.1-1998. 

• Manually operated fire alarm system with call points in accordance with G4.8 complying with AS 1670-1995. 



REPORT NUMBER: 12125 

Building Alterations to UNIT 5  - SEQUOIA 

 

 

Page 15 of 49 
 

  
AE&D Pty Ltd A: Suite 3.04, 55 Miller Street, Pyrmont NSW 2009 
Southern Highlands A: Unit 6, 13 Lyell Street, Mittagong NSW 2575 
Sutherland Shire A: Level 4 – Suite 33, 29 Kiora Road, Miranda NSW 2228 
P: (02) 9571 8433   E: admin@aedconsulting.com.au   W: www.aedconsulting.com.au   ABN: 15 149 587 495  

• An emergency lighting system installed throughout the building in accordance with BCA G4.4 and 
AS 2293.1-1998. 

• Fire seals to services penetrating building elements required to achieve an FRL to BCA C3.14 & BCA C3.15. 

• Fire doors to bounding construction in accordance with BCA C3.5 & C3.11 and AS 1905.1-1990. 

• Signage on doors in accordance with BCA G4.3. 

3 . 2  B u i l d i n g  s u b j e c t  t o  D e s i g n  a n d  B u i l d i n g  P r a c t i t i o n e r s  A c t  

The building would be subject to the following where a Development Application is lodged. 

The Design and Building Practitioners Act 2020 and Design and Building Practitioners Regulation 2021 (the DBP 
legislation) were established to raise the standards of building design and building work.  This legislation applies to 
class 2 buildings or buildings with a class 2 part. 

Design Practitioners (e.g. architects, engineers) have obligations in relation to preparing and declaring Regulated 
Designs under the DBP legislation.  The obligations under the DBP legislation are in addition to design requirements 
under other legislation. 

For more information please go to: 

Design-Practitioners-Handbook-3.pdf (nsw.gov.au) 

Regulated_Design_Guidance_Material.PDF (nsw.gov.au) 

Class 2 building industry reforms | NSW Fair Trading 

 

  

https://www.fairtrading.nsw.gov.au/__data/assets/pdf_file/0006/990528/Design-Practitioners-Handbook-3.pdf
https://www.fairtrading.nsw.gov.au/__data/assets/pdf_file/0010/989335/regulated-design-guidance-material.pdf
https://www.fairtrading.nsw.gov.au/housing-and-property/changes-to-class-2-buildings
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4 . 0  B C A  A S S E S S M E N T  S U M M A R Y  

The following table details the BCA compliance of the assessed design. 
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COMMENTS 

SECTION B 

STRUCTURE 

Part B1: Structural 
Provisions 

X    ❖ Structural engineer to provide structural drawings/details and 
accompanying structural design certificate to demonstrate that 
all building elements will comply with Section B of the BCA.   

❖ Glazing must comply with AS1288-2006 and AS2047-2014. 

 

All building works have been assessed by Grounded Structural 
Engineer and a structural statement provided on 7 May 2022 the 
current works do not alter any load bearing member of the building, 
nor do they result in the load bearing capacity of a member being 
exceeded (Attachment 1). 

The new proposed glazed internal balustrade design has been 
supported by Design Certificate confirming design loads comply with 
AS 1170.0 & AS 1170.1 which are the applicable design standards 
under BCA 2019 Amendment 1 – Section B (Attachment 2).  

SECTION C  

FIRE RESISTANCE 

Part C1 - Fire Resistance & Stability 

C1.1 

Type of Construction 
Required 

X    The base building approved under BCA 1990 was required to be 
built to Type A construction under Specification C1.1. It is assumed 
the fire resistance levels (FRL’s) complied at the time of 
construction. It is noted the minimum FRL’s of building elements, 
such as internal columns and floor slabs are the same as the current 
BCA 2019 Amendment 1.  

As confirmed by structural engineer the works do not involve any 
structural changes to the base building or involve changes to 
existing bounding construction between units. 

During AED’s inspection it was noted that internal wall bounding Unit 
5 & Unit 4 comprised of non-loadbearing hebel construction that 
achieves a minimum FRL -/60/60 consistent with current BCA 2019 
Amendment 1 requirements. 

C1.2 

Calculation of Rise In 
Storeys 

  X  The building has a rise in storeys (RIS) of four (4). 

C1.3  

Buildings of Multiple 
Classifications 

  X  It has been assumed the base building has been built to Type A 
construction. 

C1.4  

Mixed Types of 
Construction 

  X  It has been assumed the whole of the base building has been built 
to Type A construction. 

C1.5   X  Concession not applicable to this building as it has RIS of more than 
2.  
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COMMENTS 

Two Storey Class 2, 3 or 
9c buildings 

C1.6 

Class 4 Parts 

  X  Not applicable – no Class 4 part. 

C1.7 

Open Spectator Stands 

  X  Not applicable to this building classification. 

C1.8 

Lightweight Construction 

  X  Not applicable on the basis the internal and external non-
loadbearing walls required to achieve an FRL have been 
constructed with Hebel (aerated concrete) a minimum 75mm thick.  

C1.9 

Non - combustible 
building elements 

  X  The façade of the existing building has existing timber cladding 
which at the time of construction would have complied with BCA 
1990 as it is not located over exits as specified in BCA C1.1 & 
Specification C1.1. 

