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1. LIMITATIONS & EXCLUSIONS  

The limitations and exclusion of this report are as follows: - 

1. The buildings structural adequacy has not been considered; 
2. The design, maintenance or operation of fire safety measures listed in table 3 of the report; 
3. Occupational Health and Safety Act Regulations; 
4. Workcover Authority requirements; 
5. Requirements of other agencies including but not limited to telecommunication providers, Water/Sewerage authority, Energy 

providers, State Govt. Agencies i.e., RMS or the local authority; 
6. The Disability Discrimination Act (DDA) other than the minimum requirements under the Disability (Access to Premises) 

Standards 2010; 
7. The terms or conditions of the Development Consent; and 
8. The report although referring to Australian Standards adopted by the BCA, it does not detail the specific requirements of 

those standards. 
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2.  INTRODUCTION 
 

  Location and Description 
 

 
The assessment comprises an appraisal under National Construction Code Series, Building 
Code of Australia 2022, Volume 1 (BCA) for development as required under Section 19 of 
the Environmental Planning and Assessment (Development Certification and Fire Safety) 
Regulation, 2021. 
 
The report whilst assessing the development against the deemed to satisfy provisions of 
the code (BCA) also makes reference to a performance based “alternative “solutions where 
deemed appropriate.   
 

      The  BCA Capability Report has been prepared by National BCA  on behalf of Loftus Lane  
     Capital Partners Pty Limited (the applicant) in support of a development application in  
     concurrence with the planning proposal at 310 Terrigal Drive, Terrigal.   
 
    The applicant seeks consent for the construction of a nine-storey mixed-use 
     development, comprising 50 residential apartments together with   
     ground floor cafe and basement car parking for 89 vehicles.   
 
      

 
 

3.  REFERENCES  
 
The following documentation was relied upon when preparing this report: 

 
• Building Code of Australia 2022, Volume 1 (BCA). 
• Environmental Planning and Assessment Act, 1979. 
• Environmental Planning and Assessment (Development Certification and Fire Safety) 

Regulation, 2021. 
• Swimming Pools Regulation, 2018. 
• Architects Plans prepared by CKDS Architects listed in the table under Appendix B.     

 
                                                         
 
3.1 Assumptions. 
 

1. The finished ground level adjacent to the buildings external walls is in the vicinity of 
+3.20. 

2. The slab at RL +5.80 is 600mm in thickness. 
3. Basement levels B1, B2 and B3 although not  level throughout their extent have been 

determined to be storeys but not counted in the building’s Rise in Storeys. 
4. The design and installation of the required sprinkler system is AS 2118.1-2017. 
5. The cinema and gymnasium located on the “mezzanine” level are ancillary uses to the 

major Class 2 classification. 
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4.  DESCRIPTION OF PROPOSED WORK. 
 
The proposal is to construct a multi-level residential flat building nine (9) storeys in height over 
a three (3) level basement carpark on land 331 Terrigal Drive, Terrigal. 
 
The land is registered in Torrens Title as  Lot 27 in DP 1223375 otherwise known as the 
allotment. 
 
The allotment upon which the building is to be erected is irregular in configuration with a 
secondary road frontage to Charles Kay Drive. 
 
Vehicular access to the allotment is from the secondary road. 
 
The structural elements of the building are deemed non-combustible. 
 
 Similarly, facade covering are non-combustible. 
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E2D8 Smoke hazard management The whole of the building requires the 
installation throughout of an automatic fire 
detection and alarm system complying with 
Specification 20.as well as; 

• A Building Occupant Warning System 
(BOWS),  

• The carpark level: the system of 
mechanical ventilation to comply with 
AS 1668.2-2012 and also comply with 
clause 5.5 of AS 1668.1-2015 to the 
exception of- 

(a) Fans with metal blades suitable for 
operation at normal temperatures may 
be used; and 

(b) The electrical power and control 
cabling need not be fire rated. 

Part E3 Lift installations Emergency lifts required 

Part E4 Visibility in an Emergency, Exits Signs and 
Warning Systems 

Exit signs and emergency lighting to comply 
with AS 2293.1-2018. 

 
Emergency warning and 
intercommunication system 

EWIS required in accordance with AS 1670.4-
2018 

Table 2 
 
 
 

7. REQUIRED FIRE SAFETY MEASURES. 
 
The certifying authority on issue of a compliance certificate (construction certificate) is 
obligated under the provisions of section 78 of the E P&A (Development Certification and Fire 
safety)  Regulation, 2021, to attach to the certificate, a schedule of fire safety measures that 
are required to be implemented in the building premises. 
  
