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As defined in AS 1851-2005 at
Clause 1.5.6

Inspection, test, preventive
maintenance and survey at specific
intervals and rectification of defects,
which Is necessary to ensure the
continuing reliability of fire
protection systems and equipment.
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Building Regulations 2006

« Building Regulations 2006 came into
operation on the 13" of June 2006.

« Critical changes effecting essential
safety measures

 Requirements for sprinklers in shared
accommodation buildings

 Annual Essential Safety Measures
Reports to be provided to all buildings



Building Regulations cont.

« Building Regulation 709

— Hard Wired smoke alarms or detection
systems

* Regulation is applicable to class 9a residential
care buildings; and

» A class 1b or 3 building.

« The following must be installed in a building for
which this regulation applies



Building Regulations cont.

 (a) Smoke alarms complying with AS 3786-
1993, In appropriate locations on or near
the celling of every storey of the building
and powered from the mains electricity
power supply, If there is such a supply to the
building; or

* (b) Smoke detection system complying with
AS 1670.1-2004




Building Regulations cont.

 The installation and the appropriate location of
smoke alarms must be In accordance with
Practice Note 2006-27 .

* A smoke detection system If installed must be
connected to, and be designed to activate, a
building occupant warning system  complying
with clause 6 of Specification E2.2a of Volume
One of the BCA.



Building Regulations cont.

* This regulation must be complied with by-

o 14% June 2006.




Building Regulations cont.

Building Regulation 710
Shared accommodation buildings — automatic sprinkler systems

This regulation applies to a Class 3 building that is a shared accommodation
building constructed or for which a building permit approval or building permit
was granted before 15t July 2003.

“Shared Accommodation”
Means a Class 3 building having —

(a) More than one sole occupancy unit of which any Sole-occupancy unit has
sleeping facilities capable of accommodating 3 or more unrelated persons;
or

(b) Sleeping facilities capable of accommodating 13 or more un-related
persons,

That is a boarding house, chalet, guest house, lodging house, backpacker
accommodation or the like, or a residential part of a hotel offering shared
accommodation but does not include a residential care building, a motel or a
residential part of a school, health care building or detention centre.

.\Part 7 Reqgs Practice Notes.pdf




Building Regulations cont.

Part 12 — MAINTENANCE OF BUILDINGS AND
PLACES OF PUBLIC ENTERTAINMENT

e Division 1 is divided into three subdivisions.

— Subdivision 1 deals with the maintenance of essential
safety measures, as determined by the RBS, In
buildings where building work is or has been carried
out under the Building Act 1993 (the Act) on or after
July 1 1994 and for Class 4 buildings after 14 June
2005. Excluded from application is smoke alarms to
dwellings in class 1b, 2, and 4 part of a building.



Part 12 cont.

— Subdivision 2 outlines the maintenance of essential
safety measures for buildings and places of public
entertainment constructed before 1 July 1994.

— Subdivision 3 sets out the requirements for
maintenance of exits and paths of travel relating to
buildings or places of public entertainment.

e Division 2 — Swimming Pool and Spa Maintenance and
Operation



Part 12 cont.

Definitions

Essential Safety Measure — any item listed within

the BCA tables 11.1 to 11.11 of Volume one of the BCA,
except item [1.4 relating to artificial lighting & any item list
in 11.2 of the BCA.

Maintenance Determination — means a
determination made by a RBS under
regulation 1204 for subdivision 1 buildings

Maintenance Schedule - prepared by a
MBS or PBS under regulation 1206



Part 12 cont.

Regulation 1206

e Building surveyor may create or update a
maintenance schedule

. (1) A municipal building surveyor or a
private building surveyor may, on the application
of the owner of a building or place of public
entertainment, create a consolidated list of
essential safety measures and the maintenance
requirements relating to those essential safety
measures—




Part 12 cont.

(a) that are the subject of a condition imposed
on an occupancy permit issued in respect of the
building or place under—

() regulation 1203(1); or

(i) regulation 1203(1) of the Building (Interim)
Regulations 2005 as in force before their
revocation; or

(111) regulation 11.3(1) of the Building
Regulations 1994 as in force before their
revocation; or



(b)

(2)

Part 12 cont.

that are the subject of a maintenance
determination in respect of the building or
place.