BCA 2019 Amendment 1 does not permit combustible cladding on a 
building of Type A construction. However, given the nature of works 
is primarily internal alterations only and does not increase fire risk or 
spread via the facade it is not considered this warrants upgrade to 
the existing cladding under this clause or Section 64 upgrades under 
Environmental Planning and Assessment Regulation 2021.  

This is on the basis the building works to Unit 5 do not represent 
more than half of the total volume of the building and the essential 
fire safety measures contained & maintained in the existing building 
are deemed adequate in protecting persons using the building in a 
fire to facilitate safe egress of persons and restrict the spread of fire 
from the building to other buildings nearby. 

C1.10 

Fire Hazard Properties 

 

X    Existing floor linings are tile with plasterboard wall and ceiling linings. 

A new timber wall lining attached to existing plasterboard has been 
installed in areas of the new dwelling as part of the new works which 
has been confirmed as spotted gum which complies with Clause 4 
of Specification C1.10 in that it is Group 3 and has an average 
extinction area of less than 250m²/kg. 

A copy of the Warrington Fire Report No. SFR 41117.2 is provided 
in this report (Attachment 3). 

C1.11 

Performance of External 
Walls in Fire 

  X  Not applicable to this building as it does not comprise of concrete 
external wall panels. 

C1.13 

Fire protected timber: 
concession 

  X  Not applicable to this existing building that does not comprise of fire 
protected timber where an element is required to be non-
combustible. 

C1.14 

Ancillary elements  

  X  The works have not changed any existing parts to the façade as 
discussed in BCA C1.9. 

Part C2 - Compartmentation & Separation 

C2.2 

General Floor Area & 
Volume Limitations 

X    The size of any fire compartment of the existing Class 7a part does 
not exceed the relevant maximum floor area and maximum volume 
set out in Table C2.2 & C2.5 for Type A construction. 

C2.3    X  Not applicable as building is not defined as large isolated. 
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COMMENTS 

Large Isolated Buildings 

 

C2.4 

Requirements for Open 
Space 

  X  Not applicable as building is not defined as large isolated. 

C2.5 

Class 9a & 9c Buildings 

 

  X  Not applicable to this building that is not a Class 9a or 9c. 

C2.6 

Vertical Separation of 
openings in external 
walls 

   X In this building not protected by a sprinkler system of Type A 
construction, any part of a window or other opening in an external 
wall is above another opening in the storey next below and its 
vertical projection falls no further than 450mm outside the lower 
opening (measured horizontally), the openings must be separated 
by –  

(i) A spandrel which – 

(A) Is not less than 900mm in height; and 

(B) Extends not less than 600mm above the upper 
surface of the intervening floor; and 

(C) Is of non- combustible material having an FRL on 
not less 60/60/60; or 

(iv) A slab or other horizontal construction that – 

(A) Projects outwards from the external face of the wall 
not less than 1100mm; and 

(B) Extends along the wall not less than 450mm beyond 
the openings concerned; and 

(C) Is non-combustible and has an FRL of not less than 
60/60/60. 

Existing internal alterations viewed at the time of inspection have  
not altered existing spandrel protection to openings in the external 
wall. AED has been advised the existing vertical spandrel walls 
system to levels L1 to L4 consists of hebel wall construction which 
will achieve a minimum FRL -/60/60 as specified by DtS provisions.  

The existing building also relies on existing concrete balconies to 
provide horizonal protection assumed to achieve a minimum FRL 
60/60/60 as approved under the base building design. 

The proposed building works that are yet to be completed subject to 
the DA & CC involves a proposed enlargement of the window 
opening in the northern façade which will not a minimum 450mm 
offset either side of the horizonal spandrel and will need to be 
addressed as part of a fire engineering solution to be approved by 
an accredited certifier at CC stage.  

C2.7 

Separation by Fire Walls 

  X  Not applicable to current building design that does not rely on fire 
walls to separate the building in separate fire compartments under 
this clause. 
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COMMENTS 

C2.8 

Separation of 
Classifications in the 
same storey 

  X  This building does not contain any storey with different 
classifications located alongside one other in the same storey. 

The Ground Level consists of a class 7a carpark  & 7b storage area 
that represents less than 10% of the total floor area of the storey. 

It has been assumed that each building element including structural 
columns above achieve a minimum FRL 120/120/120 approved as 
part of the base building as required under support of another part 
provisions of Specification C1.1. 

C2.9 

Separation of 
Classifications in 
different storeys 

  X  The building works completed and proposed under the DA have not 
altered existing concrete slab separation between Ground Level and 
Level 1 separating Class 7a parts from the residential Class 2 units 
on Level 1. 

It has been assumed that soffit slab achieves a minimum FRL 
120/120/120 approved as part of the base building as required under 
Specification C1.1. 

It is noted the current concession under Clause 3.10(b) in BCA 2019 
Amendment 1 to reduce the FRL of the lower storey where 
consisting of only carpark/ancillary uses in a Class 2 building with 
RIS 4 did not form part of BCA 1990.  

C2.10 

Separation of lifts shafts 

  X  Not applicable as no lift installed in this building.  

C2.11 

Stairways and lifts in one 
shaft 

  X  Not applicable as no lift installed in this building. 

C2.12 

Separation of Equipment  

  X  Not applicable to the building design and current services. 

C2.13 

Electrical Supply 

  X  Not applicable as building works involve no change to existing 
electrical supplies to the building. 

C2.14 

Public corridors in Class 
2 & 3 Buildings 

  X  Not applicable as corridor lengths in the existing Class 2 building do 
not exceed 40m.  