A fire safety schedule of a kind that can be expected is drafted below.       
 
. 
                                              Fire Safety Schedule V1.0 

 
Item No. Essential fire and other safety measures Standard of performance 

1 Access panels, doors and hoppers to fire resisting 
shafts 

NCC  C4D13 

2 Automatic fire detection and alarm system. 

 

NCC E2D5, Specification 20 and AS 
1670.1-2018,A1 

3 Automatic fire suppressions systems NCC Clause E1D5, Specification 17 
and AS 2118.1-2017  

4 Building occupant warning system (BOWS) NCC  S17C8, S20C7 and AS 1670.1-
2018 A1 
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Table 3. 
 
 

5 Emergency lifts NCC E3D5 

6 Emergency lighting NCC E4D2 AS 2293.1-2018 

7 Emergency warning and intercommunication 
system 

NCC E4D9 and AS1670.4-2018 

8 Exit signs. 

 

NCC  E4D5, NSW E4D6 and AS 
2293.1-2018 

9 Fire control centre NCC D1D15 and Specification 19 

10 Fire alarm communication link NCC S23C8 and AS 1670.3-2018. A1 

11 Fire seals protecting openings in fire resisting 
components of the building 

NCC C4D15 and AS 4072.1-2005 
and AS 1530.4-2014 

12 Fire doors. 

 

NCC Clauses C3D13 (3), C3D14 (2), 
C4D9, NSW C4D12 (4) (a)  and AS 
1905.1-2015. 

13 Fire hydrants NCC  E1D2 and AS 2419.1 -2021 

14 Fire hose reel systems NCC  E1D3 and AS 2441-2005 

15 Lift access doors NCC  C4D11 and AS 1735.11-1986 

16 Light weight construction 

 

NCC C2D19 and Specification 6 

17 Mechanical air handling systems-
Basement/parking levels. 

 

NCC  E2D12 and clause 5.5 of AS 
1668.1-2015. 

18 Mechanical air handling systems-Exits: Automatic 
air pressurisation systems 

NCC E2D4 and AS 1668.1-2015 

19 Portable fire extinguishers NCC E1D14and AS 2444-2001 

20 Smoke alarms and heat alarms NCC  S20C3 and AS 3786-2014 

21 Smoke detectors and heat detectors  NCC  S20C3 and AS 1670.1 -2018. 
A1  

22 Stand by power systems NCC  E1D2 and Specification 17 

23 Warning and operational signs. NCC D3D28,E3D4,D4D7(1)(a)(ii) 
and section 108 of the EP & A 
(Development Certification and 
Fire Safety) Reg, 2021 

 

Part 3,Section 10 of the Swimming 
Pools Regulation 2018 
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8.   CONCLUSION 
 

The report is based on the available drawings as listed in Appendix  B; drawings endorsed 
Development Application-Preliminary 
 
The design of the development has taken into consideration relevant aspects of the Building 
Code of Australia to the extent that at the compliance certificate stage the certifier should be in 
a position to deem the design as detailed in the drawings  consistent with the development 
consent, assuming that the consent does not require significant design modification. 
 
The building solution for the development as determined by the assessment at Appendix A will 
involve a combination of deemed -to-satisfy provisions and performance-based assessment, 
neither of which impact on the buildings external design or require consent modification. 
 
Therefore, the report should be revised and updated  following the preparation of plans and 
specifications for construction certificate issue. 

 
 
 
 
 

Rodger Dowsett 
Graduate Dip. Building Surveying & Assessment UTS 
Masters Deg. Applied Science – Fire Safety Design UWS 
Masters Deg. Building Surveying UWS. 
BCA Consultant 
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60/60/60----600mm of the spandrel is to be above 
the intervening floor level. 

• Horizontal separation. 

Horizontal or slab separation is also to be of non –
combustible construction and project outwards from 
the building’s external walls by a min. distance of 
1100mm with 450mm lateral returns. 
 

C3D8 Separation by fire walls Fire walls are to be constructed in accordance with- 

1. The FRLs prescribed by Specification 5, 

2. Extend from one floor level to the underside of the 
floor level next above, and  

3.Constructed from concrete or masonry. 

  

C3D9 Separation of classifications in 
the same storey 

• Basement level 

The basement level contains two classifiable parts 
Class 7a (carparking) and Class 7b (storage) 

Exemption 1 under A6G1(1) applied to the extent the 
Class 7a classification applies to the whole of the 
compartment of B1, B2 and B3. 

