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1. INTRODUCTION 

We have reviewed the proposed building works identified on the plans referred to below, for compliance 
capability with the Building Code of Australia (BCA) 2022 and provide the following description and 
statements.1

This report serves as an assessment for compliance with the Building Code of Australia for the proposed 
S4.55 changes to the basements of a mixed-use united building with four towers (Building A, B, C & D). 
Building A is the existing CCK Building, Building B(north) is the existing Drummond House, Building C 
& D are new mixed-use buildings. The buildings generally incorporate tourist and visitor accommodation, 
residential apartments and retail/ commercial uses with basement parking and landscaping. 

 

2. BCA DESCRIPTION 

2.1. Classification (A6) 

Basement 2 Class 7a Carpark 

Basement 1  Class 7a Carpark 

Ground Floor  Building A: Class 5 office  

Building B: Class 3 Residential (Boarding accommodation)  

Building C: Class 6 retail; Class 9b (Commercial- Multifunction)  

Building D: Class 2 residential and Class 6 retail 

Level 1 & Level 2 Building A: Class 9b school 

Building B: Class 3 Residential (Boarding accommodation) 

Building C: Class 5 office 

Building D: Class 2 residential  

Level 3 Building A: Class 9b school 

Building B: Class 3 Residential (Boarding accommodation) 

Building C: Class 2 residential  

Building D: Class 2 residential 

Level 4 & 5 Building A: Class 5 office 

Building C: Class 2 residential  

Building D: Class 2 residential 

Level 6 to Level 8  Building C: Class 2 residential  

2.2. Type of Construction (C2D2) 

Type A construction is applicable.  

2.3. Effective Height (Schedule 3) 

The building has an effective height greater than 25m. 

2.4. Performance Solutions  

The existing CCK building is subject to a performance solution report prepared by Core 
Engineering Group, ref. 20041_FER_04 dated 8 March 2018. 
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3. BCA COMPLIANCE CAPABILITY 

It is our opinion that the proposed building works are capable of complying with the Building Code of 
Australia 2022. Detailed construction drawings are to be provided at Construction Certificate Application 
phase demonstrating compliance. 

The following table identifies areas of non-compliance with the deemed-to-satisfy provisions of the BCA, 
which are intended to be addressed by performance justification or via design modifications at the 
construction certificate stage. 

 

BCA Clause Title Assessment and Comment Status 

C2D2   

S5C11 

Type of 
construction 
required Fire-
resistance of 
building 
elements 

The type of fire resisting construction 
applicable is Type A construction. 

Generally building elements are required 
to achieve the following FRL's:  

Carpark:                                   2 hrs 

Residential:                              1½ hrs 

Multipurpose area and office:   2 hrs 

Retail:                                       3 hrs 

Capable of 
Complying 

NSW D2D3 

 

Number of exits 
required 

The basements are required to be 
provided with a minimum of two exits from 
each part.  

Complies 

D2D4 

 

When fire 
isolated exits are 
required 

The following proposed stairs are required 
to be fire isolated stairs: 

1. Basement stairs have been 
designed as fire isolated stairs 

Capable of 
Complying 

D2D5 

 

Exit travel 
distances 

Class 7a parts - No point on a floor must 
be more than 20 m from an exit, or a point 
from which travel in different directions to 
2 exits is available, in which case the 
maximum distance to one of those exits 
must not exceed 40m. 

The following areas exceed the deemed 
to satisfy travel distances and are to be 
performance justified: 

Basement 02 

 Travel to a point of choice of up 
to 30m 

 Travel to the nearest exit of up to 
50 m 

 

Basement 01 

 Travel to a point of choice of up 
to 27m 

 Travel to the nearest exit of up to 
48 m 

 

Performance 
Solution 
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 D2D6 

 

Distance 
between 
alternative exits 

Exits that are required to serve as 
alternative means of egress must not be 
more than 45m apart in a residential 
building and not more than 60m in all other 
parts.  

 

The following areas exceed DtS distance 
between alternative exits and are to be 
performance justified: 

 Basement 2: 90m between 
alternate exits  

 Basement 1: 85m between 
alternate exits  

Performance 
Solution 

D3D3 

 

Fire-isolated 
stairways and 
ramps 

A stairway or ramp (including any 
landings) that is required to be within a fire-
resisting shaft must be constructed of non-
combustible materials and so that if there 
is local failure it will not cause structural 
damage to or impair the fire-resistance of 
the shaft.   

Capable of 
Complying 

E1D2 

 

Fire hydrants A fire hydrant system must be provided in 
accordance with this clause to serve the 
whole building and must also be installed 
in accordance with AS 2419.1. Where 
internal hydrants are provided, they must 
only serve the storey in which they are 
located.  