Part C3 - Protection of Openings 

C3.2 

Protection of openings in 
external walls 

 

  X  The existing building is setback a minimum 3m from the private 
allotment boundaries and not exposed to any fire source features 
that requires protection of window or door openings under this 
clause. 

C3.3 

Separation of external 
walls and associated 
openings in different fire 
compartments 

  X  Not applicable to this building that does not have different fire 
compartments.  

C3.4 

Acceptable Methods of 
Protection 

  X  Informational – current building works not subject to the 
requirements if the DtS clause -  

(a) Where protection is required to doorways and windows and 
other openings they must be protected as follows: 
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COMMENTS 

(i) Doorways 

❖ Internal or external wall wetting sprinklers as 
appropriate used with doors that are self-closing or 
automatic closing; or 

❖ -/60/30 fire doors that are self-closing or automatic 
closing 

(ii) Windows 

❖ Internal or external wall wetting sprinklers as 
appropriate used with windows that are automatic 
closing or permanently fixed in the closed position or; 

❖ -/60- fire windows that are automatic closing or 
permanently fixed in the closed position or 

❖ -/60- automatic closing fire shutters.  

(iii) Other openings – 

❖ Excluding voids – internal or external wall wetting 
sprinklers as appropriate or 

❖ Construction having a FRL not less than -/60/-. 

(b) Fire doors, fire windows and fire shutters must comply with 
Specification C3.4. 

C3.5 

Doorways in Fire Walls 

  X  Not applicable as the building does not rely on fire walls under D2.5 
to separate the building in fire compartments.  

C3.6 

Sliding Fire Doors 

  X  Not applicable – no sliding fire doors.  

C3.7 

Protection of Doorways 
in horizontal exits 

  X  Not applicable – no horizontal exits. 

C3.8 

Openings in fire isolated 
exits 

  X  Not applicable – no fire isolated exits. 

 

C3.9 

Service Penetrations in 
fire-isolated exits 

  X  Not applicable – no fire isolated exits. 

 

C3.10 

Openings in Fire isolated 
lift shafts 

  X  Not applicable – no lift shafts. 

C3.11 

Bounding Construction 

 

   X The doorways in this Class 2 building must be protected between 
the public corridor and unit entry door by a self-closing fire door 
achieving a minimum FRL -/60/30. 

During the inspection it was observed that entry door frame to Unit 
5 was tagged as a fire door however the door leaf was not tagged 
as required under AS 1905.1. 

A check of the top edge of the door leaf revealed a heat vent hole 
was installed which is consistent with a fire door leaf. It is 
recommended the door be checked by a fire door specialist and 
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COMMENTS 

verified as a fire door. On verification a tag is to be installed to satisfy 
AS 1905.1 requirements.  

C3.12 

Openings in floors and 
ceilings for services 

  X  The building works have not altered any existing floor openings 
approved under the base building assumed to comply at time of 
construction. 

C3.13 

Openings in Shafts 

  X  The building works have not altered any existing shafts that may 
have been approved and assumed to comply under the base 
building. 

C3.15  

Openings for Service 
Installations 

  X  The new and proposed building works did not involve any new 
penetrations through the existing floor slab required to achieve an 
minimum FRL of 90/90/90. It is assumed that fire collars were 
installed as part of the base building works and complied at the time 
of construction.  

This has been confirmed by O’Ryan Plumbing in their completed 
works statement dated 1 May 2022 (Attachment 4) 

C3.16 

Construction Joints 

  X  The existing and proposed works does not involve any changes to 
fire sealing of construction joints, spaces and the like in and between 
building elements required to be fire-resisting which is assumed to 
have complied at the time of construction. 

C3.17 

Columns protected in 
lightweight construction 
to achieve an FRL 

  X  The existing loadbearing steel columns in the lunge and roof space 
of Unit 5 were observed at the time of inspection to be encased in 
fire rated plasterboard construction. 

The existing and proposed works have not altered this encasement 
to the steel internal columns as part of base building construction 
and have been assumed to have complied at time of construction. 

SECTION D  

ACCESS & EGRESS 

Part D1 - Provision for Escape 

D1.1 

Application of Part 

  X  The DtS provisions of this Part do not apply to the internal parts of a 
sole occupancy unit in a Class 2 or 3 building or Class 4 part of a 
building. 

D1.2 

Number of Exits required 

 

X    A minimum of one (1) exit is provided from each storey to satisfy DtS 
requirements.  

D1.3 

When Fire Isolated exits 
are required 

X    The internal required exit stairway in this building approved under 
the base building is not required to be fire isolated as it does not 
connect, pass through or pass by more than 3 consecutive storeys.  

D1.4 

Exit Travel Distances 

X    Exit travel distances from the unit entry doorways to the exit do not 
exceed 6m and comply with the DtS provisions of this clause.  

Exit travel distances from the carpark to exit do not appear to exceed 
20m and are assumed to comply as approved under the base 
building design. 

D1.5 

Distance Between 
Alternative Exits 

  X  Not applicable as alterative exits not required in this building. 
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COMMENTS 

 

D1.6 

Dimensions of Exits and 
paths of Travel to Exits 

X  

 

  

 

A minimum on 1m was observed to be provided through egress 
paths as approved under the base building.  

D1.7 

Travel via Fire Isolated 
Stairs 

  X   Not applicable – refer to D1.3 

 

D1.8 

External Stairways or 
ramps in lieu of Fire 
Isolated Stairs 

  X  Not applicable to this building design.  