In creating a maintenance schedule for the
first time In respect of a building or a place of
public entertainment, a municipal building
surveyor or a private building surveyor must
ensure that—



Part 12 cont.

e any essential safety measure referred to under sub-
regulation (1) that exists in the building or place of
public entertainment at the time of creation of the
schedule is listed in the schedule along with any
maintenance requirement that relates to it; and

(b) the essential safety measures and related maintenance
requirements are listed in chronological order in the
schedule according to the date of the issue of the
occupancy permit or the date of making of the
maintenance determination that relates to each of those
essential safety measures.



Part 12 cont.

(3) A municipal building surveyor or a private
building surveyor may, on the application of the
owner of a building or place of public
entertainment, update a maintenance schedule
prepared in respect of the building or place by
adding any additional essential safety measures
and related maintenance requirements required
to be provided in relation to the building or place
after the date of the creation of the schedule.




Part 12 cont.

Regulation 1208
Owner must prepare annual report

(1) An owner of a building or place of public
entertainment, in respect of which a condition on
an occupancy permit lists an essential safety
measure or a maintenance determination has
been made, must ensure that an annual
essential safety measures report Is prepared In
accordance with regulation 1209 before each
anniversary of the relevant anniversary date.



Part 12 cont.

(2) In this regulation "relevant
anniversary date" means—

(a) the date of issue of the occupancy
permit or the date of making of the
maintenance determination; or

(b) If more than one occupancy permit or
maintenance determination or both is
IsSsued or made, the earliest date of iIssue
or making of those documents.



Part 12 cont.

Building Regulation 1210
Annual reports may be combined

 If an annual essential safety measures
report Is required under regulation 1208
and under regulation 1214 in relation to
the same building or place of public
entertainment, the reports may be
combined into one consolidated report.



Part 12 cont.

Subdivision 2—Maintenance of Essential Safety
Measures in Buildings and Places of Public
Entertainment Constructed before 1 July 1994

Regulation 1212.
Application of Subdivision

* This Subdivision applies to all Class 1b, 2, 3,5, 6, 7, 8
and 9 buildings and places of public entertainment
constructed before 1 July 1994.

l.e. Class 6 buildings — Café, service station, bar, shop
restaurant, showroom etc....



Part 12 cont.
Reqgulation 1214

Owner of building or place constructed before
1 July 1994 must prepare annual report

(1) An owner of a building or place of public
entertainment must ensure that an annual
essential safety measures report is prepared in
accordance with regulation 1215 in respect of
any essential safety measure required to be
provided in relation to that building or place
under the Act or these Regulations or any
corresponding previous Act or regulations—



Part 12 cont.

(a) In the case of the first report, before 13
June 2009; and

(b) In the case of each subsequent report,
before each anniversary of 13 June 2009



Part 12 cont.

Building Regulation 1215

Contents and form of annual report for building
or place constructed before 1 July 1994

The annual essential safety measures report for
the purposes of regulation 1214 must—

(a) be in a form approved by the Commission.

AESMR.doc




Part 12 cont.

Building Regulation 1217
Maintenance responsibility of owner of building
or place constructed before 1 July 1994

 The owner of a building or place of public
entertainment must ensure that any essential
safety measure required to be provided in relation
to that building or place under the Act or these
Regulations or any corresponding previous Act or
regulations—

e (a) Is maintained Iin a state which enables the
essential safety measure to fulfil its purpose; and




Part 12 cont.

* (b) Is not removed from its approved location
except-

(1) for the purpose of maintenance; or
 (II) In accordance with these Regulations.



Part 12 cont.

Subdivision 3—Maintenance of Exits and Paths of
Travel relating to Buildings or Places of Public
Entertainment

Maintenance of exits by occupiers of buildings or places of
public entertainment

The occupier of a Class 1b, 2, 3, 5, 6, 7, 8 or 9 building or a
place of public entertainment must ensure that—

(a) all exits; and
(b) any paths of travel to exits; and

(c) any paths of travel on the allotment from exits to a
road—




Part 12 cont.

required to be provided in relation to that building or place
are maintained in an efficient condition and kept readily
accessible, functional and clear of obstruction so that
egress from the building or place is maintained.