• Ground floor/mezzanine level. 

The Class 6 part is to be separated from the 
remainder  of the building by a fire wall that has an 
FRL criterion of 180minutes. 

The Class 7a part is to be separated from the 
remainder  of the building by a fire wall that has an 
FRL criterion of 120minutes. 

 

Note: Separation requirements may be obviated if 
the building elements in the particular storey all have 
the higher FRL prescribed by Specification 5. 
 

C3D10 Separation of classifications in 
different storeys 

The FRLs for floor construction and support 
(lateral and vertical)construction are as follows- 

RL FRL 

-200 120/-/- 

+5.800 120/120/120 

+9.000 180/180/180 

+9.000 within Class 2 
SOUs 

Refer to S5C12 

+9.000 remainder  120/120/120 

+12.200 above the 
Class 6 part 

180/180/180 

+12.200  above the 
Class 2 parts 90/90/90 

90/90/90 

+12.200  remainder 120/120/120 

+15.400 to +28.200 90/90/90 

+34.500 90/90/90. 
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C4D8 Protection of doorways in 
horizontal exits 

NA 

C4D9 Openings in fire isolated exits Entries to fire isolated stairs are required to be 
protected by -/60/30 self-closing fire doors. 

 

C4D10 Service penetrations in fire 
Isolated exits 

There was no indication in the plans that building 
services other than that permitted passed through or 
penetrated fire isolated exit systems 

C4D11 Openings in fire isolated lift 
shafts 

Lift landing doors require doors that: 

• Have an FRL -/60/- and 
• Comply with AS 1735.11-1986 and are set to 

remain closed except when discharging or 
receiving passengers or goods. 

C4D12  and 
NSW 
C4D12(4)(a) 
 

 

 

Bounding construction: Class 2 
and 3 buildings and Class 4 
parts  

The entry doorway to the apartments (SOUs) must 
be  protected by self-closing fire doors of FRL  -
/60/30  

C4D12(5) NA 

C4D12(8) NA 

C4D13 Openings in floors and ceilings 
for services 

Services to be protected by a shaft construction in 
accordance with Specification 5 

C4D14 Openings in shafts Openings in shafts are to be protected by self-closing 
-/60/30 fire doors 

   
C4D15 Openings for service 

installations 
Service installations (electrical, electronic, plumbing, 
ventilation component and the like)  that pass-
through construction required to have a FRL must be 
protected at the point of penetration with a system 
that has been tested in accordance with AS 4072.1-
2005 and AS 1530.4-2014  

C4D16 Construction Joints NA 

C4D17 Columns protected with 
lightweight construction to 
achieve an FRL 

Light weight construction protecting columns must 
comply with this clause. 

SPECIFICATIO
N 5 

Fire resisting construction Type A construction required-Refer to Appendix C 

S5C4 Lintels NA 

S5C5 Method of attachment not to 
reduce the fire resistance 
performance of building 
elements 

This provision has application to attachments to the 
building’s external walls, including finishes, linings, 
ancillary elements and services 

S5C6 General concessions NA 

S5C7 Mezzanine floors-Concession The floor at RL 9.000 and notated on plan as a 
‘mezzanine’  floor does not qualify to the concession 
and as such has been counted in the building’s Rise 
in storey calculation 
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S5C8 Enclosure of shafts Lift shaft/ stairway roofs to be enclosed by 
construction that has an FRL of -/90/90 and is non-
combustible. 

S5C9 Carparks -Class 2 buildings Concession not available 
 

S5C10 Residential care buildings-
concession 

NA 

S5C11 Type A fire resisting construction The building is required be Type A construction. 

Note: Internal separating walls required to have a fire 
resistance are  to extend to- 

a) the underside of the floor level next above; and 

b) the underside of the roof.  

Table S5C11a FRL of loadbearing external 
walls—Class 2 part 

Required FRL is 90/60/30 

Table S5C11b FRL of non-loadbearing external 
walls—Class 2 part 

FRL -/-/- 

Table S5C11c FRL of loadbearing external 
columns—Class 2 part 

Required FRL 90/-/- 

Table S5C11f FRL Loadbearing internal walls-
Class 2 Part 

Required FRL is 90/90/90 

S5C12 Concession for floors The intermediate floors within the Class 2 SOUs are 
not required to have an FRL 

S5C15 Roof: Concession Roof is not required to comply with Table S5C11g if 
the sprinkler system complies with Specification 17 

S5C16 Rooflights/Skylights NA 

S5C17 Internal walls and columns: 
Concession 

NA 

   

S5C20 Type A construction -Class 2 
and 3 buildings-Concession 

NA. 