D1.9 

Travel by non-fire-
isolated stairs 

X    The existing required non-fire isolated stairway exit serving L3 to GL 
provides a continuous means of travel to the level of discharge to 
the road in accordance with the DtS provisions of this clause 

D1.10 

Discharge from Exits 

 

X    The discharge from the main egress door at GL to the road complies 
with the DtS provisions of this clause as approved under the base 
building design.  

D1.11 

Horizontal Exits 

 

  X  Not applicable – no horizontal exits in this design.  

D1.12 

Non-required stairways, 
ramps or escalators 

  X  Not applicable – no non required stairways in common areas in this 
building.  

D1.13 

Number of Persons 
Accommodated 

Note NSW Table D1.13 
Area per person 
according to use 

  X  This building comprises of five (5) sole occupancy residential units 
and likely to a have a maximum population of 30 person based on 2 
persons per bedroom.  

D1.14 

Measurement of 
Distances 

  X  Informational only-  

The nearest part of an exit means in the case of—  

(a) a fire-isolated stairway, fire-isolated passageway, or fire-
isolated ramp, the nearest part of the doorway providing 
access to them; and 

(b) a non-fire-isolated stairway, the nearest part of the nearest 
riser; and 

(c) a non-fire-isolated ramp, the nearest part of the junction of the 
floor of the ramp and the floor of the storey; and 

(d) a doorway opening to a road or open space, the nearest part 
of the doorway; and  

(e) a horizontal exit, the nearest part of the doorway. 

D1.15 

Method of Measurement 

  X  Informational only - 

The following rules apply: 
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COMMENTS 

(a) In the case of a room that is not a sole occupancy unit in a 
Class 2 or 3 building or Class 4 part of a building, the distance 
includes the straight-line measurement from any point of the 
floor of the room to the nearest part of the doorway leading 
from it, together with the distance from the part of the doorway 
to the single required exit or point from which travel in different 
directions to 2 required exits is available. 

(b) Subject to (d), the distance from the doorway of a sole 
occupancy unit in a Class 2 or 3 building is measured in a 
straight line to the nearest part of the required single exit or 
point from which travel in different directions to 2 required 
exits is available. 

(c) Subject to (d), the distance between exits is measured in a  
straight line between the nearest parts of those exits. 

(d) Only the shortest distance is taken along a corridor, hallway, 
external balcony or other path of travel that curves or changes 
direction. 

(e) If more than one corridor, hallway, or other internal path of 
travel connects required exits, for the purposes of D1.5(c) the 
measurement is along the path of travel through the point at 
which travel in different directions to those exits is available, 
as determined in accordance with D1.4. 

(f) If  a wall (including a demountable internal wall) that does not 
bound – 

(i) A room; or 

(ii) A corridor, hallway or the like, causes a change in 
direction in proceeding to a required exit, the distance is 
measured along the path of travel past the wall. 

(iii) If permanent fixed seating is provided, the distance is 
measured along the path of travel between the rows of 
seats. 

(iv) In the case of a non-fire isolated stairway or non-fire 
isolated ramp, the distance is measured along a line 
connecting the nosings of the treads, along the slope of 
the ramp, together with the distance connecting those 
lines across any intermediate landing.  

D1.16 

Plant Rooms and lift 
Motor Rooms: 
Concession 

  X  Not applicable – no plant areas.  

D1.17 

Access to lift pits 

  X   Not applicable -  no lifts. 

 

Part D2 - Construction of Exits 

D2.1  

Application of Part  

 

  X  Except for D2.13, D2.14 (a), D2.16, D2.17(d), D2.17(e) and D2.18, 
the Deemed-to-Satisfy Provisions of this Part do not apply to the 
internal parts of the Class 2 sole-occupancy units. 

D2.2   X  Not applicable – no fire isolated stairways or ramp.  
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COMMENTS 

Fire-Isolated stairways 
and ramps 

D2.3 

Non-fire Isolated 
stairways and ramps 

X    The required internal non-fire isolated exit constructed as part of 
base building is concrete and complies with the DtS provisions of 
this clause.  

D2.4 

Separation of Rising and 
Descending Stairs 

  X  Not applicable -  no rising and descending stairways. 

D2.5 

Open Access ramps and 
balconies 

  X  Not applicable – no access ramps or balconies. 

D2.6 

Smoke Lobbies 

  X  Not applicable – no smoke lobby required under BCA D1.7. 

D2.7 

Installations in Exits and 
Paths of Travel 

X    No change to base building as part of building works which is 
assumed to comply at time of construction. 

D2.8 

Enclosure of Space 
Under Stairs and ramps 

  X  Not applicable – no enclosures under required stairway exit 
approved as part of base building. 

D2.9 

Width of Stairs 

  X  Not applicable to this building design. 

D2.10 

Pedestrian Ramps 

  X  Not applicable to this building design. 

D2.11 

Fire-Isolated 
Passageways 

  X  Not applicable to this building design. 

D2.12 

Roof as Open Space  

  X  

 

 

 

Not applicable to this building design. 

D2.13 

Goings & Risers 

 

X    Existing stairway within Unit 5 and required exit stairway in common 
areas where found to compliant risers and goings consistent with 
Table D2.13a. 

D2.14 

Landings 

X    No change to landings approved as part of base building assumed 
to comply at time of construction.  

D2.15 

Thresholds 

X    Doorways thresholds within Unit 5 comply with the DtS provisions of 
this clause. 