NB: it is noted however that this regulation does not
remove the responsibility of the owner under subdivision 1
or 2, but makes the occupier also responsible. Given this it
IS our opinion that both parties are responsible for the
subdivision 3 compliance.

.\Practice Notes 2006-23 ppl0-15.pdf
.\Practice Notes 2006-23 ppl-9.pdf




Introduction of BCA 2006 Part |

Previous Part in BCA 1996 has been re-
written:

Introduction of Safety Measures listing with
requirements for maintenance as specified
within the tables;

New tables adopted into the BCA setting out
the required standards of performance for
required safety measures,;



Examples of Part | Maintenance

B1.4/F1.13 Glazed Assemblies
« AS2047 — Windows in Buildings
« AS1288 - Glass in Buildings

« The following glazed assemblies must be inspected:
— Windows;
— Sliding Doors with Frames;
— Adjustable louvers;
— Shopfronts;
— Window walls with one piece frame.

Inspection to be carried out to confirm integrity is being meet as per
AS 2047 and AS1288.



ADOPTIONS OF PART | OF
THE BCA

o South Australia has adopted all Parts of Part |
requiring that as Part of the annual certification
process the BCA provisions are meet and
complied with.

» All other states have adopted Part |, however not
as a retrospective application with the exception
of Table 11.12, G1.1 Swimming Pool Safety
Fencing, this is retrospective throughout. All
other requirements are adopted as being
applicable, as referenced in each state or
territories legislative framework.



ADOPTIONS OF PART | OF
THE BCA cont.
Tablel 1.1

Building Fire Integrity

Fire Resistance Levels,

Fire Hazard Properties,

Non Combustible Fire Protection,

Compartmentation & Separation

Wall Wetting Sprinklers

Fire Doors and Associated Door Closers to exit doors.
Fire Windows

Fire Shutters



ADOPTIONS OF PART | OF THE BCA

cont.

Table 11.2
Means of Egress

Paths of Travel to EXits
Discharge from EXxits

Exits including fire isolated stairways, and ramps
Including assoc exits within fire exits

Solid core doors and associated self closing
mechanism;

Service penetrations through Fire resisting
elements, resisting the incipient spread of fire;

Fire Protection is association with construction
joints spaces between building elements requiring
an FRL;

Smoke Doors and Assoc. closing mechanisms;
Proscenium Walls including curtains.



ADOPTIONS OF PART | OF
THE BCA cont

Table 11.2
Means of Egress

« Smoke Lobbies to fire isolated exits
 Open access ramps or balconies for fire isolated exits

* Doors other than above forming part of a required exit, in a
general path of travel to an exit.



ADOPTIONS OF PART | OF

THE BCA cont.

Table 11.3
Signs

e EXIt signs;
e Signs warning against the use of a lift in the
event of a fire;

* Warning signs on sliding fire doors and
doors to non required stairways;

e Signs Intercommunication systems, or
alarm systems on doors of fire isolated exits
stating that re-entry into a storey Is
available;



Table | 1.3 cont.

Signs alerting persons that operation of
doors must not be impaired,

Signs alerting persons that operation of
doors must not be impaired

Signs required on doors In alpine areas
alerting people that they open inwards.

Fire Orders/Notices required in Alpine
areas.



ADOPTIONS OF PART | OF

THE BCA cont.

Table 11.5
Fire Fighting Services & Equipments

* Fire Hydrant Systems (inc. pumpsets and
pooster connections).

* Fire Hose Reel Systems

o Sprinkler Systems

* Portable Fire Extinguishers

* Fire Control Centres or Rooms
* Provisions for Special Hazards




ADOPTIONS OF PART | OF
THE BCA cont.

Table 11.6
Air Handling Systems

Smoke Hazard Management

Systems Automatic Air Pressurisation Systems
for fire isolated exits

Zone smoke controls
Automatic smoke exhaust
Automatic smoke and heat vents

Air handling systems that do not form part of the
smoke hazard management systems and which
may unduly contribute to the spread of smoke.



ADOPTIONS OF PART | OF
THE BCA cont.