S5C21 Type B-fire resisting construction NA 

S5C24 Type C-fire resisting 
construction 

NA 

Table S5C24c FRL for common and fire walls NA 

S5C24(1)(d) Firewall construction NA 

SPECIFICATI
ON 6 

Structural Test for Light Weight 
Construction 

NA 

SPECIFICATI
ON 7 

Fire Hazard Properties Refer to comments under clause C4D15 above 

 

SPECIFICATI
ON 8 

External Walls NA 

SPECIFICATI
ON 9  

Cavity Barriers-Timber Const. NA 

SPECIFICATI
ON 10 

Fire-protected timber NA 

SPECIFICATI
ON 11 

Smoke proof walls in health care 
and residential care buildings.  

NA 
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D3D3 Fire-Isolated stairways & ramps Structural engineers’ certification re D3D3(b) 

 

D3D4 Non-Fire-Isolated stairways and 
ramps 

Ramps/non-fire isolated stairs to be constructed from 
reinforced concrete. 

D3D5 Separation of rising and 
descending stair flights 

NA 

D3D6 Open access ramps and 
balconies 

Noted. 

D3D7 Smoke lobbies NA 

D3D8 Installations in exits and paths of 
travel 

No services except those allowed in this clause can 
be installed within required exits, fire isolated stairs, 
paths of travel to exits. 

 

D3D9 Enclosure of space under stairs 
and ramps 

NA-Space below the stairway of non-fire isolated 
stairs may be enclosed with fire resistant 
construction in accordance with this clause 

D3D10 Width of required stairways and 
ramps 

NA 

D3D11 Pedestrian ramps Ramps serving as accessible ramps to comply with 
AS 1428.1-2009 -The ramp gradient not more than 
1:14. 

Slip resistance classification as outlined in table 
D3D15 when tested in accordance with AS 4586-
2013 

D3D12 Fire Isolated passageways The fire isolated passageway at ground floor level 
are to comply  with Specification 5- and Table 
S5C11e 

D3D13 Roof as open space NA 

D3D14 Goings and risers 
Internal and private  stairs within 
SOUs 

Treads and Risers and nosing strips 
(geometry/construction/slip resistance) must comply 
with the provisions of this clause. 

Slip resistance criteria—AS 4586-2013. 

Note: 1. The stair design of the fire isolated stairway 
to take into account the requirements of AS 1428.1 
for handrails not to have vertical sections which 
requires off set risers to overcome this aspect of 
handrail configuration. 

Refer to figure(s) 28 of AS 1428.1-2009. 
 

D3D15 Landings Landings must not be less than 750 mm long.  

Slip resistance criteria in accord with Table D3D15 
when tested in accord AS 4586-2013 

D3D16 Thresholds Threshold of a doorway must not incorporate a step 
except when opens to road or open space and the 
step is less than 190 mm. 

In addition, thresholds are to be accessible where 
the doorway opens to a road or open space, the 
threshold ramp or step ramp is to comply with AS 
1428.1-2009 

D3D17 Barriers to prevent falls- Balustrades/barriers complying with this clause are  
required for stairways and their landings, internal 
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External stairways voids , balconies including and other areas where the 
level above the surface beneath than 1.0m  

Height of balustrades are to be not less than 1.0m. 

Glazed balustrade assemblies are to comply with 
AS1288-2021 

D3D18 Height of barriers Not less than 1.0m 

D3D19 Openings in barriers Openings in the barrier construction must not permit 
a 125mm sphere to pass through. 

D3D20 Barrier climbability The barrier construction to the balconies must not 
contain climbable elements between 150mm and 
760mm above the floor 

D3D21 Wire barriers NA 

D3D22 Handrails Hand rails must be installed in all stairs, according to 
this clause at a height of 865m above the nosing of 
stair flights. 

Handrails to also comply with clause 12 of AS 
1428.1-2009 both in location and construction and be 
without vertical sections,  

 

D2D22(5) Handrails to stairways within 
SOUs—Class 2 part 

Handrail is- 

1.Required on one side of the flight. 

2. Extend for the full length of the flight and without 
obstructions. 

3. Located not less than 865mm above the stair 
nosings. 

D3D23 Fixed platforms, walkways 
stairways and ladders 

NA 

D3D24(2) 
NSW 

Doorways and doors Building complies 

D3D25 Swinging doors Doors that form part of the exit system must swing in 
the direction of egress. 