Thresholds at doorways in common areas will be assessed under 
separate access report.  

D2.16 

Balustrades and other 
Barriers 

Note NSW D2.16 

   X The proposed upgrade of the glazed balustrade to the internal 
stairway in Unit 5 is capable of complying with the DtS requirements 
of this clause. 
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COMMENTS 

The external balcony balustrades to Unit 5 are proposed to be 
retained as existing as approved under the base building design. 
The renovation will involve enclosing gaps more than 125mm in 
isolated locations between the end of the barrier and external wall 
and any climbable elements in the original design located between 
150mm and 760mm above floor surface to be suitable screened to 
render non-climbable. 

D2.17 

Handrails 

   X The proposed new handrail to the internal stairway in Unit 5 is to be 
located along at least one side of the flight and be located along the 
full length of the flight, except in the case where a handrail is 
associated with a barrier, the handrail may terminate where the 
barrier terminates. 

The top surface of the handrail must be installed not less than 865 
mm vertically above the nosings of the stair treads and have no 
obstruction on or above them that will tend to break a handhold, 
except for newel posts, ball type stanchions, or the like.  

D2.18 

Fixed Platforms, 
walkways and ladders 

  X  Not applicable to this building design. 

D2.19 

Doorways & Doors 

 

X    Existing doorways in Unit 5 and commons areas comply with the 
requirements of this clause. 

D2.20 

Swinging Doors 

X    Existing doorways in Unit 5 and commons areas comply with the 
requirements of this clause. 

D2.21 

Operation of Latch 

 

   X Existing doorways in Unit 5 comply with the requirements of this 
clause. 

In common areas a number of doorways on the GL to carpark and 
storage room were the old style knob handles that are 
recommended to be upgraded to level type to satisfy the DtS 
provisions of this clause. 

D2.22  

Re-entry from Fire 
isolated exits 

  X  Not applicable – no fire isolated exits. 

D2.23 

Signs on Doors 

  X  Not applicable to this building design – refer to Part G4. 

D2.24 

Protection of openable 
windows 

   X Bedroom windows in Unit 5 are required to be protected by a  device 
or screen which must not permit a 125 mm sphere to pass through 
the window opening or screen and resist an outward horizontal 
action of 250 N against the window restrained by a device, or screen 
protecting the opening and have a child resistant release 
mechanism if the screen or device is able to be removed, unlocked 
or overridden.  

D2.25 

Timber stairways 
concession 

  X  Not applicable to this building design. 

SECTION   
SERVICES & EQUIPMENT 
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COMMENTS 

Part E1 - Fire Fighting Equipment 

E1.3 

Fire Hydrants 

X    The building has a floor area of more than 500m² and is provided 
with adequate external fire hydrants in the street assumed to have 
been upgraded in accordance with BCA E1.3 and AS 2419.1-2005.  

E1.4 

Fire Hose Reels 

X    The building is provided with a fire hose reel system installed to BCA 
E1.4 and AS 2441-1988. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

E1.5 

Sprinklers 

  X  BCA 2019 Amendment 1 would now require this building with a RIS 
4 to be sprinkler protected throughout in accordance with 
Specification E1.5. 

However, given the nature of works is to Unit 5 is primarily internal 
alterations and does not increase fire risk it is not considered this 
would trigger an upgrade to the entire existing building to install a 
sprinkler system under this clause or Section 64 upgrade under 
Environmental Planning and Assessment Regulation 2021.  

This is on the basis the building works to Unit 5 do not represent 
more than half of the total volume of the building and the essential 
fire safety measures contained & maintained in the existing building 
are deemed adequate in protecting persons using the building in a 
fire to facilitate safe egress of persons and restrict the spread of fire 
from the building to other buildings nearby. 

E1.6 

Portable Fire 
Extinguishers 

X    The building is provided with portable fire extinguishers installed to 
BCA E1.4 and AS 2441-1995. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

E1.8 

Fire Control Centre 

  X  Not applicable to this sized building. 

E1.9 

Fire Precautions during 
construction 

X    The existing building is provided to with PFE protection per BCA 
E1.6. 

E1.10 

Provision for Special 
Hazards 

  X  Not applicable – this building does not present any special hazards. 

Part E2  

Smoke Hazard Management 

E2.2 

General Requirements 

(inclusive of Table E2.2a 
/ Table E2.2b & NSW 
amendments) 

X    As detailed on the latest AFSS dated 13 April 2022 this building is 
provided with automatic fire detection and alarm system and 
maintained in accordance with BCA E2.2, Specification E2.2 and AS 
1670.1-2004 and building occupant warning system in accordance 
with BCA E2.2, Specification E2.2a (Clause 6) and AS 1670.1-2004 
(Attachment 5). 
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COMMENTS 

It is proposed as part of the building works to Unit 5 to upgrade the 
existing smoke detectors only which is considered to be permitted 
under maintenance requirements of the existing system. 

Given the nature of works is to Unit 5 is primarily internal alterations 
and does not increase fire risk it is not considered this would trigger 
an upgrade to the entire existing building to install a sprinkler system 
under this clause or Section 64 upgrade under Environmental 
Planning and Assessment Regulation 2021.  

This is on the basis the building works to Unit 5 do not represent 
more than half of the total volume of the building and the essential 
fire safety measures contained & maintained in the existing building 
are deemed adequate in protecting persons using the building in a 
fire to facilitate safe egress of persons and restrict the spread of fire 
from the building to other buildings nearby. 