Miscellaneous air handling systems
covered by Section 5 and 11 of AS/NZS
1668.1 serving more than one fire
compartment.

Other air handling systems;
Carpark Mechanical Ventilation Systems
Atrium Smoke Control Systems



ADOPTIONS OF PART | OF

THE BCA cont.

Table 11.7

Automatic Fire Detection & Alarm
Systems

« Smoke and Heat Alarm System

« Smoke & Heat Detection System

o Atrium fire detection & alarm systems

 Emergency Warning & Intercommunication
Systems.

 Building Occupant Warning System



ADOPTIONS OF PART | OF
THE BCA cont.

able 11.9

Lifts
e Stretcher Facilities In Lifts

 Emergency Lifts
e Passenger Lifts for fire service controls




ADOPTIONS OF PART | OF
THE BCA cont.

able 11.4
Lighting

 Emergency Lighting

o Artificial Lighting required to assist
occupant movement and egress



ADOPTIONS OF PART | OF

THE BCA cont.

Table 11.10
Standby Power Supply Systems
o Standby Power Supply System

Table 11.11
Building Clearance and Fire Appliances
 Open space around large isolated buildings

 Vehicular access around large isolated
buildings



ADOPTIONS OF PART | OF
THE BCA cont.

Table 11.12
Other Measures

Glazed Assemblies

Balconies

Balustrades

Swimming Pool Safety Fencing

Refrigerated Chambers, strong rooms and
vaults



ADOPTIONS OF PART | OF
THE BCA cont.

11.2

Mechanical Ventilation and hot water, warm
water and cooling water mechanisms

 Mechanical ventilation and hot water warm
water and cooling water systems in a building
other than a system serving a single storey sole
occupancy unit in a Class 2 or 3 building or

Class 4 part must be maintained in accordance
with AS/NZS 3666.2.



AS 1851—2005

MAINTENANCE OF FIRE PROTECTION
SYSTEMS AND EQUIPMENT

e Loose Leaf A4
 Pocket-sized A5

e 263 Pages

e 19 Sections

* Fully consolidated

e Consistent structure
« Explanations

Australian Standard™




© 0 NOoO O WDRE

Scope and general

Sprinklers

~Ire pumpsets

~ire hydrants

Delivery lay flat hose

~Ire detection systems

Smoke and alarm systems
Fire alarm monitoring systems
Sound systems - emergencies




10.
11.
12.
13.
14.
15.
16.
17.
18.
19.

Intercom systems — emergencies
Gaseous fire extinguishing systems
Aerosol fire extinguishing systems
Water mist fire extinguishing systems
Fire hose reels

Portable & wheeled fire extinguishers
Fire blankets

Passive fire & containment systems
Fire & smoke control — HVAC systems
Emergency evacuations systems



Frontend ......
Preface
Contents
Foreword

Taill end ......

Appendices

A Referenced documents

B Competencies

C Tags & Labels

D Condition Report

E Safety Measures — Essential Fire
F Pumpset troubleshooting

G Other emergency procedures



........ maximize the reliability  of fire
protection systems and equipment
such that the systems and
equipment meet the requirements of
the relevant design, installation and
commissioning standards and are
likely to continue to do so until the
next scheduled activity.




The system will have .....

Reliability — not subject to failure
Performance — operate effectively at all times
—~unctionality — ability to fulfil objectives
Integrity — operate in a complete manner
Interactions — interfacing with other systems




AS 1851 Function — Part A



AS 1851 Function — Part B



Stage 1 — ITM&S requirements
Stage 2 — Records

Stage 3 — Reporting & rectification
Stage 4 — Completion

Condition Report = “Pink Slip”



SYSTEM CONDITION REPORT — APPENDIX D

Building owner
Design Standard

System defects



Maintenance records — essential
Hardcopy must be kept 24/7
Electronics/softcopy optional
Logbooks — systems (sprinklers etc)
Tags — equipment (hose reels etc)

Critical defects — reported immediately &
confirmed In writing within 24 hours (eg pump
failure)

Condition reports — evidence of compliance



Introduction of a frequency table allowing interpretation of contractor’s
attendances site and greater flexibility to the management of assets on
each of the sites.