D3D26 Operation of latch Doors in required exits or doors in the paths of travel 
must be readily openable without a key from the side 
that faces a person seeking egress by single handed 
downward or push action in accordance with this 
clause, 

Notes: 1. Door latching requirements for the 
accessible parts of the building are; - 

• Such that a person who cannot grip will not 
slip from the handle during the operation of 
the latch, and 

• Have a clearance between the handle and 
the back plate or door face of not less than 
35mm and not more than 45mm,   

• Comprise a single hand pushing action on a 
single device located between 900mm and 
1.2m from the floor surface, and 

• The latching requirements relate to latching 
hardware that is located on the door leafs 
themselves and not elsewhere, i.e., not 
located on a surrounding surface. 
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E1D7 Where sprinklers are required: 
Class 3 building used as a 
residential care building 

NA 

E1D8 Where sprinklers are required: 
Class 6 building 

NA 

E1D9 Where sprinklers are required: 
Class 7a building, other than an 
open-deck carpark 

The building requires sprinkler protection throughout 

E1D10 Where sprinklers are required: 
Class 9a health-care building 
used as a residential care 
building and  Class 9c buildings 

NA 

E1D11 Where sprinklers are required: 
Class 9b buildings 

NA 

E1D12 Where sprinklers are required: 
additional requirements 

NA 

E1D13 Where sprinklers are required: 
occupancies of excessive 
hazard 

NA 

E1D14 Portable Extinguishers Portable fire extinguishers are required to be 
installed in accordance with AS 2444-2001 and for 
the class 2 parts. 

Note: Portable fire extinguishers for the class 3 part 
are required to be- 

(i) an ABE type fire extinguisher; and 
(ii) a minimum size of 2.5 kg; and 
(iii) distributed outside the sole-occupancy 

units. 
(A) to serve only the storey at which they are located; 
and 
(B) so that the travel distance from the entrance 
doorway of any sole-occupancy unit to the nearest 
fire extinguisher is not more than 10 m. 

The Class 7a part, Class 6 and Class 9b part  require 
portable fire extinguishers to cover class A and class 
AE risks. 

 
   
E1D15 Fire Control Centres Fire control centre required in accordance with 

Specification 19 

E1D16 Fire precautions during 
construction 

Noted. 

E1D17 Provision for special hazards NA 

SPECIFICATI
ON 17 

Fire sprinkler system Design and installation standard is AS 2118.1-2017. 

The sprinkler system must be connected to activate 
the building occupant warning system that complies 
with S20C7 and EWIS. 

Sprinkler valve enclosure to be accessed direct from 
the road 

SPECIFICATI
ON 18 

Class 2 and Class 3 buildings 
with a EH less than 25m 

NA 
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wide by 2000mm long and 1400mm high above floor 
level 

E3D4 Warning against use of lifts in 
fire 

 

Warning signs for the lift is as follows. 

 
Listed in the buildings fire safety schedule. 

E3D5 Emergency lifts The building requires emergency lifts. 

Lift shaft are to comply with C3D11 

E3D6 Landings Access and egress to and from lift well landings must 
comply with Part D3, D3 and D4 

E3D7 Passenger lift types and their 
limitations 

Lift details required at CC 

E3D8 Accessible features require for 
passenger lifts. 

Lift car floor dimensions to be not less than 1400mm 
wide by 1600mm deep 

 
 

 

 

 

















 

38 
 

 

                            APPENDIX B 
                                                  Drawing Schedule: Revision 01-WIP 
 
 
 
 

Number  Details 
 

DA-110-001 Basement 3 
DA-110-002 Basement 2 
DA-110-003 Basement 1 
DA-110-004 Ground Level 
DA-110-005 Mezzanine Level 
DA-110-006 Level 1 
DA-110-007 Level 2 
DA-110-008 Level 3 
DA-110-009 Level 4 
DA-110-010 Level 5 
DA-110-011 Level 6 
DA-110-012 Level 7 
DA-201-001 North Elevation 
DA-201-002 East  Elevation 
DA-201-003 South Elevation 
DA-201-004 West Elevation 
DA-310-001 Section AA 
DA-310-002 Section BB 

 
 
 
 
 
 
 
 

                          APPENDIX – C 
 

                 FIRE RESISTANCE LEVELS---Type A Construction Extract 
 
 
 
 

 
 

 
 
 



 

39 
 

 
 
 
 
 
 



 

40 
 

 
 
 

 
 

 