E2.3 

Provision for Special 
Hazards 

  X  Not applicable – this building does not present any special hazards. 

Part E3 - Lift Installations – not applicable to this building  

Part E4 - Visibility in an Emergency, Exit signs and Warning Systems 

E4.2 

Emergency Lighting 
Requirements 

X    The building is provided with emergency lighting throughout installed 
to BCA E4.4 and AS/NZS 22931-1998. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

It is proposed as part of the building works to Unit 5 that the existing 
emergency lighting with the unit will be upgraded to new by a 
qualified electrical contractors which is considered to be permitted 
under maintenance requirements of the existing system. 

E4.4 

Design and Operation of 
Emergency Lighting 

  X  The emergency lighting system for new works must comply with 
AS/NZS 2293.1-2018 

E4.5 

Exit Signs 

X    The building is provided with exit signs throughout installed to BCA 
E4.5, E4.6 & E4.8 and AS/NZS 22931-1998. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

E4.6 

Direction Signs 

(inclusive of NSW E4.6)  

X    The building is provided with directional exit signs throughout 
installed to BCA E4.6 and AS/NZS 22931-1998. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

E4.7 

Class 2 & 3 Buildings & 
Class 4 Parts: Exemption 

  X  Not applicable – this concession has not been implemented in this 
building noting exit signage per BCA E4.5.  
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COMMENTS 

E4.8  

Design & Operation of 
Exit Signs 

  X  The building works within Unit 5 does not propose any upgrade to 
existing exit signage. It is noted that any new exit signs must comply 
with (a) AS/NZS 2293.1-2018. 

E4.9 

Emergency Warning & 
Intercom Systems  

  X  Not applicable to this building size. 

SECTION F 

HEALTH & AMENITY 

Part F1 - Damp & Weatherproofing 

F1.0 

Deemed -to-Satisfy 
Provisions 

  X  Architectural details for any proposed change to façade around the 
enlarged window opening subject to future DA must demonstrate 
compliance with BCA Performance Requirement FP1.4. 

F1.1 

Stormwater Drainage 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing system constructed as part of base building and assumed 
to comply at time of construction.  

F1.4 

External above ground 
membranes  

  X   Not applicable – proposed building works in Unit 5 do not alter 
existing system constructed as part of base building and assumed 
to comply at time of construction. 

F1.5 

Roof coverings 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing system constructed as part of base building and assumed 
to comply at time of construction. 

F1.6 

Sarking 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing system constructed as part of base building and assumed 
to comply at time of construction. 

F1.7 

Waterproofing of wet 
area 

 

X    Building works within Unit 5 involved the renovation of existing wet 
areas in bathrooms. 

The new works are subject to compliance with AS 3740-2010 and 
required to be completed by a licensed contractor. 

AED have reviewed photographic evidence of the application of 
waterproofing and verified that it appears the works have been 
completed by a licenced waterproofing specialist. 

An installation certificate dated 31 May 2022 has been provided by 
Aldex NSW Pty Ltd who undertook the waterproofing works 
contesting compliance with the BCA (Attachment 6). 

F1.9 

Damp-proofing 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing damp-proofing system constructed as part of base building 
and assumed to comply at time of construction. 

F1.10 

Damp-proofing of floors 
on the ground 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing damp-proofing constructed as part of base building and 
assumed to comply at time of construction. 

F1.11 

Provision of Floor 
Wastes 

  X  Not applicable – proposed building works in Unit 5 do not alter 
existing floor wastes constructed as part of base building and 
assumed to comply at time of construction. 

F1.12 

Sub Floor Ventilation 

  X  Not applicable to this building design.  
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COMMENTS 

F1.13 

Glazed Assemblies 

   X The new glazed windows proposed to be installed in the external 
wall subject to future DA & CC must comply with AS 2047-2014 for 
resistance to water penetration.  

Part F2 - Sanitary & Other Facilities 

F2.1 

Facilities in residential 
buildings 

X    Building works in Unit 5 do not involve changes to any facilities 
required and satisfy DtS provisions of this clause. 

F2.3 

Facilities for Class 3 to 9 
Buildings 

 

  X  Not applicable to this building classification. 

 

F2.5 

Construction of Sanitary 
Compartments 

X    Not applicable – doors to existing enclosed sanitary compartments 
in Unit 5 are accessed by a sliding door or a swing door that provides 
a clear space of at least 1.2m between the closet pan within the 
compartment and the doorway.  

F2.8 

Waste Management 

  X  Not applicable to this building classification. 

F2.9 

Accessible adult change 
facilities 

  X  Not applicable to this building classification. 

Part F3  

Room Sizes 

F3.1 

Height of Rooms and 
other spaces 

  X  All existing ceiling heights have been maintained to comply with 
minimum DtS provisions with exception of the enlarged storeroom 
accessed from the hallway and lounge room. 

The storeroom has a sloping ceiling less than 2.4 m for less than two 
thirds of the floor area of the room or space. 

On the basis this is a non-habitable storage space within a private 
sole occupancy unit it considered that it has sufficient height that 
does not unduly interfere with its intended use and satisfies 
Performance Requirement FP3.1 of the BCA. 

Part F4 - Light & Ventilation 

F4.1 

Provision of natural light 

X    Natural light is maintained to all habitable rooms resulting from the 
new building works complying with DtS provisions of this clause.  

F4.2 

Methods and extent of 
natural lighting 

X    Natural light is provided to all habitable room via windows above 
minimum DtS requirements of this clause.  