The use of on floor hydrants within the car 
parking areas required to be performance 
justified. 

Performance 
Solution  

 

The fire sprinkler valve room is located in 
the pump room at Basement 01.  

Performance 
Solution 

E1D3 

 

Fire hose reels A hose reel system must be provided to 
serve the whole building except the 
residential areas. The hose reel system 
must be installed in accordance with this 
clause and AS 2441. 

Capable of 
Complying 

NSW 

E1D4 

 

Sprinklers A sprinkler system must—  

(a) be installed in a building or part of 
a building when required by E1D5 
to E1D12 as applicable; and 

(b)  comply with Specification 17 and 
Specification 18 as applicable. 

Capable of 
Complying 

F6D11 

 

 

Carparks Each storey of the carpark must have a 
system of ventilation complying with 
AS1668.2. The new portion of the 
basement is provided with a plenum 
system. 

Performance 
Solution 
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Where Jet fans are proposed to be used 
in the basement carpark it is to be 
performance justified. 

4. PLANS ASSESSED 

Assessed plans prepared by Murcutt Candalepas 

Plan Title Drawing No Revision Date 

Basement Floor Plan 2 S4.55 -110 A 11.12.23 

Basement Floor Plan 1 S4.55 -111 A 11.12.23 

 

5. CONCLUSION 

The design as proposed is capable of complying with the Building Code of Australia and will be subject 
to construction documentation that will provide appropriate details to demonstrate compliance.  This 
report has identified areas of non-compliance with the deemed-to-satisfy provisions and indicates the 
design intent to modify the design or demonstrate compliance with the Performance Requirements of 
the BCA. Whilst the performance-based solutions are to be design developed, it is my view that the 
solutions will not impact on the current design. 

 

1 Exclusions and Limitations 

1. This report has been prepared by City Plan for Multiplex Australasia Pty Ltd and may only be used and relied on by 
Multiplex Australasia Pty Ltd for the purpose agreed between City Plan and Multiplex Australasia Pty Ltd, as set out in 
this report.  

2. City Plan otherwise disclaims responsibility to any person other than Multiplex Australasia Pty Ltd arising in connection 
with this report. City Plan also excludes implied warranties and conditions, to the extent legally permissible.  

3. City Plan Services Pty Ltd undertakes no duty, nor accepts any responsibility, to any third party who may rely upon or use 
this document.  

4. The services undertaken by City Plan in connection with preparing this report are limited to those specifically detailed 
within the report and subject to scope limitations as set out in the report but specifically exclude:  

 Structural design in any form or content. 

 The Disability Discrimination Act 1992. 

 Disability (Access to Premises – Building) Standards 2010. 

 The existing level of Building Code of Australia compliance unless specifically identified within this report.  

 The operational capabilities or compliance of any existing services installed within the building.  

 Assessment of any existing Performance Solutions, including Fire Safety, addressing compliance with the 
Performance Requirements of the BCA. 

5. This report is not a Part 4A compliance certificate under the Environmental Planning & Assessment Act 1979 or Regulation 
2000. 

6. The opinions, conclusions and any recommendations within this report are based on conditions encountered and 
information reviewed at the date of preparation of the report. City Plan has no responsibility or obligation to update this 
report to account for events or changes occurring after the date that the report was prepared. 

7. The methodologies adopted within this report specifically relate to the subject building and must not be used for any other 
purpose.  

8. City Plan has prepared this report based on information provided by others, including but not limited to Architectural Plans 
and Annual Fire Safety Statements. City Plan has not independently verified or checked beyond the agreed scope of work 
the validity of the documentation prepared and provided by others. City Plan accepts no liability in connection with such 
unverified information, including errors and omissions in the report which were caused by errors or omissions within the 
information relied upon. 
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9. The documentation relied upon has been reviewed only to the degree reasonable as pertaining to City Plan’s scope, as 

defined within the contract and fee agreement. It is expressly not City Plan’s responsibility to:  

 Familiarise ourselves with all information and documentation relating to the project, or the potential BCA, Access, or 
fire safety aspect derivatives thereof,  

 Conduct a “full BCA audit or compliance assessment” in any way defined, implied, or assumed, for matters outside of 
City Plans scope.  

 Prepare a holistic BCA, Access or Fire Safety strategy for the building or carry out a full assessment of all information 
and documentation relating to the project, or the potential BCA, Access, or Fire Safety aspect derivatives thereof.  

10. Where the report relied on a site inspection, the inspection was based on a visual, non-invasive check of representative 
samples of the building to which the report and scope applied, and to which safe and reasonable access was 
available/permitted on the date and time of the inspection. The inspection should not be considered as a testing, 
commissioning or maintenance procedure nor act as a guarantee or warranty of any kind. 

 