Frequency Tolerance
Weekly 3 working days
Monthly 5 working days

Three Monthly 2 weeks

Six Monthly 1 montt

Yearly 1 month

Three Yearly 2 months
Five Yearly 3 months

Twelve Yearly 6 months

Thirty Yearly 6 months




Application Issues — Monthly

Testing

Many routines (now activities)
and their frequencies have now
altered

Weekly testing of sprinkler
systems may be omitted where:-

Facilities to prevent false alarms
& unnecessary brigade call-out

Similarly, weekly testing of fire
pumpsets may be omitted where:-

Monthly test savings help off-set
new compliance survey &
Interface test



ey

o All elements of AS1851:2005 must be done by competent persons.

« Competent person:

» acquired through training, qualification, experience, or a combination of
these, the knowledge and skill enabling him/her to correctly perform the
required task.

» registered or licensed by a recognized body.

* recognized bodies



Compliance to AS 1851-2005 aims
to satisfy:

Building Code of Australia
State and local legislation

Occupational Health & Safety
regulations

Duty of Care



Scope of AS 1851 Section 2

 Review and rewrite of all sprinkler maintenance activities
« AS 1851.3 1997 becomes “General Systems” CL 2.4.1
» Informative appendices become stand-alone systems:-

— CL 2.4.2 Residential and Domestic systems
— CL 2.4.3 Dry Pipe systems

— CL 2.4.4 Deluge & Water Spray systems

— CL 2.4.5 Pre-Action systems

— CL 2.4.6 Tail-end systems treated as above

— CL 2.4.7 Drencher systems



Scope of AS1851 Section 2

« Combined systems, AS 2118.6 clarified & aligned:-

— Utilise General systems & Hydrant systems As a combined
water supply, also Fire Pump All sprinkler, hydrant and pump
sections are aligned

 Pump-set maintenance schedules integrated:-

— Previously in AS 1851, sprinklers omitted pumps, hydrants
retained pumps, while fire pumps also had their own section

— Now, pump starting devices are included in each system section

— Pump maintenance requirements are in Section 3 Fire Pumpsets



SPRINKLERS PART 2
See also: FIRE PUMPS SETS PART 3

General Systems

General

Note where weekly tests are to be omitted.

*Weekly tests to be omitted where all of the following have been
adhered to:-

emain stop valve and subsidiary valves are status monitored, as
per AS 2118.1; and

swater supply valves, except underground key operated valves,
are secured in the open position; with the main stop valve
strapped and padlocked with all others strapped and padlocked,;
and

econtrol assemblies are located in a locked room or enclosed in a
locked cage or cabinet; and

*\Where required, systems incorporate an automatic installation
jacking pump or retard chamber, whichever is appropriate.



AS 1851-1997 vs AS 1851-2005

New

Weekly *

Monthly

Six Monthly

Annual functional test (flow test)
Annual interface test

Annual survey

Annual condition report

3 Yearly (prevent maintenance)
12 Yearly sprinkler sampling
24/6 Yearly sprinkler sampling

Current

 Weekly
e Quarterly

 Annual functional test
(flow test)

« 3 Yearly (prevent
maintenance)

o 24/6 Yearly sprinkler
sampling.




Change Highlights



Conclusion

* Provision of a National standardised annual
compliance statement to be displayed in a
prominent position;

 Enhanced Inspection, Testing, Maintenance &
Survey Platform, the survey function may also
be used to satisfy the BCA Part | requirements.

e Audit / Survey process as required by AS1851
and AS4655 to ensure a broader scope and
audit process may occur without hindrances;



Conclusion

* |Incorporated changes into the BCA Part | to be
adopted into the annual survey as required by
AS1851.

« Recommendation —outline a program to ensure
National consistency can be achieved, to allow
for cross border issues to be consistent.

 Review current contracts with the view to
amending the required Inspection, Testing &
Maintenance procedures, to include new 1851
scope.



Thank you

e Questions

Brad Johannsen
(Btech) Building Surveying
Grad Cert (Perf Based Bldg & Fire Codes)

Director
Total Essential Services Group Pty. Ltd.

Web page: www.tesg.com.au
E-mail: enquires@tesg.com.au




Servicing National Compliance