F4.3 

Natural light borrowed 
from adjoining room 

  X  Not applicable – Unit 5 does not rely on borrowed light to meet 
minimum DtS light provisions. 

F4.4  

Artificial lighting 

  X  Not applicable to the internal parts of Unit 5. 
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COMMENTS 

F4.5 

Ventilation of Rooms 

 

X    Natural and mechanical ventilation has been maintained within Unit 
5 in accordance with DtS requirements of this clause. 

 

F4.6 

Natural Ventilation 

X    Natural ventilation has been maintained within Unit 5 in accordance 
with DtS requirements of this clause. 

F4.7 

Ventilation borrowed 
from adjoining room 

  X  Not applicable – borrowed ventilation is not relied on to achieve DtS 
compliance with Unit 5. 

F4.8 

Restriction of position of 
water closets and urinals 

X    The location of existing sanitary compartments comply with the 
minimum DtS requirements of this clause.  

F4.9 

Airlocks 

  X  Not applicable to this design.  

F4.11 

Carparks 

  X  The existing carpark relies on natural ventilation approved as part of 
base building design assumed to comply at the time of construction.  

F4.12 

Kitchen local exhaust 

  X  Not applicable to this building use.  

Part F5 - Sound Transmission 

F5.2  

Determination of 
airborne sound 
insulation ratings  

  X  Building works within Unit 5 have not altered existing flooring 
construction which is assumed to comply with the impact sound 
insulation rating required at time of construction. 

F5.3  

Determination of impact 
sound insulation ratings  

 

  X  Building works within Unit 5 have not altered existing flooring 
construction which is assumed to comply with the impact sound 
insulation rating required at time of construction. 

F5.4  

Sound Insulation of 
floors between units 

  X  Building works within Unit 5 have not altered existing flooring 
construction which is assumed to comply with the impact sound 
insulation rating required at time of construction. 

F5.5  

Sound insulation of walls 
between units 

  X  Building works within Unit 5 have not altered existing wall 
construction which is assumed to comply with the impact sound 
insulation rating required at time of construction. 

F5.6  

Sound insulation rating 
of services  

  X  Building works within Unit 5 have not altered existing insulation to 
services which is assumed to comply with insulation rating where 
required at time of construction. 

F5.7 

Sound isolation of pumps 

  X  Building works within Unit 5 have not altered any existing insulation 
of pumps which if installed are assumed to comply at time of 
construction. 

Part F6 – Condensation Management 

F6.1 

Application of Part 

  X  The Deemed-to-Satisfy Provisions of this Part only apply to a sole-
occupancy unit of a Class 2 building and a Class 4 part of a building. 
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COMMENTS 

F6.2 

Pliable building 
membrane 

  X  Not applicable  - the existing and proposed works do not affect 
existing façade system.  

 

F6.3 

Flow rate and discharge 
of exhaust systems 

   X (a) An exhaust system installed in a kitchen, bathroom, sanitary 
compartment or laundry must have a minimum flow rate of—  

(i) 25 L/s for a bathroom or sanitary compartment; and  

(ii) 40 L/s for a kitchen or laundry.  

(b) Exhaust from a kitchen must be discharged directly or via a 
shaft or duct to outdoor air.  

(c) Exhaust from a bathroom, sanitary compartment, or laundry 
must be discharged—  

(i) directly or via a shaft or duct to outdoor air; or  

(ii) to a roof space that is ventilated in accordance with F6.4. 

Any new mechanical ventilation provided in bathrooms and kitchen 
are required to comply with the DtS requirements of this clause. 

This should be verified by principal building contractor. 

F6.4 

Ventilation of roof spaces 

   X (a) Where an exhaust system covered by F6.3 discharges 
directly or via a shaft or duct into a roof space, the roof space 
must be ventilated to outdoor air through evenly distributed 
openings.  

(b) Openings required by (a) must have a total unobstructed area 
of 1/300 of the respective ceiling area if the roof pitch is 
greater than 22°, or 1/150 of the respective ceiling area if the 
roof pitch is less than or equal to 22°.  

(c) 30% of the total unobstructed area required by (b) must be 
located not more than 900 mm below the ridge or highest 
point of the roof space, measured vertically, with the 
remaining required area provided by eave vents. 

 

Any new mechanical ventilation provided in bathrooms and kitchen 
are required to comply with the DtS requirements of this clause. 

This should be verified by principal building contractor. 

SECTION G 
ANCILLIARY PROVISIONS 

Part G4 - Construction in Alpine Areas 

G4.3 
External doorways 

 X   The existing main entry/egress door to the residential building opens 
inward in compliance with DtS provisions of this clause. 

The door is not currently provided with signage marked “OPEN 
INWARDS” on the inside face of the door in letters not less than 
75mm high in a colour contrasting with that of the background. 

Signage is recommended to be provided which is to be maintained 
by the owners corporation to be certified annually as part of the 
AFSS inspection and certifications. 
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COMMENTS 

G4.4 
Emergency lighting 

X    The building is provided with emergency lighting throughout installed 
to BCA Part E4 and AS/NZS 22931-1998. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
this essential fire safety measure is being maintained with the last 
date assessment on 13 April 2022. 

G4.5 
External trafficable 
Structures 

  X  The building access/egress remains unchanged as approved under 
the base building. 

G4.6 
Clear space around 
buildings  

  X  Building setbacks remain unchanged as approved under the base 
building. 

G4.8 
Fire-fighting services and 
equipment 

 X   The building is provided with a manually operated fire alarm system 
with call points, a street fire hydrant system and fire hose reel 
system. 

As detailed on the Annual Fire Safety Statement (Attachment 5) 
these essential fire safety measure are being maintained with the 
last date assessment on 13 April 2022. 

The mounting position of the manual call point (MCP) adjacent to 
the main entry/egress was measured to be located 1.7m above floor 
level, in lieu of between 750mm and 1200mm as specified in Clause 
3.14 of AS 1670.1-2018.   

It is recommended the MCP be lowered to comply with AS 1670.1-
2018 and maintained by the owners corporation to be certified 
annually as part of the AFSS inspection and certifications. 

G4.9 
Fire orders 

X    The building is provided “FIRE ORDER” Notices as detailed on the 
Annual Fire Safety Statement (Attachment 5) this essential fire 
safety measure is being maintained with the last date assessment 
on 13 April 2022. 

Part G5 - Construction in Bushfire Prone Areas 

G5.1 
Application of Part 

  X  The DtS provisions of this part apply to a Class 2 or 3 building 
located in a designated bushfire prone area. 

G5.2 
Protection 

   X The future DA works for proposed enlargement of the external 
window opening must comply with AS 3959-2018 if the property is 
assessed and determined to be within a designated bushfire prone 
area. 

SECTION J 

ENERGY EFFICIENCY   

 

NSW SECTION J  - ENERGY EFFICIENCY 

NSW SUBSECTION 
J(A) ENERGY 
EFFICIENCY - CLASS 2 
BUILDINGS AND 
CLASS 4 PARTS 

   X A BASIX assessment of the existing and proposed works has been 
undertaken in Certificate A462036 (Attachment 7). 

Architectural plans to reflect the minimum requirements on this 
energy assessment. 
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COMMENTS 

At completion the principal building contractor should provide overall 
installation compliance confirming all commitments have been 
satisfied. 



REPORT NUMBER: 12125 

Building Alterations to UNIT 5  - SEQUOIA 

 

 

Page 34 of 49 
 

  
AE&D Pty Ltd A: Suite 3.04, 55 Miller Street, Pyrmont NSW 2009 
Southern Highlands A: Unit 6, 13 Lyell Street, Mittagong NSW 2575 
Sutherland Shire A: Level 4 – Suite 33, 29 Kiora Road, Miranda NSW 2228 
P: (02) 9571 8433   E: admin@aedconsulting.com.au   W: www.aedconsulting.com.au   ABN: 15 149 587 495  

5 . 0  C O N C L U S I O N  

This report provides a Building Code of Australia 2019 Amendment 1 (BCA) assessment of the building works & 
alterations to Unit 5 of No.15 Diggings Terrace, Thredbo (Sequoia Apartments). 

The intention of the report is to address the request for information issued by the NSW Department of Planning to 
support the Building Information Certificate (BIC) application for works already completed and for any proposed 
Development Application. Reference is made to the Departments letter dated 11th May 2022 and email from Mark 
Willoughby of the Department of Planning and Environment, dated 20th May 2022. 

It is our opinion that it is unreasonable and impractical to require the entire building to be upgraded to current BCA, 
based on generally minor internal refurbishment works of one unit (ie Unit 5) representing approximately 15-20% of 
the total building floor area. The key points to note are that: 

 

3. The building is not undergoing works representing more 50% of the volume of the building (the works comprise 
~15-20% at most). 

4. The building does not have significant fire safety issues in that: 

a.  the measures contained in the building are not inadequate— 

(i)  to protect persons using the building, if there is a fire, or 

(ii)  to facilitate the safe egress of persons using the building from the building, if there is a fire, or 

(iii)  to restrict the spread of fire from the building to other buildings nearby. 

The building has a current fire safety schedule and fire safety statement, as attached at Attachment 5 of this 
report. The measures contained in the fire safety schedule remain unaltered by the works undertaken or 
proposed. The measures contained within the fire safety schedule are consistent with the original approval 
issued in 1994 and in generally remain relevant as the building has not undergone major redevelopment or 
works that would trigger total upgrade of the building under Section 64 of the Environmental Planning and 
Assessment Regulation 2021. 

 

On the basis of the recommendations of this report, we consider the internal works could be permitted to be finalised, 
as the fire safety of the building has not been altered by the works and the structural capacity of the building has not 
been altered, as outlined in the attached structural report. In addition, the works recommended by this report at Section 
1.5, be permitted to be undertaken under routine maintenance or if necessary, under the Order issued by the 
Department of Planning and Environment. 

 

 

Prepared by:  

 

 

Daniel Keato 

Senior Associate/NCC BCA/Access Consultant. 

Accredited Certifier (Building)  

Grad.Dip.Bld. Surv. (WSU) 

 
for AE&D 

 

Prepared, Reviewed & Approved by: 

 

Nathan Halstead 

Managing Director – for AED 

 

M Build Surv (UWS),  

Grad Dip Fire Eng (VU) 

Registered Building Surveyor - Unrestricted (NSW Fair Trading 
Registration No.BDC0161) 

Registered Certifier – Fire Safety (NSW Fair Trading Registration 
No.BDC0161) 

Accredited Practitioner - Fire Safety Assessment (Fire Protection 
Accreditation Scheme No.F016563A) 

Accredited Member of the Australian Institute of Building Surveyors 
(AMAIBS) No.2900 

Justice of the Peace 

General Advising Member for NCAT 

for AE&D 
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